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SHEET PILING REQUIRED
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9

MEWS ON GRADE
1053.13 SF

MEWS OVER GARAGE
5357.61 SF SOUTH HOUSES

3608.37 SF

COMMON AREA
294.75 SF

WEST HOUSES
4,877.28 SF

EAST HOUSES
2914.46 SF

GARDENS
1,571.14 SF

SETBACK
91.24 SF

SETBACK
84.02 SF

COMMON
AREA
332 SF

C O V E R A G E  A R E A S  &  R E Q U I R E D  S E T B A C K S
( 1 / 1 6 " = 1 ' - 0 " )

3

S E C T I O N  A T  
S T O R M  W A T E R  
R E T E N T I O N  S Y S T E M

1

4

10
'-0

"

27
'-0

"

10
'-0

"

25
'-0

"

DEMOUNTABLE
GARBAGE BLDG, 266 SF

GREY HATCHED AREA SHOWS ENCROACHMENT
ENTIRE WEST SIDE ENCROACHES 5,289 SF. 
AT EAST SIDE THE GARBAGE AREA & COMMON AREA ENCROACH 478 SF 
& A PORTION OF EAST HOUSES ENCROACHES 1,202 SF. 
THE SUB GRADE GARAGE ALSO ENCROACHES 294 SF.
S-4 ENCROACHES 225 SF
TOTAL ENCROACHMENT AREA IS 7488 SF OR 36.63% OF SITE AREA

GREY AREA SHOWS
SETBACK REQUIREMENTS AS DETERMINED BY THE 
HASTINGS-on-HUDSON BLDG DEPT.

TOTAL SITE AREA: 20,440 SF

2SUBGRADE GARAGE
294 SF

N

42'-0"

12
'-0

"

42'-0"



Z O N I N G  A N A LY S I S  M R - C  D I S T R I C T  L O T S  3 7  &  3 8 ,  S E C T I O N  4 . 7 0 ,  B L O C K  4 8

C O V E R A G E  C A L C U L A T I O N S

I T E M R E Q U I R E D E X I S T I N G P R O P O S E D R E Q U I R E D
V A R I A N C E S

LOT AREA

MINIMUM AREA PER 
DWELLING UNIT

BUILDING
COVERAGE ABOVE 
GRADE

TOTAL COVERAGE BY 
ALL 'STRUCTURES'

TOTAL PERVIOUS 
PAVING COVERAGE

TOTAL DEVELOPMENT 
COVERAGE

O P E N  S P A C E OPEN SPACE BY UNIT
Per 295-72.2.A(2), requirement is:
- 100 SF for each studio or 1 bedroom 
unit + 100 SF added for each 
additional bedroom.
Resultant required areas are shown in 
the next columns.
Provided space exceeds requirements 
in all cases.

E-1 200 SF
E-2 100 SF
E-3 200 SF
E-4 200 SF
E-5 100 SF

N.A.

W-1 400 SF
W-2 200 SF
W-3 100 SF
W-4 100 SF

W-5 200 SF
W-6 200 SF
W-7 200 SF
S-1 200 SF
S-2 400 SF
S-3 400 SF
S-4 200 SF
CAFE none

O F F  S T R E E T  P A R K I N G  R E Q U I R E M E N T S

YA R D  R E Q U I R E M E N T S

H E I G H T  L I M I T S  

2500 SF

500 SF

N.A.

NOT STIPULATED

20,440 SF/ 0.4692 acres

N.A.

5296 SF or 25.9%

5596 SF or 27.3%

952 SF or 4.6%

APPROX.. 57.89% 91.6%

20,440 SF

1278 SF

12,293 SF or 60.1%

17,944 SF or 87.8%

Per 295-36 A,
required parking per unit is:
- 1 1/4 spaces for studio
- 1 1/2 spaces for 1 bedroom
- 1 3/4 spaces for 2 bedrooms
- 2 spaces for 3 bedrooms
Per 295-36 E,
CAFE is exempt
TOTAL REQUIRED: 29

E-1 1 3/4
E-2 1 1/2
E-3 1 3/4
E-4 1 3/4
E-5 1 1/2

N.A.

