
 

  StevenSeconArchitect,  P.C.
145 Palisade Street, Suite 403 

   Dobbs Ferry, New York 10522 
  914.674.2950    tel.   
914.693.1537    fax     

 Steven@seconarchitect.com 
 
June 9, 2021 

      
   
Honorable Members of the Zoning Board of Appeals 
Village of Hastings on Hudson 
 
Re:  Statement of Points and Considerations for the Zoning Board of Appeals  

Application for 46 Hudson St, Halprin  Residence 
 
 
Honorable Members of the Zoning Board of Appeals, 
 
This letter is submitted to supplement the materials submitted to the Zoning Board for the next hearing. 
 

1. Introduction 
 

The primary reason that the Applicant  is seeking zoning relief is to reconfigure their outdoor terraces and make 
selected exterior improvements  to their property in order to create a more usable home for their growing school-
aged children, family and friends.  
 
The second reason for the project stems from the poor condition of the existing raised terrace in the rear, which 
contains a failing retaining wall. This raised terrace would have to be re-built in any case. Given that the rear terrace 
is currently an awkward arc-shape, in poor condition, and does not fit the needs of the family and occasional 
guests-- it makes sense to rebuild this terrace and slightly expand in a more rational manner.  The related trellis 
above that is planned will help filter out the sun –since the terrace faces south. 
  
Additionally, the project proposes the installation of a Jacuzzi in the east-side raise terrace on the 1st floor which 
requires minor reconfiguration to the existing raised terrace. 
 
Due to the property’s irregular shape, currently non-conforming house location and proposed  incursion into the rear 
and side setback, we are seeking several variances: 
  
The Applicant requires several variances:   
 

• Rear-yard setback of 10.4’ (30’ min. required , 19.6’ proposed) for proposed trellis 

• Rear-yard raised terrace 16.5’  (6’ allow encroachment, 13.5’ proposed)  

• Total side yard setback .8’ due to increased non-conformity (30’ min. required, 29.2’ proposed) 

• East side yard setback  of .4’ due to increased non-conformity (18’ required , 17.6’ proposed) 

• Building coverage (proposed trellis)  4% variance required (25% max, 29% proposed) 
 

2. Discussion 



 
 

� The benefit to the Applicant is that the family will be able to remain in the house. 
  

� With the exception of the 2 months of anticipated construction activity, no inconvenience or 
adverse effect is anticipated for the adjacent property owners if the variances are granted.   

 
� Other alternatives were explored, but were either too large or unusable.   

 
� The proposed project submitted is the most reasonable improvement because it is the least 

intrusive change to the non-conforming footprint.   
 

� The proposed work is not substantial in light of the fact that the lot is irregularly shaped, barely 
visible from neighboring properties and the requests are in keeping with variances previously 
granted by this Board. 

 
� The neighborhood will not be adversely affected, but will instead be improved because this project 

will bring the house closer in scale to the neighboring houses.  The end result of the project will be 
attractive and not imposing to the street.  The neighbors are very much in support of the application 
– their supporting letters will be brought to the meeting.   

 
� The hardship is not self-created inasmuch as housing standards have changed due to the 

pandemic and outdoor spaces are more important.   
 

3. Conclusion 
 

Several neighbors voiced support for the proposed project, their letters will be presented at the meeting. 
The Applicant is seeking your approval to build a sensibly-scaled alterations and is respectfully asking that 
the variances be granted.  
   

Sincerely,  
 

 
Steven Secon, AIA 
Architect for the Applicant 
 
Cc:  Joseph Halprin, Owner 
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