
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, July 9, 2019 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. Dennings Avenue

Continue public hearing for SEQRA Environmental Review on application for Subdivision, 2-lot residential, submitted by Delaportas 

Enterprises I, Inc., 52 Dennings Avenue (no new submission - adjourned to August 13, 2019)

2. Beekman Street - Ferry Landing

Public hearing on application for Site Plan Approval, 6 Unit Residential “Ferry Landing at Beacon”, Beekman Street, submitted by 

Ferry Landing at Beacon, Ltd. 

3. 208 Main Street

Public hearing on application for a Special Use Permit and Site Plan Approval (add a partial 4
th

 floor), Retail/Residential, 208 Main 

Street, submitted by 206-208 Main Street, LLC

4. 184 Main Street

Public hearing on application for Site Plan Approval, add second story, Retail/Retail, 184 Main Street, submitted by 184 Main Street, 

LLC

5. 23-28 Creek Drive

Continue review of application for Concept Plan, Subdivision and Site Plan Approval, Mixed Use Development, 23-28 Creek Drive, 

submitted by 23-28 Creek Drive, LLC 

6. 53 Eliza Street

Continue review of application for Site Plan Approval, 9 apartments in 3 buildings, 53 Eliza Street, submitted by PIE Development 

Company

7. 305 Main Street

Review application for Special Use Permit and Site Plan Approval, Wine and Tapas Bar, 305 Main Street, submitted by Douglas 

Ballinger

8. 162 Main Street

Review application to amend existing Site Plan Approval, to add apartment, stairwell and commercial space, 162 Main Street, 

submitted by The Hose Company, LLC

• Miscellaneous Business

1. Zoning Board of Appeals

Zoning Board of Appeals – July agenda

2. 25 Townsend Avenue

Consider request for two 90-day extensions of Subdivision Approval – 25 Townsend Street, submitted by AK Property Holding, LLC

3. Review Local Law

City Council request to review proposed Local Law regarding enactment of a Moratorium on residential and commercial development

4. 554 Main Street

Melzingah Tap House – 554 Main Street (discussion)

• Architectural Review

1. St. Luke's Place

Single Family House – St. Luke’s Place

2. 1192 North Avenue

Certificate of Appropriateness – 1192 North Avenue (add two windows)

3. River Ridge - Parcel L

River Ridge – architectural amendment  



City of Beacon Planning Board
7/9/2019

Title:

Dennings Avenue

Subject:

Continue public hearing for SEQRA Environmental Review on application for Subdivision, 2-lot residential, submitted 
by Delaportas Enterprises I, Inc., 52 Dennings Avenue (no new submission - adjourned to August 13, 2019)

Background:



City of Beacon Planning Board
7/9/2019

Title:

Beekman Street - Ferry Landing

Subject:

Public hearing on application for Site Plan Approval, 6 Unit Residential “Ferry Landing at Beacon”, Beekman Street, 
submitted by Ferry Landing at Beacon, Ltd. 

Background:

ATTACHMENTS:

Description Type

Ferry Landing Cover Letter Cover Memo/Letter

Ferry Landing Revised EAF EAF

Ferry Landing Renderings Backup Material

Ferry Landing Axonometric Backup Material

Engineer Review Letter Consultant Comment

Planner Review Letter Consultant Comment

Axonometric 6-26-19 REVISED Backup Material

Ferry Landing 6-26-19 Elevation REVISED Backup Material

Ferry landing Axonometric 6-20-19 REVISED Backup Material

Ferry landing Rendering 6-20-19 REVISED Backup Material

Ferry landing rendering 6-26-19 REVISED Backup Material



FERRY LANDING AT BEACON, LTD. 
DEVELOPERS - DESIGNERS - BUILDERS 

Post Office Box 294 
Beacon, NY 12508 

845-464-0460 
 
 

VIA HAND DELIVERY 
 
 
June 21, 2019 
 
Beacon City Planning Board 
1 Municipal Center 
Beacon, NY 12508 
 
Re: Ferry Landing at Beacon 
 Beekman Street  
 Beacon, NY 12508 
 Parcel Grid # 5954-33-556840 
  
Dear Members of the Beacon City Planning Board: 
 
Enclosed please find the following documents: 
 

 Five (5) folded paper copies of architectural rendered elevations and perspective 
drawings (Page 1 of 1) 

 Five (5) folded paper copies of Axonometric Diagram (Page 1 of 1) 
 One (1) paper copy of revised Full Environmental Assessment Form, Part One, Pages 1 

through 13 
 One (1) electronic copy of the above items on USB flash drive 

 
The above listed items are submitted in accordance with the discussions held on June 11, 2019 with the 
Planning Board and in contemplation of the July 9, 2019 public hearing on the Site Plan application. 
 
