
BEACON PLANNING BOARD

One Municipal Plaza - Courtroom

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

The Planning Board will meet on Tuesday, February 11, 2020 in the Municipal Center Courtroom. A work session will take place at 7:00 PM for a 

training workshop, discussion of agenda items and/or topics of interest to the Planning Board. The regular meeting will begin immediately thereafter, 

but not later than 7:30 p.m.

• Regular Meeting

1. 248 Tioronda Avenue

Continue public hearing on application for Subdivision and Site Plan Approval relative to Concept Plan Approval, Mixed Use 

Development, 248 Tioronda Avenue, submitted by Chai Builders Corp 

2. 296 Main Street

Continue review of application for Site Plan Approval relative to Special Use Permit Approval, Bar and Arcade, 296 Main Street, 

submitted by Happy Valley Arcade, LLC 

3. 16 West Main Street

Continue review of application for Site Plan Approval, Multi-Family Residential (62 units), 16 West Main Street, submitted by Farrell 

Building Company

• Miscellaneous Business

1. Zoning Board of Appeals

Zoning Board of Appeals – February agenda

2. One Forrestal Heights

One Forrestal Heights – Existing Wireless Telecommunications Facility Equipment Upgrades

3. Review Local Law

City Council request to review proposed Local Law regarding three month extension of Water Moratorium on residential and 

commercial development

4. Traffic Safety Committee Appointment

Consider adoption of a Resolution appointing a Planning Board member to the Traffic and Safety Planning Committee

5. Edgewater

Consider request for a six (6) month extension of Subdivision and Site Plan Approval – Edgewater

• Architectural Review

1. 10 Duncan Street

Single Family House – Duncan Street

2. St. Luke's Place

Single Family House – St. Luke’s Place Subdivision, Lot 3

3. 188 Main Street

Certificate of Appropriateness – Sign; 188 Main Street

4. 418-420 Main Street

Certificate of Appropriateness – Façade Improvements & Sign; 418-420 Main Street



City of Beacon Planning Board
2/11/2020

Title:

248 Tioronda Avenue

Subject:

Continue public hearing on application for Subdivision and Site Plan Approval relative to Concept Plan Approval, 
Mixed Use Development, 248 Tioronda Avenue, submitted by Chai Builders Corp 

Background:

ATTACHMENTS:

Description Type

248 Tioronda Cover Letter Cover Memo/Letter

248 Tioronda - Sheet 1 Title Plans

248 Tioronda - Sheet 2 Existing Conditions Plans

248 Tioronda - Sheet 3 Site Plan Plans

248 Tioronda - Sheet 4 Grading Plans

248 Tioronda - Sheet 5 Erosion & Sediment Control Plans

248 Tioronda - Sheet 6 Utility Plan Plans

248 Tioronda - Sheet 7 Utility Profiles 1 Plans

248 Tioronda - Sheet 8 Utility Profiles 2 Plans

248 Tioronda - Sheet 9 Landscape Plan Plans

248 Tioronda - Sheet 10 Photometric Lighting Plan Plans

248 Tioronda - Sheet 11 Vehicle Maneuvering Plans

248 Tioronda - Sheet 12 Site Details Plans

248 Tioronda - Sheet 13 Storm Sewer Details Plans

248 Tioronda - Sheet 14 Erosion Control Details Plans

248 Tioronda - Sheet 15 Water System Details Plans

248 Tioronda - Sheet 16 Sanitary Sewer Plans

248 Tioronda - Sheet 17 Landscaping Notes Plans

Engineer Review Letter Consultant Comment

Planner Review Letter Consultant Comment

DOCS-#699825-v2-

248_Tioronda_Subdivision_Site_Plan_Resolution
Resolution
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HUDSON VALLEY   •   CAPITAL DISTRICT   •   NORTH COUNTRY   •   WESTCHESTER   •   NASHVILLE, TN 

Chazen Engineering, Land Surveying & Landscape Architecture Co., D.P.C. (New York) 
Chazen Engineering Consultants, LLC (Tennessee) 

 
January 28, 2020 
 
Mr. John Gunn, Chairman 
and Members of the Beacon Planning Board VIA HAND DELIVERY 
Beacon City Hall 
1 Municipal Center 
Beacon, New York 12508 

Re:   Response to John Clarke Comments dated 01/10/2020, and Lanc & Tully Comments dated 01/08/2020, 
248 Beacon Holdings LLC - Fishkill Creek Development Site Plan for 248 Tioronda Avenue  
(Formerly Beacon 248 Development, LLC, Multifamily Development) 
248 Tioronda Avenue, City of Beacon, Dutchess County, NY 
Chazen Project #81750.00 

Dear Chairman Gunn and Members of the Beacon Planning Board: 

The following is a point-by-point response to the above referenced comments.     

JOHN CLARKE COMMENTS DATED January 10, 2020 

1.  On the Site Plan Sheet C130: 

a. The walkway along the green and above the retaining wall was supposed to be the ADA-
compliant section of the Greenway Trail. The short set of stairs that has now been relocated to 
this path close to Building 100 should be removed to preserve this desirable feature. 

Response: The stairs have been relocated accordingly. 

b.  The Greenway Trail surface material should be included in the Legend and as a detail. 

Response: Greenway trail surface material is in Legend, and a Detail 25/C530 is provided. 

c.  I recommend a sidewalk along the upper parking area between buildings 100 and 200, so that 
employees and residents do not have to walk in the main vehicle access lanes. Lighting and 
landscaping should be adjusted to accommodate an interconnected sidewalk system. 

Response: This adjustment has been incorporated into the plan. 

d.  The applicant should coordinate the placement of the northern emergency access gate and the 
type of proposed barrier on the southern end of the emergency access lane with the Fire Chief and 
Board. 

Response: Per the guidance of the fire chief, the gate has been moved as close to Wolcott Ave. 
as possible to prevent cars from parking and blocking the gate.   

http://www.chazencompanies.com/
http://www.chazencompanies.com/
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2.  On the Landscape Plan Sheet C180: 

 The number of proposed trees has been reduced since the last version of the Landscape Plan, 
particularly evident on the central green and in front of Building 100. The fronts of all the 
buildings should have more trees and shrubs, rather than just riverstone beds with a scattering of 
smaller plantings. 

Response: The number of proposed trees has been increased to reflect the plantings displayed 
in the architectural simulations, both in front of Building 100 as well as the residential 
buildings. A mix of native trees, shrubs, and perennial grasses has also been included.  

b.  I suggest that bioretention area 2 be a somewhat more naturalistic shape. 

Response: Bioretention area 2 has been reshaped. 

3.  For the Lighting Plan Sheet 190, the fixture specifications should be provided to show compliance the 
standards in the recently amended Section 223-14 B, including color temperature and color rendering 
index. 

Response: The color temperature and the color rendering index have been added to the lighting 
schedule on sheet C190.   

4.  For the previously submitted building plans: 

a.  The proposal should be referred to the Architectural Review Subcommittee to assess the building 
design and consistency with the architectural standards in Section 223-41.13 I. For example, 
individual window panes shall be greater in height than width and tinted glass shall not be 
permitted. 

Response:  Architectural Review Subcommittee meeting has been set up for February 14, 2020 
at 11:00 a.m. 

b.  The City Council Concept Plan approval included a condition that the Planning Board review 
rooftop structures, including the stair and elevator bulkheads, to ensure that they are designed to 
the minimum dimensions necessary and that all rooftop structures have appropriate screening. 

Response:  These features are shown on the most recent architectural submittal. 

c.  Any fixed roof and terrace plantings and any rooftop accessory equipment should be described on 
the plans. 

Response:  These features are shown on the most recent architectural submittal. 

LANC AND TULLY COMMENTS DATED January 8, 2020 

1. We have reviewed the recently submitted Stormwater Pollution Prevention Plan (SWPPP) for the project 
and have found it to be acceptable. 

Response: Comment noted. 
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2.  Dutchess County Department of Health (DCDOH) approvals will be required for the water and sewer 
systems. Applicant has stated that the plans have been submitted to DCDOH. 

Response:  Comment noted. 

 

 

Sheet C130 - Site Plan: 

1.  As previously mentioned, we would recommend that emergency access gates also be provided along 
the emergency access road in front of Building 200 to prevent vehicular traffic from parking along the 
emergency access road. A leader has been provided, but there is no gate shown on the plans. This shall 
be updated to show a gate. 

Response:  Flexible bollards are proposed near the ADA parking for the residential buildings and 
were reviewed with the fire chief for this location. 

2.  There are two proposed FFE's for Building 100. This should be fixed accordingly on all sheets. 

Response: The terrace elevation is now labeled as terrace instead of FFE. 

Sheet C140 - Grading Plan: 

1.  The water elbow and tees shown on the plan should be removed where not needed and lightened else 
where to match the line weight and color of the proposed water main shown. 

Response: Elbows hand tees have been lightened 

Sheet C160 - Utility Plan: 

1.  As previously mentioned, stationing should be provided on the plan for the water, sewer and storm 
drainage pipe runs. 

Response: Stationing has been added, as well as storm water profiles 

2.  The size, material and slope of the drainage line proposed between drainage structures CB-14 and 
DMH-3, and DMH-3 to FES-6, should be labeled on the plan. 

Response: Labels have been added to the plan. 

3.  The rim elevations, and pipe invert elevations for drainage lines into and out of drainage structures CB-
14, DMH-3 and FES-6 should be labeled on the plan. 

Response: Labels have been added to the plan. 

4.  The size of the water service lines to Building 100 should be labeled on the plan. 

Response: Labels have been added to the plan. 

Sheet C161- Utility Profiles: 
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1.  The watermain size and material shall be called out on the profile. 

Response: Callouts have been added to the profile. 

2.  Stationing for any valves, service line connections, tees, bends and watermain crossings shall be 
included on the watermain profile. 

Response: Callouts have been added to the profile. 

3.  The watermain profile should be updated to show the crossing between CB-11 and CB-2. 

Response: The crossings have been added to the profile. 

4.  Stationing for any sewer crossings and proposed manholes shall be included on the sewer profile. 

Response: The stationing of crossings are included in the sewer profile. 

5.  The storm crossing on the sewer profile prior to Building 100 should be labeled as to the pipe size and 
pipe invert elevation. 

Response: The crossing has been labeled. 

Sheet C530 - Site Details: 

 The emergency access gate detail should be reviewed with the building department and fire 
department to ensure it will meet with their acceptance. Applicant states this will be reviewed. 

Response: We have coordinated and will continue to coordinate w/ building/fire inspector. 

The following items are enclosed: 
o Site Plan Set revised January 28, 2020 (8 copies) 

If you have any questions or need anything further, please call me at 845-486-1510. Thank you. 

Sincerely, 

 
Larry Boudreau, RLA (GA & NY), MBA 
Director of Land Development 
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Environmental & Safety Professionals

Planners

Landscape Architects

Proud to be Employee Owned

Land Surveyors

Westchester NY Office: Chattanooga Tennessee Office:
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LANDSCAPE PLAN

C180

9

SITE LEGEND:

25
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 LIGHTING LEGEND:

LIGHTING NOTES:

LIGHTING FIXTURE DETAIL

PEDESTRIAN SCALE

NOTES:

TOP VIEW

SECTION VIEW

LIGHTING FIXTURE DETAIL

PARKING AREA

NOTES:

PHOTOMETRIC LIGHTING PLAN

PHOTOMETRIC LIGHTING PLAN
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 LIGHTING  STATISTICS:



POB

POB

Call Before You Dig
Wait The Required Time
Confirm Utility Response
Respect The Marks
Dig With Care

800-962-7962
www.digsafelynewyork.com

Dig Safely.
New  York

“ ”

Engineers

Environmental & Safety Professionals

Planners

Landscape Architects

Proud to be Employee Owned

Land Surveyors

“ ”

Engineers

Environmental & Safety Professionals

Planners

Landscape Architects

Proud to be Employee Owned

Land Surveyors

Westchester NY Office: Chattanooga Tennessee Office:

 

North Country Office: Nashville Tennessee Office:

of 17

248 TIORONDA AVE., BEACON, N.Y.

CITY OF BEACON, DUTCHESS COUNTY, NEW YORK 

VEHICLE MANEUVERING PLAN

C200

11

SOUTHWEST SITE ACCESS MANEUVERING PLAN

NORTH SITE ACCESS MANEUVERING PLAN

LOWER COMMERCIAL ACCESS



SECTION VIEW
SIDE VIEW

TOP VIEW

NOTES:

PRECAST CONCRETE RECTANGULAR CATCH BASIN DETAIL

NOTES:

PIPE TRENCH DETAIL (TYPICAL)

ACCEPTABLE MANHOLE STEPS

SECTION

A

COPOLYMER POLYPROPYLENE MH STEP

TYPICAL HDPE

END SECTION

NOTES:

ELEVATION FRONT

PLAN

TYPICAL END SECTION - HDPE

IN-LINE DRAIN DIMENSIONS

YARD IN-LINE DRAIN

NOTES:

A

A

SECTION A-A

PLAN

TYPICAL BIORETENTION AREA DETAIL

CMP OR HDPE  CEMENT GROUT SEAL JOINT

PIPE CONNECTION TO DRAINAGE STRUCTURE-

NOTES:

NOTE

SECTION

PLAN

PRECAST CONCRETE SHALLOW CATCH BASIN DETAIL 

NOTES: 

TRENCH DRAIN DETAIL
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CONTECH HYDRODYNAMIC SEPARATOR 2015-4-C



NOTES:

PAVEMENT SECTION DETAIL

PAVEMENT TRANSITION DETAIL

NOTES:

BOX BEAM GUIDERAIL DETAIL
CAST IN PLACE CONCRETE CURB AT SIDEWALK

NOTES

CAST IN PLACE CONCRETE CURB

NOTES

PLAN

SECTION A-A

CONTROL JOINT

CONSTRUCTION JOINT

EXPANSION JOINT

NOTES:

PLAN

PLAN

SECTION B-B

SECTION C-C

CONCRETE SIDEWALK DETAIL

TOOLED EDGE

SECTION B-B THRU RAMPSECTION A-A THRU RAMP

DOME PLAN

NOTES:

DETECTABLE WARNING UNITS FOR RAMPS

SECTION B-B

SECTION A-A

PEDESTRIAN RAMP SECTION - DROP CURB

NOTES:

SINGLE POST

SIGN MOUNTING DETAIL

SINGLE POST STOP

SIGN MOUNTING DETAIL

NOTES:

PAVEMENT MARKING DETAIL

PARKING STRIPING

PAVEMENT MARKING DETAIL

STOP BAR

STOP

PAVEMENT MARKING DETAIL

DIRECTIONAL ARROW

ONLY

PAVEMENT MARKING DETAIL

CROSS WALK STRIPING

SINGLE POST IN CONCRETE

SIGN MOUNTING DETAIL

MUTCD SIGN SCHEDULE

MUTCD SIGN SCHEDULE

EXEMPT

RR

SIGNAGE  NOTES:

STRIPING NOTES:

PLAN

TRASH ENCLOSURE

FRONT

SECTION A-A

NOTE:

REFUSE ENCLOSURE

NOTES:

LOCKABLE ACCESS GATE AT EMERGENCY

ACCESS ENTRANCE DETAIL

NOTE:

GRAVITY RETAINING WALL CROSS SECTION

QUARRY WEATHER STEP DETAIL

QUARRY WEATHER STEP RAILING DETAIL
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GREENWAY TRAIL SECTION

NOTES:

GREENWAY TRAIL SURFACE

GREENWAY TRAIL SECTION



NOTES:

TEMPORARY SOIL STOCKPILE DETAIL

PLAN VIEW

PROFILE

CONSTRUCTION ENTRANCE SPECIFICATIONS:

STABILIZED

CONSTRUCTION ENTRANCE DETAIL

NOTES:

SECTION

PERSPECTIVE VIEW

SILT FENCE INSTALLATION DETAIL

GENERAL EROSION AND SEDIMENT CONTROL NOTES:

MAINTENANCE OF EROSION AND SEDIMENT CONTROL MEASURES:

CONSTRUCTION SEQUENCING NOTES:

TOPSOIL SPECIFICATIONS:

SITE PREPARATION:

TOPSOIL MATERIALS:

APPLICATION AND GRADING:

VEGETATIVE COVER SPECIFICATIONS:

TEMPORARY VEGETATIVE COVER (DURING CONSTRUCTION):

PERMANENT VEGETATIVE COVER (AFTER CONSTRUCTION):

EROSION AND SEDIMENT CONTROL MEASURES:

SPDES GENERAL PERMIT GP-0-15-002 COMPLIANCE NOTES:

NOTES:

CONCRETE WASHOUT AREA DETAIL

NOTES:

PLAN

SECTION

OUT-OF  PAVEMENT

"DOUGHNUT" DETAIL

STONE & BLOCK DETAIL

STONE & BLOCK ISOMETRIC VIEW

CONSTRUCTION SPECIFICATIONS:

IN PAVEMENT

TYPICAL SECTION OF SUMP PIT

NOTES:

TYPICAL SECTION OF DEWATERING BAG

DEWATERING DETAIL

NOTES:

TOP OF SLOPE TRENCH

END ROLL OVERLAP

"BOTTOM OF SLOPE TERMINATION"

SIDE  SEAM OVERLAP

EROSION CONTROL BLANKET INSTALLATION DETAIL

NOTES

TEMPORARY TOPSOIL

FERTILIZER, SEED & MULCH DEDTAIL

SECTION VIEW

NOTES:

TEMPORARY GRASS

LINED DIVERSION SWALE DETAIL

NOTES:

HAY OR STRAW BALE DIKE DETAIL
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INLET PROTECTION DETAIL



NOTE:

HYDRANT ASSEMBLY DETAIL

NOTES:

HORIZONTAL SEPARATION

VERTICAL SEPARATION

NOTES:

SANITARY/STORM SEWER AND

WATERMAIN SEPARATION DETAIL

NOTES:

PIPE TRENCH DETAIL (TYPICAL)

NOTES:

JOINT RESTRAINT OPTIONS

JOINT RESTRAINT SCHEDULE AND NOTES

RETAINER CLAMPS

ALTERNATE STYLE

ANCHORING PIPE

NO. OF TIE RODS REQUIRED

RESTRAINED END CAP 

RESTRAINED

JOINT PIPE DIAGRAMS

RESTRAINED JOINT

THRUST RESTRAINT DETAIL

NOTES

PLAN

ELEVATION

WATER METER PIT DETAIL

TYPICAL WATER SERVICE - 1" MAX

NOTES:

DUCTILE IRON SERVICE PIPE

NOTES:

TYPICAL GATE VALVE DETAIL

NOTES:

CONCRETE THRUST BLOCK DETAILS

GRAVITY THRUST BLOCK DETAILS
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POTABLE WATER NOTES

WATER MAIN DISINFECTION NOTES

WATER MAIN PRESSURE TESTING NOTES

ADDITIONAL NOTES FOR RESIDENTIAL 

DUTCHESS COUNTY STANDARD NOTES FOR WATER SYSTEMS:

·

·

·

·

·

·



COPOLYMER POLYPROPYLENE MH STEP

ACCEPTABLE MANHOLE STEPS

SECTION

A

MANHOLE JOINT

PLAN

A

SECTION

A

NOTE:

HEAVY DUTY

STANDARD CAST IRON MH COVER

FLEXIBLE JOINT REQUIREMENTS

NOTE:

PIPE CONNECTION TO MANHOLE-

PRECAST OR CORED HOLE W/ INSERTED FLEXIBLE BOOT

FLEXIBLE JOINT REQUIREMENTS

NOTE:

PIPE CONNECTION TO MANHOLE-

FLEXIBLE RUBBER BOOT CAST INTO MANHOLE WALL

NOTES:

PRECAST CONCRETE MANHOLE

NOTES:

PIPE TRENCH DETAIL (TYPICAL)

NOTES:

CLEAN OUT - NON TRAFFIC AREAS

MANHOLES AND OTHER BELOW GRADE STRUCTURES:

TESTING GRAVITY SEWER SYSTEM:

FORCE MAIN TESTING:

PUMP STATION DATA:

WET WELL MOUNTED PUMP STATION

45 DEGREE PIPE BENDS DETAIL

NOTES:

CONCRETE THRUST BLOCK DETAIL

FOR FORCEMAIN 

SECTION

B

B

B

A

SECTION

PLAN

A

NOTE:

INVERT, CHANNEL AND BENCHWALLS

NOTES:

SECTION WATER/SEWER SEPARATION REQUIREMENTS

CONTROL SYSTEM SCHEMATIC

NOTES:

6' HIGH CHAIN LINK FENCE

NOTE:

GATE POST SCHEDULE

6' WIDE WIRE SWING GATE

GRAVEL AREA DETAIL
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PUMP STATION NOTES:

PUMP STATION START-UP  INSTRUCTIONS:

DUTCHESS COUNTY STANDARD NOTES FOR WATER SYSTEMS:

·

·

·

·

·

·

SANITARY SEWER NOTES

ADDITIONAL NOTES FOR COMMERCIAL PROJECTS

ADDITIONAL NOTES FOR RESIDENTIAL 

SANITARY PUMP STATION- PLAN VIEW



NOTES:

NOTE:

NOTE: SECTIONAL ELEVATION

PLAN
NOTE:

SECTIONAL ELEVATION

NOTES:

LANDSCAPING NOTES:

NOTE:
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EVERGREEN PLANTING DETAIL

PLANTING AND GUYING DETAILS-FOR TREES

SMALLER THAN 3'' CALIPER, BALLED AND BURLAPPED 

SHRUB PLANTING DETAIL 

FOR CONTAINERIZED SHRUBS 

GROUND COVER/

ANNUAL PLUG PLANTING 

TREE PROTECTION FENCING DETAIL 

CONTAINERIZED PERENNIAL PLANTING DETAIL 

PLANTING AND GUYING DETAILS-FOR TREES

3'' CALIPER AND LARGER, BALLED AND BURLAPPED 









John Clarke Planning and Design                                                    jclarkeplandesign@gmail.com 

25 Beech Street, Rhinebeck NY 12572                                                          845.797.4152 

 
To:  John Gunn, Chair, and the City of Beacon Planning Board 
Date:  February 6, 2020 
Re: 248 Tioronda Avenue, Site Plan Application 
 
I have reviewed the January 28, 2020 response letter from The Chazen Companies and a 17-sheet 
Site Plan set with last revision date of January 28, 2020.  
 
Proposal 
 

The applicant is proposing to construct two multifamily buildings with a total of 64 units and a 
separate office building with 25,400 square feet on two parcels containing 9.18 acres in the Fishkill 
Creek Development district and the LWRP area. The two lots will need to be consolidated, and a 
Greenway Trail is proposed as part of the project. 
 
Comments and Recommendations 
    

1. On the Site Plan Sheet C130:  
  

a. The proposed sidewalk along the upper parking area should be extended north to connect to 
the Building 200 entrance with a marked crosswalk across the driveway. 
 

b. The Site Plan now shows 217 parking spaces, including the land-banked area. The two 
parking counts on Sheet G001 should be updated. 

 

c. The ADA spaces across from Building 200 have been relocated to a position closer to the 
entrances, but the 5 northernmost parking spaces need to have 24 feet for backing out. 

 

d. The Greenway Trail has been shifted to the west of bioretention area 1. Unless there is some 
overriding issue, the trail should remain closer to the creek overlook than to the foundation 
of Building 100. 
 

e. The main Greenway Trail route was previously shown as 8 feet wide, including at the stairs, 
but this plan narrows the trail to 5 feet at the two short stair segments near buildings 100 
and 200. This should be justified or reconsidered.  
 

2.   On Sheet C530 the trail surface on Site Detail 22 or 25 should be noted as ADA-compliant.   
 
3.   For the previously submitted building plans: 

 

a. The proposal has been referred to the Architectural Review Subcommittee to assess the 
building design and consistency with the architectural standards in Section 223-41.13 I. For 
example, individual window panes shall be greater in height than width and tinted glass shall 
not be permitted. 
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b. The final plan set should incorporate the architectural elevations at a measurable scale with 
material specifications and colors noted, as well as the sections, simulations, typical floor 
plans, and a parking level plan.  
 

c. The City Council Concept Plan approval included a condition that the Planning Board review 
rooftop structures, including the stair and elevator bulkheads, to ensure that they are 
designed to the minimum dimensions necessary and that all rooftop structures have 
appropriate screening. 

 
If you have any questions or need additional information, please feel free to email me. 
 
John Clarke, Beacon Planning Consultant 
 
c: Dave Buckley, Building Inspector 
 Jennifer L. Gray, Esq., City Attorney 
 Arthur R. Tully, P.E., City Engineer 

John Russo, P.E., City Engineer 
Larry Boudreau, RLA, Project Representative 
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RESOLUTION  
 

PLANNING BOARD 
BEACON, NEW YORK 

 
GRANTING SUBDIVISION (LOT MERGER) AND SITE PLAN APPROVAL FOR  

248 TIORONDA AVENUE  
 

PARCEL NOS. 5954-16-993482 & 6054-45-012574 
 

WHEREAS, 248 Beacon Holdings LLC (the “Applicant”) submitted an application to 
the Planning Board for Concept Plan , Subdivision (lot merger) and Site Plan Approvals to 
construct two multifamily buildings with a total of 64 dwelling units and a separate office 
building with 25,400 square feet along with a Greenway Trail on two parcels containing 9.18 
acres located on property at 248 Tioronda Avenue in the Fishkill Creek Development 
(“FCD”) District and LWRP area (the “Project” or “Proposed Action”); and 

WHEREAS, the subject property is located at the intersection of Wolcott Avenue and 
Tioronda Avenue, between the Fishkill Creek and the Metropolitan Transit Authority (MTA) 
railroad, and designated on the City tax maps as Parcel Nos. 5954-16-993482 and 6054-45-
012574 (the “Property”); and 

WHEREAS, the Site was the subject of prior approvals granted by the City Council 
and the Planning Board for the construction of a 100-unit multifamily residential development 
with four (4) buildings, a 1,200 s.f. clubhouse, swimming pool and associated parking (“Prior 
Project”).  The Prior Project also included a Greenway Trail and an access easement was 
granted by the MTA for the Tioronda avenue access drive; and 

 
WHEREAS, the Planning Board served as Lead Agency for the environmental review 

of the Prior Project and a Negative Declaration was adopted on April 8, 2014 along with a 
determination of the Prior Project’s consistency with the Local Waterfront Revitalization 
Program (LWRP).  The Prior Project then received Concept Plan and Special Permit 
approvals from the City Council on August 4, 2014, followed by Subdivision (lot 
consolidation) and Site Plan approvals from the Planning Board on January 13, 2015.  The 
approvals were extended from time to time by the City Council and the Planning Board; and  

 
WHEREAS, the City Council adopted zoning amendments in 2017 which resulted in 

a reduction of the number of dwelling units that would be permitted for the Site. The 
amendments also eliminated the requirement for a Special Permit in the FCD.  Following the 
adoption of the 2017 amendments, the 100-unit multifamily residential development was no 
longer a permitted use of the Site; and  

 
WHEREAS, the current Project requires Concept Plan approval from the City 

Council and Site Plan/Subdivision (lot merger) approvals from the Planning Board; and 
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WHEREAS, the Planning Board is the approval authority for the Subdivision (lot 
merger) and Site Plan pursuant to City of Beacon Code §§195-2 and 223-41.13.G; and  

WHEREAS, by Resolution on January 22, 2019 the City Council referred the Concept 
Plan to the Planning Board for report and recommendation and requested that the Planning 
Board serve as Lead Agency for the environmental review of the Project pursuant to the State 
Environmental Quality Review Act (SEQRA) and evaluate the application for consistency in 
accordance with the City’s Local Waterfrom Revitalization Program (LWRP); and  

 
WHEREAS, by Resolution on January 22, 2019 the City Council referred the Concept 

Plan to the Dutchess County Planning; and  
 
WHEREAS, the subject property is located in the Coastal Management Zone as 

defined by the City’s LWRP and on June 11, 2019 the Planning Board adopted a Consistency 
Determination finding the Project is consistent with the Local Waterfront Revitalization 
Program (“LWRP”); and 

WHEREAS, development within the Fishkill Creek Development District is governed 
by Chapter 223, Article IVC of the Code of the City of Beacon (the “City Code”), which 
requires all Creek development projects to obtain (a) Concept Plan approval by the City 
Council and (b) Site Plan approval by the Planning Board; and   

WHEREAS, the Subdivision (lot merger/consolidation) is shown on the following 
plan, _____________, dated ____________, prepared by ____________; and 

WHEREAS, the Site Plan is shown on the following drawings, entitled “248 Tioronda 
Ave, Beacon NY” last revised January 28, 2020, as prepared by Chazen Companies: 

Sheet  Title  
G001 Title Sheet 
C101 Existing Conditions Plan (last rev. 4/30/19) 

C130 Site Plan 
C140 
C150 
C160 
C161 
C162 
C180 
C190 
C200 
C530 
C540 
C550 
C560 
C570 
C580 

Grading Plan 
Erosion & Sediment Control Plan 
Utility Plan 
Utility Profiles 
Utility Profiles 2 
Landscape Plan 
Photometric Plan 
Vehicle Maneuvering Plan 
Site Details 
Stormwater Details 
Erosion & Sediment Control Details & Notes 
Water System Details & Notes 
Sanitary Sewer Details & Notes 
Landscape Details & Notes; and 
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WHEREAS, site section elevations are shown on the drawings, entitled “248 
Tioronda Avenue, Proposed Revisions,” dated January 17, 2019, as prepared by AB 
Architekten; and   

WHEREAS, the application also consists of application forms, correspondence, the 
Environmental Assessment Form (EAF), Coastal Assessment Form and professional studies 
and reports submitted to the Planning Board; and 

WHEREAS, the Proposed Action is an Unlisted Action, pursuant to New York State 
Environmental Quality Review Act, and on June 11, 2019 after hearing public comment and 
taking a “hard look” at the Environmental Assessment Form and all of the associated 
materials prepared in connection with the Proposed Action, the Planning Board adopted a 
Negative Declaration, finding the Proposed Action will not result in any significant adverse 
environmental impacts; and 

WHEREAS, on June 11, 2019, the Planning Board adopted a Local Waterfront 
Revitalization Program (“LWRP”) Consistency Determination, finding that the Concept Plan 
is entirely consistent with the applicable LWRP policies; and  

WHEREAS, the Planning Board issued a report to the City Council dated June 12, 
2019 issuing a positive recommendation to the Council on the Concept Plan, subject to the 
Applicant returning to the Planning Board where the Planning Board will review more specific 
architectural, landscaping, lighting, parking and engineering details as required to complete 
Site Plan review; and  

WHEREAS, on November 18, 2019 the City Council adopted a resolution granting 
Concept Plan approval to construct two multifamily buildings with a total of 64 dwelling units 
and a separate office building with 25,400 square feet along with a Greenway Trail (“Concept 
Plan Resolution”); and  

WHEREAS, on January 14, 2020 the Planning Board opened a public hearing on the 
application, at which time all those interested were given an opportunity to be heard and the 
public hearing was closed on January 14, 2020; and  

WHEREAS, pursuant to the Concept Plan Resolution, the Planning Board has 
reviewed all structures projecting above the roofline of the buildings, including the stairwell 
and elevator bulkheads, to ensure that such structures are designed to the minimum 
dimensions necessary to achieve their intended purpose and the Planning Board explored 
appropriate screening for all structures projecting above the roofline of the buildings; and  

WHEREAS, pursuant to the Concept Plan Resolution the Applicant and Planning 
Board  examined whether the Applicant can increase the open space located between the 
residential buildings and concluded that it is preferable to have a fuller, more unobstructed 
view from Tioronda Avenue looking east by maintaining the large open vista between the 
office building (Building 100) and the residential buildings (Building 200 and Building 300), 
rather than widen the space between the residential buildings (Building 200 and Building 300) 
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and consequently result in a narrower vista between Building 100 and the residential buildings; 
and   

WHEREAS, the Planning Board has reviewed the proposed Site Plan in accordance 
with City of Beacon Zoning Code §223-16.B concerning impacts to Very Steep Slopes; and  

WHEREAS, the Planning Board has reviewed the Site Plan against the conditions and 
standards set forth in Sections 223-41.13.G and 223-41.13.I(15) of the City Code and finds 
that the proposed Site Plan complies with these sections of the City Code, as set forth below.  

NOW, THEREFORE, BE IT RESOLVED, that the Planning Board has reviewed 
the proposed Site Plan in accordance with City of Beacon Zoning Code §223-16.B concerning 
impacts to Very Steep Slopes and finds that the Project avoids construction on Very Steep 
Slopes, as defined by the City of Beacon Zoning Code, to the extent practicable and further 
finds that to the extent there are impacts to Very Steep Slopes:  

(1) There is no other suitable alternative area within the lot available for the proposed 
development.  Disturbing a small portion of Very Steep Slopes is necessary for 
almost any type of reasonable development of the Property.       

(2) The proposed development is the minimum necessary to make reasonable use of 
the land.  Several site design elements have been proposed to further reduce 
disturbance to the minimum necessary to make reasonable use of the Property, 
including landbanked parking and retaining walls. 

