
 
City of Poughkeepsie  

Zoning Board of Appeals 
Meeting Agenda 

Common Council Chambers  
Tuesday, June 11, 2024  

6:00 PM 
 

I.  CALL TO ORDER 
  
II.  APPROVAL OF MEETING MINUTES 
  
 1. Approval of May 14, 2024 Minutes 
   
III.  REVIEW OF RESOLUTIONS 
  
 1. 14 GRAND STREET - AREA VARIANCE RESOLUTION 

Application for area variances relative to the conversion of the existing 
carriage house on the property to a single-family dwelling. There is an 
existing three family dwelling on the premises. The conversion requires 
variances of the following sections of the Zoning Ordinance: Section 19-
3.19(4)(f) to allow a zero rear yard set-back where 15 feet is required; and, 
Section 19-3.19(4)(k) to allow less than the required dimensions of 30’x40’ 
for the 1400 square feet of usable open space. Owner/Applicant:  Caroline 
Aslup and Justin Brown; Grid #6062-84-957077; File #2024-007 

   
 2. 20 CORLIES AVENUE - AREA VARIANCE AMENDED RESOLUTION 

Application for area variance relative to converting a single family dwelling 
to a two family dwelling. Lot deficiencies were noted regarding; Section 19-
3.15(4)(a) the minimum lot area is 10,000 square feet, to allow for 6838 
square feet (a variance of 3162 square feet); Section 19-3.15(4)(e) the 
minimum side yard is 6 feet, to allow for a 5 foot side yard 9 a variance of 1 
foot). Owner/Applicant: Javier Ortega; Consultant: Wayne Thompson, Esq.; 
Grid: # 6161-25-524928; Zoning District: Medium High-Density (R-4); File 
#2023-016 
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IV.  PUBLIC HEARINGS & DELIBERATIONS 
  
 1. 40 CIVIC CENTER PLAZA - AREA VARIANCE 

Application for area variances relative to the proposed  placement of signs 
on the property at 430 Civic Center Plaza, requiring variances of Section 
19-4.9(8)(c )(2)(b)(ii), which requires that internally illuminated signs have 
dark backgrounds with light lettering, to allow no dark background on two 
wall signs and one canopy sign, Section 19-4.9(9)(b)(2), which provides 
that the lettering on a canopy sign shall not exceed 8 feet in width nor 18 
inches in height to allow lettering 30’3” in width and 2’8”’ in height, and 
Section 19-4.9(9)(b)(1), which requires that the bottom of a canopy sign be 
a minimum of 7 feet or a maximum of 9 feet above the sidewalk, to 
apparently allow something outside of that range. Owner: Hudson Valley 
Lodging Associates, LLC/Rakesh Patel (IDA); Applicant: Laurentano Sign 
Group; Zoning District: PID-CC; Grid #6162-69-038151; File #2023-052 

   
 2. 233-237 MAIN STREET: AREA VARIANCE 

Application for area variance for 233-237 Main Street relative to Section 
19-3.37(13)(a) of the Zoning Ordinance, which requires that 26 off-street 
parking spaces be provided for the mixed use development proposed, to 
allow for no off-street parking to be provided. Owner: Elian & Justin Realty, 
LLC; Applicant/Consultant: Jay Diesing, Mauri Architects, PC; Zoning 
District: PID-CC; Grid #6162-77-014124; File #2024-008 

   
 3. 654 MAIN STREET - AREA VARIANCE 

Application for area variances relative to the proposed development which 
will include the reconfiguration of fourteen lots of record into three lots. One 
lot, 654 Main Street, contains an existing building with a supermarket which 
will not be altered. Another lot, 698 Main Street, will contain a mixed-use 
building with commercial on the first floor and 7 dwelling units. The third lot 
will front Reynolds Avenue and contain 28 dwelling units. The residential 
developments will contain usable open space. The existing parking lot will 
be reconfigured to include fewer spaces overall and additional landscaping. 
The parking lot is proposed to be shared between the three properties. The 
applicant is seeking the following variances: Section 19-4.11, which 
requires landscape strips on all property lines, to allow no landscape strips 
on the internal property lines of the development; Section 19-4.3(11), which 
requires 185 off-street parking spaces, to allow 81 off-street parking 
spaces; and, Section 19-3.15(4)(c ), which requires that 61,600 square feet 
of lot area be provided for the Reynolds Avenue residential parcel, to allow 
40,600 square feet of lot area. Owner: EFDS Realty Corp: 
Applicant/Consultant: Jay Diesing, RA AIA, Mauri Architects PC; Grid 
#6161-33-543870, 564864, 526859, 530858, 533857, 537856, 540855, 
544854, 548853, 551852, 555851, 559850, 563849, 567848; Zoning 
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District: C-2A/R-4. File #2024-009 
   
 4. 650 MAIN STREET - AREA VARIANCE 

Application for area variances for 650 Main Street to allow placement of a 
freestanding sign, requiring variances of Section 19-4.9(9)((d)(1) relative to 
set-backs, Section 19-4.9(9)(d)(2) relative to height, Section 19-4.9(9)(d)(4) 
relative to number of words, and a wall sign, requiring variances of Section 
19-4.9(9)(i)(2) relative to height, Section 19-4.9(9)(i)(3) relative to number 
of colors and Section 19-4.9(9)(i)(4) relative to number of words. 
Owner/Applicant: Saleh Hijazee; Zoning District: C-2A; Grid #6161-25-
518877; File #2024-010 

   
 5. “8” SOUTH CLINTON STREET - AREA VARIANCE 

Application for area variances relative to the proposed mixed use 
development at “8” South Clinton Street, requiring variances of Section 19-
3.17(4)(b), requiring 16,400 square feet of lot area to allow 6,770 square 
feet; Section 19-3.15(4)(i), requiring 5100 square feet of usable open space 
for tenant recreational purposes to allow 4640 square feet; and Section 
194.3(11) requiring 29 off-street parking spaces to allow 7 off-street parking 
spaces. Owner: South Clinton Equities, LLC; Applicant/Consultant: Jason 
Lichwick Architecture PLLC; Zoning District: C-2; Grid #6161-22-239997; 
File #2024-011 

   
V.  BOARD BUSINESS 
  
 1. Addition of posters to public notification process. 
   
VI.  ADJOURNMENT 
  
 1. Adjourn meeting to Tuesday July 9, 2024 
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City of Poughkeepsie Zoning Board of Appeals 

DRAFT MINUTES 
Tuesday, May 14, 2024 6:00 PM 

 
  Present Excused 
Scott Parker Justin Phillips 
Jessical Vinall  
Thomas Klug  
James Patterson   
Sam Finnerman  

 
I. CALL TO ORDER 

 
II. APPROVAL OF MEETING MINUTES 

 
1. Approval of April 9, 2024 Minutes 

 
Motion was made to approve April 9, 2024 minutes 
Motion: Scott Parker 
Second: Thomas Klug 
Carried: 5:0:0 

 
III. REVIEW OF RESOLUTIONS 
 

1. 15 HOFFMAN AVE - AREA VARIANCE 
Application for area variance relative to Section 19-3.15(4)(e) requires a 6 foot side yard 
set back to allow for a zero-lot line setback. Owner/Applicant: Kamil Sero and Hweido 
Sero; Consultant: Jason Lichtwick Architecture, PLLC; Grid:# 6161-34-628812; District: 
R-4, medium high-density residential; File#: ZBA 2023-027 
 
Motion was made to approve the resolution 
Motion: Scott Parker 
Second: Thomas Klug 
Carried: 5:0:0 

 
IV. PUBLIC HEARINGS & DELIBERATIONS 
 

1. 14 GRAND STREET-AREA VARIANCE 
Application for area variances relative to the conversion of the existing carriage house on 
the property to a single family dwelling. There is an existing three family dwelling on the 
premises. The conversion requires variances of the following sections of the Zoning 
Ordinance: Section 19- 3.19(4)(f) to allow a zero rear yard set-back where 15 feet is 
required; and, Section 19-3.19(4)(k) to allow less than the required usable open space of 
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1,400sf with minimum dimensions of 30'x40'; For Section 19-4.3(11) which requires 8 
parking spaces, the applicant plans to request a waiver from the Planning Board for 4 
spaces, and for Section 19-4.11(1)(b) which requires that landscape strips be provided 
along all property lines of multifamily uses, the applicant plans to request the Planning 
Board approve an opaque fence or wall on the southern portion of the property. 
Owner/Applicant: Caroline Aslup and Justin Brown; Zoning District: R-4A; Grid #6062-
84-957077; #ZBA2024-007 
 
Motion was made to open the public hearing 
Motion: Scott Parker 
Second: Thomas Klug 
Carried: 5:0:0 
 
Motion was made to close the public hearing 
Motion: Scott Parker 
Second: Thomas Klug 
Carried: 5:0:0 

 
Motion was made to adjourn the meeting to June 11, 2024 
Motion: Scott Parker 
Second: James Patterson 
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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14 Grand Street, Poughkeepsie NY 12601

R-4A

14 Grand Street, Poughkeepsie NY 12601

justinsumnerbrown@gmail.com
917-670-5288

Justin Brown and Caroline Alsup

Justin Brown and Caroline Alsup
14 Grand Street #2 Poughkeepsie NY 12601

917-670-5288
justinsumnerbrown@gmail.com

Justin Brown and Caroline Alsup
14 Grand Street, Poughkeepsie NY 12601

917-670-5288
justinsumnerbrown@gmail.com

Joe O'Brien Zoning Review Request PD-2024-001 for future Development

2/12/24
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14 Grand Street, Poughkeepsie NY 12601

See attached letter dated 2/20/24 for list of requested Area Variances
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14 Grand Street, Poughkeepsie NY 12601

2/20/24

Justin Brown and Caroline Alsup

Slide deck dated 2/20/24
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The City of Poughkeepsie
Planning & Zoning
62 Civic Center Plaza, 2nd Fl
Poughkeepsie, NY 12601

February 20, 2024

Justin Brown and Caroline Alsup
14 Grand Street
Poughkeepsie, NY 12601

Dear Zoning Board of Appeals,

I am writing to request the following Area Variances necessary for the proposed conversion of
the existing lot number 957077 containing a Three-family dwelling with an existing detached
carriage house, to a Three-family dwelling (unmodified) with a detached Single-family dwelling,
constructed within the existing envelope of the carriage house. Storm water management will be
improved from the existing condition with the addition of a stormwater retention area. The load
on the municipal sewer system will be increased by one toilet, one shower, and two sinks. This
property is located within the Central Urban Density Residence District (R-4A) which does
permit multifamily dwellings per code Section 19-3.15(2)(a)4 of the Zoning Ordinance, but would
require the following Area Variances from the Zoning Board of Appeals:

1. Section 19-3.19(4)f requires the minimum rear yard shall be half the height of the
principal structure closest to the rear property line or 15 feet, whichever is greater. The
distance between the existing structure and the rear lot line is 0’-0”.
As the carriage house is existing, compliance is not possible unless this historic artifact
is demolished, which would be a loss to the character of the property and the
neighborhood.

2. Section 19-4.3(11) requires 7 parking spaces for the proposed use (2 for each
two-bedroom and 1 for the studio).
4 parking spaces are proposed, one for each apartment. The proposed use is within 600
feet of a municipally operated off-street parking facility. Therefore according to
19-4.3(9)(a) all or portions of the off-street parking requirement may be waived by the
Planning Board.

3. Section 19-4.11(1)(b) and Section 19-4.3(1) and 19-4.3(2) requires that landscape
strips of minimum of 3’-0” width be provided along all property lines of multifamily uses
with more than 3 parking spaces.
This will be provided on the north edge but is not possible to provide on the south edge
because of the existing 15’ wide driveway. Per 19-11(1)(b)(2) an opaque wall or fence of
location, height, design and materials approved by the Planning Board may be
substituted for part or all of the required landscape strips.
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The following topics referenced in the 1/12/24 Zoning Review Request PD-2024-001 have been
addressed in the attached revised drawings dated 2/20/23: Section 19-3.19(4)(g), 19-3.19(4)(i),
19-3.19(4)(k), 19-4.3(5)(a), 19-4.3(5)(b), and 19-4.3(5)(c).

In response to the five Variance Request Justification questions:

1. The granting of the requested area variances will not produce an undesirable change to
the character of the neighborhood or be a detriment to nearby properties. On the
contrary, it will allow the restoration of an existing historic carriage house. The structure
is definitive of the Union Street neighborhood and is shown on maps dating to 1870.

2. The benefit sought cannot be achieved by some other method as the carriage house is
existing. Without the requested variances, it would need to be demolished, which would
be a loss not only to 14 Grand, but the historic neighborhood at large.

3. The requested variances are not substantial as they pertain to existing historic conditions
which cannot be altered without demolition of the structure. The granting of these area
variances would allow for the transformation of an existing liability into an asset, which
would improve the value of neighboring properties. A very similar restoration was
completed on a neighboring property to the north, 10 Grand Street.

