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And: all members of the City of Poughkeepsie Planning Board
62 Civic Center Plaza, 3rd Floor
Poughkeepsie, NY 12601
Ms. Natalie Quinn
Acting Development Director
62 Civic Center Plaza, 3rd Floor
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Page 1 of 8—Laurie Sandow comments to City of Poughkeepsie Planning Board
re: Wallace Campus
I will preface my comments by saying that nobody but nobody, whether rich or poor,
seeks to find themselves in housing that is not affordable. By federal standards, that
means a household paying no more than 30% (or in some documents, 35%) of gross
income on housing costs, including rent/mortgage payment, insurance, utilities, taxes,
and maintenance. Despite this, when the general public hears “affordable”, they are more
than likely to react with thought along the lines of, “Oh, affordable housing? That’s
housing for the unwashed masses.”
Affordable housing was of so little importance or consequence to City Planner Natalie
Quinn that when she wrote the code for the “Innovation District”, affordable housing was
only included as an incentive, and not as an obligation. The comments and objections
I voiced to that Innovation District proposal at the time of its public hearing are included
further below in this letter, beginning on page 5.

Laurie Sandow comments, City of Poughkeepsie Planning Board re: Wallace Campus, Page 2 of 8

And so we find ourselves today with an ever-growing number of “market rate”—i.e.
projects affordable to only a select population—being approved by the City of
Poughkeepsie Planning Board throughout the Innovation District, coupled with the
simultaneous destruction of existing affordable housing in the very same District. As an
example, I give you Baxter’s purchase and conversion of Luckey Platt, where affordable
housing was destroyed, and existing tenants who had been living in affordable apartments
were driven out through construction that violated their warranty of habitability, and
through new leases at rates that equaled only UN-affordable housing.
I have asked, more than once, that City Administrator Marc Nelson introduce property
registration, so that first responders and others will have correct addresses and contact
information if/when the need arises. Such registration would also document the number
of single-, two-family, and multi-family of properties; the number of properties that are
not locally owned, not owner-occupied, and/or fraudulently claimed to be owneroccupied. I’ve also requested annual Rental Property Income and Expense (RPIE)
reporting, such as exists, for example, in New York City, so that this documented
information can act as reference, and its data can be applied in various departments.
Similarly, I have asked, more than once, that Ms. Quinn produce a “heat map” of City of
Poughkeepsie purchases, conversions, and parties behind the various LLCs purchasing
and registering these parcels. Such an analysis, study and/or map has certainly never been
released to the public. It is not known whether it has ever been produced behind closed
doors. The refusal to do so has always been explained away as “one cannot control the
free market”, as if data collection would control the market. But as a consequence,
applications are ushered through the Planning Board and other City agencies—the
Common Council included—with each agency effectively wearing blinders. Projects seek
approval, and even rezoning, and are considered as if each application exists in a vacuum
and silo, entirely unrelated to a project and/or application that might be just a minute’s
walk away; entirely unrelated to the net effect of multiple project approvals; or even the
projects and populations on just the other side of a certain zoning or district boundary.
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And, in stark contrast to all the current approvals for market rate developments, and
because of the incentive-only, and still-absent obligation in Innovation District zoning for
affordable housing, we have the Wallace Campus proposal for one large, clustered,
segregated “affordable” development, that would reserve slightly more than one-sixth of
its units for supportive housing.
I believe the current developers are absolutely sincere in their commitment and desire to
provide affordable housing. It’s unlikely, of course, that intention was shared by Eric
Anderson when he began accumulating all these parcels. Anderson continues to lurk in
the background of the Wallace Campus development, in ways that are entirely unknown
and opaque to the general public.
At the December 21, 2021, Planning Board meeting, I read this short quote from the
movie “It’s a Wonderful Life”, where George Bailey said:
“Just remember this, Mr. Potter, that this rabble you’re talking about…they do most of
the working and living and dying in this community. Well, is it too much to have them
work and pay and live and die in a couple of decent rooms and a bath? Anyway, my
father didn’t think so. People were human beings to him, but to you, a warped, frustrated
old man, they’re cattle. Well in my book, my father died a much richer man than you’ll
ever be!”
That quote has deep meaning to me. I absolutely believe in the necessity of providing,
creating and/or preserving affordable housing. I believe that working people at all
financial rungs; that people who’ve worked their whole lives and who now live on fixed
incomes; and that people who’ve experienced illnesses, hard times and tragedies that
have set them back on their heels, all these people and more deserve quality, affordable
housing. So it pains me to object to this development as currently proposed because there
are so many unanswered questions, and/or consequences that can be seen, known and
already manifested today on Main Street, and at locations and developments, like the
MHA/HRH/Dutchess County homeless pods, and the HRH Fallkill Commons.
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Regarding Wallace Campus unanswered questions—for example, there are 30 studio
units set aside as supportive housing which, by law, can be occupied by just one person.
The income range to qualify for those units? Up to $35,850/yr. The subsidy, grants and/or
other funding streams going to the developer and/or MHA for those units?—unknown.
The criteria for selection in those units?—unknown. The number of veterans repeatedly
featured on developer slides that will be selected for these supportive housing units?—
unknown. The community opinion of the quality of MHA services?—widely differing
opinions among different city ethnicities and demographics. Additionally, if occupants
were not categorized as qualifying for supportive housing, the same income of
$35,850/yr. would qualify them to apply for occupancy in 1- and even 2-bedroom units.
The terms of the leases for any unit?—unknown. Adjustments to leases and rents if/when
vacancies?—unknown. The Property Management company?—still unknown. The
problems that Main St. business owners can document, and that they are already
encountering on a daily basis?—dismissed by MHA. The claims that this development
will bring customers to these Main Street businesses?—unsubstantiated, and not
supported through any increase in customer base currently being brought to these
businesses by tenants in such developments as the revised Luckey Platt. On the contrary,
should someone undertake a study, it is far more likely that City of Poughkeepsie
residents will be reflected in the increase of business traffic, not at City locations, but at
such Town of Poughkeepsie locations as Hudson Heritage and Eastdale.
The Planning Board’s attention to any of these questions? Sadly, just as the Board has set
its comment deadline prior to public’s opportunity to hear and consider the variances that
Wallace Campus developers will be bringing to the Tuesday, January 12, 2022, meeting
of the Zoning Board of Appeals, this Board is almost certain to be instructed by Senior
Planner and Acting Development Director Natalie Quinn that the public’s questions,
answers, and concerns are not relevant to the Planning Board’s decision-making
regarding the Wallace Campus.
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I close by including the comments I first made at the Innovation District special meeting
of February 11, 2019:
I am here today, as I am at most of the City’s public comment periods. And I am
wondering why I’m here, since it has become increasingly clear that public hearings and
public comments in this City are staged for little purpose other than window dressing,
And, also, that we have a situation leading up to tonight’s meeting where
councilmembers claim to have consulted one person, or one committee or another,
behind closed doors, but have never asked their questions or had them answered out in
public, enlightening the public, and creating a permanent public record.
Regarding tonight’s vote on the Innovation District, I am unalterably opposed to the
Ordinance as written—that is, if I actually knew what was written, because the final
language of the Ordinance was not posted to the City’s website or the Special Meeting
notice. Once again, as is the City’s habit, the public is deprived of the opportunity to
comment knowledgeably because necessary documents have been withheld from them.
So I will rely on an earlier draft, that I had to hunt for, and which was filled with
typographical errors and incorrect section references, but which otherwise is unlikely to
have been changed.
While tonight’s Ordinance pretends to represent “best practices,” and unlike the
2017-2018 Pace Land Use draft framework, it creates a District that does not include any
guarantees of affordable commercial space, of affordable housing, of continuing open
space, community space, or parkland. In fact, it codifies the exact opposite.
So much for lip service. What affordable housing is actually being retained? Is there a
person on this Council who can point out existing affordable housing anywhere on the
Innovation District map?
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Making matters worse, the only other appearance of the word “affordable” anywhere else
in the Ordinance is in a section offering Bonus Heights in only two of the four District
subdivisions, for developments that include 10% or 20% or more of their total units as
affordable housing, and where “affordable” is based on County AMI (Area Median
Income) which is already two times City AMI. But that differential is actually irrelevant,
because the gap between the amount a building is expected to produce from rents and the
amount developers will need to pay lenders and investors is almost certain to
mean that property owners will never take advantage of these bonus heights in exchange
for affordable units. Tonight’s Ordinance contains not one word of protection for a single
one of this City’s challenged populations—from service workers to seniors. I assure you,
if affordable housing is not guaranteed in the Ordinance, it’s not going to trickle down in
the District.
“(9) Special Dimensional Standards
(a) Bonus Heights. In order to encourage better design, sustainable land use, and
inclusive development, an incentive of additional stories as described below is offered to
applicants of housing developments in PID-UV and PID-CC subdistricts if their buildings
incorporate anyone of the following features. Maximum cumulative bonuses shall not
exceed 3 stories.
1. Affordable Housing.
i. Three (3) additional stories may be added to the maximum permitted building
height for developments that include 20% or more of the total units as affordable housing.
50% of the affordable units shall be priced to be affordable at 60-80% of Dutchess County
AMI and 50% of the affordable units shall be priced to be affordable at 80% - 100% of
Dutchess County AMI. - 3 additional stories.
ii. Two (2) additional stories may be added to the maximum permitted building height
for developments that include more than 10% of units as affordable housing with 50% of the
affordable units priced to be affordable at 60-80% of Dutchess County AMI and 50% of the
affordable units priced to be affordable at 80% - 100% of Dutchess County AMI. - 2 additional
stories.”
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Unlike the 2017-2018 Pace Land Use draft framework, nowhere in the Ordinance is there
mention of an inclusionary housing mandate where new developments would include a
certain percentage of on-site affordable units. Unlike the Pace Land Use draft framework,
nowhere in the Ordinance is there a provision for enduring affordable commercial spaces
that will support and retain locally owned businesses. And while the Ordinance also pays
lip service to the creative economy, the District map already shows that economy pushed
to the outskirts, in the subdistrict named the “Creative Edge”.
According to the Ordinance, permanent parks and outdoor recreational spaces are
specifically excluded from the Historic Core:
(7) Permitted Uses.
(d) Parks & Programming. Permanent parks and outdoor recreational spaces are permitted
as-of-right in all subdistricts, subject to design standards outlined in §193.37(l2)(d), with the
exception of the PID-HC Subdistrict. The exclusion of parkland from the Historic Core
Subdistrict is intended to encourage a consistent street wall and maximize the efficiency of
land use within the commercial corridor.

