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Zoning Board of Appeals i
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Variance/Interpretation/View Preservation
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ZONING REQUIREMENTS:

VILLAGE OF HASTINGS-ON-HUDSON
Zoning Board of Appeals
Zoning Analysis
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*See Definitions of Building and Development Coverage in Section 295-5 of the Village code.

OCCUPANCY AND USE

PERMITTED

EXISTING

PROPOSED

CURRENT USE*

SINGLE.. . FAA..

SINGLE FAN.

* Single Family, Two Family, Commercial, Mixed Usé e(c.

Page 2

Variance Application, Modified August 2010



November 11, 2015

Members of the Zoning Board of Appeals
Village of Hastings on Hudson

7 Maple Avenue

Hastings on Hudson NY 10706

Re:
Chen Foley Residence
21 Elm Place

The original house located at 21 Elm Place was built in the year 1908. It is a colonial home with some
Victorian details, such as a wraparound porch and stained glass windows.

It is apparent when looking at the house from the back that some parts were added more recently; the
first floor may have had a one story back porch, which might have been enclosed, and a second story
enclosure was built on top of its roof. The later provenance is obvious not only from the form and detail,
but also from the fact that the floors are not level with the second floor. The added space which serves
as a bathroom extension, laundry and guasi-terrace has plumbing that freezes in the winter and walls
and windows that are of three-season quality. Therefore, the first step in improving the house is
removal of these add-ons and replacing them with a well-built building envelope that is energy efficient
and congruent with the original house.

The first floor has a living and dining room which are sized typically for a 100-year-old house, and they
are modest in size. Unfortunately, the kitchen is situated in a small and narrow space, separated from
the rest of the house as well as from the outside views. It lacks counter space and storage capacity, even
if supplemented by a disjointed butler’s pantry.

A kitchen today is a center of family life. In a large family, cooking, eating, homework and family time
often all happen in or near the kitchen space. The goal of the first floor extension is to create a more
open kitchen, with an easy flow towards the dining room as well as the backyard. The proposed plan
builds on the existing footprint of the house.



The house currently has three bedrooms, one of them very small, on the second floor, together with a
sewing room and a single bathroom. The family includes three small children and a grandmother. The
current bedrooms are not functional for four people. Therefore, the objective of the added space on the
second floor is to have four comfortably sized bedrooms and two bathrooms. The parents have a master
bedroom in the finished attic space.

From the zoning point of view, the house is currently non-compliant and grandfathered in several
aspects: coverage, front and side setbacks. Once the addition is accounted for, the noncompliance is
slightly increased (though decreased in the case of developmental coverage).

Elm Place is part of a distinct Hastings neighborhood composed of about four blocks, between Villard
and Zinsser Park, Broadway and the aqueduct. This mini-neighborhood is remarkable for having very
consistent, village style housing. Even if few exceptions exist, on the whole, the neighborhood consists
of three-story colonial homes, on narrow lots, with small front yards and narrow side yards. Many
homes are large and many have been extended and added to in the past. 21 Elm Street is currently in
the small to medium range relative to other homes. Once the proposed space is included, it is still only a
medium-sized house in this area.

To illustrate the point that the newly enlarged house will not be out of scale and character with the
neighborhood, we are including a detailed map of a Google satellite photo, as well as few pictures of the
similar and larger houses in the vicinity.

Thank you for your review, time and consideration,
Respectfully submitted,

Eva Klein Bouhassira, RA
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