4. The requested variances will not have an adverse affect or impact on the physical or
environmental conditions of the neighborhood. To the contrary, the carriage house, once
restored, will likely improve property values of its neighbors. Carriage houses were a
defining feature of the properties on the west side of Grand Street, but only a handful
have been restored including the one at 10 Grand Street.

5. The need for the variance is not the result of a self-created difficulty, but due to historic
conditions. It is unique in that it is the last historic carriage house on the block still
standing that has not already been demolished or restored.

Thank you for your consideration of this application. We look forward to being able to restore
this important structure from 1870 for the benefit not only of this property but for the neighboring
properties as well. Please don’t hesitate to let me know if any further information is required for
your assessment.

Sincerely,

Justin Brown and Caroline Alsup
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PROJECT

14 Grand Street
Poughkeepsie, NY 12601

DATE: 2/20/24

Justin Brown, AIA

DRAWING LIST

AX.01 EXISTING SITE PLAN
A.01   PROPOSED SITE PLAN
AX.02 EXISTING ELEVATIONS
A.02 PROPOSED ELEVATIONS

PROJECT DESCRIPTION

Conversion of the existing lot number 957077 containing
a Three-family dwelling with an existing detached
carriage house, to a Three-family dwelling (unmodified)
with a detached Single-family dwelling, constructed
within the existing envelope of the carriage house.

SITE INFORMATION

This property is located within the Central Urban
Density Residence District (R-4A) which does permit
multifamily dwellings per code Section 19-3.15(2)(a)4.

Lot Size: 0.14 Acre = 6098.4 SF
Total Existing GSF = 4,184 GSF
Total Proposed GSF = 880 GSF
Total Proposed FAR = 0.83

     NOT FOR
CONSTRUCTION
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     NOT FOR
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     NOT FOR
CONSTRUCTION
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Short Environmental Assessment Form
Part 1 - Project Information

Instructions for Completing

Part 1 – Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses become part of the 
application for approval or funding, are subject to public review, and may be subject to further verification.  Complete Part 1 based on 
information currently available.  If additional research or investigation would be needed to fully respond to any item, please answer as
thoroughly as possible based on current information.

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful to the 
lead agency; attach additional pages as necessary to supplement any item.

Part 1 – Project and Sponsor Information

Name of Action or Project:

Project Location (describe, and attach a location map):

Brief Description of Proposed Action:

Name of Applicant or Sponsor: Telephone:

E-Mail:
Address:

City/PO: State: Zip Code:

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2.

NO YES

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO YES

3. a. Total acreage of the site of the proposed action?     __________ acres
b. Total acreage to be physically disturbed?     __________ acres
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?     __________ acres

Check all land uses that occur on, adjoining  near the proposed actio

Rural (non-agriculture) ndustrial Commercial Residential (suburban)

Forest Agriculture

Parkland

Justin Brown and Caroline Alsup

14 Grand Street Carriage house

14 Grand Street, Poughkeepsie NY, 12601

Conversion of the existing lot containing a Three-family dwelling with an existing detached carriage house, to a Three-family dwelling (unmodified) with
a detached Single-family dwelling, constructed within the existing envelope of the carriage house.

Justin Brown and Caroline Alsup

917-670-5288

justinsumnerbrown@gmail.com

14 Grand Street apt 2

Poughkeepsie NY 12601

✔

ZBA area variance (2), Planning Board waiver (2)
✔

0.14
0.09

0.14

✔
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify: ________________________________________________________________________________

NO YES

a. Will the proposed action result in a substantial increase in traffic above present levels?

Are public transportation services available at or near the site of the proposed action?

Are any pedestrian accommodations or bicycle routes available on or near site of the proposed
action?

NO YES

9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable : _________________________________________

_____________________________________________________________________________________________

NO YES

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment: ______________________________________

_____________________________________________________________________________________________

NO YES

NO YES

.  Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _____________________

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES

✔

✔

✔

✔

✔

✔

✔

✔As an adaptive re-use of an existing structure, embodied carbon for this project will be far lower than new construction of similar use.

✔

✔

✔

✔

✔

✔
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Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

Shoreline Forest Agricultural/grasslands   Early mid-successional

Wetland     Urban     Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO YES

16. Is the project site located in the lood plan? NO YES

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:
_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES

18. Does the proposed action include construction or other activities that result in the impoundment of water
or other liquids (e.g.  retention pond, waste lagoon, dam)?

If Yes, explain purpose and size

____________________________________________________________________________________________

_

NO YES

19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?

If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________

NO YES

20.Has the site of the proposed action or an adjoining property been subject of remediation (ongoing
completed) for hazardous waste?
If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________

NO YES

I  THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF
MY KNOWLEDGE

    Date: _____________________Applicant/sponsor name: ______________________ __________________________

Signature: _____________________________________________________

sponsor name:

____ ____ ____ ____ ____ ____ ____ ____ ____ _______ ______ _____

✔

Atlantic Sturgeon, Shortnos... ✔

✔

✔

✔

✔

✔

✔

✔

Project will establish a 10-year storm water retention on site.

No reccord at Environmental Site Remediation Database

Justin Brown and Caroline Alsup 3/13/24

Owners

PRINT FORM
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EEAF Mapper Summary Report Wednesday, March 13, 2024 10:07 AM

Disclaimer: The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks.  Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources in order 
to obtain data not provided by the Mapper. Digital data is not a 
substitute for agency determinations.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National or State 
Register of Historic Places or State Eligible 
Sites]

Yes

Part 1 / Question 12b  [Archeological Sites] Yes

Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

No

Part 1 / Question 15 [Threatened or 
Endangered Animal]

Yes

Part 1 / Question 15 [Threatened or 
Endangered Animal - Name]

Atlantic Sturgeon, Shortnose Sturgeon

Part 1 / Question 16 [100 Year Flood Plain] No

Part 1 / Question 20 [Remediation Site] Yes

1Short Environmental Assessment Form - EAF Mapper Summary Report Page 20 of 146



14 Grand Street
Carriage House

Zoning Board of Appeals 

2/20/24
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14 Grand Street
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1. Intro
Choose one approach to grab the audience’s 
attention right from the start: unexpected, 
emotional, or simple.

➔ Unexpected
Highlight what’s new, unusual, or 
surprising.

➔ Emotional
Give people a reason to care.

➔ Simple
Provide a simple unifying message for 
what is to come

Poughkeepsie 1874

3

14 Grand 
Street
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Carriage Houses were a 
defining characteristic of 
the homes on Grand St  

14 Grand Street
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1913 Sanborn Map 

14 Grand Street

5
14 Grand Street
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Photo

Carriage 
House Main

House

G
ra
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d

 S
t.

Parcel Access 

Existing plot + Photo Key
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Existing Carriage House 
Today 
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Existing:

3 family Main House and 
vacant Carriage House

Proposed:

Main House Unaltered

Add 2 BR in existing 
Carriage House and Site 
Improvements

(See drawings dated 
2/20/24)
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This property is located 
within the Central Urban 
Density Residence District 
(R-4A) which does permit 
multifamily dwellings per 
code Section 
19-3.15(2)(a)4 of the 
Zoning Ordinance, but 
would require the 
following Area Variances 
from the Zoning Board of 
Appeals: 
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1. Section 19-3.19(4)f requires the minimum rear yard shall be half the height of the principal 
structure closest to the rear property line or 15 feet, whichever is greater. 
The distance between the existing structure and the rear lot line is 0’-0”. As the carriage 
house is existing, compliance is not possible unless this historic artifact is demolished, which 
would be a loss to the character of the property and the neighborhood.

2. Section 19-4.3(11) requires 7 parking spaces for the proposed use (2 for each two-bedroom 
and 1 for the studio). 4 parking spaces are proposed, one for each apartment. 
The proposed use is within 600 feet of a municipally operated off-street parking facility. 
Therefore according to 19-4.3(9)(a) all or portions of the off-street parking requirement may 
be waived by the Planning Board.

3. Section 19-4.11(1)(b) and Section 19-4.3(1) and 19-4.3(2) requires that landscape strips of 
minimum of 3’-0” width be provided along all property lines of multifamily uses with more than 3 
parking spaces. 
This will be provided on the north edge but is not possible to provide on the south edge 
because of the existing 15’ wide driveway. Per 19-11(1)(b)(2) an opaque wall or fence of 
location, height, design and materials approved by the Planning Board may be substituted 
for part or all of the required landscape strips.
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1:

Distance 
between 
carriage house 
and rear lot line 
cannot be 
increased 
without 
demolition of 
the existing 
structure.
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2:

4 spaces, one 
for each unit is 
proposed. 
There is a 
municipal lot 
within 600 ft.

298 FT
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Fence if required

Landscape buffer varies 3’-8” to 5’-8”

3:

Landscape 
buffer possible 
on North 
property Line 
but not South. 
Fence may be 
provided if 
required.
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CITY OF POUGHKEEPSIE 

ZONING BOARD OF APPEALS 

14 GRAND STREET DRAFT RESOLUTION 

JUNE 11, 2024 

 

In the matter of the appeal of Caroline Aslup and Justin Brown regarding the property at 

14 Grand Street, Poughkeepsie, New York, at a Regular Meeting of the Zoning Board of 

Appeals held in the Common Council Chambers, 3rd Floor, City Hall, on the 11th day of 

June, 2024 at 6:00pm; 

 

Present     Excused    Absent 

Scott Parker, Chair    

Jessica Vinall, Vice Chair  

Sam Finnerman 

Thomas Klug 

James Patterson 

Justin Phillips 
 

WHEREAS, the Zoning Board of Appeals has received an application from Caroline Aslup and 

Justin Brown relative to the proposed construction of an existing carriage house at the rear of the 

property at 14 Grand Street to a single family dwelling, on a parcel that also contains three 

family dwelling; and,  
 

WHEREAS, variances are requested of the following sections of the Zoning Ordinance: Section 19-

3.19(4)(f), to allow a zero rear yard set-back where 15 feet is required; and,Section 19-3.19(4)(k) to allow 

usable open space with less than the minimum required dimensions of 30’x40; and, 
 

WHEREAS, the action is more fully detailed on plans prepared by Justin Brown, AIA, dated 

2/20/24; and,  
 

WHEREAS, this application received a negative declaration from the Planning Board as Lead 

Agency for the purposes of SEQRA on April 23, 2024; and, 
 

WHEREAS, a public hearing was held on March 12, 2024 and continued on May 14, 2024; and, 
 

NOW THEREFORE BE IT RESOLVED THAT THE ZONING BOARD OF APPEALS MAKES 

THE FOLLOWING FINDINGS: 
 

In making its determination on an area variance application, it is incumbent upon the Zoning 

Board of Appeals to take into consideration the benefit to the applicant(s) if the variance is 

granted as weighed against the detriment to the health, safety and welfare of the neighborhood or 

community by such grant.  The Board considers the following criteria in making this 

determination:  
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(1) whether an undesirable change will be produced in the character of the neighborhood or a 

detriment to nearby properties will be created by granting an area variance: an undesirable change 

will not be produced in the character of the neighborhood, as the conversion will restore an historic 

structure through adaptive reuse and help stabilize the area; 

 

(2) whether the benefit sought by the applicant(s) can be achieved by some method, feasible for 

the applicant(s) to pursue, other than an area variance: the benefit sought by the applicant would 

not appear to be achievable by any method; 

 

(3) whether the requested area variance is substantial: the variances appear minimal for the 

benefit achieved;  

 

(4) whether the proposed variance will have an adverse effect or impact on the physical or 

environmental conditions in the neighborhood or district: the conversion will not have an adverse 

effect or impact on the physical or environmental conditions in the neighborhood. 

 

 (5) whether the alleged difficulty was self-created, which consideration shall be relevant to the 

decision of the Board, but shall not necessarily preclude the granting of the area variance. The 

condition of the carriage house was not the result of neglect or inaction by the applicants, but, 

rather, the result of on-going neglect and lack of maintenance by prior owners. Therefore, the 

need to repair the structure, the cost of which is significant, cannot be said to be self-created.  

