
CITY OF BEACON, NEW YORK
ONE MUNICIPAL PLAZA 

BEACON, NY 12508

Mayor Randy Casale

Councilmember Lee Kyriacou, At Large

Councilmember George Mansfield, At Large

Councilmember Terry Nelson, Ward 1

Councilmember John E. Rembert, Ward 2

Councilmember Jodi M. McCredo, Ward 3

Councilmember Amber J. Grant, Ward 4

City Administrator Anthony Ruggiero

City Council Workshop Agenda
November 13, 2018

7:00 PM

Workshop Agenda Items:

1. Fire Department Budget Presentation

2. Highway Department Budget Presentation

3. Water and Sewer Department Budget Presentation

4. Recreation Department Budget Presentation

5. Roundhouse Special Use Permit Application

6. Zoning Tables

7. Removal of Ch 223-24.8 Amusement centers containing only vintage amusement devices

8. A local law to repeal Chapter 135 and to amend Chapter 1, Article I, Section 3 of the Code of 
the City of Beacon to remove reference to Housing Standards in the City Code.

9. Asset Management Award

10. Conservation Easement Appraisal Proposal

11. Executive Session: Personnel

12. Executive Session: Litigation

13. Executive Session: Real Estate



City of Beacon Workshop Agenda
11/13/2018

Title:

Fire Department Budget Presentation

Subject:

Background:



City of Beacon Workshop Agenda
11/13/2018

Title:

Highway Department Budget Presentation

Subject:

Background:



City of Beacon Workshop Agenda
11/13/2018

Title:

Water and Sewer Department Budget Presentation

Subject:

Background:



City of Beacon Workshop Agenda
11/13/2018

Title:

Recreation Department Budget Presentation

Subject:

Background:



City of Beacon Workshop Agenda
11/13/2018

Title:

Roundhouse Special Use Permit Application

Subject:

Background:

ATTACHMENTS:

Description Type

SUP_Roundhouse Backup Material

JC memo to CC_Roundhouse Cover Memo/Letter

KB Memo_Roundhouse Cover Memo/Letter

Roundhouse Sheet 1 Site Plan Plans

Roundhouse Sheet 7 Roundhouse Building Plans

Roundhouse Sheet 8 Mill Hotel Plans











































































































John Clarke Planning and Design                                        jclarkeplandesign@gmail.com 

25 Beech Street, Rhinebeck NY 12572                                             845.797.4152 

 

To: Mayor Casale and the Beacon City Council 

From:  John Clarke, City Planner 

Date: November 8, 2018 

Re: Roundhouse at Beacon Falls Amended Special Permit  

 

 

Proposal 
 

The applicant is proposing to amend its previously approved Site Plan and Special Permit by replacing 

the proposed spa with 10 additional hotel rooms in the Mill Building and replacing a private dining 

room in the Roundhouse Building with a hotel administration office. The 8.943-acre parcel is in the 

GB and CMS districts and the Historic District and Landmark Overlay Zone. 

 

Comments and Recommendations 

 

At its October 10, 2018 the Planning Board reviewed the latest plans, dated September 25, 2018, and 

the comment letters from the City’s consultants. The applicant agreed to extend one sidewalk to 

make a better connection to a proposed crosswalk and to confirm that the revised access drive meets 

Fire Code width standards. It was decided that the current trees and lawn at the 46-space land-

banked parking lot at the end of Herbert Street provided the appropriate landscaping and parking 

turnaround for the area. The plans now note that the remnant surface gravel will be removed and the 

lawn area will be reseeded. The existing parking lot on East Main Street will also be screened with 

evergreen trees along the frontage. 

 

No one from the public came forward during the public hearing. After reviewing the draft SEQRA 

documents, the Board approved a motion to issue a Negative Declaration and directed the Planning 

Board Attorney to draft a resolution of Site plan approval for future consideration. Since this parcel is 

in the Historic District and Landmark Overlay Zone, the application will also require a Certificate of 

Appropriateness at the time of final Site Plan approval. Having addressed all the member’s concerns, 

the Board unanimously voted to recommend that the City Council approve a Special Permit for the 

project.  
 

If you have any questions or need additional information, please feel free to contact me. 

 

John Clarke, Beacon Planning Consultant 

 

c: Anthony Ruggiero, City Administrator 

Tim Dexter, Building Inspector 

 Nicholas Ward-Willis, Esq., City Attorney 

 John Russo, P.E., City Engineer 

Aryeh Siegel, Project Architect 
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THE APPLICANTS MAY CONSTRUCT THE 46-SPACE VALET PARKING

AREA ON THE WEST SIDE OF THE CREEK DURING THE NORMAL

COURSE OF CONSTRUCTING THE PROJECT. HOWEVER, THE

APPLICANTS SHALL ENTER INTO A SUITABLE AGREEMENT,

SATISFACTORY TO THE CITY ATTORNEY, WHICH ASSURES THE CITY

THAT IF THE APPLICANTS DEFER THE CONSTRUCTION OF SAID VALET

PARKING AREA, THEN THE APPLICANTS SHALL BE RESPONSIBLE FOR

THE CONSTRUCTION OF SAID VALET PARKING SPACES NO LATER

THAN THREE MONTHS FROM NOTIFICATION BY THE BUILDING

INSPECTOR TO THE APPLICANTS THAT SUCH SPACES ARE  DEEMED

NECESSARY AND MUST BE CONSTRUCTED, WEATHER PERMITTING AS

DETERMINED BY THE BUILDING INSPECTOR.

APPLICANT WILL PROVIDE PAVING  IMPROVEMENTS, BENCHES, AND PLANTINGS AT THE

HERBERT STREET RIGHT OF WAY TO PROVIDE ACCESS TO THE WALKING TRAIL.

APPLICANT WILL MAINTAIN THE WALKING TRAIL SO AS TO KEEP IT FREE OF TRIPPING

HAZARDS. THE APPLICANT WILL PERFORM MAINTENANCE AND REFURBISHMENT OF THE

MULCH TRAIL AS NECESSARY ON AN ANNUAL BASIS. THIS TRAIL SHALL BE CONSTRUCTED

AND OPEN TO THE PUBLIC BY THE TIME THE FIRST CERTIFICATE OF OCCUPANCY IS ISSUED

FOR THE FIRST PART OFTHE APPLICANTS' PROJECT. THE CITY COUNCIL RECOGNIZES THAT

TO THE EXTENT THE TRAIL CANNOT BE LOCATED ON THE APPLICANTS' PROPERTY, THE

CITY HAS THE OBLIGATION TO OBTAIN PERMISSION FOR THE APPLICANT TO

CONSTRUCT AND MAINTAIN THE TRAIL ON THE METRO NORTH PROPERTY. THE

CITY COUNCIL ALSO RECOGNIZES THE PARKING PLANS ON THE WEST SIDE OF

THE APPLICANTS' PROPERTY WILL HAVE TO BE MODIFIED TO ALLOW FOR THE

TRAIL. THE CITY COUNCIL ALSO RECOGNIZES THAT THE PARKING PLANS OR THE

ALIGNMENT OF THE TRAIL ON THE WEST SIDE OF THE APPLICANTS' PROPERTY

WILL HAVE TO BE MODIFIED TO ALLOW FOR THE TRAIL, SO LONG AS SUCH

MODIFICATION COMPLIES WITH THE PARKING REQUIREMENTS FOR THE OVERALL

PROJECT.

MAINTAIN 18' MINIMUM OPEN AREA

TO ALLOW FOR EMERGENCY

VEHICLE ACCESS BETWEEN
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TREE TO

REMAIN

IN LANDBANKED PARKING AREA: REMOVE

EXPOSED GRAVEL, TOPDRESS WITH TOPSOIL, AND

HYDROSEED WITH DEVITTS PROFESSIONAL MIX

GRASS SEED, OR APPROVED EQUAL.

Architect:

Aryeh Siegel, Architect
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Scale: As Noted

May 29, 2012

Amendment to Site Plan
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Site Plan

1" = 30'-0"

Owner:

10 Leonard Street, LLC

10 Boulevard, LLC

484 Main Street

Beacon, New York 12508

Site / Civil Engineer:

Hudson Land Design
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Beacon, New York 12508

Landscape Design:

Naomi Sachs Design

55 South Street

Beacon, New York 12508

Surveyor:

Badey & Watson

3063 Route 9

Cold Spring, New York  10516
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SIGHT DISTANCE NOTES:

1. PER CITY GUIDELINES, THE REQUIRED SIGHT DISTANCES SHALL MEET OR EXCEED THE NEW YORK STATE

DEPARTMENT OF TRANSPORTATION REQUIREMENTS. THE STATE UTILIZES THE AMERICAN ASSOCIATION OF

STATE HIGHWAY AND TRANSPORTATION OFFICIALS (AASHTO) GUIDELINES FOR INTERSECTION SIGHT

DISTANCES. FOR ROADS WITH A SPEED LIMIT OF 30 MPH, AASHTO DESIGN TABLES CALL FOR A SIGHT DISTANCE

OF 290 FEET TO THE LEFT AND 335 FEET TO THE RIGHT.

2. THE SHORTEST LINE OF SIGHT TO THE LEFT FOR ALL PROPOSED ENTRANCES OCCURS AT THE NORTHEN-MOST

ENTRANCE TO THE FUTURE RESIDENTIAL PARCEL (±139 FT.); HOWEVER, THIS DISTANCE IS MEASURED TO THE

INTERSECTION OF GROVE STREET AND LEONARD STREET WHERE VEHICLES ARE TRAVELING MUCH LESS THAN

THE POSTED SPEED LIMIT.  THE TWO ENTRANCES FOR THE FUTURE RESIDENTIAL PARCEL DO NOT REQUIRE

SIGHT DISTANCE TO THE RIGHT BECAUSE LEONARD STREET IS A ONE WAY STREET TO THE NORTH OF THE

INTERSECTION AT AMITY STREET.

3. THE PROPOSED ENTRANCE FOR THE COMMERCIAL PARCEL OFF LEONARD STREET HAS ADEQUATE SIGHT

DISTANCE IN BOTH DIRECTIONS.

4. THE PROPOSED ENTRANCE FOR THE COMMERCIAL PARCEL OFF EAST MAIN STREET MEASURES 309 FEET TO

THE RIGHT; HOWEVER, THIS DISTANCE IS MEASURED TO THE INTERSECTION OF MAIN STREET AND EAST MAIN

STREET.

NO. DATE DESCRIPTION
BY

REVISIONS:

1 02/23/10 REVISED PER PLANNING BOARD COMMENTS
AJS

2 03/30/10 REVISED PER PLANNING BOARD COMMENTS
AJS

Index of Drawings

NOTE THAT THE DRAWINGS LISTED IN RED ARE THE

SUBJECT OF THIS PROPOSED AMENDMENT TO

REPLACE THE SPA WITH HOTEL ROOMS IN THE MILL

BUILDING & TO CHANGE THE PRIVATE DINING ROOM

TO ACCESSORY OFFICE SPACE IN THE ROUNDHOUSE

BUILDING . NO CHANGES ARE PROPOSED TO THE

OTHER DRAWINGS.

Sheet 1 of 19 Site Plan

Sheet 2 of 19 Existing Conditions Plan

Sheet 3 of 19 Demolition Plan

Sheet 4 of 19 Landscape Plan & Planting Schedule

Sheet 5 of 19 Enlarged Landscape Plans

Sheet 6 of 19 Lighting/Phasing/Pavement/Signage

Sheet 7 of 19 Round House Plans & Elevations

Sheet 8 of 19 Mill Hotel Plans & Elevations

Sheet 9 of 19 Event & Live Work Plans

Sheet 10 of 19 Residential Plans & Elevations

Sheet 11 of 19 Power House Plans & Elevations

Sheet 12 of 19 Subdivision Plat

Sheet 13 of 19 Grading & Utility Plan

Sheet 14 of 19 Erosion & Sediment Control Plan

Sheet 15 of 19 Stormwater Profiles

Sheet 16 of 19 Water & Sewer Profiles

Sheet 17 of 19 Site Details

Sheet 18 of 19 Stormwater Details

Sheet 19 of 19 Water & Sewer Details

3 04/27/10 REVISED PER PLANNING BOARD COMMENTS
AJS

4 05/25/10 REVISED PER PLANNING BOARD COMMENTS AJS

Special Use Permit Resolutions

The following Special Use Permits were approved by the City Council on May 17, 2010:

1. Resolution #69A of 2010

Special Use Permit approval for the Hotel and Artist Live/Work components of the Round

House at Beacon Falls project.

2. Resolution # 69B of 2010

Special Use Permit approval for the Multi-Family component of the Round House at

Beacon Falls project.

APPROVED BY RESOLUTION OF THE PLANNING BOARD OF THE CITY OF BEACON, NEW YORK, ON THE

_____________ DAY OF ______________, 20______, SUBJECT TO ALL REQUIREMENTS AND

CONDITIONS OF SAID RESOLUTION. ANY CHANGE, ERASURE, MODIFICATION OR REVISION OF THIS PLAT,

AS APPROVED, SHALL VOID THIS APPROVAL.

SIGNED THIS ________________ DAY OF _____________, 20____, BY

__________________________ CHAIRMAN

__________________________ SECRETARY

IN ABSENCE OF THE CHAIRMAN OR SECRETARY, THE ACTING CHAIRMAN OR ACTING SECRETARY

RESPECTIVELY MAY SIGN IN THIS PLACE.

RECOMMENDED FOR APPROVAL:

__________________________________________________

MAYOR OF THE CITY OF BEACON DATE

APPROVED BY RESOLUTION OF THE CITY COUNCIL OF THE CITY OF BEACON

ON THE ____________ DAY OF ______________, 20______,

5 09/01/10 REVISED PER PLANNING BOARD COMMENTS AJS

6 3/28/11 REVISED PER OWNER CHANGES AJS

Planning Board Resolutions

The Planning Board adopted the following resolutions on June 8, 2010:

1. Site Plan approval and Certificate of Appropriateness for Hotel and Artist Live/Work

component of Round House at Beacon Falls project

2. Site Plan approval and Certificate of Appropriateness for Multi-family component of

Round House at Beacon Falls project

3. Preliminary and Final Subdivision plat approvals for Round House at Beacon Falls

project

7 4/21/11 AJSREVISED PER PLANNING BOARD COMMENTS

8 5/21/11 AJSREVISED PER PLANNING BOARD COMMENTS

9 6/27/11 AJSREVISED PER CONSULTANT COMMENTS

11 6/26/12 AJSREVISED PER PLANNING BOARD COMMENTS

FLOOR AREA NOTES:

1. THE GROSS FLOOR AREA OF

THE EVENT SPACE ADDITION IS

1,560 GSF

PARKING NOTES:

1. PARKING FOR THE EVENT SPACE

BUILDING IS CALCULATED USING

THE LOWER LEVEL SEATING

CAPACITY BASED ON OCCUPANCY

2. THE UPPER AND LOWER LEVELS OF

THE EVENT SPACE BUILDING ARE

NOT USED SIMULTANEOUSLY, AND

THEREFORE THE UPPER LEVEL IS

NOT USED IN THE PARKING

CALCULATION, AND THERE IS NO

CHANGE TO THE OCCUPANCY LOAD

OF THE BUILDING AS A RESULT OF

THE EXPANSION OF THE UPPER

LEVEL FLOOR AREA.