How can Poughkeepsie City planners be so uninformed about the value of parks in the
urban landscape? Have they never been to places like New York City, where parks like
Bryant Park, Union Square and Madison Square are in high demand, and generate
tremendous revenue?
With this Ordinance, you can say goodbye to Mural Square, which the City named
“square”—not “park”—long ago so that they wouldn’t have to alienate it before selling it
to a developer. Goodbye to Christmas Tree lighting, to public celebrations on Main
Street, to the potential of pop-up restaurants, markets, and outdoor lunches. With this
Ordinance, pedestrian plazas and parks will be permitted only in the subdistricts called
the Urban Village, and the Civic Corridor.
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The property owners on Main Street, in this so-called Innovation District are largely
absentee landlords. They are the very ones who’ve kept downtown blighted and their
properties vacant for the past many years. A change in name won’t change their stripes,
nor will it cause them to straighten up and fly right. In fact, it will do the opposite,
delivering benefits in exchange for the harm they’ve been doing. And the
councilmembers who vote in favor of tonight’s Ordinance will be willing partners in that.
To add to the drama of backroom deals, it’s pure comedy that last Monday—the same
night the Exempts got their liquor license back—Councilmember Petsas walked into the
Council meeting an hour late and three sheets to the wind, complaining about
dictatorships and demanding that the Innovation District vote be added to the agenda. His
own Council reign was a study in dictatorship and flipping the bird to the public. And
need I point out that he and the other sponsors of tonight’s Ordinance, are the very same
Councilmembers who regularly block public access and comment on their social media
accounts, practicing NOT democracy, but their own ongoing policies of censorship,
propaganda and fake news.

Jeﬀ Aman
5 Barnard Avenue
Poughkeepsie, NY 12601
December 27, 2021

Natalie Quinn
City of Poughkeepsie
Planning Board
Subject: Wallace Campus Project - Thank You
Natalie,
I had a chance to watch the Webcast of the 12/21/21 Planning Board meeting and public comments
on the Wallace Project. I think it has come a long way forward since the initial submission, and I am
now much less negative about the project than I was a few months ago. I remain a bit skeptical,
based primarily on history. I like the changes that have evolved in the site plan. The building and
property look much better than what was initially proposed, thanks to the work of the Planning
Board reviews and the public comment.
The explanation of how “supportive housing” will be implemented sounds good. Just please keep in
mind the number of questions that were answered by MHA with “we don’t believe” or “I don’t
believe”, or “we believe”. What was explained was positive and appropriate, but I remain skeptical to
a degree, mainly because when this was initially discussed many months ago the developer described
it as “some units reserved for individuals in need of services” and the developer did not appear to
have any idea what that actually meant at that time.
Given everything going on in Dutchess and Ulster Counties I remain fearful that the City of
Poughkeepsie is growing as a dumping ground for individuals unwanted by other municipalities. My
comments about urine and feces on Main Street were rapidly brushed oﬀ in the December 21
meeting, which I assume means that the speaker (from MHA) had his own special interests in mind or
is unaware of current business conditions on Main Street. I hope the Planning Board keeps this in
mind going forward, as we don’t need more developments contributing to our current conditions. In
the last few months we have seen closure of Zhane’s Palette, the Great Studio, and the Queen City 15
gallery, with closure of the Barrett Art Center soon to follow, with none of these closures being
driven by COVID.
While I am a strong supporter of aﬀordable housing and well-implemented supportive housing, I
stand ﬁrm in my belief that we need a balanced housing strategy supporting both market rate and
aﬀordable housing, with new developments having a mixture of both - which the Wallace Project
does not. If I recall correctly “The RIP” was very unbalanced from the beginning, market rate

apartments could not be rented, and look at what it rapidly became. Recent trends of successful
high density housing are greatly overweighted with market rate apartments, e.g. 50%+.
While I am less negative about the project at this time I still have concerns:
1.

2.

3.

A founding argument of the Wallace Campus project is that we as a City need aﬀordable
housing. Implicit in this statement is a claim that this project will make a diﬀerence for our
City. Given this, the preferential selection of residents for aﬀordable housing in the project
should be absolute, limited to City of Poughkeepsie residents. If we have such a need, as
claimed, an inability of the developer to ﬁll the project with City of Poughkeepsie residents
should be a burden carried by the developer, as a result of business decisions by the
developer to build aﬀordable housing using public funds. Housing needs by Rhinebeck, Red
Hook, Kingston, and other municipalities should be satisﬁed within those municipalities, and
we should not participate in forced displacement of people from their communities due to a
lack of aﬀordable housing in those municipalities.
The residency requirements should also applied to the supportive housing component of the
project, with City of Poughkeepsie residency being an absolute requirement. MHA supports
multiple counties in our region and should not be allowed to “refer” or “transfer” people from
outside the City of Poughkeepsie to this development, claiming some type of “business need”
later, akin to what Kingston Health Alliance is currently doing. If they can’t meet the numbers,
then there isn’t a need, and it should be the developers problem.
Numerous agreements and understandings have been discussed in the Planning Board
meetings, some of which are described in the project documents while some are merely
recorded in the meeting minutes and public comment responses. I think it is important that
we all understand how long term oversight of these agreements will be monitored going
forward, that the agreements are in writing, that the City of Poughkeepsie and the funding
agencies are aware of them, and that proper oversight takes place. As what lawyers will
always tell you, if it isn’t in the contract you can’t cry foul later. This project has the potential
of good beneﬁt to our City, with equal potential for long term economic damage.

I found the discussion about the Innovation District and role of the creative community in our future
to be quite informative. The notion of not having a “north star” in the meeting webcast about 1:28 in,
is precisely the problem I believe we have, and the lack of any type of vision of what our City should
become in the future has far-reaching implications.
Jeﬀ Aman

Jeﬀ Aman
5 Barnard Avenue
Poughkeepsie, NY 12601
December 21, 2021

Natalie Quinn
City of Poughkeepsie
Planning Board
Subject: Planning Board 12/21/2021 Meeting re: Wallace Campus Project
Natalie,
The Wallace Campus project is apparently slated for an approval vote at the Planning Board
meeting tonight. Every time I read the latest revisions to their application I see a new set of
questions that are avoided or unanswered. Unfortunately I will be unable to participate so I
am sending you my latest set of questions and concerns, updated from my previous email:
1.

2.

3.

4.

The Maintenance Plan appendix mentions Site Maintenance within the campus, but
does not describe any maintenance and cleanup that will be performed on sidewalks
and streets around the Wallace Campus. Given the nature of some of the residents it
can be expected that around gathering points and locations where drug sales will
occur there will be cleanup necessary on a daily basis. Who is required to perform the
cleanup?
What will the process be to request that the Wallace Campus management company
send someone to clean urine and feces oﬀ of storefronts when one of their residents
makes a mess? Will there be ﬁnancial compensation?
What will the process be to get compensation for business loss or failure due to
existence of the Wallace Campus or its residents? We will lose at least 3 Main Street
businesses this month, with another closing soon after the new year. With several of
these the closures have cited problems with the homeless in the Main Street corridor.
And now apparently 40 Cannon / REVEL32 are up for sale. Is this how we revitalize
our City?
The revised plan shows a new relationship with MHA, with services in the building.
Will MHA perform services ONLY for the residents, or will this Main Street site now be
the location of the new Psychiatric Center for Dutchess and Ulster Counties? With the
total closure of Health Alliance in Kingston of mental health and addiction treatment
services and the proposed expansion of Ulster County homeless and treatment
centers in the City of Poughkeepsie, we are growing into a low or no-income center for
the Hudson Valley. Is this what we want? Is the Wallace Campus just another step in
lowering the AMI of the City of Poughkeepsie?

5.
6.

7.

8.

The revised plan makes no reference to addiction treatment services, so will those also
be provided by MHA? ONLY for the residents?
Given that addiction and psychiatric services have been discontinued by Health
Alliance in Kingston are referring all patients to Poughkeepsie, will the Wallace
Campus now be an attraction for Ulster County as well as Dutchess County? FYI I
called Health Alliance and asked for addiction treatment and they gave me the phone
number for Poughkeepsie. I know that a patient was referred to Poughkeepsie (WMC)
and was treated and then shown the door when the program ended, dumping the
person here with no way home.
In the responses to the November 16 questions there is a claim that the City of
Poughkeepsie has demonstrated a need for more aﬀordable housing. I would like to
see that demonstration - I just keep hearing the claim with no supporting facts. Recent
aﬀordable housing developments in our City have been populated primarily by people
from outside the City of Poughkeepsie, so what proof do we have that this project will
have any impact at all on aﬀordable housing needs within our City? How will this be
measured, and will a performance bond be required to ensure that the beneﬁts are
actually to individuals within our own community?
Dutchess County has a need for aﬀordable housing, 28 of the 32 municipalities in our
County have not built any, and many of those municipalities refuse to provide
aﬀordable housing and refuse to provide shelters for the homeless. What can be done
to stop the ﬂow of additional individuals into the City of Poughkeepsie in need of
housing, mental health treatment, and addiction treatment? How can Dutchess
County continue to cut services around the County to save money, then reduce taxes,
and then claim they can’t aﬀord to expand help to those in need within the
communities in which the services are needed?

Contrary to what has been stated in previous Planning Board meetings the Planning Board is
responsible for determination of the “appropriateness” of proposed projects, and Planning
Board members should not be told to support a project out of fear of developer lawsuits ﬁling lawsuits is a normal course of action and built in to the cost of doing business for
developers, and it is why we have Corporation Counsel. I have heard this rumor going around
and feel that Planning Board members should be cautioned about such threats.
Jeﬀ Aman

Law Offices of Jeff Feigelson
458 Route 343
Millbrook, NY 12545
917-270-5774

Date: December 21, 2021
To:

Robert Levine, Chairman
Planning Board for the City of Poughkeepsie
62 Civic Center Plaza
Poughkeepsie, NY 12601

Re:

Wallace Campus site plan application (PB#2020-010)

Dear Chairman Levine:
I am submitting this letter on behalf of my client, Nobus Group LP, the owner of two
properties directly across the street from the proposed project. Please include this letter
in the Record for the Wallace Campus site plan application—PB#2020-010.

