
CITY OF BEACON

One Municipal Plaza - Courtroom

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

The Zoning Board of Appeals will meet on Tuesday, January 15, 2019 in the Municipal Center Courtroom. A training work session will take place at 

7:00 p.m. and the regular meeting will begin immediately thereafter, but not later than at 7:30 PM.

1. Application submitted by Marino Espinoza, 362 Verplanck Avenue, Tax Grid No. 30-6054-29-105838-00, R1-5 Zoning District, for relief 

from Section 223-17(C) to construct a one-story rear kitchen addition with a 1.6 side yard setback (10 ft. required)

2. Continue public hearing on application submitted by PIE Developers, 53 Eliza Street, Tax Grid No. 30-6054-29-031870-00, R1-5 Zoning 

District, seeking relief from Section 223-17(C) for a Use Variance (and possible Area Variance) to allow a 9-unit multi-family development

3.
Miscellaneous Business

Change meeting date – Wednesday, February 20, 2019 (due to President’s Day Holiday)



City of Beacon Planning Board
1/15/2019

Title:

362 Verplanck Avenue

Subject:

Application submitted by Marino Espinoza, 362 Verplanck Avenue, Tax Grid No. 30-6054-29-105838-00, R1-5 Zoning 
District, for relief from Section 223-17(C) to construct a one-story rear kitchen addition with a 1.6 side yard setback 
(10 ft. required)

Background:

ATTACHMENTS:

Description Type

362 Verplanck Avenue Application Application

362 Verplanck Avenue EAF EAF

362 Verplanck Avenue Site Plan Plans

362 Verplanck Survey Plans























City of Beacon Planning Board
1/15/2019

Title:

53 Eliza Street

Subject:

Continue public hearing on application submitted by PIE Developers, 53 Eliza Street, Tax Grid No. 30-6054-29-
031870-00, R1-5 Zoning District, seeking relief from Section 223-17(C) for a Use Variance (and possible Area 
Variance) to allow a 9-unit multi-family development

Background:

ATTACHMENTS:

Description Type

1.7.19 - 53 Eliza - Supplemental Submission - Cover Letter Cover Memo/Letter

1.7.19 - 53 Eliza - Supplemental Submission - Exhibit A - 

Inc. Tabs 1 and 2
Backup Material
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        January 3, 2019 

Mr. Robert McAlpine 
McAlpine Construction Company, Inc. 
179 Main Street 
Beacon, NY 12508    
 

        Re: 53 Eliza St. – Beacon, NY  
 

Mr. McAlpine,  
 

Pursuant to your request, let this letter serve as a Broker Opinion of Value and Use for the 
property located at 53 Eliza St. in Beacon, New York 12508.  
 
I, Thomas M. Cervone, member of CR Properties Group, LLC a CT & NYS licensed real estate 
brokerage firm, with offices located at 295 Main Street, City of Poughkeepsie, County of 
Dutchess, State of New York, report that I am familiar with the real estate values in the County 
of Dutchess, and that I know the parcel located at 53 Eliza St. in the City of Beacon, New York 
also known as tax grid number 6054-29-031870.  
 
The land parcel is a +/-.69-acre lot with two commercial buildings totaling approximately 
6,920± square feet located in a residential area. The site is located immediately north of a one-
way residential street, there is limited access to main roads and highways for tractor trailers and 
commercial transportation, and the existing buildings are positioned in such a way as to inhibit 
commercial ingress and egress. Therefore, it would be challenging to find a commercial buyer.  
 
In my opinion, the highest and best use of the parcel is residential development versus the 
existing commercial usage. Additionally, residential would be more compatible with the 
general neighborhood. 
 
In summary, our opinion of value of the 53 Eliza St. property in its existing condition would be 
$427,000. Based on its limited nonconforming commercial usage it is unlikely to attract a 
commercial application. An approved site with a conforming residential project would be 
valued closer to $100,000 per dwelling unit. 
 
Kindly call my office (845)485-3100 to discuss the matter in further detail. Alternatively, my 
email address is tom@crproperties.com.  

 
Feel free to visit our website www.crproperties.com for additional resources.  
 
Thank you.  
 Sincerely, 

 
 Thomas M. Cervone, Member 

              CR Properties Group, LLC 
Enclosure  
TMC/mmg 

Notable Clients 
IBM 

Iron Mountain 
Jenny Craig 

Kaiser-Permanente 
KIA 

Kimco Realty Trust 
Kraft 

LA Weight Loss  
Laidlaw Transit 
Liberty Travel 

Lincoln-Mercury 
Lone Star Steak House 

Mail Boxes Etc. 
Mall Properties 
Marist College 

Mavis Tire 
McCollister’s 

Transportation Group  
McDonalds  

MDS Laboratories 
New York Times 

OGO 
Orkin 

Pella Windows 
Perkins 

Philip Morris, Inc. 
Pizzagali Development 

Price Chopper 
Supermarkets 
Praxair, Inc. 

