
 
City of Poughkeepsie  

Zoning Board of Appeals 
Meeting Agenda  

Common Council Chambers  
Tuesday, October 14, 2025  

6:00 PM 
 

I.  ROLL CALL 
  
II.  APPROVAL OF MEETING MINUTES 
  
 1. Approval of September 9, 2025 Meeting Minutes 
   
III.  ADJOURNED APPLICATION REVIEW  
  
 1. 105 ALBANY STREET: AREA VARIANCE 
   
IV.  ADJOURNED PUBLIC HEARINGS to November 10th 
  
 1. 101 SOUTH GRAND AVENUE: AREA VARIANCE 
   
 2. 100 NORTH HAMILTON STREET: AREA VARIANCE  
   
 3. 17 SOUTH HAMILTON STREET: AREA VARIANCE 
   
 4. 20 LEXINGTON AVENUE: AREA VARIANCE  -  ADJOURNED TO 

DECEMBER 9TH 
   
V.  PUBLIC HEARINGS & DELIBERATIONS 
  
 1. 22 PERSHING AVENUE: USE VARIANCE  

Application for use variance relative to the proposed use of the property at 
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22 Pershing Avenue as an automobile sales facility, requiring a variance of 
Section 19-5.5 of the Zoning Code, which prohibits automobile sales 
facilities in the MU-5 Zoning District in which the property is located. 
Owner: MVK Enterprises, Inc; Applicant: Frank Redl; Grid #6161-24-
427984; Zoning District: MU-5; File #2025-022 

   
 2. (121) LOT 314295 NORTH CLINTON STREET: AREA VARIANCE 

Application for area variances relative to the proposed construction of a two 
family dwelling on a vacant parcel on North Clinton Street known as 121, 
requesting variances of the following sections of the Zoning Code: Section 
19-2(3)(2), requiring a driveway 15 feet wide to allow a driveway ranging 
from 9 to 13 feet in width, and Section 19-6.2(1)(c ) requiring a driveway 15 
feet in width to allow a driveway ranging from 9 to 13 feet in width. 
Owner/Applicant: Julio Criolllo; Consultant: Mazzarelli Architecture & 
Planning PC; Grid: 6162-63-314295; Zoning District: RNC: File #ZBA2025-
029 

   
 3. 12 DUANE STREET: AREA VARIANCE 

Application for area variance relative to the proposed conversion of a 
single-family dwelling to a two-family dwelling at 12 Duane Street, 
requesting a variance of Section 19-6.2(11)(a) of the Zoning Code which 
requires a minimum of four (4) off street parking spaces to allow no off-
street parking. Owner: Ruben Ronda: Applicant/Consultant: Jason Lichwick 
Architecture PLLC; Grid # 6062-68-884319; Zoning District: RNC: File 
#2025-031 

   
 4. 141 N WATER STREET: INTERPRETATION 

Application for interpretation relative to the proposed construction of a 56-
unit multiple dwelling on the property at 141 North Water Street, and 
whether or not the definition of “story” provide in Section 19-10 of the 
Zoning Code was intended to reference average grade. The definition 
reads: That portion of a building included between the surface of any floor 
and the surface of the floor next above it or, if there be no floor above it, 
then the space between any floor and the ceiling next above it. If the 
finished floor level directly above a basement is more than six feet above 
grade, such basement shall be considered a “story.” Owner/Applicant: 141 
North Water Street LLC; Consultant/Agent for Owner: Natalie Quinn, KARC 
Consulting; Grid #6062-59-771405/783401/780411; Zoning District: 
Waterfront (W) File #ZBA2025-032 

   
VI.  ADJOURNMENT 
  
 1. Adjourn to MONDAY November 10, 2025 
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The City of 
Poughkeepsie New 

York 
 

Zoning Board of Appeals Meeting 
Minutes 

 
Tuesday, September 9, 2025 6:00 PM Common Council Chambers 

 

I. ROLL CALL 

Present: 
Chair Parker, Member Vinall, Member Klug, Member Phillips, 
Member Finnerman, Member Patterson 

 
Staff: Rebecca Valk, Corporation Counsel 
Judith Knauss, Deputy Zoning 
Administrator Lori Garcia, Board 
Administrative Assistant 

 
II. APPROVAL OF MEETING MINUTES 

 
APPROVAL OF AUGUST 12TH MEETING MINUTES 

A motion to Approve was made by Chair Parker and seconded by Member Phillips. 
 

Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
 

Ill.  ADJOURNED APPLICATION REVIEW/ PUBLIC HEARINGS FOLLOWING 

ADJOURNED TO OCTOBER 14TH MEETING 

 
1. 100 NORTH HAMILTON STREET: USE & AREA VARIANCE 

Motion to Open the Public Hearing: Member Chair Parker Second: 
Member Vinall Passed: 6:0:0 

Motion to Adjourn the Public Hearing: Member Chair Parker Second : 
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Member Klug Passed: 6:0:0 
2. 22 PERSHING AVENUE: USE VARIANCE 

Motion to Open the Public Hearing: Member Chair Parker Second : Member 
Phillips Passed: 6:0:0 

Motion to Adjourn the Public Hearing: Member Chair Parker Second : Member 
Klug Passed: 6:0:0 
3. 134 SMITH STREET: AREA VARIANCES 

