City of Middletown
Zoning Board of Appeals

December 14, 2016
7:00 PM to 9:00 PM
Common Council Chambers

Meeting called by:

Clerk:

Members:

Joel Sierra, Chairman

Martina Tu

Joel Sierra, Deborah Clark, Don Luis, Nicholas Barber, Randy MacLean

Approval of November 16, 2016 minutes

11-13 Monhagen Avenue
JMSR, Inc.
Use variance: 4-family dwelling in I-1 zoning district

28 Houston Avenue
Pasab Estates, LLC
5-year extension to comply with Amortization Ordinance

86 Grand Avenue
Jose Rios
Area variance for a carport




. Applicant name

APPLICATION

| IONING BOARD OF APPEALS
City of Middletown, New York

~ Date deemed complete ' Date__ /2_016
. Accepted by ‘ :
Items 1, 2 and 3 are required to be cbmpletéd
1. Address of Subject Property 28 Houston Avenue
Section ® Block ® Lot 4~ "+ Cument Zoning District Rz

Building: Existing___* New.

. Owner of Property _Pasab Estates LLC

PO Box 871
. Owner’s Address

City __"omsY State __NY Zip 10952

Phone numbers: Home:

T _ - — 1
Business: | . . R o R l_————‘

cel:

If different from Owner
Applicants Address

City | State ____ _ 7Zip

Phone numbers: Home:

Business:

Cell:

. AREA VARIANCE. An appeal isrequested from the Zoning Board of Appeals to the
Zoning Ordinance, Section 475 of the Code of the City of Middletown. Indicate the Article,




Section, Subsection, Patagraph, Subparagraph and Title-of the Section that are the subject of
the appeal, Indicate the necessary amount of relief requested. Additional sheets may be
attached if more space is:necessary.
Section Réquired Actiial Variance.
Dimension Dimension Requesting

B,

The Zoning Board of Appeals, shall have the power, upon:an appeal from'a decision or
determihation of the administative official charged with the enforcement of such ordinance
or local law; to grant area variances, as defined herein. The Board of Appeals, ingranting of
area variances; shall grant the iminimum variance that it shall deem necessary -and adequate
and at the saﬁie:ti“m‘e‘z-;p're's_er»ivef_and-,protc(:tfthe“charadter‘.of't'hei‘néi_ghb'orhoodva,nd the health,
safety and welfare of the community, "

In‘making its determination, the Zoning Board of Appealsshall take-into consideration the
benefit to the applicant if the variance is granted; as weighed against the dettiment to the
health, saféty and welfare of the neighborhood or community by suchi grant. In making such
determination the Board shall-also consider whether: '

(d) An undesirableichange will be produced in the character of the neighborhood or a
detriment to nearby properties will be created by the granting of the area vatiance; and-

(b) The benefit souglit by the applicant can be achieved by some methad feasible for'the
applicant to pursue; other than an area variance; and

(c) Therequestedarea variarice is substantial; and »

(d) The proposed variance will'have adverse effect or impact on the physical or

~ environmental conditions in the rieighborhood or district; and v

(¢) Thealleged difficulty was:self:Created, which consideration shall be relevant to the

decision of the Board of Appeals, but shall not necessarily préclude the granting of

the-area variance,

5, USE VARIANCE. Indicate ona separate piece of paper the specific reason(s) that the
vatiance is necessary. All conceins listed below must to be addressed.




‘The Zoning Board of Appeals, on appeal from the decision or determination of the
administrative official charged with-the enforcement of this ordinance, shall have the power
to.grant use vatiances, as defined herein,

No use variaiice shall be-gianted by the Board of Appeals without-showing by the applicant
that applicable zoning regulations-and restrictions have:caused \intiecessary hardship, In
orderto prove suchunnecessary hardship the applicant shall demonstrate to the Board of
Appeals that for each and every permitted us under the zoning regulations for the particular
district where the property is located: ’ \

(a) 'The applicant cannot realize a reasonableretuin, provided that lack of return is

~ substantial as demonstrated by competent financial gvidenceyand

(b) The alleged hardship relating to the property in question is unique, and does not
apply to a substantial portion of the district or neighbortiood; and |

{¢) The requested use variance, if granted, will not alter the essential character of the
neighborhood; and |

(d) The dlleged hardship has not been self-created.

The Board of Appeals, in granting of use variances, shall grant the minimum variance that it
shall deem necessary and-adequate to-address the unnecessary hardship proven by the
applicant, and at the same time preserve and protect the character of the neighborhood and
the health, safety and welfare of the community., '

6. AN INTERPRETATION OF THE ZONING ORDINANCE. Explainthe.

circurnstances of the Section in question, the Title of the Section, the nature of the




s
]
oy '

réquest, and the persori oragency makmg the: ongmal determination. Additiotial sheets
tay be-altached if'more spage: srequired,

ATE-44(J)(8) Fivé yearextenision !ﬁ.e”cﬁnvenefwmmgngnmen;egullq;ng_ to:2-apartmert bullding:

7. ‘SIGN ORDINANCE, Indicate the section tobe vatied, the: title;:
‘the varfance in excess.of the.ordinance, Explain all.gond litions:thatrequi
1o be issusd; Additional shests may be attackied:if more spaceis requlred.=

Bectiof! Required Actual ~ Vatiance required
Title Dimension Direxision. .

o

8. Si’gn‘-at‘-=the,ip'l"ace:i'ndicaféd;ﬁnd'ﬁffttn'axﬁ

S\WWLN// %fe/ S'O//V/uvkbw of fosed Estaty

Signature ¢ of applicant,

Printed name andifle

Date f{/ V/ 3//&




Equivest
Realty GI??.U P Inc.

55 Union Rd Spring Valley, NY 10977 Tel: 845-367-7470 Fax: 888-249-7748

November 7, 2016

28 Houston |Avenue, Middletown, New York

e are a real estate brokerage firm that provides real estate brokerages services in the
iddletown on a regular basis. We are familiar with the property known as 28 Houston
York and we are also familiar with the real estate market in the City

- 1. We would expect that a 3 bedroom apartment within the building 28 Houston Avenue
could b rented for a monthly rental of approximately $1,250.00. In the event that a building had
two three bedroom apartments we would expect that each apartment could be rented for
$1,250.40. : ‘

In my experience, the property known as 28 Houston Avenue, Middletown, New
York, has a fair market value today of $180,000.00 assuming that the building could continue as
a multi- [family rental property, with four apartments as the building now exists.

is my further opinion, that if the building were converted from four apartments, to a two
family House with one three bedroom apartment on each of the first floor and the second floor,

building| to a two family |apartment building, the fair market value of the building would be
$80,000,00 less than the fair market value as of today’s date as a four family apartment building.

lease call me if yau have any questions or should you require anything further.

Very truly your
e Losor

Moshe Schwartz
Equivest Realty Group Inc,
Licensed Real Estate Associate Broker
License No. 10301213426




‘Mt. Do Tt All Duct Cleaning

PO Box 147
Monsey, NY 10952

' Na‘rﬁe‘ l:Address:

Dusab Bstates LLC.
28 Housten:Ave:
Mlddlctown, NY 10940

Quote
Date | Quots #
972612016 i
| Rap: Project

Convertmg top:floor mto done 3 Bedroom (at Apt# 3 we will: be Installmg new
enitry., removing kitchen & wall ;extending bedrocm wall Apt #4 will’ remove
wall:from’ small bedroom & restructure spackl

“Thank you for your business,

Total

$50/471:00:




28 Houston Avenue
Cash Flow Statement
Current Occupancy

Receipts

Apartment #1 (8800:00/month) $ 9,600.00
Apartment #2 ($815.00/month) § 9,780.00
Apartment #3 ($945.00/month) $ 11,340.00
Apartment #4 ($825:00/month) $ 9.900.00

Total Income: $ 40,620.00

-Disbursements

Prinicipal Payrments ($90,000,00 Mottgage) $ 146124
Interest -~ Mortgage 4,416,00
Escrow Payment - Taxes - 6,231.36
Instirance 1,200.00
Permits' ‘ . 120,00
Utilities 1,229.00
Water and Sewer 2,645.56
oil 4,289.94
Repairs:and Maintenance —5:867.00

Total Expenses '$27.460.10°

Positive Cash Flow - Anhual $13.160.00




Receipts

Apartment #1 ($1,250.00/month)

Apartment #2 ($1,250.00/month)

Total Income

Disbursements - Same as Current

Positive Cash Flow
Difference After Conversion:

4 Family Building
2 Family Building

Lost Cash Flow - Annual

Fair Market Value - Conversion:

4 Family Building
2 Family Building

Lost Value

28 Houston Avenue

Projected Cash Flow Statement

2-Family

$ 15,000.00
_15.000.00

$ 30.000.00
$27.460.10

$ 2,540.00

$ 13,160.00
2.540.00

$ 10.620.00

$180,000.00
$100.000.00

$ 80,000.00




Property Investment

Purchase Price _ $120,000.00
Closing Costs - Renovations 11,550.00
Original Investment $131,550.00
Costs to Convert (See Attached Estimate) _50.,471.00
New Investment | $182,021.00
Compare - Fair Market Value (2 Family) $100.000.00

Investment vs. FMV - Difference (Loss) ($_82.021.00)




APPLICATION

ZONING BOARD OF APPEALS
City of Middietown, New York

Date deemed complete _| |-O- i | Date OcT, 18, 2016
Accepted by f

Items 1, 2 and 3 are required to be completed

1. Address of Subject Property __ €&  Gravo Ave ., MipprETOowam NY (9440

Section _ﬁBlock 2 Lot il Current Zoning District i

Building: Existing !/ New.