Priceless Kids 
Pro Golf Discount 
Pyramid Company 

RE Michaels 
Rite-Aid 

Roe Movers 
Ryder 

Saint Francis Hospital 
Sally Beauty 

Saturn 
Sprint  

Staples, Inc. 
Stewart’s Ice Cream  

Strober King 
Taco Bell 

Taylor Manufacturing 
TJ Maxx 

United Refrigeration 
UPS 

Vassar College 
Vassar Brothers  

Volvo Cars of America 
VW 

Wal-Mart 
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McGrath Realty Inc. 
20 Corporate Park Drive Suite C 
Hopewell Jct. New York 12533 

845-896-5444 
kmcgrath@mcgrathrealtyinc.com 

 
January 7, 2019 
Mr. Ed Pietrowski 
P&D Electric of Hudson Valley Inc. 
53 Eliza Street 
Beacon NY 12508 
 
                            RE: 53 Eliza Street Beacon NY 
                            Tax ID No.: 132800-6054-29-031870     .69 Acres 
                            County of Dutchess State of New York USA 
 
 
Dear Mr. Pietrowski 
 
In accordance with your request, I have reviewed the subject property for developing an opinion as to its 
market value.  I have reviewed pertinent data gathered by Valuation Consultants in the investigation of 
the subject property. The subject property is located at 53 Eliza Street Beacon NY land consisting of +-
.69 acres; County of Dutchess, State of New York. The subject property includes two commercial 
buildings totaling approximately 6,920 +- total Sq. Ft. along with all easements. 
 
Zoning: The property is zoned in the “R1-5”single family residential district, permitting single family 
homes on 5,000 Sq. Ft. lots.  The existing use is a non-conforming commercial use in the current 
residential zoning. Therefore, the commercial use substantially reduces the market rate value of the 
property. 
  
Utilities: City water & Sewer, electric & gas.  
 
Environmental Report: On file, deemed clean, verify with owner 
 
Property Assessment:   Land               $ 25,000 
                               Building              $508,500 
                              Total                          $533,500 
 
 
 
Property Taxes:    School   $11,377.73 
                   Town/County   $  8,764.20 
                   Total Taxes      $20,141.93 
 
 
 



 

 

Location: The property is located at 53 Eliza Street Beacon NY; County of Dutchess, State of New 
York.” It is approximately 50 miles north of New York City. The subject property is located within a 
residential neighborhood district, positioned approximately one and a half blocks from Main Street, a 
major retail shopping district, consisting of commercial, retail, hotel, hospitality, restaurants, apartment 
housing and office. The subject use is a non-conforming commercial use, located in a residential 
neighborhood.  
 
Its location in a residential area makes it a difficult property to market commercially. The sales comparison 
analysis previously done by Valuation Consultants compares this parcel to properties on main roads and 
not in the middle of a residential area. It also assumes that properties sold would continue in their previous 
use (office building etc.). The current use of this property as a contractors yard is probably its best use 
commercially but most contractors rent yards. Consequently, this parcel is not viable as a commercial 
property and its best use would be residential.  
 
Improvements: The site improvements are considered structurally sound but are in need of some 
renovations. The property is currently being utilized by the owner for an electrical company operation. 
The property is improved with two buildings: a warehouse structure, consisting of 3,420 Sq. Ft., and a 
main commercial office structure consisting of approximately 3,500 Sq. Ft. Total 6,920 +- Sq. Ft.  
 
 
Site/Acreage: The total parcel consists of approximately .69 +- acres of commercial property, located in 
a residential neighborhood.   
 
 
Based upon my familiarity with the subject property, our knowledge of property values in the City of 
Beacon, as well as our knowledge of the Dutchess County real estate market in general, it is our opinion, 
that the market value of the subject property, as of January 3, 2019, was: 
 
6,920 Square Feet of existing buildings @ $65.00 per Square Feet 

FOUR HUNDRED FIFTY THOUSAND DOLLARS 
($450,000.00) 

 
This is an opinion of value. If you have any questions regarding our analysis, please do not hesitate to 
contact our office.  We appreciate the opportunity of consulting with you on this matter. 
 
 
 
Very truly yours, 

Kevin McGrath 
President 
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Title:

Change Meeting Date

Subject:

Miscellaneous Business
Change meeting date – Wednesday, February 20, 2019 (due to President’s Day Holiday)

Background:


