
















GOTHAM
Padriac Steinschneider

Gotham Design & Community Development Ltd.
329 Broadway

Dobbs Ferry, New York  10522

(914) 693-5093  P  Fax: (914) 693-5390
Cell (914) 906-4802  P  arch329@gmail.com

November 8, 2021 - Revised

Hastings-on-Hudson Zoning Board of Appeals
7 Maple Street
Hastings-on-Hudson, New York 10706

Re: 45 Chestnut Drive - ZBA Application

Dear Members of the Hastings-on-Hudson Zoning Board of Appeals: 

This letter is to submit an application to the Zoning Board of Appeals for the above referenced
property. The owner recently purchased the property with the intent of significantly renovating
the existing building, including a second floor addition above the existing one story structure, 
a two story addition on the back of the existing house, a new deck on the back of the house
replacing the existing, and the construction of a porch and staircase on the front of the house.

We understand that there is an issue with the fact that the existing house is closer to the
street right-of-way line than the Code requires. We are intending to add to the front of the
house, which will reduce that setback further. The Code requires a front yard setback of 30
feet, whereas the existing house has a setback of 27.75 feet from the front property line. The
stair tower and front porch that we are proposing reduces this setback to 23.25 feet. 

The applicant requests a variance to permit the reduction of the required front yard
setback from 30 feet to 23.25 feet, a reduction of 6.75 feet

It is our understanding that the Code specifically addresses this situation application in that,
while the setback we are proposing is less than the 30 feet required, it is further setback than
the average of the building on the neighboring properties on the same side of the street.
Section 295-20D.(2) specifically permits a reduction in the front yard setback to be
considered, when the proposed setback will be consistent with the character of the
neighboring properties. The property to the east of the subject property has a setback of
approximately 5 feet. The property to the west of the subject property has a setback to the
front property line of approximately 8 feet. The next property to the west has a front setback
to the property line of approximately 20 feet. The next two property to the west appear to have
no setback to the front property line.

We understand that there is an issue with the west side yard setback, which is currently 12.4
feet, where 18 feet is required for the Total Side Yard of 30 feet. While we intend to redress
the exterior of the existing garage, it will otherwise remain unchanged in use and dimension.
However, we are proposing to change the roof line of the garage from being a pitched roof to
being a flat roof.

The applicant requests a variance to permit changes to the roof on an existing
structure that has a 12.4 foot setback to a side line where 18 feet is required, a
deficiency of 5.6 feet.

We also understand that there is an issue with the increase in floor area resulting from the
proposed additions. With a site area of 10,870 square feet, Appendix B in Section 295-53.1 of
the Hastings-on-Hudson Zoning Ordnance imposes a limit on the floor area for a lot not
exceeding 10,900 square feet of a ratio of 0.316.
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This is determined by the floor area in the house divided by the area of the lot. This ratio limits
a 10,870 square foot lot to a maximum floor area of 3,435 square feet.

The existing one story house has a floor area of 1,345 square feet plus a garage of 244
square feet for a total of 1,589 square feet. We are proposing additions on the first floor level
of 130 square feet on the front and 210 square feet on the back of the first floor, increasing
the first floor to 1,929 square feet. We are also proposing a second floor with a floor area of
1,302 square feet, which will result in a house with a total of 3,231 square feet on the first and
second floors including the garage. These additions will increase the FAR from the existing
0.146 to 0.296.

The gross area in the lower level is 1,589 square feet, of which 536 square feet has the
ceiling height of 7 feet or greater required for it to be included in FAR. The foundations for the
proposed additions on the first floor do not contribute to the FAR due to ceiling heights of less
than 7 feet. Adding the 536 square feet to the 3,231 square feet increases the total to 3,767
square feet, which is an FAR of 0.347.

The applicant requests a variance to increase the floor area to 3,767 square feet,
exceeding the 3,434 square foot limit by 333 square feet. This would increase the FAR
to 0.347, which exceeds the 0.316 limit by 0.031, which would require a variance of
9.8%.

Gotham’s Sheet A-1.2 includes diagrams confirming the allocation of floor area in the lower
level, first floor and second floor as proposed, as well as a Table providing the FAR
calculations.