(3) All feasible construction standards and precautions will be taken to assure that 
environmental impacts are minimized.  Temporary erosion and sediment control 
(E&SC) measures will be implemented during construction, and permanent E&SC 
measures are incorporated into the project design. Weekly inspections of the 
temporary E&SC measures by a qualified professional will be required; and 

(4) The purpose and intent of Section 223-16.B of the Zoning Code are satisfied to the 
maximum extent feasible.  Approximately 55% of the Site consists of slopes of 
15% or less. The remaining 45% of the Site consists of slopes 15% or greater.  The 
majority of the development area has been located on the portions of the Site with 
slopes of 15% or less.  Creekside slopes are mostly undisturbed, with the exception 
of small areas of disturbance necessary for the Greenway Trail installation.  A 
majority of the disturbance to very steep slopes occurs in areas where the slopes 
appear to be manmade by the previous industrial development and MTA.  Thus, 
the purpose and intent of the Code in preventing erosion, minimizing stormwater 
runoff, preserving the City’s underground water resources, and protecting the City’s 
character and property values, is satisfied by the Project’s avoidance of disturbance 
to Very Steep Slopes, particularly those that are natural and not man-made, to the 
maximum extent feasible. 
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BE IT FURTHER RESOLVED, that the Planning Board hereby finds that the Site 
Plan meets the standards and criteria set forth at Sections 223-41.13.G(2) and 223-41.13.I of 
the City of Beacon Zoning Code. 

 BE IT FURTHER RESOLVED, that the Planning Board hereby grants Preliminary 
Subdivision (lot merger) Approval to 248 Beacon Holdings LLC, as shown on 
_______________.  

 BE IT FURTHER RESOLVED, that the Planning Board hereby finds that the Final 
Subdivision Plat will not be substantively changed from the Preliminary Subdivision Plat and 
hereby determines that a public hearing on the Final Plat is not required. 

 BE IT FURTHER RESOLVED, that the Planning Board hereby grants Final 
Subdivision (lot merger) Approval to 248 Beacon Holdings LLC, as shown on ________, 
subject to the conditions and modifications set forth herein. 

 BE IT FURTHER RESOLVED, that the Planning Board hereby grants Site Plan 
Approval to construct two multifamily buildings with a total of 64 dwelling units and a 
separate office building with 25,400 square feet along with a Greenway Trail on two parcels 
containing 9.18 acres located on property at 248 Tioronda Avenue in the Fishkill Creek 
Development (“FCD”) District as set forth and detailed on the plans prepared by Chazen 
Companies, last revised January 28, 2020 and architectural site sections dated January 17, 
2019, upon the following conditions:  

A. The following conditions shall be fulfilled prior to the signing of the Final 
Subdivision Plat by the Chairman of the Planning Board: 

1. All application review fees shall be paid in full. 

2. The Applicant shall seek and obtain all required permits and/or approvals from 
the appropriate agencies for the Project, including but not necessarily limited to 
approval from the Dutchess County Departm ent of Health, and shall meet all 
conditions contained in such approvals, as required therein. 

3. The comments contained in the City Engineer’s letter to the Planning Board 
dated February 4, 2020, and all comments in any subsequent letter(s) issued, 
pertaining to the Subdivision Plat shall be fulfilled to the satisfaction of the City 
Engineer.  

4. The comments contained in the City Planner’s letter to the Planning Board 
dated February 6, 2020, and all comments in any subsequent letter(s) issued, 
pertaining to the Subdivision Plat shall be fulfilled to the satisfaction of the City 
Planner.  

5. All existing and proposed easements, as applicable, shall be shown on the Final 
Subdivision Plat to the satisfaction of the City Engineer and City Attorney.  
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6. Easement agreements, declarations of restrictive covenants or other appropriate 
documents corresponding with the easements shown on the Final Subdivision 
Plat shall be prepared and submitted to the City Attorney for review as to form 
and shall be recorded in the Dutchess County Clerk’s Office simultaneously 
with the Subdivision Plat, with a copy of the recorded documents submitted to 
the City Clerk for filing.  Such easements, declarations of restrictive covenants 
or other documents shall include but not be limited to: (i) Stormwater 
Easement and Maintenance Agreement; (ii) Greenway Trail Easement. 

7. The Applicant shall post a performance bond with the City of Beacon for all 
public improvements.  The Applicant’s engineer shall prepare a cost estimate 
for the work and provide to the City Engineer for review. 

When the conditions above have been satisfied, six (6) sets of the above referenced plans 
revised as per the conditions above shall be submitted for endorsement by the Planning Board 
Chairman.  One set of the endorsed plans will be returned to the Applicant, one set will be 
retained by the City Clerk, one set will be provided to the Planning Board, and one set each 
will be forwarded to the Building Inspector, City Engineer and City Planner. 

 
B. The following conditions shall be fulfilled prior to the signing of the Site Plan 

by the Chairman of the Planning Board: 
 
1. All application review fees shall be paid in full. 
 
2. The Applicant shall seek and obtain all required permits and/or approvals from 

the appropriate agencies for the Project, including but not necessarily limited to 
the Dutchess County Department of Health, and shall meet all conditions 
contained in such approvals, as required therein. 

 
3.  The comments contained in the City Engineer’s letter to the Planning Board 

dated February 4, 2020, and all comments in any subsequent letter(s) issued, 
shall be fulfilled to the satisfaction of the City Engineer.  

 
4.  The comments contained in the City Traffic Engineer’s letter to the Planning 

Board dated April 29, 2019, and all comments in any subsequent letter(s) issued, 
shall be fulfilled to the satisfaction of the City Traffic Engineer. 

 
5. The comments contained in the City Planner’s letter to the Planning Board 

dated February 6, 2020, and all comments in any subsequent letter(s) issued, 
shall be fulfilled to the satisfaction of the City Planner.  

 
6. The Applicant shall return to the Planning Board to complete architectural 

review of the Project and obtain approval thereof 
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When the conditions above have been satisfied, six (6) sets of the above referenced 
plans revised as per the conditions above shall be submitted for endorsement by the 
Planning Board Chairman.  One set of the endorsed plans will be returned to the 
Applicant, one set will be retained by the City Clerk, one set will be provided to the 
Planning Board, and one set each will be forwarded to the Building Inspector, City 
Engineer and City Planner. 

 
C. The following conditions shall be fulfilled prior to the issuance of a Building 

Permit: 
 

1. Prior to commencement of any site work for the Project, the Applicant shall 
fund an escrow account with the City of Beacon for the construction 
observation and monthly stormwater inspections of the proposed utilities and 
site improvements in an amount as determined by the City Engineer.  The 
Applicant’s engineer shall prepare a cost estimate for review by the City 
Engineer for determining value of escrow to be established. 

 
2. Pursuant to Section 223-26.E of the Zoning Code, the Applicant shall be 

responsible for the construction of the twenty-four (24) landbanked parking 
spaces as shown on the approved site plan referenced herein within six (6) 
months of the date such spaces may be deemed necessary by the Planning 
Board.  A landbanked parking agreement shall be submitted to the City 
Attorney for review and approval. 

 
3. Pursuant to Section 223-41.10.A, the Applicant shall submit floor plans which 

provide a mix of unit types in the same proportion as all other units in the 
development, subject to approval by the Planning Board.  The floor plans 
should indicate the location of each BMR unit to be provided. 

 
4. The Applicant shall return to the Planning Board for approval of an overall 

comprehensive signage plan for the Property.  
 

D. Prior to the issuance of a Certificate of Occupancy, the following condition shall 
be fulfilled to the satisfaction of the Building Inspector 
 

1. Based on the current and anticipated future need for park and recreational 
opportunities in the City of Beacon, as set forth in the analysis provided by BFJ 
Planning, and the demands of the future population of the Project, the Planning 
Board hereby finds that additional recreation/parkland should be created as a 
condition of approval. However, the Planning Board hereby determines that 
recreation/parkland of adequate size and location cannot be provided on the 
Project Site.  Therefore, that Applicant shall pay a Recreation Fee for the 64 
new apartments approved herein as prescribed under Sections 223-25.H(4) and 
223-61.A(7) of the Zoning Law, as per the City’s Fee Schedule in effect at the 
time of payment. 
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2. [The 2015 Planning Board Subdivision (lot merger) and Site Plan Resolution approving the 

prior project (“2015 Resolution”) included a condition that the Greenway Trail construction 
must be completed prior to the issuance of the first Certificate of Occupancy. The Planning 
Board should consider whether it wants to include any conditions in this resolution regarding 
the timing of the construction of the Greenway Trail.] 

 
E. The following are general conditions which shall be fulfilled: 

 
1. [The Planning Board should consider whether the following condition, which was in the 2015 

Resolution, should be carried forward to the current project:   Construction vehicles shall not 
access Wolcott Avenue except as authorized by the Building Department.  The Wolcott 
Avenue access shall be gated, with the gate being closed each evening and opened each morning.  
The Building Department shall have the authority to require the Applicant to hire flagmen, at 
Applicant’s sole cost and expense, and to implement any other appropriate methods of traffic 
control, including signage, at said access point and also at Applicant’s sole cost and expense.  
The use of the Wolcott Avenue access shall be at the sole discretion of the Building 
Department and can be revoked at any time.] 
 

2. [The Planning Board should consider whether any conditions should be imposed regarding the 
phasing of construction.  For example, when during the construction timeline will the 
Greenway Trail be built, when will the commercial space be built and when will the residential 
space be built?  Does the Planning Board want to consider a condition which would require 
the Greenway Trail and the commercial space to the completed prior to the issuance of the first 
residential certificate of occupancy?] 

 
3. License to enter the City of Beacon right-of-way to construct any access 

improvements shall be obtained prior to any work in the right-of-way. 
 
4. Pursuant to the USFWS, removal of trees greater than four (4) inches in 

diameter at the Project Site shall take place between October 1 and March 31 
during the bat hibernation period to avoid the removal of trees which may be 
utilized by Indiana Bats as roosting trees, cut-off lighting shall be used, and no 
pesticides or herbicides shall be used in any stormwater basins.  
 

5. Access from the Site to Tioronda Avenue shall be limited to exclude right turns in 
and left turns out.  Such traffic routing shall direct all traffic to and from the site to 
Wolcott Avenue rather than traveling south on Tioronda to local streets. 

 
6. The Project shall comply in all respects with Article IVB, Affordable-Workforce 

Housing, of the Zoning Law. The Applicant shall be responsible for the 
payment of any and all fees established by the City Council now or in the future 
or as otherwise required for the ongoing implementation of the provisions of 
Article IVB, Affordable-Workforce Housing, of the Zoning Law as said Article 
applies to the Project. 
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7. The Building Inspector and the City Engineer shall have the right to direct the 

Applicant to cause the placement, cleaning and/or repair of sedimentation and 
erosion control devices wherever and whenever deemed necessary during 
construction. 

 
8. The Applicant shall be responsible for the payment of all application review 

costs incurred by the City in its review and approval of this project.  Such fees 
shall be paid by the Applicants within thirty (30) days of each notification by the 
City that such fees are due.  If such fees are not paid within the thirty (30) day 
period, and an extension therefor has not been granted by the City, this 
resolution shall be rendered null and void. 

 
4. As used herein, the term “Applicant” shall include the Applicant and the 

Applicant’s heirs, successors and assigns, and where applicable its contractors 
and employees. 

 
5. If any of the conditions enumerated in this resolution upon which this approval 

is granted are found to be invalid or unenforceable, then the integrity of this 
resolution and the remaining conditions shall remain valid and intact. 

 
6. The approval granted by this resolution does not supersede the authority of any 

other entity. 

9. Conditional approval of the Final Subdivision Plat shall expire one hundred 
eighty (180) days from the date of the adoption of this resolution unless all 
items in Condition A above have been certified as completed and the Final Plat 
has been submitted for endorsement by the Planning Board Chairman, or 
unless a written request for an extension of Final Subdivision Plat Approval is 
granted.  The Planning Board may grant ninety (90) day extensions to said time 
period. 

10. Once the Final Subdivision Plat has been endorsed by the Planning Board 
Chairman, said plat must be filed in the Dutchess County Clerk’s Office within 
sixty-two (62) days. After said filing, two (2) copies of the Final Plat certified by 
Dutchess County shall be submitted to the Planning Board Secretary.  One (1) 
certified copy of the Final Plat shall be retained by the Planning Board and the 
other certified copy shall be transmitted to the City Clerk along with a signed 
copy of this resolution and proof of recording of the easement documents 
described above. 

11. The Applicant must return for approval from the Planning Board if any 
changes to the endorsed plans and/or this resolution of approval are 
subsequently desired other than changes determined to be field changes by the 
Building Inspector or City Engineer. 
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12. [Section 223-25.J of the Zoning Code authorizes the Planning Board to set forth the time 
period in which construction is to begin and be completed.  Thereafter, the Board may extend 
that time period from time to time.  The Board should consider setting a time period by which 
construction is to begin and be completed.  The 2015 Resolution tied the continued validity of 
the Site Plan approval to the City Council’s approval which provided that a Building Permit 
application must be submitted within one year of the date of approval, and all improvements 
must be complete within two years from the date of the building permit issuance.  The City 
Council’s Concept Plan Resolution dated November 2019 provides that the Concept Plan 
approval expires at the time the Site Plan approval expires.  The Planning Board should 
consider setting a time period by which a bona fide building permit application shall be 
submitted.] 

13. An As-Built plan shall be prepared for the project by a New York State licensed 
surveyor and submitted to the City Engineer and Building Department for 
review.  The As-Built plan shall provide topographic information to allow for 
verification of proper construction of the stormwater facilities proposed on the 
site.  

Resolution Adopted:    February 11, 2020 
Beacon, New York 
 
_________________________  _________________, 2020 
John Gunn, Chairman   Dated 
City of Beacon Planning Board 

 

Motion by ________, seconded by _________: 

Kevin Byrne  Voting: RECUSED Leonard Warner  Voting:  
Rick Muscat  Voting:   J. Randall Williams  Voting:  
Karen Quiana  Voting:   John Gunn, Chairman Voting:  
Jill Reynolds  Voting:  
 
Resolution:   Approved ___ 
  Denied     ___ 
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84 Mason Circle  ajs@ajsarch.com Tel  845 838 2490  
Beacon,  New York  12508 www.a jsarch.com Fax  845 838 2657  

John Gunn - Planning Board Chairman 
City of Beacon 
One Municipal Plaza 
Beacon, NY 12508 
 
Re: 296 Main Street Bar, Beacon, New York 

Site Plan Application – Responses to Comments 
 
 
 
 
January 28, 2020 
 
 
 
Dear Chairman Gunn and Members of the Planning Board, 
 
Below please find our responses to the comments included in John Clarke Planning and Design’s 
Memorandum, dated January 10, 2020, and Lanc & Tully’s memorandum dated January 3, 2020. 
 
John Clarke Planning and Design Comment Responses: 
 
Site Plan Comments: 

  
1. Note 2 on Sheet 1 has been corrected to state 7 spaces are required for the proposed use. 

  
2. Note 5 on Sheet 1 has been modified to acknowledge that the Special Use Permit conditions 

prohibit live music outside on the Patio. 
 

3. The plan and elevations have been coordinated to indicate that the window between the garage 
doors is being replaced, and there is a vertical division to comply with proportion standards.  
 

4. Sheet 4 site plan was revised to match the site plan on Sheet 1. 
 

 
Lanc & Tully Comment Responses: 
 
Site Plan Comments: 

  
1. Note 5 on Sheet 1 has been modified to acknowledge that the Special Use Permit conditions 

prohibit live music outside on the Patio. 
  



A R Y E H  S I E G E L  
A R C H I T E C T  
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Thank you. Please let me know if you have any questions. 
 
Sincerely, 

 
Aryeh Siegel 
Aryeh Siegel, Architect 
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John Clarke Planning and Design                                        jclarkeplandesign@gmail.com 

25 Beech Street, Rhinebeck NY 12572                                             845.797.4152 

 
To: John Gunn, Chair, and the City of Beacon Planning Board 
Date: February 6, 2020 
Re: 296 Main Street Site Plan 
 
I have reviewed the January 28, 2020 response letter from Aryeh Siegel and a 4-sheet Site Plan 
Application set, dated January 28, 2020. 
 
Proposal 
 
The applicant is proposing to convert an existing one-story rear garage into a bar with arcade games 
and an outdoor patio, maintaining the front building’s first floor retail use and second story office 
use. The 0.124-acre parcel is in the Central Main Street (CMS) district. The City Council approved a 
Special Permit for the use on December 16, 2019. 
 
Comments and Recommendations 
 

All my previous comments have been addressed. I have no additional planning concerns. 
 

If you have any questions or need additional information, please feel free to contact me. 
 