 

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

of Appeals hereby grants the variance for 14 Grand Street, File #ZBA2024-007, as outlined herein, 

with the following conditions (if any):  

 

Motion:     

Second:    

Carried:      

       
 

__________________________________      ________________ 

Scott Parker, Chair        Date   

Zoning Board of Appeals 
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THE CITY OF POUGHKEEPSIE 

ZONING BOARD OF APPEALS 

AMENDED RESOLUTION 

20 CORLIES AVENUE 

JUNE 11, 2024 

 

In the matter of the appeal of Javier Ortega, regarding the property at 20 Corlies Avenue, 

Poughkeepsie, New York:  

 

At a Regular Meeting of the Zoning Board of Appeals held in the Common Council Chambers, 3rd 

Floor, City Hall, 62 Civic Center Plaza, on the 11th day of June, 2024, at 6:00pm;   

 

Present     Excused    Absent 

Scott Parker, Chair    

Jessica Vinall, Vice Chair  

Sam Finnerman 

Thomas Klug 

James Patterson 

Justin Phillips 

 

WHEREAS, the Zoning Board has received an application for area variances from Javier 

Ortega/Wayne Thompson relative to the proposed conversion of the existing single family at 20 

Corlies Avenue dwelling to a two family dwelling, as follows: Section 19-3.15(4)(a), which 

requires a minimum lot area of 10,000 square feet, to allow a lot area of 6838 square feet, and 

Section 19-3.15(4)(e ), which requires a side yard set-back of 6 feet, to allow a side yard set-back 

of 5 feet; and,  

 

WHEREAS, this application has been classified as a Type 2 Action for the purposes of SEQRA, 

requiring no further environmental review; and, 

 

WHEREAS, the action is more fully detailed on a site plan dated 10/25/23 prepared by Grand 

Design, and supplemental documentation; and,  

 

WHEREAS, a public hearing on the application was held on November 30, 2023; and, 

 

WHEREAS, the variances were originally granted on 12th day of December 2023, at 6:00pm, as 

follows, on a motion by Scott Parker, seconded by Justin Phillips, which carried unanimously: 

 

WHEREAS, due to an administrative error, the resolution adopted on December 12, 2023 

omitted reference to one of the variances that was voted on that evening. This resolution corrects 

that error.  
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NOW THEREFORE BE IT RESOLVED THAT THE ZONING BOARD OF APPEALS MAKES 

THE FOLLOWING FINDINGS: 

 

In making its determination on an area variance application, this Board must take into 

consideration the benefit to the applicant(s) if the variance is granted as weighed against the 

detriment to the health, safety and welfare of the neighborhood or community by such grant.  The 

Board considers the following criteria in making this determination:  

 

1. The variances will not necessarily produce an undesirable change in the character of the 

neighborhood or be a detriment to nearby properties as the neighborhood is a mix of primarily 

one, two and three family dwellings. 

 

2. The benefit sought by the applicant would not appear to be able to be achieved in a manner to 

comply with the requirements of the zoning ordinance relative to the conversion, although it 

is not clear that the conversion is necessary as reasonable return is not usual relevant to one 

and two family dwellings.  

 

3. The area variance, which is for roughly one-third the required lot area, could be said to be 

substantial. especially as the single family dwelling requires no variances.   

 

4. The proposed variance may have an adverse effect or impact on the physical or 

environmental conditions in the neighborhood or district as approving the significant 

increase in density may establish a precedent;  

 

5. The hardship is self-created, as the use of the property as a single family dwelling is 

reasonable, permitted and requires no variances. This factor constitutes only one factor to 

be considered by the board of appeals and it does not, in and of itself, preclude the board 

from granting the variance requested; and, 

 

WHEREAS, review of the decision of the Zoning Board of Appeals by the Building Department on 

May, upon receipt of a building permit application for work relative to the conversion revealed errors 

in the decision requiring revisions, inasmuch as the name of the property owner was incorrect and 

only one of the two requested variances was articulated;   

 

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

of Appeals hereby approves the amended resolution granting the variances for 20 Corlies Avenue, 

File #2023-016, as outlined above. 

 

Motion:      

Second:      

Carried:    

  

   

______________________________________ 

Scott Parker 

Chair 

Date: 
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CITY OF POUGHKEEPSIE 

DEVELOPMENT DEPARTMENT 

JUNE 11, 2024 
AREA VARIANCE(S) REVIEW ANALYSIS 

 

Project Description: 40 CIVIC CENTER PLAZA - AREA VARIANCES 

Application for area variances relative to the proposed  placement of signs 

on the property at 430 Civic Center Plaza, requiring variances of Section 

19-4.9(8)(c )(2)(b)(ii), requiring that internally illuminated signs have dark 

backgrounds with light lettering, to allow no dark background on two wall 

signs and one canopy sign, Section 19-4.9(9)(b)(2), requiring that lettering 

on a canopy sign not exceed 8 feet in width nor 18 inches in height to allow 

lettering 30’3” in width and 2’8”’ in height, and Section 19-4.9(9)(b)(1), 

requiring that the bottom of a canopy sign be a minimum of 7 feet and a 

maximum of 9 feet above the sidewalk, to allow something outside of that 

range. Owner: Hudson Valley Lodging Associates, LLC/Rakesh Patel 

(IDA); Applicant: Laurentano Sign Group; Zoning District: PID-CC; Grid 

#6162-69-038151; File #Application #2023-052 

Review Date(s): May 31, 2024 

Staff: Judith Knauss, Deputy Zoning Administrator 

 

VARIANCES REQUESTED:  
 

1) Section 19-4.9(8)(c )(2)(b)(ii), requiring that internally illuminated signs have dark 

backgrounds with light lettering, to allow no dark background;  

2) Section 19-4.9(9)(b)(2), requiring that the lettering on a canopy sign not exceed 8 feet in 

width nor 18 inches in height, to allow lettering 30’3” in width and 2’8”’ in height; and, 

3) Section 19-4.9(9)(b)(1), requiring that the bottom of a canopy sign be a minimum of 7 feet 

and a maximum of 9 feet above the sidewalk, to allow something outside of that range. 

 

SEQR: The project has been classified as an unlisted action for the purposes of SEQR. 
 

INSTRUCTIONS TO THE ZONING BOARD OF APPEALS: 

The Board of Appeals shall grant the minimum variance deemed necessary and adequate while preserving the 

character of the neighborhood and health, safety and welfare of the community.  The Board of Appeals shall 

have authority to impose reasonable conditions directly related to and incidental to the proposed use of the 

property, consistent with the spirit and intent of the Ordinance. In making its determination, the Zoning Board 

of Appeals shall take into consideration the benefit to the applicant if the variance(s) is granted, as weighed 

against the detriment to the health, safety and welfare of the neighborhood or community by such grant.  In 
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making such determination, the Board shall also consider the following criteria: 

 

CRITERIA FOR GRANTING AN AREA VARIANCE 

 

(i) Will an undesirable change be produced in the character of the neighborhood or will a detriment 

to nearby properties be created by the granting of the area variances? 

 

The requested variances will not produce an undesirable change in the character of the neighborhood.  

 

(ii) Can the benefit sought by the applicant be achieved by some method feasible for the applicant 

to pursue, other than an area variance(s)? 

 

There are existing conditions that make compliance difficult. Redesign of the signs might be possible,  

but not desirable from a business perspective. 

 

iii)  Are the requested variances substantial?  

 

The variances are not substantial.  

 

iv)  Will the proposed variances have an adverse effect or impact on the physical or environmental 

conditions in the neighborhood or district? 

  

 The variances will not have an adverse effect on the physical or environmental conditions in the 

neighbhorhood.  

 

v)  Is the alleged difficulty self-created?  (Consideration shall be relevant to the decision of the 

Board of Appeals, but shall not necessarily preclude the granting of the area variance.) 

 

The difficulty in meeting the requirements of the ordinance would not appear to be self-created, particularly 

with regard to the canopy, which is an existing feature of the building since construction.  

 

Recommendations: 

 

It is recommended that the Board open the public hearing. 

Motion:  

Second:  

Carried:  

 

Public Comment(s) to be received: 

* 

 

It is recommended that the Board close the public hearing. 

Motion:  

Second:  

Carried:  

 

 

If the Board feels the applicant has provided sufficient information regarding the proposed project 

they may request that the City Staff to draft a resolution of approval/denial OR the Board may 

request the applicant to submit further documentation. 
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Alyson Ibbotson, Lauretano Sign Group, One Tremco Drive, Terryville, CT 06786   
Voice: 860.582.0233 x155 / Direct Dial 860.940.6462 / Fax: 860.583.0949 

Email: alyson@Lauretano.com / www.Lauretano.com 

 

 
OWNER AUTHORIZATION FORM  

 
 

 
I/WE GIVE LAURETANO SIGN GROUP AND OR THEIR AGENTS PERMISSION 

TO SIGN THE ZONING/BUILDING PERMIT APPLICATIONS AS MY AGENT,  
AND TO FURNISH AND/OR INSTALL SIGN(S)  

 
 
AT:     
  
  

 
 

SIGNATURE OF OWNER/OWNER REPRESENTATIVE 
 

NAME: _________________________________________________ 
(Signature) 

 
NAME: _________________________________________________ 

(Please Print) 
 

          TITLE: ________________________________________________ 
 

                     TELEPHONE #: _______________________  
 

                                    
                     TODAY’S DATE: _______________________ 

 
 
             COMPANY NAME: ______ ____________________ 
 

  STREET ADDRESS: _             _ __________________               
 
             CITY, STATE, ZIP CODE: _ ______________________________ 

 
             DRAWINGS:  
 

  QUOTE #:  
 

Please fax this form back to 860-583-0949, Attn. Alyson Ibbotson,  
or e-mail to alyson@lauretano.com 

 
  

Doubletree 
40 Civic Center Plaza 
Poughkeepsie, NY 12601

Page 61 of 146

tombu
Typewriter
Thomas J. Sawyer

tombu_1
Typewriter
Vice President of Construction

tombu_2
Typewriter
716-866-1572

tombu_3
Typewriter
8/31/23

tombu_4
Typewriter
Hudson Valley

tombu_5
Typewriter
 Lodging Associates, LLC

tombu_6
Typewriter
11751 East Corning Road

tombu_7
Typewriter
Corning, NY 14830

tombu_8
Typewriter
47389



Page 62 of 146



Page 63 of 146



Page 64 of 146



Page 65 of 146

Jay Diesing 19
233-237 Main Street

Jay Diesing 19_1
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April 23, 2024 
 
Mr. Scott Parker, Chair and Zoning Board of Appeals Members 
City of Poughkeepsie Zoning Board of Appeals 
62 Civic Center Plaza 
Poughkeepsie, NY 12601 
 
RE: Area Variance request for: 

233-237 Main Street 
Poughkeepsie, NY 12601 

 
Dear Chair Parker and Zoning Board of Appeals Members: 
 
Enclosed for your review is an application for an Area Variance regarding the above referenced 
property. The existing building is former commercial office space that is being converted to a 
mixed-use building with residential apartment units and some commercial space maintained on 
the First Floor. 
 
Our application to the Zoning Board of Appeals is a request for relief from the off-street parking 
requirements listed in Section 19-3.37(13)(a) of the Zoning Code. This requires a total of 26 off-
street parking spaces for the uses proposed in the building. Built in 1975, the existing building 
has been used for commercial office space and has never had off-street parking available 
onsite. The footprint of the building occupies almost all of the subject property. 
 
The former office space in the building (totaling 31,254 SF) would require 79 parking spaces 
based on the requirement in Section 19-3.37(13)(a) of 1 space per 400 square feet. The 
proposed conversion to a mixed-use building is a significant reduction in the parking load 
generated by the Building and will result in 53 less parking spaces required.  
 
 
Variance Request Justification: 

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. 

No - Granting of these variances will not produce an undesirable change in the character 
of the neighborhood or be a detriment to nearby properties.  This project will result in a 
reduction of 53 required parking spaces for the new use. This will reduce the potential 
for excess cars parking on the surrounding streets and be a benefit to nearby properties. 
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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? 
 
There are no physical alternatives to granting of the requested variances. There is no 
additional lot area, or adjacent available property, that would permit the development 
of a parking area to reduce the parking variance required. Section 19-3.37(13)(e) is a 
provision for a “fee in lieu of parking”. However, as mentioned above, this project does 
not generate additional parking load requirements above the former commercial office 
use. This project actually results in a reduction of required parking by 53 spaces.  
 

3. Is/are the requested area variance(s) substantial? Explain why they are not 
substantial. 
 
Although the requested area variance may initially seem numerically substantial, the 
result will be less vehicle parking required than the former office use of the building. 
This conversion will cause a reduction of parking demand in the area by 53 spaces. 
When compared to the reduction of necessary parking spaces, the variance for the 
required 26 parking spaces is 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? 

There will be no adverse effect or impact to the physical or environmental conditions in 
the neighborhood. As mentioned above, this project will actually result in a significant 
reduction of parking spaces from the former office use of the building and be a benefit.   

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

The need for the requested variances is unique to this property and the existing 
conditions. Being an existing building that occupies almost all of the project acreage, 
there is no onsite space for parking, nor has there been since the building was originally 
constructed. 

 
I look forward to meeting with you and the Board at the next available Zoning Board of Appeals 
meeting to discuss this proposal further. If you have any questions prior to the meeting, please 
do not hesitate to contact my office. 
 
Sincerely, 
 
 
 
 
Jay Diesing RA AIA 
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THE CITY OF POUGHKEEPSIE 

NEW YORK 
DEVELOPMENT DEPARTMENT 

62 CIVIC CENTER PLAZA, 2ND FLOOR 

 POUGHKEEPSIE, NY 12601 

Phone: (845) 451-4007   Fax: (845) 451-4006 

 

 

 

 

 

 

 

 

 

April 22, 2024 

 

Jay Diesing, 

Mauri Architecture 

73 Mansion Street 

Poughkeepsie, NY 12601 

 

RE:  233-237 Main Street 

 

Dear Mr. Diesing: 

 

Relative to our telephone conversation earlier today, when you inquired as to options 

regarding the off-street parking requirement for the development of the building at 233-

237 Main Street from offices to a mixed use building containing 6200 square feet of retail 

space and 22 dwelling units (15 studios, 6 one-bedroom units and 1 two-bedroom unit).  

 

Section 19-3.37(13)(a) requires that 26 off-street parking spaces be provided for the mix 

of uses proposed. The site provides no off-street parking. The options for addressing the 

parking requirement are as follows: 

1. Pay the fee-in-lieu of parking and receive an automatic waiver of the requirement 

from the Planning Board. A version of this project previously received this waiver 

in 2020, although the fee in lieu was never received by the City;  

2. Request a waiver from the Planning Board predicated on availability of off-street 

parking facilities within 600 feet of the property. Those facilities would need to be 

identified and availability of parking documented; or, 

3. Request a variance of the parking requirement from the Zoning Board of Appeals.  

Should you choose to make application to the Zoning Board of Appeals, you must do so  

within sixty (60) days of the date of this letter.  

 

Please feel free to contact this office if you have any questions in this regard. 

 

Very truly yours, 

 

 

Judith Knauss 

Deputy Zoning Administrator 
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CITY OF POUGHKEEPSIE 

DEVELOPMENT DEPARTMENT 

JUNE 11, 2024 
 

AREA VARIANCE(S) REVIEW ANALYSIS 
 

Project 

Description: 

233-237 MAIN STREET: AREA VARIANCE  

Application for area variance for 233-237 Main Street relative to Section 

19-3.37(13)(a) of the Zoning Ordinance, which requires that 26 off-street 

parking spaces be provided for the mixed use development proposed, to 

allow for no off-street parking to be provided. Owner: Elian & Justin 

Realty, LLC; Applicant/Consultant: Jay Diesing, Mauri Architects, PC; 

Grid #6162-77-014124; File #2024-008 
 

Zoning District: Poughkeepsie Innovation District – Civic Corridor Subdistrict 

Review Date: May 31, 2024 

Public Hearings: June 11, 2024 

Staff: 
Judith Knauss, Deputy Zoning Administrator 

Lori Garcia, Municipal Administrative Assistant  
 

VARIANCE REQUESTED:  
 

Section 19-3.37(13)(a) of the Zoning Ordinance requires that 26 off-street parking spaces be 

provided for the mixed use development proposed: No off-street parking is provided.  

 

SEQR: The proposal has been classified as an unlisted action for the purposes of SEQR.  

 

DEFINITION OF "AREA VARIANCE:" Authorization by the Zoning Board of Appeals for the use of 

land in a manner which is not allowed by the dimensional or physical requirements of the applicable zoning 

regulations.   

 

INSTRUCTIONS TO THE ZONING BOARD OF APPEALS:The Board of Appeals, in the granting 

of area variances, shall grant the minimum variance deemed necessary and adequate and at the same time 

preserve and protect the character of the neighborhood and health, safety and welfare of the community.  

The Board of Appeals shall have authority to impose such reasonable conditions and restrictions as are 

directly related to and incidental to the proposed use of the property.  Such conditions shall be consistent 

with the spirit and intent of the Zoning Ordinance and shall be imposed for purpose of minimizing any 

adverse impact such variance may have on a neighborhood or community.  In making its determination, the 

Zoning Board of Appeals shall take into consideration the benefit to the applicant if the variance(s) is 

granted, as weighed against the detriment to the health, safety and welfare of the neighborhood or 

community by such grant.  In making such determination, the Board shall also consider the following 

criteria: 
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 2 

CRITERIA FOR GRANTING AN AREA VARIANCE 

 

(i) Will an undesirable change be produced in the character of the neighborhood or will a detriment 

to nearby properties be created by the granting of the area variances? 

 

It is not clear whether or not the granting of the variance will produce an undesirable change or be a detriment 

to nearby properties. How and where is the required parking to be provided?  

 

(ii) Can the benefit sought by the applicant be achieved by some method feasible for the applicant 

to pursue, other than an area variance(s)? 

 

There is an alternative to the granting of the variance that was contemplated when the Common Council  

adopted the Poughkeepsie Innovation District regulations in 2019, and that is the automatic granting of a  

parking waiver upon payment of a fee in lieu of parking. It is interesting that no objections to the fee in lieu of  

parking were raised during the original review of the conversion in 2020. A copy of the Planning Board  

resolution is attached.  

 

Additionally, it is immaterial what the parking requirement was at the time of the original construction of the  

Building, and it is not relevant what the parking requirement for an office building is. This is not a reduction in  

the parking requirement. It is a new use which is required to meet the parking requirements. These requirements  

are already reduced in the PID as opposed to other districts.  

 

iii)  Are the requested variances substantial?  

 

The variance could be considered substantial, especially since: 

1) The variance is not required; and, 

2) The variance would override the fee in lieu of parking, to which the City is entitled in contemplation 

of the use of municipal parking facilities, and which was specifically built into the regulations.  

 

iv)  Will the proposed variances have an adverse effect or impact on the physical or environmental 

conditions in the neighborhood or district? 

  

 The proposed variance could have an adverse impact on the physical or environmental conditions 

in the neighborhood. Pursuant to the provisions of Section 19-3.37(13)(e ), the fees imposed  are 

to be set aside for capital improvements to municipal public parking facilities or for the acquisition 

of property for municipal public parking facilities. It could be said that the granting of the variance 

could impact the improvement of municipal parking facilities.  
 

v)  Is the alleged difficulty self-created?  (Consideration shall be relevant to the decision of the 

Board of Appeals, but shall not necessarily preclude the granting of the area variance.) 

 

 As the variance is not needed, given that a waiver is automatic upon payment of the fee in lieu of parking 

and, therefore, it is therefore self-created. It would appear that the applicant is requesting a variance simply 

to avoid payment of the fee in lieu of parking.  

 

Recommendations: 

 

It is recommended that the Board open the public hearing. 

Motion:  

Second:  

Carried:  

 

Public Comment(s) to be received: 
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* 

 

It is recommended that the Board close/adjourn the public hearing. 

Motion:  

Second:  

Carried:  

 

 

If the Board feels the applicant has provided sufficient information regarding the proposed project, 

it may request that the City Staff to draft a resolution. Alternatively, the Board may request the 

further documentation. 
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Page 1 of 3 

Short Environmental Assessment Form
Part 1 - Project Information

Instructions for Completing

Part 1 – Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses become part of the 
application for approval or funding, are subject to public review, and may be subject to further verification.  Complete Part 1 based on 
information currently available.  If additional research or investigation would be needed to fully respond to any item, please answer as
thoroughly as possible based on current information.

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful to the 
lead agency; attach additional pages as necessary to supplement any item.

Part 1 – Project and Sponsor Information

Name of Action or Project:

Project Location (describe, and attach a location map):

Brief Description of Proposed Action:

Name of Applicant or Sponsor: Telephone:

E-Mail:
Address:

City/PO: State: Zip Code:

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2.

NO YES

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO YES

3. a. Total acreage of the site of the proposed action?     __________ acres
b. Total acreage to be physically disturbed?     __________ acres
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?     __________ acres

!" Check all land uses that occur on, #$%&adjoining '$ near the proposed actio()
*" +$,#(&&&&&&&Rural (non-agriculture) &&&&&&&&-ndustrial &&&&&Commercial &&& Residential (suburban)

&&&&&&&&&&&&&&&&&&&&&&&&&./0#123&&&&&&&&&&&&&&415%$678%329:;)<&&Forest &&Agriculture

<&&Parkland

235 Main Street

233-237 Main Street, Poughkeepsie, NY 12601

Existing three-story office building to be converted to mixed-use building with multi-family residential dwellings (22 apartment units) and approximately
6,200 square-feet of retail space on the first floor.

Jay Diesing, RA AIA - Mauri Architects PC

(845) 452-1030

jay@mauri-architects.com

73 Mansion Street

Poughkeepsie NY 12601

✔

City of Poughkeepsie - Building Permit
City of Poughkeepsie - Site Plan Approval ✔

0.29
0

0.29

✔ ✔
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify: ________________________________________________________________________________

NO YES

=" a. Will the proposed action result in a substantial increase in traffic above present levels?

," Are public transportation services available at or near the site of the proposed action?

3" Are any pedestrian accommodations or bicycle routes available on or near 15%&site of the proposed
action?

NO YES

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable >#1%$: _________________________________________

_____________________________________________________________________________________________

NO YES

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment: ______________________________________

_____________________________________________________________________________________________

NO YES

?@"&&#"&A'%B&15%&8$'C%31&B21%&3'(1#2(D&'$&2B&21&B0,B1#(12#EE:&3'(12F0'0B&1'D&#&,02EG2(FD&#$35#%'E'F23#E&B21%D&'$&G2B1$231&
>5235&2B&E2B1%G&'(&15%&H#12'(#E&'$&71#1%&I%F2B1%$&'9&J2B1'$23&KE#3%BD&'$&15#1&5#B&,%%(&G%1%$L2(%G&,:&15%&
M'LL2BB2'(%$&'9&15%&HN7&49923%&'9&K#$OBD&I%3$%#12'(&#(G&J2B1'$23&K$%B%$P#12'(&1'&,%&%E2F2,E%&9'$&E2B12(F&'(&15%&
71#1%&I%F2B1%$&'9&J2B1'$23&KE#3%BQ

#$35#%'E'F23#E&B21%B&'(&15%&HN&71#1%&J2B1'$23&K$%B%$P#12'(&49923%&67JK4;&#$35#%'E'F23#E&B21%&2(P%(1'$:Q

NO YES

?R" #.  Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

," Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _____________________

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES

,"&-B&15%&8$'C%31&B21%D&'$&#(:&8'$12'(&'9&21D&E'3#1%G&2(&'$&#GC#3%(1&1'&#(&#$%#&G%B2F(#1%G&#B&B%(B212P%&9'$

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

Page 77 of 146



Page 3 of 3 

?!" Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:
<Shoreline <&Forest &&Agricultural/grasslands    &&&Early mid-successional

Wetland      <&Urban     &&Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO YES

16. Is the project site located in the !""#$%&'()lood plan? NO YES

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:
_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES

18. Does the proposed action include construction or other activities that >'0EG&result in the impoundment of water
or other liquids (e.g.D retention pond, waste lagoon, dam)?

If Yes, explain 15%&purpose and size&'9&15%&2L8'0(GL%(1)SSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSS

____________________________________________________________________________________________

_

NO YES

19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?

If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________

NO YES

20.Has the site of the proposed action or an adjoining property been 15%&subject of remediation (ongoing&'$
completed)&&&&&&&&&&&&for hazardous waste?
If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________

NO YES

I !"#$%&' THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF
MY KNOWLEDGE

    Date: _____________________Applicant/sponsorTname: SSSSSSSSSSSSSSSSSSSSS______________________SSSSSSSSS& __________________________

Signature: _____________________________________________________U21E%)SSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSSS

✔

✔

✔

✔

✔

✔

✔
NYS DEC Spill Record: 9604976 - #2 Fuel Oil, 235 Main Street, Closed July 29, 1996

Jay Diesing, RA AIA - Mauri Architects PC December 26, 2023

Architect

PRINT FORM
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EEAF Mapper Summary Report Friday, December 15, 2023 11:55 AM

Disclaimer: The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks.  Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources in order 
to obtain data not provided by the Mapper. Digital data is not a 
substitute for agency determinations.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National or State 
Register of Historic Places or State Eligible 
Sites]

Yes

Part 1 / Question 12b  [Archeological Sites] Yes
Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

No

Part 1 / Question 15 [Threatened or 
Endangered Animal]

No

Part 1 / Question 16 [100 Year Flood Plain] No
Part 1 / Question 20 [Remediation Site] Yes

1Short Environmental Assessment Form - EAF Mapper Summary Report Page 79 of 146



 
CITY OF POUGHKEEPSIE  

PLANNING DEPARTMENT 

AUGUST 18, 2020 
 

RESOLUTION OF SITE PLAN APPROVAL  

 

235 MAIN STREET: CONVERSION OF OFFICE BUILDING TO A MIXED USE 

File #2020-13 

 

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

proposed conversion of the vacant office building at 235 Main Street to a mixed use development  

with twenty eight apartments and 2,044 square feet of commercial space, including a 4320 square  

foot addition on the third floor; and, 

 

WHEREAS, this application for site plan is considered a Type II action under SEQR, and no further 

action is required; and,  

 

WHEREAS, the action is more fully detailed on revised drawings dated August 7, 2020, prepared by 

Jay Diesing, RA AIA, and related materials; and, 

 

WHEREAS, the proposed use requires twenty-one (21) off-street parking spaces while none are 

provided on the site, which is fully developed; and,  
 

WHEREAS, the required twenty-one (21) parking spaces will be provided via fee in lieu of off-street 

parking as outlined in Section 19-3.37(13)(e) of the Zoning Ordinance, a total of $105,000; 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 for the  

proposed conversion of the building at 235 Main Street to a mixed use development with  

twenty eight apartments and 2,044 square feet of commercial space, including a 4320 square foot  

addition on the third floor, File #2020-013, with the following conditions (if any): 

 

 Any remaining comments from the City Engineering Department shall be addressed to the 

satisfaction of the department;  

 Replacement of Honey Locust street trees shall be based upon their condition, the condition 

of the  sidewalk, and recommendations of the Shade Tree Commission 
  

Motion: Marge Smith 

Second: Anne Saylor 

Carried: 7:0:0 
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Dutchess County Department of 
Planning and Development

Pl
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se
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239 Planning/Zoning Referral - Exemption Communities
Municipality: City of Poughkeepsie     

Referring Agency: Zoning Board of Appeals

Tax Parcel Numbers(s): 0141240000

Project Name: 233-237 Main Street Mixed Use Parking Variance

Applicant: Jay Diesing, Mauri Architects PC

Address of Property: 233-237 Main St, Poughkeepsie, NY 12601

Date Response Requested: 6/3/2024

Entered By: Knauss, Judith

Actions Requiring 239 Review

Comprehensive/Master Plans

Zoning Amendments (standards, uses, 
definitions, district regulations, etc.)

