
DEPARTMENT of CODE ENFORCEMENT
77 North 7th Street, SuIte 2
Hudson, New York 12534

Phone 518 8283133

Lisa Kenneally January 7, 2025
Chairwoman; ZBA
City of Hudson
520 Warren Street
Hudson, NY 12534

RE: 9 Partition Street, Hudson, NY 12534
ID# 109.43-1 -33

Attached is an area variance application from the Architect for the owner of the above
referenced property who has proposed to demolish the existing single-story structure
and construct a new 3 story single family dwelling on the existing parcel. The proposal
does not meet the required schedule bulk as per our zoning code. The applicant is
seeking a 2508.5 sqft lot area variance, 14.42 ft lot width variance, 42.45 ft lot depth
variance, 14.3 ft front yard variance, 7.5 ft each side yard variance, 30ft rear yard
variance, 65% lot coverage variance, 9ft building height variance and a 34 story height
variance.

The property is located in the RSC, Residential Special Commercial zoning district and
is a permitted use as per City of Hudson Code. The schedule bulk for the R4 zoning
district applies to the RSC as per Ch 325-1 3E of our city code.

Any questions you may have please contact my office.

Craig Haigh

Code Enforcement Official



A

BOHL ARCHITECTS, 9 HALLENBECK ROAD, HUDSON, NEW YORK 12534 - 410-991-4834

Craig Haigh January 9,2025
Chief Enforcement Officer City of Hudson
77 N. 7th Street, Suite 2
Hudson, New York 12534 RE: 9 Partition Street Zoning Board of Appeals, Variance Summary

Dear Mr. Haigh,

The following is a summary of variance requests for 9 Partition Street for Mike and Path Wenzel. Please attach this
to the full application for the 1.15.25 meeting:

Lot Area Variance;
Requirement: 4,000 square feet
Provided: 1491.5 square feet
Variance request: reduce the requirement by 2,508.5 square feet

Lot Minimum Width Variance:
Requirement: 40 feet
Provided: 25.58 feet
Variance request: reduce the requirement by 14.42 feet

Lot Minimum Depth Variance:
Requirement: 100 feet
Provided: 57.55 feet
Variance request: reduce the requirement by 42.45 feet

Front Yard Variance:
Requirement: 15 feet “> (J
Provided: .75 feet (9”) / 1 I

Variance request: reduce the requirement by 1\(25 feet
This variance aligns with the prevailing building setback for the street.

Side Yard Variances:
Requirements: 7.5 feet each side
Provided: 0
Variance request: reduce the requirement on each side by 7.5 feet

Rear Yard Variance:
Requirement: 30 feet
Provided: 0
Variance request: reduce the requirement by 30 feet



Lot Coverage Variance:
Requirement: 35% coverage maximum
Provided: 100% coverage
Variance request: increase the maximum coverage by 65% to 100% coverage

Building Height Variance: ~J~jr ,kj~,163~.i i/ag.
Requirement: 35 feet
Provided: ~feet

6J&oaLe2i~ .a~zVariance request: increase the requirement by 9 feet

Thank you for your attention to this mailer.
Sincerely,

Chip Bohi Bohi Architects, RA. cc: M. Wenzel



Mike Wenzel

34 Front Street

Hudson NY 12534

518-755-7546

9 Partition Street

971-P597 ; Map 8300; CCRPTS Pcl. N. 109.43-01-33

RSC

325-13 RSCDistrict;
325-13 E. RSC Bulk Regulations; Attachment 1, R-4, 1&2 Family

Construct new single family residence on existing lot. Remove exisitng wood shop building,
See attached letter, drawings and images.

Zoning relief is requested for lot area, coverage, depth and width; front yard; side yards; rear yard; 

and building height. Lot is unique and character of neighborhood is unique to RSC zoning regulations.



SURVEY ATTACHED

The building design is consistent with the character of the immediate properties and buildings.

The relief will not change the character of the neighborhood.

The existing lot was created before the zoning ordinace. It is a unique lot because it is small
and does not extend to a thru street. Single family dwelling is a permitted use. The size of the
proposed home is modest in living area, consistent with neighborhood standards.

SEE ATTACHED DOCUMENTS

Typical of the neighborhood are properties with zero side yards; zero back yards; zero front yards; 
lot sizes and coverage requirements exceeded. The relief requested is the minimal amount needed
to construct a typical 3 bedroom family home.

The proposed home is consistent with the historical building patterns of the neighborhood.
The removal of the existing substandard building and change of use to SFD will be an improvement
for the quality of the neighborhood.

X

The existing historical building pattern in the neighborhood is of zero side yard, zero back yard
and zero front yard construction. The lot is surrounded by historic dense urban construction.
The RSC zoning regulations typically apply to larger land tracts in the city. This block of RSC
zone is unique, composed of smaller lots, and has considerable topographic slope in each 
direction.
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Construct new single family residence on existing lot. Remove existing wood shop building,

New home for M & P Wenzel at 9 Partition St. Hudson NY 12534

9 Partition St. Hudson NY 12534 See attached neighborhood site plan.

Construct new single family residence on existing lot. Remove exisitng wood shop building,

Mike and Pattie Wenzel
518-755-7546

mww580@yahoo.com

34 Front Street

NY 12534
Hudson

X

XHudson City: Code Enforcement building permit; Historic Preservation Commission
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C. Bohl Architect January 6, 2025





 

BOHL ARCHITECTS, 9 HALLENBECK ROAD, HUDSON, NEW YORK 12534                                                                                         

Craig Haigh      January 6, 2025   
Chief Enforcement Officer City of Hudson  
77 N. 7th Street, Suite 2 
Hudson, New York 12534     RE: 9 Partition Street, Zoning Board of Appeals, Variance 
 
Dear Mr. Haigh, 
 
Please find attached architectural drawings for the design of a new single-family home to be built at 9 Partition 
Street for Mike and Patti Wenzel. The house has been carefully designed to fit into the existing neighborhood.  
 
