
 
City of Poughkeepsie  

Zoning Board of Appeals 
Meeting Agenda 

Common Council Chambers  
Tuesday, October 11, 2022  

6:00 PM 
 

I.  CALL TO ORDER 
  
II.  APPROVAL OF MEETING MINUTES 
  
 1. Approval of September 13, 2022 Draft Meeting Minutes 
   
III.  PUBLIC HEARINGS & DELIBERATIONS 
  
 1. 135 MAIN STREET: AREA VARIANCES: Application for area variances relative to 

the application for site plan review and subdivision for the subdivision of the property 
at 135 Main Street into two lots of record, and construction of a new building with 72 
dwelling units on the new lot with an existing 119 unit multiple on the original lot. 
Variances requested of Sections 19-3.17(4)(b), 19-3.17(4)(f)(1), 19-3.17(4)(i), 19-
3.17(4)(e ), 19- 4.3(11), and 19-4.13 of the Zoning Ordinance relative to lot area, front 
and side yard set-backs, usable open space, off-street parking and set-backs for 
accessory uses. Owner: Omni New York; Applicant: Tinkleman Architecture; 
Consultant: Ken Casamento/LRC Group; Grid #6062-76- 911183; Zone: Urban 
Density (R-6) District; File #2021-023 
DISCUSSION ADJOURNED TO NOVEMBER 8, 2022 MEETING 

   
 2. 579 MAIN STREET: USE VARIANCE  

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

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

   
 4. 67 WORRALL AVENUE: AREA VARIANCES Application for area variances relative 

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

Common Council Chambers
Tuesday, September 13, 2022 6:00 PM

Present Staff  
Scott Parker, Chairman Natalie Quinn, Director of Development
Jessica Vinall, Vice Chair Rebecca Valk, Corporation Counsel
Rob Page Lori Garcia, Board Administrative Assistant
Thomas Klug   
Steven Reifler  
John Gildard

I. CALL TO ORDER WITH THE PLEDGE OF ALLEGIANCE AT 6:00pm

II. APPROVAL OF MEETING MINUTES 

Rebecca Valk reviewed the obligations of the board regarding the production of meeting minutes in 
that minutes must contain a record of actions taken at the board meeting and the vote there on.  
Because of technical difficulties at the August 9. 2022 meeting, written comments received from the 
public will be attached to the meeting minutes as addendum, but it is worth noting that the board is 
not obligated to do so for all meetings.

Motion to approve August 9, 2022 Minutes with attached written comments
Motion: Thomas Klug
Second: Steve Reifler
Carried: 6:0:0

III. PUBLIC HEARINGS & DELIBERATIONS 

1. 135 MAIN STREET: AREA VARIANCES: Application for area variances relative to the 
application for site plan review and subdivision for the subdivision of the property at 135 Main 
Street into two lots of record, and construction of a new building with 72 dwelling units on the 
new lot with an existing 119 unit multiple on the original lot. Variances requested of Sections 
19-3.17(4)(b), 19-3.17(4)(f)(1), 19-3.17(4)(i), 19-3.17(4)(e ), 19- 4.3(11), and 19-4.13 of the 
Zoning Ordinance relative to lot area, front and side yard set-backs, usable open space, off-
street parking and set-backs for accessory uses. Owner: Omni New York; Applicant: 
Tinkleman Architecture; Consultant: Ken Casamento/LRC Group; Grid #6062-76- 911183; 
Zone: Urban Density (R-6) District; File #2021-023 ADJOURNED TO OCTOBER 11, 2022 
MEETING 
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Motion to open the public hearing
Motion: Jessica Vinall
Second: Rob Page
Carried: 6:0:0

No speakers

Motion to adjourn the public hearing to October 11, 2022
Motion: Tom Klug
Second: Rob Page
Carried: 6:0:0

2. 45 READE PLACE: AREA VARIANCE Application for area variances relative to the 
proposed placement of two wall signs, one on the north-east and one on the south-west of the 
hospital building at 45 Reade Place. Variances are requested of Sections 19-4.9(9)(i)(1) and 19-
4.9(9)(i(2) of the Zoning Ordinance relative to the height, size and placement of wall signs. 
Owner: Vassar Brothers Hospital; Applicant: Nuvance Health Vassar Brothers Hospital; 
Consultant: Tracey Diehl; Grid #6061-43-843721; Zoning District: Hospital Medical (H-M) 
District; File #2022-007B

Presenting on behalf of Nuvance Heath Vassar Brothers Hospital:
Jennifer VanTuyl, Cuddy + Feder LLP
Allison Fausner, Cuddy + Feder LLP
Peter Hatcher, Stratus

The applicant team provided an overview of the application, variances requested, and presented 
photographs of the site and proposed signs from various angles, as requested by the Board at the 
last meeting. The board and applicant had thorough discussion on the need and justification for 
each sign and the possible impacts of these signs.

Motion to open the public hearing
Motion: Tom Klug
Second: Steve Reifler
Carried: 6:0:0

No speakers

Motion to close the public hearing
Motion: John Gildard
Second: Steve Refler
Carried: 6:0:0

There was a motion to receive in print and approve the posted resolution for a Negative 
Declaration with regards to environmental impacts considered under SEQR in relation to 
NuVance Health Vassar Brothers Hospital, file 2022-007B, regarding the property at 45 Reade 
Place:

Motion: Steve Reifler
Second: Tom Klug
Role Call: Aye Abstain

Scott Parker Jessica Vinall
Steve Reifler
Rob Page
Tom Klug
John Gildard

Carried: 5:0:1
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Furthermore, there was a motion to receive in print and approve the posted resolution granting 
the requested area variances for file number 2022-007b.

Motion: Tom Klug
Second: Steve Reifler
Role Call: Aye Abstain

Scott Parker Jessica Vinall
Steve Reifler
Rob Page
Tom Klug
John Gildard

Carried: 5:0:1

Motion to adjourn the meeting at 7:03pm
Motion: Scott Parker
Second: John Gildard
Carried: 6:0:0

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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From: Knauss, Judith  
Sent: Tuesday, July 5, 2022 3:46 PM 
To: 'JA Essentials' <jaessentials845@gmail.com> 
Cc: Philipp, Eric <EPhilipp@cityofpoughkeepsie.com>; O'Shea, Robert 
<ROShea@CityOfPoughkeepsie.com> 
Subject: 579 Main Street 

 

Dear Jonathan: 

 

Following our meeting on June 30, 2022, I reviewed the files of the Building Department and 

consulted with the Building Inspector relative to your plans for the property at 579 Main Street. 

The building was previously a mixed use building containing a retail store on the first floor and a 

residential component. The building has been vacant for some number of years. You are 

proposing a commercial component and four (4) dwelling units.  

 

Please be advised that, as we discussed, the property is located in an area of the City zoned Main 

Street Commercial (C-2A) District. The use of the property in C-2A Districts for residential 

purposes is not permitted, pursuant to the provisions of Section 19-3.23..1(2) of  Zoning 

Ordinance.  The previous residential component was nonconforming. As the building has been 

vacant for a period in excess of one year, any right to re-establish this use has expired, pursuant 

to the provisions of Section 19-5.1(1)(d), which states that  a nonconforming use “shall not be 

reestablished or changed to another nonconforming use if such use has been discontinued for any 

reason for a period of one year. Intent to resume a nonconforming use shall not confer the right 

to do so.”  

 

Therefore, any application to establish or re-establish a residential use would require a use 

variance from the Zoning Board of Appeals. Here is a link to that application on the City’s 

website: https://cityofpoughkeepsie.com/DocumentCenter/View/1350/ZBA-Use-Variance-

Application-Form. Please note that there are no guarantees that the Zoning Board of Appeals will 

act favorably on such an application. However, I believe it is important to remember that, as 

discussed during our meeting, the City has undertaken a major revision to our Zoning Ordinance, 

which we hope may be adopted as early as October of this year. Such a revision will likely 

address the issue of the residential use as outlined herein.  