In particular, the architectural rendered elevations and perspective drawings (Page 1 of 1) are provided 
to further the materials and cladding discussions held during the June 11, 2019 Planning Board meeting.  
We also look forward to meeting with the ARB of the Planning Board on June 21, 2019 at 4 PM given 
that the June 14th meeting previously contemplated did not materialize.  We hope that these elevations 
and perspectives address the concepts enunciated by the Planning Board relative to the parapet, the 
rooftop, and otherwise.   
 
Additionally, it should be noted that under the currently submitted building concept no chimneys, 
mechanical equipment, elevator shafts, antennas, wireless communication facilities, roof gardens, 
fences, greenhouses, solar collectors, wind energy systems, or other roof top accessory structures are 
proposed.  
 



Page 2 of 2 dated June 21, 2019 
 
With respect to the comments received from the City of Beacon's consultants, please find the following 
responses: 
 
Lanc & Tully Engineering and Surveying, P.C. missive dated June 4, 2019: 
   
1.   The Creighton Manning comments were previously addressed in the March 22, 2019 submission 

to the City of Beacon Planning Board.  Also, a draft of the proposed drainage easement was 
provided in the February 26, 2019 submission to the City of Beacon Planning Board. 

 
2.   Comment Noted. 
 
John Clark Planning and Design missive dated June 6, 2019: 
 
1.   A revised Axonometric Diagram annexed to this correspondence as “Exhibit A” (page 1 of 1) 

indicates materials, dimensions for major building features, and the building height.  
 
2.   Comment addressed and discussed during the June 11, 2019 Planning Board Meeting. 
 
3.   Comment addressed and discussed during the June 11, 2019 Planning Board Meeting. 
 
4.   A copy of the revised Full Environmental Assessment Form, Part One, Pages 1 through 13 is 

provide in this submission with Question C.3.b. of the EAF answered "Yes" and Question D.1.d. 
of the EAF also answered "Yes".  It should be noted that there were no other changes made to 
the EAF. 

 
5.   Comment noted.   
  
We look forward to discussing the proposed project with the you during the July 9, 2019 public hearing. 
 
Thank you. 
 
Sincerely,  
 
 
 
Thomas Elias 
 
cc:  Neil J. Alexander, Esq., Cuddy & Feder LLP 
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EXHIBIT A 
DATED : JUNE 20, 2019 

PAGE 1 OF 1 

 
AXONOMETRIC DIAGRAM 





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: July 5, 2019 
Re: Ferry Landing at Beacon Site Plan 
 
I have reviewed a June 21, 2019 applicant response letter, revised Full EAF Part 1, June 20, 2019 
three-story axonometric diagram, and a sheet from the Site Plan set with four renderings, dated 
June 20, 2019.  
 
Proposal 
 
The applicant is proposing to construct six residential units on 0.56 acres in the Linkage zoning 
district and the Coastal Management Zone.  
 
Comments and Recommendations 
 
1. The 3-story renderings were presented to the Architectural Review Subcommittee on June 21, 

2019. The 3rd-floor cornice and parapet wall were reduced in scale, lowering the overall height 
by 1.7 feet from the previous submittal and over 14 feet from the 4-story version. Committee 
members requested the following additional changes be considered: 

▪ an alternative that would extend the brick up to near the top of the third-floor patio 
railings to help reduce the visual scale of the top floor; and  

▪ more fence-like patio dividers, rather than the proposed walls with Hardie plank siding. 
  

The applicant has prepared the requested alternative, dated June 26, 2019 and submitted to the 
City on July 3, 2019. Once the Board has decided between the alternatives, the applicant should 
include scaled elevation drawings for all four sides of the building in the plan set.  

 

2. No access is proposed for the third-floor roof. A note should be provided on the plans that no 
resident access, mechanical equipment, antennas, chimneys, or similar accessory structures are 
proposed for the top-level roof.  
 

3. The applicant has provided an acceptable LWRP consistency justification for the project.  The 
Planning Board will need to issue an LWRP Consistency Determination along with the SEQRA 
determination for the project. 

 
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 
 Thomas Elias, Project Representative 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AXONOMETRIC DIAGRAM 
DATED: JUNE 26, 2019 

THIS DRAWING IS FOR VISUALIZATION PURPOSES ONLY AND IS NOT INTENDED FOR 
CONSTRUCTION.  ACTUAL CONSTRUCTION DRAWINGS AND SUBSEQUENT CONSTRUCTION 
MAY DIFFER FROM THIS REPRESENTATION. 
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EXHIBIT A 
DATED : JUNE 20, 2019 

PAGE 1 OF 1 

 
AXONOMETRIC DIAGRAM 
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City of Beacon Planning Board
7/9/2019

Title:

208 Main Street

Subject:

Public hearing on application for a Special Use Permit and Site Plan Approval (add a partial 4th floor), 
Retail/Residential, 208 Main Street, submitted by 206-208 Main Street, LLC

Background:

ATTACHMENTS:

Description Type

208 Main Comment Response Letter Cover Memo/Letter

208 Main Shadow Study Backup Material

208 Main Sheet 1 Site Plan Plans

208 Main Sheet 2 Survey Existing Conditions Plans

208 Main Sheet 3 Building Plans Plans

208 Main Sheet 4 Elevations Plans

208 Main Sheet 5 Utility Plan Plans

208 Main Sheet 6 Details 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.ajsarch.com Fax  845 838 2657  
 

John Gunn - Planning Board Chairman 
City of Beacon 
One Municipal Plaza 
Beacon, NY 12508 
 
Re: 208 Main Street  

Site Plan Application – Comment Response 
  
  
June 25, 2019 
 
Dear Mr. Gunn & Board Members, 
 
Please find below the Applicant’s response to John Clarke Planning & Design comments in his 
Memorandum dated June 6, 2019; and in Lanc & Tully’s Memorandum dated June 5, 2019 regarding 
the 208 Main Street application.  
 
John Clarke Planning & Design Comment Responses: 
 

1. Comment acknowledged. 
 

2. The elevations have been updated to correspond with the updated plans. 
 

3. The Applicant agrees with John Clarke’s suggestion to add a roof garden. The garden is shown 
on the updated 4th floor/roof plan. Note that the plantings will be selected by the owner based 
on their ability to tolerate the conditions on the roof, and will be planted in lightweight soil in 
wood boxes with metal liners. 
 

4. The Sheet 1 site plan drawing shows the 25 foot dimension from the back of the previously 
approved addition to the rear property line. The drawing measures 25’ in the CAD model. 
 
 

Lanc & Tully Comment Responses: 
 

1. A note has been added to Sheet 5 stating that the I & I improvements to be made at the site in 
accordance with the I & I Report dated April 30, 2019 as prepared by Hudson Land Design. 
 

2. Comment acknowledged. The Drainage Bond Estimate dated April 29, 2019 was found to be 
acceptable by Lanc & Tully. A performance bond and escrow will be established with the City 
of Beacon for this work. 
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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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84 Mason Circle a js@ajsarch.com Tel 845 838 2490 
Beacon,  New York 12508 www.ajsarch.com Fax  845 838 2657 
 

Shadow Study 
208 Main Street 
Prepared by Aryeh Siegel Architect 
June 25, 2019 
 
 
 
 
Introduction 
This study presents the the minimal impact of shadows cast by the proposed building at 208 Main 
Street, specifically the impacts of a proposed addition at the 4th floor of the previously approved 3 story 
building on surrounding properties, and in particular, on the adjacent residential property to the north 
at 6 Digger Phelps Court.  
 
The proposed 4th story is set back on 3 sides of the 3rd story roof, as required by Zoning. The setbacks 
strongly mitigate the effect of shadows in addition to those generated by the approved 3 story building. 
 
The Planning Board asked for documentation that the 4th story does not create an additional adverse 
condition of shade and shadow onto the neighboring residential property. 
 
Shadows are variable, and depend on factors such as the height and size of buildings, proximity of 
buildings to each other, intervening features such as topography and vegetation and the angle of the 
sun. The angle of the sun varies based on the rotation of the earth (i.e. time of day) and it’s elliptical 
orbit (i.e. change in seasons). The longest shadows are cast during the winter months, and the shortest 
shadows are cast during the summer months. 
 
It is also important to note that shadows are in constant motion, and the limited impacts noted herein 
will affect the adjacent property for only short periods of time.  Additionally, the shadow conditions 
depicted in the following computer generated images make no allowance for cloud cover of overcast 
skies, which occur randomly, but with greater frequency and duration in the late fall and winter 
(corresponding to the worst case autumnal equinox shadow impact described above). These factors 
have the affect of reducing the actual (and perceived) shadow impact. 
 
 
As documented below, the shadow diagrams indicate that the building will result in slightly longer 
shadows on the neighboring property during certain times of the day, during certain times of the year. 
However, the effect of shadows on the neighboring house itself  is minimal.  
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Shadow Study Methodology 
The study uses a computer generated 3-dimensional model of the project. The 3D model is geo-located 
to its precise physical location in the software program using real world scaling and geodata mapping 
coordinates. Data on solar declination (angle) and position and time of day on exact dates are 
accurately calculated by the software program, and then the program generates shadowed images of the 
proposed building and the adjacent house for key dates in the solar calendar: the summer and winter 
solstices, and the spring and autumn equinoxes. The selection of morning , noon, and afternoon times 
to calculate shadows, in addition to the seasonal variations, is standard practice for this type of study. 
 
On June 21st at solar noon (the summer solstice), the sun reaches its highest point in the sky for the 
year. On December 21st at solar noon (the winter solstice), the sun is at its lowest elevation in the sky 
for the year. 
 
On March 21st and September 21st (vernal and autumnal equinoxes), daylight and darkness each last 
for 12 hours.  
 
All times referenced are standard or daylight savings time, as appropriate for the season. The 21st of 
each month is used as the standardized approximation. Depending on the calendar year, these dates 
may be up to two days off from the actual equinox or solstice. Shading is not strongly effected by this 
variation. 
 