Motion to Open the Public Hearing: Member Chair Parker Second : Member Klug 
Passed: 6:0:0 

Motion to Close the Public Hearing: Member Chair Parker Second : Member Klug 
Passed: 6:0:0 
4. 92 GARDEN STREET: USE VARIANCE 

Motion to Open the Public Hearing: Member Chair Parker Second : Member 
Vinall Passed: 6:0:0 

Motion to Adjourn the Public Hearing: Member Chair Parker Second : Member 
Vinall Passed: 6:0:0 

 
FOLLOWING ADJOURNED TO NOVEMBER 10TH MEETING 
1. 16 PERSHING AVENUE: AREA VARIANCE 

Motion to Open the Public Hearing: Member Chair Parker Second : Member Klug 
Passed: 6:0:0 

Motion to Adjourn the Public Hearing: Member Chair Parker Second : Member 
Vinall Passed: 6:0:0 
2. 185 SMITH STREET: AREA VARIANCES 

Motion to Open the Public Hearing: Member Chair Parker Second : Member 
Vinall Passed: 6:0:0 

Motion to Adjourn the Public Hearing: Member Chair Parker Second : Member 
Phillips Passed: 6:0:0 

 
IV. REVIEW OF RESOLUTIONS 

 
1.121 PARKER AVENUE: AREA VARIANCES 

Application for area variances relative to the proposed installation of a telecommunications 
facility (cell tower), at 121 Parker Avenue, requiring variances of Sections 19-3.25(8) Table 
3.25-2B(D), 19-3.25(8) Table 3.25-2B(G), 19-3.25(10)(0), 19- 3.25(11)(d), 19-3.25(13)(b)(4), 
19-3.25(14)(c ), 19-3.25(14)(d)(1), 19-3.25(4)(d)(2), 19- 
4.3(5)(b), 19-4.3(5)(C), relative to such mixed use. Owner: Parker Ave Realty, LLC; 
Applicant: Verizon Wireless of the East LP d/b/a Verizon Wireless; Consultant: 
Young/Sommer, LLC; Grid #6162-55-257465; Zoning District Formerly Walkway 
Gateway Mixed Use Commercial (now Walkway-Gateway); File #ZBA2024-015 

Presenting: Scott Olson, Consultant 
Steve Grassl, Airo Smith Development 

 
A motion to Approve was made by Chair Parker and seconded by Member Phillips. 

 
 
 
 

Page 5 of 103



 

3 
 

 
Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
 

V. PUBLIC HEARINGS & DELIBERATIONS 
 

1.17 SOUTH HAMILTON STREET: AREA VARIANCE 
Application for area variance relative to the proposed expansion and reuse of the 
property at 17 South Hamilton Street requiring a variance of Section 19-6.2(12)(b) 
requiring 23 parking spaces where O parking spaces are proposed and a waiver of 10 
parking spaces is requested from the Planning Board.  Owner/ Applicant: Y&S Group 
NY LLC; Consultant: KARC Planning Consultants; Grid #6162-78-166012; Zone: PID-B 
File #ZBA2025-026 
 
Presenting: Natalie Quinn, KARC Planning Consultants, LLC  
                   Jozlyn Young, KARC Planning Consultants, LLC 

 
A motion to Open the Public Hearing was made by Chair Parker and seconded by 
Member Klug. 
Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
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A motion to Adjourn the Public Hearing was made by Chair Parker and seconded by 
Member Vinall. 
 

Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
 
2.101 SOUTH GRAND AVENUE: AREA VARIANCE 

Application for area variances relative to the paving of two parking spaces requiring a 
variance of Section 19-2.1(2) allowing for a maximum driveway width of 15 feet, to allow 
for a driveway width of 61 feet, and Section 19-6.2(4)(b) requiring that where a parking 
area for three or more vehicles faces a property line, a planting area a minimum of three 
feet high and three feet wide planted three feet on center shall be provided between the 
parking area and the street or property line, to allow for no landscaping between the 
parking area and Fountainbrook Avenue. Owner/Applicant: Charlotte Trotter; Grid: 
#6161-49-586580; District:R2; File#: ZBA2025-002 

Presenting: Charlotte Trotter, Applicant 
Michael Berger, Consultant 

 
A motion to Open the Public Hearing was made by Chair Parker and seconded by 
Member Klug. 

 
Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
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A motion to Adjourn the Public Hearing was made by Chair Parker and seconded by 
Member Phillips. 

 

Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
  

3.105 ALBANY STREET: AREA VARIANCE 
Application for area variances relative to the proposed construction of a four family 
dwelling on a lot containing a two family dwelling. The proposal includes addition of a 
foot of property through subdivision to increase lot width from requiring variances of 
Section 19-2.3(2)(a) requiring a lot area of 6000 square feet to allow a lot of 3900 
square feet; Section 19-2.3(3)(c ) requiring a 5 foot side yard setback to allow a 4 foot 
south yard setback and a 1 to 2 foot north yard setback; Section 19-2.3(3)(g) requires 
that accessory structures be a minimum of 5- from a property line to allow the AC units 
to be 4 feet from the ; and, Section 19-6.2(11)(a) requires that five off-street parking 
spaces be provided where none are proposed. Owner: Hudson Venture Group LLC; 
Applicant: Michael Annunziato; Consultant: Studio 90 Design & Planning; Zoning 
District: RNC; Grid #6062-59-866456; File #2025-012 

Presenting: Michael Anunziato, Applicant 
 

A motion to Open the Public Hearing was made by Chair Parker and seconded by 
None. 
 

Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
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A motion to Close was made by Chair Parker and seconded by Member Phillips. 
 

Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
 

VI. ADJOURNMENT 
 

1. Adjourn meeting to October 14, 2025 

A motion to Adjourn was made by Chair Parker and seconded by Member Klug. 
 

Minutes of September 9, 2025 - VOICE VOTE 

Yes/Aye: Chair Parker, Member Vinall, Member Klug, Member Phillips, Member 
Finnerman, Member Patterson 

No/Nay: None 

Abstain: None 

Absent: None 

Result: Passed 
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Dutchess County Department of 
Planning and Development

Pl
ea

se
 Fi

ll 
in

 th
is 

se
cti

on

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

Referring Agency: Zoning Board of Appeals

Tax Parcel Numbers(s): 4279840000

Project Name: 22 Pershing Avenue Automobile Sales Use Variance

Applicant: Frank Redl

Address of Property: 92 Garden St, Poughkeepsie, NY 12601

Date Response Requested: 7/8/2025

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: 6/24/2025

Date Received: 6/24/2025

Date Requested: 7/8/2025

Date Required: 7/24/2025

Date Transmitted: 7/14/2025
Reviewer: 

Also mailed 
hard copy

Major Project

Referral #: ZR25-177

For County Office Use Only

Notes:

Date Printed: 7/14/2025
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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 

 

 

 

 

 

 

 

 

 

 

 

July 14, 2025 
 
To:   Zoning Board of Appeals, City of Poughkeepsie 
Re:  ZR25-177, 22 Pershing Ave Auto Sales Use Variance 
 Lot: 427984 
 
The Dutchess County Department of Planning & Development has reviewed the subject referral within the 
framework of General Municipal Law (Article 12B, §239-l/m).  
 
ACTION 
 
The applicant is seeking a use variance to permit auto sales and service in a zone where that is not permitted. The 
property has been a used car dealership for over a decade and opened during a time when the use was legal, but a 
certificate of occupancy for the use was never acquired and cannot now be issued.  
 
COMMENTS 
 
This is an unfortunate situation in which the failure to obtain a required approval has led to an application for a use 
variance, which has a very high threshold for approval. While sympathetic to the history, we must evaluate this 
application solely on its ability to pass the tests for use variance approval. Quoting from the NYS Department of 
State Zoning Board of Appeals handbook, “The rules laid down in the statutes and in the applicable cases are 
requirements. They must be used by zoning boards of appeals in reviewing applications for use variances. 
Furthermore, the board must find that each of the elements of the test has been met by the applicant.”1 
 
The applicant states that the 4-part use variance test “requires the ZBA to balance the benefit to the Applicant in 
granting the variance against the potential detriment to the surrounding properties and to the public health, safety 
and general welfare” (narrative pg. 5). This is incorrect. The balancing principle applies to area variances, while for 
a use variance the applicant must unequivocally meet all four test criteria. Those criteria are:  
 

1. Inability to otherwise realize a reasonable return 
2. Uniqueness of the property 
3. Adherence to neighborhood character 
4. Self-creation of the hardship 

 
For the first test, the applicant has not provided the full required financial analysis. Per state law and court 
precedent the applicant must prove, with competent financial evidence, that they cannot make a reasonable return 
on each and every use permitted under the zoning. In this case the justification simply states, without 
documentation, that renovation would be cost prohibitive, and provides similarly vague letters of support from 
real estate brokers. We find that this is not sufficient to justify the use variance. 
 
For the second test, the applicant has not demonstrated that the site is unique. The argument in the provided 
narrative is difficult to follow, but centers on the existing use of the property and the nature of the existing 
building. Neither of those is unique to the neighborhood, a point the applicant makes clear through references to 
their perspective that the new zoning is unsuitable for the area. Many of the applicant’s points in the narrative  

 

1 https://dos.ny.gov/system/files/documents/2024/09/zoning-board-of-appeals.pdf, pg. 16 
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(ZR25-177, cont.) 
 
are more akin to an argument for rezoning the neighborhood, and do not establish uniqueness for the purposes of 
a use variance.  
 
For the third test, there is a case that the variance would not alter the neighborhood, particularly given that the use 
is existing. This is an unusual circumstance given that the zoning at question is new and has a goal of encouraging 
an evolution of the neighborhood away from highway commercial/light industrial uses. 
 
For the fourth test, the applicant’s failure to verify proper permitting before purchasing the property would appear 
to constitute self-creation of the hardship. It is the responsibility of the purchaser to ensure that the business they 
are acquiring is operating legally.  
 
 
RECOMMENDATION 
For the reasons stated above, we recommend the Board deny the requested use variance. 
 

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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THE CITY OF POUGHKEEPSIE 
NEWYORK 

ZONING BOARD OF APPEALS 
62 CIVIC CENTER PLAZA, 2ND FLOOR 

POUGHKEEPSIE,  NY  12601 
Phone: (845) 451-4263 Fax: (845)  451-4006 

AREA VARIANCE APPLICATION 
 

PROPERTY ADDRESS:                                                                                               

ZONING  DISTRICT:    

OWNER  INFORMATION: 
Name:   
Address:    

 
Phone:   
Email:     

 
APPLICANT  INFORMATION: 
Name:   
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:       
 
Date of decision/determination/violation:      

 
 

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

FEE: $350 
CODE: A2112 
 
ID#:           
 
IPS#           
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121 NORTH CLINTON ST   

RNC - RESIDENTIAL NEIGHBORHOOD C  

JULIO CRIOLLO

7 SARAH ST

OSSINING, NY 10562

1-914-643-9470

SEE CONSULTANT INFO

JULIO CRIOLLO

SEE OWNER INFO ABOVE

MAZZARELLI ARCHITECTURE + PLANNING, PC

44 NORTH CLOVER ST

POUGHKEEPSIE, NY 12601

845-485-0275

MAZZARCH@MAZZARELLI.BIZ

JOSEPH O'BRIEN, DEPUTY ZONING ADMINISTRATOR

31 JULY 25
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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 REQUIRING/PROHIBITING REQUESTED VARIANCE 

 
 
 
 
 
 
 
 
 
 

 
VARIANCE REQUEST JUSTIFICATION 

 
Pursuant to Section 19-9.10(11)(c) 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. 
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121 NORTH CLINTON ST

19-2.3(2)

19-6.2(1)(c)

DRIVEWAY WIDTH

DRIVEWAY WIDTH

+/- 13' @ SIDEWALK, 9' DRIVEWAY  

+/- 13' @ SIDEWALK, 9' DRIVEWAY  
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ZONING BOARD OF APPEALS AREA VARIANCE 
APPLICATION 

PROPERTY ADDRESS:      
AREA VARIANCE REQUESTS 

 
LIST OF REQUIRED ATTACHMENTS 

 
I. Letter 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 GIVEN IS 
ACCURATE AS OF THE DATE OF APPLICATION. THE APPLICANT, IF NOT THE 
OWNER OF THE PROPERTY, HEREBY SWEARS THAT THIS APPLICATION IS MADE 
WITH THE INFORMED KNOWLEDGE AND CONSENT OF THE OWNER. 

 
            
SIGNATURE OF APPLICANT   DATE 
 
      

Print Name 
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MAZZARELLI ARCHITECTURE + PLANNING, PC 
44 NORTH CLOVER STREET 
POUGHKEEPSIE, NY 12601 

845 485 0275 V 
845 485 2601 F 

CITY OF POUGHKEEPSIE 
62 Civic Center Plaza, 2"d Floor 
Poughkeepsie, NY 12601 

Re: 121 North Clinton Street 
Poughkeepsie, NY 12601 

Dear Zoning Board Members: 

JOB #2101 
18 August 2025 

This letter is in response to the denial letter dated 31 July 2025 prepared by Joesph O'Brien, Deputy Zoning 
Administrator. The Site Plan has been revised to correct variances associated with Items #1 and #3. The 
remaining variances Items #2 & #4 pertain to the driveway width, the Zoning Code requires a 15' wide 
driveway and we are proposing a 13' to 9' wide driveway. 

The following are responses to the Area Variance Application. 

I) 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. 

Granting the variance will not produce an undesirable change in the character of the neighborhood or be a 
detriment to nearby properties, the proposed driveway width complies with standards from the previous code, 
that matches most residential driveways in the city. The wider 13' section is a function of connecting the 
existing curb cut to the proposed 9' driveway width. We are also aware the City Zoning Department is 
requesting a change to the zoning code similar to the previous requirements that, if passed will bring the 
driveway width into compliance. 

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

The benefit sought can only be achieved by reducing the width of the residence by 6', which would 
significantly impact the apartment layouts. 

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

The requested area variances are not substantial, the 9' driveway width is adequate for access to the rear yard 
and parking spaces. 

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

The variances will not have an adverse affect or impact on the physical or environmental conditions in the 
neighborhood or district because the adjacent properties have similar size driveway widths. 
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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 area variances is not the result of self-created difficulties, or unique to the property. We are 
expecting that the City Zoning Department's request for changing the driveway width requirements to be 
granted and that will make our driveway comply with same. 

Please do not hesitate to contact me if you have any questions, comments or concerns. 

Sincerely, 

f, /6„g„ 610( 

Steven Bernabe Jr 

2101-RESPONSE-18AUG25 DOC 
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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 I. 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 I. 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: 

2 FAMILY RESIDENCE & GARAGE: 121 NORTH CLINTON STREET, POUGHKEEPSIE, NY 12601 

Project Location (describe, and attach a location map): 
121 NORTH CLINTON STREET, POUGHKEEPSIE, NY 12601, SEE MAP ON DRAWINGS 

Brief Description of Proposed Action: 
CONSTRUCT 2-FAMILY RESIDENCE & 2 CAR GARAGE 

Name of Applicant or Sponsor: 

MAZZARELLI ARCHITECTURE + PLANNING, PC 

Telephone: 845-485-0275 

E-Mail: MAZZARCH@MAZZARELLI.BIZ 

Address: 

44 NORTH CLOVER ST 

City/PO: 
POUGHKEEPSIE 

State: 
NY 

Zip Code: 
12601 

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 

V 

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: BUILDING DEPT 

NO YES 

V 

3. a. Total acreage of the site of the proposed action? +1-.17 acres 
b. Total acreage to be physically disturbed? +/- .14 acres 
c. Total acreage (project site and any contiguous properties) owned 

or controlled by the applicant or project sponsor? 41' 39 acres 

4. Check all land uses that occur on, are adjoining or near the proposed action: 

IMI Urban III Rural (non-agriculture) rg Industrial rg Commercial MI Residential (suburban) 

Forest • Agriculture Aquatic M Other(Specify): 

Parkland 

Page 1 of 3 SEAF 2019 
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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 

V 

V 

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

V 

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 

V 

8. 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? 