John Clarke, Beacon Planning Consultant 
 
c: Dave Buckley, Building Inspector 
 Jennifer L. Gray, Esq., City Attorney 
 Arthur R. Tully, P.E., City Engineer 

John Russo, P.E., City Engineer 
Aryeh Siegel, Project Architect 
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RESOLUTION  

 
PLANNING BOARD 

BEACON, NEW YORK 
 

GRANTING SITE PLAN APPROVAL 
FOR 296 MAIN STREET 

 
Parcel ID#5954-36-933866 

WHEREAS, the Beacon Planning Board received an application for a Special Use 
Permit and Site Plan approval from Happy Valley Arcade, LLC (the “Applicant”), to convert 
an existing one-story rear garage into a bar with outdoor patio, maintaining the front 
building’s first floor retail use and second story office use (the “Project” or “Proposed 
Action”), on property located at 296 Main Street in the Central Main Street (CMS) Zoning 
District in the City of Beacon, Dutchess County, New York and designated on the Tax Map 
of the City of Beacon as Parcel ID# 5954-36-933866 (the “Property”); and 

WHEREAS, the City Council is the approval authority for the Special Use Permit 
for the proposed bar pursuant to City of Beacon Zoning Code §§ 223-18 and 223-41.18B; 
and   

WHEREAS, the Planning Board is the approval authority for the Site Plan pursuant 
to the City of Beacon Zoning Code § 223-25; and  

WHEREAS, the application consists of application forms, correspondence, the 
Environmental Assessment Form (“EAF”) and professional studies and reports submitted 
to the Planning Board; and  

WHEREAS, the Site Plan is shown on the drawings, entitled “Site Plan Application 
– 296 Main Street – Happy Valley Bar” Sheets 1-4, dated August 27, 2019 and last revised 
January 28, 2020, as prepared by Aryeh Siegel, Architect and Hudson Land Design: 

Sheet  Title  
Sheet 1 of 4 Site Plan 
Sheet 2 of 4 Existing Conditions and Demolition Map 
Sheet 3 of 4 Plans & Elevations 
Sheet 4 of 4  Storm Water Utility Plan; and 

WHEREAS, the Proposed Action is a Type II action pursuant to the New York 
State Environmental Quality Review Act (“SEQRA”), and accordingly, no further 
environmental review is required; and  

WHEREAS, the City of Beacon Planning Board previously granted Site Plan 
approval to River Valley Restaurant Group to convert the existing retail storefront and a 
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one-story rear garage into a restaurant, maintaining the second story office use at 296 Main 
Street by resolution dated February 13, 2019; and  

 WHEREAS, this resolution supersedes the City of Beacon Planning Board 
resolution dated February 13, 2019 granting Site Plan approval to River Valley Restaurant 
Group; and   

WHEREAS, on December 16, 2019 the City Council granted a Special Use Permit 
for the proposed bar; and 

WHEREAS, on January 14, 2020 the Planning Board opened and closed a duly 
noticed public hearing on the application for Site Plan approval concerning the Proposed 
Action, at which time all those interested were given an opportunity to be heard; and   

WHEREAS, pursuant to § 223-26.B(2) the Applicant is not required to provide off-
street parking because the building has been in existence since April 20, 1964 and the 
amount of parking that would be required for the proposed use amounts to less than a 25% 
increase from the parking required for the uses existing in 1964;  and 

WHEREAS, the Planning Board is fully familiar with the Proposed Action and has 
reviewed the Proposed Action relative to all applicable provisions of the City of Beacon 
Code.  

NOW, THEREFORE, BE IT RESOLVED, that the Planning Board hereby 
grants Site Plan approval to the Project, as shown on the Site Plan drawings and other 
application materials listed above, subject to the following conditions and modifications: 

 
A. The following conditions shall be fulfilled prior to the signing of the Site Plan 

by the Chairman of the Planning Board: 
 
1. All application review fees shall be paid in full. 

 
2. The Applicant shall seek and obtain all required permits and/or approvals 

from the appropriate agencies for the Project, including but not necessarily 
limited to the Dutchess County Department of Health, and shall meet all 
conditions contained in such approvals, as required therein.  

 
3.  Note 5 on the Site Plan shall be revised to read “The conditions of Special 

Use Permit and Site Plan Approvals prohibit live music outside on the patio.  
Any live music on the patio in the future requires written application to the 
City of Beacon to modify the Special Use Permit and Site Plan conditions 
which shall be at the discretion of the City Council and Planning Board, 
respectively.  If the conditions are modified, all live music shall comply with 
the City of Beacon regulations regarding times and decibel levels in effect at 
that time.”  
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When the conditions above have been satisfied, six (6) sets of the above referenced 
plans revised as per the conditions above shall be submitted for endorsement by the 
Planning Board Chairman.  One set of the endorsed plans will be returned to the 
Applicant, one set will be retained by the City Clerk, one set will be provided to the 
Planning Board, and one set each will be forwarded to the Building Inspector, City 
Engineer and City Planner. 

 
 

B. The following conditions shall be fulfilled prior to the issuance of a Building 
Permit: 

 
1. The Applicant shall post with the City of Beacon a performance guaranty for 

the proposed public improvements which include an extension of an existing 
drainage line on North Cedar Street to the Site.  The Applicant’s engineer 
shall prepare a cost estimate for the work and provide to the City Engineer 
for review. 
 

2. The Applicant shall obtain a road opening permit from the City Highway 
Department for the proposed extension of an existing drainage line on North 
Cedar Street.  
 

3. The Applicant shall establish an escrow fund with the City of Beacon for the 
construction observation of the public utility extension. 

 
4. All application review fees shall be paid in full.  

 
C. The following are general conditions which shall be fulfilled: 

 
1. The Building Inspector and the City Engineer shall have the right to direct the 

Applicant to cause the placement, cleaning and/or repair of sedimentation and 
erosion control devices wherever and whenever deemed necessary during 
construction. 

 
2. The Applicant shall be responsible for the payment of all application review 

costs incurred by the City in its review and approval of this project.  Such fees 
shall be paid by the Applicants within thirty (30) days of each notification by 
the City that such fees are due.  If such fees are not paid within the thirty (30) 
day period, and an extension therefor has not been granted by the City, this 
resolution shall be rendered null and void. 

 
3. The Applicant shall be prohibited from operating, playing or permitting the 

operation or playing of any live music outside on the patio.  
 

4. This resolution supersedes the City of Beacon Planning Board resolution 
dated February 13, 2019 which granted Site Plan approval to River Valley 
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Restaurant Group to convert the existing retail storefront and one-story rear 
garage into a restaurant at 296 Main Street. 

 
5. As used herein, the term “Applicant” shall include the Applicant and the 

Applicant’s heirs, successors and assigns, and where applicable its contractors 
and employees. 

 
6. If any of the conditions enumerated in this resolution upon which this 

approval is granted are found to be invalid or unenforceable, then the integrity 
of this resolution and the remaining conditions shall remain valid and intact. 

 
7. The approval granted by this resolution does not supersede the authority of 

any other entity. 
 
8. The Applicant must return for approval from the Planning Board if any 

changes to the endorsed plans and/or this resolution of approval are 
subsequently desired other than changes determined to be field changes by the 
Building Inspector or City Engineer. 

 
Resolution Adopted:    February 11, 2020 
Beacon, New York 
 
_________________________  _________________, 2020 
John Gunn, Chairman   Dated 
City of Beacon Planning Board 
 

Motion by _________, seconded by ______________: 

Kevin Byrne  Voting:  Len Warner   Voting:  
Rick Muscat  Voting:  Randall Williams  Voting:  
Karen Quiana  Voting:  John Gunn, Chairman Voting:  
Jill Reynolds  Voting: 
  

Resolution:  Approved ____ 
         Denied     ____ 



City of Beacon Planning Board
2/11/2020

Title:

16 West Main Street

Subject:

Continue review of application for Site Plan Approval, Multi-Family Residential (62 units), 16 West Main Street, 
submitted by Farrell Building Company

Background:

ATTACHMENTS:

Description Type

16 West Main Comment Response Letter Cover Memo/Letter

16 West Main A-100 Building Plans Floor Plans Plans

16 West Main A-101 Building Plans Plans

16 West Main A-200 Elevations Plans

Engineer Review Letter Consultant Comment

Planner Review Letter Consultant Comment
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84 Mason Circle  ajs@ajsarch.com Tel  845 838 2490  
Beacon,  New York  12508 www.a jsarch.com Fax  845 838 2657  

John Gunn - Planning Board Chairman 
City of Beacon 
One Municipal Plaza 
Beacon, NY 12508 
 
Re: 16 West Main Street, Beacon, New York 

Site Plan Application – Responses to Comments 
 
December 31, 2019 
 
Dear Chairman Gunn and Members of the Planning Board, 
 
Below please find our responses to the comments included in John Clarke Planning and Design’s 
Memorandum, dated January 10, 2020.  Please refer to JMC’s response letter regarding Lanc & Tully’s 
letter dated January 8, 2020. 
 
 
John Clarke Planning and Design Comment Responses: 
 

1. A project narrative has been submitted. The narrative will be expanded to include additional studies. 
Please refer to JMC comment response letter. 
 

2. Comment acknowledged. Sheet C-010 will indicate existing trees over 6” caliper and trees to be 
removed. 
 

3. Comment acknowledged. The Applicant will seek referral to the City Council for a Special Use Permit 
for parking in the adjacent residential district. 
 

4. For Sheet L-100 Landscaping Plan comment, please refer to the JMC comment response letter. 
 

5. For Sheet L-600 Lighting Plan, please refer to the JMC comment response letter. 
 

6. Please refer to the JMC comment response letter. 
 

7. Architectural Plans 
a Once the elevations are more thoroughly reviewed and generally accepted, additional 

information will be added to the elevations 
 

b The building entrances were given more architectural emphasis. 
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c Rooftop accessory structures follow the requirements of Section 223-41.21 D(5) 
 

d Landscaping and parking configurations have been coordinated to match the C-100 Site 
Plan and L-100 Landscaping Plan 
 

e Comment acknowledged. The Applicant will seek referral to the ARB. 
 
 

Lanc & Tully Comment Responses: 
 
General Comments 
1. Please refer to the JMC comment response letter. 

 
 
 

Thank you. Please let me know if you have any questions. 
 
Sincerely, 

 
Aryeh Siegel 
Aryeh Siegel, Architect 
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John Clarke Planning and Design                            jclarkeplandesign@gmail.com 

25 Beech Street, Rhinebeck NY 12572                                             845.797.4152 

 
To: John Gunn, Chair, and the City of Beacon Planning Board 
Date: February 6, 2020 
Re: Beacon Commons, 16 West Main Street Site Plan 
 
I have reviewed a December 31, 2020 response letter from Aryeh Siegel and a 3-sheet Building Plans 
set with the last revision date of January 28, 2020. Other than changes to the Elevations sheet, no 
new materials were submitted, so the following comments are similar to those from last month.   
 
Proposal 
The applicant is proposing to construct a 62-unit multifamily building on a 1.5-acre site in the 
Linkage zoning district and the Coastal Management Zone. A six-month moratorium was recently 
adopted, so no approvals can be granted for this proposal until the moratorium is lifted. 
 
Comments and Recommendations 
1. The Project Narrative should be expanded to include a public-school impact analysis and a 

transportation study, assessing train use, walkability, biking, and cumulative traffic impacts on 
nearby streets and intersections. 

 

2. The proposed Site Plan with parking on the rear parcel provides the required number of spaces, 
screened from street views behind buildings. The connecting driveway encroaches onto the 
neighboring property to the east, so that will need to addressed. Sheet C-010 should show all 
existing trees over 6-inches in diameter on the site and the trees that will need to be removed.  

 

3. Parking in the adjacent residential district will need a Special Permit from the City Council. The 
Planning Board should issue a recommendation to the Council. 
 

4. For the Sheet L-100 Landscaping Plan:   
 

▪ The Board has indicated that additional space should be provided for street trees along Bank 
Street by increasing the setback of the building. 
 

▪ At least four trees in the main parking lot and one tree in the rear parking area must be 
listed in the Plant Schedule with a minimum 3-inch caliper under Section 223-26 C(3). 
 

▪ Additional landscape screening will be needed for the rear parking area.  
 

5. For the Sheet C-600 Lighting Plan, see the recently amended standards in Section 223-14 B: 
   

▪ The lighting near the rear lot lines needs to be adjusted to avoid any spillover of light onto 
the adjacent residential parcels. 

  
▪ The lighting levels in the parking area should average approximately 1 footcandle. 

   
▪ The notes on the plan should indicate a Color Rendering Index in the range of 80 - 100. 

  



Page 2, February 6, 2020 Memo re: Beacon Commons 
 

6. For the Sheets A-100, A-101, and A-200 Building Plans: 
 

▪ The elevations need major dimensions, floor-to-floor heights, and building heights noted. 
 

▪ The rooftop accessory structures may be limited under Section 223-41.21 D(5), including 
the need for a 15-foot setback from the front edge of the roof. 

 

▪ The landscaping and parking configuration shown on the 1st floor Plan should match the C-
100 Site Plan and L-100 Landscaping Plan. 

 

▪ The proposal should be referred to the Architectural Review Subcommittee to assess the 
building design and consistency with the architectural standards in 223-41.21 K. 

 
7.    On the Sheet C-100 Site Plan, the ADA spaces have been relocated next to a building entrance 
        that leads to stairs. The ADA spaces should be close to the entrance with elevators. 

 
If you have any questions or need additional information, please feel free to contact me. 
 
John Clarke, Beacon Planning Consultant 
 

c: Dave Buckley, Building Inspector 
 Jennifer L. Gray, Esq., City Attorney 
 Arthur R. Tully, P.E., City Engineer 

John Russo, P.E., City Engineer 
Aryeh Siegel, Project Architect 
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Zoning Board of Appeals

Subject:

Zoning Board of Appeals – February agenda

Background:

ATTACHMENTS:
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February Agenda Backup Material



CITY OF BEACON 

ONE MUNICIPAL PLAZA - SUITE 1 

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

 

 

The Zoning Board of Appeals will meet on Wednesday, February 19, 2019 in the 

Municipal Center courtroom, located at One Municipal Plaza, Beacon, New York.  A training work 

session will take place at 7:00 PM and the regular meeting will begin immediately thereafter, but 

not later than 7:30 PM.   

 

Regular Meeting 

1. Continue review of application submitted by Carolyn Baccaro, 9 Washington Avenue, Tax 

Grid No. 30-6054-39-287664-00, R1-5 Zoning District, for relief from Section 223-13(G) 

for a 6 ft. high fence in the front yard (4 ft. maximum permitted)  

appeal withdrawn by applicant 1/23/2020 

 

2. Review application submitted by Elise Knudson, 16 South Walnut Street, Tax Grid No. 30-

5954-35-862869-00, PB Zoning District, for relief from Section 223-17(C) to construct an 

accessory building with a 1.2 ft. side yard setback (5 ft. required) and lot coverage of 1,183 

sq. ft. (916.5 sq. ft. maximum permitted)  

 

 

 

 

 

 

 

 



City of Beacon Planning Board
2/11/2020

Title:

One Forrestal Heights

Subject:

One Forrestal Heights – Existing Wireless Telecommunications Facility Equipment Upgrades

Background:

ATTACHMENTS:

Description Type

Verizon Wireless - One Forrestal Heights Cover Memo/Letter

One Forrestal Heights Cell Towers Eligible Facility 

Request Chart
Backup Material



Young / Sommer llc
ATTORNEYS AT LAW

Executive Woods, Five Palisades Drive, Albany, NY 12205
Phone: 5i8-/,38-9907 • Fax; 5i8-/,38-99i4

www.youngsommer.com

Writer's Telephone Extension: 258
solsondiyoungsommer.com

January 23, 2020

Via Federal Express

City of Beacon Planning Board
1 Municipal Plaza
Beacon, New York 12508

RE: Application of Verizon Wireless of the East LP d/b/a Verizon Wireless -1
Forrestal Heights (Beacon DT Site)

Dear Members of the Planning Board;

Our office represents Verizon Wireless with respect to the above-referenced application.

Verizon Wireless currently operates a communications facility on the existing nine story
building located at the above-referenced address. Verizon Wireless proposes to make certain
minor modifications to some of the existing equipment currently in place. Pursuant to the
Building Inspector's letter denying the issuance of a Building Permit for this proposal, dated
November 26, 2019, Verizon Wireless hereby submits the enclosed Application for Site Plan
Approval and supporting materials.

For the reasons described below, the proposed changes constitute an "eligible facilities
request" pursuant to the 2012 Middle Class Tax Relief and Job Creation Act. As an eligible
facilities request, the Planning Board is required to grant approval within sixty (60) days of
receipt of the application.

The existing Verizon Wireless communications facility located on the existing building is
deemed a base station pursuant to the definitions provided in 47 CFR § 1.40001(b). The building
is a structure at a fixed location that has been reviewed and approved under applicable zoning
laws to enable FCC licensed communications between user equipment (i.e., antenna, etc.) and a
communications network. The existing building is. therefore, a base station and an "eligible

support structure" according to the application regulations.

Because the existing building is considered an "eligible support structure," an application
to modify equipment on an existing base station that does not substantially change the physical



dimensions of such base station is considered an "eligible facilities request." An eligible facilities
request must be approved within sixty (60) days of the Planning Board's receipt of the
application, so long as the request does not result in a substantial change to the physical
dimensions of the eligible support structure.

The regulations define what constitutes a change to the physical dimensions of an eligible
support structure. A modification of an eligible support structure is not substantial, as long as the
proposed modifications do not result in:

(i) an increase of the existing structure's height by more than ten percent (10%) or
ten feet (10'), whichever is greater;

(ii) the addition of an appurtenance to the structure that would protrude more than six
feet (6') from the edge of the structure;

(iii) the installation of more than standard number of new equipment cabinets for the
technology involved (not to exceed four (4) cabinets);

(iv) excavation or deployment outside of the current site;
(v) defeating the concealment elements of the eligible support structure; or
(vi) does not comply with the conditions associated with the siting approval, except

that this does not apply to any modification that is non-compliant only in a
manner that would not exceed the thresholds identified in (i)-(iv) above.