Images 
24 images are presented in this study. For each of the four seasonal periods images are presented at 
9:00 AM, Noon and 5:00 PM. The images show these time periods for both the previously approved 3 
story building (with the adjacent house shown in red) and the proposed 4th story addition (with the 
adjacent house shown in yellow). 
 
Shadow Study Diagram Observations 
The following observations of the shadows cast by the proposed building by season, with and without 
the proposed 4th story addition. 
 
Spring Equinox: 
At 9:00 AM the sun is rising and low in the sky. The proposed building addition causes no change to 
these conditions as the sun is located to the east at this time. There are no shadows on the adjacent 
house at this time with or without the proposed 4th story addition. 
 
At noon, The proposed building addition causes no change to these conditions as the sun is located 
more directly overhead at this time. There are no shadows on the adjacent house at this time with or 
without the proposed 4th story addition. 
 
At 5:00 the sun is setting, low on the horizon, and the proposed building addition causes no change to 
these conditions as the sun is located to the west at this time. There are minimal shadows on the lowest 
east corner of the adjacent house at this time with or without the proposed 4th story addition. There is 
no additional shadow coverage due to the proposed 4th story addition. 
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Summer Solstice: 
At 9:00 AM the sun is rising and low in the sky. The proposed building addition causes no change to 
these conditions as the sun is located to the east at this time. There are no shadows on the adjacent 
house at this time with or without the proposed 4th story addition. 
 
At noon, The proposed building addition causes no change to these conditions as the sun is located 
more directly overhead at this time. There are no shadows on the adjacent house at this time with or 
without the proposed 4th story addition. 
 
At 5:00 the sun is setting, low on the horizon, and the proposed building addition causes no change to 
these conditions as the sun is located to the west at this time. There are minimal shadows on the lowest 
east corner of the adjacent house at this time with or without the proposed 4th story addition. There is 
no additional shadow coverage due to the proposed 4th story addition. 
 
Autumnal Equinox: 
At 9:00 AM the sun is rising and low in the sky. The proposed building addition causes no change to 
these conditions as the sun is located to the east at this time. There are no shadows on the adjacent 
house at this time with or without the proposed 4th story addition. 
 
At noon, The proposed building addition causes no change to these conditions as the sun is located 
more directly overhead at this time. There are no shadows on the adjacent house at this time with or 
without the proposed 4th story addition. 
 
At 5:00 the sun is setting, low on the horizon, and the proposed building addition causes no change to 
these conditions as the sun is located to the west at this time. There are no shadows on the adjacent 
house at this time with or without the proposed 4th story addition.  
 
Winter Solstice: 
At 9:00 AM the sun is rising and low in the sky. The proposed building addition causes no change to 
these conditions as the sun is located to the east at this time. There are no shadows on the adjacent 
house at this time with or without the proposed 4th story addition. 
 
At noon, The proposed building addition causes no change to these conditions as the sun is located 
more directly overhead at this time. There are minimal shadows on the adjacent house at this time with 
or without the proposed 4th story addition. There is no additional shadow coverage due to the proposed 
4th story addition. 
 
At 5:00 the sun has set, and the project area is in darkness. 
 
Conclusion 
The study indicates that there are no significant shadows from the building at 208 Main Street on the 
adjacent house at 6 Digger Phelps Court for the majority of the year, and that the minimal shadows that 
do reach the house are the same whether or not the 4th story addition is included. 
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SURVEY NOTES

1. Copyright TEC Land Surveying. All Rights Reserved. Reproduction or copying

of this document may be a violation of copyright law unless permission of the

author and / or copyright holder is obtained.

2. Unauthorized alteration or addition to a survey map bearing a licensed land

surveyor's seal is a violation of section 7209, sub-division 2, of the New York

State Education Law.

3. Only boundary survey maps with the surveyor's embossed or red inked seal

are genuine true and correct copies of the surveyor's original work and opinion.

A copy of this document without a proper application of the surveyor's embossed

or red inked seal should be assumed to be an unauthorized copy.

4. Certifications on this boundary survey map signify that the map was prepared

in accordance with the current existing Code of Practice for Land Surveys

adopted by the New York State Association of Professional Land Surveyors, Inc.

The certification is limited to persons for whom the boundary survey map is

prepared, to the title company, to the governmental agency, and to the lending

institution listed on this boundary survey map.

5. The certifications herein are not transferable.

6. The location of underground improvements or encroachments are not always

known and often must be estimated. If any underground improvements or

encroachments exist or are shown, the improvements or encroachments are not

covered by this certificate.

7. Subject to the findings of a current title search.

8. Subject to covenants, easements, restrictions, conditions and agreements of

record.

9. Subject to any right, title or interest the public may have for highway use.

10. Bearings and North shown hereon are referenced to NAD 83-NY East using

NYSNET RTN GPS.

Map entitled "Map of Survey of 208-210 Main Street" prepared by Gary R.

LaTour, LS and dated April 30, 2002.

Map entitled "Map of Survey for Ji Hui Chen" prepared by Gary R. LaTour, LS

and dated February 28, 2001.
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PLANTINGS TO BE SELECTED BY OWNER FROM A

SELECTION OF ROOF TOLERANT PLANTS THAT CAN

GROW IN A LIGHTWEIGHT GROWING MEDIUM TO HELP

REDUCE OVERALL LOAD.THE SELECTION MAY

INCLUDE THE FOLLOWING, AT THE DISCRETION OF

THE OWNER:

FLOWERS LIKE HYDRANGEAS AND IRISES, VINES LIKE

IVY AND WISTERIA AND PERENNIALS LIKE YARROW

AND LAMB'S EAR

HERBS

TREES AND SHRUBS

MANY SMALL ORNAMENTAL TREES AND SHRUBS LIKE

RIVER BIRCH (BETULA NIGRA), SERVICEBERRIES

(AMELANCHIER SPECIES), AND JAPANESE MAPLE

(ACER PALMATUM) PLANTED IN LARGE, STABLE

CONTAINERS AND PROTECTED FROM THE WIND.

 EVERGREENS LIKE HOLLIES

A WHITE-FLOWERING HYDRANGEA PANICULATA, LIKE

TARDIVA, WHICH BLOOMS IN HIGH SUMMER BUT

KEEPS ITS FLOWERS UNTIL FROST, AGING FROM

WHITE TO PINK-RUSSET. OR PICK A LATE BLOOMER

THAT BARRELS THROUGH THE HEAT, LIKE THE

CHASTE TREE (VITEX AGNUS-CASTUS) WITH ITS

SPIRES OF PURPLE FLOWERS, OR SUMMERSWEET

(CLETHRA ALNIFOLIA), WHICH HAS FRAGRANT WHITE

CLUSTERS.

WOOD
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Amendment to Site Plan Application

Sheet 3 of 5 - Building Plans & Elevations
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59 River Glen Road

Wallkill NY 12589

Architect:

Aryeh Siegel, Architect

84 Mason Circle
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Amendment to Site Plan Application

Sheet 4 of 6 - Elevations
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Hudson Land Design
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VIEW FROM DIGGER PHELPS COURT
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SITE SPECIFIC NOTES:  1. THE CONTRACTOR SHALL PERFORM A UTILITIES CALL-OUT PRIOR TO THE CONTRACTOR SHALL PERFORM A UTILITIES CALL-OUT PRIOR TO CONSTRUCTION TO VERIFY ALL UNDERGROUND UTILITY LOCATIONS BY CONTACTING UFPO @ 1-800-962-7962. SPECIFIC ATTENTION SHALL BE PAID TO THE LOCATIONS OF THE GAS, WATER AND SEWER MAINS WITH RESPECT TO THE PROPOSED LOCATIONS FOR THE SERVICE LINES.  2. THE CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS AND INVERTS OF ALL THE CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS AND INVERTS OF ALL DRAINAGE, SANITARY SEWER, WATER AND GAS LINES AND STRUCTURES PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL NOT ASSUME THAT ALL LOCATIONS AS SHOWN ON THE PLAN ARE CORRECT. 3. THE PROPOSED LOT SHALL BE SERVED BY THE CITY OF BEACON MUNICIPAL THE PROPOSED LOT SHALL BE SERVED BY THE CITY OF BEACON MUNICIPAL WATER AND SEWER SERVICES. AS SUCH, THE CONTRACTOR SHALL CONTACT AS SUCH, THE CONTRACTOR SHALL CONTACT THE CITY OF BEACON WATER AND SEWER DEPARTMENTS TO SCHEDULE A PRE-CONSTRUCTION MEETING TO ENSURE THAT THE ARRANGEMENTS FOR WATER SUPPLY AND SEWAGE DISPOSAL ARE COMMENCED IN ACCORDANCE WITH THE APPROVED PLANS AND AMENDMENTS THERETO AND GENERALLY ACCEPTED STANDARDS.   4. THE WATER SERVICE LINE AND METER SHALL BE INSTALLED IN ACCORDANCE THE WATER SERVICE LINE AND METER SHALL BE INSTALLED IN ACCORDANCE WITH THE CITY OF BEACON WATER DEPARTMENT REQUIREMENTS. 5. THE WATER SERVICE LINE SHALL BE 6"  DIP. THE WATER SERVICE LINE SHALL BE 6"  DIP.6. THE SEWER SERVICE FOR THE BUILDING ADDITION SHALL TIE INTO EXISTING THE SEWER SERVICE FOR THE BUILDING ADDITION SHALL TIE INTO EXISTING PLUMBING WITHIN THE BUILDING. IF IS DETERMINED THAT A NEW SEWER LINE IS REQUIRED, THE PIPE SHALL BE 6"  SDR-35 PVC PIPE WITH A MINIMUM OF 14" PER FOOT TO THE CITY SEWER MAIN. . 7. STREET CLOSURE FOR WATER, SEWER AND GAS SERVICE CONNECTIONS AND STREET CLOSURE FOR WATER, SEWER AND GAS SERVICE CONNECTIONS AND DRIVEWAY CONSTRUCTION SHALL BE PERFORMED IN ACCORDANCE WITH CITY OF BEACON REQUIREMENTS. A PLAN SHALL BE IN PLACE FOR MAINTENANCE AND PROTECTION OF TRAFFIC. 8. ALL EROSION CONTROL MEASURES SHALL BE INSTALLED PRIOR TO ALL EROSION CONTROL MEASURES SHALL BE INSTALLED PRIOR TO CONSTRUCTION. MAIN STREET DIGGER PHELPS COURT SHALL BE KEPT CLEAN AND SWEPT DURING CONSTRUCTION. 9. THE INFLOW & INFILTRATION (I&I) IMPROVEMENTS TO BE MADE AT THE SITE THE INFLOW & INFILTRATION (I&I) IMPROVEMENTS TO BE MADE AT THE SITE ARE TO BE MADE AT THE SITE IN ACCORDANCE WITH THE I&I REPORT DATED APRIL 30, 2019 AS PREPARED BY HUDSON LAND DESIGN. 10. SUMP PUMPS TO BE PROVIDED FOR FOOTING DRAINS, AS REQUIRED. THE SUMP PUMPS TO BE PROVIDED FOR FOOTING DRAINS, AS REQUIRED. THE TYPES OF PUMPS AND METHODS USED TO ENSURE PROPER DRAINAGE SHALL BE ACCEPTABLE TO THE CITY OF BEACON BUILDING DEPARTMENT. 11. THE TOTAL DISTURBANCE ASSOCIATED WITH THE PROJECT HAS BEEN THE TOTAL DISTURBANCE ASSOCIATED WITH THE PROJECT HAS BEEN ESTIMATED TO BE 2,040 SQUARE FEET (±0.05 ACRE).12. THE BUILDING DEPARTMENT SHALL INSPECT THE EXISTING BUILDING TO THE BUILDING DEPARTMENT SHALL INSPECT THE EXISTING BUILDING TO CONFIRM THAT THERE ARE NOT EXISTING STORMWATER CONNECTIONS TO THE CITY'S SANITARY SEWER SYSTEM PRIOR TO THE MAP BEING SIGNED.  13. THE EXISTING WATER SERVICE LINE SHALL BE CUT, CAPPED AND THE EXISTING WATER SERVICE LINE SHALL BE CUT, CAPPED AND ABANDONED IN-PLACE. 