








   

 

                                                                                                        

Gabriel Ce, AIA LEED AP 
280 Warburton Avenue, Apt. 2 
Hastings On Hudson, NY 10706 
703 400 9976 
gabrielkce@hotmail.com 

August 21, 2019 

The Zoning Board of Appeals of the Village of Hastings On Hudson, NY 
7 Maple Avenue 
Hastings On Hudson, NY 10706 

 
 

Project: House Addition & Raised Terraces 

Address: 280 Warburton Avenue, Hastings On Hudson, NY 10706 

Re: Alternative Study, Furniture Layout & Revised Application 

 

Dear Chairperson Matthew Collins and Members of the Zoning Board, 

As requested by the Board in the 7/25/19 hearing, we have attached to our application the following 
documents for your reference: 

1. Alternative Study Floor Plan: The floor plan attached place the addition on the north side of the 
house. The addition is shaped to conform with the village zoning ordinance required yards and to 
not exceed the allowable lot coverage. Note that the placement of the addition in this location has 
several implications: 

a. It creates a long corridor to connect the addition to the existing house; 

b. The addition is more visible from the avenue and O.C.A. with potential accentuated impact 
to view preservation. 

c. Additional soil retention: 106lft retaining wall i.l.o. 60lft of the Proposed Addition;  

2. Furniture Layout: For the Board’s reference, please find attached the proposed furniture layout for 
the second-floor unit (Apt.2). 

In addition, please find attached a revised application for the Board’s approval. Note that the revised 
application has a more compact footprint. The requested rear and side yard variances are reduced in 
relation to the previous application package. Please refer to the zoning analysis chart below: 

 

 

 

 

 

 

 

 



   

 

                                                                                                        

Criteria Permitted Existing Proposed Variance 

Lot Coverage 
Building 

30% 
2,607sf 

16% 
1,409sf 

27% 
2,385sf 

- 

Lot Coverage 
Development 

40% 
3,476sf 

25% 
2,153sf 

39% 
3,368sf 

- 

Front Yard (W) 25’-0” 0’-0” No changes - 

Rear Yard (E) 25’-0’ 35’-3” 5’-0” 20’-0” 

Side Yard (N) 8’-0” Minimum 45’-1” 33’-4” - 

Side Yard (S) 8’-0” Minimum 4’-10” 4’-0” 4’-0” 

Side Yard Total (N+S) 20’-0” 49’-11” 37’-4” - 

 

Sincerely, 

Gabriel Koche Ce & Katalin Harsaczki-Ce 

8/21/2019 
 



15ftSIDE YARD TO
ACHIEVE MIN. 20ft
COMBINED SIDE YARDS

HOUSE ADDITION
ZONE CONFORMED STUDY

FLOOR PLAN

288sf
CIRCULATION

NOTES:
1. INEFFICIENT FLOOR PLAN: 288NSF (>33%) OF 869NSF TOTAL
IS DEDICATED FOR CIRCULATION
2. VIEW PRESERVATION: ADDITION IS MORE VISIBLE WITH
POTENTIAL ACCENTUATED IMPACT TO VIEW PRESERVATION
3. INCREASED SOIL DISTURBANCE:  LONGER RETAINING WALL
ON THE BACK (106LFT I.L.O. 60LFT)



HOUSE ADDITION
FURNITURE PLAN: PROPOSED

FURNITURE



VILLAGE OF HASTINGS-ON-HUDSON

See requirements in step #2

*For Variances/ZBA action for illegal construction 

No later that one (1) week prior to the ZBA meeting 

I,   fill in your name   , do hereby swear that all the legal notices 
were hand delivered to the people on this mailing list on   fill in the date  and that the 
signatures/initials of the recipients are authentic
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CODE OF THE VILLAGE OF HASTINGS ON HUDSON

§ 295-146. Variances.