1. This project presents one or more potential adverse environmental impacts
necessitating an Environmental Impact Statement (EIS).
To find that an EIS is not required the Lead Agency must find that there are no
adverse environmental impacts or that the environmental impacts will not be
significant. See 6 NYCRR 617.7(a)(2). To the contrary, a Lead Agency must
prepare an EIS when one or more potential adverse environmental impacts
may exist. See 6 NYCRR 617.7(a)(1). “Because the operative word triggering
the requirement of an EIS is `may', there is a relatively low threshold for the
preparation of an EIS." Silvercup Studios v. Pwr. Auth. St. of N.Y, 285 A.D.2d
598, 600 (N.Y. App. Div. 2001) quoting In re Omni Partners, 237 A.D.2d 440, 442
(N.Y. App. Div. 1997) (citations omitted) emphasis added.
The Applicant has not presented any facts that rebut the presumption that an EIS
is required. To the contrary, the public has presented many potential adverse
environmental impacts that may result from this project necessitating the need for
an EIS. Public comment has surely shown the litany of potential adverse
environmental impacts that may exist

1

The Planning Board has not taken a hard look at multiple areas of environmental
concern, including existing patterns of population concentration, distribution, or
growth and existing community or neighborhood character. See 6 NYCRR.
617.2 (I).
a. Population displacement - the resulting displacement of neighborhood
residents and businesses caused by a proposed action is an
environmental impact within the purview of SEQRA. Chinese Staff &
Workers Ass'n v. City of New York, 68 N.Y.2d 359 (N.Y. 1986). Many
businesses and commercial property owners have spoken publicly about
the resulting difficulty they will have attracting commercial tenants, and
prospective patrons of commercial properties, if the Wallace Campus is
approved.
As such, an EIS is required to determine whether Wallace will indeed
result in displacing businesses at or near the proposed site.
b. Population Concentration - the impact of increasing the concentration of
subsidized housing in the City is particularly important as Poughkeepsie
has approximately two-thirds1 of Dutchess County’s subsidized housing,
and yet is home to only 10%2 of the County’s population.
An EIS is needed to understand whether this project contributes to the
clustering of subsidized housing and whether that contribution to
clustering has negative environmental impact that should be mitigated.
c. Financial Health - The impact this project will have on the City’s financial
health has not been discussed. Financial health will affect existing
patterns of population as it directly correlates with the City’s ability to
finance public works and infrastructure.
Moody’s explicitly stated the City of Poughkeepsie’s bond rating would
decrease if there were a decline in average wealth of City residents.3

1

See 2020 Dutchess County Rental Housing Survey to calculate this number.
http://dutchessny.gov/Departments/Planning/docs/2020-Rental-Housing-Survey-Report.pdf
2
Dutchess County Population ~294,000
(https://www.census.gov/quickfacts/fact/table/dutchesscountynewyork/PST045219); Poughkeepsie
Population ~30K (https://www.census.gov/quickfacts/fact/table/poughkeepsiecitynewyork/PST045219)
3
See Exhibit 1.

1

This project has the potential to realize that negative impact and make it
increasingly difficult for the City to finance important public works.
An EIS is needed to understand the impact this project will have on City
financial health.
d. Overbuilding Low-Income Housing in Poughkeepsie Is Not Working Poughkeepsie’s economy has been struggling for a long time, and there is
no empirical evidence showing that low income or affordable housing has
helped economic development. Approximately 19%4 of City residents live
in poverty, this is almost double the national average (10.5%).
Additionally, as defined by Dutchess County, poverty is concentrated in
the City of Poughkeepsie.5 Although there are some studies that suggest
(or show) low income or affordable housing can drive economic
development, this is, empirically, not the case for Poughkeepsie.
An EIS is needed to determine whether this project contributes to the
overbuilding of low-income housing and whether that contribution to
overbuilding has a negative environmental impact that should be
mitigated.
e. Impact on Parking -The parking study relied on by the Planning Board and
the applicant was never adopted by the Common Council. There has been
insufficient discussion or analysis on this issue. The Wallace proposal
calls for a project where 187+ people will live; but is short 87+ parking
spots.
As there may be an adverse parking impact, An EIS is required to
determine if such impacts can be mitigated.
f. Project Scale - This project is huge. Its scale in the context of the small
City of Poughkeepsie necessitates the preparation of an EIS.

4

https://www.towncharts.com/New-York/Economy/Poughkeepsie-city-NY-Economy-data.html
Per Dutchess County, poverty is concentrated in a region when the poverty rate in that region is 10%
higher than the County average. 2020-2024 Dutchess County and City of Poughkeepsie Consolidated
Plan at page 94 https://cityofpoughkeepsie.com/wpcontent/files/commdev/ConPlan_FinalDraft_7_2_21.pdf. Poverty in the County is 8.6%
(https://www.census.gov/quickfacts/fact/table/dutchesscountynewyork/PST045219/). Poverty in the City
is greater than 19%. Therefore poverty is concentrated in the City.
5

2

2. Ms. Anne Saylor has a conflict of interest by being on the Planning Board
Ms. Saylor’s is the Deputy Commissioner of Housing with Dutchess County. Ms.
Saylor’s role with Dutchess County is to execute the County’s strategy on
homelessness, transitional housing, and affordable housing. See Exhibit 2 for an
official description of Ms. Saylor’s role as Deputy Commissioner for Housing with
Dutchess County. The County’s strategy is to “centralize” (or concentrate)
poverty and welfare-oriented services, including housing in the City of
Poughkeepsie. See Exhibit 4 which outlines the Dutchess County’s strategy to
“centralize” or concentrate6 welfare-oriented services in Poughkeepsie7). This
strategy, which is supported and implemented by Ms.Saylor, likely conflicts with
the City’s best interest because concentrating poverty and welfare-oriented
services erodes the tax base, lowers the quality of public services and/or
increases the cost of providing the same.
Given that the proposed Wallace Campus project is a low-income housing
development, providing supportive and transitional housing and associated
services, this project appears well aligned with the County’s strategy of
concentrating poverty and welfare-oriented facilities/services in the City.
However, as the County’s strategy may conflict with the best interest of the City,
a conflict of interest is present having Ms. Saylor make a decision on this project.
Certainly, at a minimum, there is the perception in the public’s mind that a conflict
of interest is present. Therefore, we believe the participation of Ms. Saylor – an
employee of Dutchess County who will be supporting this project to advance the
County’s interest – in a decision making role on this project raises a conflict of
interest.

3. The applicant’s funding partner Leviticus Fund’s other Poughkeepsie
investments have been public safety failures.
Leviticus Fund is an investor in the Poughkeepsie Underwear Factory (PUF) and
transitional housing on Rose St—Falkill Commons. PUF’s pocket park is littered
with drug dealing, drug use and prostitution. Rose Street has a relatively high
amount of crime. Both areas have become public safety concerns.8 More
diligence needs to be done to ensure the long-term impacts of the Wallace
6

The County has concentrated these services including low-income housing in the City of Poughkeepsie.
As approximately two-thirds of Dutchess County’s subsidized housing is located in the City of
Poughkeepsie, the strategy of Dutchess County is clear - concentrate subsidized housing in the City of
Poughkeepsie.
8
See compilation of Police blotter attached as Exhibit 5
7

3

project are not a detriment to the City. The point here is that projects like the
Wallace project do not have a history of turning around a neighborhood for the
better.

4. There are involved agencies other than those listed in the application.
These agencies include:
a. NYS Attorney General (AG) The AG’s opinion as to Civil Rights violations related to
concentrating poverty and welfare-oriented facilities in a City
comprised largely of individuals from protected classes. This
concentration drains resources on a community with a high
concentration of individuals from protected classes and contributes
to illegal segregation.9
b. City of Poughkeepsie School District To advise on whether the School District can afford to support new
students, and whether a PILOT agreement is in the School
District’s best interest.

5. This project conflicts with the City’s current comprehensive planning
efforts.
This project is massive and if approved the City will have to plan around it, rather
than plan according to the will of the people10. The City residents through their
elected officials (the Common Council) should have their voices heard in
approving a comprehensive plan.
As comprehensive planning is underway, it would be arbitrary and capricious to
approve this project without considering the forthcoming comprehensive plan.

9

https://www.nytimes.com/2017/07/02/us/federal-housing-assistance-urban-racial-divides.html
The Common Council’s approval of the comprehensive plan represents the will of the people who
elected them.
10
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Further this project, and housing policy generally, has significant impacts on the
City’s economy which is closely linked to the comprehensive plan. As explained
in the Newburgh Housing Study conducted by Dwarka Consulting, and
sponsored by Leviticus Fund, housing policy must be connected to economic
development policy. Newburgh has similar size, demographics, and economy as
Poughkeepsie and is within the same HUD Area Median Family Income Region
as Poughkeepsie. As such, the Newburgh study is particularly relevant to
Poughkeepsie. For Newburgh, Dwarka/Leviticus found:
The housing needs assessment revealed the importance of
linking housing policy reform with broader economic
development and neighborhood revitalization initiatives.
While housing cost burdens are driven in part by rising rental
costs and property tax burdens, relatively low-income levels
and multi-generational poverty have made it difficult for many
residents to pay market rents or build wealth through
homeownership. The absence of a coordinated strategy
aimed at increase tax revenue from commercial development
places an increased burden on residential property owners
and makes homeownership more elusive for long-time
renters. Advancing strategies for redeveloping Newburgh’s
underutilized commercial properties and devising new
pathways toward affordable homeownership could help
improve the vitality of the City’s neighborhoods while also
strengthening residents’ shared sense of community,
inclusion, and opportunity.11
Therefore, the Wallace project conflicts with the comprehensive planning efforts,
especially because there is no link to economic development.
Additionally, the Wallace proposal contains nothing but conclusory statements
when referencing how this project relates to economic development—a
significant deficiency considering Dwarka/Leviticus’ findings.
6. The PID is an illegal Municipal Theme District.
A Municipal Theme District is an area of not less than ten square acres that is
designated by a county, city, town or village and formed for the purpose of
11

