
 
City of Poughkeepsie  

Zoning Board of Appeals 
Meeting Agenda 

Common Council Chambers  
Tuesday, July 12, 2022  

6:00 PM 
 

I.  CALL TO ORDER 
  
II.  APPROVAL OF MEETING MINUTES 
  
 1. APPROVAL OF JUNE 14, 2022 MINUTES 
   
III.  PUBLIC HEARINGS & DELIBERATIONS 
  
 1. 135 MAIN STREET: AREA VARIANCES: PUBLIC HEARING 

POSTPONED TO AUGUST 
   
 2. 15 NORTH CHERRY STREET: AREA VARIANCES  

Application for area variances relative to the proposed conversion of the 
existing building at 15 North Cherry Street from a warehouse to a multiple 
residence containing 42 dwelling units, including site improvements such as 
off-street parking, a playground and a dog park. Variances are requested of 
Section 19.4.3(11) requiring 73 parking spaces to allow 22, Section 19-
4.13(1) prohibiting front yard parking to allow front yard parking, and 
Section 19-4.18(2)(a) which prohibits uses within 30 feet of the Fallkill 
Creek to allow a refuse area within that distance. Owner: North Cherry 
Holdings, LLC; Applicant: Chaim Hirsh; Consultant: AB Architekten; Grid 
#6162-77-092099; Zoning District: General Commercial (C-3) District; File 
#2022-009 
 

   
 3. 117 NORTH HAMILTON STREET AREA VARIANCES 

Application for area variances relative to the proposed construction of a 
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wholesale storage, warehousing, manufacturing, creative, retail, contracting 
business.   Variances are requested of Section 19- 3.29(4)(d) which 
requires a 25 foot landscape buffer to allow a fence on the north boundary, 
and Section 19-4.14(3)(a) which prohibits a fence within 10 feet of a wall 
containing legal windows to allow a fence within 10 feet of the wall of the 
building to the north. Owner: 117 N Hamilton, LLC/North Hamilton Parcel 
LLC; Applicant: Baxter Development Corp.; Consultant: Rohde, Soyka & 
Andrews, Consulting Engineers, PC; Grid #6162-63-
271278/266293; Zoning District: Light Industrial (I-1) District; 
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CITY OF POUGHKEEPSIE
ZONING BOARD OF APPEALS

MEETING AGENDA FOR TUESDAY, JULY 12, 2022
3RD FLOOR CITY HALL, 62 CIVIC CENTER PLAZA

I. CALL TO ORDER

II. APPROVAL OF JUNE 14, 2022 MINUTES

III. PUBLIC HEARINGS & DELIBERATIONS

1) 135 MAIN STREET: AREA VARIANCES: 
PUBLIC HEARING POSTPONED TO AUGUST

2) 15 NORTH CHERRY STREET: AREA VARIANCES 
Application for area variances relative to the proposed conversion of the existing building 
at 15 North Cherry Street from a warehouse to a multiple residence containing 42 dwelling 
units, including site improvements such as off-street parking, a playground and a dog park. 
Variances are requested of Section 19.4.3(11) requiring 73 parking spaces to allow 22, 
Section 19-4.13(1) prohibiting front yard parking to allow front yard parking, and Section 
19-4.18(2)(a) which prohibits uses within 30 feet of the Fallkill Creek to allow a refuse 
area within that distance. Owner: North Cherry Holdings, LLC; Applicant: Chaim Hirsh; 
Consultant: AB Architekten; Grid #6162-77-092099; Zoning District: General 
Commercial (C-3) District; File #2022-009

3)  117 NORTH HAMILTON STREET AREA VARIANCES
Application for area variances relative to the proposed construction of a wholesale storage, 
warehousing, manufacturing, creative, retail, contracting business.  Variances are 
requested of Section 19- 3.29(4)(d) which requires a 25 foot landscape buffer to allow a 
fence on the north boundary, and Section 19-4.14(3)(a) which prohibits a fence within 10 
feet of a wall containing legal windows to allow a fence within 10 feet of the wall of the 
building to the north. Owner: 117 N Hamilton, LLC/North Hamilton Parcel LLC; 
Applicant: Baxter Development Corp.; Consultant: Rohde, Soyka & Andrews, Consulting 
Engineers, PC; Grid #6162-63-271278/266293; Zoning District: Light Industrial (I-1) 
District;
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A-100.00

SITE PLAN

15 NORTH CHERRY ST

03.29.22REVISION
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CITY OF POUGHKEEPSIE, NY
15 NORTH CHERRY STREET
15 NORTH CHERRY STREET,
POUGHKEEPSIE, NY 12601
0.90 ACRES OR + 39,204 SQ FT

PROPERTY LOCATION AND SIZE

JURISDICTION
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SECTION 6162, BLOCK 79, LOT 344012

NORTH 15 CHERRY STREET
POUGHKEEPSIE, NEW YORK 12601
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PARCEL DATA
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PROJECT
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326997
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339035
348034
356033
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519 MAIN ST, POUGHKEEPSIE 126010000 0.01 ACRES YEUNG , SHING FU (PRIMARY) 1055 DUTCHER DR, FISHKILL NY 12524
8 N CHERRY ST, POUGHKEEPSIE 126010000 0.43 ACRES NORTH CHERRY STREET HOUSING (PRIMARY) 313 MILL ST, POUGHKEEPSIE NY 126010000
N CHERRY ST, POUGHKEEPSIE 126010000 0.25 ACRES NORTH CHERRY STREET HOUSING (PRIMARY) 313 MILL ST, POUGHKEEPSIE NY 126010000
418 MAPLE ST, POUGHKEEPSIE 126010000 0.04 ACRES MCGRANE , PETER (PRIMARY) 164 WHITMAN RD, YONKERS NY 107100000
420-422 MAPLE ST, POUGHKEEPSIE 126010000 0.14 ACRES JOHNSON , NICHOLAS (PRIMARY) 19 IRELAND DR, POUGHKEEPSIE NY 126030000
MAPLE ST, POUGHKEEPSIE 126010000 0.04 ACRES JOHNSON , NICHOLAS (PRIMARY) 19 IRELAND DR, POUGHKEEPSIE NY 126030000
17 ROSE ST, POUGHKEEPSIE 126010000 0.84 ACRES FALLKILL COMMONS HOUSING (PRIMARY) 313 MILL ST, POUGHKEEPSIE NY 126010000