Review of the site plans submitted in support of the Application for Site Plan Approval
confirm that the proposed modifications do not involve a substantial change to the existing
structure as determined by 47 CFR § 1.40001. For example, the changes proposed involve
replacing a total of six (6) remote radio heads that are currently located behind two (2) existing
antennas per sector. The existing six (6) units will be removed and replaced with six new remote
radio heads of similar size and at the same locations as the units to be removed. Additional minor

equipment and signage will also be placed on each of the existing antenna mounts. The details of
the proposed modifications are shown on the enclosed plans.

Because the modifications do not exceed any of the thresholds set forth in 47 CFR
1.40001, the proposal is deemed an "eligible facilities request" under federal law. As a result, the
Planning Board is required to approve the application within sixtv (60) davs of submission of the
enclosed application.

In furtherance of Verizon Wireless' proposal, we hereby submit the following materials
for the Planning Board's consideration:

1. five (5) copies of the Application for Site Plan Approval, including the Application of
Processing Restriction Law; Site Plan Specification Form; Individual Disclosure
Form; Entity Disclosure Form; November 26, 2019 Building Permit denial letter;
Short Environmental Assessment Form; and signed and sealed site plans;

2. $500 application fee; and
3. $2,500 escrow fee.

An electronic copy of the enclosed materials will be sent via secure e-mail link.



Based on the foregoing, please kindly place this application on the next available
Planning Board meeting agenda and advise the undersigned of the date of such meeting.

Thank you.

Enclosures

Very

YO

rs

MER, LLC



APPLICATION FOR SITE PLAN APPROVAL

Submit to Planning Board Secretary, One Municipal Plaza, Suite One, Beacon, New York 12508

IDENTIFICATION OF APPLICANT (For Official Use Only) Date Initials

./ , . Application & Fee Rec'd
Name: 2fir\ U't'CitJJ Initial Review

Address:, /27r Tpu ft-.. .Art /<« Public Hearing

Signature:_ Conditional Approval

Date: —4^— Final Approval
Phone: <1?' Fi7-4f-iy

IDENTIFICATION OF REPRESENTATIVE / DESIGN PRFESSIONAL

Name: SonnmitA Phone: C
Address:, ̂  Or. Fax: ^ ^

Mf. iZl*r Email address:

IDENTIFICATION OF SUBJECT PROPERTY:

Property Address:. } Hetji'Ti ^ SeACor^ , A>.y.
Tax Map Designation: Section_ S'55'Y Block V ̂  Lot(s)

Land Area: Zoning District(s)

DESCRIPTION OF PROPOSED DEVELOPMENT:

Proposed Use:,

Gross Non-Residential Floor Space: Existing M/A" Proposed

TOTAL: ^

Dwelling Units (by type): Existing_ ^ Proposed, t^lrr
TOTAL:

ITEMS TO ACCOMPANY THIS APPLICATION

a. One electronic and five (5) folded paper copies of a site location sketch showing the location of the subject
property and the proposed development with respect to neighboring properties and developments.

b. One electronic and five (5) folded paper copies of the proposed site development plan, consisting of sheets,
showing the required information as set forth on the back of this form and other such information as deemed
necessary by the City Council or the Planning Board to determine and provide for the property enforcement of
the Zoning Ordinance.

c. One electronic and five (5) folded paper copies of additional sketches, renderings or other information.
d. An application fee, payable to the City of Beacon, computed per the attached fee schedule.
e. An initial escrow amount, payable to the City of Beacon, as set forth in the attached fee schedule.



INFORMATION TO BE SHOWN ON SITE LOCATION SKETCH

a. Property lines, zoning district boundaries and special district boundaries affecting all adjoining streets and
properties, including properties located on the opposite sides of adjoining streets.

b. Any reservations, easements or other areas of public or special use which affect the subject property.
c. Section, block and lot numbers written on the subject property and all adjoining properties, including the

names of the record owners of such adjoining properties.

INFORMATION TO BE SHOWN ON THE SITE DEVELOPMENT PLAN
a. Title of development, date and revision dates if any, north point, scale, name and address of record owner of

property, and of the licensed engineer, architect, landscape architect, or surveyor preparing the site plan.
b. Existing and proposed contours at a maximum vertical interval of two (2) feet.
c. Location and identification of natural features including rock outcrops, wooded areas, single trees with a

caliper of six (6) or more inches measured four (4) feet above existing grade, water bodies, water courses,
wetlands, soil types, etc.

d. Location and dimensions of all existing and proposed buildings, retaining walls, fences, septic fields, etc.
e. Finished floor level elevations and heights olF all existing and proposed buildings.
f. Location, design, elevations, and pavement and curbing specifications, including pavement markings, of all

existing and proposed sidewalks, and parking and truck loading areas, including access and egress drives
thereto.

g. Existing pavement and elevations of abutting streets, and proposed modifications.
h. Location, type and design of all existing and proposed storm drainage facilities, including computation of

present and estimated future runoff of the entire tributary watershed, at a maximum density permitted under
existing zoning, based on a 100 year storm.

i. Location and design of all existing and proposed water supply and sewage disposal facilities.
j. Location of all existing and proposed power and telephone lines and equipment, including that located within

the adjoining street right-of-way. All such lines and equipment must be installed underground.
k. Estimate of earth work, including type and quantities of material to be imported to or removed from the site.
1. Detailed landscape plan, including the type, size, and location of materials to be used.
m. Location, size, type, power, direction, shielding, and hours of operation of all existing and proposed lighting

facilities.

n. Location, size, type, and design of all existing and proposed business and directional signs.
0. Written dimensions shall be used wherever possible.
p. Signature and seal of licensed professional preparing the plan shall appear on each sheet.
q. Statement of approval, in blank, as follows:

Approved by Resolution of the Beacon Planning Board
on the day of , 20
subject to ail conditions as stated therein

Chairman, City Planning Board Date



APPLICATION PROCESSING RESTRICTION LAW

Affidavit of Property Owner

Property Owner:_

If owned by a corporation, partnership or organization, please list names of persons holding over 5% interest.

List all properties in the City of Beacon that you hold a 5% interest in:

Applicant Address: /^7r' Jf", ̂  i/u,f« /dff^ iMot ^ /J^
Project Address:_

Project Tax Grid # r?fv- Ht-" g-'tyn
Type of Application .

Please note that the property owner is the applicant. "Applicant" is defined as any individual who owns at least five

percent (5%) interest in a corporation or partnership or other business.

., the undersigned owner of the above referenced property,

hereby affirm that 1 have reviewed my records and verify that the following information is true.

1. No violations are pending for ANY parcel owned by me situated within the City of Beacon

2. Violations are pending on a parcel or parcels owned by me situated within the City of Beacon

3. ALL tax payments due to the City of Beacon are current

4. Tax delinquencies exist on a parcel or parcels owned by me within the City of Beacon

5. Special Assessments are outstanding on a parcel or parcels owned by me in the City of Beacon

6. ALL Special Assessments due to the City of Beacon on ajaV^rcel owned by me are current

Signature of Owner

Title if owner is corporation

Office Use Only: NO YES Initial

Applicant has violations pending for ANY parcel owned within the City of Beacon (Building Dept.)
ALL taxes are current for properties in the City of Beacon are current (Tax Dept.)
ALL Special Assessments, i.e. water, sewer, fines, etc. are current (Water Billing)



CITY OF BEACON

SITE PLAN SPECIFICATION FORM

Name of Application:

PLEASE INDICATE WHETHER THE SITE PLAN DRAWINGS SHOW THE SUBJECT
INFORMATION BY PLACING A CHECK MARK IN THE APPROPRIATE BOXES
BELOW.

YES NO

The site plan shall be clearly marked "Site Plan", it shall be prepared by a legally certified

individual of firm, such as a Registered Architect or Professional Engineer, and it shall
contain the following information:

LEGALDATA

Name and address of the owner of record.

Name and address of the applicant (if other than the owner). k
Name and address of person, firm or organization preparing the plan. K
Date, north arrow, and written and graphic scale. X
NATURAL FEATURES

Existing contours with intervals of two (2) feet, referred to a datum satisfactory to the

Planning Board. X
Approximate boundaries of any areas subject to flooding or stormwater overflows.

Location of existing watercourses, wetlands, wooded areas, rock outcrops, isolated

trees with a diameter of eight (8) inches or more measured three (3) feet above

the base of the trunk, and any other significant existing natural features.
X

EXISTING STRUCTURES, UTILITIES, ETC.

Outlines of all structures and the location of all uses not requiring structures.

Paved areas, sidewalks, and vehicular access between the site and public streets. X
Locations, dimensions, grades, and flow direction of any existing sewers, culverts,

water lines, as well as other underground and above ground utilities within and

adjacent to the property.
K

Other existing development, including fences, retaining walls, landscaping, and s.
screening. ^ X

/

Sufficient description or information to define precisely the boundaries of the property. ><
The owners of all adjoining lands as shown on die latest tax records. K
The locations, names, and existing widths of adjacent streets and curb lines. /
Location, width, and purpose of all existing and proposed easements, setbacks,

reservations, and areas dedicated to private or public use widiin or adjacent to the

properties.

y



PROPOSED DEVELOPMENT
YES NO

The location, use and design of proposed buildings or structural improvements X'
The location and design of all uses not requiring structures, such as outdoor storage
(if permitted), and off-street paridng and unloading areas.
Any proposed division of buildings into units of separate occupancy. ><
The location, direction, power, and time of use for any proposed outdoor lighting

£ ^

X
The location and plans for any outdoor signs.

vc
The location, arrangement, si2e(s) and materials of proposed means of ingress and
egress, including sidewalks, driveways, or other paved areas. / •

Proposed screening and other landscaping including a planting plan and schedule
prepared by a qualified individual or firm. X
The location, sizes and connection of all proposed water lines, valves, and hydrants
and all storm drainage and sewer lines, culverts, drains, etc. X
Proposed easements, deed restrictions, or covenants and a notation of any areas to
be dedicated to the City. X
Any contemplated public improvements on or adjoining the property. X
Any proposed new grades, indicating clearly how such grades will meet existing
grades of adjacent properties or the street. X
Elevations of all proposed principal or accessory structures. K
Any proposed fences or retaining walls. y
MISCELLANEOUS

A location map showing the applicant's entire property and adjacent properties and
streets, at a convenient scale. X
Erosion and sedimentation control measures. fi-fc X
A schedule indicating how the proposal complies with all patinent zoning standards,
including parking and loading requirements. X
An indication of proposed hours of operation. Hi |t/ 4 y
if the site plan only indicates a first stage, a supplementary plan shall indicate
ultimate development. ><



For all items marked "NO" above, please explain below why the required information has not been
provided: .
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Applicant/Sponsor Name:.

Signature:

Date:



FOR OFFICE USE ONLY

Application #

CITY OF BEACON

1 Municipal Plaza, Beacon, NY
Telephone (845) 838-5000 * http://cityofbeacon.org/

INDIVIDUAL DISCLOSURE FORM

(This form must accompany every land use application and every application for a building permit or certificate of
occupancy submitted by any person(s))

Disclosure of the names and addresses of all persons) filing a land-use application with the City is required
pursuant to Section 223-62 of the City Code of the City of Beacon. Applicants shall submit supplemental
sheets for any additional information that does not fit within the below sections, identifying the Section being
supplemented.

SECTION A

Name of Applicant: l/c'A-t 2.^^ fc(c [ j
Address of Applicant:.

Telephone Contact Information:

SECTION B. List all owners of record of the subject property or any part thereof.

Name Residence or

Business Address

Telephone

Number

Date and

Manner title

was acquired

Date and place

where the deed

or document of

conveyance

was recorded

or filed.

/fj(t
/ /trrtjf*!

/7Cf?

SECTION B. Is any owner of record an officer, elected or appointed, or employee of the City of Beacon or related, by
marriage or otherwise, to a City Council member, planning board member, zoning board of appeals member or employee
of the City of Beacon ?

□ YES [Zl NO



If yes, list every Board, Department, Office, agency or other position with the City of Beacon with which a party has a
position, unpaid or paid, or relationship and identify the agency, title, and date of hire.

Agency Title Date of Hire, Date
Elected, or Date

Appointed

Position or Nature

of Relationship

SECTION C. If the applicant is a contract vendee, a duplicate original or photocopy of the full and complete contract
of purchase, including all riders, modification and amendments thereto, shall be submitted with the application.

SECTION D. Have the present owners entered into a contract for the sale of all or any part of the subject property
and, if in the affirmative, please provide a duplicate original or photocopy of the fully and complete contract of sale,
including all riders, modifications and amendments thereto.

□ YES [zf NO

I.

are true, accurate, and complete.
being first duly sworn, according to law, deposes and says that the statements made herein

(Print) . Jo/f r

(Signatup



FOR OFFICE USE ONT.Y

Application #

CITY OF BEACON

1 Municipal Plaza, Beacon, NY
Telephone (845) 838-5000 * http://cityofbeacon.org/

ENTITY DISCLOSURE FORM

(This form must accompany every land use application and every application for a building permit or certificate of
occupancy submitted by any entity)

Disclosure of the names and addresses of all persons or entities owning any interest or controlling position of
any Limited Liability Company, Partnership, Limited Parmership, Joint Venture, Corporation or other business
entity (hereinafter referred to as the "Entity") filing a land-use application with the City is required pursuant to
Section 223-61.4 of the City Code of the City of Beacon. If any Member of the Entity is not a natural person,
then the names and addresses as well as all other information sought herein must be supplied about the non-
natural person member of that Entity, including names, addresses and Formation filing documents. Applicants
shall submit supplemental sheets for any additional information that does not fit within the below sections,
identifying the Section being supplemented.

SECTION A.

IF AFFIANT IS A PARTNERSHIP, JOINT VENTURE OR OTHER BUSINESS ENTITY, EXCEPT A
CORPORATION:

Name of Entity Address of Entity
On*.

^JT 0ll1»
Place where such business entity was
created

Ny

Official Registrar's or Clerk's office where the
documents and papers creating entity were filed

Date such business entity or parmership
was created

Iklr?

Telephone Contact Information

c/* (ftr)

IF AFFIANT IS A CORPORATION: A^/ A"
Name of Entity Telephone Contact Information

Principal Place of Business of Entity Place and Date of incorporation

Method of Incorporation Official place where the documents and papers of
incorporation were filed

SECTION B. List all persons, officers, limited or general partners, directors, members, shareholders, managers, and any
others with any interest, mortgage, encumbrance or other interest (recorded or unrecorded) in or with the above referenced



Entity. List all persons to whom corporate stock has been pledged, mortgaged or encumbered and with whom any agreement
has been made to pledge, mortgage or encumber said stock. Use a supplemental sheet to list additional persons.

Name Resident Address Resident Telephone
Number

Nature and Extent

of Interest

W/r

SECTION C. List all owners of record of the subject property or any part thereof.

Name Residence or

Business Address

Telephone

Number

Date and

Manner title

was acquired

Date and place

where the deed

or document of

conveyance

was recorded

or filed.

Cur-lc.!/
/



SECTION D. Is any owner, of record or otherwise, an officer, director, stockholder, agent or employee of any person
listed in Section B-C?

□ YES 7 NO

Name Employer Position

SECTION E. Is any party identified in Sections A- C an officer, elected or appointed, or employee of the City of Beacon
or related, by marriage or otherwise, to a City Council member, planning board member, zoning board of appeals memberor employee of the City of Be^^n ?
□ 7YES NO

If yes, list every Board, Department, Office, agency or other position with the City of Beacon with which a party
has a position, unpaid or paid, or relationship and identify the agency, title, and date of hire.

Agency Title Date of Hire, Date
Elected, or Date
Appointed

Position or Nature
of Relationship



SECTION F. Was any person referred to in Sections A-D known by any other name within five (5) years preceding the
date of the application?

□ YES [zf NO

Current Name Other Names

SECTION G. List the names and addresses of each person, business entity, parmership and corporation in the chain of
tide of the subject premises for the five (5) years next preceding the date of the appUcadon.

Name Address

(J {j / ^

SECTION H. If the applicant is not a record owner of the subject property, describe the applicant's interest in the subject
property and the reladonship the applicant has to the record owner(s) of the subject property.



SECTION I. If the applicant is a contract vendee, a duplicate original or photocopy of the full and complete contract of
purchase, including all riders, modification and amendments thereto, shall be submitted with the application. Any
or confidential information may be redacted from the contract prior to production.

sensitive

SECTION J.

1. Where the record owner or contract vendee is a corporation, the following additional information shall be submitted:

Name of the Corporation . . Telephone Contact Information

Principal Business Address Place and Date of Incorporation

Method of Incorporation Official place where the documents and papers
of incorporation were filed

2. Please provide the following information for every incorporator, officer, director and shareholder of the corporation.