Submitted with this letter, please find the following:

A. A set of 13 sheets of drawings prepared by Gotham Design & Community
Development Ltd., under the supervision of Laura Wakefield, Registered Architect,
dated as Submitted for a Building Permit November 8, 2021.

B. A fully executed Application to the Zoning Board of Appeals for variances.

C. A Memorandum prepared by Gotham Design & Community Development Ltd. dated
November 8, 2021 providing support documentation for the requested variances.

D. A check, previously submitted, in the amount of $250 made payable to the Village of
Hastings-on-Hudson.

A Notice has been mailed to property owners as is required by the Village Code.

We look forward to presenting this application to you at your next available Board meeting.

Thank you for your time and attention,

Paddy Steinschneider
As Agent for Andy and Laura Mitton, Property Owner 
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Hastings-on-Hudson Building Department
7 Maple Street
Hastings-on-Hudson, New York 10706

Re: 45 Chestnut Drive ZBA Submission

Dear Mr. Minozzi, Building Inspector: 

This letter is to submit the following for the Zoning Board of Appeals:

A. A set of 13 sheets of drawings prepared by Gotham Design & Community
Development Ltd., under the supervision of Laura Wakefield, Registered Architect,
dated as submitted for Zoning Board of Appeals Revised to reduce F.A.R. 11-08-
2021.

B. A revised ZBA Application dated September 29, 2021, with the requested FAR of
0.347 indicated, instead of the previous 0.354, and the proposed f loor area
reduced from the previous 3,838 to 3,767 square feet.

C. A letter to the ZBA dated November 8, 2021 Revised making the request for three
variances, including reduced front yard setback from 30 feet to 23.25 feet, reduced
total side yards from 30 feet to 24.4 feet, and an increased FAR from 0.316 to
0.347.

D. A Memorandum prepared by Gotham Design & Community Development Ltd.
dated November 8, 2021 providing support documentation for the requested
variances.

As we have noted in previous communication, the owner recently purchased the property
with the intent of significantly renovating the existing building, including a second floor
addition above the existing one story structure. A one story addition on the back of the
existing house, a new deck on the back of the house replacing the existing, and the
construction of a porch and staircase on the front of the house are also included.

The letter and Memorandum cited above document the changes proposed and resulting
FAR. The set of drawings includes Sheet A-1.2, which provides the calculations for the
floor area on each level and delineates the existing square footage, as well as the
proposed additions. 

The total floor area proposed is 3,767 square feet, which computes to an FAR of 0.347
where 0.316 is permitted. 512 square feet of area in the lower level has a ceiling height of
7 feet or more, which  is included in the calculation. With this area in the lower level
excluded as being a cellar, the first and second floor levels have a total of 3,231 square
feet, which is an FAR of 0.297.
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The Application to the ZBA includes two additional requests for variances.

We understand that there is an issue with the fact that the existing house is closer to the
street right-of-way line than the Code requires. We are intending to add to the front of the
house, which will reduce that setback further. The Code requires a front yard setback of
30 feet, whereas the existing house has a setback of 27.75 feet from the front property
line. The stair tower and front porch that we are proposing reduces this setback to 23.25
feet, requiring a reduction of 5.75 feet.

It is our understanding that the Code specifically addresses this situation. While the
setback we are proposing is less than the 30 feet required, it is a larger setback than the
average of the buildings on the neighboring properties on the same side of the street.
Section 295-20D.(2) specifically permits a reduction in the front yard setback to be
considered, when the proposed setback will be consistent with the character of the
neighboring properties. The property to the east of the subject property has a setback of
approximately 5 feet. The property to the west of the subject property has a setback to
the front property line of approximately 8 feet. The next property to the west has a front
setback to the property line of approximately 20 feet. The next two property to the west
appear to have no setback to the front property line.

It is also our understanding that there is an issue with the two existing side yard setbacks
in that they total 24.4 feet instead of the required 30 feet. While both side yards
individually comply with the minimum setback of 12 feet, the total is deficient by 5.6 feet.
We intend to redress the exterior of the existing garage, which will otherwise remain
unchanged in use and dimension. We are changing the roof line from a pitched roof to a
flat roof. The existing setback dimension will not be changed by the proposed work.
Section 295-56.B in the Village Code specifically allows the alteration of existing one-
family dwellings that are not conforming in one or more area requirements.