358007 9 ROSE ST, POUGHKEEPSIE 126010000 0.17 ACRES JANENDO , JOHN JR A (PRIMARY) 9 ROSE ST, POUGHKEEPSIE NY 126010000
356004 7 ROSE ST, POUGHKEEPSIE 126010000 0.17 ACRES MARKOVIC , ANTO (PRIMARY) 40 OLD ROUTE 52, STORMVILLE NY 12582
354999 ROSE ST, POUGHKEEPSIE 126010000 0.22 ACRES FALLKILL COMMONS HOUSING (PRIMARY) 313 MILL ST, POUGHKEEPSIE NY 126010000
343990 521 MAIN ST, POUGHKEEPSIE 126010000 0.54 ACRES 521-527 MAIN STREET CORP (PRIMARY) PO BOX 4, BILLINGS NY 125100000

1/16" = 1'-0"
3 SITE PLAN.

NO EXISTING OR PROPOSED EASEMENTS, RIGHTS-OF-WAYS, SETBACKS, RESERVATIONS AND REARS DEDICATED TO PUBLIC USE,
COVENANTS OR DEED RESTRICTIONS WITHIN, ADJACENT OR OTHERWISE PERTAINING TO THE PROPERTY. 
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Page 13 of 121



1ST FLOOR
0' - 0"

2ND FLOOR
12' - 6"

3RD FLOOR
24' - 6"

CELLAR
-11' - 0"

ROOF
37' - 2"

BULKHEAD
47' - 2"

T.O. PARAPET
38' - 7"

BULKHEAD

PAINTED METAL RAILINGS

EXISTING BRICK FACADE, TO BE RESTORED

REPLACEMENT WINDOWS, TYP.

PAINTED METAL STAIR

NEW GLAZED STOREFRONT

50'10'0' 100'

1ST FLOOR
0' - 0"

2ND FLOOR
12' - 6"

3RD FLOOR
24' - 6"

CELLAR
-11' - 0"

ROOF
37' - 2"

BULKHEAD
47' - 2"

T.O. PARAPET
38' - 7"

50'10'0' 100'

BULKHEAD

PAINTED METAL RAILING

EXISTING BRICK FACADE, TO 
BE RESTORED

REPLACEMENT WINDOWS, TYP.

8
9

6
7

3
4

1
2

5

10

62 Allen Street,  2nd Fl
New York  New York 10002

T  212.334.1232
F 212.334.4520

www.abarchitekten.com

This drawing is copyrighted and it is the sole 
property of AB Architekten. Any reproduction or 
other use of this drawing without consent of the 
Architect is prohibited.

DRAWING TITLE

CHECKED BY

SCALE DATE

PROJECT #

DRAWING #

#

ISSUES / REVISIONS

AB

OWNER

3/32" = 1'-0" 03.29.22

A-401.00

EAST AND WEST
ELEVATIONS

15 NORTH CHERRY ST

25 OF 42

3/32" = 1'-0"
1 WEST ELEVATION

3/32" = 1'-0"
2 EAST  ELEVATION

03.29.22REVISION

SUBMISSION 02.22.22

JANET REDI TRUST
2 SEDGWICK ROAD
POUGHKEEPSIE, NY 12603

Page 14 of 121



1ST FLOOR
0' - 0"

2ND FLOOR
12' - 6"

3RD FLOOR
24' - 6"

CELLAR
-11' - 0"

ROOF
37' - 2"

BULKHEAD
47' - 2"

T.O. PARAPET
38' - 7"

BULKHEAD

PAINTED METAL RAILING

EXISTING BRICK FACADE, TO 
BE RESTORED

REPLACEMENT WINDOWS, TYP.

PAINTED METAL 
BREEZEWAY AND 
RAILINGS, TYP.

50'10'0'

1ST FLOOR
0' - 0"

2ND FLOOR
12' - 6"

3RD FLOOR
24' - 6"

CELLAR
-11' - 0"

ROOF
37' - 2"

BULKHEAD
47' - 2"

T.O. PARAPET
38' - 7"

BULKHEAD

PAINTED METAL RAILING

EXISTING BRICK FACADE, TO 
BE RESTORED

REPLACEMENT WINDOWS, TYP.

PAINTED METAL 
BREEZEWAY AND 
RAILINGS, TYP.

50'10'0'

8
9

6
7

3
4

1
2

5

10

62 Allen Street,  2nd Fl
New York  New York 10002

T  212.334.1232
F 212.334.4520

www.abarchitekten.com

This drawing is copyrighted and it is the sole 
property of AB Architekten. Any reproduction or 
other use of this drawing without consent of the 
Architect is prohibited.

DRAWING TITLE

CHECKED BY

SCALE DATE

PROJECT #

DRAWING #

#

ISSUES / REVISIONS

AB

OWNER

3/32" = 1'-0" 03.29.22

A-402.00

SOUTH AND NORTH
ELEVATIONS

15 NORTH CHERRY ST

04 OF 04

3/32" = 1'-0"
1 NORTH ELEVATION

03.29.22REVISION

SUBMISSION 02.22.22

3/32" = 1'-0"
2 SOUTH ELEVATION

JANET REDI TRUST
2 SEDGWICK ROAD
POUGHKEEPSIE, NY 12603

Page 15 of 121



Page 16 of 121



Page 17 of 121



Page 18 of 121



Page 19 of 121



Page 20 of 121



Page 21 of 121



Page 22 of 121



Page 23 of 121



Page 24 of 121



Page 25 of 121



Page 26 of 121



Page 27 of 121



Page 28 of 121



Page 29 of 121



Site Demolition Plan

Site Plan

1st & 2nd Floor Plans 

3rd Floor & Roof Plans 
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15 North Cherry Street
Poughkeepsie, New York

June 14, 2022
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NEW YORK 2 MAY 24, 2022

15 NORTH CHERRY STREET POUGHKEEPSIESITE DEMOLITION PLAN
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NEW YORK 6 MAY 24, 2022