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

NO YES 

V 

V 

V 

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 

V 

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

If No, describe method for providing potable water: 

NO YES 

V 

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

If No, describe method for providing wastewater treatment: 

NO YES 

V 

12. a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district 
which is listed on the National or State Register of Historic Places, or that has been determined by the 
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the 
State Register of Historic Places? 

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for 
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory? 

NO YES 

V 

V 

13. 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 

V El
V 

Page 2 of 3 
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Applicant/spon name: 

Signature: 

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

EIShoreline 0 Forest 0 Agricultural/grasslands 0 Early mid-successional 

Wetland 0 Urban 0 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? 

16. Is the project site located in the 100-year flood plan? 

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? 

NO YES 

NO YES 

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 would result in the impoundment of water 
or other liquids (e.g., retention pond, waste lagoon, dam)? 

If Yes, explain the purpose and size of the impoundment: 

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 the subject of remediation (ongoing or 
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 

MAZZARELLI ARCHITECTURE + PLANNING, PC Date: 18 AUG 25 

Title: PROJECT MANAGER 

PRINT FORM Page 3 of 3 
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EAF Mapper Summary Report Wednesday, August 13, 2025 4:31 PM 

6162-63-2 9 031 4-0000 

6162-63-2 90 307-000 

6162-63-28 9:303-0000 

6162-6 3-2892 99-0 000 

------__:4 c

61 62-63-2 882 95-00 001 0 *.., 
I C 

--
61 62-63-2 872 90-0009

1 Z 
.) 61 62-6 3-312 286-0 000 

.i.1--ILREittV6-1411 °‘,,arrnir SG -TiFt-En•-rap,--1. REMENT P I\ Esn Japar MET!, ESfl 

0  Eprgiiikf8Mbisri Or Esti litir_igilf4,1,113;:i)  St64ree) . aRL:ontrroutom, and 

1 i 61 62-63-311 278-0000_ 61620,45-eCill ti. ropunfty i 
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i 1 
6 62-63-322 31 3-000& ; /61 62-63-:3133 09-00 001 1 1 1 6•162 -63-328 3111-000 C 6162-6 3-320 313-0 000 ) i 

6162-63-314299-0000 

6162-63-31 3291-0000 6162-63-341286-000C 

Part 1 / Question 7 [Critical Environmental No 
Area] 

Part 1 / Question 12a [National or State No 
Register of Historic Places or State Eligible 

Sites] 

Part 1 / Question 12b [Archeological Sites] No 

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

Part 1 / Question 15 [Threatened or 
Endangered Animal] 

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 to 
confirm data provided by the Mapper or to obtain data not provided by 
the Mapper. 

Sand 

I ;Souffet• Esr HERE Garrnin USGS trternla ii,ICREIA11,17"3d
E,•1 an E5r 4pair, ESfi n 

Open.,5tr , ott4f0t9F.s, and tie GIS 
. 9° ri..gdwitrtits NPS  14W, User ritk Es1-HERE.

• 

Digital mapping data are not available or are incomplete. Refer to EAF 
Workbook. 

No 

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

Part 1 / Question 20 [Remediation Site] Yes 

Short Environmental Assessment Form - EAF Mapper Summary Report 
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VI. RATIONALE FOR REQUEST (Attach additional sheets as necessary):  

________________________________________________________________________  

________________________________________________________________________  

________________________________________________________________________  

________________________________________________________________________  

________________________________________________________________________  

________________________________________________________________________  

________________________________________________________________________  

________________________________________________________________________  

________________________________________________________________________   

________________________________________________________________________  

________________________________________________________________________ 

 

VII. LIST OF REQUIRED ATTACHMENTS 

1. Electronic version of all submission materials 

2. Site or plot plan (8) copies 

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

_______________________________________________________________________ 

_______________________________________________________________________ 

_______________________________________________________________________   

VIII. SIGNATURE AND VERIFICATION 

 

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

 

THE APPLICANT HEREBY STATES THAT ALL INFORMATION GIVEN ABOVE IS 

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

OWNER, HEREBY SWEARS THAT THIS APPLICATION IS MADE WITH THE 

INFORMED KNOWLEDGE AND CONSENT OF THE OWNER. 

 

_____________________________________________ 

Signature of Applicant 

 

DATE: _______________________________________ 

 

Natalie Quinn, agent for applicant

See attached cover letter.

Cover letter, prepared by KARC Planning Consultants
Elevations prepared by ADG
Average grad level computation prepared by ADG

September 10, 2025

Page 92 of 103



 

 

 
 
 
July 9, 2025 
 
 
 
To whom it may concern: 

 
Please accept this letter as written authorization that KARC Planning Consultants, Inc. is authorized to sign as 

Agent on behalf of 141 North Water Street, LLC, with respect to permits and applications before the City of 

Poughkeepsie. 