Other Local Laws associated with zoning 
(wetlands, historic preservation, affordable 
housing, architectural review, etc.) 

Rezonings involving all map changes

Architectural Review

Site Plans (all)

Special Permits for all non-residential uses

Use Variances for all non-residential uses

Area Variances for all non-residential uses

Other (Describe): 

To
Co./Dept.
Fax #

Date              #pgs
From
Phone #F

ax
 In

fo
 

O
nl

y

Parcels within 500 feet of:

State Road: 

County Road: 

State Property (with recreation area 
or public building)

County Property (with recreation 
area or public building)

Municipal Boundary

Farm operation in an Agricultural 
District

Exempt Actions:*
239 Review is NOT Required

Administrative Amendments (fees, 
procedures, penalties, etc.)

Special Permits for residential uses 
(accessory apts, home occupations, 
etc.)

Use Variances for residential uses

Area Variances for residential uses

Renewals/Extension of Site Plans or 
Special Permits that have no changes 
from previous approvals

No Authority to review these Actions

Subdivisions / Lot Line Adjustments

Interpretations

Exempt Action submitted for informal 
review

*These actions are only exempt in municipalities that signed an intermunicipal agreemment with Dutchess County to that effect.*

Response From Dutchess County Department of Planning and Development
No Comments: Comments Attached:
Matter of Local Concern Local Concern with Comments

No Jurisdiction Conditional

No Authority Denial

Withdrawn Incomplete with Comments- municipality must resubmit to County

Incomplete - municipality must resubmit to County Informal Comments Only (Action Exempt from 239 Review)

Exempt from 239 Review

None

Date Submitted:

Date Received: 5/9/2024

Date Requested: 6/3/2024

Date Required: 6/7/2024

Date Transmitted: 5/24/2024
Reviewer: 

Also mailed 
hard copy

Major Project

Referral #: ZR24-153

For County Office Use Only

Notes:

Date Printed: 6/3/2024
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654 Main Street

C-2A / R-4

EFDS Realty Corp.
PO Box 868
Newburgh, NY 12551

646-358-9089
bardof18@yahoo.com

Jay Diesing, Mauri Architects PC
73 Mansion Street

Poughkeepsie, NY 12601

845-452-1030
Jay@Mauri-Architects.com

Same as Applicant

Judith Knauss

March 15, 2024
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654 Main Street

19-4.11
Relief of landscape strips 
along interal property lines 
only

19-4.3(11)

Landscape strips 
along all property lines

185 Parking Spaces
Relief of 104 spaces,
81 spaces provided

19-3.15(4)(c) 61,600 SF Lot Area
Relief of 21,540 SF,
40,060 SF Lot Area Provided

Relief of 104 spaces,
 81 spaces provided

(Parcel 3)
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654 Main Street

Jay Diesing, Mauri Architects PC

23 Apr 24
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April 23, 2024 
 
Mr. Scott Parker, Chair and Zoning Board of Appeals Members 
City of Poughkeepsie Zoning Board of Appeals 
62 Civic Center Plaza 
Poughkeepsie, NY 12601 
 
RE: Area Variance request for: 

654 Main Street 
Poughkeepsie, NY 12601 

 
Dear Chair Parker and Zoning Board of Appeals Members: 
 
Enclosed for your review is an application for Area Variances regarding the above referenced 
property. The site is located partially within the C-2A and R-4 Zoning Districts. It is currently 
used as the Market Fresh Supermarket and associated parking. 
 
With many of the store patrons using public transportation or being pedestrians, the majority 
of the existing parking area on the east side of the site is vastly underutilized. The proposal for 
this project is to construct a three-story, mixed use building fronting on Main Street. This 
building will contain retail space on the First Floor along with seven apartment units. A second 
three-story building is proposed fronting on Reynolds Avenue which will contain twenty-eight 
apartment units. These two new buildings will share and jointly use the remaining parking lot 
with the Market Fresh Supermarket. 
 
The area variances that are respectfully requested from your Board are as follows: 

1. Section 19-4.11 – Requiring landscape strips along all property lines. The proposed site 
will be comprised of three separate parcels, each containing one of the buildings. Relief 
is requested from installing planting strips along the property lines that are internal to 
the site only. Landscape strips will be installed along perimeter property lines as 
required. 
 

2. Section 19-4.3(11) – Requiring 185 parking spaces for the overall site. 81 parking spaces 
are proposed. Relief is requested from the remaining 104 parking spaces. 
 

3. Section 19-3.15(4)(c) – Requiring a minimum Lot Area of 61,600 SF for Parcel #3 
(Reynold Avenue parcel). A lot area of 40,060 SF is proposed. Relief is requested from 
the remaining 21,540 SF. 

Page 85 of 146



 

Variance Request Justification: 

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. 

No - Granting of these variances will not produce an undesirable change in the character 
of the neighborhood or be a detriment to nearby properties.  This project will eliminate 
a large, underutilized asphalt parking area. New mixed use and residential structures 
will be built along with landscaping and outdoor open space areas for resident’s use. 
The existing neighborhood is comprised of multi-family buildings along Reynolds Avenue 
and mixed-use buildings along Main Street. This project will maintain that character and 
enhance the neighborhood. 

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? 
 
There are no additional contiguous properties that could be utilized to reduce the 
amount or scale of the variances being requested. The property owner has already 
obtained the only available adjacent property (former Pickwick Pub) and incorporated it 
into the project.  
 

3. Is/are the requested area variance(s) substantial? Explain why they are not 
substantial. 
 
Although the requested parking area variance may seem numerically substantial, the 
current parking lot is vastly underutilized with many store patrons using public 
transportation or walking. The new buildings will share and jointly use the remaining 
parking areas with the supermarket. Apartment residents generally will use the parking 
areas when home overnight. Alternatively, the supermarket will utilize the parking areas 
during the day when residents are typically out to work. 
 
The Lot Area Variance for Parcel #3 is an approximately 35% variance in area versus 
what is required. However, the benefit of adding housing opportunities where a 
shortage currently exists should be considered and that benefit could outweigh the 
scale of the required variance. 
 

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

There will be no adverse effect or impact to the physical or environmental conditions in 
the neighborhood. This project is similar in character to the surrounding neighborhood 
uses of multifamily apartment and mixed-use developments. Further, the project is 
being developed in an existing paved parking area resulting in little change to the 
impervious surfaces on the site.  
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5. Is the need for the area variance(s) the result of self-created difficulties on your part, 
or unique to the property? Explain. 

The need for the requested variances could be considered self-created. However, as 
stated above, the current parking lot is underutilized and parking spaces are proposed 
to be jointly used in connection with the existing supermarket. In addition, there is a 
shortage of housing opportunities in the area which this project will help to alleviate. 
The benefit of additional housing should be considered in conjunction with the Parcel #3 
Lot Area variance to allow these housing opportunities. 

 
I look forward to meeting with you and the Board at the next available Zoning Board of Appeals 
meeting to discuss this proposal further. If you have any questions prior to the meeting, please 
do not hesitate to contact my office. 
 
Sincerely, 
 
 
 
 
Jay Diesing RA AIA 
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Dutchess County Department of 
Planning and Development
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239 Planning/Zoning Referral - Exemption Communities
Municipality: City of Poughkeepsie     

Referring Agency: Zoning Board of Appeals

Tax Parcel Numbers(s): 5438700000, 5648640000, 5678480000, 5679280000, 5638490000, 5598500000, 5558510000, 
5518520000, 5488530000, 5448540000, 5408550000, 5378560000, 5338570000, 5308580000, 5268590000

Project Name: EFDS Realty Mixed Use Development Area Variances

Applicant: Jay Diesing, Mauri Architects PC

Address of Property: 654 Main St, 698 Main St, 12 lots on Reynolds Avenue

Date Response Requested: 6/3/2024

Entered By: Knauss, Judith

Actions Requiring 239 Review

Comprehensive/Master Plans

Zoning Amendments (standards, uses, 
definitions, district regulations, etc.)

Other Local Laws associated with zoning 
(wetlands, historic preservation, affordable 
housing, architectural review, etc.) 

Rezonings involving all map changes

Architectural Review

Site Plans (all)

Special Permits for all non-residential uses

Use Variances for all non-residential uses

Area Variances for all non-residential uses

Other (Describe): 

To
Co./Dept.
Fax #

Date              #pgs
From
Phone #F

ax
 In

fo
 

O
nl

y

Parcels within 500 feet of:

State Road: 

County Road: 

State Property (with recreation area 
or public building)

County Property (with recreation 
area or public building)

Municipal Boundary

Farm operation in an Agricultural 
District

Exempt Actions:*
239 Review is NOT Required

Administrative Amendments (fees, 
procedures, penalties, etc.)

Special Permits for residential uses 
(accessory apts, home occupations, 
etc.)

Use Variances for residential uses

Area Variances for residential uses

Renewals/Extension of Site Plans or 
Special Permits that have no changes 
from previous approvals

No Authority to review these Actions

Subdivisions / Lot Line Adjustments

Interpretations

Exempt Action submitted for informal 
review

*These actions are only exempt in municipalities that signed an intermunicipal agreemment with Dutchess County to that effect.*

Response From Dutchess County Department of Planning and Development
No Comments: Comments Attached:
Matter of Local Concern Local Concern with Comments

No Jurisdiction Conditional

No Authority Denial

Withdrawn Incomplete with Comments- municipality must resubmit to County

Incomplete - municipality must resubmit to County Informal Comments Only (Action Exempt from 239 Review)

Exempt from 239 Review

None

Date Submitted:

Date Received: 5/9/2024

Date Requested: 6/3/2024

Date Required: 6/7/2024

Date Transmitted: 5/31/2024
Reviewer: 

Also mailed 
hard copy

Major Project

Referral #: ZR24-151

For County Office Use Only

Notes:

Date Printed: 5/31/2024
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Sue Serino 

County Executive 

Eoin Wrafter, AICP 

Commissioner 

Dutchess County Government 

Department of Planning & Development 

85 Civic Center Plaza, Suite 107, Poughkeepsie, NY 12601 | (845) 486-3600 | Fax: (845) 486-3610 
dutchessny.gov 

 

 

 

 

 

 

 

 

 

 

 

May 31, 2024 
 
To:   Zoning Board of Appeals, City of Poughkeepsie 
Re:  ZR24-151, EFDS Realty Mixed Use Development Area Variances 
 Lot:  543870 et al, Main Street 
 
The Dutchess County Department of Planning and Development has reviewed the subject referral within the 
framework of General Municipal Law (Article 12B, §239-l/m).  
 
ACTION 
The applicant is seeking three variances for this project to allow: 

- No landscape strips along property lines (internal property lines only); 
- 81 parking spaces where 185 are required; 
- 28 units on a 40,060sf lot where 61,600sf is required 

 
COMMENTS 
While the code-required number of parking spaces appears far too high for this location, the Board may wish to ask 
the applicant to conduct a parking use survey for peak times at the grocery store to help establish the actual need. 
The applicant may also wish to consider whether supplemental off-site parking could be available for grocery store 
employees and apartment visitors. The city could also consider switching the Reynolds Ave parking lane to the 
north side of the street, which has fewer driveways and thus greater capacity, especially if the spaces were marked 
to ensure efficient use. 
 
RECOMMENDATION 
The Department recommends that the Board rely upon its own study of the facts in the case with due 
consideration of the above comments. 
 