https://leviticusfund.org/wp-content/uploads/2021/06/Working-Paper-I_Newburgh-Housing-NeedsAssessment.pdf at page 46
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promoting, advancing or coordinating an approved theme—art, entertainment,
education, culture or business. See N.Y. Gen. Mun. Law § 990-b & 990-c. A
lawful municipal theme district is administered by a board that is appointed by the
body which designated the district. See N.Y. Gen. Mun. Law § 990-f.
The Poughkeepsie Innovation District (the “PID”) was formed for an approved
municipal theme enumerated in N.Y. Gen. Mun. Law § 990-c, i.e. to promote
business as shown by City Code Section 19-3.37(1). The purpose of the PID is to
revitalize the City’s historic Central Business District. Id. However, the PID,
among other deficiencies, is not administered by a board which was designated
by the body that created the district. See N.Y. Gen. Mun. Law § 990-f.
Therefore, among other deficiencies, the PID is an illegal Municipal Theme
District.
7. The Wallace Site Plan Application improperly combines two or more
applications.
The Planning Board’s Site Plan Application form asks for the proposed project’s
“zoning district.”12 “District” as written in the site plan application is singular.
Therefore, pursuant to the Planning Department’s procedure, a procedurally
compliant site plan application can only comprise a single zoning district.
The Wallace proposal spans two zoning districts, the PID Urban Village (PID-UV)
and the PID Historic Core (PID-HC). Both the PID-UV and PID-HC have different
land use restrictions that are violated by the Wallace proposal. Therefore, this
site plan application if approved as a single application violates lawful procedure.
8. Zoning restrictions for the Historic Core and Urban Village both apply to
the entire project.
As this is a single proposal, comprising multiple parcels from separate zoning
districts, the most restrictive zoning covenants of each zoning district should
apply to the entire proposal. Pocket parks are prohibited in the PID. Since the
Wallace proposal calls for a pocket park, this proposal is not permitted.
9. Other Impropriety Associated with this application.
The Applicant’s funding partner Leviticus Fund is representing Wallace as if the
project has already been approved and built. See Exhibit 3, a screen shot taken
12

See Site Plan Application, Page 1 Paragraph VI.
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from Leviticus Fund’s website on 7/5/21. This raises questions as to whether the
Planning Board and the Applicant have predetermined the project’s approval
without following lawful procedure.

10. The Wallace proposal conflicts with the Poughkeepsie Innovation District
policy.
The PID code incentivizes mixed income development where 50% of the
affordable units are priced to be affordable at 60%-80% AMI, and the remaining
50% of affordable units are priced to be affordable at 80%-100% AMI. See
Poughkeepsie Cit Code §19-3.37(9)(a)(1).
Wallace’s proposed affordability pricing is so far from that which is incentivized
by the PID zoning code, that Wallace’s proposal conflicts with the PID policy.

Respectfully,

Jeff Feigelson

7

Exhibit 1
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Exhibit 2
Description of Ms. Saylor’s role with Dutchess County.
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Exhibit 3
Screenshot of Leviticus Fund’s project map, showing Wallace Campus.
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Exhibit 4
Excerpt from page 33 of Dutchess County Adopted 2021 Budget available at:
https://www.dutchessny.gov/Departments/Budget/Docs/2021-Adopted-BudgetDocument.pdf
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Exhibit 5
Police Blotter at Poughkeepsie Underwear Factory &
Rose Street
Will be sent under separate cover
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Natalie Quinn
Acting Development Director
62 Civic Center Plaza, 3rd Floor
Poughkeepsie, NY 12601
Hon Robert Levine
Chair, Planning Board
62 Civic Center Plaza, 3rd Floor
Poughkeepsie, NY 12601
Re: Wallace Campus
December 20, 2021
Dear Ms. Quinn and Members of the Planning Board:
As the Chair of the City of Poughkeepsie Common Council, I am writing to
express support for the demolition, conversion and new construction at 319, 325, 327-329
and 331 Main Street in Poughkeepsie, New York. The proposed project will provide 186
affordable housing units and over 14,000 square feet of commercial space, as well as
open green space accessible from Main Street (“Wallace Campus”).
I believe that the Wallace Campus’s affordable and supportive housing will
benefit the City’s residents. The City of Poughkeepsie’s comprehensive plan community
engagement process has indicated that lack of affordable housing is at the forefront of
people’s worries. By approving 186 units of affordable housing, the Planning Board will
help secure the City’s future. Additionally, the project’s new commercial space will
activate Main Street and enliven a commercial corridor located in the Poughkeepsie
Innovation District.
I support the new proposed development and hope that the Planning Board
approves the project.

Sincerely,

Sarah Salem
Councilmember At-Large
City of Poughkeepsie Common Council

November 11, 2021
Re: Wallace Campus Public Hearing, October 19, 2021, relevant to the upcoming meeting
November 16, 2021
To: The City or Poughkeepsie Planning Board & Developers of the Wallace Campus Project
While I appreciate your efforts at these public hearings to create the best project possible for the
City, nevertheless this project in its current state has failed to adequately address the following
key issues:
Supportive Housing – Not appropriate for a downtown business district trying to
rejuvenate
While the developer appears to continually include supportive housing units, it rarely is, if ever
mentioned in this development. Why is this the case? Why does it appear that any discussion of
this issue is hidden or avoided?
The logic of establishing a home base for people in need of mental health and treatment services
right in the heart of our Downtown, our struggling Central Business District, does not make any
sense when the City is attempting to attract new businesses, people who will spend money at
retail establishments and wish to frequent fun and interesting restaurants and other business
types.
This is not a case of NIMBY, this is a case of common sense
This project establishes a home base for a population that has a variety of issues including
substance abuse who will be surrounded by attractive-nuisances catering to their urges.
Right next door to Wallace is a bodega which specializes in cheap beer, tobacco and unhealthy
foods, while 50 yards across the street is a liquor store, our number one attractive nuisance for
reasons obvious to us property/business owners. Will we just see this existing problem expand
further?
Wallace Green Concept – The Realities of Poughkeepsie – How will it be managed?
Given the failure to police the other Downtown Poughkeepsie parks & recreational areas, it
needs to be fully thought through and investigated how the Green is going to be utilized,
managed, and maintained. What will prevent it from becoming another Poughkeepsie "Needle
Park?” Without a carefully thought out plan, different from what has been tried before, it will be
similar to all the other public spaces along the Main Street corridor. A review of the call records
from the police, fire, and emergency medical services proves this out. One thing I did not see in
the renderings were any trees to help create a welcoming natural streetscape & shade. Wallace
ison the sunny side of the street where trees would thrive.
For many years I worked with your 1st ward representative to have trees planted in order to help
soften the landscape, as many businesses owners complained about the detrimental effect of
strong sunlight reflecting off their windows. This effort never came to fruition, leaving
businesses frustrated and disappointed that the north side of the street, which is in constant
shade, happens to be fully tree lined, yet theirs remains barren. This is your opportunity to
change that.

Poughkeepsie A Failed History of Public Amenities -Murphy Park – Liberty Street Planter
All our Main St. parks/accessible open spaces have been shuttered, or have had seating areas
removed. The population of homeless, loiterers, and substance abusers which really needs tender
loving care, need be administered to yet they should not receive assistance on the sidewalks of
our city, in the heart of our business district. Take a look at Murphy Park, right in front of the
Poughkeepsie underwear factory. This once promising park has now been fully enclosed by
chain-link fence to prevent access by anyone. Many businesses once located in PUF have left
for greener pastures.
The city used to have a beautiful mature tree and raised-bed planter at Liberty
Street, which the administration saw fit to remove -not because of the plan to remake the parking
area: it was determined to be the best solution for dealing with substance-abusing drug addled
loitering population who insist on soothing themselves with a variety of substances. Numerous
calls to Police have resulted in Narcan being administered, while the majority drunkenly act-out,
leaving copious amounts of empty liquor bottles throughout the corridor and on every inch of
Main Street. Did I fail to mention public defecation, urination, & illicit sexual activities?
Prolonged Demolition and Construction Process
The prolonged demolition and construction process is going to have a damaging effect on the
existing businesses, many which are already struggling to survive. It will also severely
exacerbate the already difficult traffic/parking/loading situation.
Failure to embrace Historic Preservation
I find it very disappointing that you still choose to tear down three perfectly functional buildings
which, though modified and refaced, are now part of the historic fabric of our existing
streetscape. They are our familiar streetscape and have been for some time.
If you look at cities such as Boston Savannah GA,and Dublin Ireland, you're not allowed to just
destroy a building’s facade, you must preserve it. They support preserving historic facades while
constructing modern buildings behind them. Feel free to consult with your colleagues at the
Boston Planning & Development Agency, formerly known as the http://www.bostonplans.org/
Boston Redevelopment Authority. Yes, the facades at 319-325-329 have been muddled, but there
is photographic evidence of what used to exist and can be remade.
There are plenty of examples of Main Street buildings which have been restored to present their
facades and storefronts with relative historical accuracy, along with building envelopes rehabbed
and brought up to current standards of energy efficiency and safety. Look no further than the
two properties you face: 328 and 330 Main Street. They've been restored as such and hold a
place on the local historic register, also making a rather prominent appearance in one of your
streetscape renderings.
Thank you,
Doug Nobiletti
Managing Partner
Nobus Group, LP
328-330 Main Street
845-797-0547
jdnobil@gmail.com

November 16, 2021
Dear Natalie,
After our conversations and interviews, I'm well aware how supportive you are of the Wallace
Campus Project. I am conflicted about the scope of the work the long-term upheaval of the
blocks and surrounding areas. I am skeptical about the project actually being completed at all,
although certain it will commence, no matter the cost.
What perplexes me is how one justifies our initial conversations regarding the Poughkeepsie
Innovation District. I thought it was important to you, Mayor Rolison and the city to improve
the Main Street Business Corridor for actual businesses. The Wallace Campus Project leans
heavily on a high percentage of subsidized units in order to secure the highest financial
incentives for the developer. Folks of all levels of financial means deserve to have access to
affordable housing, but why does it have to be in this stretch of Main Street? How will this
possibly attract new businesses that aren't barber shops, hair and nail salons, cell phone stores,
bodegas, or smoke shops?
With a seemingly imminent approval for the WCP on the horizon, is there any example of
another downtown business that has managed to grow and thrive while creating more
subsidized and supportive housing? Will anything improve? When will the ongoing problems
that happen daily be addressed? Drunks, addicts, sex workers and dealers work out in the open.
Parking is a disaster, street sanitation is non-existent, and a lack of police presence keep people
away. As much as I adore my new business and the customers who have been so supportive, I
hesitate to make any long-term commitment to staying at its current location.
I used to feel the City of Poughkeepsie had potential. I have to say I am not feeling at all
optimistic. I have lived here for over four decades. At the time, the Main Mall was a wonderful
place. It was vibrant and bustling with activity, not an empty storefront in sight. Nothing would
bring me more joy than being proven wrong. I just don't see it happening.

Tina Staniscia
Owner of Under The Stars Resale & Vintage
330 Main Street
Poughkeepsie, NY 12601

Principals:
Michael T.J. McCormack AIA
Raymond P. VanVoorhis AIA

October 25, 2021
Ms. Natalie Quinn
City of Poughkeepsie Planning Administrator
62 Civic Center Plaza
Poughkeepsie, NY 12601
Ms. Judith Knauss
City of Poughkeepsie Zoning Administrator
62 Civic Center Plaza
Poughkeepsie, NY 12601
Re:

317 Main Street Zoning

Dear Ms. Quinn & Knauss:
Our office has been retained to design interior alterations at 317 Main Street from office/business use on
the second and third floors to residential use: four one bedroom units. There are several existing
windows on the Easterly lot line on the second and third floors. Per my email inquiry to Judith for lot line
window clarifications, I received a response regarding such in the zoning district as follows:
There are some zoning requirements in the PID relative to set-backs for new construction abutting lots with existing
structures. These are outlined below.
x

Section 19-3.37(8)(f) provides that upper-story setbacks are utilized to reduce perceived building scale and
height, ensuring a human-scaled urban form and sufficient access to light and air, while 19-3.37(8)(1)
provides that upper-story setbacks on principal buildings adjacent to preexisting structures with wall
openings shall be regulated by Section 19-3.23(4)(e).

x

Section 19-3.24(4)( e) states:
Upper-story setbacks on principal buildings. In order to ensure that building height extensions or the
construction of new principal buildings on infill lots do not create new nonconformities to preexisting adjacent
structures with regard to wall openings and other requirements of the Uniform Fire Prevention and Building
Code, or create functionally obsolete wall openings for the purposes of light and ventilation, or obstruct access of
emergency service vehicles to upper floors of existing adjacent structures, the following setback requirements
shall apply:
[Added by Ord. No. O-15-06, 8-24-2015, § 1]
1. Where a height extension is proposed on an existing principal building, said extension shall be set
back a minimum of five feet from any preexisting, legal exterior wall openings, such as windows, of
an adjacent principal building located on an abutting lot.
2. The construction of a new principal building on a lot that abuts a lot with a preexisting principal
building with a side yard setback of zero is permitted to be constructed with a side yard setback of

T: (845)452-2268
F: (845)452-3752

181 Church Street Suite 200
Poughkeepsie, NY 12601

www.lmvarchitects.com
Established 1987

zero on the first floor. However, for all additional floors above the first floor, a setback of at least
five feet shall be required from any existing exterior wall openings, such as windows, of the adjacent
preexisting principal building. The setback shall be measured from the lot line.

We are aware that the Wallace Campus project is proposed adjacent to the easterly lot line of 317 Main
Street and appears to be a multistory building on the lot line. If this is the case, the project would
obstruct these easterly windows on 317 Main Street and be in non-conformance with the zoning law 193.24(e).
As the Wallace Campus project is open for public comment at the moment, we request a review of this
condition by the planning board to confirm if it is in accordance with the law as currently designed.
Thank you,

Kimberly Ryan, RA
Senior Associate

T: (845)452-2268
F: (845)452-3752

181 Church Street Suite 200
Poughkeepsie, NY 12601

www.lmvarchitects.com
Established 1987

October 25th, 2021
Re: Wallace Campus Public Hearing, October 19, 2021
To: The City or Poughkeepsie Planning Board & Developers of the Wallace Campus Project
While I appreciate your efforts at these public hearings to create the best project possible for the
City, nevertheless this project in its current state has failed to adequately address the following
key issues:
Supportive Housing – Not appropriate for a downtown business district trying to
rejuvenate
While the developer appears to continually include supportive housing units, it rarely is, if ever
mentioned in this development. Why is this the case? Why does it appear that any discussion of
this issue is hidden or avoided?
The logic of establishing a home base for people in need of mental health and treatment services
right in the heart of our Downtown - Central Business District does not make any sense when the
City is attempting to attract new businesses, people who will spend money at retail
establishments and frequent fun and interesting restaurants and other business types.
This is not a case of NIMBY, this is a case of common sense
This project establishes a home base for a population that has a variety of issues including
substance abuse who will be surrounded by attractive-nuisances catering to their urges.
Right next door to Wallace is a bodega which specializes in cheap beer, tobacco and unhealthy
foods, while 50 yards across the street is a liquor store, our number one attractive nuisance for
reasons obvious to us property/business owners. Will we just see this existing problem expand
further?
Wallace Green Concept – The Realities of Poughkeepsie – How will it be Managed?
Given the failure to police the other Downtown Poughkeepsie parks recreation areas, it needs to
be fully thought through and
Investigated how the Green is going to be utilized, managed, and maintained. What will prevent
it from becoming another Poughkeepsie "Needle Park?” Without a carefully thought-out plan,
different from what has been tried before, it will be similar to all the other public spaces along
the Main Street corridor. A review of the call records from the police, fire, and emergency
medical services proves this out. One thing I did not see in the renderings were any trees to help
create natural shade. You are on the sunny side of the street where trees would thrive.
For many years I worked with your ward representative to have trees planted in order to help
soften the landscape, as many businesses owners complained about the negative impact of strong
sunlight reflecting off their windows. This effort never came to fruition, leaving businesses
frustrated and disappointed that the north side of the street which is in constant shade happens to
be fully tree lined, yet theirs remains barren. This is your opportunity to change that.

Poughkeepsie A Failed History of Public Amenities -Murphy Park – Liberty Street Planter
All our Main St. parks/accessible open spaces have been shuttered, or have had seating areas
removed. The population of homeless, loiterers, and substance abusers which really needs tender
loving care, need be administered to yet they should not receive assistance on the sidewalks of
our city, in the heart of our business district. Take a look at Murphy Park, right in front of the
Poughkeepsie underwear factory. This once promising park has now been fully enclosed by
chain-link fence to prevent access by anyone.
The city used to have a beautiful mature tree and raised-bed planter at Liberty
Street, which the administration saw fit to remove -not because of the plan to remake the parking
area: it was determined to be the best solution for dealing with substance-abusing drug addled
loitering population who insist on soothing themselves with a variety of substances. Numerous
calls have required Narcan to be administered, while the majority drunkenly act-out, leaving
copious amounts of empty liquor bottles throughout the corridor and on every inch of Main
Street. Did I fail to mention the illicit sexual activities?
Prolonged Demolition and Construction Process
The prolonged demolition and construction process is going to have a damaging effect on the
existing businesses, many which are struggling to get by. It will also severely exacerbate the
already difficult traffic/parking/loading situation.
Failure to embrace Historic Preservation
I find it very disappointing that you still choose to tear down three perfectly functional buildings
which, though modified and refaced, are now part of the historic fabric of our existing
streetscape. They are our familiar streetscape and have been for some time.
If you look at cities such as Boston and Dublin, Ireland you're not allowed to destroy a building’s
facade, you must preserve it. They spend millions of dollars supporting historic facades while
constructing modern buildings behind them. Feel free to consult with your colleagues at the
Boston Planning & Development Agency, formerly known as the http://www.bostonplans.org/
Boston Redevelopment Authority. Yes, the facades at 319-325-329 have been muddled, but there
is photographic evidence of what used to exist and can be remade.
There are plenty of examples of Main Street buildings which have been restored to present their
facades and storefronts with relative historical accuracy, along with building envelopes rehabbed
and brought up to current standards of energy efficiency and safety. Look no further than the
two properties you face: 328 and 330 Main Street. They've been restored as such and hold a
place on the local historic register, also making a rather prominent appearance in one of your
streetscape renderings.
Thank you,
Doug Nobiletti
Managing Partner
Nobus Group, LP
328-330 Main Street
845-797-0547
jdnobil@gmail.com

Memorandum
TO
FROM
RE

: Members of the City of Poughkeepsie Planning Board; Ms. N. Quinn,
Director of Planning Department
: Sheila Newman
49 Loockerman Ave, Poughkeepsie NY 12601
: File #2020-010
WALLACE CAMPUS: DEMOLITION, CONVERSION & NEW
CONSTRUCTION

The proposal before the Planning Board for the former Wallace Department Store
site is a totally inappropriate project for the Central Business District(CBD) of the
City of Poughkeepsie. And, at the outset, I wish to concur whole heartedly with
the 14 people who spoke at the public hearing of May 18, 2021. Each and every
critique should be enough to recommend rejection of this unfortunate
redevelopment. Just to mention a few speaks volumes. the subsidies that the City
would take on as a multi-million dollar burden; the inappropriate architectural and
economic and social vision of the developers; the clearly exploitive aspect of using
federal funding for the upfront money in the project.
Our voices are speaking out against a proposal destroying opportunities for future
development. We are asking this body to look to the future. The Planning Board
will doom our City if it goes forward with a proposal based on such obsolete
thinking. The distinguished urban planning scholar Richard Florida says it well. It
will be “… higher-amenity neighborhoods that (are) key to attracting new residents to live
in central cities…. . A 2013 study documented shifts to more mixed-use, vibrant, live-work
downtowns in cities of all shapes and sizes that were happening a decade ago. “

Poughkeepsie is beginning to move in the direction of a live-work downtown-think Lucky-Platt re-use-- that will be throttled by the housing that is proposed.
Moreover, there is already a generous share of low-income housing already on or
adjacent to our Main Street corridor. Professor Florida tells us different CBD
housing will be the future of successful cities and instead of a narrow focus on
retail, imagining a work life of the future and the interests and needs of younger
residents are necessary.
Professor Florida gets the last word: We have a once-in-a-century opportunity to
turn our business districts and our cities into something better, less divided, and
more inclusive. Shame on us if we fail to grasp it.