15 NORTH CHERRY STREET POUGHKEEPSIEAREA TABULATIONS

FLOOR 3‐STORY BLDG GROSS F.A. 1‐STORY BLDG GROSS F.A. TOTAL GROSS F.A.
CELLAR 5,274.89 5,274.89
1ST FLOOR 10,549.39 3,489.79 14,039.18
2ND FLOOR 10,292.39 10,292.39
3RD FLOOR 10,292.39 10,292.39
TOTAL ABOVE GRADE 31,134.17 3,489.79 34,623.96
TOTAL INCL. CELLAR 36,409.06 3,489.79 39,898.85

FLOOR RESIDENTIAL GROSS F.A. AMENITIES GROSS F.A. TOTAL GROSS F.A.
CELLAR 4,987.62 4,987.62 STUDIO 1‐BED 2‐BED
1ST FLOOR 10,005.12 3,489.79 13,494.91 CELLAR 0
2ND FLOOR 10,005.12 10,005.12 1ST FLOOR 16 0 16
3RD FLOOR 10,005.12 10,005.12 2ND FLOOR 16 0 16
TOTAL ABOVE GRADE 30,015.36 3,489.79 33,505.15 3RD FLOOR 4 6 10
TOTAL INCL. CELLAR 35,002.98 3,489.79 38,492.77 ROOF/BULKHEAD 0

TOTAL UNIT COUNT 0 36 6 42
F.A. RATIO (LOT/GROSS F.A.) 0.98

UNIT TYPE UNITS REQUIRED BY TYPE REQUIRED PROVIDED
RESIDENTIAL TOTAL STUDIO 0 1 SPACE PER UNIT 0

ONE BEDROOM 36 1.5 SPACES PER UNIT 54
TWO BEDROOM 6 2 SPACES PER UNIT 12

7
TOTAL 73 22

NORTH 15 CHERRY STREET, POUGHKEEPSIE, NY
SECTION 6162, BLOCK 79, LOT 344012
0.90 ACRES OR + 39,204 SQ FT

PARKING SCHEDULE

BUILDING GROSS FLOOR AREA ‐ EXISTING

ADDITIONAL 10% VISITOR REQUIREMENT

UNIT SCHEDULE

FLOOR UNIT TYPE TOTAL

BUILDING GROSS FLOOR AREA ‐ PROPOSED

FLOOR 3‐STORY BLDG GROSS F.A. 1‐STORY BLDG GROSS F.A. TOTAL GROSS F.A.
CELLAR 5,274.89 5,274.89
1ST FLOOR 10,549.39 3,489.79 14,039.18
2ND FLOOR 10,292.39 10,292.39
3RD FLOOR 10,292.39 10,292.39
TOTAL ABOVE GRADE 31,134.17 3,489.79 34,623.96
TOTAL INCL. CELLAR 36,409.06 3,489.79 39,898.85

FLOOR RESIDENTIAL GROSS F.A. AMENITIES GROSS F.A. TOTAL GROSS F.A.
CELLAR 4,987.62 4,987.62 STUDIO 1‐BED 2‐BED
1ST FLOOR 10,005.12 3,489.79 13,494.91 CELLAR 0
2ND FLOOR 10,005.12 10,005.12 1ST FLOOR 16 0 16
3RD FLOOR 10,005.12 10,005.12 2ND FLOOR 16 0 16
TOTAL ABOVE GRADE 30,015.36 3,489.79 33,505.15 3RD FLOOR 4 6 10
TOTAL INCL. CELLAR 35,002.98 3,489.79 38,492.77 ROOF/BULKHEAD 0

TOTAL UNIT COUNT 0 36 6 42
F.A. RATIO (LOT/GROSS F.A.) 0.98

UNIT TYPE UNITS REQUIRED BY TYPE REQUIRED PROVIDED
RESIDENTIAL TOTAL STUDIO 0 1 SPACE PER UNIT 0

ONE BEDROOM 36 1.5 SPACES PER UNIT 54
TWO BEDROOM 6 2 SPACES PER UNIT 12

7
TOTAL 73 22

NORTH 15 CHERRY STREET, POUGHKEEPSIE, NY
SECTION 6162, BLOCK 79, LOT 344012
0.90 ACRES OR + 39,204 SQ FT

PARKING SCHEDULE

BUILDING GROSS FLOOR AREA ‐ EXISTING

ADDITIONAL 10% VISITOR REQUIREMENT

UNIT SCHEDULE

FLOOR UNIT TYPE TOTAL

BUILDING GROSS FLOOR AREA ‐ PROPOSED

FLOOR 3‐STORY BLDG GROSS F.A. 1‐STORY BLDG GROSS F.A. TOTAL GROSS F.A.
CELLAR 5,274.89 5,274.89
1ST FLOOR 10,549.39 3,489.79 14,039.18
2ND FLOOR 10,292.39 10,292.39
3RD FLOOR 10,292.39 10,292.39
TOTAL ABOVE GRADE 31,134.17 3,489.79 34,623.96
TOTAL INCL. CELLAR 36,409.06 3,489.79 39,898.85

FLOOR RESIDENTIAL GROSS F.A. AMENITIES GROSS F.A. TOTAL GROSS F.A.
CELLAR 4,987.62 4,987.62 STUDIO 1‐BED 2‐BED
1ST FLOOR 10,005.12 3,489.79 13,494.91 CELLAR 0
2ND FLOOR 10,005.12 10,005.12 1ST FLOOR 16 0 16
3RD FLOOR 10,005.12 10,005.12 2ND FLOOR 16 0 16
TOTAL ABOVE GRADE 30,015.36 3,489.79 33,505.15 3RD FLOOR 4 6 10
TOTAL INCL. CELLAR 35,002.98 3,489.79 38,492.77 ROOF/BULKHEAD 0