14. THE EXISTING SEWER SERVICE LATERAL SHALL BE REMOVED AND PLUGGED THE EXISTING SEWER SERVICE LATERAL SHALL BE REMOVED AND PLUGGED TO PREVENT ANY GROUNDWATER INFLOW INTO THE CITY SEWER SYSTEM. 15. THE PROPOSED DRIVEWAY ENTRANCE IS LOCATED IN THE EXISTING CURB THE PROPOSED DRIVEWAY ENTRANCE IS LOCATED IN THE EXISTING CURB CUT FOR THE PARCEL. EXISTING SIGHT DISTANCES WERE MEASURED AT THE LOCATION IN ACCORDANCE WITH THE CITY OF BEACON'S 192-9(B) CODE AND THE NEW YORK STATE DEPARTMENT OF TRANSPORTATION REQUIREMENTS. THE STATE UTILIZES THE AMERICAN ASSOCIATION OF STATE HIGHWAY AND AN ASSOCIATION OF STATE HIGHWAY AND TRANSPORTATION OFFICIALS (AASHTO) GUIDELINES FOR INTERSECTION SIGHT DISTANCES. FOR ROADS WITH A SPEED LIMIT OF 30 MPH, AASHTO DESIGN TABLES CALL FOR A SIGHT DISTANCE OF 290 FEET TO THE LEFT AND 335 FEET TO THE RIGHT. THE MEASURED SIGHT DISTANCE IS AS FOLLOWS:  THE MEASURED SIGHT DISTANCE IS AS FOLLOWS: STOP LINE SIGHT DISTANCE (SLSD) RIGHT = ±204 FEET (TO INTERSECTION WITH MATTIE COOPER SQUARE).  STOP LINE SIGHT DISTANCE (SLSD) LEFT = ±107 FEET (TO INTERSECTION WITH MAIN ST). STOPPING SIGHT DISTANCE (SSD)  RIGHT = ±204 FEET (TO INTERSECTION WITH MATTIE COOPER SQUARE). STOPPING SIGHT DISTANCE (SSD)  LEFT = ±107 FEET (TO INTERSECTION WITH MATTIE COOPER SQUARE). ALTHOUGH THE MEASURED SIGHT DISTANCE IS LESS THAN WHAT IS REQUIRED, THE SIGHT DISTANCE IS CLEAR THROUGH BOTH INTERSECTIONS TO THE REQUIRED DISTANCE; HOWEVER, THE INTERSECTIONS ARE CONTROLLED WITH STOP SIGNS. THEREFORE, APPROACHING VEHICLES WILL NOT BE TRAVELING AT THE DESIGN SPEED THROUGH THE INTERSECTIONS, AND WHEN TURNING INTO DIGGER PHELPS CT. FROM MAIN ST. OR MATTIE COOPER SQ..  
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EROSION AND SEDIMENT CONTROL NOTES: 1. ALL EROSION CONTROL MEASURES EMPLOYED DURING THE CONSTRUCTION PROCESS SHALL BE INSPECTED BY THE CONTRACTOR IN ACCORDANCE ALL EROSION CONTROL MEASURES EMPLOYED DURING THE CONSTRUCTION PROCESS SHALL BE INSPECTED BY THE CONTRACTOR IN ACCORDANCE WITH THE MAINTENANCE SCHEDULE.  ALL EROSION CONTROL STRUCTURES SHALL BE REPAIRED AND MAINTAINED AS NECESSARY BY THE CONTRACTOR. 2. ALL STORMWATER MANAGEMENT STRUCTURES (E.G. CATCH BASINS) SHALL BE REGULARLY INSPECTED FOR SEDIMENT ACCUMULATIONS. CATCH ALL STORMWATER MANAGEMENT STRUCTURES (E.G. CATCH BASINS) SHALL BE REGULARLY INSPECTED FOR SEDIMENT ACCUMULATIONS. CATCH BASINS SHALL BE CLEANED WHEN SEDIMENT DEPTH REACHES A MAXIMUM OF ONE-HALF THE AVAILABLE SUMP DEPTH.  THE AVAILABLE SUMP DEPTH. 3. ALL EROSION CONTROL INSTALLATION AND MAINTENANCE MEASURES SHALL MEET THE REQUIREMENTS OF THE NEW YORK STANDARDS AND ALL EROSION CONTROL INSTALLATION AND MAINTENANCE MEASURES SHALL MEET THE REQUIREMENTS OF THE NEW YORK STANDARDS AND SPECIFICATIONS FOR EROSION AND SEDIMENT CONTROL. 4. ANY PILE OF POTENTIALLY EROSIVE MATERIAL TEMPORARILY STOCKPILED ON THE SITE DURING THE CONSTRUCTION PROCESS SHALL BE LOCATED IN ANY PILE OF POTENTIALLY EROSIVE MATERIAL TEMPORARILY STOCKPILED ON THE SITE DURING THE CONSTRUCTION PROCESS SHALL BE LOCATED IN AN AREA AWAY FROM STORM DRAINAGE AND SHALL BE PROPERLY PROTECTED FROM EROSION BY A SURROUNDING SILT  5. FENCE. FENCE. 6. PERMANENT SEEDED AREAS FOR EROSION CONTROL SHALL BE IN ACCORDANCE WITH DETAIL AND SPECIFICATIONS ON THIS SHEET. PERMANENT SEEDED AREAS FOR EROSION CONTROL SHALL BE IN ACCORDANCE WITH DETAIL AND SPECIFICATIONS ON THIS SHEET. 7. AREAS UNDERGOING CLEARING OR GRADING AND WHERE WORK IS DELAYED OR COMPLETED AND WILL NOT BE REDISTURBED FOR A PERIOD OF 21 AREAS UNDERGOING CLEARING OR GRADING AND WHERE WORK IS DELAYED OR COMPLETED AND WILL NOT BE REDISTURBED FOR A PERIOD OF 21 DAYS OR MORE SHALL BE STABILIZED WITH TEMPORARY OR PERMANENT VEGETATIVE COVER WITHIN 14 DAYS.  8. ON-SITE DUST CONTROL SHALL BE ACCOMPLISHED BY STANDARD METHODS OF LIGHTLY WATERING ALL EXPOSED SOIL AND RAPIDLY STABILIZING ON-SITE DUST CONTROL SHALL BE ACCOMPLISHED BY STANDARD METHODS OF LIGHTLY WATERING ALL EXPOSED SOIL AND RAPIDLY STABILIZING THE REGRADED AREAS WITH TOPSOIL, LOAM AND/OR SEEDING. 