 

 
Sincerely,  

 
 
 
______________________________  
Jacob Wagschal 
141 North Water Street, LLC 
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Jozlyn Young

From: Judith Knauss <JKnauss@cityofpoughkeepsie.com>
Sent: Friday, August 8, 2025 8:59 AM
To: Natalie Quinn; Jozlyn Young
Cc: Rebecca A. Valk; Europa McGovern; Eric Philipp; Joseph O'Brien; Richard Distel; Tyler 

Maegerle; Lori Garcia
Subject: 141 North Water Street

Dear Ms. Quinn: 
 
The Development Department is in receipt of an application for site plan review relative to the proposed 
construction of a six-story building containing 56 dwelling units and both structured and surface accessory 
parking on three lots: 6062-59-771405 (141 North Water Street), 6062-59-783401 and 6062-59-780411. 
Additionally, the proposal calls for a subdivsion/lot line adjustment involving an adjoining parcel under diƯerent 
ownership at 9 Dutchess Street (6062-59-777390).  
 
First, please note that following consultation with the Corporation Counsel it has been determined that although a 
note on the Sheet LC-1 of the site plan set, entitled “Lot Line Alteration,” indicates that Dutchess County does not 
consider the “lot line alteration” between 141 North Water Street and 9 Dutchess Avenue to be a subdivision, the 
City of Poughkeepsie does consider this a subdivision. Therefore, an application for subdivision will be required. 
Additionally: 

1) There did not appear to be any indication of consent from the owner of 9 Dutchess Avenue to the 
subdivision/lot line adjustment; 

2) There is an approved site plan and an active building permit for grading of the property at 9 Dutchess 
Avenue. Any alteration of the lot lines would require an amended or new site plan approval;   

3) The approved grading plan for 9 Dutchess was classified as an unlisted subject to a coordinated review for 
the purposes of SEQRA. Therefore, any amendment of that site plan would require that SEQRA for the site 
be re-opened;  

4) There is a pending site plan for development of the parcel which would be materially aƯected by any 
alteration of lot lines; and,  

5) It also appears that the grading performed at 9 Dutchess Avenue may have encompassed grading of a 
portion of Grid #6062-59-771405 and #6062-59-783401.  

 
Second, the proposal has been reviewed for compliance with the provisions of the Zoning Code. The use is 
permitted, subject to the issuance of a special permit by the Planning Board pursuant to the provisions of Section 
19-5.5 “Principal Use Table”. However, the following deficiencies were identified to exist in the submission:  

1. Section 19-4.4(3)(e) allows for maximum lot coverage of 50% is permitted: 65.27% is proposed. 
2. Section 19-4.4(3)(f)(ii) allows for a maximum height of 5 stories or 60:’ the building has been 

determined to be 6 stories and 69’6” high; 
3. Section 19-6.2(1)(d) provides that no entrance or exit to any oƯ-street parking area with a capacity of 

more than 4 spaces shall exceed a grade excess of 10% at any point: the grade at the entrance to the 
property is 60.5 and entrance to the basement parking structure is 51.83 which equals 15.44%. 

4. Section 19-6.5(5)(c) states that a fence within a front yard shall not exceed a height of 3’ measured 
from sidewalk grade: a 4’ fence is proposed within the northern portion of the front yard; and, 

5. Section 19-6.8(1)(b) states that elevator penthouses shall be setback 1’ from the edge of the roof for 
each additional foot in height greater than the permitted height: the elevator penthouse appears to be 
located on the edge of the roof while the proposed building exceeds the maximum height allowed.  

 
Therefore, the application is denied. You may, within sixty days of the date of this letter, either: 
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2

1) Amend the plan to reflect compliance with the provisions of the Zoning Ordinance as outlined herein; or 
2) Make application to the Zoning Board of Appeals, requesting that variances be granted. 

 
Please be advised that for the purposes of SEQRA, the application has been classified as an Unlisted action 
subject to a coordinated review. Once the application for subdivision and the application to the Zoning Board of 
Appeals have been received, the matter will be referred to the Planning Board for declaration of lead agency and 
circulation to involved agencies.  
 
Please feel free to contact us if you have any questions in this regard.  
 
Very truly yours, 
Judith Knauss 
Deputy Zoning Administrator 
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PO Box 924 |Poughkeepsie NY 12602 | 845.874.7166 | natalie@karcpc.com 
DBE Certified |WBE in NY and NJ |US SBA WOSB & EDWOSB Certified 

 

September 10, 2025 
 
Scott Parker, Zoning Board of Appeals Chair 
62 Civic Center Plaza 
Poughkeepsie, NY 12601 
 
Lori Garcia, Board Administrative Assistant 
62 Civic Center Plaza 
Poughkeepsie, NY 12601 
 
Re:   141 N Water Street 
  6062-59-771405 

City of Poughkeepsie 
Interpretation Request 
  

Dear Chair Parker and Ms. Garcia: 
 
The applicant is seeking to construct a 56-unit multifamily development at 141 N Water Street (lot 
771405). The property is approximately 1.028 acre and is located in the Waterfront (W) Zoning district. 
 
In the Deputy Zoning Administrator’s August 8, 2025 determination letter, Ms. Knauss determined the 
proposed building to be 6 stories and measured 69’6” in height, exceeding the maximum allowed 
under Section 19-4.4(3)(f)(ii), which permits building up to five stories or 60’. 
 
Following that determination, the applicant met with Development Department to provided additional 
information regarding: 

• Significant grade changes onsite, 
• The loss of land and topography at 141 N Water Street due to excavation on an adjacent parcel, 

and  
• Diagrams illustrating the resulting “average grade” and the proposed original building height of 

63.32’.  
 
Furthermore, the proposed construction type has since been modified, and the building height 
reduced to 59’-11 7/8”, as shown on the attached elevations. This height is calculated from the average 
grade plan (55.18’) to the top of the flat roof (115.17’), in accordance with the City Code definition of 
height: 
 

“Height… is determined by measuring the vertical distance between the average ground level 
around the perimeter of the building to the highest point of the roof for flat roofs.” 
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PO Box 924 |Poughkeepsie NY 12602 | 845.874.7166 | natalie@karcpc.com 
DBE Certified |WBE in NY and NJ |US SBA WOSB & EDWOSB Certified 

 

 
At a workshop discussion with City Staff on September 4, 2025, the Building Inspector confirmed that 
the proposed structure would be deemed five (5) stories under NYS Building Code. Both the 
Development Department and Building Department also agreed that the proposed height, in feet, 
complies with the Zoning Code maximum height of 60 feet. However, the classification of the building 
in terms of stories, and the intent of the City of Poughkeepsie Zoning Code definition of ‘story,’ 
requires interpretation by the Zoning Board of Appeals. 
 
The building consists of five stories above a basement parking level. Under the NYS Building Code, this 
is classified as five stories based on the following definitions: 
 

• Story Above Grade Plane: A story where the floor above is more than 6 feet above the grade 
plane, or more than 12 feet above finished ground at any point. 

• Grade Plane: The average of the finished ground levels adjoining the building at exterior walls. 
• Basement: A story that is not a story above the grade plane (see “story above grade plane” 

definition above). 
 
The City of Poughkeepsie Zoning Code provides parallel definitions, but does not explicitly reference 
“average” grade:  
 

• Story: That portion of a building included between the surface of any floor and the surface of the 
floor next above it or, if there be no floor above it, then the space between any floor and the 
ceiling next above it. If the finished floor level directly above a basement is more than six feet 
above grade, such basement shall be considered a “story.” 

• Basement: A story partly below curb level but having at least ½ of its height, measured from 
floor to ceiling above the average finished grade of the ground adjoining the building. 

 
These definitions indicate that whether a basement counts as a “story” depends on its relation to the 
average finished grade, not an isolated ground point. In the present case, more than half of the 
basement is below grade, and the floor above it is not more than six feet above average grade. 
Accordingly,  

• The basement does not constitute a story under NYS Building Code,  
• The basement meets the definition of “basement” under both codes, and  
• The building is properly classified as a five-story structure over a single basement level. 

 
 
Based on these findings, we respectfully request that the Zoning Board of Appeals confirm that the 
intent of the City of Poughkeepsie zoning code definition for “story” was to reference average grade. 
The proposed building would then be classified as a five-story structure over a single-story basement 
and be compliant with the W District’s maximum height limitation of five stories and 60 feet. 
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PO Box 924 |Poughkeepsie NY 12602 | 845.874.7166 | natalie@karcpc.com 
DBE Certified |WBE in NY and NJ |US SBA WOSB & EDWOSB Certified 

 

We kindly request to be placed on the next available Zoning Board of Appeals meeting to discuss this 
interpretation of Story. Please advise if you require anything further. 
 
Thank you. 
Sincerely,      
 
__________________________ 
Natalie Quinn, Agent for Applicant 
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Average 
Elevation

% of Building 
Perimeter

Average 
Grade 

Wall Length / Building 
Perimeter

Avg. Elev. x % 
Bldg Perimeter

610 60.00 21% 12.49
610 60.00 9% 5.41
610 58.98 14% 8.51
610 51.00 15% 7.86
610 51.06 30% 15.07
610 54.05 11% 5.85

Total for: Total Building 610 100% 55.18

Wall Length 
(in feet)

Point 1 Point 2
Distance

(in feet)
Average 

Elevation
% of wall 

length
Average Grade 

change
Notes

Dist. Between
Pt 1 and Pt2

Avg. Elev. Between 
Pt 1 and Pt2

Wall Length / Total 
Length

Avg. Elev. x % Length 
of Wall

127 60 60 22 60 17% 10
127 60 60 105 60 83% 50

Total for: 1 Southeast Wall 127 100% 60.00

Wall Length 
(in feet)

Point 1 Point 2
Distance

(in feet)
Average 

Elevation
% of wall 

length
Average Grade 

change
Notes

Dist. Between
Pt 1 and Pt2

Avg. Elev. Between 
Pt 1 and Pt2

Wall Length / Total 
Length

Avg. Elev. x % Length 
of Wall

55 60 60 48 60 87% 52
55 60 60 7 60 13% 8

1 Southeast Wall

6 Northeast Wall 66

2 East Wall

5 North Wall 180

                              Jason T. Anderson Architect, P.C. 
                              dba ADG Architects and Anderson Design Group
                              Architecture n Planning n Interiors

