
CITY OF BEACON

One Municipal Plaza - Courtroom

BEACON, NEW YORK 12508
Phone (845) 838-5002 Fax (845) 838-5026

The Zoning Board of Appeals will meet on Tuesday, July 18, 2017 in the Municipal Center Courtroom. the meeting starts at 7:00 p.m. at 12:00 AM.

1. Application submitted by Rina Shuman, corner lot at Madison Avenue and Prospect Street, Tax Grid No. 30-6054-46-208527-00, R1-10 

Zoning District, seeking relief from Section 223-17(C) to construct a new single family house with a 12.2 ft. side yard setback (15 ft. required)

and 37.2 ft. total side yard setbacks (40 ft. required)

2. Application submitted by 605 N. Macquesten Pkwy, LLC (as a single member for 475 Main Street Beacon, LLC), Tax Grid No. 30-6054-37-

076730-00, CB Zoning District, for relief from Section 223-17(D) to create 7 apartments in the building at 475 Main Street (3 permitted) THIS 

ITEM POSTPONED PENDING PLANNING BOARD ACTION

3. Application submitted by John Hagedorn & Patricia Kreger, 41 Cliff Street, Tax Grid No. 30-5954-34-745871-00, R1-5 Zoning District, 

seeking relief from Section 223-26(C)(1) to create parking in the required front yard

4. Application submitted by Beacon Todd, LLC, 18 West Main Street, Tax Grid No. 30-5954-26-647966-00, Linkage (L) Zoning District, for 

relief from Section 223-41.21 to create a 6,600 s.f. retail space (5,000 s.f. maximum permitted)

5. Application submitted by Stephen Spacarelli, Knevels Avenue, Tax Grid No. 30-5954-16-950472-00, R1-40 Zoning District, for relief from 

Section 223-17(C) to construct two new single family houses (after receiving Subdivision Approval) with one house having a 27.9 ft. front 

yard setback and one house having a 28.1 ft. front yard setback (50 ft. required) 

6. Application submitted by Highview Development, LLC, 226 Main Street, Tax Grid No. 30-5954-27-860918-00, CMS Zoning District, to 

construct a new building which requires relief from Section 223-41.18(D)(5) for a 10 ft. rear yard setback (25 ft. required) and Section 223-

41.18(F)(2)(a) to provide no off-street parking spaces (8 off-street spaces required)

7. Application submitted by DMS Consolidators, Ltd., 30 Beekman Street, Tax Grid No. 30-5954-26-660924-00, Linkage (L) Zoning District, 

for relief from Section 223-41.21(D)(5) to allow a zero (0) ft. building stepback for the elevator shaft only which extends above the third story 

(15 ft. building stepback required)







Short Environmental Assessment Form 
Part 1 - Project Information

Instructions for Completing              

Part 1 - Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses 
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.  
Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully 
respond to any item, please answer as thoroughly as possible based on current information.   

Complete all items in Part 1.  You may also provide any additional information which you believe will be needed by or useful 
to the lead agency; attach additional pages as necessary to supplement any item. 

Part 1 - Project and Sponsor Information 

Name of Action or Project:  

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone:  

E-Mail: 

Address: 

City/PO: State:  Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO   YES 

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval: 

NO   YES 

3.a. Total acreage of the site of the proposed action?   ___________ acres 
b. Total acreage to be physically disturbed?  ___________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?  ___________acres  

4. Check all land uses that occur on, adjoining and near the proposed action.
  9 Urban    9 Rural (non-agriculture)      9 Industrial      9 Commercial     9 Residential (suburban)   
  9 Forest 9 Agriculture   9 Aquatic 9 Other (specify): _________________________ 

  9 Parkland 
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http://www.dec.ny.gov/permits/90156.html
http://www.dec.ny.gov/permits/90178.html
http://www.dec.ny.gov/permits/90533.html
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http://www.dec.ny.gov/permits/90390.html
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5. Is the proposed action,
a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO   YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape? 

NO   YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

8.   a. Will the proposed action result in a substantial increase in traffic above present levels? 

b. Are public transportation service(s) available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

NO   YES 

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies: 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

10. Will the proposed action connect to an existing public/private water supply?

         If  No, describe method for providing potable water: ______________________________________ 
_______________________________________________________________________________________ 

NO   YES 

11. Will the proposed action connect to existing wastewater utilities?

If  No, describe method for providing wastewater treatment: ________________________________ 
_______________________________________________________________________________________ 

NO   YES 

12.  a. Does the site contain a structure that is listed on either the State or National Register of Historic 
Places?   

b. Is the proposed action located in an archeological sensitive area?

NO   YES 

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain 
wetlands or other waterbodies regulated by a federal, state or local agency? 

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

14. Identify the typical habitat types that occur on, or are likely to be found on the project site.  Check all that apply:
  Shoreline   Forest   Agricultural/grasslands   Early mid-successional

  Wetland    Urban   Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
 by the State or Federal government as threatened or endangered? 

NO   YES 

16. Is the project site located in the 100 year flood plain? NO   YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes, 

a. Will storm water discharges flow to adjacent properties?    NO       YES 

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:                                                                                               NO       YES 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90454.html
http://www.dec.ny.gov/permits/90470.html
http://www.dec.ny.gov/permits/90492.html
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http://www.dec.ny.gov/permits/90507.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90194.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90545.html
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EAF Mapper Summary Report Tuesday, June 06, 2017 11:34 AM

Disclaimer:   The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks.  Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources in order 
to obtain data not provided by the Mapper. Digital data is not a 
substitute for agency determinations.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National Register of 
Historic Places]

No

Part 1 / Question 12b  [Archeological Sites] Yes

Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

No

Part 1 / Question 15 [Threatened or 
Endangered Animal]

No

Part 1 / Question 16 [100 Year Flood Plain] No

Part 1 / Question 20 [Remediation Site] Yes

1Short Environmental Assessment Form - EAF Mapper Summary Report





 

 
Civil & Environmental Engineering Consultants 

174 Main Street, Beacon, New York 12508 
Phone: 845-440-6926   Fax: 845-440-6637 

www.HudsonLandDesign.com 

             
 
June 6, 2017 
 
Mr. Tim Dexter 
City of Beacon Zoning Administrator 
1 Municipal Street 
Beacon, NY 12508 
 
Re: Variance Application 
 Prospect Street & Madison Avenue parcel 
 Tax Parcel: 6054-46-208527 (±0.13-acre) 
 City of Beacon, New York 
 
Dear Mr. Dexter, 
 

Enclosed please find the following items for your review: 

 Five (5) copies of a plot plan 

 Five (5) copies of the Application for Appeal 

 Five (5) copies of the Application Processing Restriction Law 

 Five (5) copies of the short Environmental Assessment Form 

 One (1) CD with the above documents electronically 

 One (1) check in the amount of $250 (area variance fee) 

The aforementioned parcel is located at the north corner of Madison Avenue and 
Prospect Street within the City’s R1-10 zoning district.  As the parcel is only 5,500 
square feet in area (50 feet by 110 feet), the parcel is non-conforming to the zoning 
district in which it lies (required area is 10,000 square feet, minimum lot width is 85 
feet).  To compound the problem, it is a corner lot; thereby necessitating a larger yard 
along the street frontages.  Per Section 223-13J, on a corner lot in any residence district, 
there shall be provided a side yard on the side street equal in depth to the required front 
yard on said lot, or, if the lot is to be occupied by a one family home, such side yard may 
be reduced to 25% of actual (underlining added) lot width.  We interpret this as meaning 
that the yard setback along Madison Avenue (refer to the plan) would then be reduced to 



Mr. Tim Dexter 
June 6, 2107 
Page 2 of 2 

 
 
 

www.HudsonLandDesign.com 

12.5 feet.  However, we are uncertain if the intent of the code is that the yard is reduced 
to 0.25 of the required lot width, which would be 21.25 feet (a difference of 8.75 feet).   

Therefore, we are asking for an interpretation of the definition from the Zoning 
Administrator.  Regardless of the interpretation, there is still a need to request yard 
variance – the side yard is 15 feet minimum and the total of the two side yards is 40 feet 
minimum.  The rendered decision from the Zoning Administrator will determine the 
extent of the requested variances.   

If our interpretation of the code is correct, the requested variances will be: 

1.  Side yard (to the existing property to the northeast) of 12.2 feet, where 15 feet is 
required, thereby requesting relief of 2.8 feet. 

2. Side yard (total) of 24.7 feet, where 40 feet is required, thereby requesting a 
variance of 15.3 feet. 

If the decision rendered is that in accordance with the secondary interpretation (using the 
minimum required lot width), the requested variances will be the same as above, plus 
item two that follows: 

1. Side yard (to the existing property to the northeast) of 12.2 feet, where 15 feet is 
required, thereby requesting relief of 2.8 feet. 

2. Side yard (to Madison Avenue) of 12.5 feet, where 21.25 feet is required, thereby 
requesting relief of 8.75 feet. 

3. Side yard (total) of 24.7 feet, where 40 feet is required, thereby requesting a 
variance of 15.3 feet. 

In either case, the required total side yard of 40 feet renders a buildable area of roughly 
10 feet wide by 40 feet deep (note that the parcel is not square, so these provided 
dimensions may be slightly inflated), which is inadequate for construction of a reasonable 
conventional single-family home. 

We assume that the deficient lot area and deficient lot width, since these components are 
pre-existing non-conforming, do not need a variance; however, we respectfully request a 
determination on the same.  We refer to section 223-12(I), which we believe addresses 
this situation.  Of course, if we are incorrect and a variance is required for those 
components, please add that to the list of requested variances. 

Should you have any questions, please feel free to call me 845-440-6926.   

Sincerely, 

  
Daniel G. Koehler, P.E. 
Principal 

 

cc: Rina Shuman (via email) 
 Michael A. Bodendorf, P.E. (HLD file) 



Short Environmental Assessment Form 
Part 1 - Project Information

Instructions for Completing              

Part 1 - Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses 
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.  
Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully 
respond to any item, please answer as thoroughly as possible based on current information.   

Complete all items in Part 1.  You may also provide any additional information which you believe will be needed by or useful 
to the lead agency; attach additional pages as necessary to supplement any item. 

Part 1 - Project and Sponsor Information 

Name of Action or Project:  

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone:  

E-Mail: 

Address: 

City/PO: State:  Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO   YES 

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval: 

NO   YES 

3.a. Total acreage of the site of the proposed action?   ___________ acres 
b. Total acreage to be physically disturbed?  ___________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?  ___________acres  

4. Check all land uses that occur on, adjoining and near the proposed action.
  9 Urban    9 Rural (non-agriculture)      9 Industrial      9 Commercial     9 Residential (suburban)   
  9 Forest 9 Agriculture   9 Aquatic 9 Other (specify): _________________________ 

  9 Parkland 
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5. Is the proposed action,
a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO   YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape? 

NO   YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

8.   a. Will the proposed action result in a substantial increase in traffic above present levels? 

b. Are public transportation service(s) available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

NO   YES 

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies: 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

10. Will the proposed action connect to an existing public/private water supply?

         If  No, describe method for providing potable water: ______________________________________ 
_______________________________________________________________________________________ 

NO   YES 

11. Will the proposed action connect to existing wastewater utilities?

If  No, describe method for providing wastewater treatment: ________________________________ 
_______________________________________________________________________________________ 

NO   YES 

12.  a. Does the site contain a structure that is listed on either the State or National Register of Historic 
Places?   

b. Is the proposed action located in an archeological sensitive area?

NO   YES 

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain 
wetlands or other waterbodies regulated by a federal, state or local agency? 

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

14. Identify the typical habitat types that occur on, or are likely to be found on the project site.  Check all that apply:
  Shoreline   Forest   Agricultural/grasslands   Early mid-successional

  Wetland    Urban   Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
 by the State or Federal government as threatened or endangered? 

NO   YES 

16. Is the project site located in the 100 year flood plain? NO   YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes, 

a. Will storm water discharges flow to adjacent properties?    NO       YES 

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:                                                                                               NO       YES 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90444.html
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http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90194.html
http://www.dec.ny.gov/permits/90545.html
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http://www.dec.ny.gov/permits/90575.html




EAF Mapper Summary Report Tuesday, June 06, 2017 11:34 AM

Disclaimer:   The EAF Mapper is a screening tool intended to assist 
project sponsors and reviewing agencies in preparing an environmental 
assessment form (EAF). Not all questions asked in the EAF are 
answered by the EAF Mapper. Additional information on any EAF 
question can be obtained by consulting the EAF Workbooks.  Although 
the EAF Mapper provides the most up-to-date digital data available to 
DEC, you may also need to contact local or other data sources in order 
to obtain data not provided by the Mapper. Digital data is not a 
substitute for agency determinations.