3. THE THEORETICAL PARKING

REQUIREMENT FOR THE EVENT

SPACE MEZZANINE LEVEL, IF IT

WERE TO BE USED

SIMULTANEOUSLY WITH THE

LOWER LEVEL, IS 27 SPACES,

BASED ON 1 SPACE FOR EACH 100

SQUARE FEET OF FLOOR SPACE

USED FOR PUBLIC ASSEMBLY. THE

TOTAL AREA OF SPACE USED FOR

PUBLIC ASSEMBLY ON THE

MEZZANINE LEVEL IS 2,670 S.F.

10 5/29/12 AJSAmendment to Site Plan - Event Space Addition

12 12/24/12 AJSREVISED PER OWNER CHANGES

Zoning Variances

The following variances were granted by the Zoning Board of Appeals on February 16, 2010:

1. Resolution # 2010-02

Relief from Section 223.20(C)(1) for a building with a 0 (zero) foot front yard setback.

2. Resolution # 2010-03

Relief from Section 223.20(C)(2) for hotel parking setbacks as follows:

18 foot front yard setback

5 foot front yard setback

5 foot rear yard setback

3. Resolution # 2010-04

Relief from Section 223.20(D)(2) for 58 hotel rooms (100 minimum required)

4. Resolution # 2010-05

Relief from Section 223.20(G) for building height of 3 stories (2.5 stories maximum

permitted)

5. Resolution # 2013-05

Relief from Section 223.20(D)(2) for less than 100 hotel rooms (100 minimum required)

13 1/29/13 AJSREVISED PER PLANNING BOARD COMMENTS

14 2/26/13 AJSREVISED PER PLANNING BOARD COMMENTS

15 4/30/13 AJSREVISED PER PLANNING BOARD COMMENTS

Building 2

16 2/27/18 AJSAmendment to Site Plan - Mill Hotel Revision

NOTE: THE RESIDENTIAL

PARCEL, SHOWN HATCHED, IS

NOT OWNED BY THE OWNER

OF THE ROUNDHOUSE, AND IS

NO LONGER PART OF THE

ROUNDHOUSE PROJECT

17 8/28/18 AJSREVISED PER PLANNING BOARD COMMENTS

18 9/25/18 AJSREVISED PER PLANNING BOARD COMMENTS
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Architect:

Aryeh Siegel, Architect

84 Mason Circle

Beacon, New York 12508

Round House at Beacon Falls

Beacon, New York

Scale: As Noted

January 26, 2010

Amendment to Special Use Permit

Round House Hotel Building

Sheet 7 of 19

Owner:

10 Leonard Street, LLC

179 Main Street

Beacon, New York 12508

Site / Civil Engineer:

Hudson Land Design

174 Main Street

Beacon, New York 12508

Landscape Design:

Naomi Sachs Design

55 South Street

Beacon, New York 12508

Surveyor:

Badey & Watson

3063 Route 9

Cold Spring, New York  10516

Lower Level Plan

1

16

" = 1'-0"

Upper Level Plan

1

16

" = 1'-0"

1st Floor Plan

1

16

" = 1'-0"

NO. DATE DESCRIPTION BY

REVISIONS:

1 02/23/10 REVISED PER PLANNING BOARD COMMENTS AJS

2nd Floor Plan

1

16

" = 1'-0"

NEW DOUBLE INSULATED DOUBLE HUNG

WINDOWS  - PELLA OR APPROVED EQUAL -

COLOR: FOREST GREEN

STAINLESS STEEL CABLE RAIL

NEW DOUBLE INSULATED CASEMENT WINDOWS

AT CLERESTORY - PELLA OR APPROVED EQUAL

- COLOR: FOREST GREEN

NEW DOUBLE INSULATED CASEMENT WINDOWS

AT CLERESTORY - PELLA OR APPROVED EQUAL

- COLOR: FOREST GREEN

STAINLESS STEEL CABLE RAIL

STONE RETAINING WALL

REPAIR, REPOINT, AND POWER WASH EXISTING

BRICK. INFILL ABANDONED OPENINGS TO

MATCH EXISTING BRICK WALL WITH NO VISIBLE

SEAMS (TYPICAL)

PAINTED STEEL SURROUND AT NEW MASONRY

OPENING

NEW PAINTED HM DOOR

TO FIRE STAIR

2 03/30/10 REVISED PER PLANNING BOARD COMMENTS AJS

Elevation: West

1

16

" = 1'-0"

Elevation: North

1

16

" = 1'-0"

Elevation: South

1

16

" = 1'-0"

Elevation: East

1

16

" = 1'-0"

3 05/25/10 REVISED PER PLANNING BOARD COMMENTS AJS

APPROVED BY RESOLUTION OF THE PLANNING BOARD OF THE CITY OF BEACON, NEW YORK, ON THE

_____________ DAY OF ______________, 20______, SUBJECT TO ALL REQUIREMENTS AND

CONDITIONS OF SAID RESOLUTION. ANY CHANGE, ERASURE, MODIFICATION OR REVISION OF THIS PLAT,

AS APPROVED, SHALL VOID THIS APPROVAL.

SIGNED THIS ________________ DAY OF _____________, 20____, BY

__________________________ CHAIRMAN

__________________________ SECRETARY

IN ABSENCE OF THE CHAIRMAN OR SECRETARY, THE ACTING CHAIRMAN OR ACTING SECRETARY

RESPECTIVELY MAY SIGN IN THIS PLACE.

RECOMMENDED FOR APPROVAL:

__________________________________________________

MAYOR OF THE CITY OF BEACON DATE

APPROVED BY RESOLUTION OF THE CITY COUNCIL OF THE CITY OF BEACON

ON THE ____________ DAY OF ______________, 20______,

4 11/30/10 REVISED PER OWNER CHANGES AJS

NOTE: THESE ELEVATIONS HAVE BEEN

REVIEWED AND APPROVED BY THE

PLANNING BOARD IN A PREVIOUS

SUBMITTAL. THEY ARE INCLUDED HERE

FOR REFERENCE ONLY. NO CHANGES TO

THE EXTERIOR OF THE BUILDING ARE

PROPOSED

5 12/24/12 REVISED PER OWNER CHANGES AJS

6 1/29/13 AJSREVISED PER PLANNING BOARD COMMENTS

AMENDMENT SCOPE OF WORK:

REPLACE PRIVATE DINING ROOM

WITH HOTEL ADMINISTRATION

OFFICE SPACE.

PARKING COUNT IS REDUCED BY

12 SPACES AS A RESULT OF

ELIMINATION OF PRIVATE DINING

ROOM.

NO ADDITIONAL PARKING IS

REQUIRED FOR THE HOTEL

ADMINISTRATION OFFICE SPACE

7 2/27/18 AJSAMENDMENT TO SITE PLAN

8 8/28/18 AJSREVISED PER PLANNING BOARD COMMENTS

9 9/25/18 AJSNO CHANGE
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Guest Room 302

Guest Room 303

Guest Room 304

Guest Room 309

Guest Room 308

Guest Room 307

Guest Room 306

Guest Room 305

Stair 1

Storage

Guest Room 301

Housekeeping

SHADED AREA

SHOWS 1ST FLOOR

LOBBY ADDITION

Live Work Unit 2

2,348 gsf

Live Work Unit 1

2,825 gsf

UP

ELEVATION -2'-6" +-

BEDROOM

KITCHEN

138 sf

BEDROOM
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MECH.

COATS
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LAUNDRY

STORAGE
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WALK IN

CLOSET

WORK

WALK IN

CLOSET
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CLOS.
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KITCHEN
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Guest Room
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Housekeeping

Guest Room

201

BATH
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MECH.

UP

DN

ELEVATION 0'-0"

LOBBY

STAIR

ELEVATOR

SHADED AREA

SHOWS 1ST FLOOR

LOBBY ADDITION

EXISTING BUILDING BEYOND

EXISTING CONCRETE STAIR

ROUNDHOUSE HOTEL

NEW STANDING SEAM

METAL ROOM OVER

PROPOSED 1ST FLOOR

LOBBY ADDITION

AREA OF PROPOSED ADDITION

EAVE DETAIL TO MATCH

EXISTING

HARDIE PANEL FACADE TO

MATCH EXISTING

METAL CLAD AWNING TO

MATCH EXISTING

WOOD AND GLASS DOORS

AND PANELS TO MATCH

EXISTING

Architect:

Aryeh Siegel, Architect

84 Mason Circle

Beacon, New York 12508

Round House at Beacon Falls

Beacon, New York

Scale: As Noted

January 26, 2010

Amendment to Special Use Permit

Mill Building Residences & Mill Hotel Building

Sheet 8 of 19

Owner:

10 Leonard Street, LLC

10 Boulevard, LLC

179 Main Street

Beacon, New York 12508

Site / Civil Engineer:

Hudson Land Design

174 Main Street

Beacon, New York 12508

Landscape Design:

Naomi Sachs Design

55 South Street

Beacon, New York 12508

Surveyor:

Badey & Watson

3063 Route 9

Cold Spring, New York  10516

NO. DATE DESCRIPTION
BY

REVISIONS:

1 02/23/10 REVISED PER PLANNING BOARD COMMENTS
AJS

2 03/30/10 REVISED PER PLANNING BOARD COMMENTS
AJS

3 05/25/10 REVISED PER PLANNING BOARD COMMENTS AJS

APPROVED BY RESOLUTION OF THE PLANNING BOARD OF THE CITY OF BEACON, NEW YORK, ON THE

_____________ DAY OF ______________, 20______, SUBJECT TO ALL REQUIREMENTS AND

CONDITIONS OF SAID RESOLUTION. ANY CHANGE, ERASURE, MODIFICATION OR REVISION OF THIS PLAT,

AS APPROVED, SHALL VOID THIS APPROVAL.

SIGNED THIS ________________ DAY OF _____________, 20____, BY

__________________________ CHAIRMAN

__________________________ SECRETARY

IN ABSENCE OF THE CHAIRMAN OR SECRETARY, THE ACTING CHAIRMAN OR ACTING SECRETARY

RESPECTIVELY MAY SIGN IN THIS PLACE.

RECOMMENDED FOR APPROVAL:

__________________________________________________

MAYOR OF THE CITY OF BEACON DATE

APPROVED BY RESOLUTION OF THE CITY COUNCIL OF THE CITY OF BEACON

ON THE ____________ DAY OF ______________, 20______,

4 11/30/10 REVISED PER OWNER CHANGES AJS

Lower Level Plan - Mill Hotel

1/16" = 1'-0"

5 12/24/12 REVISED PER OWNER CHANGES AJS

1st Floor Plan - Mill Hotel

1/16" = 1'-0"

2nd Floor Plan - Mill Hotel

1/16" = 1'-0"

3rd Floor Plan - Mill Hotel

1/16" = 1'-0"

NOTE: THESE IMAGES SHOW THE PROPOSED ONE STORY

ADDITION AT THE 1ST FLOOR LOBBY. ALL OTHER

ELEVATIONS FOR THE BUILDINGS AND LINK ADDITION HAVE

BEEN APPROVED PREVIOUSLY

6 1/29/13 REVISED PER PLANNING BOARD COMMENTS AJS

7 2/26/13 REVISED PER PLANNING BOARD COMMENTS AJS

AMENDMENT SCOPE OF WORK:

PREVIOUSLY APPROVED

LAUNDRY ROOM LAYOUT

UPDATED.

AMENDMENT SCOPE OF WORK:

REPLACE PREVIOUSLY APPROVED

SPA WITH 10 HOTEL ROOMS

Rendering at West Elevation

View at Lobby Entrance
View View

PITCHED ROOF WITH BLACK

TRIM TO MATCH EXISTING

HARDIE SIDING TO MATCH

EXISTING LINK ADDITION

ALUMINUM AND GLASS

STOREFRONT AND

TRANSOM - MATCH BLACK

COLOR OF EXISTING

WINDOWS

METAL CANOPY SIMILAR TO

EXISTING  CANOPY AT

ENTRANCE ON OPPOSITE

SIDE OF LOBBY

RECONFIGURE CONCRETE

PLATFORM TO EXISTING

CONCRETE STEPS

8 2/27/18 REVISED PER PLANNING BOARD COMMENTS AJS

9 8/28/18 AJSREVISED PER PLANNING BOARD COMMENTS

1

1

Part Elevation - Mill Hotel Lobby Addition

1/4" = 1'-0"

10 9/25/18 AJSNO CHANGE
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Title:

Zoning Tables

Subject:

Background:

ATTACHMENTS:

Description Type

Zoning dimensional table draft Backup Material

Zoning tables draft Backup Material

Zoning Use table draft Backup Material



Section 223-17, Schedule of Dimensional Regulations (suggested edits in red) DRAFT  10/26/18

Minimum Yard Side
a

Total

Area

(sf)

Per Unit

(sf)

Width

(ft)

Depth

(ft)

Min.