Name

I

Residence or business address Telephone number

^\pr

3. Have any shares of the stock of th^orporation or of any stockholder been pledged, mortgaged or encumbered?

I  I YES IT NO

If so, please list the name and address of each person having, holding, owning or claiming any such interest.

Name Address



SECTION K. Have the present owners entered into a contract for the sale of all or any part of the subject property and,
if in the affirmative, please provide a duplicate original or photocopy of the fully and complete contract of sale, including
all riders, modifications and amendmepts thereto.

□ YES "7 NO

I,
ati active

being first duly sworn, according to law, deposes and says that I am (Title)
and qualified mcniLci of itie _, a business duly authorized by law to do

business in the State of New York, and that the statements made herein are true, accurate, and complete.

(Print) Sco^
(Signaturi



Ml.

BUILDING DEPARTMENT

845-838-5020

Email: dbuckley@cityofbeacon.org

November 26, 2019

Tectonic Engineering
36 British American Boulevard, Suite 101
Latham, NY 12110

Attn: Bryan M. Sarchi
Site Acquisition Specialist

Re: New Verizon Wireless Application for Collocation at Existing Wireless
Telecommunications Facility Located at 2 Forrestal Heights, Beacon, New York (Grid 5954-
43-801717)

Dear Mr. Sarchi,

I have reviewed your submission for equipment upgrades at the referenced address consisting of
the installation of new antennas. Based on my review, I offer the following comments.

In accordance with Section 223-26.4C (2) of the City of Beacon Zoning Code the Planning
Board shall approve a small cell permit application concerning any Eligible Facilities Request
for modification of an Eligible Support Structure that does not substantially change the physical
dimensions of such structure. An applicant shall assert in writing that its request is considered
an Eligible Facilities Request and documentation to support your conclusion that the proposed
equipment upgrades constitute an Eligible Facilities Request as defined by Section 223-63 of
the City of Beacon Zoning Code and 47 CFR § 1.400001. By this letter, your application is
deemed incomplete. Please submit all required materials to the Plarming Board secretary by
December 31, 2019, for the January 14, 2020 Planning Board agenda.

Your application will not be subject to a public hearing, and no public notice is required. The
Planning Board may request that the applicant provide additional documentation or information
only to the extent reasonably related to its determination of whether the request meets the



requirements of an Eligible Facilities Request. If deemed by the Planning Board to be an
Eligible Facilities Request, the Planning Board will approve a small cell permit for the facility.
If the Planning Board determines it is not an Eligible Facilities Request, such facility shall
require formal review by the Planning Board pursuant to Section 223-26.4 of the City of
Beacon Zoning Code or by the City Council pursuant 223-24.5 of the City of Beacon Zoning
Code, based on the details of the proposed facility.

If you have any questions please feel free to contact me.

Sincerely,

David Buckley A
Building Inspector



Short Environmental Assessment Form

Part 1 - Project Information

Instructions for Completing

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

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

Part 1 - Project and Sponsor Information

Name of Action or Project:

Verizon Wireless - Beacon DT - Unmanned Wireless Communications Facility

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

1 Forrestal Heights, City of Beacon, Dutchess County, New York 12508

Brief Description of Proposed Action:

Verizon Wireless of the East LP, d/b/a Verizon Wireless by Celico Partnership, Its General Partner ("Verizon Wireless" or the "Applicant") proposes the
modification of an existing unmanned wireless communications facility located on the existing property. Said property being located approximately 530'
east of the intersection of Wolcott Ave and South Ave. Access to the existing facility originates from Wolcott Ave and utilizes the existing paved access
and parking lot.

In general, the installation will consist of the following: Remove six (6) existing remote radio head units and replace with six (6) new remote radio head
units which are mounted on non-penetrating rooftop mounts on the roof of the 92'-0"± tall building.

Name of Applicant or Sponsor:

Verizon Wireless of the East LP, d/b/a Verizon Wireless by Celico Partnership, Its General P

Telephone: (518)649-7965

E-Mail: steven.pidgeon@verizonwireless.com

Address:

1275 John Street, Suite 100

City/PO:

West Henrietta

State:

NY

Zip Code:

14586

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

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

NO YES

0 □
2. Does the proposed action require a permit, approval or funding from any other government Agency?
If Yes, list agency(s) name and permit or approval: Beacon Planning Board - Special Use Permit & Site Plan Approval

NO YES

□ 0
3. a. Total acreage of the site of the proposed action?

b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?

7.963 acres

0.0 acres

<0.04 acres

4. Check all land uses that occur on, are adjoining or near the proposed action:

5. □ Urban □ Rural (non-agriculture) □ Industrial Commercial Residential (suburban)
□ Forest □ Agriculture Q Aquatic □ Other(Specify):
El Parkland

Page 1 of 3 SEAF 2019



5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A

□ 0 □
□ 0 □

6. Is the proposed action consistent with the predominant character of the existing built or natural landscape?
NO YES

□ 0
7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?

If Yes, identify:

NO YES

0 □

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

b. Are public transportation services available at or near the site of the proposed action?

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

NO YES

0 □
□ 0
□ 0

9. Does the proposed action meet or exceed the state energy code requirements?

If the proposed action will exceed requirements, describe design features and technologies:
NO YES

□ 0

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

If No, describe method for providing potable water:

NO YES

0 □Potable water service is not required since the proposed facility is an unmanned facility.

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

If No, describe method for providing wastewater treatment:

NO YES

0 □There will be no wastewater generated since the proposed facility is an unmanned facility.

12. a. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
which is listed on the National or State Register of Historic Places, or that has been determined by the
Commissioner of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for listing on the
State Register of Historic Places?

b. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

NO YES

0 □

0 □

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

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?

If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres:

NO YES

0 □
0 □

Page 2 of 3



14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

□shoreline 1 1 Forest 1 1 Agricultural/grasslands □ Early mid-successional

□ Wetland □ Urban El Suburban

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

NO YES

0 □
16. Is the project site located in the 100-year flood plan? NO YES

0 □
17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:

NO YES

0 □
□ □
□ □

18. Does the proposed action include construction or other activities that would result in the impoundment of water
or other liquids (e.g., retention pond, waste lagoon, dam)?

If Yes, explain the purpose and size of the impoundment:

NO YES

0 □
19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste

management facility?
If Yes, describe:

NO YES

0 □
20.Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?
If Yes, describe:

NO YES

□ 0
I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF
MY KNOWLEDGE

Applicant/sponsor/name: Tony Serrano Date: 01/22/2020

Signature: Title: Project Engineer

PRINT FORM Page 3 of 3



Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form

Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept "Have my responses been reasonable considering the scale and context of the proposed action?"

No, or

small

impact
may

occur

Moderate

to large
impact
may

occur

1. Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations? □ □

2. Will the proposed action result in a change in the use or intensity of use of land? □ □
3. Will the proposed action impair the character or quality of the existing community? □ □
4. Will the proposed action have an impact on the environmental characteristics that caused the

establishment of a Critical Environmental Area (CEA)? □ □
5. Will the proposed action result in an adverse change in the existing level of traffic or

affect existing infrastructure for mass transit, biking or walkway? □ □
6. Will the proposed action cause an increase in the use of energy and it fails to incorporate

reasonably available energy conservation or renewable energy opportunities? □ □
7. Will the proposed action impact existing:

a. public / private water supplies?

b. public / private wastewater treatment utilities?

□ □
□ □

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources? □ □

9. Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, ground water, air quality, flora and fauna)? □ □

10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage
problems? □ □

11. Will the proposed action create a hazard to environmental resources or human health? □ □

Page 1 of2
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Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form

Part 3 Determination of Significance

For every question in Part 2 that was answered "moderate to large impact may occur", or if there is a need to explain why a
particular element of the proposed action may or will not result in a significant adverse environmental impact, please
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that
have been included by the project sponsor to avoid or reduce impacts. Part 3 should also explain how the lead agency
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting,
probability of occurring, duration, irreversibility, geographic scope and magnitude. Also consider the potential for short-
term, long-term and cumulative impacts.

□

□

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action may result in one or more potentially large or significant adverse impacts and an
environmental impact statement is required.
Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action will not result in any significant adverse environmental impacts.

Name of Lead Agency Date

Print or Type Name of Responsible Officer in Lead Agency Title of Responsible Officer

Signature of Responsible Officer in Lead Agency Signature of Preparer (if different from Responsible Officer)

Page 2 of2
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PLANNING BOARD REVIEW 
ELIGIBLE FACILITY REQUEST 

 
Applicant: ___Verizon Wireless___________ Project Site: _1-2 Forrestal Heights____________ 
 
Description: Applicant has submitted an application to modify an existing wireless ___Tower_________ [tower or base station] that involves: 
 

 Collocation of new transmission equipment  

 X Removal of transmission equipment  

 X Replacement of transmission equipment 

 
Does the request substantially change the physical dimensions of the eligible support structure? 

Substantial Change Criteria  Application Details  

For towers other than towers in the public rights-of-way, does the application increase the 
height of the tower by more than 10% or by the height of one additional antenna array with 
separation from the nearest existing antenna not to exceed twenty feet? For other eligible 
support structures, does the application increase the height of the structure by more than 10% 
or more than ten feet? 

 

NO 

 

For towers other than towers in the public rights-of-way, does the application involve adding 
an appurtenance to the body of the tower that would protrude from the edge of the tower 
more than twenty feet, or more than the width of the tower structure at the level of the 
appurtenance? For other eligible support structures, does the application involve adding an 
appurtenance to the body of the structure that would protrude from the edge of the structure 
by more than six feet? 

  

NO 

For any eligible support structure, does the application involve installation of more than the 
standard number of new equipment cabinets for the technology involved? For towers in the 
public rights-of-way and base stations, does the application involve the installation of any new 
equipment cabinets on the ground if there are no pre-existing ground cabinets associated with 
the structure, or else involve installation of ground cabinets that are more than 10% larger in 
height or overall volume than any other ground cabinets associated with the structure?. 

 

NO 

Does the application entail excavation or deployment outside the current site? NO 

Does the proposed application defeat the concealment elements of the eligible support 
structure? 

NO 

Does the proposed application comply with conditions associated with the siting approval of 
the construction or modification of the eligible support structure or base station equipment? 

YES 

 



City of Beacon Planning Board
2/11/2020

Title:

Review Local Law

Subject:

City Council request to review proposed Local Law regarding three month extension of Water Moratorium on 
residential and commercial development

Background:

ATTACHMENTS:

Description Type

Local_Law_Regarding_Extension_of_Water_Moratorium Local Law
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Draft: 2/4/20 

LOCAL LAW NO. ____ OF 2020 

 

CITY COUNCIL 

CITY OF BEACON 

 

LOCAL LAW REGARDING  

EXTENSION OF A MORATORIUM 

A LOCAL LAW to 
extend for three (3) 
months the 
Moratorium imposed 
by Local Law 6 of 
2019.  

 

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

SECTION 1. TITLE  

This local law shall be entitled, “A Local Law, pursuant to Municipal Home Rule Law § 10, 
extending the Moratorium imposed by Local Law 6 of 2019 of the City of Beacon with 
respect to land use approvals to review certain special use, site plan, and subdivision 
applications involving residential, commercial and mixed use developments within the City 
of Beacon, by means of amending Chapter 223, Zoning, of the Code of the City of Beacon.”  

SECTION 2. LEGISLATIVE INTENT AND PURPOSE  

Pursuant to the statutory powers vested in the City of Beacon to regulate and control land 
use and to protect the health, safety and welfare of its residents, it is the intent of the City 
Council to extend for an additional three (3) months the Moratorium contained in Local 
Law 6 of 2019 previously adopted by the City Council on September 3, 2019, and filed with 
the Secretary of State on September 16, 2019, with respect to the review and approval of 
certain special use, site plan, and subdivision applications involving residential, commercial 
and mixed use developments within the City of Beacon, by means of amending Chapter 223, 
Zoning, of the Code of the City of Beacon. The Moratorium contained in Local Law 6 of 
2019 is set to expire on March 3, 2020, unless otherwise extended.  

In February 2019, Well #2 was taken off line because tests of the well showed high turbidity 
from silting. WSP examined Well #2 and determined that the excessive silting was entering 



5102/11/676643v3  2/5/20 

 -2- 

the well from a fracture about 240 feet down. Well #2 has remained off line while the City 
developed a mitigation plan to restore the well.  

WSP performed a Water Supply Adequacy review with Well #2 out of service, incorporating 
and assessing the water needs of existing developments, and projects in the process of being 
built, recently approved and pending before the Planning Board. WSP’s review concluded 
that there is an adequate supply of water and an approximate surplus of 170,000 gpd (gallons 
per day).  

The City has developed a course of action to correct the silting and bring Well #2 back on 
line. The City is concerned that approving new development proposals while repairs are 
being made to Well #2 would be imprudent and it would not be fair to applicants to 
entertain new applications during this time of uncertainty because the success of the repairs 
to Well #2 will be unknown until the work is completed and evaluated. 

It is the purpose of this Local Law to establish a temporary moratorium on residential and 
commercial development in order to protect the City and its residents, businesses and 
visitors from the potential impacts of new development on the City’s water supply given the 
condition of Well #2. Imposition of this moratorium will allow the City additional time to 
repair Well #2 and regulate residential and commercial development within the City of 
Beacon to further protect the City’s water supply. 

Since the adoption of Local Law 6 of 2019 on September 3, 2019, the following actions have 
been taken:  

1. WSP completed a flow test for the portion of the raw water main from the Cargill 
Reservoir to the treatment plant that included evaluating the flow conditions at Well 1 
and Well 2. Based on the results of the flow test and the hydraultic model, WSP 
determined the design parameters to allow for specifying the proposed well pump for 
Well 2.  

2. The design parameters were provided to a pump vendor and a new well pump was 
selected for installation. WSP is in the process of preparing bid specifications for pump 
purchase and installation. Once the new pump is installed, the well will be pumped to 
waste to further develop the well and reduce the turbidity in the well to below the 
drinking water standard.  

WSP requires additional time to repair Well #2. The City believes, based upon progress to 
date, that the repairs will be completed within three (3) months. Therefore, extending the 
existing Moratorium for another three (3) months is reasonable and necessary.  

SECTION 3. MORATORIUM  

1. Effective immediately upon filing with the Secretary of State and continuing for a 
period of three (3) months from such date, and subject to paragraph 2 below, no 



5102/11/676643v3  2/5/20 

 -3- 

application for a building permit (other than a building permit for a project previously 
approved by a land use board), area variance, use variance, special use permit, site 
plan approval, or subdivision approval will be processed by the Building Department, 
or City Council, Planning Board or Zoning Board of Appeals (“Land Use Boards”), 
and no permit or approval will be issued by the Building Department or any Land 
Use Board for the modification, expansion or establishment of residential, 
commercial or mixed use developments within the City until this ordinance has 
expired as set forth in paragraph 3 below or has been repealed according to applicable 
law.  

2. All applications for building permits, use variance, area variance, special use permit, 
site plan approval and subdivision approval submitted to the City on or before June 
11, 2019, or pending before the Building Department or Land Use Board on or 
before June 11, 2019 are exempt from this moratorium. Any application submitted 
after June 11, 2019 may be heard and reviewed by any Land Use Board, but may not 
be subject to a vote and any application that was submitted to any Land Use Board 
after June 11, 2019 and received a vote, may not receive a Building Permit. The Land 
Use Board may hold public hearings and discuss the application, but the Land Use 
Board may not formally approve or deny such application. Any building permit 
application for a single family home and any application seeking a modification or 
extension of an existing approval that does not increase the density (by unit or 
bedroom count) shall be exempt from this moratorium and any residential 
application that would result in an increase in water usage of no more than 440 
gallons of water per day, as determined by the City Building Inspector, is exempt 
from this moratorium. Any non-residential application that would result in an 
increase in water usage of less than 2,000 gallons per day, as determined by the City 
Building Inspector, is exempt from this moratorium. In addition, this moratorium 
shall not apply to the reuse of any existing non-residential building for industrial or 
manufacturing uses, as determined by the Building Inspector, where such use does 
not increase the existing building footprint or otherwise increase the building square 
footage.  

3. This moratorium shall automatically expire thirty (30) days after the City 
Administrator’s receipt of a report from the City’s Water Consultant that (i) confirms 
Well 2 has been repaired; (ii) states the gallons per minute being pumped from Well 
2; (iii) confirms the total capacity available to the City from all water production; (iv) 
advises if any of the Conclusions in its March 2018 Comprehensive Water Supply 
Plan are affected by the new yield from Well 2 (if less than previously studied); and 
(v) confirms the City of Beacon has sufficient safe yield from the sources of supply to 
meet the current and projected Long Term Build-Out demand as detailed in the 
March 2018 Comprehensive Water Supply Plan.  Should the repairs not be completed 
or the above referenced report not meet the criteria detailed above, the City Council 
may extend the moratorium, after following the procedure to adopt a Local Law, for 
a period of time as the City Council, in its sole discretion, deem necessary. 
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SECTION 4. ADMINISTRATIVE RELIEF FROM MORATORIUM  

4. In order to prevent an unlawful taking of property and to prevent irreparable harm, 
the City Council is authorized to grant limited relief from this moratorium pursuant 
to the standards and requirements herein. An applicant seeking such relief shall be 
required to show by clear and convincing evidence, including credible dollars and 
cents proof, that the applicant cannot make any reasonable use of its property due 
solely to the moratorium; that the moratorium prohibits fulfillment of the applicant’s 
reasonable investment-backed expectations; that the moratorium causes irreparable 
injury to the applicant; and that it would be unreasonable and unjust not to grant 
relief from the moratorium.  

5. An application may be made in writing to the City Council requesting an exemption 
from the provisions herein.  After due notice and a public hearing on such 
application, the City Council may grant an exemption with such conditions as it may 
deem reasonable and necessary, provided such exemption is the minimum relief 
necessary.   

6. All such applications to the City Council shall be deemed Unlisted actions under 
SEQRA. In the event relief from the moratorium is granted by the City Council, the 
applicant shall proceed to the City’s Land Use Boards to apply for required 
development approvals. Notwithstanding any relief granted pursuant to this section, a 
development approval shall not be granted unless the approved application complies 
with all zoning and all other requirements in effect on the date of approval.  

7. The applicant or any other person aggrieved by a decision of the City Council made 
pursuant to this section may apply to the state supreme court pursuant to article 
seventy-eight of the civil practice laws and rules.  

SECTION 5. CONFLICTING LAWS SUPERSEDED 

All local laws, ordinances, or parts of local laws and ordinances, of the City of Beacon that 
are in conflict with the provisions of this Local Law are hereby suspended to the extent 
necessary to give this Local Law full force and effect during the effective period of the 
moratorium. Pursuant to Municipal Home Rule Law Section 10, this Local Law shall 
supersede any inconsistent provisions of New York State General City Law for the entire 
duration of this moratorium, including any extension thereof.  

SECTION 6. SEPARABILITY 

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 7. EFFECTIVE DATE 

This Local Law shall take effect immediately upon adoption and filing with the Secretary of 
State as provided by the Municipal Home Rule Law. 

 

 



City of Beacon Planning Board
2/11/2020

Title:

Traffic Safety Committee Appointment

Subject:

Consider adoption of a Resolution appointing a Planning Board member to the Traffic and Safety Planning Committee

Background:

ATTACHMENTS:

Description Type

Traffic Safety Appointment Resolution Resolution
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RESOLUTION  

 

PLANNING BOARD 

BEACON, NEW YORK 

 

APPOINTING PLANNING BOARD MEMBER TO SERVE ON THE  

TRAFFIC AND SAFETY PLANNING COMMITTEE 

 

WHEREAS, the City of Beacon has a Traffic and Safety Planning Committee 
pursuant to Chapter 65 of the City Code; and  

 
WHEREAS, the Committee includes one member to be a representative of the 

Planning Board as designated by the Planning Board.    
 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Board hereby 

appoints _________________________________ to serve on the City of Beacon Traffic 
and Safety Planning Committee. 
 
 
Resolution Adopted:    February 11, 2020 
Beacon, New York 
 
_________________________  _________________, 2020 
John Gunn, Chairman   Dated 
City of Beacon Planning Board 

 

Motion by ______________, seconded by _______________: 

Kevin Byrne  Voting:   Leonard Warner  Voting:  
Rick Muscat  Voting:   J. Randall Williams  Voting:  
Karen Quiana  Voting:   John Gunn, Chairman Voting:  
Jill Reynolds  Voting:  
 
Resolution:   Approved ___ 
  Denied     ___ 

 

 



City of Beacon Planning Board
2/11/2020

Title:

Edgewater

Subject:

Consider request for a six (6) month extension of Subdivision and Site Plan Approval – Edgewater

Background:

ATTACHMENTS:

Description Type

Edgewater Extension Request Cover Memo/Letter

Edgewater Planning Board Extension Request Cover Memo/Letter
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CITY OF BEACON

CITY COUNCIL

RESOLUTION NO.   115 OF 2019

GRANTING A SPECIAL USE PERMIT EXTENSION FOR

EDGEWATER (22 EDGEWATER PLACE)

WHEREAS, on August 6, 2018 the City of Beacon City Council granted a Special

Use Permit to Scenic Beacon Developments, LLC ( the " Applicant") to construct 246

units of multifamily housing on property located and collectively known as 22 Edgewater

Place, located in the RD- 1. 7 Zoning District (the " Special Permit Resolution"). Said premise

being known and designated on the City Tax Map as Pace IDs 5954- 25- 581985, 5955- 19-

590022, 5954- 25- 566983 and 5954- 25- 574979; and

WHEREAS, pursuant to Section 223- 18. F( 1) of the City of Beacon Zoning Code

and Condition # 7 of the Special Permit Resolution, the Special Permit shall expire if, among

other, things a bona fide application for a Building Permit is not filed within ( 1) year of the

issuance of the Special Use Permit; and

WHEREAS, as of the date of this Resolution, the Applicant has not filed a bona fide

application for a Building Permit; and

WHEREAS, the Applicant' s request was timely, as one  ( 1) year had not elapsed

since the date of the August 6, 2018 Special Permit Resolution; and

WHEREAS, the City Council is in receipt of a letter from Michael A. Bodendorf,

P.E., dated July 26, 2019, requesting two ( 2) six ( 6) month extensions of the City Council' s

Resolution Granting a Special Use Permit, dated August 6, 2018; and
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WHEREAS, in accordance with Section 223- F(2) of the City of Beacon Zoning Code and

Condition # 8 of the Special Permit Resolution, the City Council may grant one ( 1) or more

extensions of up to six ( 6) months each, to "( a) complete the conditions of approval for the

special permit use, upon a finding that the applicant is working toward completion of such

conditions with due diligence and has offered a reasonable explanation of its inability to

complete such improvements and file a bona fide application for a building permit;" and

WHEREAS, Mr.  Bodendorf explained in his letter that the Applicant has been

working diligently with the project consultants,  City Staff and the Dutchess County

Department of Behavior and Community Health in order to satisfy each of the conditions in

the Special Permit Resolution, as well as those conditions provided in the January 17, 2018

Zoning Board of Appeals Resolution and the Planning Board' s Site Plan and Subdivision

Approval Resolution adopted on September 11, 2018. These conditions must be satisfied as

a prerequisite to the Final Subdivision Plat being signed by the Planning Board Chairman

and subsequently recorded in the Dutchess County Clerk's Office; and

WHEREAS, the Applicant appeared at the Council' s August 5, 2019 Work Session

meeting and answered questions from the Council and the Council discussed that granting

two (2) six ( 6) month extensions was not warranted.

NOW,  THEREFORE,  BE IT RESOLVED,  the City Council of the City of

Beacon hereby finds that the Applicant has offered a reasonable explanation why it has not

been able to apply for a building permit and grants one ( 1) six ( 6) month extension of the

City Council' s Resolution Granting a Special Use Permit, dated August 6, 2018 for property

located at 22 Edgewater Place to expire on February 6, 2020.

BE IT FURTHER RESOLVED,   except as specifically modified by the

amendment contained herein,  the Special Permit Resolution dated August 6,  2018 is

otherwise to remain in full force and effect.

Dated:  August 19, 2019
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Resolution No.  115 of 2019 Date:     August 19, 2019

Amendments 2/ 3 Required.

Not on roll call.       On roll call 3/ 4 Required

Motion Second Council Member Yes No Abstain Reason Absent

Terry Nelson x

Jodi McCredo x

x George Mansfield x

Lee K riacou x

John Rembert x

x Amber Grant x

Mayor Randy J. Casale x

Motion Carried x
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RESOLUTION

PLANNING BOARD

BEACON, NEW YORK

PRELIMINARY & FINAL SUBDIVISION PLAT APPROVALS

AND SITE PLAN APPROVAL

FOR EDGEWATER PROJECT ( 22 EDGEWATER PLACE

WHEREAS, the Beacon Planning Board received applications for Preliminary and
Final Subdivision Plat Approvals ( lot merger), Site Plan Approval and Special Use Permit

Approval from Scenic Beacon Developments, LLC  (the  " Applicant"), to demolish two

existing buildings and construct seven buildings, containing 246 apartments including 25
workforce housing units  ( 350 bedrooms'),  on 12.009 acres on property located and
collectively known as 22 Edgewater Place and designated on the Tax Map of the City of
Beacon as Parcel IDs 5954-25- 581985, 5955- 19- 590022, 5954-25- 566983 and 5954-25-

574979  ( the  " Property")  in the RD- 1. 7 Zoning District,  within the within the Local
Waterfront Revitalization Program  (" LWRP")  boundary,  ( the  " Amended Project"  or

Amended Proposed Action"); and

WHEREAS, the City Council is the approval authority for the Special Use Permit to
permit multifamily housing on the Property pursuant to City of Beacon Zoning Code § 223-

18; and

WHEREAS, the Planning Board is the approval authority for the Subdivision and
Site Plan pursuant to City of Beacon Code §§ 195- 2 and 223- 25; and

WHEREAS,  the Amended Proposed Action also includes a request for a

determination of consistency with the LWRP; and

WHEREAS, the application consists of application forms, correspondence, the Full

Environmental Assessment Form (" Full EAF") and professional studies and reports

submitted to the Planning Board; and

WHEREAS, the Subdivision is shown on the drawing, entitled, " Lot Consolidation

Map Prepared for Weber Projects LLC," dated August 27, 2018, prepared by TEC Land
Surveying; and

WHEREAS, the Site Plan is shown on the drawings, entitled " Special Use Permit

Application," Sheets 1- 15 last revised August 28, 2018, as prepared by Hudson Land Design;
TEC Land Surveying; and Aryeh Siegel, Architect; and

1
The Amended Proposed Action proposes 246 units comprised of 25 studios, 126 1-

bedroom units, 86 2-bedroom units, and 9 3- bedroom units.
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WHEREAS, the Applicant originally submitted an application for Preliminary and
Final Subdivision Plat approvals ( lot merger) and Site Plan approval for the construction of

seven ( 7) apartment buildings containing a total of 307 units ( 413 bedrooms) following the
demolition of two existing structures and the merger of four lots into a single 12- acre parcel,
along with associated infrastructure including but not limited to landscaping, stormwater
management facilities,  lighting,  off-street parking areas,  and retaining walls;  and  ( the

Original Proposed Action"); and

WHEREAS, the Original Proposed Action was a Type I Action pursuant to the

New York State Environmental Quality Review Act ("SEQRA"); and

WHEREAS,  the Planning Board,  as Lead Agency,  opened a public hearing to
consider comments regarding any environmental impacts of the Original Proposed Action
on May 9, 2017 and continued the hearing to July 11, 2017, August 8, 2017, September 12,
2017, October 12, 2017, November 14, 2017 and December 12, 2017, at which time the

SEQRA public hearing was closed; and

WHEREAS,  after taking a  " hard look"  at each of the relevant areas of

environmental concern through review of the Full EAF and all associated materials prepared

in connection with the Original Proposed Action, the Planning Board adopted a Negative
Declaration on December 12, 2017; and

WHEREAS,  on December 12,  2017 the Planning Board adopted a Resolution
finding the Original Proposed Action to be consistent with the relevant policies of the
LVVRP; and

WHEREAS, the Zoning Board of Appeals opened a duly advertised public hearing
on the Applicant' s variance application on March 21, 2017 and continued the public hearing
to December 19,  2017,  at which time all those wishing to be heard were given such
opportunity on the Applicant' s variance application to ( 1) allow three proposed buildings to
have 5 stories where the maximum building height is 4.5 stories pursuant to City of Beacon
Zoning Code § 223- 17. C/ 223 Attachment 1: 6; ( 2) allow four proposed buildings to exceed

36 units where the maximum number of dwelling units per building is 36 units pursuant to
the City of Beacon Zoning Code § 223- 17. C/ 223 Attachment 1: 6; and ( 3) allow less than 30

feet between buildings where the minimum distance between buildings on the same lot is 30

feet pursuant to City of Beacon Zoning Code § 223- 17. C/ 223 Attachment 1: 6; and

WHEREAS, on December 19, 2017 the Zoning Board of Appeals closed the public
hearing; and

WHEREAS,  on January 17,  2018,  the Zoning Board of Appeals granted the
Applicant' s variance requests, with conditions; and

WHEREAS, on May 21, 2018, the City Council adopted Law No. 9- 2018 which
amended the calculation of lot area per dwelling unit in the R1, RD and Fishkill Creek

Development Districts; and
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WHEREAS, Local Law No.  9- 2018 provides that for all development proposals

involving a total lot area of more than three acres within the R1, RD and Fishkill Creek
Development Districts, 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; and

WHEREAS, application of Local Law No. 9- 2018 resulted in a total area of 110,284'-

square

10,

2842squarefeet being deducted prior to determining the net buildable area for the Project, as
shown on the Steep Slopes Analysis Map, dated June 8, 2018, as prepared by Hudson Land
Design; and

WHEREAS, on June 12, 2018 the Beacon Planning Board received a revised set of
plans which included revisions to the Site Plan, in part to comply with Local Law No. 9-
2018; and

WHEREAS, the revisions provided in the Amended Project include but are not

limited to a reduction in the total number of proposed dwelling units from 307 units ( 413
bedrooms) to 246 units ( 350 bedrooms) which is a reduction of 61 units or approximately
20°/'0, a reduction in the number of parking spaces by approximately 15%, reduction in water

usage by 15°/ o, a reduction in school age children by 13°/ 6, a reduction in the amount of
impervious surface coverage while increasing the area to remain as green space and not
developed, adjustments to a retaining wall along the eastern parking lot and relocation of the
pathway on the western side of the Property to avoid Very Steep Slopes, and providing
approximately 140 feet of additional walkways on the west side of the Property facing the
Hudson River, beyond what was originally proposed; and

WHEREAS, the Amended Project is no longer a Type I Action because it was

amended to include 246 total dwelling units, which falls below the threshold for Type I
Actions, and accordingly the Amended Project is an Unlisted Action pursuant to SEQR-zk;
and

WHEREAS, based upon a review of the Updated Parts 1 and 2 of the Full EAF and

all other application materials that were submitted in support of the Original Proposed

Action, along with reports from City staff and consultants, information from involved and
interested agencies,  and information from the public,  the Planning Board adopted an
Amended Negative Declaration on July 10,  2018 and determined that the Amended

Proposed Action will not have any significant adverse impacts upon the environment; and

WHEREAS, on July 10, 2018 the Planning Board also determined that the Amended
Project is entirely consistent with the L policies which apply to the Amended Project;
and

2
The Applicant' s representatives calculated the deduction of total lot area as 110,284

square feet whereas the City Engineer calculated the deduction of total lot area as 110,533 square
feet.  The Special Permit Resolution by the City Council references 110,284 square feet.  Both

figures result in a maximum density of 252 units.
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WHEREAS, on July 16, 2018, the City Council opened and closed a public hearing
on the Special Use Permit application in connection with the Amended Project and

approved the Special Use Permit application by Resolution 116- 2018 ( the " Special Permit
Resolution") after finding the Amended Proposed Action complies with City of Beacon
Zoning Code § 223- 18; and

WHEREAS, on August 8, 2017 the Planning Board opened a duly noticed public
hearing on the application for Site Plan approval concerning the Original Proposed Action,
at which time all those interested were given an opportunity to be heard and the public
hearing was continued to September 12, 2017, October 11, 2017, November 14, 2017,
December 12, 2017 and thereafter adjourned month to month to June 12, 2018; and

WHEREAS, on August 14, 2018 the Planning Board re- opened a duly re- noticed
public hearing on the application for Site Plan approval and opened a duly noticed public
hearing pursuant to City of Beacon Zoning Code § 223- 16. 0 regarding impacts to very steep
slopes, at which time all those interested were given an opportunity to be heard and the
public hearings were closed on September 11, 2018; and

WHEREAS, on September 11, 2018 the Planning Board opened a public hearing on
the application for Subdivision approval, at which time all those interested were given an

opportunity to be heard and the public hearings were closed on September 11, 2018; and

WHEREAS, the Planning Board has reviewed the proposed Site Plan in accordance
with City of Beacon Zoning Code §223- 16. B concerning impacts to Very Steep Slopes; and

WHEREAS,  on September 7,  2017,  the Planning Board' s Architectural and
Community Appearance Board of Review ( the " ARB") reviewed the Original Proposed

Action and recommended approval of the design, basing its criteria on City Code 586- 6,
such that no building or structure is so detrimental to the desirability, property values or
development of the surrounding area as to provoke one or more harmful effects set forth in
City Code § 86- 2, and the Amended Project does not materially change the design of the
proposed seven buildings; and

WHEREAS, the Planning Board is fully familiar with the Amended Project and has
reviewed the Amended Project relative to all applicable provisions of the City of Beacon
Code.

NOW,  THEREFORE,  BE IT RESOLVED,  that the Planning Board has
reviewed the proposed Site Plan in accordance with City of Beacon Zoning Code 5223- 16.B
concerning impacts to Very Steep Slopes and finds that the Project avoids construction on
Very Steep Slopes, as defined by the City of Beacon Zoning Code, to the extent practicable
and further finds that to the extent there are impacts to Very Steep Slopes:

1) There is no other suitable alternative area within the lot available for the proposed

development.  Disturbing a small portion of Very Steep Slopes is necessary for
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almost any type of reasonable development of the Property. A looped road with
two points of ingress and egress is recommended for safety purposes and would
likely be required for any type of multifamily development on the Property, which
is evidenced by the prior disturbance of Very Steep Slopes for previous
development on the Property.  Further, moving the interior drives to avoid
disturbance to Very Steep Slopes would decrease ADA accessibility.  Most of the
Very Steep Slopes on the Property with the exception of the Bluff on the west
side appear to be man-made from previous development of the Property and
construction of Bank Street.

2) The proposed development is the minimum necessary to make reasonable use of
the land.  The density of the Project has been reduced from 307 units to 246 units
which is six fewer units that the maximum permitted on the Property.  In
addition, clustering the development reduces the need for a larger footprint which
would disturb additional land.  Several site design elements have been proposed to

further reduce disturbance to the minimum necessary to make reasonable use of
the Property, including (i) reduction of parking areas and travel lanes, ( ii)

landbanked parking and parking under buildings, ( iii) retaining wall along the
parking area along Buildings 1 and 2 to minimize impacts to Very Steep Slopes
along Bank Street and maintain existing vegetation, (iv) relocation of the trail
along the Bluff further from the ridgeline, (y) elimination of parallel parking
spaces from the access road to reduce impacts to fragmented interior Very Steep
Slopes, and (vi) relocation of the retaining wall along the west side of the site
entrance off Branch Street to minimize impacts to Very Steep Slopes;

3) All feasible construction standards and precautions will be taken to assure that

environmental impacts are minimized.  Temporary erosion and sediment control
E& SC) measures will be implemented during construction, and permanent
ESC measures are incorporated into the project design. Weekly inspections of
the temporary ESC measures by a qualified professional will be required; and

4) The purpose and intent of Section 223- 16. 13 of the Zoning Code are satisfied to
the maximum extent feasible.  As stated above, most of the Very Steep Slopes on
the Property appear to be man-made as a result of previous development of the
Property, with the exception of the Bluff at the western edge of the Property.
The Bluff will remain largely undisturbed as a result the Project.  Thus, the
purpose and intent of the Code in preventing erosion, minimizing stormwater
runoff, preserving the City' s underground water resources, and protecting the
City' s character and property values, is satisfied by the Project' s avoidance of
disturbance to Very Steep Slopes, particularly those that are natural and not man-
made, to the maximum extent feasible.

BE IT FURTHER RESOLVED,  that the Planning Board hereby grants
Preliminary Subdivision Plat Approval for the Amended Project,  as shown on the

application materials referenced above.
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BE IT FURTHER RESOLVED, that the Planning Board hereby finds that the
Final Subdivision Plat will not be substantively changed from the Preliminary Subdivision
Plat and hereby determines that a public hearing on the Final Plat is not required.

BE IT FURTHER RESOLVED, that the Planning Board hereby grants Final
Subdivision Plat Approval, as shown on the application materials referenced above, subject

to the conditions and modifications set forth herein,  and also hereby grants Site Plan
Approval for the Property located and collectively known as 22 Edgewater Place, as shown
on the application materials enumerated above, subject to the following conditions:

A.      The following conditions shall be fulfilled prior to the signing of the Final
Subdivision Plat by the Chairman of the Planning Board:

1.       All application review fees shall be paid in full.

2.       The Applicant shall seek and obtain all required permits and/ or approvals

from the appropriate agencies for the Amended Project, including but not
necessarily limited to approval from the Dutchess County Department of
Health, and shall meet all conditions contained in such approvals, as required

therein.

3.       The comments contained in the City Engineer' s letter to the Planning Board
dated September 6, 2018, and all comments in any subsequent letter( s) issued,
pertaining to the Subdivision Plat shall be fulfilled to the satisfaction of the
City Engineer.

4.       The comments contained in the City Planner' s letter to the Planning Board
dated September 6, 2018, and all comments in any subsequent letter(s) issued,
pertaining to the Subdivision Plat shall be fulfilled to the satisfaction of the
City Planner.

5.       The Applicant has agreed that the trail depicted on the western side of the

Property which connects to Tompkins Terrace to the North and is generally
adjacent to the Bluff as depicted on the Amended Site Plan and the sidewalks

south of Building 5 and along the Branch Street entry that connect to Bank
Street ( the " Connection Trail") are open to the public, dawn to dusk, weather

dependent. A note shall be added to the plat to this effect.

6.       The Applicant has further agreed that the Connection Trail may be connected,
at the City' s sole cost and expense, in the future to the City' s proposed
Greenway Trail to the west along the Metro North property ( the " Greenway
Trail").   The note on the plat regarding the future trail linking the future
Greenway Trail to the Connection Trail shall be revised to replace the
reference to a reservation of rights by the City of Beacon with a grant of
easement rights to the City of Beacon and otherwise clarify the scope of the
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easement to the satisfaction of the City Attorney, consistent with the Special
Permit Resolution adopted by the City Council, which provides the Final
Subdivision Plat shall contain language satisfactory to the City Attorney
offering for dedication to the City an easement, without a legal description, for
the City to locate, construct and maintain said Greenway Trail connection.

7.       As per the Special Permit Resolution adopted by the City Council for this
Project, regulations regarding public use of the Connection Trail were directed
to be determined during Site Plan review.  Accordingly, the Connection Trail
is subject to the following regulations:

i.  The Connection Trail shall be open to the public from dawn to dusk,

subject to weather conditions.

I The Applicant has the right to close the Connection Trail due to

weather conditions or other unsafe or hazardous conditions, including
but not limited to construction activity on the Property.

a The Connection Trail shall be used for purposes of pedestrian

recreation or otherwise traveling to and from the Metro North Train
Station.

iv.  The Applicant shall keep the Connection Trail in good working order
for the purposes described above.

v.  The Applicant shall be solely responsible for the construction,

maintenance, repair and replacement of the Connection Trail.

S.       All easements shall be shown on the Final Subdivision Plat to the satisfaction

of the City Engineer and City Attorney.

9.       The following easement agreements, declarations of restrictive covenants or
other appropriate documents shall be prepared and submitted to the City
Attorney for review and shall be recorded in the Dutchess County Clerk' s
Office simultaneously with the Subdivision Plat, with a copy of the recorded
documents submitted to the City Clerk for filing:

i.  Stom-iwater Easement and Maintenance Agreement

I  "Connection Trail"  Easement Agreement or Declaration for the

purpose of authorizing public access over the " Connection Trail" from

Tompkins Terrace to Branch Street.

iii.  Declaration or Easement Agreement granting to the City of Beacon a
20- foot right-of-way for the construction and maintenance of a trail
linking the off-site Greenway Trail to the " Connection Trail" within
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the area depicted on the Final Subdivision Plat as  " Limits of

Connection Trail' Connection Area," with the exact location of the 20-

foot right-of-way to be determined at a future date.  The easement shall
include reference to the " Limits of the ' Connection Trail' Connection

Area" as shown on the Final Subdivision Plat.  As per Special Permit

Resolution # 116- 2018 adopted by the City Council for the Project,
construction of the trail linkage shall be at the City of Beacon' s sole
cost and expense.

10.      An Offer of Dedication with a description of the area to be dedicated as

shown on the subdivision plat to the north of the Branch Street right-of-way
shall be submitted to the City Council.

11.      The proposed water lines serving the Project are being offered for dedication
to the City of Beacon.  An Offer of Dedication shall be submitted to the City
Council along with a draft Water Line Easement Agreement.  In the event the

City Council does not accept dedication of the installed water fines,  the

Applicant shall be solely responsible for the maintenance,  repair and

replacement of such lines.

12.      The Applicant shall post a performance bond with the City of Beacon for the
public improvements which include, but are not limited to,  the proposed

water system,   Branch Street improvements,   and traffic signal timing
modifications.  The Applicant' s engineer shall prepare a cost estimate for the

work and provide to the City Engineer for review.

When the conditions above have been satisfied, four (4) sets of the above referenced

plans revised as per the conditions above shall be submitted for endorsement by the
Planning Board Chairman.   One set of the endorsed plans will be returned to the

Applicant, one set will be retained by the City Clerk, one set will be provided to the
Planning Board, and one set each will be forwarded to the Building Inspector, City
Engineer and City Planner.

B. Prior to the signing of the Site Plan Drawings by the Planning Board
Chairman, the following conditions shall be fulfilled:

1.       The Applicant shall seek and obtain all required permits and/ or approvals

from the appropriate agencies for the Amended Project, including but not
necessarily limited to approval from the Dutchess County Department of
Health,  and shall meet all conditions contained in such approvals,  as

required therein.

2.       The comments contained in the City Engineer' s letter to the Planning
Board dated September 6,  2018,  and all comments in any subsequent
letter(s) issued, shall be fulfilled to the satisfaction of the City Engineer.
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3.       The comments contained in the City Planner' s letter to the Planning Board
dated September 6, 2018, and all comments in any subsequent letter(s)
issued, shall be fulfilled to the satisfaction of the City Planner.

C. Prior to the issuance of a Building Permit, the following conditions shall be
fulfilled:

1.       The Applicant shall submit a Maintenance Agreement, License Agreement

or other similar document to the City Council for review concerning the
Applicant' s agreement to maintain the approximately 155 foot section of
the Branch Street public right-of-way which extends from the intersection
of Bank Street and Branch Street westward to the point where Branch

Street becomes a private right-of-way, due its use as the primary access to
the Project with only one other private user ( Bobbit, Parcel ID 5954- 25-
569966).

2.       The Applicant shall establish an escrow with the City of Beacon for the
inspection of the water main installation.

3.       The Applicant shall establish an escrow for stormwater inspections by the
City Engineer on behalf of the City of Beacon.

4. Pursuant to Section 223- 41. 10.A, the Applicant shall submit floor plans

which provide a mix of unit types in the same proportion as all other units

in the development, subject to approval by the Planning Board.  The floor

plans should indicate the location of each BNIR unit to be provided.

5. Pursuant to Section 223- 26.E of the Zoning Code, the Applicant shall be
responsible for the construction of the forty-five ( 45) landbanked parking
spaces as shown on the approved site plan referenced herein within six ( 6)

months of the date such spaces may be deemed necessary by the Planning
Board.   A landbanked parking agreement shall be submitted to the City
Attorney for review and approval.

D. Prior to the issuance of a Certificate of Occupancy, the following conditions
shall be fulfilled:

1.       The Applicant shall perform the traffic signal timing modifications,
including adaptive software technology if required, for the AM Peak Hour
for the Wolcott Avenue/ Verplanck Avenue intersection and for the PM

Peak Hour for the Wolcott Avenue/ Beekman Street intersection, as set

forth in the Traffic Impact Study, dated January 18, 2017, revised February
27, 2017, including any subsequent revisions thereto, as prepared by Maser
Consulting, P.A,  Hawthorne,  N.Y.,  to the satisfaction of the Building
Inspector, City Engineer, City Traffic Consultant and NYSDOT.
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E. The following are general conditions is shall be fulfilled:

1.       Within 6- 12 months following completion and full occupancy of the
Amended Project,  the following intersections will be monitored by the
Applicant to assess whether traffic signal warrants are satisfied at these

locations:

a.   Wolcott Avenue/ Tompkins Avenue

b.  Beekman Street/ WestNIain Street

Prior to monitoring, the Applicant shall submit a Monitoring Protocol for
review and approval of the City Traffic Consultant and NYSDOT, which shall
include pedestrian and bicyclist counts.   If a traffic signal is warranted, the

Applicant shall contribute its fair share toward the installation of a traffic

signal based on the level of traffic volume the Project contributes to the

intersection or other reasonable basis consistent with best practices in the

industry.

2.       Pursuant to NYSDEC recommendations, removal of trees greater than four

4) inches in diameter at the Project Site will take place between October 1

and April 1 during the bat hibernation period to avoid the removal of trees
which may be utilized by Indiana Bats as roosting trees.

3.       Any increase to the total number of units above 246 or bedrooms above 350
on the Property shall require an application to the City Council and the
Planning Board to amend the Special Pe and Site Plan, respectively.

4.       Based on the current and anticipated future need for park and recreational

opportunities in the City of Beacon, as set forth in the analysis provided by
BFJ Planning, and the demands of the future population of the Amended
Project, the Planning Board hereby finds that additional recreation/ parkland
should be created as a condition of approval. However, the Planning Board
hereby determines that recreation/ parkland of adequate size and location
cannot be provided on the Project Site or is otherwise impractical.  Therefore,

that .Applicant shall pay a Recreation Fee as prescribed under Section 225-
25.1-1 of the City Code. The Planning Board hereby requires that, prior to the
issuance of the first Certificate of Occupancy for each building, the Applicant
shall pay a Recreation Fee for the number of units located in the subject
building, as per the City' s Fee Schedule in effect at the time of payment.

5.       Rock removal operations shall be limited to 8 a. m. to 5 p.m., Monday through
Friday. Rock removal shall not occur on any federal holidays or weekends.

51021111644303v1 9117118
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6.       The Building Inspector and the City Engineer shall have the right to direct the
Applicant to cause the placement, cleaning and/ or repair of sedimentation and
erosion control devices wherever and whenever deemed necessary during
construction.

7.       This approval is conditioned upon compliance with all of the mitigation

measures specified in the Applicant' s Full EAF and related application

documents, including the SEQRA Negative Declaration.  The Applicant shall

be responsible for the funding and/ or implementation of all such identified
mitigation measures.  Where the terms of this resolution may be inconsistent
with the Full EAF, the terms of this resolution shall be controlling.

8.       The Applicant shall be responsible for the payment of all application review

costs incurred by the City in its review and approval of this Amended Project.
Such fees shall be paid by the Applicants within thirty  (30)  days of each

notification by the City that such fees are due.  If such fees are not paid within

the thirty ( 30) day period, and an extension therefor has not been granted by
the City, this resolution shall be rendered null and void.

9.       As used herein,   the term   " Applicant"   shall include Scenic Beacon

Developments, LLC, and its heirs, successors and assigns.

10.      If any of the conditions enumerated in this resolution upon which this
approval is granted are found to be invalid or unenforceable, then the integrity
of this resolution and the remaining conditions shall remain valid and intact.

11.      The approvals granted by this resolution do not supersede the authority of any
other entity.

12.      Conditional approval of the Final Subdivision Plat shall expire one hundred

eighty ( 180) days from the date of the adoption of this resolution unless an
items in Condition A above have been certified as completed and the Final

Plat has been submitted for endorsement by the Planning Board Chairman, or
unless a written request for an extension of Final Subdivision Plat Approval is

granted.   The Planning Board may grant ninety ( 90) day extensions to said
time period.

13.      Once the Final Subdivision Plat has been endorsed by the Planning Board
Chairman,  said plat must be filed in the Dutchess County Clerk' s Office
within sixty- two ( 62) days. After said filing, two ( 2) copies of the Final Plat
certified by Dutchess County shall be submitted to the Planning Board
Secretary.   One ( 1) certified copy of the Final Plat shall be retained by the
Planning Board and the other certified copy shall be transmitted to the City
Clerk along with a signed copy of this resolution and proof of recording of the
easement documents described above.
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14.      The Applicant must return for approval from the Planning Board if any
changes to the endorsed plans and/ or this resolution of approval are

subsequently desired other than changes determined to be field changes by the
Building Inspector or City Engineer.

Resolution Adopted:    September 11, 2018

Bacon, New York

11 2018

1ohs"    n,_C an Dated

City of eac ung Board

Motion by R.Wil lams, seconded by P.Lambert:

Gary Barrack Voting: Excused Jill Reynolds Voting: AYE
David Burke Voting: AYE Randall Williams Voting: AYE
Patrick Lambert Voting: AYE John Gunn, Chairman Voting: AYE
Rick Muscat Voting: Excused

Approved: 5- 0
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City of Beacon Planning Board
2/11/2020

Title:

10 Duncan Street

Subject:

Single Family House – Duncan Street

Background:

ATTACHMENTS:

Description Type

Duncan Street Application Application

Duncan Street Elevations Backup Material









City of Beacon Planning Board
2/11/2020

Title:

St. Luke's Place

Subject:

Single Family House – St. Luke’s Place Subdivision, Lot 3

Background:

ATTACHMENTS:

Description Type

St. Lukes Application Application

St. Lukes Lot 3 Elevations Backup Material

















City of Beacon Planning Board
2/11/2020

Title:

188 Main Street

Subject:

Certificate of Appropriateness – Sign; 188 Main Street

Background:

ATTACHMENTS:

Description Type

188 Main Application Application

188 Main Sign Application









City of Beacon Planning Board
2/11/2020

Title:

418-420 Main Street

Subject:

Certificate of Appropriateness – Façade Improvements & Sign; 418-420 Main Street

Background:

ATTACHMENTS:

Description Type

418-420 Main Application Application

418-420 Main Elevations & Plans Backup Material
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