Existing condition: The existing lot is improved with a garage/shop, one-story building with a full walkout basement. 
Most recently the building has been used as a commercial woodworking shop. The lot is 25.58’ wide by 58.30 deep; 
the area is 1491.31 square feet. The existing building is 20.3’ wide by 47.8’ deep. The lot is in the RSC zone, 
completely surrounded by the RSC zone, and does not adjoin any other residential zone. The lot is atypical in that it 
does not extend all the way through to Allen Street. The lot was created prior to the adoption of the current zoning. 
 
Lot Area Variance: The RSC zone extends along Front Street from Cherry Alley south to the Industrial Zone I-1 
warehouse area at the rail spur into Hudson. The existing lots within this RSC zone vary in size, from some of the 
smallest lots to some of the largest lots in Hudson. Achieving compliance with the requirements of the bulk and 
area requirements is therefore difficult simply because the zoning ordinance is applied to such a diverse cross 
section of Hudson neighborhoods.  The lot area requirement of 4,000 SF and the lot area per dwelling of 2,400 SF 
cannot be met by the existing lot. Variances that reduce the lot area requirement by 2534 SF and reduce the lot 
area per dwelling by 909 SF are requested. 
 
Lot Minimum Width and Depth Variance: The minimum lot width requirement is 40 feet; the minimum lot depth 
requirement is 100 feet. The existing lot is 25.58’ wide which is the original lot width throughout Hudson. This lot is 
one of the few lots that do not run the full depth of the block from Partition Steet thru to Allen Street.  This existing 
lot was created prior to the adoption of the current zoning. Variances that reduce the lot width requirement by 
14.42 linear feet and reduce the depth by 41.7 are requested.   
Front Yard Variance: The minimum front yard requirement of 15 feet may be varied to conform to the prevailing 

setback. The four properties flanking this lot establish a clear line of prevailing setback. This setback continues 

consistently on the south side of Partition Street. The prevailing setback and the existing building is 9” into the lot 

from the front property line as indicated by the attached survey. Variance to reduce the front yard setback of the 

main building wall to 9” is requested.  The house design features a front bay window for the second and third floors 

that projects 21” over the city sidewalk. Upper story bay windows projecting over the sidewalk are a customary 

feature in Hudson historic architecture. Variance to allow the front bay window to project 21” over the sidewalk is 

requested. Permission from the Common Council will additionally be requested for the bay window projection. 

Side Yard Variances: The side yard requirement is 7’-6”. There are 5 immediately adjacent properties with buildings 
“that have zero side yards. Zero side yards are typically found throughout the RSC zone, the City of Hudson and 



Partition Street specifically. If new construction on this lot were to adhere to the requirements, the building could 
be only 11 feet wide. Variances to reduce both side yard requirements to zero feet are requested.  
 
 

Rear Yard Variance: The rear yard requirement is 30 feet. The immediately adjacent building to the east has a zero 
rear yard and a zero front yard, it is built continuously from Partition Street to Allen Street. Two properties to the 
west of this lot are also built to the rear property line with no rear yard. The design of the home moderates this 
variance request by the inclusion of 10’ deep porches at the rear. The property at the corner of Partition and Front 
(just west of this lot) has a similar multi-story porch arrangement with greatly diminished rear yard setback. Variance 
to reduce the rear yard setback to zero is requested. 
 
Lot Coverage Variance: The maximum lot coverage requirement is 35%. As pointed out above, the unique size of 
this lot does not allow compliance with the current zoning requirement. This maximum lot coverage requirement is 
not consistent with the immediately adjacent properties, many are at 100% coverage, and the requirement is not 
consistent with the larger neighborhood. Variance to reduce the lot coverage requirement to zero is requested. 
 
Building Height Variance: The building height limit for a one family home is 35 feet (2.5 stories); the building height 
for a multi-family home is 45 feet (3 stories) in the RSC zone. A house design on this small lot needs 3 stories to 
create a typical 3-bedroom family home. The proposed design has only 2200 square feet of living space. The 
proposed house has a roof height of 35 feet. We are requesting relief from the 35 feet for only two items: the 
inclusion of handrails and the stair and elevator enclosures that provide access to the roof. The handrails will 
protrude only 3 feet above the 35’ limit, and the stair/elevator will protrude only 9 feet above the 35’ limit. Nothing 
will reach the 45’ limit. Two immediately adjacent buildings each exceed 45 feet limit: the building at 10 Allen Street 
is over 50 feet high, 4 stories, with a stair/elevator enclosure above that; the building at the corner of Partition and 
Front also exceeds 45 feet and is 4 stories. Variances to increase the building from 2.5 to 3 stories and the height 
from 35 feet to 44 feet is requested. 
 
 

The proposed home design is consistent with the historic architecture and development patterns of the city of 
Hudson. It is consistent with the immediate neighborhood. The relief that is sought is the minimum necessary to 
achieve a typical 3-bedroom family home. Relief is not the result of actions by the owner, relief is necessary because 
the zoning ordinance creates broad requirements that do not fairly apply to this unique lot. 
 
Attached architectural documents illustrate the home design prepared by NYS licensed architect and site plan 
prepared by NYS licensed surveyor: 

1. Site plan 
2. Building floor plans 
3. Building cross sections and elevations 
4. Neighborhood streetscape 3-D images with proposed design 

 
Thank you for your attention to this matter. 
Sincerely,  

 

Chip Bohl         Bohl Architects, P.A.       cc: M. Wenzel 













Partition St down



Corner Front St



View from the bridge
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