(ft)

of 2

(ft)

Multi-

Fam

All 

Other

R1-120 120,000 120,000 250' 350' 75' 50' 100' 75' ⎼ 2.5 | 35' 1  |  12' N.A. 7% 1 ⎼ R1-120

R1-80 80,000 80,000 150' 200' 50' 30' 70' 50' ⎼ 2.5 | 35' 1  |  12' N.A. 10% 1 ⎼ R1-80

R1-40 40,000 40,000 150' 150' 50' 40' 25' 60' 50' ⎼ 2.5 | 35' 1  |  12' N.A. 15% 1 ⎼ R1-40

R1-20 20,000 20,000 125' 125' 40' 30' 20' 50' 40' ⎼ 2.5 | 35' 1  |  12' 20%NA. 20% 1 ⎼ R1-20

R1-10 10,000 10,000 85' 100' 35' 25' 15' 40' 35' ⎼ 2.5 | 35' 1  |  12' N.A. 25% 1 ⎼ R1-10

R1-7.5 7,500 7,500 75' 100' 30' 20' 10' 20' 30' ⎼ 2.5 | 35' 1  |  12' N.A. 30% 1 ⎼ R1-7.5

R1-5 5,000 5,000 50' 100' 30' 15' 10' 20' 30' ⎼ 2.5 | 35' 1  |  12' N.A. ⎼ 1 ⎼ R1-5

RD-7.5
d,e 2 acres 7,500 200' 200' 20-35' 25' 50' 50' 70' 30' 3 | 35' 1  |  12' 15% 20% 12 ⎼ RD-7.5

d,e

RD-6
d,e 5 2 acres 6,000 3 200' 200' 50' 25' 50' 50' 70' 30' 2.5 | 35' 1  |  12' 15% 20% 16 ⎼ RD-6

d,e

RD-5
d,e 5,000 5,000 50' 100' 30' 10' 20' 20' 40' 25' 30' 3 | 35' 1  |  12' 20% 30% 16 ⎼ RD-5

d,e

RD-4
d,e 2 acres 4,000 200' 200' 40' 20' 40' 40' 70' 30' 2.5 | 35' 1  |  12' 20% 25% 20 ⎼ RD-4

d,e

RD-3
d,e 5,000 3,000 50' 100' 30' 10' 20' 20' 40' 25' 30'

2.5  |  35' 

3.5  | 45'
1  |  12' 20% 40% 24 ⎼ RD-3

d,e

RD-1.8
d,e 5,000 1,800 50' 100' 30' 10' 20' 20' 40' 25' 30' 10

b
  |  100' 1  |  12' 15% 40% ⎼

c
⎼ RD-1.8

d,e

RD-1.7
d,e 5,000 1,700 50' 100' 30' 10' 20' 20' 40' 25' 30' 4.5

f
  |  55'

f 1  |  12' 25% 40% 36
g

⎼ RD-1.7
d,e

PB As regulated in the least restrictive adjoining residential district PB

OB TB 5,000 5,000 40'  50' 100' 30'  10' 20'  10' ⎼ 25' ⎼ ⎼ | 35' ⎼ ⎼ ⎼ ⎼ 1 OB TB

LB ⎼ ⎼ ⎼ 100' 20' ⎼ 25' ⎼ ⎼ | 35' ⎼ ⎼ ⎼ 2 LB

GB ⎼ 1,500 ⎼ 100' ⎼  15' 20' ⎼ 25' ⎼ ⎼ | 35' ⎼ ⎼ ⎼ 2 GB

CMS ⎼ ⎼ ⎼ 75' 0-10' 0' ⎼ 25' ⎼ 3 | 48' 2  |  ⎼ ⎼ ⎼ 10% ⎼ CMS Art IVD

L ⎼ ⎼ ⎼ 75' 0-20' 0-30' ⎼ 25' ⎼ 4 | 48' 2  |  ⎼ ⎼ ⎼ 15% ⎼ L Art IVE

FCD 2 acres 3,960 ⎼ ⎼ ⎼ ⎼ ⎼ ⎼ ⎼ 3 | 40' ⎼ 30% ⎼ FCD Art IVC

WP 1 acre ⎼ ⎼ ⎼ 10' ⎼ ⎼ ⎼ ⎼ 2.5 | 35' ⎼ ⎼ 0.5 WP Art IVA

WD 5 acres ⎼ ⎼ ⎼ ⎼ ⎼ ⎼ ⎼ ⎼ See Art IVA ⎼ 15% 3/2 WD Art IVA

LI ⎼ 1,500 ⎼  60' 100' ⎼  20' 20' ⎼ 25' ⎼ ⎼ | ⎼  35' ⎼ ⎼  20% 2 LI

HI ⎼ ⎼ ⎼  60' 100' ⎼  30' 20' ⎼ 25' ⎼ ⎼ | 35'  40' ⎼ ⎼  20% 2 HI

⎼

⎼  60%

⎼  60%

Zoning 

District

Also 

Refer to 

Pertinent 

Sections

Maximum 

Number 

of Units 

per 

Building

Floor 

Area 

Ratio

Maximum % 

Building 

Coverage

Min Open 

Space

Minimum Lot Size

(see also 223-12 l)

Area
hZoning 

District

35%

20%

Front

(ft)

Rear
d,e

(ft)

Minimum 

% Building 

Separation 

Same Lot

(ft)

Maximum 

Height Main 

Building

(see 223-13)

(stories | ft)

Minimum 

Height

(stories | ft)



Section 223-17, Schedule of Dimensional Regulations (suggested edits in red) DRAFT  10/26/18

NOTES:

a   If not occupied by a dwelling unit. Notwithstanding the one story and 15 feet height limitation, a clubhouse in a multifamily project shall not exceed 2 1/2 stories and 35 feet in

      height. [Amended 2-16-2010 by L.L. No. 2-2010]

ab Except in multifamily developments, A private garage may be built across a common lot line in multifamily developments by mutual agreement between adjoining property owners,

      a copy of such agreement to be filed with the building permit application for such garage.

c   A main building containing two or more dwelling units in an RD-3 District may be erected to a height of 3 1/2 stories or 45 feet, and a main building for a permitted nonresidential use

      may be erected to a height of five stories or 50 feet, provided that it is set back from any street or adjoining residential property a distance at least equal to its height.

d   But 2,500 square feet per dwelling unit for the first two dwelling units if the average height of main buildings is to be less than six stories, and except that for each one bedroom or

      smaller dwelling unit, the required minimum lot area per dwelling unit shall be reduced by 20%, and for each three-bedroom or larger dwelling unit, increased by 20%.

e   But not less than 1/2 the height of the permitted building.

f    A one-family house may be located on a lot meeting all the requirements of, and subject to the standards of, the most restrictive adjoining single-family residence district.

g Except that any side yard containing a driveway for an apartment development shall be at least as large as a required front yard.

bh But not more than 65% of the dwelling units in a multifamily development may be contained in buildings more than 3 1/2 stories in height.

ci  But not more than 24 dwelling units in any building 3 1/2 stories or less in height.

j    This maximum may be increased to 20% for multifamily developments having 3,000 square feet or more of a lot area per dwelling unit.

dk For multifamily developments, a well-designed and landscaped recreation or usable open space area, approved by the Planning Board, of 2,000 square feet for the first 20 dwelling

      units or part thereof, plus 100 square feet for each additional dwelling unit will be required.

el   In any RD District, the Planning Board may approve a subdivision of land into individual building lots containing a minimum of 1,800 square feet of area each and designed for 

      attached or semi-attached single-family dwellings (townhouses), provided that the design is such that the gross dwelling unit density for the entire tract does not exceed that which 

      can normally be permitted for multiple dwellings in the district in which the property is located and further provided that the Planning Board attaches such conditions and safeguards 

      to its approval as, in its opinion, are necessary to assure that the entire property, including any designated common areas for open space, recreational or other purposes, will be 

      properly maintained for the intended purpose(s) and not further subdivided or developed in the future.

m  Except that any new one-family detached dwelling lot created subsequent to July 11, 1988, shall be required to comply with the minimum size and dimensional requirements of 

      the R1-7.5 District. [Added 7-5-1988]

fn A maximum of one story of parking under a building shall not count toward the maximum building height limitation in feet and stories.[Added 2-16-2010 by L.L. No. 2-2010]

go And each building shall not exceed 150 feet in length. [Added 2-16-2010 by L.L. No. 2-2010]

p   There shall be no parking in the front yard. [Added 10-17-2016 by L. L. No. 11-2016]

hq For all development proposals involving a total lot area of more than three acres within a R1, RD, or Fishkill Creek Development zoning district, the lot area per dwelling unit

     calculation shall first deduct any lot area covered by surface water, within a federal regulatory floodway, within a state or federally regulated wetland, or with existing, 

     pre-development very steep slopes of 25 percent or more as defined in § 223-63.

i    For two-family dwelling units, 2,500 square feet lot area per dwelling unit. 

b  Abutting residential districts or where driveway is proposed between building and lot line.

c.  First-floor area shall be limited to the extent necessary to provide required off-street parking and loading spaces.



Preliminary Draft: October 26, 2018 

LOCAL LAW NO. ____ OF 2018 

 

CITY COUNCIL 

CITY OF BEACON 

 

LOCAL LAW AMENDING CHAPTER 223  

OF THE CODE OF THE CITY OF BEACON 

A LOCAL LAW to amend Chapter 223 of 

the Code of the City of Beacon 

regarding the Schedule of Regulations. 

 

BE IT ENACTED by the City Council of the City of Beacon as follows: 

Section 1.  Chapter 223 of the City Code, Article II, §223-2, entitled “Establishment of Districts” is hereby amended 

as follows: 

 

§ 223-2 Establishment of districts.  

The City of Beacon is hereby divided into the following classes of districts: 

 

A. Residential: 

[Amended 7-18-1994 by L.L. No. 10-1994; 11-18-1996 by L.L. No. 12-1996; 10-4-2004 by L.L. No. 35-2004] 

(1)   R1-120 One-Family Residence District, 120,000 square feet per dwelling unit. 

(2)   R1-80 One-Family Residence District, 80,000 square feet per dwelling unit. 

(3)   R1-40 One-Family Residence District, 40,000 square feet per dwelling unit. 

(4)   R1-20 One-Family Residence District, 20,000 square feet per dwelling unit. 

(5)   R1-10 One-Family Residence District, 10,000 square feet per dwelling unit. 

(6)   R1-7.5 One -Family Residence District, 7,500 square feet per dwelling unit. 

(7)   R1-5 One-Family Residence District, 5,000 square feet per dwelling unit. 

(8)   RD-7.5 Designed Residence District, 7,500 square feet per dwelling unit (minimum lot size of two acres). 

  [Added 10-17-2016 by L.L. No. 11-2016[1]] 

  [1] Editor's Note: This local law also provided for the renumbering of former Subsections A(8) through (16) as 

  Subsections A(9) through (17). 

(9)   RD-6 Designed Residence District, 6,000 square feet per dwelling unit (minimum lot size of five acres). 

(10) RD-5 Designed Residence District, 5,000 square feet per dwelling unit (minimum lot size of 5,000 square feet). 

(11) RD-4 Designed Residence District, 4,000 square feet per dwelling unit (minimum lot size of two acres). 

(12) RD-3 Designed Residence District, 3,000 square feet per dwelling unit (minimum lot size of 5,000 square feet). 

(13) RD-1.8 Designed Residence District, 1,800 square feet per dwelling unit (minimum lot size of 5,000 square feet). 

(14) RD-1.7 Designed Residence District, 1,700 square feet per dwelling unit (minimum lot size of 5,000 square feet). 

  [Added 2-16-2010 by L.L. No. 2-2010[2]] 

  [2] Editor's Note: This local law also provided for the redesignation of former subsection A(13) and (14) as A(14) and 

  (15), respectively. 

(15) RMF-1.5 Multifamily Residence District, 1,500 square feet per dwelling unit (minimum lot size of 5,000 square feet). 

(16) RMF-8 Multifamily Residence District, 800 square feet per dwelling unit (minimum lot size of 5,000 square feet). 

(15) Senior Affordable Housing Overlay (SAHO) District. 

  [Added 11-19-2012 by L.L. No. 23-2012] 

 

 

 

       1 

https://www.ecode360.com/7066185#7066185
https://www.ecode360.com/7066186#7066186
https://www.ecode360.com/7066187#7066187
https://www.ecode360.com/7066188#7066188
https://www.ecode360.com/7066189#7066189
https://www.ecode360.com/7066190#7066190
https://www.ecode360.com/7066191#7066191
https://www.ecode360.com/7066192#7066192
https://www.ecode360.com/7066193#7066193
https://www.ecode360.com/31870771#31870771
https://www.ecode360.com/7066185#ft31870771-1
https://www.ecode360.com/7066185#ref31870771-1
https://www.ecode360.com/7066194#7066194
https://www.ecode360.com/27287667#27287667
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https://www.ecode360.com/7066195#7066195
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https://www.ecode360.com/7066198#7066198
https://www.ecode360.com/7066199#7066199
https://www.ecode360.com/7066185#ft7066199-2
https://www.ecode360.com/7066185#ref7066199-2
https://www.ecode360.com/7066200#7066200
https://www.ecode360.com/14331570#14331570
https://www.ecode360.com/27287667#27287667


B. Commercial: 

(1) PB Business Off-Street Parking TB Transitional Business District. 

(2)[3] OB Office Business District. 

[3] Editor's Note: Former Subsection B(2), HB Hotel Business District, was repealed 6-17-2013 by L.L. No. 11-2013. This 

local law also provided for the renumbering of former Subsection B(3) through (8) as Subsection B(2) through (7), 

respectively. 

(3) LB Local Business District. 

(4) CB Central Business District. 

(2) GB General Business District. 

(3) CMS Central Main Street District. 

[Added 2-19-2013 by L.L. No. 3-2013; Amended 6-4-2018 by L.L. No. _-2018] 

(4) L Linkage District. 

[Added 2-19-2013 by L.L. No. 3-2013; Amended 4-3-2017 by L.L. No. _-2017] 

 

C. Industrial: 

(1) LI Light Industrial District. 

(2) HI Heavy Industrial District. 

 

D. POD Parking Overlay District. 

[Added 6-15-1992 by L.L. No. 9-1992] 

 

E. WP Waterfront Park Zone. 

[Added 10-21-1991 by L.L. No. 11-1991; Amended 4-3-2017 by L.L. No. _-2017] 

 

F. WD Waterfront Development Zone. 

[Added 10-21-1991 by L.L. No. 11-1991; Amended 4-3-2017 by L.L. No. _-2017] 

 

G. FCD Fishkill Creek Development District. 

[Added 11-1-2010 by L.L. No. 14-2010; Amended      2017 by L.L. No. _-2017] 

 

 

Section __. Chapter 223 of the City Code, Article III, §223-13, entitled “Yards; building projections” is hereby 

amended as follows:  

 

§223-13 Yards, building projections and accessory structures 

 

N. Private tennis court or pool. Such a facility shall be placed behind the front building line and shall be set back from lot lines 

     at least the side yard distance for a principal building in the district which it is located. 

 

0. Medical service accessory structure. A single temporary structure is permitted not exceeding 250 square feet, in compliance 

     with § 223-17E, conforming to the minimum accessory building setback requirements and located in the rear or side yard, 

     behind the front building line, not displacing or blocking access to required off street parking, and connected to the principal 

     dwelling unit in a manner that is satisfactory to the Building Inspector for a period not exceeding 1 year. A medical service  

     accessory structure shall be solely used, without charge, by the owner or occupant of the dwelling unit or an individual  

     related to the owner or occupant, for medical services to be provided until permanent accessible housing can be arranged, 

     as demonstrated by a medical note and other proof to the satisfaction of the Building Inspector. The Building Inspector,  

     upon good cause shown, may extend the 1-year limitation for a period not to exceed 1 year. 

 

Section __.  Chapter 223 of the City Code, Article IVD, Central Main Street District, §223-41.18, entitled 

“Regulations” is hereby amended as follows: 

 

A. (12) Public garage Parking structure, as defined in this chapter, without motor vehicle repair, vehicle sales, or fuel sales, 

             provided that it is set back at least 40 feet and screened from the street by buildings and/or landscaping. 

 

     (14) Indoor Commercial Recreation Vintage Amusement Center, subject to §223-24.8. 
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B. (1) (a) A public garage, as defined in this chapter, containing facilities used for repair of motor vehicles, but not for the sale of 

                motor fuel. Such repair facilities shall not front on or be visible from Main Street or East Main Street. 

 

           (a) A bar in which the primary product is alcoholic beverages and food service is incidental. Any establishment that serves  

                 alcoholic beverages and is open later than 1:00 a.m. on any night shall be presumed to be a bar for purposes of this  

                 section. 

 

G. (1) All off-street parking shall be located behind, under the ground floor, or to the side of a building. If on the side, the  

      parking area shall be located at least 40 feet from the Main Street or East Main Street property line and be screened by 

      a low brick or stone wall, hedge, ornamental fence, and/or other landscaping that maintains the continuity of the street 

      wall in compliance with frontage occupancy requirements, and that screens parked cars from view from the street. A 

      public garage parking structure shall have a storefront "liner building" at least 40 feet deep and one story high between  

      the parking structure and the main street, but may have a zero-foot setback on the upper floors of the parking structure 

      (over the storefront) and along any street that intersects the main street. Parking areas fronting on side streets shall  

      have a minimum setback of five feet in which ornamental and/or buffer landscaping is planted. 

 

Section __.  Chapter 223 of the City Code, Article VI, §223-63, entitled “Definitions” is hereby amended as follows: 

 

DWELLING UNIT, ONE-FAMILY 

A dwelling containing one dwelling unit only, not to include house trailer or mobile home. 

 

DWELLING UNIT, ATTACHED 

A dwelling unit having common walls with two or more other dwelling units. See also “Townhouse.” 

 

FARM 

Land and on-farm buildings, equipment and practices which contribute to the production, preparation and marketing of 

crops, livestock and livestock products as a commercial enterprise. For the purposes of this chapter, a “farm” specifically 

excludes the display of farm products for sale, on-site advertising, and the raising of fur-bearing animals. 

 

HEIGHT OF BUILDING 

     The vertical distance from the average established grade in front of the lot or from the average natural grade at the building 

     line, whichever is higher, to the level of the highest point of the roof, if the roof is flat, or to the mean level between the 

     eaves and the highest point of the roof, if the roof is of any other type. When a lot fronts on two or more streets of different  

     levels, the lower street, or the average elevation of the lot with regard to the abutting streets, may be taken as the base for 

     measuring the height of the building. The minimum height of a principal building shall be one story and 12 feet. 

 

 

HOME OFFICE, PROFESSIONAL 

Home office of a properly certified physician; psychologist; physical, occupational or speech therapist; licensed social 

worker; dentist; lawyer; engineer; architect; accountant; teacher or other similar professional person, when conducted 

entirely within a dwelling by the residents thereof, at least one of whom is said professional person, provided that no more 

than two nonresident persons are employed therein, and where there is no external evidence of such office, except for a 

sign and off-street parking facilities as respectively permitted and required in this chapter. A home professional office shall 

be clearly incidental and secondary to the use of the residence for dwelling purposes and shall be regulated in accordance 

with the requirements of §223-17.1 of this chapter. 

 

OFFICE 

      A structure used primarily for the conduct of business relating to administration, clerical services, consulting, medical and 

      other client services not related to retail sales. 

 

PARKING STRUCTURE 

       A multi-level structure for the parking of vehicles, conducted as a business or to serve a business or district. 

 

STORAGE BUSINESS 

A fully enclosed structure for the containment of materials, including warehouses and residential storage facilities with 

individual bays that are leased for the storage of personal property. 

 

TOWNHOUSE 
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A one-family dwelling attached in a row of at least three such units with each home having its own front and rear access to 

the outside. See also “Dwelling Unit, Attached.” 

 

WHOLESALE BUSINESS 

An enclosed place of business primarily engaged in sales, storage, display, and distribution of merchandise to retailers, 

industrial users, institutional uses, or other commercial businesses, including a warehouse, but not to include auto wrecking 

yards, junkyards, or outdoor storage of materials, unless outdoor storage of materials is specifically permitted as an 

accessory use in the district. 

 

WORKSHOP 

Work places, including retail sales, for carpenters, plumbers, cabinetmakers, upholsters, electricians, printers, tailors, 

dressmakers, shoemakers, jewelers, sculptors, watch and clockmakers, opticians and musical or scientific instrument 

repairers, or shops which employ similarly skilled persons. 

 

Section__. Ratification, Readoption and Confirmation 

Except as specifically modified by the amendments contained herein, Chapter 223 of the City of Beacon is 

otherwise to remain in full force and effect and is otherwise ratified, readopted and confirmed. 

Section__. Severability 

 

The provisions of this Local Law are separable and if any provision, clause, sentence, subsection, word or 

part thereof is held illegal, invalid or unconstitutional, or inapplicable to any person or circumstance, such 

illegality, invalidity or unconstitutionality, or inapplicability shall not affect or impair any of the remaining 

provisions, clauses, sentences, subsections, words or parts of this Local Law or their petition to other 

persons or circumstances. It is hereby declared to be the legislative intent that this Local law would have 

been adopted if such illegal, invalid or unconstitutional provision, clause, sentence, subsection, word or 

part had not been included therein, and if such person or circumstance to which the Local Law or part 

hereof is held inapplicable had been specifically exempt there from. 

 

Section__. Effective Date 

 

This local law shall take effect immediately upon filing with the Office of the Secretary of State. 
 



Section 223-17, City of Beacon Schedule of Use Regulations (Suggested Edits)

Permitted Uses by District Reference Notes All R1 All RD PB OTB LB GB CMS L WD WP FCD LI HI

Residential

One-Family Detached Dwelling P P P P                 P x P x x x x x x

One-Family Attached/Semidetached Including Townhouses x P x x P P x P P P x P x x

Two-Family Dwelling x SP P x x P x x P P x x x x x

Multifamily Dwelling x SP P x x x SP P P P x P x x

Artist Live/Work Space Subject to §223-24.3 x x x x P SP SP P SP P P x P SP x

Retail/Office/Service

   Retail Business or Personal Service x x x x P P P SP P x x P P x

   Office x x x P P P P SP P x P P P x

   Bank or Financial Institution x x x P x P P P x x x x P P x

   Retail Truck or Trailer Subject to §223-26.3 x x x x x P P P x SP x P P x

Artist Studio as Principal Use SP SP SP SP P SP SP P P P x x P SP SP

Funeral Home x x x x P P P x x x x P P x

Art Gallery or Exhibit Space SP SP SP SP P P P x P x P P P

Amusement Center, Vintage Subject to §223-24.8 x x x x x x SP x x x x x x

Auction Gallery x x x x x P P x x x x P P

Tattoo Parlor Subject to §223-26.2 x x x x x P P x x x x P P x

Adult Use Subject to §223-20.1 x x x x x x x x x x x SP SP

Food/Lodging

Restaurant or Coffee House x x x SP x SP P P SP P SP P P x P x

Bar or Brew Pub  x x x x SP SP SP x P x P SP SP

Microbrewery/Microdistillery x x x x SP SP P SP x x x SP SP

Food Preparation Business x x x x x x P P SP x x x x P x P

Bed and Breakfast Subject to §223-24.4 SP SP SP SP SP SP P P x SP P SP P x

Inn x x x x x x SP P P P SP P x x

Hotel Subject to §223-20 x x x x x SP P P P x x SP x SP x

Social/Community

Spa/Fitness Center/Exercise Studio x x x x P x x P P x P x P x x

Day Care Center x x x x P x x P x x P x P x SP x

Park/Preserve, Not-for-Profit With No Admission Fee SP P SP P SP SP P SP SP P P P P x SP x SP x

Commercial Recreation, Indoor x x x x x SP P P x x x x x SP P SP P

Plaza/Green/Community Garden x x x x P x x P P P P x x x x

Theater, Concert or Conference Space Not a Drive-In Theater x x x x x P P x SP x P P P x

Museum SP SP SP SP P P P x SP x P P SP x

Place of Worship/Religious Facility P P P P P P x x x x x P P x

Club Subject to §223-24.2 SP SP SP SP SP SP SP x x x x SP SP x

Golf Course SP SP x x x x x x x x x

Healthcare

Hospital or Clinic Subject to §223-21.1 SP SP SP SP x SP x x x x x x x x

Nursing Home Subject to §223-22 SP SP SP SP x SP x x x x x x x x

x = Use Not Permitted For Specific Article Article Article Article Article 10.18 DRAFT

P = Permitted Use Standards See --> IVD IVE IVA IVA IVC
SP = Special Permit Use



Section 223-17, City of Beacon Schedule of Use Regulations (Suggested Edits)

Permitted Uses by District Reference Notes All R1 All RD PB OTB LB GB CMS L WD WP FCD LI HI

Educational

College or University x x x x x SP P x x x x SP SP x

Trade School or Training Program x x x x SP x SP P P x x x x SP P SP P

Private or Nursery School SP SP SP SP SP x P x x x x SP SP x

Parking/Auto-Oriented

Off-Street Parking as Principal Use Subject to §223-26 SPx SPx SP P P P P x x x x P x P x

Parking Structure Subject to Article IVD x x x x x x P x x x x x x

Vehicle Sales or Rental Lot x x x SP x x x x x x SP x

Gas Filling Station and/or Car Wash Subject to Ch.210/§223-21 x x x x x SP x x x x x x SP SP x

Auto Body or Repair Shop Subject to Chapter 210 x x x x x SP x x x x x SP SP

Ambulance Service SP SP SP SP SP SP x x x x x SP SP

Industrial or Assembly

Wholesale or Storage Business x x x x x P x x x x x SP P P

Workshop x x x x SP x P P x x x P P P

Industrial/Manufacturing Use x x x x x x x SP x x P P P

Other

Wireless Communication Subject to §223-24.5 SP SP SP SP SP SP P P x x x SP SP

Small Cell Wireless Facility Subject to §223-26.4 P/SP P/SP P/SP P/SP P/SP P/SP P/SP P/SP P/SP P/SP P/SP P/SP P/SP

Farm P P x P P x P x x x x x x x x

Horticultural Nursery SP SP SP SP SP SP x x x x x SP SP

Historic District Overlay Use Subject to §223-24.7 SP SP SP SP SP SP SP SP SP SP SP SP SP

   Ski Facility (Mt. Beacon) SP x x x x x x x x x x x x

Permitted Accessory Uses (includes uses/structures customarily incidental to a permitted principal use, but not an activity for commercial gain in a residential district)

    Accessory Apartment Subject to §223-24.1 SP SP x x SP x x x x x x x x x

    Private Tennis Court or Pool      Subject to §223-13 P P x x P x x x x x x x x x

    Outdoor Storage of Materials x x x x x P x x x x x x P P

    Home Office Subject to §223-17.1 P P x x P x x x x x x x x x

    Home Occupation Subject to §223-17.1 P P x x P x x P P x x x x x

    Medical Service Structure Subject to §223-13 P P P x x x x x x x x x

    Roof Garden or Greenhouse P P x x P x x P P P P x P x P x P x P

    Solar Collectors Subject to Article X P P P P P P P P P P P P P

    Artist Studio as Accessory Use Subject to §223-24.6 SP SP x x SP x x x x x x x x SP x SP

   x = Use Not Permitted For Specific Article Article Article Article Article 10.18 DRAFT

   P = Permitted Use Standards See --> IVD IVE IVA IVA IVC

   SP = Special Permit Use
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§ 223-24.8. Amusement centers containing only vintage
amusement devices. [Added 8-30-2010 by L.L. No. 12-2010]

Standards.

Such amusement center shall contain only vintage
amusement devices that were built prior to the year 1980
or noncomputerized devices with the exception of first
generation computerized games such as those manufactured
prior to 1990.

(1)

Such amusement center shall only operate between 9:00 a.m.
and midnight.

(2)

Such amusement center shall be located in a fully enclosed
building with the windows always closed and the door(s) open
only during ingress and egress.

(3)

Such amusement center shall be so located and/or so
insulated such that, except when the doors are open during
ingress and egress, the sound of the amusement devices off
the premises of the amusement center:

Is not audible to the human ear; or(a)

Cannot be measured above the ambient noise level with a
sound level meter; or

(b)

Shall not exceed a reading of 40 A-weighted decibels
(dBA) on a sound level meter.

(c)

(4)

Such amusement center shall not cause vibration which is
discernible off the premises of the amusement center.

(5)

The amusement center building's electrical system shall be
such that it can accommodate the electrical load of the
amusement devices in accordance with the New York State
Building Code.

(6)

Such amusement center shall have an adult supervisor of at
least 21 years of age on the premises at all times in which
said center is open to the public.

(7)

No person under 18 years of age shall be allowed to operate
any amusement device before 3:00 p.m. on any day in which
school is in regular session. For the purpose of this section,
the term "school" is defined as any public or private
institution providing learning facilities for Grades K through

(8)

A.

:1



12. Further, no person under 18 years of age shall be allowed
to operate any amusement device after 10:00 p.m.

In reviewing and approving each application, the City Council
must be able to find, and the Special Permit Resolution shall
require:

That the establishment, maintenance or operation of such
amusement center will not be detrimental to or endanger
the public health, safety, morals, comfort or general
welfare.

(a)

That such amusement center will not be injurious to the
use and enjoyment of other properties in the vicinity
of said center, nor diminish and impair property values
within the neighborhood.

(b)

That the establishment of such amusement center will
not impede the normal orderly development and
improvement of the surrounding properties.

(c)

That adequate measures will be taken by the operator
of such amusement center to maintain the absence of
loitering and good order surrounding the location of such
amusement center.

(d)

(9)

The standards above shall be liberally construed and enforced
in order to protect the public health, safety, morals, comfort
and general welfare.

(10)

Procedures.

Renewal of special permit. The special permit for such
amusement center shall be subject to renewal every year by
the City Council. Such renewal shall be based upon a written
statement from the Building Inspector that said amusement
center is in conformity with the terms of its special permit
and with the terms of this chapter pertaining to said use, as
well as upon any record of complaints from neighbors.

(1)

Procedures for the renewal of special permit.

A special permit issued in accordance with the terms of
this chapter shall automatically renew each year, subject
to:

An inspection and report by the Building Department
and report indicating that the amusement center is in
conformity with the terms of the special permit and

[1]

(a)

(2)

B.

§ 223-24.8 § 223-24.8

:2



site plan. Said report shall also include information
regarding any record of complaints from neighbors;
and

Payment of the appropriate inspection fee as set by
the City Council.

[2]

If the Building Inspector issues a report indicating
compliance with the terms of this section, the special
permit and the site plan, the special permit shall be
renewed for a one-year period.

(b)

If the Building Inspector issues a report indicating
noncompliance with the terms of this section, the special
permit or the site plan, the building owner or manager
shall have 60 days to rectify all noncomplying elements
and shall reapply for an appointment for inspection with
the Building Department subject to an additional
inspection fee. If such application for an appointment for
an inspection is not received within the specified time,
the special permit shall expire and the amusement center
shall be terminated. If the Building Department issues
a report indicating compliance, the special permit shall
be renewed for a one-year period. If upon reinspection
the Building Inspector issues a report indicating
noncompliance, the amusement center shall be
terminated.

(c)

§ 223-24.8 § 223-24.8

:3
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Draft: 10/24/18 

LOCAL LAW NO. ____ OF 2018 

 

CITY COUNCIL 

CITY OF BEACON 

 

PROPOSED LOCAL LAW TO REPEAL  

CHAPTER 135 AND AMEND CHAPTER 1 OF THE CODE OF THE CITY 

OF BEACON 

A LOCAL LAW to 
repeal Chapter 135 and 
to amend Chapter 1, 
Article I, Section 3 of 
the Code of the City of 
Beacon to remove 
reference to Housing 
Standards in the City 
Code. 

  

 
 
BE IT ENACTED by the City Council of the City of Beacon as follows: 
 
Section 1. Chapter 135 of the Code of the City of Beacon entitled “Housing Standards” is 
hereby repealed in its entirety. 

Section 2. Chapter 1 Article I, Section 3 of the Code of 
the City of Beacon entitled “General Penalty” is hereby 
amended  

§1-3. General penalty. 

A.  Whenever, in this Code or in any ordinance or resolution of the City, any act 
is prohibited or is made or declared to be unlawful or an offense or whenever, 
in such Code, ordinance or resolution, the doing of any act is required or the 
failure to do any act is declared to be unlawful, where no specific penalty is 
provided therefor, the violation of any such provision of this Code or any 
ordinance or resolution shall constitute a violation and shall be punished by a 
fine not exceeding $1,000 or by imprisonment not exceeding 15 days, or both. 
Each day any violation of any provision of this Code or of any such ordinance 
or resolution shall continue shall constitute a separate offense. 
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B.  In addition to the penalty hereinabove provided, any condition caused or 

permitted to exist in violation of any of the provisions of this Code or any 
such ordinance or resolution shall be deemed a public nuisance and may be, 
by the City, abated as provided by law, and each day that such condition 
continues shall be regarded as a new and separate offense. 

 
C.  Where a violation of Chapter 119, Fire Prevention and Building Code, 

Uniform or Chapter 223, Zoning is found by a court of competent 
jurisdiction, the court must impose a fine of not less than $25 per day from 
the compliance date set forth in the Building Department's order to remedy. 

 
D.  In the event that an individual, partnership or corporation does not pay a fine 

duly imposed by a court pursuant to § 1-3A of the Code or an administrative 
penalty as authorized by the City Charter or Code of the City of Beacon by 
December 31 of the year said fine or penalty was imposed, then this amount 
shall be a lien on any premises owned by said individual, partnership or 
corporation for the following year and may be assessed against the same on 
the City tax roll. 

 

Section 3. Ratification, Readoption and Confirmation 

Except as specifically modified by the amendments contained herein, Chapter 1 of the City 
of Beacon is otherwise to remain in full force and effect and is otherwise ratified, readopted 
and confirmed. 

Section 4. Numbering for Codification 

It is the intention of the City of Beacon and it is hereby enacted that the provisions of this 
Local Law shall be included in the Code of the City of Beacon; that the sections and 
subsections of this Local Law may be re-numbered or re-lettered by the Codifier to 
accomplish such intention; that the Codifier shall make no substantive changes to this Local 
Law; that the word “Local Law” shall be changed to “Chapter,” “Section” or other 
appropriate word as required for codification; and that any such rearranging of the 
numbering and editing shall not affect the validity of this Local Law or the provisions of the 
Code affected thereby. 

Section 5. Severability 
 

The provisions of this Local Law are separable and if any provision, clause, sentence, 
subsection, word or part thereof is held illegal, invalid or unconstitutional, or inapplicable to 
any person or circumstance, such illegality, invalidity or unconstitutionality, or inapplicability 
shall not affect or impair any of the remaining provisions, clauses, sentences, subsections, 
words or parts of this Local Law or their petition to other persons or circumstances. It is 
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hereby declared to be the legislative intent that this Local law would have been adopted if 
such illegal, invalid or unconstitutional provision, clause, sentence, subsection, word or part 
had not been included therein, and if such person or circumstance to which the Local Law 
or part hereof is held inapplicable had been specifically exempt there from. 

 
Section 6. Effective Date 
 
This local law shall take effect immediately upon filing with the Office of the Secretary of 
State. 
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Section 1.  Overview 

Project Understanding 

Once a gritty manufacturing center, the historic City of Beacon is experiencing an artistic and 
economic renaissance, primarily due to forward thinking planning by City leaders. The City’s 
identity has been redefined as a cultural and recreational destination and a Hudson River 
community that is a desirable place to live, work and play. In order to ensure that Beacon’s 
public assets and infrastructure will continue to support future growth and development, the 
City is seeking proposals from qualified consultants for assistance in preparation of an Asset 
Management Plan (AMP).  

An Asset Management Plan is a tool that will assist the City in maintaining their infrastructure 
and public assets at the desired level of service at the lowest life cycle cost. The Beacon AMP 
will inventory the City’s assets, assess their condition, define expected standard levels of 
service, prioritize critical action items, develop an implementation strategy that informs and 
optimizes the Capital Plan, and include a long term financial strategy. 

The City of Beacon Asset Management Plan Scope of Services includes five major tasks: 

 General Requirements: Review existing City plans and documents, meet with departments 
to gather input, prepare draft and final reports, present the final report at a public meeting, 
and provide five hard copies of final report and digital copies in Word and PDF format. 

 Identifying the Condition of Local Infrastructure: Review existing infrastructure assessments 
and documentation, gather basic asset information, provide financial valuation and 
replacement costs, determine age, assess condition, record assumptions, and provide best 
practices for updates. 

 Identifying the Expected Levels of Service: Define performance measures and realistic 
targets and timeframes, assess current performance of all assets and compare to targets, 
discuss effect of external trends, provide best practices for updates. 

 Identifying the Asset Management Strategy: Develop 10, 15 and 20 year implementation 
plan that optimizes expenditures as related to costs and benefits, summarizes actions in 
draft Capital Plan and provides recommendations for additional or alternate actions, 
compares costs/benefits of these alternatives, provides procurement options for planned 
and recommended actions, assesses their risks, and provides best practices for updates. 

 Identifying the Financing Strategy: Provide a financial plan to support the 10, 15 and 20 year 
implementation plan, categorize expenditures, gather expenditures for the last 3 years, 
identify annual funding streams and revenues, identify funding shortfalls and recommend 
how to bridge the gap, record assumptions, and provide best practices for updates. 
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Confirmation of Team Services 

Delaware Engineering, D.P.C. (Delaware) will team with Hudson Valley Pattern for Progress 
(Pattern) to prepare the City of Beacon AMP. Delaware and Pattern, though separate entities, 
have a close working relationship. This approach draws on Delaware’s strength as an 
engineering firm and Pattern’s strength in municipal management, urban planning and 
proximity to Beacon. Our team has the technical skills to assist the City of Beacon in preparation 
of an Asset Management Plan that will inform the City’s future decision making. 

Delware is an engineering and planning firm located in the Capital Region with proven expertise 
in municipal infrastructure, asset management planning, financial analysis and economic 
development. Building on a strong background in civil and environmental engineering, the firm 
has transitioned to offer a broad range of services including municipal land use planning and 
economic development, financial analysis and funding procurement, environmental review and 
permitting, ecological assessments and mitigation, water, wastewater and stormwater 
infrastructure, structural, mechanical and electrical engineering, and building design. Our 
clients are predominantly municipal entities. We understand that municipal leaders come to 
government from all walks of life and bring unique perspectives, knowledge and experience. 
The functions of government are complex and Delaware’s role is to provide facts and guidance 
to municipal decision-makers to ensure that the best interests of the public are achieved.  

Hudson Valley Pattern for Progress is a nonprofit policy, planning, advocacy and research 
organization located in Newburgh. Their mission is to promote regional, balanced and 
sustainable solutions that enhance the growth and vitality of the Hudson Valley. Pattern 
specifically works on regional issues that improve the ability for the other regional agencies, 
including local and county governments, to improve operational efficiency, reduce waste and 
duplication, and attract and retain residents and businesses to contribute to prosperity and 
quality of life. Pattern, as an economical and nimble nonprofit with extensive experience in 
Hudson Valley local government, will support all aspects of the Asset Management Plan, from 
document and data collection to analysis of external trends and factors impacting needed levels 
of service. Thus, Pattern will take the lead in gathering existing documents and inventories of 
capital assets and infrastructure from the relevant City departments, following up where 
needed with fieldwork and interviews to ascertain the existence, location and status of assets. 
Pattern will also provide planning services relevant to determining gaps between existing and 
projected levels of service depending on residential and commercial growth patterns and 
related external factors. Pattern will bring its experience in municipal management and 
community engagement to the creation of an asset management and financing strategy 
knowing that capital planning and investment is highly-visible and must engage with a 
community’s perceived needs and vision for the future. 
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Section 2.  Work Program 

The Delaware/Pattern Team will provide comprehensive services to the City of Beacon in 
preparation of the Asset Management Plan follow the Scope of Services outlined in the City’s 
Request for Proposals. Note that the Delaware/Pattern Work Plan includes meetings with City 
officials without limitation. 

Approach and Methodology 

Task 1.  General Responsibilities 

1. Review existing asset management and Capital Plan practices and related documents. 

2. Assign a Project Manager to be the main contact. 

3. Seek input from various departments. 

4. Provide a draft and final report structured as follows: 

a. Executive Summary 
b. Introduction 
c. State of Local Infrastructure 
d. Expected Levels of Service 
e. Asset Management Strategy and Capital Plan 
f. Financing Strategy 

5. Complete an onsite public presentation of the final report recommendations at a City 
Council or a similar meeting. 

6. Provide five (5) hard copies of the final report, as well as an electronic copy in MSWord 
and in a publishable PDF format. In addition, any GIS shapefiles created in the 
preparation of report maps will be provided to the City. 
 

Task 2.  Identifying the Condition of Local Infrastructure 

1. Review existing infrastructure condition assessments and existing City documentation. 

2. Gather basic asset information for all City assets, referring to any existing documentation. 
At a minimum provide type, description, location, expected/useful life, and quantity/length. 
Investigate and provide information where necessary for completeness. 

3. For each asset, provide financial valuation using historical costs and depreciation assump-
tions, and provide replacement costs, referring firstly to the existing City documentation. 

4. Gather asset age for all City assets, referring firstly to the City’s existing documentation. 

5. Investigate and provide information where necessary for completeness. 
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6. Assess asset condition according to standard engineering practices for all City assets and 
rate conditions on a scale of good, fair and poor. Refer firstly to existing City 
documentation. 

7. Record all assumptions. 

8. Provide best-practices and provincial requirements for how and when information 
regarding characteristics, value, and condition of assets will be updated. 
 

Task 3.  Identifying the Expected Levels of Service 

1. Define the performance measures associated with City assets. 

2. In consultation with the City, define realistic targets and timeframes to achieve those 
targets if they are not already being achieved. 

3. Assess the current performance of all City assets and show this performance relative to the 
targets set out, referring firstly to the City existing documentation. 

4. Discuss external trends that may affect expected levels of service or the City’s ability to 
meet them. 

5. Provide best-practices for how and when information regarding performance and targets 
will be updated. 

 
Task 4.  Identifying the Asset Management Strategy 

1. Develop a 10-year, 15-year and 20-year implementation plan, optimizing expenditures as 
they relate to lifecycle costs and benefits. 

a. Summarize the planned actions shown in the draft Long-Term Capital Plan. 

b. In consultation with the City, provide recommendations for additional or alternate 
actions that will enable the assets to provide the desired level of service in a 
sustainable way, at the lowest lifecycle cost. 

2. Show comparative lifecycle, direct and indirect costs and benefits of alternate actions to 
achieving the desired level of service. 

3. Investigate and provide procurement options for the planned and recommended actions. 

4. Assess and comment on the risks with the planned and recommended actions. 

5. Provide guidance toward 3-5 year capital budget planning for near-term priorities. 

6. Provide best-practices for how and when information regarding planned actions, options 
analysis and risks will be updated. 
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Task 5.  Identifying the Financing Strategy 

1. Provide a financial plan in support of the 10-year, 15-year and 20-year implementation plan 
that shows revenues across multiple confirmed funding streams. 

 Categorize and identify all planned expenditures as either: 
a. Non-infrastructure solution. 
b. Maintenance activity. 
c. Renewal/rehabilitation activity. 
d. Replacement activity. 
e. Disposal activity. 
f. Expansion activity. 

2. Gather actual expenditures for the last 3 years, referring firstly to the City’s existing 
documentation. 

3. Identify the confirmed annual funding streams and revenues. 

4. Identify any funding shortfalls and provide recommendations for how to bridge the gap. 

5. Record all assumptions. 

6. Provide best-practices for how and when information regarding expenditures, funding 
streams and shortfalls will be updated. 
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Section 3.  Organization 

Proponent Organizations 

The Delaware/Pattern Team offers a unique partnership of two firms combining their skills and 
experience in civil engineering and infrastructure, financial analysis, municipal management 
and urban planning: 
 
Delaware Engineering D.P.C. is a Design Professional Corporation licensed to practice 
engineering in the State of New York. The firm was originally founded in 1987 as Delaware 
Engineering Services and was incorporated three years later as a Professional Corporation. We 
currently have 60 professional, technical and support staff with offices in Albany, Oneonta, 
Walton, Liberty and Red Hook. Our technical staff is comprised of professional and graduate 
engineers, senior environmental scientists, chemists, geologists, biologists, planners, computer 
aided design and geographic information system specialists. Building on a strong background in 
municipal engineering, principally water and wastewater infrastructure, the firm has expanded 
to offer a broad range of other services including asset management planning, financial 
analysis, economic development, grant writing and funding procurement, land use planning, 
GIS services, environmental review and permitting, and ecological assessments and mitigation. 
We believe that in many communities modest infrastructure improvements can be leveraged to 
build comprehensive economic development strategies. Delaware Engineering is a Partnership 
and our six owners are Dave Ohman P.E, John Brust, Mary Beth Bianconi, Alan Tavenner P.E and 
Brock Juusola, P.E. 
 
Hudson Valley Pattern for Progress, established in 1965, is a nonprofit policy, planning, 
advocacy and research organization whose mission is to promote regional, balanced and 
sustainable solutions that enhance the growth and vitality of the Hudson Valley and its 
communities. Pattern specifically works on regional issues and consulting projects that help 
local and county governments to improve operational efficiency, reduce waste and duplication, 
improve infrastructure and take other strategic actions to attract and retain residents and 
businesses to contribute to prosperity and quality of life. Pattern’s consulting, trainings, 
conferences and reports engage a wide range of experts, local leaders and stakeholders around 
issues of government efficiency, housing, gentrification, downtown revitalization, 
infrastructure, public health, and education.  

Pattern is a nonprofit 501©3 corporation overseen by a Board of Directors of extraordinary 
depth and diversity representing major corporations, institutions and the civic sector in the 
Hudson Valley. Jonathan Drapkin is the CEO, supervising a staff of six experienced planners, 
researchers and analysts. 
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Experience 

Delaware Engineering prepares a Preliminary Engineering Report (PER) for each of our 
infrastructure projects. The PER includes an assessment of the current condition of existing 
systems, remaining life expectancy, level of service required, alternative upgrade options, a 
comparison of construction, operation and maintenance and life cycle costs, funding strategies, 
permitting requirements, and recommendations on preferred alternatives. We recently 
prepared water and wastewater PERs for the Albany County Sewer District, Village of Athens, 
Town of Catskill, Town of Duanesburg, Town of Germantown, City of Hudson, Village of 
Millbrook, Village of Monroe, City of Plattsburgh, and Village of South Glens Falls. 

In addition, Delaware has worked with numerous municipalities and agencies to prepare 
dedicated Asset Management Plans, Master Plans and Rate Studies for their water, wastewater, 
stormwater and roadway infrastructure. Recent relevant projects include: 

 Village of Coxsackie – Delaware prepared a Wastewater Treatment Collection System Asset 
Management Plan for the Village of Coxsackie as part of the Sanitary Sewer Overflow 
Abatement and Elimination Plan required by NYSDEC. This plan includes an inventory of 
collection system piping and manholes, assessment of criticality, condition and life span, 
prioritization for inspection, rehabilitation and maintenance, rehabilitation/replacement 
planning, maintenance analysis and planning, and a capital improvement plan. 

 Village of Monroe – Delaware prepared a Water Master Plan and Rate Study for the Village 
of Monroe that evaluates the current water system including the surface water source, 
groundwater supply wells, treatment plant, storage tanks, pumps and distribution system. It 
outlines potential new water sources and transmission, treatment and storage options. It 
provides a priority list of recommended improvements and cost estimates and analyzes 
future debt service and revenue in order to assist the Village in long term capital planning. 

 Sleepy Hollow Lake (SHL) – Delaware conducted an assessment of the 22 mile road system 
for the Association of Property Owners of SHL. This study included an investigation of the 
existing condition of all roadways including their surface material and drainage conditions 
and recommendations for a roadway maintenance plan. A separate culvert inventory and 
analysis was also prepared with recommendations for replacement and upgrades. 

 Catskill Watershed Corporation (CWC) – Community Stormwater Assessments in the NYC 
West of Hudson Watershed. Delaware prepared Comprehensive Stormwater Retrofit 
Infrastructure Inventory Assessment and Planning projects for the Villages of Hunter, 
Margaretville and Fleischmanns, and the Towns of Ashland and Windham. These projects 
included field investigations of all stormwater infrastructure, creation of a GIS database, 
identification and prioritization of areas of concern, and recommendations for best 
management practices to reduce flooding potential and improve runoff water quality. 
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Pattern for Progress has completed multiple strategic planning contracts through Enhanced 
Service Agreements. Pattern contracts with local municipalities to research, analyze and 
develop local strategic plans with recommendations and action plans. The work often includes 
data collection through surveys, document review, fieldwork and interviews, and analysis with 
statistics, GIS and other tools. Our work often results in successful applications for local, state 
and federal grants used to match and leverage private and public resources. This planning work 
is relevant to identifying external trends that may affect expected levels of service of capital 
assets and infrastructure. Recent relevant projects include: 

 Rockland County Countywide Shared Services Initiative – includes inventory of all highway 
equipment and possible consolidations among the County’s six sewer districts. 

 Efficiency Studies of Clarkstown Highway, Parks, Environmental and Justice Departments – 
includes review and analysis of capital assets, operating costs, staffing, budget planning and 
related factors. Special focus on efficiency study of labor and equipment used for loose leaf 
and yard waste pickup programs. 

 Pattern is a respected source of data and analysis of infrastructure issues in the Hudson 
Valley. Pattern published a comprehensive report in 2016 titled “Rebuilding our 
Infrastructure: Got a Spare Billion?” analyzing transportation, water, sewer and urban 
infrastructure throughout the Hudson Valley. 

 Pattern completed a “White Paper” for the Sullivan County Planning Department that 
provided an overview of existing economic and community development priority projects 
throughout Sullivan County, strategies for other potential projects and demographics, 
trends and statistics.   

Project Team 

Andy Stewart will serve as Project Manager and Client Liaison for the Asset Management Plan 
and will be supported by Pattern staff in gathering relevant City documents, inventories and 
existing plans, interviewing City staff as appropriate, and conducting field investigations to 
inventory assets. Pattern staff will integrate all existing asset information and work with Mary 
Beth Bianconi, serving as Project Principal at Delaware. She will lead Delaware’s engineering 
staff in evaluating capital assets and infrastructure for condition, level of service, life cycle 
replacement cost and related technical questions. Jonathan Drapkin will provide Quality 
Assurance/Quality Control for the project. Together, Delaware and Pattern will generate an 
asset management plan and financing strategy for the City of Beacon. Pattern will communicate 
regularly with City management, department heads, elected officials or other relevant 
stakeholders as to the progress of the project, seeking input and feedback whenever needed. 
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Short summaries of Team members’ roles, experience and capabilities are included below and 
resumes of key members are attached in Appendix A. All proposed Team members are full-time 
permanent employees of their respective organizations.  
 

Pattern Staff 

Jonathan Drapkin, Esq. will provide Quality Assurance/Quality Control for the City of Beacon 
Asset Management Plan. Jonathan is President and CEO of Pattern where he has developed a 
large portfolio of programs and projects. Jonathan spent his earlier years in New York City 
where he worked in the administration of Mayor Ed Koch and as Director of the NYC Council’s 
Office of Oversight and Investigation. As Sullivan County Manager he coordinated the County’s 
first long term plan for roads and bridges. He served as a member of two Governors’ 
Commissions focusing on restructuring local government. Jonathan has also taught government 
efficiency and effectiveness in Baruch College’s Masters Degree in Public Administration for 7 
years and most recently served as an adjunct lecturer at Marist teaching a course on the impact 
of anchor projects on their community. He graduated from Washington University after 
completing a year abroad at Durham University in Northern England; he then earned a Masters 
degree in economics from Long Island University, and a law degree from Benjamin Cardozo 
School of Law. Jonathan has served on the Mid Hudson's Regional Economic Development 
Council as part of their executive committee since its inception. He co-chaired the $10 million 
efforts to revitalize the cities of Middletown and Kingston. During his participation on the REDC 
he has insured housing remains as part of the regional conversation. In high demand for his 
deep knowledge of urban dynamics, Jonathan co-chaired a regional effort to amend the 
environmental review process known as SEQRA; was appointed by Governor Cuomo to serve on 
the Tappan Zee Bridge's mass transit task force and served on the oversight committee of the 
Regional Plan Association's effort to create a Fourth Regional Plan for the Tri-State area. During 
his tenure at Pattern, Jonathan and his staff have been recognized with numerous awards in 
honor of their efforts to improve the Hudson Valley. 

Andy Stewart, PhD, will serve as Project Manager for the Beacon Asset Management Plan and 
will be the main point of contact with the City. He is Senior Vice President for Research and 
Analysis at Pattern and will bring his experience in local government, the nonprofit sector and 
academic research to the project. At Pattern, he works with cities and towns on such issues as 
local government efficiency, capital planning, and community and economic development, 
while conducting regional scale research on these and related matters. Before coming to 
Pattern, Andy served three terms as Town Supervisor in Orangetown, NY, working intensively to 
cut costs, build green infrastructure, improve public access and promote economic 
development. He oversaw the sale and commercial redevelopment of 60 acres of former NYS 
hospital land owned by the Town. Prior to his election, Andy spent eleven years organizing 



City of Beacon Asset Management Plan  3 Organization 

 
Delaware Engineering, D.P.C./Pattern for Progress 10 

community improvement, environmental education and litter prevention campaigns as 
Executive Director of Keep Rockland Beautiful, Inc. His doctoral work in geography at Rutgers 
University focused broadly on the political and economic aspects of environmental 
management, with fieldwork in Central America.  

Elijah Reichlin-Melnick will assist Andy and be responsible for Data Collection and GIS. Elijah is 
a Senior Research Planner at Pattern and holds a Masters in City & Regional Planning (with a 
concentration in Housing & Real Estate) from the Bloustein School of Planning & Public Policy at 
Rutgers University and a Bachelors degree in History and Government from Cornell University. 
Prior to joining Pattern he taught elementary school for two years in New Haven, CT, as part of 
the Teach for America program, then spent seven years working in government and politics in 
the Hudson Valley, where he served in the Rockland County district offices of Congressman 
Eliot Engel and Congresswoman Nita Lowey from 2009-2013, handling constituent services, 
community relations, and coordinating grants. From 2014-2016 he worked as a Special 
Assistant to Orangetown Town Supervisor Andy Stewart, assisting with all aspects of running 
the day to day operations of the Town. At Pattern he has led government efficiency/shared 
service studies for municipalities in Rockland and Dutchess County, and works on a variety of 
planning and policy related-projects. Elijah is instrumental in demographic research and 
analysis, playing a vital coordinating role with Pattern’s Urban Action Agenda and the 
development of the Community and Housing Profiles as well as the Westchester County Profile 
with WBC. He is also highly skilled with GIS mapping.  

Robin DeGroat will be responsible for report editing and production. Robin is Vice President of 
Operations at Pattern. She manages business relations and special projects and oversees all 
aspects of the organization including membership, sponsorship, event planning, support 
management, presentation of research and financial administration. Robin plays a critical role 
with report review, layout, editing and design, scheduling meetings and organizing community 
forums, as well as preparing presentation slides and materials. Prior to joining Pattern, Robin 
served as an executive assistant at Bethel Woods Center for the Performing Arts and IBEW 
Local 1968. Her undergraduate work was done at State University of New York at Buffalo. 

 
Delaware Staff 

Mary Beth Bianconi will serve as Project Principal responsible for the Delaware Engineering 
effort. Mary Beth is a Partner and Senior Project Manager at Delaware and is a member of the 
Hudson Valley Pattern for Progress Board of Directors. She has a Masters in Regional Planning 
from SUNY Albany and has over 20 years of experience as a consultant to public and private 
entities with a focus on infrastructure and economic development. She has expertise in asset 
management plans, rate studies, tax impact analysis and funding procurement. Mary Beth has 
conducted several speaking engagements and training workshops for the New York State 
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Conference of Mayors and Municipal Officials (NYCOM), Dutchess County Planning Federation, 
NYS Economic Development Council, AIA Westchester Hudson Valley, and RPI Earth Week. Of 
note is her presentation at the NYCOM 2015 Fall Public Works Training School entitled “Never 
Argue About Your Budget Again: Public Infrastructure Master Plans and Asset Management.” 

Brock Juusola, P.E. will be responsible for wastewater infrastructure analysis in the AMP. Mr. 
Juusola is a Partner and Senior Engineer with 15 years of experience in civil and environmental 
engineering including project management. With expertise in process and mechanical 
engineering, he has designed and managed a wide variety of wastewater treatment projects 
with particular focus on rehabilitation and expansion projects. He specializes in repurposing 
existing infrastructure to reduce construction costs. He also carefully evaluates the operation 
and maintenance costs associated with upgrade options to arrive at a design that is a sound 
investment in terms of sustainability. 

Alan Tavenner, P.E. will be responsible for water infrastructure analysis in the Beacon Asset 
Management Plan. Mr. Tavenner is a Partner and Senior Engineer with 30 years of experience 
in civil engineering including the planning, permitting, design and construction of municipal 
water, wastewater, drainage and building projects. Mr. Tavenner has recently served as Project 
Manager for the design and construction of upgrades to water treatment, storage and 
distribution systems in many municipalities including the Village of Coxsackie, Town of 
Greenville, Village of Canajoharie and Village of Monroe. 

Alex Hermann, P.E./S.E. will be responsible for the structural analysis of City owned facilities 
and buildings for the Beacon Asset Management Plan. Mr. Herrmann is a structural engineer 
and project manager with broad experience in all phases of design and construction 
management of large scale commercial, industrial, institutional and residential projects. He has 
a Masters of Structural Engineering from Norwich University, a BS in Civil Engineering from 
Rensselaer Polytechnic Institute and a BS in Physics from SUNY Albany. Mr. Herrmann is a 
Registered Professional Engineer in New York and Oregon and a Registered Professional 
Structural Engineer in Massachusetts and Nebraska. 

Lindsay Ostrander will assist in Data Analysis, Report Writing and GIS mapping for the Asset 
Management Plan. Lindsay has almost 10 years of experience in preparation of water and 
wastewater engineering reports, grant writing, and permitting and funding applications. She 
was responsible for the GPS field inventory of the City of Hudson wastewater system and the 
resulting GIS mapbook. She is a Director and former Chairperson of the New York Water 
Environment Association (NYWEA) Capital District Chapter. Lindsay has a Bachelors in 
Environmental Engineering from Rensselaer Polytechnic Institute and is currently working on a 
Masters in Geographic Information Systems from Johns Hopkins University. 
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Section 4.  Fee 
 
The following Cost Proposal is based on the Scope of Services outlined in the City of Beacon’s 
Request for Proposals. The City of Beacon will be billed monthly on a time and materials basis in 
conformance with the attached Rate Schedules up to a maximum amount payable of $60,000. 
 

DE/Pattern Team Fixed Price Proposal 

Task Scope of Services Cost 

1 General Responsibilities $15,000 

2 Identifying the Condition of Local Infrastructure $20,000 

3 Identifying the Expected Levels of Services $5,000 

4 Identifying the Asset Management Strategy $10,000 

5 Identifying the Financing Strategy $10,000 

 TOTAL NOT-TO-EXCEED COST  $60,000 
 
 

Delaware Engineering, D.P.C. 
Hourly Rate Schedule 

 

Billing Category Rate/Hour  

Technical Typist / Administration $75 - $85 
Designer, Technician, Construction Inspector $95 - $120 
Senior Designer, Technician, Construction Inspector $115 - $135 
Senior Construction Manager $140 - $170 
Senior Project Manager $135 - $160 
GIS Specialist $115 - $135 
Engineer / Scientist / Planner I $95 - $135 
Engineer / Scientist / Planner II $135 - $150 
Engineer / Scientist / Planner III $140 - $155 
Senior Engineer / Scientist / Planner I $145 - $160 
Senior Engineer / Scientist / Planner II $155 - $170 
Senior Engineer / Scientist / Planner III $170 - $190 
Principal Engineer / Scientist / Planner $185 - $205 
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Pattern for Progress 

Hourly Rate Schedule 
 

Name Rate/Hour  

Jonathan Drapkin $200 
Andy Stewart $150 
Elijah Reichlin-Melnick $100 
Robin DeGroat $75 

 

 

Delaware Engineering, D.P.C. 
Reimbursable Expenses 

 
1.  Mileage @ Federal Rate 

2. Travel Expenses (Lodging, Meals) @ Federal Per Diem Rate 

3.  Telecommunications @ Cost 

4.  FedEx, UPS, US Postal, Courier @ Cost 

5. Other allowable costs  @ Cost (Plan Reproductions, Photographs, etc.) 

6. In-House Printing:       B&W  Color 
     A size - 8½” x 11” $ 0.0375 $  .375 
    B size -  11” x 17” $ 0.10  $  1.00 
    D size -  24” x 36” $ 0.50  $  5.00 
    E size -  36” x 48” $ 1.00  $ 10.00 
    other sizes    $ 0.10/s.f. $  2.50/s.f. 
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Andy Stewart, Ph.D. 
68 Sickles Ave, Nyack, NY 10960 

845-729-5590  ●   andy10960@gmail.com   ● LinkedIn 
_________________________________________________________________________ 
 
Andy has worked in government, the nonprofit sector and academia. He is an enthusiastic and practical 
problem-solver and leader who believes strongly in the value of aligning interests and finding sustainable 
solutions through collaboration. 
_________________________________________________________________________ 
 

SELECTED SKILLS 
● Government Relations 
● Team leadership 
● Project management 
● Public speaking and teaching 
● Stakeholder alignment 

● Writing and data analysis 
● Fundraising and grant writing 
● Spanish language 
● Campaign management 
● Land use planning

_________________________________________________________________________ 
 

PROFESSIONAL EXPERIENCE 
 

SENIOR VP FOR RESEARCH AND ANALYSIS, HUDSON VALLEY PATTERN FOR 
PROGRESS, NEWBURGH, NY           2018-present  
 
Consultant in government efficiency and stakeholder engagement.    
 