25106 141 PK
Average Grade Computation | 08-26-25

127

88
94

Total Building

2 East Wall 55
3 South Wall
4 West Wall

Perimeter of Building 
(in feet)

Wall Length 
(in feet)

1 Southeast Wall
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 25106 141 PK 
Average Grade Computation | 07-18-25

Page 2 of 3  

Total for: 2 East Wall 55 100% 60.00

Wall Length 
(in feet)

Point 1 Point 2
Distance

(in feet)
Average 

Elevation
% of wall 

length
Average Grade 

change
Notes

Dist. Between
Pt 1 and Pt2

Avg. Elev. Between 
Pt 1 and Pt2

Wall Length / Total 
Length

Avg. Elev. x % Length 
of Wall

88 60 60 7 60 8% 5
88 60 60 15 60 17% 10
88 60 60 46 60 52% 31
88 60 51 20 55.5 23% 13

Total for: 3 South Wall 88 100% 59

Wall Length 
(in feet)

Point 1 Point 2
Distance

(in feet)
Average 

Elevation
% of wall 

length
Average Grade 

change
Notes

Dist. Between
Pt 1 and Pt2

Avg. Elev. Between 
Pt 1 and Pt2

Wall Length / Total 
Length

Avg. Elev. x % Length 
of Wall

94 51 51 94 51 100% 51

Total for: 4 West Wall 94 100% 51

Wall Length 
(in feet)

Point 1 Point 2
Distance

(in feet)
Average 

Elevation
% of wall 

length
Average Grade 

change
Notes

Dist. Between
Pt 1 and Pt2

Avg. Elev. Between 
Pt 1 and Pt2

Wall Length / Total 
Length

Avg. Elev. x % Length 
of Wall

180 51 52 5 51.5 3% 1.431
180 52 52 93 52 52% 26.867
180 52 49 40 50.5 22% 11.222
180 49 49 29 49 16% 7.894
180 49 52 13 50.5 7% 3.647

Total for: 5 North Wall 180 100% 51.06

3 South Wall

4 West Wall

5 North Wall
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Wall Length 
(in feet)

Point 1 Point 2
Distance

(in feet)
Average 

Elevation
% of wall 

length
Average Grade 

change
Notes

Dist. Between
Pt 1 and Pt2

Avg. Elev. Between 
Pt 1 and Pt2

Wall Length / Total 
Length

Avg. Elev. x % Length 
of Wall

66 49 52 11 50.5 17% 8.417
66 52 52 25 52 38% 19.697
66 52 60 22 56 33% 18.667
66 60 60 8 60 12% 7.273

Total for: 6 Northeast Wall 66 100% 54.05

6 Northeast Wall

Page 103 of 103


	I. ROLL CALL
	II. APPROVAL OF MEETING MINUTES
	1. Approval of September 9, 2025 Meeting Minutes
	ZBA 9.9.24 Draft Minutes


	III. ADJOURNED APPLICATION REVIEW 
	1. 105 ALBANY STREET: AREA VARIANCE

	IV. ADJOURNED PUBLIC HEARINGS to November 10th
	1. 101 SOUTH GRAND AVENUE: AREA VARIANCE
	2. 100 NORTH HAMILTON STREET: AREA VARIANCE
	3. 17 SOUTH HAMILTON STREET: AREA VARIANCE
	4. 20 LEXINGTON AVENUE: AREA VARIANCE  -  ADJOURNED T

	V. PUBLIC HEARINGS & DELIBERATIONS
	1. 22 PERSHING AVENUE: USE VARIANCE Application for u
	22 Pershing_1_Application Form - 6-9-2025
	22 Pershing_5_SEAF with Mapper - 6-9-2025
	22 Pershing_6_ZBA revised Narrative 9-2025
	22 Pershing_6_Construction Estimate 7.29.25
	22 Pershing_7_County Planning Comments 7.14.25

	2. (121) Lot 314295 North Clinton Street: Area Varian
	121 N CLINTON ST_1_APPLICATION FORM_18AUG25
	121 N CLINTON ST_2_COVER LETTER_18AUG25
	121 N CLINTON ST_3_SITE PLAN SET_18AUG25
	121 N CLINTON ST_4_PHOTOS_18AUG25
	121 N CLINTON ST_5_SEQRA_18AUG25
	121 N CLINTON ST_6_DENIAL_31JUL25

	3. 12 DUANE STREET: AREA VARIANCEApplication for area
	12 Duane St_1_ZBA Application
	12 Duane St_3_Survey
	12 Duane St_5_ Short EAF
	12 Duane Street_6_Photo

	4. 141 N WATER STREET: INTERPRETATIONApplication for 
	141 N Water St_1a_ZBA Request for Interpretation_2025.09.10
	141 N Water St_1b_ZEO Letter_2025.08.08
	141 N Water_2_Cover Letter_2025.09.10
	141 N Water_3_Site Plan_2025.09.09
	141 N Water_4_Elevations_2025.09.02
	141 N Water_6_Supp_Average Grade Level Computation_2025.08.26


	VI. ADJOURNMENT
	1. Adjourn to MONDAY November 10, 2025