TOTAL UNIT COUNT 0 36 6 42
F.A. RATIO (LOT/GROSS F.A.) 0.98

UNIT TYPE UNITS REQUIRED BY TYPE REQUIRED PROVIDED
RESIDENTIAL TOTAL STUDIO 0 1 SPACE PER UNIT 0

ONE BEDROOM 36 1.5 SPACES PER UNIT 54
TWO BEDROOM 6 2 SPACES PER UNIT 12

7
TOTAL 73 22

NORTH 15 CHERRY STREET, POUGHKEEPSIE, NY
SECTION 6162, BLOCK 79, LOT 344012
0.90 ACRES OR + 39,204 SQ FT

PARKING SCHEDULE

BUILDING GROSS FLOOR AREA ‐ EXISTING

ADDITIONAL 10% VISITOR REQUIREMENT

UNIT SCHEDULE

FLOOR UNIT TYPE TOTAL

BUILDING GROSS FLOOR AREA ‐ PROPOSED
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15 NORTH CHERRY STREET POUGHKEEPSIE
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SCALE: 1/32" = 1'- 0"

50'10'0'

SCALE: 1/32" = 1'- 0"

50'10'0'

KEY

1	 EXISTING BUILDING AREA
2	 EXTERIOR BUILDING CIRCULATION
3	 PEDESTRIAN CIRCULATION
4	 MAIN PEDESTRIAN BUILDING ENTRY
5	 VEHICULAR CIRCULATION AND PARKING
6 LANDSCAPING
7	 EXTERIOR AMENITIES (PLAYGROUND AND DOG RUN)

AREA WITHIN 30 FT FROM FALL KILL CREEK
PROPOSED REFUSE LOCATION

6

1
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KEY

VACANT LOT
CITY OWNED LOT
PROPERTY LINES
EXISTING ON STREET PARKING
WITHIN 600 FEET
POTENTIAL NORTH CHERRY 
ON STREET PARKING
FALL KILL CREEK

EXISTING ON STREET PARKING SPACE 
CALCULATION                   

EXISTING VACANT LOTS TO CONSIDER 
FOR OFF STREET PARKING                  

STREET 

S. CHERRY ST.
MAIN ST.
WINNIKEE AVE.
BEMENT AVE.
GRANT ST.
HARRISON ST.
ROSE ST. 

TOTAL

LOT #

1
2
3
4
5

SPACES

+/- 5
+/- 65
+/- 10
+/- 6
+/- 9
+/- 7
+/- 16

+/- 120

OWNER

PIEDMONT PROPERTIES
HERBERT REDL
NEW YORK STATE
JANKOVICS LLC
112 PERRY LLC

SIZE (ACRES)

0.6
0.79
0.21
0.42
0.15

LOTS
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+/- 11

WITHIN 600’ OF SITE NEW YORKMAY 24, 2022

15 NORTH CHERRY STREET POUGHKEEPSIE
8 

600 FOOT RADIUS

POTENTIAL NORTH CHERRY 
ON STREET PARKING SPACE 
CALCULATION
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1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

1 
BE

D
R

O
O

M

W/DW/D W/D W/D W/DW/DW/D W/D W/D W/D

50'10'0'

UP DN BALCONYBALCONYBALCONY UP DN UP DN UP DN

KEY

PARKING LOT
PARKING GARAGE
MUNICIPAL PARKING LOT
MUNICIPAL PARKING GARAGE

EXISTING OFF STREET 
PARKING LOTS

1. LOT 1
2. ACADEMY ST. LOT
3. 29 CANNON ST. LOT
4. GARDEN ST. LOT
5. CRANELL ST. LOT

APPROXIMATE TOTAL 

EXISTING OFF STREET 
PARKING GARAGES

6. 88 CANNON ST. GARAGE
7. MARKET ST. GARAGE

APPROXIMATE TOTAL

600 FOOT RADIUS

C
IT

Y 
O

F 
PO

U
G

H
KE

EP
SI

E

TO
W

N
 O

F 
PO

U
G

H
KE

EP
SI

E

1/2 MILE RADIUS

3/4 MILE RADIUS

1 MILE RADIUS

SPACES

+/- 60
+/- 180
+/- 140
+/- 100
+/- 300

+/- 780

+/- 240
+/- 520

+/- 760

1,500+

700+

APPROXIMATE OFF STREET PARKING 
SPACES AVAILABLE 

APPROXIMATE OFF STREET PARKING 
SPACES AVAILABLE IN A GARAGE

OFF STREET PARKING

1	
	

6
2	

3	

7	 4	
5	

WITHIN 3/4 MILE OF SITE
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600 feet radius
NEW YORKMAY 24, 2022

15 NORTH CHERRY STREET POUGHKEEPSIE
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BALCONY
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PUBLIC TRANSIT ROUTES

5 - N Cherry St & Main St
6 - Poughkeepsie Train Station
7 - Duchess County Transit Hub

PRL Stops:

40 MIN.

10 MIN.

FREQUENCY OF PRL LINE STOPS IN MORNING AND 
EVENING DURING RUSH HOURS

PRL LINE TRAVEL TIME BETWEEN SITE AND 
POUGHKEEPSIE TRAIN STATION

1/2 MILE RADIUS

600 FOOT RADIUS

3/4 MILE RADIUS

1 MILE RADIUS

5

KEY

Poughkeepsie Bus Routes

Route A - PK to Fishkill
Route B - PK to Beacon
Route C - PK to Tivoli
Route D - PK to Wassaic
Route E - PK to Pawling
Route H - PK Transit Hub to Duchess County College 
Route J - PK Transit Hub to Hyde Park
Route K - PK to The Shoppes at South Hills
Route L - PK to Stop & Shop or Adam Fairace Farms 
Route M - PK to Grand Avenue at Hooker Ave. 
Route P - PK Transit Hub to PK Highschool
PRL - PK Train Station to Hudson River Housing 
Urban Trail path
W.R.S. Dutchess Rail Trail
Walkway Loop Trail
Poughkeepsie Train Station

Access to Urban Trail

Other Bus Stops

C
IT

Y 
O

F 
PO

U
G

H
KE

EP
SI

E

TO
W

N
 O

F 
PO

U
G

H
KE

EP
SI

E

7

6

DUTCHESS COUNTY
Page 39 of 121



15 N. Cherry St. UW Summary

16/2/2022

Prepared By: Timeline Construction Financing Sources
Analysis Start Date 9/30/2022 Loan Amount $8,877,882) Equity $2,959,294)

