
 

ZONING BOARD OF APPEALS MEETING 
 

January 24, 2005 
 
 

Present:  Brent Kovalchik, Chairman; George Beekman, Co-chairman; Cliff Gubler, 
Member; Victor Behoriam, Member; Paul Duntz, Member; Sam Harkins, CEO/ZEO 
 
Absent: Tim Thayer, Trustee 
 
Chairman Kovalchik opens the meeting at 7:30 PM and reads the minutes of the January 
6, 2005 meeting. Chairman Kovalchik moves to accept the minutes as read with the 
single correction that the applicants wish to sell their house, not their apartments.  
Member Gubler seconds this motion and all vote in favor. 
 
THE MINUTES OF THE JANUARY 6, 2005 ZONING BOARD OF APPEALS 
MEETING ARE APPROVED WITH ONE CORRECTION. 
 
Applicant #1  Marie Welch, Reynolds Tate, agents 17-20 Church Street Area Variances* 
                       Elaine Tate  #25-6272-10-335697     17 Fraleigh (mailing address)              
*This hearing and all associated periods of public comment were tabled and held open     
  from the January 6, 2005 Zoning Board of Appeals meeting. This application is for  
  variances to permit the subdivision of one (1) lot into two (2) non-conforming size lots. 
 
At this time, Chairman Kovalchik recuses himself from the chair and leaves the bench as 
the applicant is his neighbor. George Beekman, Co-chairman takes the chair for the 
hearing of this application.  Mr. Beekman reads the letter from Sam Harkins, CEO/ZEO, 
which outlines his view of the variances required (attached).  Marie Welch presents her 
revised map showing both frontages on the corner lot.  There will be a total of 4 variances 
required for this minor subdivision to be approved. Member Behoriam asks about 
coverage on the proposed lots.  Proposed Lot 1 is in conformance with coverage 
requirements.  Proposed Lot 2 is 2% over coverage requirements. Co-chairman Beekman 
reads parts of Section 200-9-D of the Code of the Village of Red Hook, Area, yard, 
coverage and height provisions. Mr. Beekman reopens the period of public comment.  
Mr. Kovalchik asks will there be any new curb cuts.  Marie Welch states she will note no 
new curb cuts on either of the proposed lots on the final map. There are no other 
comments. Member Behoriam moves to close the period of public comment.  Member 
Duntz seconds this motion and all vote in favor. 
 
THE PERIOD OF PUBLIC COMMENT ON THE TATE APPLICATION FOR THE 
CREATION OF TWO (2) SUBSTANDARD LOTS ON 17-20 CHURCH STREET IS 
CLOSED. 
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Co-chairman Beekman reads the tests for Area Variances from the Guide to Planning & 
Zoning Laws of New York State.  Mr. Beekman asks the Board for comments and there 
are none.  
Mr. Beekman then has the Board review the Area Variance tests for the creation of 
proposed Lot 1:  
 (1) Undesirable change in neighborhood character - No (Board Decision) 
 (2) Alternative cure sought or available - No (Board Decision) 
 (3) Substantiality  - Yes (Board Decision) 
 (4) Adverse effect or impact - No (Board Decision) 

The Board adds the stipulations to this area variance that there will be no further curb 
cuts and no further structures on this parcel. 
 
The Area Variance tests for the creation of proposed Lot 2 are now reviewed: 
 (1) Undesirable change in the neighborhood character - No (Board Decision) 
 (2) Alternative cure sought or available - No (Board Decision) 
 (3) Substantiality - Yes (Board Decision) 
 (4) Adverse effect or impact - No (Board Decision) 

The Board stipulates that no further curb cuts be made into Fraleigh Street and no 
additional structures be placed on this parcel. 
 
The frontage of proposed Lot 2 is then reviewed.  Co-chairman Beekman reads from 
Section 200-9-D of the Code of the Village of Red Hook regarding the regulations for 
frontage and the tests are applied: 
 (1) Undesirable change in neighborhood character - No (Board Decision) 
 (2) Alternative cure sought or available - No (Board Decision) 
 (3) Substantiality - Yes (Board Decision)  
 (4) Adverse effect or impact - No (Board Decision) 

The Board stipulates that there shall be no curb cuts on Fraleigh Street. 
 
The frontage of proposed Lot 1 is then considered. Since this is a corner lot it is 
considered to have two front yards.  The frontage on one front yard will be reduced from 
125 feet to 91 feet and on the second front yard, the frontage will be reduced from 125 
feet to 110 feet. The Board reviewed the tests for an area variance: 
 (1) Undesirable change in the neighborhood character  - No (Board Decision) 
 (2) Alternative cure sought or available - No (Board Decision) 
 (3) Substantiality - No (Board Decision) 
 (4) Adverse effect or impact - No (Board Decision) 

The Board adds the stipulation that no additional curb cuts may be made on Church 
Street. 
 
Member Duntz moves that all public comment be closed.  Member Behoriam seconds 
this motion and all vote in favor. 
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ALL PERIOD OF PUBLIC COMMENT IS NOW CLOSED. 
 
Co-chairman Beekman states that each of the four (4) variances must be voted upon 
separately. 
 
 Member Behoriam moves to approve the variance application to approve a 

substandard proposed Lot 2 for tax grid #25-6272-335697 with the stipulations that 
there be no curb cut on Fraleigh Street and no additional structures on the parcel and 
the parcel be in compliance with all NYS codes and BOH approval.  Member Gubler 
seconds this motion and the vote is: 

 Gubler, Aye 
 Behoriam, Aye 
 Duntz, Aye 
 Beekman, Aye 
 Kovalchik, Recused 

 
THE SUBSTANDARD PROPOSED LOT # 2 FOR PARCEL #25-6272-10-335697-
0000 AREA VARIANCE IS APPROVED. 
 
Member Behoriam moves that the 66.9 ft frontage area variance for Lot 2 be granted. 
Member Gubler seconds this and the vote is: 
 Beekman - Aye 
 Gubler - Aye 
 Behoriam - Aye 
 Duntz - Aye 
 Kovalchik - Recused 

The frontage area variance for Lot 2 is approved. 
 
THE FRONTAGE AREA VARIANCE FOR LOT 2 IS APPROVED. 
 
Member Behoriam moves that the board approve the proposed Lot 1 with a 10, 067 
square feet as shown on the map.  Member Gubler seconds this motion with the 
stipulations that neither streets on the corner have any new curb cuts and no new 
structures be permitted and all NYS and BOH codes on the parcel be observed and the 
vote is: 
 Beekman - Aye 
 Gubler - Aye 
 Behoriam - Aye 
 Duntz - Aye 
 Kovalchik - Recused 

 
PROPOSED LOT 1 IS APPROVED AS SHOWN ON THE MAP WITH THE ABOVE 
STIPULATIONS. 
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Member Victor Behoriam moves to approve the area variances application for road 

 



 

frontages as shown on the map for proposed corner Lot 1. Member Paul Duntz seconds 
this motion and the vote is: 
 Beekman - Aye 
 Gubler - Aye 
 Behoriam - Aye 
 Duntz - Aye 
 Kovalchik - Recused 

 
THE ROAD FRONTAGES FOR CORNER LOT 1 ARE APPROVED AS SHOWN ON 
THE MAP. 
 
ALL FOUR VARIANCES FOR THE TATE APPLICATION, 17-20 CHURCH 
STREET, GRID#25-6272-10-335697-0000, MAILING ADDRESS, 17 FRALEIGH 
STREET, ARE APPROVED. 
 
Chairman Brent Kovalchik returns to the Chair. 
 
Mr. Kovalchik moves to adjourn the meeting. Member Duntz seconds this motion and all 
vote in favor. 
 
THE JANUARY 24, 2005 MEETING OF THE VILLAGE OF RED HOOK ZONING 
BOARD OF APPEALS IS ADJOURNED . 
 
Respectfully submitted, 
 
 
 
Village of Red Hook 
Susan P. Nandor, Secretary 
Zoning Board of Appeals 
 
           

 