Please let us know if there is anything else that you need from us to process this
Application.

Thank you for your time and attention,

Paddy Steinschneider
As Agent for Andy and Laura Mitton, Property Owner 
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EXPOSED LOWER LEVEL    TOTAL LOWER LEVEL

     WALL AREA ABOVE  WALL AREA ABOVE AND

       FINISHED GRADE BELOW FINISHED GRADE

NORTH   95    254

WEST 558    558

SOUTH   18              147

EAST    50     546

TOTAL         721 SQ.FT. 1,505 SQ.FT.

 721 /  1,505    =  47.90% 47.90% < 50%

THEREFORE, BY VILLAGE OF HASTINGS CODE, LOWER LEVEL FITS THE

DEFINITION OF A CELLAR, AND IS EXCLUDED FROM FAR CALCULATIONS.

N1

S1

E1

E2

WEST  ELEVATION

EXPOSED AREA ABOVE FINISHED GRADE W1  THRU  W5 = 558 SQ.FT.

TOTAL AREA ABOVE/BELOW FINISHED GRADE W1  THRU  W5 = 558 SQ.FT.

W1

W2

W3

W4

W5

E3

E4

E5

SOUTH  ELEVATION

EAST  ELEVATION

EXPOSED AREA ABOVE FINISHED GRADE E1  THRU  E5 = 50 SQ.FT.

TOTAL AREA ABOVE/BELOW FINISHED GRADE E1  THRU  E5 = 546 SQ.FT.

E3

21 SF

E4

6 SF

E5

13 SF

E1

0 SF

E2

10 SF

S1

18 SF

S1 TOTAL

147 SF

EXPOSED AREA ABOVE CHESTNUT CURB LINE E1  THRU  E5 = 176 SQ.FT.

TOTAL AREA ABOVE/BELOW CURB LINE E1  THRU  E5 = 550 SQ.FT.

176 SQ.FT  / 550 SQ.FT.   =  0.32  = 32% 32% < 50%

THEREFORE, BY VILLAGE OF HASTINGS CODE, LOWER LEVEL FITS THE

DEFINITION OF A CELLAR, AND IS EXCLUDED FROM FAR CALCULATIONS.

E1 TOTAL

97 SF

E4

12 SF

E5

14 SF

E1

28 SF

E2 TOTAL

60 SF

E3 TOTAL

252 SF

E4 TOTAL

54 SF

E5 TOTAL

87 SF

E3

 ABOVE CURB LINE AT CHESTNUT

91 SF

E2

31 SF

E1 TOTAL

93 SF

E2 TOTAL

60 SF

E3 TOTAL

252 SF

E4 TOTAL

54 SF

E5 TOTAL

87 SF

W1

137 SF

W4

56 SF

W3

200 SF

W5

93 SF

W1 TOTAL

137 SF

W2 TOTAL

72 SF

W4 TOTAL

56 SF

W3 TOTAL

200 SF

W5 TOTAL

93 SF

W1

0 SF

W2

0 SF

W4

0 SF

W3

ABOVE CURB LINE AT FERNDALE

0 SF

W5

0 SF

EXPOSED AREA ABOVE FERNDALE CURB LINE W1  THRU  W5 =     0 SQ.FT.

TOTAL AREA ABOVE/BELOW CURB LINE W1  THRU  W5 = 558 SQ.FT.

0 SQ.FT  / 558 SQ.FT.   =  0.00  = 0% 0% < 50%

THEREFORE, BY VILLAGE OF HASTINGS CODE, LOWER LEVEL FITS THE

DEFINITION OF A CELLAR, AND IS EXCLUDED FROM FAR CALCULATIONS.

EXPOSED AREA ABOVE COMBINED CURB LINE E1 THRU E5  +  W1 THRU W5 =    182 SQ.FT.

TOTAL AREA ABOVE/BELOW CURB LINE E1 THRU E5  +  W1 THRU W5 = 1,202 SQ.FT.

176 SQ.FT  / 1,108 SQ.FT.   =  0.1514  = 15.9% 15.9% < 50%

THEREFORE, BY VILLAGE OF HASTINGS CODE, LOWER LEVEL FITS THE DEFINITION OF A

CELLAR, AND IS EXCLUDED FROM FAR CALCULATIONS.