Part 1 / Question 7  [Critical Environmental 
Area]

No

Part 1 / Question 12a  [National Register of 
Historic Places]

No

Part 1 / Question 12b  [Archeological Sites] Yes

Part 1 / Question 13a [Wetlands or Other 
Regulated Waterbodies]

No

Part 1 / Question 15 [Threatened or 
Endangered Animal]

No

Part 1 / Question 16 [100 Year Flood Plain] No

Part 1 / Question 20 [Remediation Site] Yes

1Short Environmental Assessment Form - EAF Mapper Summary Report





City of Beacon Planning Board
7/18/2017

Title:

475 Main Street

Subject:

Application submitted by 605 N. Macquesten Pkwy, LLC (as a single member for 475 Main Street Beacon, LLC), Tax 
Grid No. 30-6054-37-076730-00, CB Zoning District, for relief from Section 223-17(D) to create 7 apartments in the 
building at 475 Main Street (3 permitted) THIS ITEM POSTPONED PENDING PLANNING BOARD ACTION

Background:

ATTACHMENTS:

Description Type

475 Main Application Application

475 Main Street, Floor Plan, Elevations Backup Material
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 3. Exhibit B - 1992 Use Variance for 7 Apartments 11 
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 7. Sheet_4_Elevations ZBA_170530 31 
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C&F: 3444282.1 

Exhibit C 

Google Map Aerials – 475 Main Street 

View of Premises Facing South: 

 

View of Premises Facing North: 

 

475 Main St.

475 Main St. 
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C&F: 3444282.1 

Exhibit C (Cont.) 

Ariel View (Birds-eye) of Premises Facing North: 

 

View of Premises From Tironda Avenue: 

 

 

 

475 Main St.

475 Main St.
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C&F: 3444282.1 

Exhibit C (Cont.) 

Street View of Premises From Main Street Facing South: 

 

Street View From Main Street Premises Facing East: 

 

475 Main St. 

475 Main St.
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City of Beacon Planning Board
7/18/2017

Title:

41 Cliff Street

Subject:

Application submitted by John Hagedorn & Patricia Kreger, 41 Cliff Street, Tax Grid No. 30-5954-34-745871-00, R1-5 
Zoning District, seeking relief from Section 223-26(C)(1) to create parking in the required front yard

Background:

ATTACHMENTS:

Description Type

41 Cliff Application Application

41 Cliff EAF EAF

41 Cliff Survey Backup Material

















City of Beacon Planning Board
7/18/2017

Title:

18 West Main Street

Subject:

Application submitted by Beacon Todd, LLC, 18 West Main Street, Tax Grid No. 30-5954-26-647966-00, Linkage (L) 
Zoning District, for relief from Section 223-41.21 to create a 6,600 s.f. retail space (5,000 s.f. maximum permitted)

Background:

ATTACHMENTS:

Description Type

18 West Main Application Application

18 West Main EAF EAF

18 West Main Survey & Floor Plan Backup Material























City of Beacon Planning Board
7/18/2017

Title:

Knevels Avenue

Subject:

Application submitted by Stephen Spacarelli, Knevels Avenue, Tax Grid No. 30-5954-16-950472-00, R1-40 Zoning 
District, for relief from Section 223-17(C) to construct two new single family houses (after receiving Subdivision 
Approval) with one house having a 27.9 ft. front yard setback and one house having a 28.1 ft. front yard setback (50 
ft. required) 

Background:

ATTACHMENTS:

Description Type

Knevels Avenue Application Application

Knevels Avenue EAF EAF

Knevels Avenue Preliminary Plat Backup Material

Knevels Avenue Photos Backup Material
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City of Beacon Planning Board
7/18/2017

Title:

226 Main Street

Subject:

Application submitted by Highview Development, LLC, 226 Main Street, Tax Grid No. 30-5954-27-860918-00, CMS 
Zoning District, to construct a new building which requires relief from Section 223-41.18(D)(5) for a 10 ft. rear yard 
setback (25 ft. required) and Section 223-41.18(F)(2)(a) to provide no off-street parking spaces (8 off-street spaces 
required)

Background:

ATTACHMENTS:

Description Type

226 Main Application Application

226 Main EAF EAF

226 Main Site Plan Plans





































City of Beacon Planning Board
7/18/2017

Title:

30 Beekman Street

Subject:

Application submitted by DMS Consolidators, Ltd., 30 Beekman Street, Tax Grid No. 30-5954-26-660924-00, Linkage 
(L) Zoning District, for relief from Section 223-41.21(D)(5) to allow a zero (0) ft. building stepback for the elevator shaft 
only which extends above the third story (15 ft. building stepback required)

Background:

ATTACHMENTS:

Description Type

30 Beekman Application Application

30 Beekman EAF EAF

30 Beekman Photos Backup Material
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