May 20, 2021
Poughkeepsie Planning Board Members:
Due to time conflicts I was unable to attend your recent public comment session about the
proposed Wallace project, or to submit written comments until now. I hope what I’m providing
here can still be considered as part of the public comment record on this matter. My position is
opposed to the Wallace proposal.
I am a longtime City of Poughkeepsie resident, and will briefly mention my significant interest in
quality housing that is affordable for people across the income spectrum. I have volunteered in
various capacities for Hudson River Housing, beginning more than a decade ago with some of
the earliest activities of its Middle Main project for downtown Poughkeepsie, and as a board
member of the agency since 2011. In 2020 I completed a Master’s in Community Development
Policy and Practice, and focused on housing issues in the 5th Ward of Poughkeepsie for my
culminating capstone research project.
What stands out to me most about the Wallace project, is the combination of three factors: 1)
The significant proportion of tenants it intends to serve well under the area’s Average Medium
Income, including a large number of people who require on-site mental health services, 2) The
large scale of apartments and related facilities it would create (also public green space, child
care center, recreation facility), 3) The proposal comes from entities based outside our local
area.
I consider the first two factors to be crucial topics of discussion for both the City of
Poughkeepsie and Dutchess County more broadly. The County’s recently released housing
survey certainly demonstrates the rising prices of housing in our area that are exceeding wage
trends. It indicates that we actually need to be addressing this housing gap on a scale far
greater than the number of apartments that the Wallace project would provide. And to
accomplish this, we surely need private developers who are interested to advance such
housing, because the combined resources of nonprofits such as Hudson River Housing
alongside of local governments aren’t enough to solve the scale of this housing shortage – we
absolutely need partnership among private for-profits, private non-profits, and the
government sector, in plans that bring the three together.
If only the entities proposing the Wallace project would have initially approached City and
County planning officials. Or similarly, they had approached a trusted and fiscally prudent local
development partner, whether a for-profit or non-profit. In this case, Hudson River Housing
would be a good candidate, because it incorporates human services for residents into its
various developments. From the get-go, a constructive dialogue could have been undertaken to
thoroughly consider options that meet both the Wallace developers’ need for profit, and the
public’s need for quality housing at the below market rates. All the more importantly,
observations, suggestions, and feedback from City and County residents could have been built

into the development process from the very outset, insuring the relevance and impact of such
an urgently needed housing effort.
Instead, the Wallace proposal is being forced upon our locale by entities from elsewhere, who
have neither local interest nor knowledge guiding their efforts. The only motives they have
shown are to devise a profitable project, including through significant reliance on public grant
funds meant to enhance housing affordability and environmental cleanup. Their math skills and
their enterprise are surely impressive; they have determined that a project under the guise of
expanding rental opportunities below market rate, and using earmarked public funds to do so,
will yield them a healthy profit.
Could the City of Poughkeepsie use a new and well-financed child care facility downtown, of the
kind proposed by the Wallace developers? No doubt. The additional downtown green space
that’s part of the proposal also sounds promising, but its location and management will make a
significant difference in whether this component is a net positive for residents and the City
overall. Similarly, while a recreation facility that features a climbing wall sounds good on paper,
it would be fundamentally better for local residents to have a voice in how such a badly needed
rec investment would best serve the public good.
Even more importantly, the Wallace proposal undermines the need for a countywide solution
to housing affordability. It plops its profit-seeking intentions into the City with no consideration
of the larger area context. Instead, it will only worsen the disproportion of apartments in
Dutchess County specified for below market rents that are located in the City of Poughkeepsie.
Municipalities throughout the county have a responsibility to share in a balanced effort to
provide for the health and happiness of all residents.
The Wallace project is the cautionary moment when the City of Poughkeepsie Planning Board
must draw a proverbial “line in the sand” to reject what would be a bad outcome for the public,
and for the future of the City. This is a pivotal occasion when we must insist on a thoughtful,
thorough, and equitable process to meeting the public’s housing need, which finds solutions by
bringing together parties from throughout our county – including members of the public,
elected officials, municipal managers, housing developers, investors, financial institutions,
philanthropists, and human service organizations.
Thank you for carefully deliberating your decision on the Wallace proposal, and I look forward
to your decision on this urgent matter.
Best regards,
Jeffrey Kosmacher
51 Fountain Place
603.209.1320/mobile
kosmacherjeff@gmail.com

Chairman Levine and Planning Board members:
Thank you for the opportunity to comment on the proposed Wallace Campus.
I am a City native (my parents lived on Hooker Avenue when I was born), and lived virtually
my entire life in Poughkeepsie, just selling our home on Kimball Road nine months ago. I
do hope we will return to the City one day as part time or full-time residents.
My purpose in commenting is to urge the Planning Board to delay a decision on the
Wallace Campus.
I am old enough to recall when our Main Street and downtown were vibrant and thriving,
even after the first South Road shopping centers came along in the 1960s. The Wallace
Campus, as proposed, is not the way to assure a return vibrancy. Its size, scope and
density are simply too overwhelming for that corner and the block and create an array of
concerns.
• The buildings to be constructed are too large, with the seven story Catherine Street
building being of particular concern. Catherine is a narrow street with narrow
sidewalks. Combined with the exceptionally large apartment building under
construction on the opposite side of Catherine Street, it would create a canyon
effect on that block.
• Parking is another concern, and I would not agree with the claims made by the
developer and its consultants regarding available parking nearby, the number of
cars that will be owned by residents, and the parking requirements of the day care,
fitness center and other commercial uses. With all the development and
apartments currently existing and planned in the city, parking is going to be an
issue, especially for downtown business owners and their customers. While
planners and others call for Poughkeepsie to be a walkable city, living in
Poughkeepsie continues to be very car dependent.
• Traffic related to the day care center during drop off and pick up times can
potentially lead to backups on Mill Street. It is assumed by the project proposers
that most day care users will be Wallace Campus residents. Based on the
overwhelming number of studio and one-bedroom units planned and the very
small number of two-bedroom units, this doesn’t really add up.
• The figures put forth about drop off and pick up times and potential back up are
questionable.
• The traffic issue is further compounded considering the various discussions about
redesigning Mill Street bringing it down to fewer than three lanes and slowing
traffic down.
• The walkway through the proposed campus from Mill Street to Main Street brings
up safety concerns. There was already one walkway in that vicinity that had to be
blocked off due to safety problems. If it is necessary to have this walkway, can it

at least be accessible only to residents from dusk to dawn, and closed to the public
during those hours?
• The project does not represent the balance of the most successful strategies
regarding mixed income models. Further, supported housing located on the
grounds of a day care center is another potential issue. There is a lack of detail in
the proposal regarding the supported housing and the reference to it seems to
have been eliminated from materials on the city website.
These are just some of the issues brought to light by the size and scope of this project.
Several other apartment developments in the Main Street/Downtown area either already
in operation, proposed or planned that are not nearly the size of this project. They do not
generally carry the same concerns.
Additionally, I keep hearing/reading about different studies being done regarding
housing, parking, and traffic in the city. With a project like this that will forever change
the nature of the core downtown area, would it not be prudent to wait for any ongoing
studies to be completed and to determine just what the city, its residents and other
interested parties want this area to be?
Thank you for the opportunity to comment and for your service to the city, and again,
please delay a decision on this matter.

Mary Kaye Dolan
Vero Beach, FL
May 18, 2021

Wallace Campus
The City of Poughkeepsie at a Crossroads in History

Norman Steinberg
Real Estate Asset Management Partners
nsteinberg@reassetmgmt.com
May 14, 2021

WALLACE CAMPUS - POUGHKEEPSIE AT THE CROSSROADS

I.

Introduction
A.
The City of Poughkeepsie is at a crossroads in its history. The true
potential of Downtown Poughkeepsie can be achieved only if the community
works together to revitalize it
B.
Organic growth is starting to occur in the business community, and it is
reaching a critical mass. New establishments have opened up in Downtown
including:
1.
2.
3.
4.

C.

Breweries
Restaurants
Entertainment
And the further beautification of the Walkway Over the Hudson

The Wallace Campus as currently designed is very flawed:
1.
With its concentration in the lowest economic/income cohorts it will not
support this economic growth.
2.
Lack of emphasis on retail/restaurants/entertainment will create empty
streets in the 100% retail location at Academy/Catherine and Main. This will not
increase needed foot traffic. This will reduce the vibrancy of the Downtown Core
by reducing the potential number of commercial establishments that can open up
on Main and Catherine Streets.
3.
The project must be redesigned, or it will set back the entire revitalization
effort of the City and is a significant economic underutilization of the site.

D.
Competing Live/work Downtowns are being built as we speak within 5 miles
of Downtown Poughkeepsie and will dramatically siphon off growth and the ability
to change if we do not react quickly.
1.

Downtowns
a)
b)

2.

Hudson Heritage
Eastdale Village

Ramifications are significant
a)
Regional residents no longer need to spend their dollars to go to
Downtown Poughkeepsie for food or entertainment.
b)
The creation of 1,100 market rate units will offer an attractive alternative
to middle income and above residents that can pull a meaningful tax base out of
the City

E.
. A new housing/zoning plan to revitalize Downtown must be formulated.
The City of Poughkeepsie needs to encourage responsible growth including market
rate housing and an Entertainment District in the Downtown Core
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1.
Downtown must be re-zoned as a live/work area to compete with the
surrounding developments.
2.
There needs to be an appropriate balance of market rate vs
subsidized/affordable housing.

F.

Concluding:
1.
The City of Poughkeepsie has an opportunity now that may never occur
again to revitalize its Downtown Core and needs to act fast
2.
The Wallace Campus Project will set the City’s revitalization efforts back to
a point where it may never recover. It must put the project on hold
3.
Through effective planning and rezoning, the Downtown Core must
encourage Market Rate housing, mixed-income housing with an even dispersion
of incomes, restaurants, bars, entertainment so that a viable economic and safe
Downtown Core can grow and thrive.
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II.
The Downtown Core needs to attract market rate housing because
it supports a vibrant commercial area and creates a symbiotic
relationship
A.