2. Owner of Property Jose Rios

Owner’s Address B GRAND AVE.

City _mpoLe ToOww State MY Zip [O9Y0

Phone numbers; Home:

Business:

Cell: ¥94< Ly9— o072 o0l

3. Applicant name

If different from Owner
Applicants Address
City State //\V/ Zip/
Phone numbers: Home: 7[>(
Business: .

Cell:




4, AREA VARIANCE. An appeal is requested from the Zoning Board of Appeals to the

Zoning Ordinance, Section 475 of the Code of the City of Middletown. Indicate the Article,
Section, Subsection, Paragraph, Subparagraph and Title of the Section that are the subject of
the appeal. Indicate the necessary amount of relief requested. Additional sheets may be
attached if more space is necessary.

Section Required Actual Variance
Dimension Dimension Requesting
-
a. 69’(/ (:D 9’(/ 6~S*(>/\/
b.

The Zoning Board of Appeals, shall have the power, upon an appeal from a decision or
determination of the administrative official charged with the enforcement of such ordinance
or local law, to grant area variances, as defined herein. The Board of Appeals, in granting of

- area variances, shall grant the minimum variance that it shall deem necessary and adequate

and at the same time preserve and protect the character of the neighborhood and the health,
safety and welfare of the community.

In making its determination, the Zoning Board of Appeals shall take into consideration the
benefit to the applicant if the variance is granted, as weighed against the detriment to the
health, safety and welfare of the neighborhood or community by such grant. In making such
determination the Board shall also consider whether:

(a) An undesirable change will be produced in the character of the neighborhood or a
detriment to nearby properties will be created by the granting of the area variance; and

(b) The benefit sought by the applicant can be achieved by some method feasible for the
applicant to pursue, other than an area variance; and

(c) The requested area variance is substantial; and

(d) The proposed variance will have adverse effect or impact on the physical or
environmental conditions in the neighborhood or district; and

(e) The alleged difficulty was self-created, which consideration shall be relevant to the
decision of the Board of Appeals, but shall not necessarily preclude the granting of
“*~ aven variance.

§




5. USE VARIANCE. Indicate on a separate piece of paper the specific reason(s) that the
variance is necessary. All concerns listed below must to be addressed.

The Zoning Board of Appeals, on appeal from the decision or determination of the
administrative official charged with the enforcement of this ordinance, shall have the power

to grant use variances, as defined herein.

No use variance shall be granted by the Board of Appeals without showing by the applicant
that applicable zoning regulations and restrictions have caused unnecessary hardship. In
order to prove such unnecessary hardship the applicant shall demonstrate to the Board of
Appeals that for each and every permitted us under the zoning regulations for the particular

district where the property is located:

(a) The applicant cannot realize a reasonable return, provided that lack of return is
substantial as demonstrated by competent financial evidence; and

(b) The alleged hardship relating to the property in question is unique, and does not
apply to a substantial portion of the district or neighborhood; and :

(c) The requested use variance, if granted, will not alter the essential character of the
neighborhood; and

(d) The alleged hardship has not been self-created.

The Board of Appeals, in granting of use variances, shall grant the minimum variance that it
shall deem necessary and adequate to address the unnecessary hardship proven by the
applicant, and at the same time preserve and protect the character of the neighborhood and

the health, safety and welfare of the community.




6. AN INTERPRETATION OF THE ZONING ORDINANCE. Explain the
circumstances of the Section in question, the Title of the Section, the nature of the
request, and the person or agency making the original determination~"Additional sheets
may be attached if more space is required.

7. SIGN ORDINANCE. Indicate the section to be varied, the title, and the amount of
the variance in excess of the ordinance. Explain all conditions that require the variance to

be issued. Additional sheets may be attached if more space is required.

Section/ Required Actual Variance required

Title Dimension Dimeénsion

~

8. Sign at the place indicated and pri e.

Signature of applicant

7|
Printed name and title / Jfose M Plos

\

Date_t[~ 9-20/( b
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