Purchase Month 0 LTC 75% Debt $8,877,882)
Approvals Month 0 Interest Rate 5.50% Total $11,837,176)

Construction Documents Month 2 Loan Fee 2.00% TRUE
Demo Begins Month 3 Term 28 Months

Construction Begins Month 4 Uses
Construction Ends Month 22 Purchase Price $1,350,000)

Property Details Lease-Up Period Begins Month 23 Closing Costs $316,052)
Property Type Multi-Family Lease-Up Period Ends Month 25 Permanent Financing Carrying Costs $211,667)

Gross Building Area 39,897 SF Refinance Month 28 Refinance Month Month 28 Hard Construction Costs $7,900,000)
Gross Rentable Area 34,623 SF Sale Month 120 NOI $677,568) Soft Construction Costs $1,400,000)

Net Rentable Area 30,090 SF Financing Value $11,292,795) Capitalized Interest $481,900)
Efficiency Rate 87% Construction Costs Loan Amount (DSCR) $7,955,628) Loan Fees $177,558)

Number of Units 42 Hard Costs $7,900,000) Valuation Cap Rate 6.00% Total $11,837,176)
Storage Units 43 Soft Costs $1,400,000) LTV 70%
Parking Spots 22 Total $9,300,000) DSCR 1.25x

Year Built 2024 Debt Yield 8.52% Sale Details
Address 15 N Cherry St Total Project Costs Interest Rate 5.50% Sale Price $13,598,512)

City, State & Zip Poughkeepsie, NY 12601 Total Project Costs $11,837,176) Payments $542,054 NOI $849,907)
Total Project Cost / Unit $281,838) Loan Constant 6.81% Sale Price/Unit $323,774)

Purchase Information Cost/SF $297) Interest-Only Period 0 Months Cost of Sale $475,948)
Purchase Price $1,350,000 Stabilized Return on Cost 5.63% Loan Fee 2.00% Closing Costs 3.50%

Purchase Price / Unit $32,143 Stabilized Value $11,113,024) Amortization 360 Months Exit Cap Rate 6.25%
Purchase Price / SF $33.84 Value/Unit $264,596 Term Month 120 Hold Period 120 Months
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15 N. Cherry St. UW Revenue

26/2/2022

Unit Mix
Unit Type # of Units SF Rent Rent/SF

42 716 $2,019 $2.82
1BD/1BA 17 600 $1,850) $3.08)
1BD/1BA 2 610 $1,850) $3.03)
1BD/1BA 3 620 $1,850) $2.98)
1BD/1BA 1 630 $1,850) $2.94)
1BD/1BA 1 640 $1,850) $2.89)
1BD/1BA 4 650 $1,850) $2.85)
1BD/1BA 2 670 $1,875) $2.80)
1BD/1BA 2 680 $1,875) $2.76)
1BD/1BA 1 690 $1,875) $2.72)
1BD/1BA 1 700 $1,875) $2.68)
1BD/1BA + Office 1 670 $2,050) $3.06)
1BD/1BA + Office 1 680 $2,050) $3.01)
2BD/1.5BA 1 1260 $2,650) $2.10)
2BD/1.5BA + Roof Terrace 1 1200 $2,975) $2.48)
2BD/1.5BA + Roof Terrace 1 1220 $2,975) $2.44)
2BD/1.5BA + Roof Terrace 1 1240 $2,975) $2.40)
2BD/1.5BA + Roof Terrace 1 1250 $2,975) $2.38)
2BD/1.5BA + Roof Terrace 1 1330 $3,100) $2.33)

Stabilized Economic Vacancy
Physical Vacancy 3.00%

Concessions 1.00%
Bad Debt 1.00%

Other Loss 0.00%

Assumptions
Annual Revenue Escalation 3.00%

Lease-Up Concession (Free Rent) 2 Months
* 1 month free rent + 1 month rent to leasing broker

Stabilized Other Income
Item Annual Income Monthly % Occupied

Storage Units $58,050 $150 75%
Parking $59,400 $225 100%

Laudry Income $12,600 $25 100%
Total $130,050
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15 N. Cherry St. UW Expenses

36/2/2022

Annual Operating Expenses
Expenses Per Unit/Year Total

Payroll $750) $31,500)
General & Administrative $300) $12,600)

Marketing $300) $12,600)
Repairs & Maintenance $250) $10,500)

Turnover Costs $250) $10,500)
Contract Services $500) $21,000)

Utilities $1,100) $46,200)
Insurance $550) $23,100)

Management Fee $1,061) $44,544)
Property Taxes $5,303) $222,720)

Total $10,363 $435,264

Assumptions
Annual Expense Growth Rate 3.00%

Capital Expense Reserve/Unit $250)
Management Fee (% of EGI) 4.00%

Property Tax Estimate (% of EGI) 20.00%
Stabilized Expense Ratio 40.12%
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15 N. Cherry St. UW Annual CF

46/2/2022

Year 0 1 2 3 4 5 6 7 8 9 10
Year Ending 9/30/2022 9/30/2023 9/30/2024 9/30/2025 9/30/2026 9/30/2027 9/30/2028 9/30/2029 9/30/2030 9/30/2031 9/30/2032

Revenue
Gross Rental Revenue $0) $169,600) $1,031,517) $1,062,463) $1,094,337) $1,127,167) $1,160,982) $1,195,811) $1,231,686) $1,268,636)

Physical Vacancy $0) ($84,800) ($30,946) ($31,874) ($32,830) ($33,815) ($34,829) ($35,874) ($36,951) ($38,059)
Concessions $0) ($28,267) ($148,865) ($10,306) ($10,615) ($10,934) ($11,262) ($11,599) ($11,947) ($12,306)

Bad Debt $0) ($565) ($8,517) ($10,203) ($10,509) ($10,824) ($11,149) ($11,483) ($11,828) ($12,183)
Other Loss $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Net Rental Income $0) $55,968) $843,189) $1,010,080) $1,040,383) $1,071,594) $1,103,742) $1,136,854) $1,170,960) $1,206,089)

Other Income
Storage Units $0) $5,115) $62,428) $64,300) $66,229) $68,216) $70,263) $72,371) $74,542) $76,778)

Parking $0) $5,234) $63,879) $65,796) $67,770) $69,803) $71,897) $74,054) $76,275) $78,564)
Laudry Income $0) $1,110) $13,550) $13,957) $14,375) $14,807) $15,251) $15,708) $16,180) $16,665)

Total Other Income $0) $11,460) $139,857) $144,053) $148,374) $152,826) $157,410) $162,133) $166,997) $172,006)

Effective Gross Revenue $0) $67,428) $983,046) $1,154,133) $1,188,757) $1,224,420) $1,261,152) $1,298,987) $1,337,956) $1,378,095)

Expenses
Payroll $0) ($2,776) ($33,875) ($34,892) ($35,938) ($37,017) ($38,127) ($39,271) ($40,449) ($41,662)

General & Administrative $0) ($1,110) ($13,550) ($13,957) ($14,375) ($14,807) ($15,251) ($15,708) ($16,180) ($16,665)
Marketing $0) ($2,220) ($13,550) ($13,957) ($14,375) ($14,807) ($15,251) ($15,708) ($16,180) ($16,665)

Repairs & Maintenance $0) ($925) ($11,292) ($11,631) ($11,979) ($12,339) ($12,709) ($13,090) ($13,483) ($13,887)
Turnover Costs $0) ($925) ($11,292) ($11,631) ($11,979) ($12,339) ($12,709) ($13,090) ($13,483) ($13,887)

Contract Services $0) ($3,699) ($22,584) ($23,261) ($23,959) ($24,678) ($25,418) ($26,181) ($26,966) ($27,775)
Utilities $0) ($4,071) ($49,684) ($51,174) ($52,710) ($54,291) ($55,920) ($57,597) ($59,325) ($61,105)

Insurance $0) ($4,069) ($24,842) ($25,587) ($26,355) ($27,145) ($27,960) ($28,799) ($29,663) ($30,552)
Management Fee $0) ($2,697) ($39,322) ($46,165) ($47,550) ($48,977) ($50,446) ($51,959) ($53,518) ($55,124)

Property Taxes $0) ($13,486) ($196,609) ($230,827) ($237,751) ($244,884) ($252,230) ($259,797) ($267,591) ($275,619)
Total Expenses $0) ($35,979) ($416,600) ($463,081) ($476,973) ($491,282) ($506,021) ($521,201) ($536,838) ($552,943)

Expense Ratio 53.36% 42.38% 40.12% 40.12% 40.12% 40.12% 40.12% 40.12% 40.12%

Net Operating Income $0) $31,449) $566,447) $691,052) $711,784) $733,137) $755,131) $777,785) $801,119) $825,152)

Yield on Cost 4.79% 5.84% 6.01% 6.19% 6.38% 6.57% 6.77% 6.97%

Capital Expense Reserves $0) ($1,803) ($11,139) ($11,474) ($11,818) ($12,172) ($12,538) ($12,914) ($13,301) ($13,700)
Total Capital Expenses $0) ($1,803) ($11,139) ($11,474) ($11,818) ($12,172) ($12,538) ($12,914) ($13,301) ($13,700)

Interest Payment $0) ($29,647) ($389,883) ($430,892) ($424,621) ($417,997) ($410,999) ($403,607) ($395,797) ($387,547)
Principal Payment $0) $0) ($70,791) ($111,163) ($117,433) ($124,057) ($131,055) ($138,448) ($146,257) ($154,507)

Total Loan Payment $0) ($29,647) ($460,673) ($542,054) ($542,054) ($542,054) ($542,054) ($542,054) ($542,054) ($542,054)

Cash Flow After Debt Service $0) $0) $94,634) $137,524) $157,912) $178,911) $200,540) $222,817) $245,764) $269,398)

Cash on Cash Return 3.20% 4.65% 5.34% 6.05% 6.78% 7.53% 8.30% 9.10%

Capital Events
Land Acquisition Price ($1,350,000) $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)

Closing Costs ($316,052) $0) $0) $0) $0) $0) $0) $0) $0) $0) $0)
Construction Expenses $0) ($4,087,394) ($5,212,606) $0) $0) $0) $0) $0) $0) $0) $0)

Carrying Costs $0) ($115,455) ($96,212) $0) $0) $0) $0) $0) $0) $0) $0)
Sale Price $0) $0) $0) $0) $0) $0) $0) $0) $0) $0) $13,598,512)

Costs of Sale $0) $0) $0) $0) $0) $0) $0) $0) $0) $0) ($475,948)

Loan Capital Events
Construction Loan Draws $0) $3,087,164) $5,308,818) $0) $0) $0) $0) $0) $0) $0) $0)
Permanent Loan Funding $0) $0) $0) $7,955,628) $0) $0) $0) $0) $0) $0) $0)

Loan Payoff $0) $0) $0) ($8,877,882) $0) $0) $0) $0) $0) $0) ($6,961,918)
Loan Fees $0) ($177,558) $0) ($159,113) $0) $0) $0) $0) $0) $0) $0)

Levered Net Cash Flow ($1,666,052) ($1,293,242) $0) ($986,733) $137,524) $157,912) $178,911) $200,540) $222,817) $245,764) $6,430,045)

Total Return On Investment -33.34% 4.65% 5.34% 6.05% 6.78% 7.53% 8.30% 217.28%

IRR 8.05%
Avg. Annual Return 9.19%

Avg. Cash On Cash Return 6.37%
Equity Multiple 1.92x

Stabilized Return on Cost 5.63%

Page 43 of 121



Page 44 of 121



Page 45 of 121



Page 46 of 121



Page 47 of 121



N
9°

21
'3

3"
E

90
.0

0'

S80°38'27"E210.00'

S9
°3

1'
45

"W
90

.0
0'

S80°12'15"E110.17'

S9
°2

6'
45

"W
92

.0
5'

S79°54'15"E99.89'

N80°00'05"W210.52'

N64°00'17"W
218.90'

N
9°

21
'3

3"
E

11
6.

