




    

 

 
    
  sblickstein@gmail.com    845/235-7773  

3 

 
 

 
Existing site as viewed from Central Avenue looking towards Main Street . Source: Google Earth (2020). 
 
Master Plan & Zoning 
 
The recently adopted Master Plan places significant emphasis on preservation and reuse of 
buildings in the Borough’s designated historic districts. The site is located in the National and 
State-listed Civic Commercial Historic District. The following Master Plan goal is therefore 
relevant: “Identify, preserve, and rehabilitate historic resources and guide new development so 
that it does not detract from the form, design, and distinguishing features of such resources.” The 
Master Plan further identifies challenges with infill development in terms of blending with the 
surrounding context, especially in historic districts. 

The Land Use Element further notes that parking for infill/new development is a concern: 
“While maximizing the use of public parking resources is important, it is also important that new 
residential development provide at least some parking on-site for future residents – at least one 
car space per unit and ideally 1.5 spaces, depending on unit sizes, location, and developer 
incorporation of other mobility options such as car share services, on-site bicycle room/repair 
station, or shuttle/jitney service.”  The Land Use Element also specifically calls out the 
importance of massing and height, noting that variations in massing and scale are critical for 
new buildings to ensure that infill development is not monolithic and that new buildings have a 
variety of heights and setbacks to expose and emphasize the street frontage.   

The Historic Preservation Element specifically focuses on preserving and rehabilitating historic 
resources and on guiding new development so that it does not detract from the form, design, 
and distinguishing features of historic resources. Related objectives include promoting design 
practices and creative solutions for infill development and adaptive reuse that respond to 
context and protecting historically and culturally significant sites that are valuable to preserving 
the Borough’s character. !
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      Zoning Analysis 
 

Requirement Standard Existing Proposed 
Minimum Lot Size 10,000 sq.ft. 2,923 No Change 
Lot Width 75’ 76’ No Change 
Lot Depth 100’ 36.5’ No Change 
Front Yard Setback 0’ predominant 0’ 0’ 
Side Yard Setback 0’ .52’ 0’ 
Rear Yard Setback 25’ plus .14’ 0’ 
Building Height/Stories 45’/3 stories 1-2 story 44’10”/4 (VARIANCE) 
Impervious Coverage 85% 86.7% 100% (VARIANCE) 
Off-Street Parking Per RSIS = 17 spaces 0 0 (VARIANCE) 

 
Comments: 

1. Given the location of the proposed building in the downtown and its overall massing and 
height, additional information should be provided to allow the Board and the public to 
better assess and understand how it truly fits into its context from various viewing 
perspectives.  A scaled virtual 3D model should be developed to show the project in situ 
and to scale from various vantage points, including in context with other buildings on the 
same side of Central Avenue, as viewed from the opposite side of Central Avenue, and 
as viewed from the Central/Cook Avenue intersection.  

2. The Applicant should provide a calculation of the area of the roof covered by 
appurtenances. 

3. The Applicant should explore opportunities to provide shared parking and/or commit to 
purchase of permits in close proximity to the site given that no off-street parking is 
proposed.   

4. HPC review is required for this application.  The Application should be referred to HPC 
for review as part of the TCC review process.  

5. A detailed Streetscape Plan should be provided for Central Avenue that shows all existing 
and proposed improvements from the curb to the building face, including street trees, 
paving materials and dimensions, benches  and any projections from the building.  

6. The proposed impervious coverage is 100%.  A smaller footprint should be considered 
as all existing buildings are proposed for demolition affording the opportunity for design 
flexibility. 

7. Testimony should address compliance with the Borough’s affordable housing 
requirements. 

8. The architectural and site plan drawings should be combined into one set with the 
required signature block.  

9. Any revised submission should include a summary of all proposed changes and a 
response to comment letter. 

10. A Developer’s Agreement will be required to address the affordable housing obligation 
and any other improvements in the public right-of-way or other project commitments. 

11. Planning testimony should be provided and any associated report addressing the 
variance criteria should be provided in advance of the public hearing. 

 
cc: Frances Boardman, Board Secretary to distribute to TCC members, Applicant, and 
Applicant’s Attorney. 

 