The Benefits include:
1.
Attracts consumers, customers, from outside the City to spend money in
the City
2.
Increases safety with more people walking the streets day and evening
which
3.
Increases Property Values which increases Property Taxes
4.
Increases the sales taxes collected
5.
Increases municipal parking revenue
6.
Increases JOBS for the local community, especially service jobs that low
income/less educated are qualified for and start their climb up the economic
ladder and out of dependence

B.

This creates a stable financial government for the City
1.
2.
3.

that can support Affordable Housing
Which can upgrade the infrastructure
Pay for more municipal services
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III. Poughkeepsie needs a new housing/zoning plan that benefits the
City of Poughkeepsie and its residents first
A.
It must provide an appropriate balance of market rate vs
subsidized/affordable housing. Numerous studies show that the most benefits
accruing to a community occurs when it is a meaningful blend of both market rate
and affordable housing.
B.
Need to address market rate and affordable housing in a thoughtful
manner.
1.
2.
3.
4.
5.

Create a 10 Year Plan.
what is the correct number of units?
What is the appropriate mix of income levels?
Where should it be located?
Where and how supportive housing should be located?

C.
Needs to Resist being the Repository of Subsidized, Tax Credit and
Inclusionary Units for Dutchess County and the surrounding area. According to
the 2020 Dutchess County Rental Survey which analyzes apartment complexes
over 20 units:
1.
The City of Poughkeepsie has 65% of the subsidized housing units in
Dutchess County while only 10% of the population. By Comparison, the Town of
Poughkeepsie only has 5.4% of the subsidized units in Dutchess and has 15% of
the population, significantly below its Fair Share. (Exhibit 1).
2.
The City of Poughkeepsie has 71% of the non-senior subsidized housing
which has a wider age dispersion with more social issues to address. In fact, only
Beacon and the City of Poughkeepsie address this core constituency. Wallace
Housing will only continue to add to this imbalance.
3.
The City of Poughkeepsie has 25% of tax credit and inclusionary units in
Dutchess County while only 10% of the population. By comparison, the Town of
Poughkeepsie only has 23% of tax credit and inclusionary units in Dutchess
County with 15% of the population (Exhibit 1)
4.
The City of Poughkeepsie has become the destination for affordable
housing for the Town of Poughkeepsie and Dutchess County.
a)
According to a representative of the Planning Board the Town of
Poughkeepsie has no mandate for affordable housing.
b)
Section 8 was turned over to the City of Poughkeepsie years ago
c)
Hudson Heritage will add over 750 units of market rate housing based on
their master plan and no affordable housing. Hudson Heritage does show on a
leasing plan that 160 units of affordable housing is under contract. It remains to
be seen as to whether it comes to fruition.
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d)
units.

Eastdale Village has 400 units of market rate housing and no affordable

e)
The Town has 2,320 market rate units vs 977 units for the City; twice as
many units with only 44% more population
f)
Moreover, the Town of Poughkeepsie has not built an entire subsidized
housing complex since 2011. (see Exhibit2)
g)
In the interim the City of Poughkeepsie has built 407 units of subsidized
units since 2000 and only 544 units of market rate of which almost half are
outside the core (One Dutchess and Water Club) and unique with river views.
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IV. Two New Live-Work Downtowns are being built within a 5-mile
distance with distinct advantages over Downtown Poughkeepsie (see
overview in Exhibit 4) - Eastdale Village and Hudson Heritage
A.
Combined they are almost ½ million SF of commercial space including
restaurants, supermarket, medical facilities, office – How much does Downtown
offer?
B.
Set up as Main Streets –They will be NEW, clean, neat, safe, well
maintained – live work with town center green and activities. These places
attract not only residents but patrons from outside their communities during the
evening. Why go to Downtown Poughkeepsie?
C.
Pulling Business out of the City
1.
The Crafted Kup, a Poughkeepsie-based coffeehouse with two other
locations
2.
Freddy B boutique, an extension of Poughkeepsie’s Elizabeth Boutique.
3.
Rosticcceria Ross & Sons

D.
Both in Town of Poughkeepsie – they have no affordable housing in their
master plans.
E.
Hudson Heritage with 750 units and Eastdale Village with 400 units can pull
a significant tax base out of the City.
F.
The size of these developments is significant when compared to the 400
that were built in the City of Poughkeepsie in the last 10 years according to the
Dutchess County Rental Survey.
G.
Eastdale Village comes with a 20 Year Pilot Program for commercial space.
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V.

The Wallace Housing Campus is flawed:
A.
Urban planners will agree that affordable housing is most effective when it
is a combination of market rate and subsidized units. There are no market rate
units included in this project.
B.
The income levels are too low to support a viable commercial base that
would allow for a revitalization of the Core area of Downtown.
25% of all units are below 30% AMI; 20% of all units are below 40% AMI; and 30%
of all units are below 50% AMI (meaning that 75% of all units are below 50% AMI)
- $28,600 – $50,000 according to the developer quoted in a recent Poughkeepsie
Journal article.
C.
Lack of emphasis on retail/restaurants/entertainment will create empty
streets in the 100% location and reduce foot traffic and vibrancy of the Downtown
Core.
D.
On Catherine St, at 6-7 stories will dominate a narrow side street including
shadows that will create an ominous effect on the streetscape.
E.
The Unit Mix is skewed toward Studios and 1-Bedrooms which attract
single people. When layered over a low-income/supportive housing requirement,
if not carefully managed it can attract transients.
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VI.

Conclusion
A.
Need to place the Wallace Campus Project on hold until the needs of the
City in terms of market rate and affordable housing have been assessed
B.
The City of Poughkeepsie needs an immediate action plan that will address
the imminent competition for discretionary spending/tourism/market rate tenants
that will be coming from Hudson Heritage and Eastdale Village
C.
The City of Poughkeepsie needs a new housing/zoning plan that revitalizes
the Downtown Core and benefits the City of Poughkeepsie and its residents first.
D.
The City of Poughkeepsie needs to encourage responsible growth including
market rate housing and an Entertainment District in the Downtown Core
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Exhibit 1
Table 1 Market Rate Apartments

1

Fair Share of Market Rate
Housing

CITY of BEACON
less than Fair Share
CITY of POUGHKEEPSIE
More than Fair Share
TOWN of EAST FISHKILL less than Fair Share
TOWN of FISHKILL
More than Fair Share
TOWN of HYDE PARK
More than Fair Share
TOWN of PAWLING
less than Fair Share
TOWN of PLEASANT VALLEYMore than Fair Share
TOWN of POUGHKEEPSIE More than Fair Share
TOWN OF RED HOOK
TOWN of RHINEBECK
less than Fair Share
TOWN of WAPPINGER
More than Fair Share
Total Dutchess County

Units

108
977
69
1,784
816
46
599
2,320
144
1,261
8,124

% of Total

1.3%
12.0%
0.8%
22.0%
10.0%
0.6%
7.4%
28.6%
0.0%
1.8%
15.5%
100.0%

2

3=1/2

13,968
30,515
29,430
23,339
20,893
8,221
9,696
44,035

4.7%
10.4%
10.0%
7.9%
7.1%
2.8%
3.3%
15.0%

0.28
1.16
0.08
2.77
1.41
0.20
2.24
1.91

7,766
26,593
294,218

2.6%
9.0%

0.67
1.72

2

3=1/2

4.7%
10.4%
10.0%
7.9%
7.1%
2.8%
3.3%
15.0%
38.6%
2.6%
9.0%

3.05
2.40
0.52
0.00
1.39
1.68
0.00
1.51
0.15
0.00
1.39

2

3=1/2

Fair Share of
2018/2019 % of County Market Rate
Population Population Housing

1

Table 7 Tax Credit and Inclusionary Apartments
1
Fair Share of Tax Credit and
Inclusionary

CITY of BEACON
More than Fair Share
CITY of POUGHKEEPSIE
More than Fair Share
TOWN of EAST FISHKILL less than Fair Share
TOWN of FISHKILL
less than Fair Share
TOWN of HYDE PARK
More than Fair Share
TOWN of PAWLING
More than Fair Share
TOWN of PLEASANT VALLEYless than Fair Share
TOWN of POUGHKEEPSIE More than Fair Share
TOWN OF RED HOOK
less than Fair Share
TOWN of RHINEBECK
less than Fair Share
TOWN of WAPPINGER
More than Fair Share
Total Dutchess County

Units

246
424
89
168
80
384
96
214
1,701

% of Total

Fair Share of
2018/2019 % of County Tax Credit
Population Population Inclusionary

14.5%
24.9%
5.2%
0.0%
9.9%
4.7%
0.0%
22.6%
5.6%
0.0%
12.6%
100.0%

13,968
30,515
29,430
23,339
20,893
8,221
9,696
44,035
113,619
7,766
26,593
294,218

1

Table 16 Subsidized Housing
1
Fair Share of subsidized
Housing

CITY of BEACON
More than Fair Share
CITY of POUGHKEEPSIE
More than Fair Share
TOWN of EAST FISHKILL less than Fair Share
TOWN of FISHKILL
less than Fair Share
TOWN of HYDE PARK
less than Fair Share
TOWN of PAWLING
less than Fair Share
TOWN of PLEASANT VALLEYless than Fair Share
TOWN of POUGHKEEPSIE less than Fair Share
TOWN OF RED HOOK
less than Fair Share
TOWN of RHINEBECK
less than Fair Share
TOWN of WAPPINGER
less than Fair Share

Units

% of Total

Fair Share of
2018/2019 % of County subsidized
Population Population Housing

522
1,612
132
-

21.2%
65.4%
0.0%
0.0%
0.0%
0.0%
0.0%
5.4%
0.0%
0.0%
0.0%

13,968
30,515
29,430
23,339
20,893
8,221
9,696
44,035
113,619
7,766
26,593

4.7%
10.4%
10.0%
7.9%
7.1%
2.8%
3.3%
15.0%
38.6%
2.6%
9.0%

4.46
6.31
0.00
0.00
0.00
0.00
0.00
0.36
0.00
0.00
0.00

Vilaage of Milbrook
More than Fair Share
24
Vilaage of Pawling
More than Fair Share
75
Village of Rhinebeck
More than Fair Share
74
Village of Tivoli
More than Fair Share
24
Total Dutchess County
2,463
Source 2020 Dutchess County Rental Housing Survey

1.0%
3.0%
3.0%
1.0%
100%

1,443
2,029
2,570
1,012
294,218

0.5%
0.7%
0.9%
0.3%

1.99
4.42
3.44
2.83

1

Conclusion
The City of Poughkeepsie has 16 subsidized projects, the next highest is Beacon at 4
65% of the subsidized housing in Dutchess County is in The City of Poughkeepsie while only having 10% of the population
The City of Poughkeepsie is carrying more than 5x times its fair share of subsidizing housing compared to the other municipalities in the County
1

294,218 Represents the entire County population. The Sum of the cities popualion do not equal the actual Total County Population.