TOWN SUPERVISOR, TOWN OF ORANGETOWN, NY          2012-2017 
 
Three term elected supervisor of historic Hudson River town. Duties include: Supervise ten 
people overseeing staff of 300; lead town board meetings; develop annual budget of $65-70M; 
manage crisis communications; coordinate community participation; advocate organizational 
interests to all external agencies; write grants; facilitate senior staff team meetings; recruit and 
manage volunteers; research and launch policy initiatives; promote economic development; 
negotiate labor, vendor and partnership agreements. 
 

● Cut annual losses at two town golf courses by $1M through private partnership. 
● Converted 2260 street lights to LED bulbs, saving $400,000 on annual energy costs. 
● Planned redevelopment of vast former NYS hospital land with focus on data centers, 

movie studios, municipal facilities and waterfront parkland. 
● Won $6M in NYS grants for sidewalks, green infrastructure, bike paths and bridges. 
● Implemented capital planning process including design of a new town hall. 

 
Advocated for Town as Member of: 
 

● Rockland Business Association, 2001-present 
● Rockland County Solid Waste Management Authority, Board Member 2012-present 
● Rockland  County Sewer District #1, Commissioner,  2012-present 

mailto:andy10960@gmail.com
https://www.linkedin.com/in/andy-stewart-674252b/
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● Town Supervisors Association, Member, 2012-present 
● Rockland County Task Force on Water Resources Management, 2014-present  
● Planning Board, Member, Town of Orangetown, NY, 2009-2011 
● Rockland Municipal Planning Federation, 2009-present 

 
 
EXECUTIVE DIRECTOR, KEEP ROCKLAND BEAUTIFUL  2001 – 2011 
 
Increased annual budget by 95% through grants, corporate sponsors and membership drives. 
Branded organization as go-to hub of environmental education and neighborhood improvement 
activities for metropolitan county of 300,000 residents. Forged partnerships with business, 
school, government  and civic groups to fund and implement programs. Coordinated Great 
American Cleanup campaign in Rockland  County and on Hudson River shorelines, involving 
2000 volunteers and program of corporate sponsorships, volunteer recognition events, publicity 
materials and media relations. 
 
ADJUNCT, BARD COLLEGE CENTER FOR ENVIRONMENTAL POLICY  
 
ADJUNCT, VASSAR COLLEGE GEOGRAPHY DEPT - Political and economic geography 
 
ADJUNCT, PACE UNIVERSITY, RAMAPO COLLEGE, RUTGERS UNIVERSITY 
 
_________________________________________________________________________ 

 
EDUCATION 

 
Ph.D., Geography, RUTGERS UNIVERSITY, New Brunswick, NJ            
 
B.A., Science in Society, WESLEYAN UNIVERSITY, Middletown, CT                 
 

CERTIFICATIONS AND PROFESSIONAL TRAININGS 
 
Rockland Municipal Planning Federation, Land Use Board Trainings, 2009 - present 
Watershed Institute, Columbia, SC, Center for Watershed Protection, 2009 
Leadership Rockland, 2006 
Pace University Land Use Leadership Alliance, 2006 
 

SELECTED COMMUNITY INVOLVEMENTS 
 

Blauvelt Lions Club; Nyack NAACP;  Grace Church Community Breakfast. 



JONATHAN DRAPKIN 
173 Bowers Road 

Rock Hill, New York 12775 
Home: 845-796-2659          Email: jdrapkin@hvc.rr.com 

 
  
PROFESSIONAL EXPERIENCE: 

 
Pattern for Progress 
Newburgh, New York 
 
President/CEO                                           2006 – Present 
 
• Chief Executive Officer for nine-county not-for-profit policy organization, whose mission is 

improving the quality of life by promoting regional solutions for the greater Hudson Valley. 
• Manage, devise, and implement all elements of the organization’s research and programmatic 

plan of work. 
• Prepare, manage, and implement budget, fiscal, and development plan on behalf of the 

organization’s finances. 
• Serve as Pattern’s spokesperson to the media, government, and community organizations. 
• Provide staff work on behalf of the organization’s 37 member Board of Directors and its 

standing committees. 
• Developed and directs annual training program for 20 mid career professionals in 

regionalism.  
• Developed consulting component in support of organization’s mission.  
• Increased organization’s budget by 110%; more than doubled the reserve fund of 

organization 
• Pattern has been recognized six times during this period by other Hudson Valley 

organizations 
• Serve on the Executive Committee and as a member of the Mid-Hudson Regional Economic 

Development Council since its inception in 2011. 
 
Gerry Foundation             
Liberty, New York 
 
Executive Director              2000 – 2006
          
The Gerry Foundation is a $135 million family foundation whose primary mission is the 
betterment of Sullivan County, New York.  The Foundation’s major initiative has been the 
successful development, creation, and organization of a performing arts center – Bethel Woods - 
at the site of the original Woodstock Festival in Bethel, New York.   
 
• During six and a half years responsibilities changed to fit the organic structure of the project.  

Initially starting by leading the permitting, development, and conceptualization of the Arts 
Center, as the operational staff was integrated, responsibility shifted to primarily external 
affairs on behalf of the Foundation and Performing Arts Center.   Those functions included 
government relations on a Town, County, State and Federal level, community affairs, press 
relations, grant research, administration, and procurement. 

• Developed and maintained relations with Foundations in the Hudson Valley and throughout 
New York State; served as a member of the Funder’s Network for the Mid-Hudson Valley. 



• Part of the two person team leading all aspects of the development of the Art Center’s second 
facility, a 40,000 square foot Interpretive Center/Museum to recount the story of the 1969  
Woodstock Festival and the decade of the 60’s.  

• Conceived of and implemented a community revitalization project that partnered with  
Cornell University leading to the creation of a Local Development Corporation for the 
Village of  Liberty.                     

• Successfully created and managed several programs designed to enhance the quality of life in 
Sullivan County. 

• Served as the Foundation’s representative to numerous boards and commissions throughout 
Sullivan County, the Hudson Valley, and New York State. 

 
County of Sullivan, New York State  
 
County Manager             1996 – 2000 
 
• Chief Executive Officer for county government of $136 million dollar budget and 1100 full-

time and 300 part-time employees. 
• Restructured numerous divisions, departments and agencies to increase their efficiency and 

effectiveness; reduced the size of the county workforce. 
• Significantly improved county’s fiscal position as manifested by two improvements in the 

county’s  bond rating; increased sales and mortgage tax collections; elimination of the use of 
TANs and a significant increase to the fund balance. 

• Adopted budgets that reduced the tax levy over a four-year period. 
• Creation of numerous initiatives such as management training programs; the county’s first 

Visitor Association; several aesthetic improvement programs; restructuring and consolidation 
of human services. 

• Successfully coordinated creation of the county’s first economic development strategy; result 
was the first significant state grant to the county government; many of its elements have been 
successfully implemented. 

• Most significantly, led a transition in how the county thinks of itself and how others think of 
it externally in order to foster positive change. 

 
New York City Council 
 
Director – Office of Oversight and Investigation                                       1989 – 1996 
 
• Managed a professionally diverse staff that designed and conducted performance evaluations 

of city agencies and programs for the Speaker of the City Council and Council committees. 
• Created the first oversight hearings on the Mayor’s semiannual management reports. 
• Reviewed local legislation to ensure that it was implemented in accordance with the 

Council's mandate. 
• Researched and investigated management issues on behalf of the 51 Council Members and 

produced oversight hearings and reports for Council committees. 
• Advised and provided written and oral briefings to the Speaker and other Council Members 

on citywide and agency-specific management issues. 
• Interacted daily with agency officials, members of the media, advocacy groups, not-for-profit 

organizations and lobbyists. 
• Testified before Council committees on research findings of management and performance 

reviews.   



Baruch College 
Executive MPA Program 
 
Adjunct Lecturer – Urban Service Delivery                                                       Spring 1995 – 2001  
 
• Taught students to think creatively and critically about the delivery of public services and 

what are the most effective and efficient ways to provide them. 
• Topics include the use of performance measurements – their value and limitations; the role of 

competition; privatization as an option; implementing management reforms; and 
organizational alternatives in the delivery of services. 

• Course was consistently ranked among the highest in the program by students. 
 

Baruch College 
Department of Public Administration 
 
Adjunct Lecturer – Introduction to Public Administration                                         Summer 1992 
 
Office of the Mayor, City of New York 
Office of the Criminal Justice Coordinator 
 
Legislative Counsel                                                                    1987 – 1989 
 
• Formulated the Mayor's criminal justice legislative program and lobbied for its passage. 
• Analyzed and commented on city, state and federal criminal justice legislation. 
• Coordinated city agencies’ positions on legislation. 
• Chaired monthly meetings of criminal justice agency counsels and the Mayor's Substance 

Abuse Task Force's subcommittee on legislation. 
• Represented the Mayor before federal, state and local agencies. 
• Created and oversaw a comprehensive inter-agency program to expedite New York City's 

parole revocation hearing process to reduce jail overcrowding. 
 
Assistant Counsel                        1984 – 1987 
 
• Researched, evaluated and analyzed criminal justice issues and program initiatives to 

enhance the delivery of these services citywide. 
• Coordinated staff efforts to research the implications, and implementation, of the Mayor's 

recommended merger of the three New York City police forces. 
 
Klein and Heisler 
New York, New York 
 
Associate                                     1983 
 
• Prepared memoranda of law, engaged in motion practice and made court appearances in the 

areas of landlord/tenant, probate and domestic relations law. 
 
 
 
 
 



PROFESSIONAL DEVELOPMENT  
PROGRAMS:  
 
• Cornell University Training in Rural Economic Development – week long certificate 

program 2001 
• Leadership New York IV –Participant in full year leadership training program sponsored by 

the New York City Partnership and the CORO Foundation; 1992 – 1993 
• Publicworks Forum – Board member of nonprofit organization designed to foster leadership 

among New York City's government, business and nonprofit sectors; 1987 – 1989; member 
1985 – 1987 

• Conflict Management Resources, Inc. –Completed training in Community Mediation as 
Certified Trained Mediator-October 1985 

• New York City Urban Fellow – Placement with the New York City Council President Carol 
Bellamy; specialized in the capital budget and construction process; 1978 – 1979 

• National Science Foundation Traineeship in Economics – Recipient of full scholarship for 
Master's degree in economics; teaching, assistant; 1977 – 1978 

 
AWARDS: 
 
Pattern Recognition: 
 
• Council of Industry Manufacturing Champion Award (2016) 
• Hudson River Housing’s Community Builders Award (2014) 
• Rockland Business Association President’s Award (2013) 
• Orange County Association of Realtors-Recipient of Excellence in Innovation award, which 

recognizes “exceptional initiative in processes, products, technology and service delivery 
related to the real estate industry” (2009) 

• Orange County Chamber of Commerce-  President’s Award (2009) 
 
Previous Recognitions: 
 
• Sullivan County Partnership for Economic Development – Recipient of 2006 Distinguished 

Service Award for fostering the creation of multiple new programs and initiatives as well as 
significantly increasing both its funding and membership. 

• Liberty Chamber of Commerce Recipient of the 2004 Community Spirit Award for the 
creation and support of the Liberty Community Development Corporation. 

• Sullivan County Partnership for Economic Development – Recipient of the 2001 Walter 
Rhulen Award for “Business Community and Humanity.”  This is the organization’s highest 
award for leadership in the business community. 

• Sullivan County Chamber of Commerce – Recipient of the 2000 “Distinguished Service 
Award” for extraordinary dedication and service to Sullivan County. 

• American Society for Public Administration – Recipient of 1996 "Luther Gulick Public 
Service Award" for Outstanding Administrator by the New York Metropolitan Chapter.  

 
 
 
 
 
 



PRIOR BOARD SERVICE: 
 
• Facilitator-Ulster County Executive’s Economic Development Task Force 
• Member-Westchester Medical Center Task Force; Chair- subcommittee on Economic 

Development 
• Chairman - Sullivan County Partnership for Economic Development – Board of Directors 
• Member - Sullivan County Visitors Association – Board of Directors  
• Member - Sullivan County Workforce Investment Board of Directors 
• Member - Mid-Hudson Pattern for Progress, Board of Directors 
• Member - Governor’s Task Force on Local Government Reform 2002 
• Chairman - Strategic Planning Committee - Rock Hill Business and Community Association  
• Director - Sullivan County’s Joint Economic Team 
• Member – Governor Spitzer’s Commission on Local Government Efficiency and 

Competitiveness 
• Member – Hudson Valley Economic Development Corporation Board of Directors 
 
 
EDUCATION: 
 
Juris Doctor – Benjamin N. Cardozo School of Law, New York, NY; 1982 
 
M.A. Economics – Long Island University, Brooklyn, NY; 1979; GPA 4.0; Thesis: "An Analysis 
of  New York City's Capital Needs and Construction Process"; Recipient of National Science 
Foundation’s Traineeship (full scholarship) 
 
A.B. Government – Washington University, St. Louis, Missouri; 1977; graduated with honors; 
Junior Year Abroad, Durham University, England 
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  PARTNER 
     

           

Infrastructure: 

 Orange County Sewer District No. 1, Regional Approach to 
Wastewater Treatment Capacity, Orange County 

 Saratoga County Sewer District No. 1, District Expansion and 
North Plant Planning, Saratoga County 

 Guilderland – Rotterdam Water Interconnect, Albany 
County 

 Town of East Greenbush Wastewater Treatment Plant 
Upgrade and Hampton Manor Water System Evaluation, 
Rensselaer County 

 Village of Cooperstown Wastewater Treatment Plant 
Upgrade and Doubleday Field Improvements, Otsego 
County 

 Town of Catskill Wastewater Collection System, Greene 
County 

 Town of Duanesburg Wastewater Collection System, 
Schenectady County 

 Town of New Baltimore Wastewater System Upgrades, 
Greene County 

 Town of Germantown Wastewater Treatment Plant 
Upgrade, Columbia County 

 The Association of Property Owners of Sleepy Hollow Lake 
Wastewater System Upgrades, Greene County 

 Village of South Glens Falls Water and Wastewater System 
Improvements, Saratoga County 

 Town of Hartwick Water System Improvements, Otsego 
County 

 City of Hudson, ARRA Wastewater Treatment Plant 
Upgrade 

 Village of Monroe Water Master Plan and Rate 
Restructuring, Orange County 

 Water and Sewer Rate Analyses: Town of East Greenbush 
and Villages of Monroe, Canajoharie, Chatham, Fishkill and 
Stillwater, and Rensselaer, Orange, Montgomery, 
Columbia, Dutchess and Saratoga Counties 

 Village of Coxsackie Water and Wastewater System 
Upgrades, Greene County 

 Village of Liberty Water and Wastewater System Upgrade, 
Sullivan County 

 Village of Canajoharie Wastewater Treatment Plant 
Efficiency Project, Montgomery County  

 Town of Windham, NYCDEP New Infrastructure Program, 
Wastewater Facilities, Windham and Hensonville, Greene 
County 

 Village of Hunter, NYCDEP New Infrastructure Program, 
Wastewater Facilities, Hunter, Greene County 

Profile: 

Mary Beth Bianconi is a Partner and Senior 
Project Manager with over 20 years of 
experience as a consultant to public and 
private entities with a focus on infrastructure 
and economic development. She applies her 
expertise to conceptualizing, permitting and 
financing small and large scale municipal 
infrastructure projects as well as providing 
assistance to community planning and zoning 
boards in conducting site plan, subdivision and 
variance reviews in conformance with local 
and state codes, the State Environmental 
Quality Review Act (SEQRA) and, if necessary, 
the National Environmental Policy Act (NEPA). 