 

Please note that there is nothing in this determination that would preclude you from moving 

forward with plans to renovation the commercial component of the building.  Retail stores and 

service businesses are permitted, and would require only a building permit to establish. Other 

commercial uses are permitted, but might require additional approvals, such as area variances 

and site plan or special permit approval from the Planning Board. The work involved could take 

place while waiting for the results of the rezoning.  

 

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

 

Very truly yours, 

Judith Knauss 

Deputy Zoning Administrator 
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City of Poughkeepsie, NY
67 Worrall Ave

DESIGN AND DRAWINGS PREPARED BY:

JOHN V. SULLIVAN - associate a.i.a.

16 BARCLAY STREET

POUGHKEEPSIE, NY

S-1.1

Site Photos

Proposed Site Plan

1491 BRYANT AVENUE

BRONX, NY 10460

PROPERTY OWNER:

DAMIAN MERCADO

787 BROADWAY

NEWBURGH, NY 12550

PROPERTY MANAGER:

JOSE SANTOS

FORTUNA REALTY, INC
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City of Poughkeepsie, NY
67 Worrall Ave

DESIGN AND DRAWINGS PREPARED BY:

JOHN V. SULLIVAN - associate a.i.a.

16 BARCLAY STREET

POUGHKEEPSIE, NY

S-1.0

Site Plan

67 WORRALL AVENUE
CITY OF POUGHKEEPSIE, NY

Proposed Site Plan

1491 BRYANT AVENUE

BRONX, NY 10460

PROPERTY OWNER:

DAMIAN MERCADO

TAX MAP No's.

LOT AREA :

ZONING DISTRICT:

(67 WORRAL AVENUE) 7,057 SQ. FT. (0.162 ACRES) 

ZONING REQUIREMENTS

R-3 (MEDIUM-DENSITY RESIDENCE DISTRICT)  

6161-41-563723

MAX. HEIGHT 

MIN. REAR YARD 

SOURCE: CITY OF POUGHKEEPSIE ZONING ORDINANCE R-3 REGULATIONS (2-FAMILY & OTHER USES- REGS LISTED ABOVE)

MIN. FRONT YARD 

MIN. SIDE YARD 

MIN. LOT AREA

BULK REQUIREMENTS REQUIRED PROPOSED

MAX. LOT COVERAGE

MIN OPEN SPACE (2) 1-BEDROOM

MIN. LOT WIDTH

MIN. LOT FRONTAGE

EXISTING

7,057 SQ. FT. 

MIXED-USE

2 1/2 STORY

35%

15'

2 1/2 STORIES

3 (DWELLING UNITS)

7,057 SQ. FT. 10,000 SQ. FT. (TWO-FAMILY) 

50'

30'

20'

35' <35'

10'

787 BROADWAY

NEWBURGH, NY 12550

PROPERTY MANAGER:

JOSE SANTOS

FORTUNA REALTY, INC

(BUSINESS - RESIDENTIAL)

MIXED-USE

6,000 SQ. FT. (COMMERICAL) 

2 1/2 STORY

<35'

MIN PARKING SPACES 

600 SQUARE FEET
655 SQUARE FEET

(COFFEE SHOP - RESIDENTIAL)

DWELLINGS

5 (COFFEE SHOP)

8 (TOTAL)

N

COFFEE / CAFE SHOP  -  TWO-FAMILY DWELLING:
PROPOSED MIXED USE

-

18%

50'

50'

14.75'

6.1'

12.4'

20%

50'

50'

6 

*

AREA VARIANCE REQUIRED

*

*

14.75'

15.2'

6.1'

*

*

**

**

USE VARIANCE REQUIRED
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