W-1 2
W-2 1 3/4
W-3 1 1/2
W-4 1 1/2

W-5 1 1/2
W-6 1 3/4
W-7 1 1/2
S-1 1 3/4
S-2 2
S-3 2
S-4 1 3/4
CAFE 0

When this project was first reviewed by Mr. Sharma in August of 2007 all yard requirements were 
deemed to be zero and were so shown on the schedule in the code. Mr. Minozzi advised us on May 29th 
that all side yards in this district are required to be 10' as all properties abut lands in the same MR-C 
district and that the MR-C district is to be considered a residential district. In addition he stated that 
additional set backs after the first 50' @ 1' per 10' as required by 295-20 G would be added to the 10' yard. 
This results in a 27' side yard at the west side of the site and 25' on the east side.
Up until this time we thought 295-72.2 e (1) referred to residential only R districts and also that 295-20 G 
could not be added to a zero setback. Of the 22 properties that comprise the MR-C district none are in 
compliance with this requirement & only 3 have any side yard at all. Imposition of these side yard 
provisions would naturally eliminate the possibility of a Mews development and instead lead to an 
apartment block concept which we would consider less desirable for the site & for the neighborhood.
Since the purpose of districting is to maintain the historic context & character of the existing buildings, 
(295-2 K) & (295-109 a&b), it seems inconsistent to apply 295-72.2 (e) to any building in this district. 
This interpretation was not imposed in carrying out our projects at 491-493a and 495 Warburton Avenue.
Site plan proposed meets all criteria outlined in 295-109.

(SEE DRAWING SHOWING COVERAGE ON SHEET 9)
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Total project coverage exceeds the 80% permitted by 295-72-2 e (4) only because the Hastings Building 
Dept has deemed the portion of the Mews over the subgrade garage to constitute building coverage. The 
basis for this interpretation is that the garage constitutes a structure and that structures constitute 
coverage.
We have reviewed the definition of structure in 295-5 and very clearly it refers only to items placed above 
grade. The Mews is located at a grade very close to that now existing. We do not believe it should be 
considered as building coverage. If the Mews area was replaced by pervious pavement at 50 % total 
development coverage would be 13.1% less or 78.5%. Despite this interpretation the excess coverage is 
only 6.4% or 11.6% if the portion of the mews on natural grade is also included.

Required open space 295-72.2  a (2)
Except for five east units which have 13'-9"deep gardens at grade, all units will have open space created 
within the footprint of the unit by a combination of balconies and roof terraces.
The Hastings Building Department has deemed that the mews is not a 'court' as defined in 295-5 and 
therefore that 295-21 C does not apply to this project.

The new curb cut will be 22' in width less than the 24' allowed.
The existing 12' curb cut will be removed.
The entry will be restricted to right turn in & right turn out.
The ramp connecting the sidewalk within the garage will permit 2 way traffic. However by means of 
signal lights we will avoid this.
One vehicle may wait off the street not obstructing traffic while the entry door is in operation. Cars 
exiting the garage will be aware of such a vehicle and be able to wait until the ramp is clear. Ramp grade 
is well within the 5% maximum stipulated in 295-31.

D I S C U S S I O N  P O I N T S

(SEE SHEETS 12, 13 & 14)
295-5 "HEIGHT, BUILDING" B (1) & B (2) + 295-72-2 (E) 3 (a) & (b) limiting height to 40'.

80% MAX 
16,352 SF

Relief from 295-72-2 E 4
87.8% in lieu of 80%

1053.11 SF or 5.2%

MAXIMUM IS NOT STIPULATED. 
295-72-2 E 4 DOES NOT MENTION 
PERVIOUS PAVEMENT

E-1 396 SF
E-2 337 SF
E-3 337 SF
E-4 337 SF
E-5 337 SF
W-1 496 SF
W-2 267 SF
W-3 267 SF
W-4 267 SF

W-5 267 SF
W-6 458 SF
W-7 430 SF
S-1 425 SF
S-2 636 SF
S-3 636 SF
S-4 328 SF
CAFE 100 SF

NONE

RELIEF FROM 295-36A TO 
ALLOW THE PROVISION OF 
25 SPACES IN LIEU OF 27 1/4

FRONT: 0'
REAR: 0'
SIDES: 10'
(INCREASING 1' FOR EVERY 
10' OF DEPTH AFTER 50'.
SEE DWG ON SHEET 9)
TOTAL WEST SIDE IS 27'
TOTAL EAST SIDE IS 25'

0' @ FRONT
0' @ WEST
10' @ EAST
+/- 150' @ NORTH

FRONT: 0'
REAR: 1'
EAST: 13'-9"
WEST: 0'

RELIEF FROM 295-72E (1)
RELIEF FROM 295-20G

ENCROACHMENTS TOTAL IS 
7,194 SF
SEE DWG 9

E-1 1 3/4
E-2 1 1/2
E-3 1 3/4
E-4 1 3/4
E-5 1 1/2
W-1 1 3/4
W-2 1 3/4
W-3 1 3/4
W-4 1 3/4

W-5 2
W-6 2
W-7 1 3/4
S-1 2
S-2 2
S-3 2
S-4 1 3/4
CAFE 0

E X I T WAY / C O N N E C T I O N  T O  T R A I N  S T A T I O N
We propose a gravel pathway approximately 4' wide to connect the exit stair on the north end of the 
development to existing old stairs in need of reconstruction at the SW corner of the station parking lot. 
(see sheet 1) These stairs give out to the sidewalk leading to Southside Avenue and the station. We are 
asking the village to enter into a reciprocal easement agreement with RTB Washington LLC or their 
designated condominium corporation, to allow RTB to construct and maintain this pathway and steps in 
perpetuity as a public pedestrian way. In turn the village would receive a public right of passage through 
the Mews at the Mews level to Washington Avenue.
We contacted Erika Krieger of the New York DOS regarding obtaining a state code variance to permit an 
exit into a 4' wide path in lieu of the 10' wide laneway prescribed by the code. Erica thought this likely.

EXIT TO TRAIN STATION A recommendation from the PB & 
ZBA to the B of T that such an 
easement be granted.

All buildings are in compliance with 295.72.2 (E)

TA B U L AT I O N  O F  R E S I D E N T I A L  U N I T S
UNIT LEVEL NET F.A. BR's OPEN SPACE 

REQUIRED
OPEN SPACE 

PROVIDED
ROOF 

GARDEN
OFF STREET 

PARKING SPACES 
REQUIRED

E-1 MEWS
LOWER
2nd FL.

507  S .F.
608  S .F.
507  S .F.

TOTAL 1622 S .F.

0
1
1
2

-
100  S .F.
100  S .F.
200  S .F.

396  S .F.
-
-

396  S .F.

NO 1.75

E-2 MEWS
2nd FL.

470  S .F.
390  S .F.

TOTAL 860 S .F.

0
1
1

-
100  S .F.
100  S .F.

257  S .F.
80

337  S .F.

NO 1.5

E-3 MEWS
2nd FL.

560  S .F.
480  S .F.

TOTAL 1040 S .F.

0
2
2

-
200  S .F.
200  S .F.

257  S .F.
80

337  S .F.

NO 1.75

E-4 MEWS
2nd FL.

560  S .F.
480  S .F.

TOTAL 1040 S .F.

0
2
2

-
200  S .F.
200  S .F.

257  S .F.
80

337  S .F.

NO 1.75

E-5 MEWS
2nd FL.

470  S .F.
390  S .F.

TOTAL 860 S .F.

0
1
1

-
100  S .F.
100  S .F.

257  S .F.
80

337  S .F.

NO 1.5

W-1 MEWS
2nd FL.
LOWER

616 S .F.
616  S .F.
655  S .F.

LOWEST 655 S .F.

0
1
2
1

-
100  S .F.
200  S .F.
100  S .F.

124  S .F.
124  S .F.
124  S .F.
124  S .F.

YES 2.0

TOTAL 2542 S .F. 496  S .F.

W-2 MEWS
2nd FL.
LOWER

540 S .F.
540  S .F.
357  S .F.

TOTAL 1437 S .F.

0
2
0
2

-
200  S .F.

-
200  S .F.

89  S .F.
89  S .F.
89  S .F.

267  S .F.

YES 1.75

400  S .F.

W-3 MEWS
2nd FL.
LOWER

449 S .F.
449  S .F.
357  S .F.

TOTAL 1255 S .F.

0
1
0
1

-
100  S .F.

-
100  S .F.

89  S .F.
89  S .F.
89  S .F.

267  S .F.

YES 1.5

W-4 MEWS
2nd FL.
LOWER

449 S .F.
449  S .F.
357  S .F.

TOTAL 1255 S .F.

0
1
0
1

-
100  S .F.

-
100  S .F.

89  S .F.
89  S .F.
89  S .F.

267  S .F.

YES 1.5

W-5 MEWS
2nd FL.
LOWER

540 S .F.
540  S .F.
548  S .F.

TOTAL 1628 S .F.

0
2
0
2

-
200  S .F.

-
200  S .F.

89  S .F.
89  S .F.
89  S .F.

267  S .F.

NO 1.5

W-6 MEWS
2nd FL.

540  S .F.
540  S .F.

TOTAL 1080 S .F.

0
2
2

-
200  S .F.
200  S .F.

89  S .F.
89  S .F.

178  S .F.  +  ROOF

YES 1.75

W-7 MEWS
2nd FL.

449  S .F.
449  S .F.

TOTAL 898 S .F.

0
1
1

-
200  S .F.
200  S .F.

89  S .F.
89  S .F.

178  S .F.  +  ROOF

YES 1.5

S-1 MEWS
2nd FL.
3rd  FL.

559  S .F.
559  S .F.
559  S .F.

TOTAL 1797 S .F.

0
0
2
2

-
-

200  S .F.
200  S .F.

99  S .F.
163  S .F.
163  S .F.
425  S .F.

YES 1.75

S-2 MEWS
LOWER
2nd FL.

625  S .F.
625  S .F.
625  S .F.

3rd  FL. 625  S .F.

2
0
0
2

200  S .F.
-
-

200  S .F.

127  S .F.
127  S .F.
191  S .F.
191  S .F.

YES 2.0

TOTAL 2500 S .F. 636  S .F.400  S .F.4

S-3 MEWS
LOWER
2nd FL.

625  S .F.
625  S .F.
625  S .F.

3rd  FL. 625  S .F.

2
0
0
2

200  S .F.
-
-

200  S .F.

127  S .F.
127  S .F.
191  S .F.
191  S .F.

YES 2.0

TOTAL 2500 S .F. 636  S .F.400  S .F.4

S-4 MEWS
2nd FL.
3rd  FL.

54  S .F.
640  S .F.
640  S .F.

TOTAL 1314 S .F.

0
0
2
2

-
-

200  S .F.
200  S .F.

-
164  S .F.
164  S .F.
328  S .F.

NO 1.75

CAFE MEWS
LOWER

654 S .F.
758  S .F.

TOTAL 1412 S .F.

0
0
0

-
-
-

127  S .F.
0  S .F.

NO 0

GRAND
TOTALS

25,040 S.F. 3200  S .F. 6075  S .F. 27  1 /4  SPACES
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62.7975'

26.6305'

26.186'

N

5,110 SF

5,110 SF
5,110 SF

5,110 SF

SITE SECTIONED 
AS PER 295-72.2 (E) (3)

TOTAL SITE AREA: 
20, 440 SF

W
A

S
H

I N
G

T
O

N
A

V
E

N
U

E

See DWGS 13 & 14

59.2198'

1

2

3

4

LOWEST HEIGHT LIMIT PER UNIT
(OF THE POSSIBLE RANGE OF HEIGHTS)

UNIT ALLOWED PROPOSED

S-1
S-2
S-3
S-4
W-1
W-2
W-3
W-4
W-5
W-6
W-7
E-1
E-2
E-3
E-4
E-5
GARB/
MAIL 
BLDG.

+ 132.75' & 130' @ rear 2'
+ 132.75' & 130' @ rear 2'
+ 132.75' & 130' @ rear 2'
+ 139.05' & 136.8' @ rear 2'
+ 122.5' 
+ 125.0'
+ 126.68'
+ 122.86'
+ 124.29'
+ 125.71'
+ 127.14'
+ 131.75'
+ 134.0'
+ 130.54'
+ 132.28'
+ 134.0'

+ 135.77'

+ 129'
+ 130.5'
+ 132' & 130'
+ 133.5'
+ 120.5'
+ 121.5'
+ 122.5'
+ 122'
+ 123'
+ 124'
+ 124.5'
+ 122.5'
+ 122.5'
+ 122.5'
+ 122.5'
+ 122.5'

+ 120'

# OF FEET 
UNDER LIMIT
+ 3.75'
+ 2.25'
+ 0.75' & 0'
+ 5.55'
+ 2'
+ 3.5'
+ 4.18'
+ 0.86'
+ 1.29'
+ 1.71'
+ 2.64'
+ 9.25'
+ 11.5'
+ 8.04'
+ 9.78'
+ 11.5'

+ 15.77'
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