Eoin Wrafter, AICP 
Commissioner 
By 

 
 
 

Dylan Tuttle, Senior Planner 
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CITY OF POUGHKEEPSIE 
DEVELOPMENT DEPARTMENT 

JUNE 11, 2024 
 

AREA VARIANCE(S) REVIEW ANALYSIS 
 

Project 
Description: 

654 MAIN STREET/695 MAIN STREET/REYNOLDS AVENUE 
Application for area variances relative to the proposed development which 
will include the reconfiguration of fourteen lots of record into three lots. 
One lot, 654 Main Street, contains an existing building with a supermarket 
which will not be altered. Another lot, 698 Main Street, will contain a 
mixed-use building with commercial on the first floor and 7 dwelling units. 
The third lot will front Reynolds Avenue and contain 28 dwelling units. 
The residential developments will contain usable open space. The existing 
parking lot will be reconfigured to include fewer spaces overall and 
additional landscaping. The parking lot is proposed to be shared between 
the three properties. The applicant is seeking the following variances: 
Section 19-4.11, which requires landscape strips on all property lines, to 
allow no landscape strips on the internal property lines of the development; 
Section 19-4.3(11), which requires 185 off-street parking spaces, to allow 
81 off-street parking spaces; and, Section 19-3.15(4)(c ), which requires 
that 61,600 square feet of lot area be provided for the Reynolds Avenue 
residential parcel, to allow 40,600 square feet of lot area. Owner: EFDS 
Realty Corp: Applicant/Consultant: Jay Diesing, RA AIA, Mauri 
Architects PC; Grid #6161-33-543870, 564864, 526859, 530858, 533857, 
537856, 540855, 544854, 548853, 551852, 555851, 559850, 563849, 
567848; Zoning District: C-2A/R-4. File #2024-009 
 

Zoning District: C-2A and R-4 

Review Date: May 31, 2024 

Public Hearings: June 11, 2024 

Staff: Judith Knauss, Deputy Zoning Administrator 
Lori Garcia, Municipal Administrative Assistant  

 
VARIANCE REQUESTED:  
 

1) Section 19-4.11, which requires landscape strips on all property lines, to allow no 
landscape strips on the internal property lines of the development;  

2) Section 19-4.3(11), which requires 185 off-street parking spaces, to allow 81 off-street 
parking spaces; and,  

3) Section 19-3.15(4)(c ), which requires that 61,600 square feet of lot area be provided for 
the Reynolds Avenue residential parcel, to allow 40,600 square feet of lot area 
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SEQR: The Planning Board issued a Negative Declaration for the purposes of SEQR.  
 

CRITERIA FOR GRANTING AN AREA VARIANCE 
 
(i) Will an undesirable change be produced in the character of the neighborhood or will a detriment 
to nearby properties be created by the granting of the area variances? 
 
The variances might produce an undesirable change or be a detriment to nearby properties, inasmuch as the 
parking variance is considerable, with less than half of the required spaces for the combined uses provided, and 
the density of the Reynolds Avenue apartment building is significantly greater than any other buildings in the 
area and specifically on this block, which is exclusively one and two family dwellings.   
 
(ii) Can the benefit sought by the applicant be achieved by some method feasible for the applicant 
to pursue, other than an area variance(s)? 
 
No information has been provided to justify the need for 28 dwelling units on Reynolds Avenue. Fewer units  
would need less lot area, and require less parking, which might eliminate the lot area variance altogether and  
reduce the amount of the parking variance. For example, 18 one-bedroom units could be constructed on the  
40,060 square foot lot with no area variance, and require at least 12 fewer off-street parking spaces. This option  
should be explored. Additionally, the County recommends that a parking use survey for peak times at the  
grocery store be conducted to establish the actual need for parking.  
 
It seems to staff that it is feasible to meet the requirements of lot area at the very least, and reduce the amount  
of the off-street parking variance.  
 
iii)  Are the requested variances substantial?  
 
The off-street parking variance is quite substantial. Only 43% of the parking required is provided. While overall 
requirement may be excessive, the variance is also large.  Again, as mentioned above, the County recommends  
that a parking use survey for peak times at the grocery store be conducted to establish the actual need for  
parking. Hours of operation of the grocery store and other commercial uses on the premises should also be  
considered. The lot area variance for the Reynolds Avenue apartment building is also substantial, as only 65%  
of the required lot area is provided.  
 
iv)  Will the proposed variances have an adverse effect or impact on the physical or environmental 
conditions in the neighborhood or district? 

DEFINITION OF "AREA VARIANCE:" Authorization by the Zoning Board of Appeals for the use of 
land in a manner which is not allowed by the dimensional or physical requirements of the applicable zoning 
regulations.   
 
INSTRUCTIONS TO THE ZONING BOARD OF APPEALS:The Board of Appeals, in the granting 
of area variances, shall grant the minimum variance deemed necessary and adequate and at the same time 
preserve and protect the character of the neighborhood and health, safety and welfare of the community.  
The Board of Appeals shall have authority to impose such reasonable conditions and restrictions as are 
directly related to and incidental to the proposed use of the property.  Such conditions shall be consistent 
with the spirit and intent of the Zoning Ordinance and shall be imposed for purpose of minimizing any 
adverse impact such variance may have on a neighborhood or community.  In making its determination, the 
Zoning Board of Appeals shall take into consideration the benefit to the applicant if the variance(s) is 
granted, as weighed against the detriment to the health, safety and welfare of the neighborhood or 
community by such grant.  In making such determination, the Board shall also consider the following 
criteria: 
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 The proposed variances could have an adverse impact on the physical or environmental conditions 

in the neighborhood. The off-street parking variance could lead to on-street parking congestion on 
Reynolds Avenue, and even Main Street, and the density of the Reynolds Avenue apartment 
building is not in keeping with the neighborhood in which it is proposed to be located, which is a 
mix of one and two family dwellings. As a multiple dwelling, it is already out of character with 
the other dwellings on Reynolds Avenue, but allowing such an increase in density above what is 
actually permitted could impact the neighborhood negatively in a variety of ways, including traffic 
and parking.  

 
v)  Is the alleged difficulty self-created?  (Consideration shall be relevant to the decision of the 
Board of Appeals, but shall not necessarily preclude the granting of the area variance.) 

 
 The applicant has provided no justification for the variance for the lot area on Reynolds Avenue, other than 

to suggest there is a housing shortage. A reduction in the number of units proposed would eliminate the 
need for an area variance altogether, and reduce the off-street parking variance requested. Therefore, the 
difficulty appears to be self-created.  

 
Recommendations: 
 
It is recommended that the Board open the public hearing. 
Motion:  
Second:  
Carried:  

 
Public Comment(s) to be received: 
* 

 
It is recommended that the Board close/adjourn the public hearing. 
Motion:  
Second:  
Carried:  
 
 
If the Board feels the applicant has provided sufficient information regarding the proposed project, 
it may request that the City Staff to draft a resolution. Alternatively, the Board may request the 
further documentation. 
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/ 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 

FEE: $350.00 
CODE: A2112 
ID# -----
JPS# -----

ZONING BOARD OF APPEALS AREA VARIANCE APPLICATION 

PROPERTY ADDRESS: .tea fV/OAI/ S--f 

ZONING DISTRICT: /1tuil c[/:roJ, Cntwt9tt:Led. { C•-1.-AJ 

OWNER INFORMATION:( l '' 
Name: ..l(l ~k I/, i 07.e £::1'1 

Address: /7 /)~~() g_,J 

t?oit<J ~le tJ Y tu •1 

Phone: 
Email: 

APPLICANT INFORMATION: 
Name: ..S~ AJ a);o V-(_ 

' 

Address: 

Phone: 
Email: 

CONSULTANT INFORMATION: 

Name: 
Address: 

Phone: 
Email: 

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: feqd, tJ '&-,'ut lk(<{J 2-ri'9 Adnzlalf.i-~ 

Date of decision/determination/violation: ~/'d-: [ /do ~i 

Ple,ase note that a copy of tJ,e communication must he attached with tllls application. 

Revised June 2020: Previous Editions Obsolete 
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ZONING BOARD OF APPEALS AREA VARIANCE APPLICATION 
PROPERTY ADDRESS: ________________ _ 

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 

'l\-~-.3C~' 
I 9-- y. f (1Jml:< 
/?-'f,CJ(f)(IJ y 
J1•'f. f(1J(,)~ 

REQUIRING/PROHIBITING 

mi,lmtYr1 tf E~ fwfed/ /,ht 

b t1Jld: i tt 

11-'f,f{~J(,J :! -6~Cfl5'"--"AA4~----
l1-'f· 1 lfJCiJ '1 § wPV'ds 
VARIANCE REQUEST JUSTIFICATION 

REQUESTED VARIANCE 

t. J ' l0m-- Jiu. 
hfljl,f d/' 11' 

q Cl/~ 
/ J wNds 

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 to 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) Is the 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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•w--"11a:w ........ ,,.., 

PR ZONING BOARD OF APPEALS AREA VARIANCE APPLICATION 

OPERTY ADDREss: t.[?J Mai~ , f 

LIST OF REQUIRED ATTACHMENTS 

I • L~tter or communication which resulted in application to the ZBA. 

2. Site or Plot Plan: Nine (9) copies. 

3 • Color photos of site conditions: Nine (9) copies 

4. Complete Short EAF 

5 • Electronic file submission of the plot plan and color photos 

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

SIGNATURE AND VERIFICATION 

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

THE APPLICANT HEREBY STATES THAT ALL INFORMATION GNEN rs ACCURATE 

AS OF THE DATE OF APPLICATION. THE APPLICANT, IF NOT THE OWNER OF THE 

PROPERTY, HEREBY SWEARS THAT THIS APPLICATION IS MADE WITH Tiffi 

INFORMED KNOWLEDGE AND CONSENT OF THE OWNER. 

{e.-:I~ k 
SIGNATUREOF APPLICANT 

Print Name 

11 • t n11f!Z-~ 
0 

DATE 

Revised June 2020: Previous Editions Obsolete 
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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?       No, because both signs are for business 
use, away from the neighborhood, and are non-harmful.

2) Can the benefits sought be achieved by some other method feasibility 
for the applicant to peruse, other than an area variance? Identify what 
alternatives to the variance, if any, have been explores (for example, 
alternative designs, purchasing of contiguous properties) why is the 
variance necessary?      No, benefits sought cannot be achieved by 
some other method feasibility other than a variance. 

Yes, alternatives have been explored like having three different 
companies give opinions on both signs, they all stated no free-standing
sign will work because it has to be five feet from property line, which 
puts the sign in the middle of the parking lot and they stated the wall 
sign would have to be totally changed which will cost almost $3,000, 
unless we do a variance. 

Variance is necessary to approve the existing signs which will help our 
customers visualize our business. Our business is hidden between two 
apartments/businesses and many customers gave attested that they 
have never seen our business until the free sign was more visible to 
them. Also, the wall sign did exist from 2017/2018 and was approved 
with same height which is 4 feet and 4 inches. 

3) Is/ are the requested area variance(s) substantial? Explain why they 
are not substantial.  Yes, requested area variance(s) substantial due to 
the fact that the business is hidden and cannot be seen by future 
customers and to get customers and for customers to know that the 
business exists.  This allows the business to be seen by passing traffic. 

4) Will the variance(s) have an adverse effect on or impact on the 
physical environmental conditions in the neighborhood or district? Why
not? No, this variance will not have an impact or adverse effect on the 
physical environmental conditions in the neighborhood or the district 
because both signs are for advertising purposes of the business. 

5) Is the need for the area variance(s) the result of self-created difficulties
on your part, or unique to the property? Explain  
yes, in regard to the wall sign had to be brought down from above the 
overhead door due to renovations, while it was down we decided to 
change the only the wording on the sign since the other dealership did 
not exist anymore, company sign were contacted and they made the 
changes however, never mentioned anything about needing permits, 
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we also were not aware that we needed permits for that as well. In 
regard to the freestanding sign, it was changed as well, however as 
stated above same situation, not knowing permit needed and sign 
company not warning us, after the change was done, the sign fell on 
one of the dealer cars causing damage, sign company once again 
contacted, and it was moved due to that cause. 
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Saleh Hijazeen          3/22/2024 
650 Main St. 
Poughkeepsie, NY 12601 
 
 
Planning & Zoning 
62 Civic Center Plaza, 2nd Floor 
Poughkeepsie, NY 12601 
 
Dear Respected Members of the Zoning Board, 
 
We are writing this letter in regard to 650 Main St, where your approval is needed to keep an 
exciting wall sign and a freestanding sign.  
 
The old freestanding sign was dark in color, our business had lost financially due to poor 
visibility of our business. After installing this yellow bright color, many individuals have 
found this business. Many stated that they never knew this business/place excited until 
they saw the freestanding sign which had caught their attention, this had made a difference 
financially for the business. The wall sign did not make a difference.  
Our business is hidden, pictures provided for review. Many individuals do not realize that 
our business is there due to having a long parking lot and the building being way back and 
in between two other buildings. 
 
Thank you for the time and consideration. 
 
Respectfully,  
Saleh Hijazeen  
650 Main St 
(845) 243-1106 
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Page 1 of 3 

Short Environmental Assessment Form 
Part 1 - Project Information 

Instructions for Completing 

Part 1 – Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses become part of the 
application for approval or funding, are subject to public review, and may be subject to further verification.  Complete Part 1 based on 
information currently available.  If additional research or investigation would be needed to fully respond to any item, please answer as 
thoroughly as possible based on current information. 

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful to the 
lead agency; attach additional pages as necessary to supplement any item. 