 
Education: 

MRP, Master of Regional Planning, State 
University of New York at Albany, 2011 

BA, State University of New York at Geneseo, 
1989 

Hudson Valley Pattern for Progress Fellows 
Program 2016-2017 
 
Professional Affiliations: 

Hudson Valley Pattern for Progress Board 
of Directors, 2017 
 
Employment History: 

Delaware Engineering, D.P.C., Albany, NY: 
2005- Present 

Veolia Water, NA, Houston, TX: 2004-2005 

Delaware Engineering, P.C., Albany, NY: 1998-
2004 

Rust Environment & Infrastructure, Albany, NY: 
1996-1998 

Chas. H. Sells, Inc., Bedford Hills, NY: 1991-1996 

C.T. Male Associates, P.C., Latham, NY: 1990 

Gates Hudson, Sterling, VA: 1989 
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SEQR & Economic Development:  

 Hyde Park Town Center Plan, Town of Hyde Park, Dutchess County, Funded by NYSERDA Cleaner Greener 
Communities  

 Oneonta Railyards, Economic Development Master Planning and Generic Environmental Impact Statement, 
County of Otsego Industrial Development Agency  

 Soldier On Ann Lee Home Facility, Albany County  

 Fountain Flats Commerce Park, Town of Coxsackie, Greene County, Economic Development Master Planning 
and Generic Environmental Impact Statement, Greene County Industrial Development Agency  

 Exit 21B Destination Retail Project, Towns of Coxsackie and New Baltimore, Greene County, Generic 
Environmental Impact Statement, Greene County Industrial Development Agency  

 Pony Farms Industrial Park Economic Development Master Planning and SEQR, Town of Oneonta, Otsego 
County, County of Otsego Industrial Development Agency  

 Greene County Regional Infrastructure Inventory, County-wide, Funded by NYS Empire State Development  

 Beekman Town Center Infrastructure Study, Town of Beekman, Dutchess County  

 SEQR Review and Local Regulatory Review Assistance: Town of Thompson, Sullivan County; Town of Harpersfield, 
Delaware County; Towns of Catskill, Cairo, Coxsackie, Greenville, Hunter, and Windham and Villages of 
Coxsackie and Tannersville in Greene County; Town of Amsterdam, Montgomery County  

 Hunter Mountain West Expansion, Peak Resorts, Hunter, Greene County  

 Greene County New Jail, Greene County  

 Planning Reviews and SEQR Support for Resorts World (Casino) and Thompson Education Center, Town of 
Thompson, Sullivan County  

 Planning Reviews and SEQR Support for Commercial Solar Installations in Greene and Delaware Counties  
 

Special Projects:  

 Greene County Emergency Communications Infrastructure  

 Highway Garages, Town of Windham, Greene County and Town of Wawarsing, Ulster County  

 Excess/Shared Parking, Catskill, Greene County  

 Intermunicipal Agreements: Village of Castleton-on-Hudson/Town of Schodack; Town of Guilderland/Town of 
Rotterdam; Village of Catskill/Town of Catskill; Village of Coxsackie/Town of Coxsackie; Village of 
Coxsackie/Town of New Baltimore; Town of Amsterdam/ City of Amsterdam  
 

Selected Speaking Engagements:  

 New York State Conference of Mayors and Municipal Officials (NYCOM) Public Works Training School Speaker:  
2018 – Drainage Districts  
2017 – Grants  
2016 – Infrastructure Plans of Finance  
2015 – Infrastructure Master Plans & Asset Management 

 Dutchess County Planning Federation Speaker: How to Read a Site Plan, 2009 & 2016; Site Plan Review for 
Accessibility, 2017  

 AIA Westchester Hudson Valley Speaker: Site Plan Review for Accessibility, 2017  

 RPI Earth Week Speaker: Gray Vs. Green Infrastructure, 2016  

 NYS Economic Development Council Speaker: Developing Shovel Ready Sites, 2016  



 DELAWARE ENGINEERING, D.P.C.                                      BROCK JUUSOLA, P.E. 
  SENIOR PROJECT MANAGER/ENGINEER 
     

           

Water: 

 Tuxedo Reserve Water System, Project Engineer/Manager, 
Town of Tuxedo, Orange County 

 Saratoga County Water Authority WTP Upgrades, Project 
Engineer/Manager, Town of Moreau, Saratoga County 

 Water Storage, Pumping and Distribution Improvements, 
Project Engineer/Manager, Town of Amsterdam, 
Montgomery County 

 Town of East Greenbush Joint Water System Improvements, 
Project Engineer, Rensselaer County Water and Sewer 
Authority, Rensselaer County 

 West End Water District Extension, Project Engineer, Town of 
Guilderland, Albany County 

 APO of Sleepy Hollow Lake Water Treatment and 
Distribution System, Systems Engineer, Greene County 

 Water Distribution Upgrades, Project Manager, Town of 
Waterford, Saratoga County 

 
Wastewater: 

 Kent Manor Wastewater Treatment Plant Construction, 
Project Engineer/Manager, Town of Kent, Putnam County 

 Meadows at Deans Corners Wastewater Treatment Plant 
Construction, Project Engineer/Manager, Town of 
Southeast, Putnam County  

 Village of Canajoharie Wastewater Treatment Plant 
Upgrades, Project Engineer, Village of Canajoharie, 
Montgomery County 

 Tuxedo Reserve Wastewater Treatment Plant, Project 
Engineer/Manager, Town of Tuxedo, Orange County 

 City of Hudson Wastewater Treatment Plant Upgrades, 
Project Engineer/Manager, City of Hudson, Columbia 
County 

 Village of Athens Wastewater Treatment Plant Upgrades, 
Project Engineer/Manager, Village of Athens, Greene 
County 

 
Stormwater:  

 Lake Street Rehabilitation, Project Engineer, Village of 
Fleischmanns, Delaware County  

 
 
 

Profile: 

Mr. Juusola is a Senior Project Manager with 
almost 15 years of experience in a wide variety 
of water, wastewater and municipal 
engineering projects. His experience ranges 
from serving as the project engineer on a 43 
million gallon per day wastewater treatment 
plant upgrade to dealing with day-to-day 
construction challenges as a construction 
inspector. Mr. Juusola’s experience in all phases 
of a project, from planning to design to 
construction, results in a broad outlook with a 
balanced and realistic approach. His areas of 
expertise include water and wastewater 
process engineering and optimizing and 
retrofitting existing infrastructure. 

 
Education: 

BS, Civil Engineering, University of Minnesota, 
2003  
 
Certifications and Training: 

Licensed Professional Engineer in New York 
(License #086662-1) 

40-hour HAZWOPER Trained (40 CFR 1910.120) 
and Confined Space certification 
 
Professional Affiliations: 

American Society of Civil Engineers 

New York Water Environmental Association 

Water Environment Federation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 



 DELAWARE ENGINEERING, D.P.C.                                      ALAN W. TAVENNER, P.E. 
  SENIOR ENGINEER 
     

           

Water:  

 Water Filtration Plant, Coxsackie, NY, Engineer 

 Water System Improvements, Middleburgh, NY, Project 
Manager/ Lead Engineer 

 Water System Improvements, Village of Hunter, NY, 
Engineer/ Project Manager 

 New Water System, Town of Ashland, NY, Engineer 

 Water System Improvements, Windham, NY, Engineer 

 Water System Improvements, Greenville, NY, Project 
Manager/ Engineer 
 

Wastewater: 

 Wastewater Extension and Plant Rehabilitation, Town of 
Greenville, NY, Engineer 

 Wastewater District Formation and Construction, Catskill, 
NY, Lead Engineer/ Project Manager 

 Wastewater System Improvements, Catskill, NY, Project 
Manager 

 Wastewater Plant Evaluation and Modification, Village of 
Canajoharie, NY, Lead Engineer 

 
Municipal Buildings: 

 Firehouse Addition, McKownville Fire Department, 
Guilderland, NY, Engineer 

 New Municipal Complex, Town of Blenheim, NY, Engineer 

 New Highway Garage/ Town Hall, Town of Fulton, NY, 
Engineer/ Designer 

 
Special Projects: 

 Main Street Revitalization and Gateway Improvements, 
TEA-21 Grant Implementations, Village of Schoharie, NY 

 

 

 

 

 

 

 

 

Profile: 

Mr. Tavenner has over 30 years of experience 
in the planning, permitting and design of 
environmental projects including municipal 
water, sewer, drainage, and building projects. 
He is also highly experienced in investigation, 
feasibility studies, and design of remedial 
measures for polluted industrial sites.   
 
Education: 

MS-Civil Engineering, University of Missouri, 
Columbia (May 1985) 

BS-Geological Engineering, University of 
Missouri, Rolla (May 1983) 
 
Certifications: 

Professional Engineer, New York State 
(License # 068083), March 1991 

 
Employment History: 

1998-present:  Delaware Engineering,  

1995 - 1998:  RUST Environment & Infrastructure, 
Albany, New York 

1989 - 1995: Dunn Geoscience Corporation, 
Albany, New York 

1985 - 1989: U.S. Environmental Protection 
Agency, Superfund Branch, Dallas, Texas 

 
 

 

 

 

 

 

 

 

 



 DELAWARE ENGINEERING, D.P.C.                                      ALEX HERRMANN, P.E./S.E. 
  STRUCTURAL ENGINEER / PROJECT MANAGER 
     

           

Municipal Buildings: 

 Town Hall Renovations and Highway Garage Construction, 
Fulton Municipal Complex, Schoharie County, New York, 
Structural Engineer 

 West Fulton Fire House Upgrade and Redesign, Schoharie 
County, New York, Designer and Structural Engineer 

 Wawarsing Highway Garage Upgrade, Ulster County, New 
York, Structural Engineer 
 

Educational Institutions: 

 University Buildings and Dormitories, Froelich Engineers, Inc., 
Portland, Oregon, Project Manager/ Engineer 

 University of Oregon Bean Hall Residence Hall Upgrades, 
Eugene, Oregon, Structural Engineer 

 Reynolds High School Renovations and Upgrades, 
Troutdale, Oregon, Project Manager 

 Design and Detail of building demolition and 
reconstruction, Carleton College, Northfield, Minnesota, 
Structural Analyst 

 

Special Projects:  

 Lake Street Rehabilitation, Project Engineer, Village of 
Fleischmanns, Delaware County  

Profile: 

Mr. Herrmann is a project manager and 
professional structural engineer with expertise 
in the analysis, design and detailing of various 
types of gravity and lateral building systems 
utilizing wood, masonry, concrete and steel. 
He has broad experience in all phases of 
design and construction management of 
large scale commercial, industrial, institutional 
and residential projects. His work experience 
includes structural analysis and design, project 
management and collaboration across engi-
neering disciplines, preparation of drawings 
and specifications, review of construction 
submittals, field inspections and communi-
cations with clients and contractors. He is 
experienced in advanced analysis including 
flexible, semi-rigid and rigid diaphragm 
analysis, drift and stiffness calculations, and 
dynamic and non-linear analysis. Mr. Herrmann 
is also proficient in the use of structural analysis 
software packages and is very familiar with 
applicable building codes and standards (ACI, 
AISC, NYSBC, IBC).  
 
Education: 

Master of Structural Engineering, Norwich 
University, 2015 

BS, Civil Engineering, Rensselaer Polytechnic 
Institute, 2013 

BS, Physics, State University of New York at 
Albany, 2011 

American Concrete Institute  

Rensselaer Polytechnic Institute, Senior 
Capstone Mentor 
 
Certifications and Training: 

Registered Professional Engineer in New York 
and Oregon 

Registered Structural Engineer in Massachusetts 
and Nebraska 
 
Professional Affiliations: 

American Society of Civil Engineers 

American Institute of Steel Construction 

American Concrete Institute 

Rensselaer Polytechnic Institute, Senior 
Capstone Mentor 
 

 



 DELAWARE ENGINEERING, D.P.C.                                      LINDSAY M. ALLEN 
  ENGINEER/PERMITTING/GIS 

     

Project Financing Experience: 

 Town of Guilderland/Town of Rotterdam Water 
Interconnection  

 Town of East Greenbush WWTP Upgrade 

 Village of Coxsackie Water and WWTP Upgrades 

 Village of Millbrook Water and WWTP Upgrades 

 Village of South Glens Falls Water and Wastewater 
Collection Upgrades 

 Village of Mt. Kisco Water System Upgrades 

 Village of Middleburg WWTP Upgrade 

 Village of Sharon Spring Water and WWTP Upgrades 

 Town of Germantown WWTP Upgrade 

 Town of Greenville Wastewater System Upgrade 

 Town of Cairo Water and WWTP Upgrades 

 Town of Catskill Wastewater Collection System 

 Town of Duanesburg SD #3 

 Town of New Baltimore WWTP Upgrade  

Grant and Technical Writing Experience: 

 Town Comprehensive Plan Update, Town of Germantown, 
Germantown, NY, Grant/Technical Writer, 

 NYSDOS Local Waterfront Revitalization Planning Grant, 
CFA 2015, Germantown, NY, Grant/Technical Writer 

 OPRHP Environmental Protection Fund Municipal Grant, 
Catskill, NY, Grant/Technical Writer 

 NYSEFC and NYSDOH CWSRF and DWSRF Funding 
Applications, Multiple Municipalities, Grant/Technical Writer 

 USDA Grant Applications, Village of Liberty, NY, 
Grant/Technical Writer 

 
Project Experience:  

 NYS Office of the State Comptroller Approval, Multiple 
Municipalities, Engineer 

 Mapping of Combined Sewer System, City of Hudson, NY, 
Engineer 

 Hunter Corridor Regional Planning Study, Hunter, NY, 
Engineer 

 Ashland CWC Stormwater Assessment, Ashland, NY, 
Engineer  

 
Previous Experience: 

 Public Service of New Hampshire (PSNH),Manchester, NH, 
GIS Technician 

 QCQA Labs, Inc., Schenectady, NY, Technician 

Profile: 

As part of the engineering group, Ms. 
Ostrander is responsible for assisting senior 
engineers and management in various 
companywide projects.  She has contributed 
to water and wastewater projects through 
preparation of engineering reports permit 
applications and associated mapping 
services.  She performs tasks related to NYSHPO 
approval, NYSEQR and USDA, NYSEFC, and 
NYSDOH Grant and Loan applications and 
administration.     

 
Education: 

BS, Environmental Engineering, Rensselaer 
Polytechnic Institute, 2009 

MS, Geographic Information Systems, Johns 
Hopkins University, expected 2019 
 
Certifications and Training: 

4-hour NYS Erosion and Sediment Control 
Training 

Nuclear Gauge Safety Training Program 
(Troxler) 

Certified NYS HMA Density Testing Inspector 
 
Professional Affiliations: 

New York Water Environment Association – 
Capital Chapter Young Professional 
Chairperson 
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