CODE OF THE VILLAGE OF HASTINGS ON HUDSON

§ 295-82. View Preservation (VP) Districts
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1. STRUCTURAL CONCRETE SHALL POSSESS A 28-DAY COMPRESSIVE STRUCTURAL CONCRETE SHALL POSSESS A 28-DAY COMPRESSIVE STRENGTH OF 3,000 PSI. 2. AGGREGATES SHALL CONFORM TO ASTM C33. THE COARSE COMPONENT AGGREGATES SHALL CONFORM TO ASTM C33. THE COARSE COMPONENT EITHER WASHED GRAVEL OR CRUSHED STONE. FINE AGGREGATE SHALL BE CLEAN NATURAL SAND. 3. PORTLAND CEMENT SHALL BE IN COMPLIANCE WITH ASTM C150, TYPE I. PORTLAND CEMENT SHALL BE IN COMPLIANCE WITH ASTM C150, TYPE I. 4. DEFORMED REINFORCING STEEL SHALL BE IN ACCORDANCE WITH ASTMA615, DEFORMED REINFORCING STEEL SHALL BE IN ACCORDANCE WITH ASTMA615, GRADE 60. 5. STANDARD DETAILS FOR HOOKS, BENDS, AND DEVELOPMENT LENGTHS STANDARD DETAILS FOR HOOKS, BENDS, AND DEVELOPMENT LENGTHS SHALL BE IN CONFORMANCE WITH THE 'CONCRETE REINFORCING STEEL HANDBOOK', THE CRSI ENGINEERING PRACTICE COMMITTEE. 6. CONCRETE MAXIMUM SLUMP OF 3.5". CONCRETE MAXIMUM SLUMP OF 3.5". 7. OBSERVE MINIMUM REBAR CONCRETE COVER PER ACI STANDARDS. OBSERVE MINIMUM REBAR CONCRETE COVER PER ACI STANDARDS. 8. SMOOTH WIRE FABRIC REINFORCEMENT SHALL BE IN COMPLIANCE WITH SMOOTH WIRE FABRIC REINFORCEMENT SHALL BE IN COMPLIANCE WITH ASTM A185. SHEETS ONLY, NO ROLLS, PER ASTM A185. 9. BOTTOM OF CONCRETE FOOTINGS TO BE MIN. 12" BELOW LOCAL FROSTLINE BOTTOM OF CONCRETE FOOTINGS TO BE MIN. 12" BELOW LOCAL FROSTLINE AND BEAR ON 2 TON PSF MIN. UNDISTURBED SOIL. IF FIELD CONDITIONS ARE NOT SUFFICIENT, NOTIFY ARCHITECT BEFORE PROCEEDING. DO NOT STEP MORE THAN TWO FEET HORIZONTAL TO ONE FOOT VERTICAL. 10. BUILDING WRAP BY 'HYDROCAP' DRAIN-ABLE HOUSE-WRAP BY BENJAMIN BUILDING WRAP BY 'HYDROCAP' DRAIN-ABLE HOUSE-WRAP BY BENJAMIN OBDYKE OR EQUAL. TAPE ALL SEAMS, FLASH ALL WINDOWS, DOORS AND PENETRATIONS WITH METAL PREFORMED FLASHING, SEAL, PROVIDE END DAMS WHERE REQUIRED. USE FLASHING TAPE AT OPENINGS BY 'HYDROFLASH' SELF ADHERED FLASHING TAPE. 11. BATT INSULATION TO BE FIBERGLASS BATTS WITH VAPOR BARRIER, R-21 BATT INSULATION TO BE FIBERGLASS BATTS WITH VAPOR BARRIER, R-21 WALLS, R-49 CEILINGS/ROOF OR FLOORS/CEILING WITH UNHEATED SPACES BELOW. VAPOR BARRIER TO WARM SIDE. FIRE RETARDANT WHERE REQUIRED. 12. RIGID INSULATION TO BE POLYISOCYANURATE 2" AT SLAB EDGE AND RIGID INSULATION TO BE POLYISOCYANURATE 2" AT SLAB EDGE AND FOUNDATION PERIMETER, 24" DOWN AND 24" IN.  13. SPRAY POLYURETHANE FOAM INSULATION SHALL BE CLOSED CELL TYPE IN SPRAY POLYURETHANE FOAM INSULATION SHALL BE CLOSED CELL TYPE IN MAXIMUM THICKNESS. INSTALLED PER MANUFACTURER'S DIRECTIONS. 