43
'

N80°38'27"W209.73'

S 9° 21' 33"W
35.18'

S 8° 41' 55" W
52.10'

1
6
"  

W

1
6
"  

W

1
6
"  

W

1
6
"  

W

1
6
"  

W

21( W$< (;,7 21/<�&$56 21/<�

W$5(+286( 1
1��� 6�)�

/,1( 2) 0(==�

0(==� 2)),&(
��� 6�)�

0(==� 2)),&(
��� 6�)�

0(==� 2)),&(
��� 6�)�

0(==� 2)),&(
��� 6�)�

0(==� 2)),&(
��� 6�)�

W$5(+286( �
1��� 6�)�

W$5(+286( �
1��� 6�)�

W$5(+286( �
1��� 6�)�

W$5(+286( �
1��� 6�)�

287'225 1 <$5'
6�� 6�)�

287'225 � <$5'
6�� 6�)�

287'225 � <$5'
6�� 6�)��%8,/',1* 1�

6
,

'
(

W
$

/
.

6
,

'
(

W
$

/
.

6 , ' ( W $ / .

287'225 � <$5'
6�� 6�)�

21( W$< (;,7 21/<�&$56 21/<�

287'225 � <$5'
6�� 6�)�

287'225 <$5'
16�� 6�)�

6
,

'
(

W
$

/
.

W$5(+286( 1
���� 6�)�

W$5(+286( �
���� 6�)�

�%8,/',1* ��

1�
 � �

 [ 1�
 � �



6
,

'
(

W
$

/
.

6
,

'
(

W
$

/
.

67(3
67(3

67(3

16���

16���

16���

16���

,19 ,1
161���

6721( 67521*
5(7$,1,1*
W$//

�
 [ �
 &21&5(7(
3$'

�
 W,'(
&21&5(7(
6,'(W$/.

�
 +,*+ &+$,1 /,1. )(1&(
%/$&. 0(6+ $1' 32/(6

3$,17(' 3$9(0(17
0$5.,1*6 �7<3��

63,.(' ,1 3/$&(
35(&$67 &21&5(7(
3$5.,1* %803(56
�7<3��

�
 W,'( &21&5(7(
6,'(W$/.

�


��


�


��


81,/2&. 25 $33529('
(48$/ 5(7$,1,1* W$//

'(7(&7$%/(
W$51,1* 675,3

&85% 5$036 W�
'(7(&7$%/( W$51,1*

�
 5

�
 5

�
 5

1(W &21&5(7(
6,'(W$/.

3$,17(' 3$9(0(17
0$5.,1*6 �7<3��

1�
 5

���
 5

&21&5(7(
&85%,1*

�
 +,*+ 9,1</ 35,9$&< )(1&(
&2/25 $1' 67</( %< 2W1(5

7(50,1$7( )(1&(
$7 %$6( 2) 6/23(

�
 +,*+ &+$,1 /,1. )(1&(
%/$&. 0(6+ $1' 32/(6

�


��


��


+$1',&$3 3$5.,1*

'(7(&7$%/(
W$51,1* 675,3

1(W �

&21&5(7(
6,'(W$/.

1(W &85% 	 6,'(W$/.
)/86+ W,7+ $63+$/7

�
 5

(;,67,1* 6,'(W$/.
72 5(0$,1
5(029( $1' 5(3$,5
$6 1(&(66$5<

63,.(' ,1 3/$&(
35(&$67 &21&5(7(
3$5.,1* %803(56
�7<3��

1�
 [ 1�
 5()86(
(1&/2685(

&21&5(7( 5(7$,1,1* W$//6 W,7+
&/$'',1* 72 0$7&+ %8,/',1*

�
 � �

 [ ��
 � �



�
 [��
 23(1 723
5()86( &217$,1(5

&21&5(7(
&85%,1*

Page 48 of 121

AutoCAD SHX Text
D

AutoCAD SHX Text_1
MHD

AutoCAD SHX Text_2
S

AutoCAD SHX Text_3
MHS PAVED

AutoCAD SHX Text_4
S

AutoCAD SHX Text_5
MHS PAVED

AutoCAD SHX Text_6
SIGN

AutoCAD SHX Text_7
GV

AutoCAD SHX Text_8
GV

AutoCAD SHX Text_9
D

AutoCAD SHX Text_10
MHD

AutoCAD SHX Text_11
S

AutoCAD SHX Text_12
MHS

AutoCAD SHX Text_13
UTP WOH1

AutoCAD SHX Text_14
UTP WOH1

AutoCAD SHX Text_15
UTP WOH1

AutoCAD SHX Text_16
UTP WOH1WOH2

AutoCAD SHX Text_17
UTP WOH2

AutoCAD SHX Text_18
UTP WOH2

AutoCAD SHX Text_19
UTP WOH2

AutoCAD SHX Text_20
UTP WOH1

AutoCAD SHX Text_21
UTP WOH1

AutoCAD SHX Text_22
LTP

AutoCAD SHX Text_23
MB

AutoCAD SHX Text_24
LTP

AutoCAD SHX Text_25
VX

AutoCAD SHX Text_26
D

AutoCAD SHX Text_27
Y

AutoCAD SHX Text_28
H

AutoCAD SHX Text_29
HYD

AutoCAD SHX Text_30
LTP

AutoCAD SHX Text_31
Catch Basin

AutoCAD SHX Text_32
VX

AutoCAD SHX Text_33
Catch Basin

AutoCAD SHX Text_34
Catch Basin

AutoCAD SHX Text_35
S

AutoCAD SHX Text_36
MHS

AutoCAD SHX Text_37
UTP WOH1WOH2

AutoCAD SHX Text_38
UTP WOH2 .

AutoCAD SHX Text_39
UTP WOH1 .

AutoCAD SHX Text_40
UTP

AutoCAD SHX Text_41
North Hamilton Street

AutoCAD SHX Text_42
North Clinton Street

AutoCAD SHX Text_43
Now or Formerly County of Dutchess 6162-62-233288

AutoCAD SHX Text_44
Now or Formerly Decker 6162-63-267298

AutoCAD SHX Text_45
Now or Formerly Cruz 6162-63-288295

AutoCAD SHX Text_46
Now or Formerly Cruz 6162-63-287290

AutoCAD SHX Text_47
Now or Formerly McNair 6162-63-286286

AutoCAD SHX Text_48
Now or Formerly Galvan 6162-63-288281

AutoCAD SHX Text_49
Now or Formerly Decker 6162-63-290274

AutoCAD SHX Text_50
Tax ID: 6162-63-271278

AutoCAD SHX Text_51
Tax ID: 6162-63-266293

AutoCAD SHX Text_52
Z

AutoCAD SHX Text_53
Z

AutoCAD SHX Text_54
40

AutoCAD SHX Text_55
0

AutoCAD SHX Text_56
20

AutoCAD SHX Text_57
20

AutoCAD SHX Text_58
SCALE IN FEET

AutoCAD SHX Text_59
10

AutoCAD SHX Text_60
APPROX BUILDING LOCATION

AutoCAD SHX Text_61
APPROX BUILDING LOCATION

AutoCAD SHX Text_62
APPROX BUILDING      LOCATION

AutoCAD SHX Text_63
APPROX BUILDING LOCATION

AutoCAD SHX Text_64
2

AutoCAD SHX Text_65
117 NORTH HAMILTON

AutoCAD SHX Text_66
SITE PLAN

AutoCAD SHX Text_67
NORTH HAMILTON STREET CITY OF POUGHKEEPSIE DUTCHESS COUNTY, NEW YORK

AutoCAD SHX Text_68
Consulting Engineers PC

AutoCAD SHX Text_69
40 Garden Street   Poughkeepsie, N.Y. 12601 (845) 452-7515 Fax: (845) 452-8335

AutoCAD SHX Text_70
ROHDE,SOYKA OHDE,SOYKA SOYKA OYKA & ANDREWSANDREWSNDREWS

AutoCAD SHX Text_71
DRAWING NUMBER:

AutoCAD SHX Text_72
OF

AutoCAD SHX Text_73
PROJECT NUMBER:

AutoCAD SHX Text_74
DRAWN BY:

AutoCAD SHX Text_75
The user of this drawing shall verify all dimensions shown

AutoCAD SHX Text_76
Engineer or Architect must be indicated and bear his/her seal,

AutoCAD SHX Text_77
Engineer or Architect is illegal. Any alteration by a Professional

AutoCAD SHX Text_78
Alteration of this drawing, except by a Licensed Professional

AutoCAD SHX Text_79
This line is one inch long.

AutoCAD SHX Text_80
hereon and the scale of this drawing.

AutoCAD SHX Text_81
signature and date of alteration.

AutoCAD SHX Text_82
DATE:

AutoCAD SHX Text_83
CHECKED BY: 

AutoCAD SHX Text_84
SCALE:

AutoCAD SHX Text_85
NORTH ARROW

AutoCAD SHX Text_86
DATE

AutoCAD SHX Text_87
NO.

AutoCAD SHX Text_88
REVISION

AutoCAD SHX Text_89
BY

AutoCAD SHX Text_90
KMC

AutoCAD SHX Text_91
JVA

AutoCAD SHX Text_92
MARCH 2022

AutoCAD SHX Text_93
1" = 20'

AutoCAD SHX Text_94
21-786-01

AutoCAD SHX Text_95
C101

AutoCAD SHX Text_96
SITE PLAN

AutoCAD SHX Text_97
1" = 20'

AutoCAD SHX Text_98
1 C101

AutoCAD SHX Text_99
9

AutoCAD SHX Text_100
1   		PER COMMENTS 			  JVAPER COMMENTS 			  JVA  JVA

AutoCAD SHX Text_101
5/31/22

AutoCAD SHX Text_102
2   		PER CITY COMMENTS   	 	  JVAPER CITY COMMENTS   	 	  JVA 	  JVA  JVA

AutoCAD SHX Text_103
7/5/22



1
6
"  

W

1
6
"  

W

1
6
"  

W

1
6
"  

W

1
6
"  

W

287'225 1 <$5'
6�� 6�)�

287'225 � <$5'
6�� 6�)�

287'225 � <$5'
6�� 6�)��%8,/',1* 1�

287'225 � <$5'
6�� 6�)�

287'225 � <$5'
6�� 6�)�

�%8,/',1* ��

67(3
67(3

67(3

16���

16���

16���

16���

6721( 67521*
5(7$,1,1*
W$//

81,/2&. 25 $33529('
(48$/ 5(7$,1,1* W$//

&21&5(7(
&85%,1*

�
 +,*+ 9,1</ 35,9$&< )(1&(
&2/25 $1' 67</( %< 2W1(5

7(50,1$7( )(1&(
$7 %$6( 2) 6/23(

NOTES

1.  PROTECT ALL EXISTING VEGETATION TO REMAIN FROM DAMAGE DURING CONSTRUCTION.

2. USE EXTREME CAUTION TO PROTECT UTILITIES.

3. ALL PLANT MATERIAL SHALL BE NURSERY GROWN UNLESS OTHERWISE NOTED.

4. QUANTITIES GIVEN ON THE PLANTING LIST ARE FOR REFERENCE ONLY.  THE CONTRACTOR SHALL

VERIFY ALL QUANTITIES SHOWN ON THE LIST AND SHALL BE RESPONSIBLE FOR FURNISHING ALL
MATERIALS REQUIRED TO COMPLETE THE PLANS.

5. THE CONTRACTOR SHALL VERIFY ALL GRADES, DIMENSIONS AND EXISTING CONDITIONS, AND REPORT

ANY DISCREPANCIES TO THE ENGINEER.

6. ALL BEDS AND TREE SAUCERS AND OTHER AREAS NOTED SHALL RECEIVE 2 INCHES (MINIMUM) OF

APPROVED MULCH (SHREDDED CEDAR).

7. CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR ONE YEAR FROM TIME OF ENGINEER'S

FINAL WRITTEN APPROVAL.

8. TOP SOIL MIX SHALL INCLUDE:

· 3 PARTS SCREENED TOPSOIL
· 1PART SAND
· 1 PART HUMUS
· 5 LBS. SUPERPHOSPHATE PER CU. YD. OF MIX

9. CONTRACTOR TO COORDINATE PLANTING, SEEDING AND TREE WORK WITH OTHER TRADES.

10. CONTRACTOR IS RESPONSIBLE FOR RESTORING ALL AREAS DISTURBED DUE TO PLANTING OPERATIONS.
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