Exhibit 2
Excerpt from Table 12

Apartment Complexes in the City of Poughkeepsie
Market

Year

Complex

No of Units Location

2020
2020
2020
2019
2019
2019
2017
2009

North Point Commons
One Dutchess (300 Planned)
400 Maple St
472 Maple
One Dutchess (300 Planned)
40 Cannon
Water Club
Lucky Platt
Total

18
55
20
40
84
49
135
143
544

Footnote

City
City
City
city
city
city
city
city

M
M
M
m
M
M
M
M

1

Subsidized Housing Program
2021

Crannel Square (Catherine Mil lSt)

74 City

2020

Falkill Commons on Rose

78 City

1

2019

Queen City Lofts

69 city

1

2016
2015
2013
2008

High Ridge Gardens
High Ridge Gardens
Poughkeepsie Commons
Cannon Street

50
24
72
40

1
1
1
1

total

city
City
City
City

407

20000-2020 Total Construction

951

Town Complexes

Market
Year

Complex

2020

Eastdale Village (400 Planned)

2016

Van Wagner Place
Total

No of Units Location

Footnote

218 Town

M

22 town

M

240

Subsidized Housing Program
2011

Pendell Commons

72 town

1

2005

Sping Manor

88

1

2005

Castle Cour

60

1

2004

Lexington Court

160

1

2000

Hillside Terrace

64

1

Total
20000-2020 Total Construction

444
684

Source 2020 Dutchess County Rental Housing Survey

Exhibit 3
Table 16 Subsidized Housing
1
Municipal
Total Municipa ity % of
Units lity Total
Total
Davies South Terrace
Forrestal Heights
Hamilton Fish Plaza
Tompkins Terrace

124
135
70
193

Castle Court
Lakeview Arms
Total of Town of Poughkeepsie

3=1/2
Fair
Share

124

193
21.2%

118
100
25
140
200
185
136
85
70
33
50
179
70
100
74
47

205

15.2%

118
24

20
136
85
24
33
50
70
100
74
65.4%

317

28.4%

13968

4.7%

4.46

76
25
60
200
165
0
0
46
0
0
179
0
0
0
47

80

1612

814

60.4%

798

71.6%

30515

10.4%

6.31

132

9.8%

0

0.0%

44035

15.0%

0.36

24
75
74
24

1.8%
5.6%
5.5%
1.8%

0
0
0
0
0

0.0%
0.0%
0.0%
0.0%
0.0%

1443
2029
2570
1012

0.5%
0.7%
0.9%
0.3%

1.99
4.42
3.44
2.83

2463
2463
100.0%
1348
1348
Source 2020 Dutchess County Rental Housing Survey

100.0%

1115

100.0%

294218

60
72

24
75
74
24

TOTAL Dutchess County

2
Municipal
2019
Non- Municipal ity % of Populatio
% of
seniors ity Total
Total
n County

135
70
522

Admiral Halsey
Charles Street (Bixby) Apts.
Dr. Joseph Brady
Eastman Towers
Harriet Tubman Terrace
Hudson Gardens Apts.
Interfaith Towers
Maplewood
MLK Jr. Garden Apts.
Philip Allen Swartz Res.
Poughkeepsie Sr. Village
Rip Van Winkle
St. Anna
St. Simeon
St. Simeon II
Thurgood Marshall Terr.
Total City of Poughkeepsie

Municipal
Municipal ity % of
Seniors ity Total
Total

60
72
132

5.4%

24
75
74
24

1.0%
3.0%
3.0%
1.0%

24
75
74
24

1115

Conclusion
The City of Poughkeepsie has 16 subsidized projects, the next highest is Beacon at 4
65% of the subsidized housing in Dutchess County is in The City of Poughkeepsie while only having 10% of the population
Only Poughkeepsie and Beacon have non senior subsidized housing, which has a much wider age dispersion and other social issues
71% of the non-senior housing in Dutchess County is in Poughkeepsie; potentially

WALLACE CAMPUS - POUGHKEEPSIE AT THE CROSSROADS
EXHIBIT 4

Hudson Heritage A New, Clean Downtown Moving Forward –
Commercial is under Construction

750 Residential Units including Assisted Living
350,000 SF Commercial including shops, restaurants, fitness center a 64,000 SF ShopRite
40,000 SF Urgent and primary care center
24,700 SF education/performing arts center
150 Room Hotel
Walking trails
60 acres of open Parkland

Eastdale Village - Half Completed
400 Luxury Rental Apartments
120,000 SF of commercial space
Restaurants, boutiques, office space
with 20 Year PILOT Program
Pulling Business out of the City
The Crafted Kup, a Poughkeepsie-based coffeehouse with two other locations
Freddy B boutique, an extension of Poughkeepsie’s Elizabeth Boutique.
Rosticcceria Ross & Sons
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Planning Board Hearing 4-20-21
Good evening, my name is Lydia Hatfield and I live on Union Street in the City of Poughkeepsie.
I am here tonight to speak in favor of development models like the Wallace Campus that seek to
provide mixed income housing options for mid to low income residents.
As a person who has spent some time working for a housing agency, I’m someone who people
come to for housing support and resources when unexpected things happen in their lives. In the
last few weeks alone, I’ve connected with 3 individuals and 1 pair in need of places to live.
These folks are of various races, income statuses, professions, ability statuses… and all are on
the brink of “settling” for a $1500 one bedroom or studio apartment.
I deeply love my neighborhood on the outskirts of downtown and the people in it, and it makes
me feel such grief to think that soon, this might be me. My neighborhood is rapidly gentrifying
and and last year my landlord tried to raise my rent by $400 a month. We were ultimately able to
negotiate a lower rate, but there were no laws to protect us and, for someone like me who
makes less than $30,000, almost no options for where to go next. And this was before the
impact of the pandemic.
Considering how essential secure and safe housing is to a person’s ability to thrive, and how
consuming it can be to not know where you’ll live next month - this lack of options is
unacceptable. In January alone at the start of 2021, there were about 117 eviction hearings in
the Poughkeepsie City Courts. (Also, only 8 of those tenants had legal council on record at the
time which almost guarantees their eviction.) Housing options FOR ALL have never been more
important.
I am sure there will be many folks here tonight that have reservations about locating locating
folks who need affordable housing downtown. I think it’s important to point out that between the
other developments discussed here tonight, and other new projects like the renovation of
Luckey Platt, there are considerably more market rate units coming online than those reserved
for individuals that fall in specific income categories.
If the Wallace Campus gets the necessary funding to offer this affordable housing model, they
will be doing more than most to create these options.
My questions for the developer include:
1. Given the funding you are applying for, will you be able to offer these apartments at
affordable rates indefinitely or will this program “sunset,” meaning the Wallace Campus
will ultimately become a part of the unregulated housing stock in Poughkeepsie?
2. Gentrification of a community does not just impact the cost of housing, but also the cost
of living and availability of affordable services. What guarantee will you offer to your 30%
AMI residents and residents of the broader neighborhood to ensure their continued
ability to access these services?

Planning Board Hearing 4-20-21
And to the City of Poughkeepsie, I ask: My question for the City of Poughkeepsie is - At this
point, it is well documented that increased development activity in urban centers like
Poughkeepsie causes an increase in housing prices and overall cost of living surrounding that
development. How will you balance the market-rate developments being advanced here with
policies that preserve an affordable cost of living in the City for everyday people to feel secure
and have stability here?

Received by email 4/20/2021 at 5:47PM
CVH Questions re: Wallace Campus

-What is the breakdown of units by %AMI for the Wallace Campus--how many of each
type (1, 2 bedroom etc) at what level AMI?
-Why are there not more/any units for families larger than 2? How and why did
developers choose to prioritize studios and 1-2 bedrooms?
-Will courtyard walkthroughs be accessible 24/7?
-Who will run the childcare center? Who will be able to access it and how? What are the
costs to access?
-How will the public access the gym? What are the costs?

Eli Berkowitz
Dutchess County Organizer
Community Voices Heard
29 N. Hamilton St. Poughkeepsie, NY 12601
845-541-1122

Roy T. Budnik
117 Ridgeview Road
Poughkeepsie, NY 12603
Email: info.heritagecenter@gmail.com
Telephone: 914-474-0511

April 15, 2021
Planning Board
City of Poughkeepsie
62 Civic Center Plaza
Poughkeepsie, NY 12601
Re: Proposed Wallace Campus
Impacts on 317 Main Street
Dear Planning Board Members,
I have owned the 130-year old building at 317 Main Street since 1989. I’ll let others address the
appropriateness of the Wallace project; I’m more concerned as to how the new "Main Street"
building will directly impact my building. For clarification of this matter, please have the
applicant address the following questions:
1) How will the 317 Main Street building be protected during demolition of the Bull and
Buddha building and construction of the new Main Street Building?
2) The foundation of my building is laid-up field stone. How will the foundation be
protected during excavation for the new building?
3) The air intake and exhaust for my high efficiency boiler, the first floor bathroom vent,
and the discharge from a roof drain are located about 8 feet above grade at various places
along the alleyway wall of my building. How will these be affected by the new
development?
4) Apparently, they plan to block the 8 windows on the second and third floors of my
building, which were installed when the building was constructed in 1890. How will the
windows be closed off?
5) The second and third floors of my building overhang the common building line by about
a foot. How will the new construction address this situation?
6) Telephone and internet services for 317 Main and 315 Main come from cables via the
Bull and Buddha building. How will these services be affected by the new development
during and after construction?
7) How will my roof and related flashing on my building be protected?
None of these matters appear to be discussed in the Wallace application materials. Other
questions may come to mind in response to answers received to these questions. Please accept
these written questions in lieu of oral comments during the public hearing. Thank you for your
consideration.
Sincerely,
Roy T. Budnik for 317 Main Mall Corp.