C U R B   L I N E   A T   C H E S T N U T   C A L C U L A T I O N S

C U R B   L I N E   A T   F E R N D A L E   C A L C U L A T I O N S

C O M B I N E D   C U R B   L I N E   C A L C U L A T I O N S

F I N I S H E D   G R A D E   C A L C U L A T I O N S

FOUNDATION

PERIMETER

216.75 FT

NORTH  ELEVATION

N1

95 SF

N1 TOTAL

254 SF

W2

72 SF

W1 TOTAL

137 SF

W2 TOTAL

72 SF

W4 TOTAL

56 SF

W3 TOTAL

200 SF

W5 TOTAL

93 SF
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EGRESS WINDOW:
THESE WINDOWS MEET OR EXCEED THE REQUIREMENTS  OF SECTION R310.2.1 FOR EMERGENCY ESCAPE AND RESCUE OPENINGS.
EGRESS OPENINGS TO HAVE A MINIMUM NET CLEAR OPENING OF 5.7 SQUARE FEET.
THE NET CLEAR HEIGHT OPENING SHALL NOT BE LESS THAN 24 INCHES.
THE NET CLEAR WIDTH OPENING SHALL NOT BE LESS THAN 20 INCHES.
THE SILL HEIGHT SHALL BE NOT MORE THAN 44 INCHES ABOVE THE FLOOR.

GLAZING NOTES:
1. PROVIDE SAFETY GLASS AND REQUIRED IDENTIFICATION LABEL ON ALL GLAZING WITHIN 18 INCHES OF ANY
    FLOOR.
2. PROVIDE SAFETY GLASS AND REQUIRED IDENTIFICATION LABEL ON ALL GLAZING WITHIN 24 INCHES OF EITHER
    SIDE OF THE DOOR IN THE PLANE OF THE DOOR IN A CLOSED POSITION AND WHERE THE GLAZING IS ON A
    WALL LESS THAN 180 DEGREES FROM THE PLANE OF THE DOOR IN A CLOSED POSITION AND WITHIN 24 INCHES
    OF THE HINGE SIDE OF AN IN-SWINGING DOOR.
       EXCEPTION: 1. DECORATIVE GLAZING 2. THERE IS AN INTERVENING WALL OR OTHER PERMANENT BARRIER
       THE DOOR AND GLAZING. 3.WHERE ACCESS THROUGH THE DOOR IS TO A CLOSET OR STORAGE AREA 3 FEET
       OR LESS IN DEPTH.
3. PROVIDE SAFETY GLASS AND REQUIRED IDENTIFICATION LABEL ON ALL GLAZING IN ALL HAZARDOUS
    LOCATIONS. GLAZING IN WALLS, ENCLOSURES OR FENCES CONTAINING OR FACING HOT TUBS, SPAS,
    WHIRLPOOLS, SAUNAS, STEAM ROOMS, BATHTUBS, SHOWERS,  AND INDOOR OR OUTDOOR SWIMMING POOLS
    WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 60 INCHES MEASURED VERTICALLY
    ABOVE ANY STANDING OR WALKING SURFACE SHALL BE CONSIDERED TO BE A HAZARDOUS LOCATION. THIS
   SHALL APPLY TO SINGLE GLAZING AND EACH PANE IN MULTIPLE GLAZING.
      EXCEPTION: GLAZING THAT IS MORE THAN 60 INCHES MEASURED HORIZONTALLY, AND IN A STRAIGHT LINE,
      FROM THE WATER'S EDGE OF A BATHTUB,  HOT  TUB, SPA, WHIRLPOOL OR SWIMMING POOL OR FROM THE
      EDGE OF A SHOWER, SAUNA OR STEAM ROOM.
4.  PROVIDE SAFETY GLASS AND REQUIRED IDENTIFICATION LABEL ON ALL GLAZING THAT IS WITHIN 60  INCHES
     FROM THE BOTTOM OF ANY STAIR AND LESS THAN 36 INCHES ABOVE THE FINISHED FLOOR OR LANDING.
     FOR MORE INFORMATION REFER TO SECTION 308 OF THE 2020 RESIDENTIAL CODE OF NEW YORK STATE
     ( NOVEMBER 2019  EDITION ) .
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