Part 1 – Project and Sponsor Information 

Name of Action or Project: 

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone: 

E-Mail:
Address: 

City/PO: State: Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO YES 

2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval:

NO YES 

3. a. Total acreage of the site of the proposed action?     __________ acres 
b. Total acreage to be physically disturbed?     __________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?     __________ acres 

4. Check all land uses that occur on, arH adjoining Rr near the proposed action�

5.        Urban       Rural (non-agriculture)               ,ndustrial            Commercial          Residential (suburban) 

                         $TXaWLF              2WKHr�6SHFLI\��Ƒ  Forest          Agriculture

Ƒ  Parkland 
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify: ________________________________________________________________________________ 

NO YES 

�. a.    Will the proposed action result in a substantial increase in traffic above present levels?

b. Are public transportation services available at or near the site of the proposed action?

F. Are any pedestrian accommodations or bicycle routes available on or near WKH site of the proposed
action?

NO YES 

9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES 

10. Will the proposed action connect to an existing public/private water supply?

If No, describe method for providing potable ZaWHr: _________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

11. Will the proposed action connect to existing wastewater utilities?

If No, describe method for providing wastewater treatment: ______________________________________ 

_____________________________________________________________________________________________ 

NO YES 

��.  a. 'RHV WKH SrRMHFW VLWH FRnWaLn� Rr LV LW VXbVWanWLaOO\ FRnWLJXRXV WR� a bXLOGLnJ� arFKaHRORJLFaO VLWH� Rr GLVWrLFW 
ZKLFK LV OLVWHG Rn WKH 1aWLRnaO Rr 6WaWH 5HJLVWHr RI +LVWRrLF 3OaFHV� Rr WKaW KaV bHHn GHWHrPLnHG b\ WKH 
&RPPLVVLRnHr RI WKH 1<6 2IILFH RI 3arNV� 5HFrHaWLRn anG +LVWRrLF 3rHVHrYaWLRn WR bH HOLJLbOH IRr OLVWLnJ Rn WKH 
6WaWH 5HJLVWHr RI +LVWRrLF 3OaFHV"

arFKaHRORJLFaO VLWHV Rn WKH 1< 6WaWH +LVWRrLF 3rHVHrYaWLRn 2IILFH �6+32� arFKaHRORJLFaO VLWH LnYHnWRr\"

NO YES 

��. a.   Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _____________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

b. ,V WKH SrRMHFW VLWH� Rr an\ SRrWLRn RI LW� ORFaWHG Ln Rr aGMaFHnW WR an arHa GHVLJnaWHG aV VHnVLWLYH IRr
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�4. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

ƑShoreline     Ƒ Forest       Agricultural/grasslands        Early mid-successional

Wetland       Ƒ Urban       Suburban 

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO YES 

16. Is the project site located in the 100-year flood plan? NO YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe: 
_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

18. Does the proposed action include construction or other activities that ZRXOG result in the impoundment of water
or other liquids (e.g.� retention pond, waste lagoon, dam)?

If Yes, explain WKH purpose and size RI WKH LPSRXnGPHnW�BBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBB 

____________________________________________________________________________________________

_ 

NO YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?

If Yes, describe: _______________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

20.Has the site of the proposed action or an adjoining property been WKH subject of remediation (ongoing Rr
completed)            for hazardous waste?
If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________ 

NO YES 

I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF 
MY KNOWLEDGE 

    Date: _____________________ Applicant/sponsor�name: BBBBBBBBBBBBBBBBBBBBB______________________BBBBBBBBB __________________________   

Signature: _____________________________________________________7LWOH�BBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBB
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EAF Mapper Summary Report Friday, April 19, 2024 12:42 PM

Disclaimer:   The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks.  Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources in order 
to obtain data not provided by the Mapper. Digital data is not a 
substitute for agency determinations.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National or State 
Register of Historic Places or State Eligible 
Sites]

Yes

Part 1 / Question 12b  [Archeological Sites] Yes
Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

No

Part 1 / Question 15 [Threatened or 
Endangered Animal]

No

Part 1 / Question 16 [100 Year Flood Plain] No
Part 1 / Question 20 [Remediation Site] No

1Short Environmental Assessment Form - EAF Mapper Summary Report Page 105 of 146
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Najwa Alhejazien
Mid States on Main Street is less than 5 feet from the property line, is greater than 8 feet, and has more than 8 words.



McDonalds on Main Street is less than 5 feet from the property line, is greater than 8 feet 
and has 10 words. 
   
Kane Motors on Main Street is over 8 feet. 
  
Gino’s (wall sign) has more than three colors and more than five words more than 3 feet. 
  
Poughkeepsie Wines & Liquor is more than 8 feet tall closer than 5 feet from property line 
  
Market Fresh, less than 5 feet from property line, taller than 8 feet 
  
Big Tomato (wall sign) more than three colors, more than five words, more than 3 feet. 
 
Casa Latina, directly across the street. Greater than 8 feet, 8 words 
 
RAC, Main Street. Greater than 8 feet, 4 colors 
 
Mid Estates on Main Street is less than 5 feet from the property line, is greater than 8 feet, 
and has more than 8 words. 
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CITY OF POUGHKEEPSIE 
DEVELOPMENT DEPARTMENT 

JUNE 11, 2024 
 

AREA VARIANCE(S) REVIEW ANALYSIS 
 

Project 
Description: 

650 MAIN STREET: AREA VARIANCE  
Application for area variances for 650 Main Street to allow placement of a 
freestanding sign, requiring variances of Section 19-4.9(9)((d)(1) relative to set-
backs, Section 19-4.9(9)(d)(2) relative to height, Section 19-4.9(9)(d)(4) relative 
to number of words, and a wall sign, requiring variances of Section 19-
4.9(9)(i)(2) relative to height, Section 19-4.9(9)(i)(3) relative to number of colors 
and Section 19-4.9(9)(i)(4) relative to number of words. Owner/Applicant: Saleh 
Hijazee; Zoning District: C-2A; Grid #6161-49-620556; File #2024-010 

 
Review Date: 

 
May 31, 2024 

Staff: 
 
Judith Knauss, Deputy Zoning Administrator 
Lori Garcia, Municipal Administrative Assistant  

 
VARIANCES REQUESTED:  

1) Section 19-4.9(9)((d)(1), which requires a minimum set-back of 5 feet to a front property line for 
freestanding signs, to allow a set-back off less than one foot; 

2) Section 19-4.9(9)(d)(2), which limits the height of freestanding signs to 8 feet, to allow 11 feet; 
3) Section 19-4.9(9)(d)(4), which limits the number of words on a freestanding sign to five, to allow 

6 words; 
4) Section 19-4.9(9)(i)(2), which limits the height of wall signs to 3 feet, to allow 4 feet; 
5) Section 19-4.9(9)(i)(3), which limits the number of colors for wall signs to 3, to allow 4 colors;  
6) Section 19-4.9(9)(i)(4), which limits the number of words on a wall sign to 5, to permit 11 words.  

 
SEQR: Pursuant to the provisions of 6 CRR-NY 617.5, this project is classified as an unlisted 
action under SEQRA. 
 
DEFINITION OF "AREA VARIANCE:" 
Authorization by the Zoning Board of Appeals for the use of land in a manner which is not allowed by the 
dimensional or physical requirements of the applicable zoning regulations.   
INSTRUCTIONS TO THE ZONING BOARD OF APPEALS: 
The Board of Appeals, in the granting of area variances, shall grant the minimum variance deemed necessary 
and adequate and at the same time preserve and protect the character of the neighborhood and health, safety 
and welfare of the community.  The Board of Appeals shall have authority to impose such reasonable conditions 
and restrictions as are directly related to and incidental to the proposed use of the property.  Such conditions 
shall be consistent with the spirit and intent of the Zoning Ordinance and shall be imposed for purpose of 
minimizing any adverse impact such variance may have on a neighborhood or community.  In making its 
determination, the Zoning Board of Appeals shall take into consideration the benefit to the applicant if the 
variance(s) is granted, as weighed against the detriment to the health, safety and welfare of the neighborhood 
or community by such grant.  In making such determination, the Board shall also consider the following criteria: 
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 2 

CRITERIA FOR GRANTING AN AREA VARIANCE 
 
(i) Will an undesirable change be produced in the character of the neighborhood or will a detriment 
to nearby properties be created by the granting of the area variances? 
 
The signs could be said to add to the visual pollution of the area.  
 
(ii) Can the benefit sought by the applicant be achieved by some method feasible for the applicant 
to pursue, other than an area variance(s)? 
 
The applicant could consider modifications to both signs that would bring them closer in line to the  
requirements of the Ordinance. For example, the number of words on both signs could be reduced, as could the  
wall sign. Additionally, the height of both signs could be reduced, and the location of the freestanding sign  
could be changed so that it does not overhang the public sidewalk.   
 
iii)  Are the requested variances substantial?  
 
It could be said that the variances are substantial, as no effort appears to have been made to comply or bring 
the signs into closer compliance with the requirements of the sign ordinance.  
 
iv)  Will the proposed variances have an adverse effect or impact on the physical or environmental 
conditions in the neighborhood or district? 

   
 The variances might be said to have an adverse effect on the physical/environmental conditions in the area. 

The new sign ordinance was adopted in 2018 to address concerns about signage, including aesthetic 
concerns and concerns about proliferation of signs.  

 
 The only signs under review before the ZBA are the wall and freestanding signs of the instant application. 

While the applicant mentions other signs and includes photographs, these other signs are not relevant, as 
the signs may have been 1) installed prior to the adoption of the new sign ordinance in 2018; and/or 2) 
installed without permits or approvals.  

 
v)  Is the alleged difficulty self-created?  (Consideration shall be relevant to the decision of the 
Board of Appeals, but shall not necessarily preclude the granting of the area variance.) 

 
 The difficulty in complying with the ordinance is entirely self-created as the applicant installed the new 

signs without benefit of permits or approvals.  
 

Recommendations: 
 
It is recommended that the Board open the public hearing. 
Motion:  
Second:  
Carried:  

 
Public Comment(s) to be received: 
* 

It is recommended that the Board close/adjourn the public hearing. 
Motion:  
Second:  
Carried:  
 
 
If the Board feels the applicant has provided sufficient information regarding the proposed project 
they may request that the City Staff to draft a resolution of approval/denial OR the Board may 
request the applicant to submit further documentation. 
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Dutchess County Department of 
Planning and Development
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239 Planning/Zoning Referral - Exemption Communities
Municipality: City of Poughkeepsie     

Referring Agency: Zoning Board of Appeals

Tax Parcel Numbers(s): 5188770000

Project Name: Dutchess County Auto Repair Sign Variances

Applicant: Saleh Hijazeen

Address of Property: 650 Main St, Poughkeepsie, NY 12601

Date Response Requested: 6/3/2024

Entered By: Knauss, Judith

Actions Requiring 239 Review

Comprehensive/Master Plans

Zoning Amendments (standards, uses, 
definitions, district regulations, etc.)

Other Local Laws associated with zoning 
(wetlands, historic preservation, affordable 
housing, architectural review, etc.) 

Rezonings involving all map changes

Architectural Review

Site Plans (all)

Special Permits for all non-residential uses

Use Variances for all non-residential uses

Area Variances for all non-residential uses

Other (Describe): 

To
Co./Dept.
Fax #

Date              #pgs
From
Phone #F

ax
 In

fo
 

O
nl

y

Parcels within 500 feet of:

State Road: 

County Road: 

State Property (with recreation area 
or public building)

County Property (with recreation 
area or public building)

Municipal Boundary

Farm operation in an Agricultural 
District

Exempt Actions:*
239 Review is NOT Required

Administrative Amendments (fees, 
procedures, penalties, etc.)

Special Permits for residential uses 
(accessory apts, home occupations, 
etc.)

Use Variances for residential uses

Area Variances for residential uses

Renewals/Extension of Site Plans or 
Special Permits that have no changes 
from previous approvals

No Authority to review these Actions

Subdivisions / Lot Line Adjustments

Interpretations

Exempt Action submitted for informal 
review

*These actions are only exempt in municipalities that signed an intermunicipal agreemment with Dutchess County to that effect.*

Response From Dutchess County Department of Planning and Development
No Comments: Comments Attached:
Matter of Local Concern Local Concern with Comments

No Jurisdiction Conditional

No Authority Denial

Withdrawn Incomplete with Comments- municipality must resubmit to County

Incomplete - municipality must resubmit to County Informal Comments Only (Action Exempt from 239 Review)

Exempt from 239 Review

None

Date Submitted:

Date Received: 5/30/2024

Date Requested: 6/3/2024

Date Required: 6/28/2024

Date Transmitted: 6/7/2024

Additional materials received 5/30

Reviewer: 
Also mailed 
hard copy

Major Project

Referral #: ZR24-152

For County Office Use Only

Notes:

Date Printed: 6/7/2024
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Sue Serino 

County Executive 

Eoin Wrafter, AICP 

Commissioner 

Dutchess County Government 

Department of Planning & Development 

85 Civic Center Plaza, Suite 107, Poughkeepsie, NY 12601 | (845) 486-3600 | Fax: (845) 486-3610 
dutchessny.gov 

 

 

 

 

 

 

 

 

 

 

 

June 7, 2024 
 
To:   Zoning Board of Appeals, City of Poughkeepsie 
Re:  ZR24-152, Dutchess County Auto Repair Sign Variances 
 Lot:  518877, 650 Main Street 
 
The Dutchess County Department of Planning and Development has reviewed the subject referral within the 
framework of General Municipal Law (Article 12B, §239-l/m).  
 
ACTION 
 
The applicant is seeking six variances: 
For the monument sign: 

1. Less than 5 feet from the property line 
2. 11 feet tall where 8 feet is the maximum 
3. Six words where five are permitted 

For the wall sign: 
1. 4 feet 4 inches high where 3 feet is the maximum 
2. Four colors where three is the maximum 
3. Eleven words where five are permitted 

 
COMMENTS 
 
1. This property previously had a raised landscape bed that separated the parking area from the sidewalk. A 

similar pole sign was located at the rear edge of that barrier. The raised bed has since been removed, and the 
sign moved forward. The landscape barrier serves an important purpose, providing a barrier between people 
walking and cars in the lot, preventing cars from parking over the sidewalk, making the entrance clear, and 
visually distinguishing between the public way and private property. It is also required by 19-4.11 (b). 
Approval of any of the requested variances should be contingent on replacement of a buffer as described in that 
section. 
 

2. With the above condition, we find the variances for word count on the monument sign, the height of the wall 
sign, the colors of the wall sign, and the word count for the wall sign to be matters of local concern, though we 
suggest that the Board and applicant consider ways to reduce the substantiality of the wall sign word count 
variance, which as proposed is more than double what is allowed.  
 

3. The city has placed limits on the height and location of monument signs to reduce highway-style signage and 
ensure that the right-of-way remains clear. The applicant notes that the business across the street has a similar 
sign, which is taller and closer to the sidewalk than permitted. The existence of a nonconforming sign, 
especially one that has been in existence for a long time, is not in and of itself a reason to allow additional 
nonconforming signs. The goal is to slowly bring signage into conformance as the opportunity arises. We 
recommend that the variances for monument sign height and proximity to the property line be denied. 
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(ZR24-152, cont.) 
 
RECOMMENDATION 
For the reasons stated above, we recommend the Board condition approval of any variances on reestablishment of 
a landscaped buffer in accordance with 19-4.11 (b) and deny the requested variances for freestanding sign height 
and proximity to the parcel line. 
 

Voting and Reporting Requirements: If the Board acts contrary to our recommendation, the law requires 
that it do so by a majority plus one of the full membership of the Board and that it notify us of the reasons for 
its decision. 

 
 
Eoin Wrafter, AICP 
Commissioner 
By 

 
 
 

Dylan Tuttle, Senior Planner 
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IT IS A VIOLATION OF THE LAW FOR
ANY PERSON, UNLESS ACTING
UNDER THE DIRECTION OF A

LICENSED ARCHITECT OR ENGINEER,
TO ALTER AN ITEM IN ANY WAY. IF AN

ITEM BEARING THE SEAL OF AN
ARCHITECT OR ENGINEER IS

ALTERED, THE ALTERING ARCHITECT
OR ENGINEER SHALL AFFIX TO HIS
ITEM THE SEAL AND THE NOTATION

"ALTERED BY" FOLLOWED BY HIS
SIGNATURE AND THE DATE OF SUCH

ALTERATION, AND A SPECIFIC
DESCRIPTION OF THE ALTERATION.
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0 FT

0 FT

50'-0" FT +/-

0.155 ACRES / 6,770 S.F.

100%

0 FT

0 FT

0 FT

NONE

C-2 (Central Commercial District)

Mixed-Use Multi-Family

Site Plan ReviewPermitted with:

ProvidedRequired

Building Height

Percentage of
Lot Coverage

ProvidedRequired

Required

Proposed Use :

ZONE :

Rear

Side 'A'

Front

YARD SETBACKS

Lot Area

MINIMUM REQUIREMENTS

ZONING
INFORMATION

BULK TABLE REQUIREMENTS

Lot Width

Provided

Lot Frontage

NONE

NONE NONE

0 FT0 FTSide

Variance

55'-0" FT100 FT

MAXIMUM PERMITTED

ProvidedRequired

OFF-STREET PARKING REQUIREMENTS

Studio/Efficiency Apt.
(1) space/D.U. (10)= 10 spaces

28.5 spaces

1-Bedroom Apt.
(1.5) space/D.U.(9)= 13.5 spaces

Commercial - Retail
(1 space/300 Gross SF= 4 spaces)
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Off Street Parking shall be provided in accordance with the requirements of Section 19-4.3, and such parking shall be located
within 600 feet of the premises.

ProvidedRequired

OPEN SPACE REQUIREMENTS

Studio/Efficiency Apt.
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1-Bedroom Apt.
(300 SF per D.U. x 9 units=2,700)
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9,630 S.F.

2 Bedroom Apt.
(2) spaces/D.U.(1)= 1 space

2-Bedroom Unit.
(1,200 SF x 1 D.U.= 1,200 SF)
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(400 SF per D.U. x 1 units=400)

640 S.F.

21.5 spaces
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Variance

Variance

Variance
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CITY OF POUGHKEEPSIE 

DEVELOPMENT DEPARTMENT 

 JUNE 11, 2024 
AREA VARIANCE(S) REVIEW ANALYSIS 

 

Project Description: ”8” SOUTH CLINTON STREET 

Application for area variances relative to the proposed mixed-use 

development at “8” South Clinton Street, with 20 dwelling units and 

commercial space on the first floor, requiring variances of Section 19-

3.17(4)(b), requiring 16,400 square feet of lot area to allow 6,770 square 

feet; Section 19-3.15(4)(i), requiring 5100 square feet of usable open space 

for tenant recreational purposes to allow 4640 square feet; and Section 

194.3(11) requiring 29 off-street parking spaces to allow 7 off-street 

parking spaces. Owner: South Clinton Equities, LLC; 

Applicant/Consultant: Jason Lichwick Architecture PLLC; Grid #6161-22-

239997; Zoning District: C-2; File #2024-011 
Review Date(s): May 31, 2024 

Staff: Judith Knauss, Deputy Zoning Administrator 

 

VARIANCES REQUESTED: 
  

1) Section 19-3.17(4)(b), requiring 16,400 square feet of lot area, to allow 6,770 square feet;  

2) Section 19-3.15(4)(i), requiring 5100 square feet of usable open space for tenant 

recreational purposes, to allow 4640 square feet; and, 

3) Section 19-4.3(11, requiring 29 off-street parking spaces, to allow 7 spaces..  
 

SEQR: Pursuant to the provisions of 6 CRR-NY 617.5, this project is classified as an unlisted 

action under SEQRA. 
 

DEFINITION OF "AREA VARIANCE:" 

Authorization by the Zoning Board of Appeals for the use of land in a manner which is not allowed by the 

dimensional or physical requirements of the applicable zoning regulations.   

INSTRUCTIONS TO THE ZONING BOARD OF APPEALS: 

The Board of Appeals, in the granting of area variances, shall grant the minimum variance deemed necessary 

and adequate and at the same time preserve and protect the character of the neighborhood and health, safety 

and welfare of the community.  The Board of Appeals shall have authority to impose such reasonable conditions 

as are directly related to and incidental to the proposed use of the property, with such conditions consistent with 

the spirit and intent of the Ordinance and imposed for purpose of minimizing any adverse on a neighborhood 

or community.  The Zoning Board of Appeals shall take into consideration the benefit to the applicant if the 

variance(s) is granted, as weighed against the detriment to the health, safety and welfare of the neighborhood 

or community by such grant.  In making such determination, the Board shall also consider the following criteria: 
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CRITERIA FOR GRANTING AN AREA VARIANCE 

 

(i) Will an undesirable change be produced in the character of the neighborhood or will a detriment 

to nearby properties be created by the granting of the area variances? 

 

The variances might produce an undesirable change or be a detriment to nearby properties, inasmuch as the lot 

area and parking variances are considerable, with less than a quarter of the required spaces provided, and only 

40% of the lot area provided. While the lot is zoned C-2, it fronts South Clinton Street in a block that contains 

a mix on one, two, three and four family dwellings. Further, though the applicant asserts that there are other 

four story buildings in the vicinity, these buildings front Main Street. There are three existing three story 

buildings on South Clinton, 4, 14 and 16 South Clinton Street. The remaining buildings on South Clinton Street 

are all two stories in height. This building will not be in character with the neighborhood. 

 

(ii) Can the benefit sought by the applicant be achieved by some method feasible for the applicant 

to pursue, other than an area variance(s)? 

 

No economic or other information has been provided to justify the need for 20 dwelling units. Fewer units  

would lessen both the lot area and off-street parking requirements, thereby reducing the amount of variances  

requested, if any.  Additionally, it may be possible to meet the parking requirement by obtaining a waiver from  

the Planning Board based on proximity to municipal or private parking facilities, if available., negating the  

need for an off-street parking variance.  

 

iii)  Are the requested variances substantial?  

 

Both variances must be considered quite substantial, with a lot area variance of 60% and an off-street parking  

variance of 75%.  

 

iv)  Will the proposed variances have an adverse effect or impact on the physical or environmental 

conditions in the neighborhood or district? 

  

 The proposed variances could have an adverse impact on the physical or environmental conditions 

in the neighborhood. The off-street parking variance could lead to on-street parking congestion on 

South Clinton Street, and the density of the building is not in keeping with the neighborhood in 

which it is proposed to be located, which is a mix of one, two, three and four family dwelling (with 

the building one and two family dwellings. Allowing such an increase in density above what is 

actually permitted could impact the neighborhood negatively in a variety of ways, including traffic 

and parking.  
 

v)  Is the alleged difficulty self-created?  (Consideration shall be relevant to the decision of the 

Board of Appeals, but shall not necessarily preclude the granting of the area variance.) 

 

 The applicant has provided no justification for the variances, other than to cite the size of the lot. Why not 

design a project with fewer units that requires fewer, if any variances? The applicant is seeking what 

appears, without meaningful justification, an over-development of the parcel in question. Therefore, the 

difficulty appears to be self-created.  

 

Recommendations: 
 

It is recommended that the Board open the public hearing. 

Motion:  
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Second:  

Carried:  
 

Public Comment(s) to be received: 

* 

It is recommended that the Board close/adjourn the public hearing. 

Motion:  

Second:  

Carried:  

 

 

If the Board feels the applicant has provided sufficient information regarding the proposed project 

they may request that the City Staff to draft a resolution of approval/denial, or the Board may request 

further documentation. 
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239 Planning/Zoning Referral - Exemption Communities
Municipality: City of Poughkeepsie     

Referring Agency: Zoning Board of Appeals

Tax Parcel Numbers(s): 2399970000

Project Name: "8" South Clinton Street Mixed Use Area Variances

Applicant: Jason Lichwick Architecture PLLC

Address of Property: "8" South Clinton Street

Date Response Requested: 6/3/2024

Entered By: Knauss, Judith

Actions Requiring 239 Review

Comprehensive/Master Plans

Zoning Amendments (standards, uses, 
definitions, district regulations, etc.)

Other Local Laws associated with zoning 
(wetlands, historic preservation, affordable 
housing, architectural review, etc.) 

Rezonings involving all map changes

Architectural Review

Site Plans (all)

Special Permits for all non-residential uses

Use Variances for all non-residential uses

Area Variances for all non-residential uses

Other (Describe): 

To
Co./Dept.
Fax #

Date              #pgs
From
Phone #F

ax
 In

fo
 

O
nl

y

Parcels within 500 feet of:

State Road: 

County Road: 

State Property (with recreation area 
or public building)

County Property (with recreation 
area or public building)

Municipal Boundary

Farm operation in an Agricultural 
District

Exempt Actions:*
239 Review is NOT Required

Administrative Amendments (fees, 
procedures, penalties, etc.)

Special Permits for residential uses 
(accessory apts, home occupations, 
etc.)

Use Variances for residential uses

Area Variances for residential uses

Renewals/Extension of Site Plans or 
Special Permits that have no changes 
from previous approvals

No Authority to review these Actions

Subdivisions / Lot Line Adjustments

Interpretations

Exempt Action submitted for informal 
review

*These actions are only exempt in municipalities that signed an intermunicipal agreemment with Dutchess County to that effect.*

Response From Dutchess County Department of Planning and Development
No Comments: Comments Attached:
Matter of Local Concern Local Concern with Comments

No Jurisdiction Conditional

No Authority Denial

Withdrawn Incomplete with Comments- municipality must resubmit to County

Incomplete - municipality must resubmit to County Informal Comments Only (Action Exempt from 239 Review)

Exempt from 239 Review

None

Date Submitted:

Date Received: 5/9/2024

Date Requested: 6/3/2024

Date Required: 6/7/2024

Date Transmitted: 5/24/2024
Reviewer: 

Also mailed 
hard copy

Major Project

Referral #: ZR24-150

For County Office Use Only

Notes:

Date Printed: 5/24/2024
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