14. VAPOR BARRIER TO BE 6 MIL POLYETHYLENE OVERLAP AND TAPE SEAMS. VAPOR BARRIER TO BE 6 MIL POLYETHYLENE OVERLAP AND TAPE SEAMS. 15. FLASH ALL ADJOINING SURFACES AND PENETRATIONS WITH METAL FLASH ALL ADJOINING SURFACES AND PENETRATIONS WITH METAL FLASHING AND FLASHING TAPE FOR WATERPROOF SEAL. PROVIDE SIMILAR DRIP EDGE. SECURE TO ADJACENT SURFACES WITH FASTENERS TO RESIST REQUIRED WIND LOADS. FABRICATE, FASTEN AND SEAL PER S.M.A.C.N.A. STANDARDS. PROVIDE BUILT UP METAL-FLASHED CRICKETS AS REQUIRED. 16. PROVIDE PAINTABLE SILICONE SEALANT IN COLOR TO MATCH ADJACENT PROVIDE PAINTABLE SILICONE SEALANT IN COLOR TO MATCH ADJACENT WHERE REQUIRED. PROVIDE BACKER RODS WHERE NEEDED. INSTALL PER ASTM C920. 17. PROVIDE THROUGH-WALL AND FLOOR FIRESTOPPING FOR PENETRATIONS PROVIDE THROUGH-WALL AND FLOOR FIRESTOPPING FOR PENETRATIONS THROUGH FIRE-RATED ASSEMBLIES PER ASTM E 814 EY TREMCO OR 3M FIRE PRODUCTS. 18. PROVIDE WATER-PROOFING AT THE OUTSIDE OF THE FOUNDATION WALLS PROVIDE WATER-PROOFING AT THE OUTSIDE OF THE FOUNDATION WALLS CONSISTING OF 'BITUTHENE' 4000 (OR EQUAL) 60 MIL SHEET WITH  " 14" ASPHALTIC PROTECTION BOARD AND DIMPLED BOARD. 19. FILL ALL SMALL CAVITIES IN FRAMING, AND ANNULAR PIPE PENETRATIONS FILL ALL SMALL CAVITIES IN FRAMING, AND ANNULAR PIPE PENETRATIONS WITH 'GREAT STUFF' EXPANDABLE URETHANE SEALANT FOAM. 20. PROVIDE FIRE PUTTY SEALANT AT HOLES FOR PIPES, CONDUITS AND PROVIDE FIRE PUTTY SEALANT AT HOLES FOR PIPES, CONDUITS AND SIMILAR PENETRATIONS. 21. INSULATE MECHANICAL SERVICE LINES AND EQUIP. IN ACCORDANCE WITH INSULATE MECHANICAL SERVICE LINES AND EQUIP. IN ACCORDANCE WITH BEST INDUSTRY AND TRADE PRACTICES. 22. FOUNDATION WALL SHALL BE DAMPROOFED WITH (2) COATS OF ASPHALT FOUNDATION WALL SHALL BE DAMPROOFED WITH (2) COATS OF ASPHALT WATERPROOFING OVER  " CEMENT PARGE (BLOCK WALL) OR CEMENT WASH 12" CEMENT PARGE (BLOCK WALL) OR CEMENT WASH (POURED WALL). 23. THE DESIGN, TRANSPORTATION AND ERECTION OF ALL STRUCTURAL THE DESIGN, TRANSPORTATION AND ERECTION OF ALL STRUCTURAL LUMBER SHALL BE IN CONFORMANCE WITH THE 'TIMBER CONSTRUCTION MANUAL', THA AITC AND 'MANUAL FOR WOOD FRAME CONSTRUCTION' PER AMERICAN FOREST AND PAPER ASSOC. LATEST EDITION. 24. ALL STRUCTURAL LUMBER SHALL BE MACHINE RATED FOR THE FOLLOWING ALL STRUCTURAL LUMBER SHALL BE MACHINE RATED FOR THE FOLLOWING PROPERTIES: F(B)=1,350 PSI, F(V)=75 PSI, F(E)=1,350,000PSI, F(T)=875 PSI, F(C)=325PSI(PERPEN), P(C)=825PSI(PARA) 25. ALL LUMBER SHALL BE KLIN DRIED TO MAXIMUM MOISTURE ONTENT OF ALL LUMBER SHALL BE KLIN DRIED TO MAXIMUM MOISTURE ONTENT OF 15%. 26. SILL, NAILERS AND LEDGERS MAY BE CONSTRUCTION GRADE. SILL, NAILERS AND LEDGERS MAY BE CONSTRUCTION GRADE. 27. THE DESIGN, TRANSPORTATION AND ERECTION OF ALL PLYWOOD SHALL BE THE DESIGN, TRANSPORTATION AND ERECTION OF ALL PLYWOOD SHALL BE IN ACORDANCE WITH PROVISIONS OF THE AMERICAN PLYWOOD ASSOCIATION. 28. PLYWOOD FOR FLOORS AND WALLS SHALL BE 'STRUCTURAL I INT-DFPA'. PLYWOOD FOR FLOORS AND WALLS SHALL BE 'STRUCTURAL I INT-DFPA'. 29. PLYWOOD FOR ROOFS SHALL BE 'STRUCTURAL I EXT-DFPA'. PLYWOOD FOR ROOFS SHALL BE 'STRUCTURAL I EXT-DFPA'. 30. JOIST/RAFTER HANGERS SHALL BE #18 GA GALVANIZED STEEL UNO BY JOIST/RAFTER HANGERS SHALL BE #18 GA GALVANIZED STEEL UNO BY TECO OR SIMPSON, USE COMPATIBLE NAILS AS RECOMMENDED BY THE MANUFACTURER. 31. ALL STRUCTURAL LUMBER THAT IS EXPOSED TO WEATHER, IN CONTACT ALL STRUCTURAL LUMBER THAT IS EXPOSED TO WEATHER, IN CONTACT WITH THE FOUNDATION OR WITHIN 18" OF EARTH SHALL BE ACQ-PRESSURE TREATED PRESERVATIVE. 32. THE DESIGN, FABRICATION, TRANSPORTATION, AND ERECTION OF ALL THE DESIGN, FABRICATION, TRANSPORTATION, AND ERECTION OF ALL STRUCTURAL STEEL SHALL BE IN CONFORMANCE WITH THE 'STEEL CONSTRUCTION MANUAL', THE AISC. 33. WELDING OF STRUCTURAL STEEL SHALL BE IN CONFORMANCE WITH THE WELDING OF STRUCTURAL STEEL SHALL BE IN CONFORMANCE WITH THE 'STRUCTURAL WELDING CODE', THE AWS; D1.13 WELDING ELECTRODES SHALL BE E70XX FOR SMAW; AND LOW HYDROGEN. 34. WELDING ELECTRODES SHALL BE E70XX FOR SMAW; AND LOW HYDROGEN WELDING ELECTRODES SHALL BE E70XX FOR SMAW; AND LOW HYDROGEN FOR FIELD WELDING. 35. STRUCTURAL STEEL FOR HOT ROLLED PLATES, ANGLES, CHANNELS SHALL STRUCTURAL STEEL FOR HOT ROLLED PLATES, ANGLES, CHANNELS SHALL BE ASTM A36. STRUCTURAL STEEL FOR W BEAMS SHALL BE 50 KSI A-992. 36. STRUCTURAL STEEL PIPES SHALL BE IN COMPLIANCE WITH ASTM A501. STRUCTURAL STEEL PIPES SHALL BE IN COMPLIANCE WITH ASTM A501. WHERE USED FOR COLUMNS, THE CENTER VOID SHALL BE ENTIRELY GROUT FILLED SOLID. 37. STRUCTURAL STEEL TUBING SHALL BE IN CONFORMANCE WITH ASTM A500, STRUCTURAL STEEL TUBING SHALL BE IN CONFORMANCE WITH ASTM A500, GRADE B. 38. STRUCTURAL BOLTS SHALL BE MANUFACTURED TO ASTM A307, GRADE B. STRUCTURAL BOLTS SHALL BE MANUFACTURED TO ASTM A307, GRADE B. 39. ALL STRUCTURAL STEEL SHALL RECEIVE SURFACE PREPARATION IN ALL STRUCTURAL STEEL SHALL RECEIVE SURFACE PREPARATION IN ACCORDANCE WITH SSPC-SP3 FOR POWER TOOL CLEANING. 40. PRIMING PAINT FOR STRUCTURAL STEEL SHALL BE '4-55 VERSARE PRIMER' PRIMING PAINT FOR STRUCTURAL STEEL SHALL BE '4-55 VERSARE PRIMER' AS MANUFACTURED BY THE TNEMEC CO. OR APPROVED EQUAL.
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1. CONTRACTOR TO VERIFY ALL OPENING DIMENSIONS BEFORE ORDERING CONTRACTOR TO VERIFY ALL OPENING DIMENSIONS BEFORE ORDERING DOORS. 2. QUALITY STANDARD: COMPLY WITH AWI'S "ARCHITECTURAL WOODWORK QUALITY STANDARD: COMPLY WITH AWI'S "ARCHITECTURAL WOODWORK QUALITY STANDARDS ILLUSTRATED"; LATEST EDITION "PREMIUM" GRADE AND WDMA "EXTRA HEAVY DUTY" PERFORMANCE LEVEL. 2.1. ONLY MANUFACTURERS THAT ARE CERTIFIED AND LISTED BY AWI TO ONLY MANUFACTURERS THAT ARE CERTIFIED AND LISTED BY AWI TO BE QCP QUALIFIED ARE ACCEPTABLE FOR THIS PROJECT. 2.2. PROVIDE LETTER OF LICENSING FOR PROJECT INDICATING THAT DOORS PROVIDE LETTER OF LICENSING FOR PROJECT INDICATING THAT DOORS COMPLY WITH REQUIREMENTS OF GRADE SPECIFIED.  3. WD DOORS AND VENEER SHALL BE FSC CERTIFIED AND OTHERWISE COMPLY WD DOORS AND VENEER SHALL BE FSC CERTIFIED AND OTHERWISE COMPLY WITH LEED CRITERIA AS STATED HEREIN. 4. ENVIRONMENTAL LIMITATIONS:  DO NOT DELIVER OR INSTALL INTERIOR WD ENVIRONMENTAL LIMITATIONS:  DO NOT DELIVER OR INSTALL INTERIOR WD DOORS UNTIL BUILDING IS ENCLOSED, WET WORK IS COMPLETE, AND HVAC SYSTEM IS OPERATING AND WILL MAINTAIN TEMPERATURE AND RELATIVE HUMIDITY AT OCCUPANCY LEVELS DURING THE REMAINDER OF THE CONSTRUCTION PERIOD. 5. PROVIDE AWI PC-5 PREMIUM GRADE HOT PRESSED 5-PLY SOLID CORE PROVIDE AWI PC-5 PREMIUM GRADE HOT PRESSED 5-PLY SOLID CORE PARTICLEBOARD DOORS, 1-3/4" THICK, CONFORMING TO STANDARDS SPECIFIED HEREIN.  SUBJECT TO MEETING STANDARDS SPECIFIED HEREIN, THE FOLLOWING MANUFACTURERS ARE ACCEPTABLE: MARSHFIELD DOOR SYSTEMS, INC., ALGOMA HARDWOODS INC., OR EGGERS HARDWOOD PRODUCTS CORP., GRAHAM OR APPROVED EQUAL. 5.1. CORE SHALL CONSIST OF A FORMED FLAT PANEL CONSISTING OF CORE SHALL CONSIST OF A FORMED FLAT PANEL CONSISTING OF WOOD PARTICLES BONDED TOGETHER WITH SYNTHETIC RESINS OR OTHER ADDED BINDER, WITH AN AVERAGE DENSITY OF 30 TO 32 LBS. PER CUBIC FOOT.  THE MATERIAL SHALL MEET OR EXCEED THE REQUIREMENTS OF ANSI A208.1, GRADE 1-LD-2 COVERING MAT FORMED PARTICLEBOARD WITH FACE SCREW HOLDING OF 124 LBS., MODULUS OF RUPTURE OF MINIMUM 700 PSI AND MODULUS OF ELASTICITY OF NOT LESS THAN 148,000 PSI. 5.2. CORE SHALL BE CAPABLE OF SATISFYING THIS WDMA TM-7 CYCLE CORE SHALL BE CAPABLE OF SATISFYING THIS WDMA TM-7 CYCLE SLAM TEST FOR 1 MILLION SLAMS FOR SURFACE MOUNTED HARDWARE.  WHERE THE MANUFACTURER'S CORE DOES NOT MEET THIS CRITERIA, STILES AND RAILS MUST MEASURE A MINIMUM OF 5-1/2" AND MUST BE FABRICATED OF HARDWOOD. 5.2.1. SURFACE MOUNTED HARDWARE MUST BE INSTALLED WITH SURFACE MOUNTED HARDWARE MUST BE INSTALLED WITH MINIMUM 1-1/4" SCREW PENETRATIONS USING THREADED TO THE HEAD SCREWS.  6. CROSS BANDS:  SHALL BE 1/16" THICK HARDWOOD EXTENDING FULL WIDTH CROSS BANDS:  SHALL BE 1/16" THICK HARDWOOD EXTENDING FULL WIDTH OF DOOR AND LAID WITH GRAIN AT RIGHT ANGLES TO FACE VENEERS. CROSS BANDS AND FACES SHALL BE LAMINATED TO THE CORE WITH TYPE I MF OR PVA GLUE.  7. STILES, RAILS:  STILE AND RAIL SHALL BE A MINIMUM OF 1-3/8" SOLID STILES, RAILS:  STILE AND RAIL SHALL BE A MINIMUM OF 1-3/8" SOLID HARDWOOD OR STRUCTURAL COMPOSITE LUMBER (AFTER TRIMMING) LAMINATED TO THE CORE.  STILES AND RAILS MUST BE SECURELY GLUED TO THE CORE WITH NO VOIDS ALLOWED.  STILES AND RAILS MUST BE CAPABLE OF SCREW HOLDING OF 550 LBS. PER WDMA TM-10. 8. VERTICAL DOOR EDGE MUST BE CAPABLE OF SCREW HOLDING OF 550 LBS. VERTICAL DOOR EDGE MUST BE CAPABLE OF SCREW HOLDING OF 550 LBS. PER WDMA TM-10; HORIZONTAL DOOR EDGE MUST BE CAPABLE OF SCREW HOLDING OF 400 LBS. PER WDMA TM-10. 9. DOORS WITH TRANSPARENT FINISH TO HAVE CENTER BALANCED, SLIP DOORS WITH TRANSPARENT FINISH TO HAVE CENTER BALANCED, SLIP MATCHED, QUARTER SLICED, SELECT VENEER AS DETERMINED BY ARCHITECT. VENEER TO CONFORM TO AWI, "AA" GRADE VENEER WITH 3" WIDE LEAF.  MINIMUM VENEER THICKNESS SHALL BE NOT LESS THAN 1/50" AFTER SANDING. 9.1. VENEERS SHALL BE CONTINUOUS OR END MATCHED AT TRANSOMS. VENEERS SHALL BE CONTINUOUS OR END MATCHED AT TRANSOMS. 10. DOORS SHALL HAVE HINGE LOADING CAPACITY OF 500 LBS. PER WDMA DOORS SHALL HAVE HINGE LOADING CAPACITY OF 500 LBS. PER WDMA TM-8.
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1. REMOVE WASHER. AFFECTED PLUMBING LINES TO BE CUT TO A POINT OF REMOVE WASHER. AFFECTED PLUMBING LINES TO BE CUT TO A POINT OF CONCEALMENT AND PROPERLY REMOVE. 2. REMOVE PLUMBING FIXTURES AS INDICATED. AFFECTED PLUMBING LINES TO REMOVE PLUMBING FIXTURES AS INDICATED. AFFECTED PLUMBING LINES TO BE CUT TO A POINT OF CONCEALMENT AND PROPERLY CAPPED OR PLUGGED. 3. NEW PLUMBING FIXTURE CONNECTED TO EXISTING PLUMBING SYSTEM AS NEW PLUMBING FIXTURE CONNECTED TO EXISTING PLUMBING SYSTEM AS INDICATED. 4. NEW APPLIANCE CONNECTED TO EXISTING PLUMBING SYSTEM AS INDICATED.NEW APPLIANCE CONNECTED TO EXISTING PLUMBING SYSTEM AS INDICATED.
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