9. THE CITY ENGINEER AND PROJECT ENGINEER SHALL BE NOTIFIED NO LESS THAN 48 HOURS PRIOR TO THE START OF ANY SITE WORK, AND BY THE CITY ENGINEER AND PROJECT ENGINEER SHALL BE NOTIFIED NO LESS THAN 48 HOURS PRIOR TO THE START OF ANY SITE WORK, AND BY SUCH NOTIFICATION, SHALL BE PROVIDED WITH THE NAME AND TELEPHONE NUMBER OF THE GENERAL CONTRACTOR RESPONSIBLE FOR SUCH WORK. 10. THE CITY AND/OR ITS REPRESENTATIVES MAY INSPECT EROSION AND SEDIMENT CONTROL PRACTICES ON THE SITE DURING CONSTRUCTION AND THE CITY AND/OR ITS REPRESENTATIVES MAY INSPECT EROSION AND SEDIMENT CONTROL PRACTICES ON THE SITE DURING CONSTRUCTION AND RECOMMEND THAT THE CONTRACTOR INSTALL ADDITIONAL EROSION CONTROL MEASURES IF DEEMED NECESSARY TO PROTECT ANY UNDISTURBED AREAS OF THE SITE. ANY SUCH REQUESTS SHALL BE MADE DIRECTLY TO THE CONTRACTOR AND QUALIFIED PROFESSIONAL AND FOLLOWED UP WITH A WRITTEN NOTIFICATION TO THE DEVELOPER. IN ADDITION, THE PROJECT ENGINEER SHALL BE CONSULTED ON ANY SPECIAL ADDITIONS OR DELETIONS OF EROSION CONTROL MEASURES WARRANTED BY CHANGING FIELD CONDITIONS.  11. IF GROUNDWATER IS ENCOUNTERED DURING CONSTRUCTION ACTIVITIES, THE CONTRACTOR SHALL CONSTRUCT A DEWATERING PIT IN ACCORDANCE IF GROUNDWATER IS ENCOUNTERED DURING CONSTRUCTION ACTIVITIES, THE CONTRACTOR SHALL CONSTRUCT A DEWATERING PIT IN ACCORDANCE WITH NEW YORK STANDARDS AND SPECIFICATIONS FOR EROSION AND SEDIMENT CONTROL TO FILTER WATER FOR PUMPING TO A SUITABLE LOCATION. 12. WHEN ALL DISTURBED AREAS ARE STABLE, ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED. WHEN ALL DISTURBED AREAS ARE STABLE, ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED. 13. STORMWATER SUMPS SHALL BE PROPERLY MAINTAINED BY WEEDING AND TRIMMING THE DROUGHT TOLERANT SPECIES TWICE A YEAR. MULCH SHALL STORMWATER SUMPS SHALL BE PROPERLY MAINTAINED BY WEEDING AND TRIMMING THE DROUGHT TOLERANT SPECIES TWICE A YEAR. MULCH SHALL BE REPLACED WHEN SEDIMENT BUILDUP OBSERVED AND THE INFILTRATIVE CAPACITY OF THE SUMP IS DIMINISHED.  14. STORMWATER SUMP OVERFLOW WEIR SHALL BE INSPECTED ANNUALLY, OR AFTER ANY LARGE STORM EVENTS. SEDIMENT ACCUMULATION SHALL BE STORMWATER SUMP OVERFLOW WEIR SHALL BE INSPECTED ANNUALLY, OR AFTER ANY LARGE STORM EVENTS. SEDIMENT ACCUMULATION SHALL BE MONITORED AND REMOVED FROM RIP RAP AS REQUIRED. DEBRIS SHALL BE REMOVED WHEN BUILD-UP HAS ACCUMULATED TO APPROXIMATELY 10% TO 20% OF WEIR CAPACITY.   
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GENERAL CONSTRUCTION NOTES: 1. ALL OTHER UTILITIES (TELEPHONE, ELECTRIC, GAS, CABLE, ETC.) SHALL BE INCORPORATED PRIOR TO CONSTRUCTION. ALL SUCH UTILITY DESIGNS ALL OTHER UTILITIES (TELEPHONE, ELECTRIC, GAS, CABLE, ETC.) SHALL BE INCORPORATED PRIOR TO CONSTRUCTION. ALL SUCH UTILITY DESIGNS SHALL BE DEVELOPED IN COOPERATION WITH THE RESPECTIVE UTILITY COMPANIES. 2. THE CONTRACTOR SHALL PERFORM A UTILITIES CALL-OUT PRIOR TO CONSTRUCTION TO VERIFY ALL UNDERGROUND UTILITY LOCATIONS BY THE CONTRACTOR SHALL PERFORM A UTILITIES CALL-OUT PRIOR TO CONSTRUCTION TO VERIFY ALL UNDERGROUND UTILITY LOCATIONS BY CONTACTING UFPO @ 1-800-962-7962.   3. THE CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS AND INVERTS OF ALL CATCH BASINS & STORM SEWER LINES, SANITARY MANHOLES & SEWER THE CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS AND INVERTS OF ALL CATCH BASINS & STORM SEWER LINES, SANITARY MANHOLES & SEWER LINES, WATERLINES AND OTHER UNDERGROUND UTILITY LINES PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL NOT ASSUME THAT ALL LOCATIONS AS SHOWN ON THE PLAN ARE CORRECT.  INVESTIGATIVE TEST PITS MAY BE REQUIRED TO VERIFY LOCATIONS. 4. PIPE CONNECTIONS TO ALL CATCH BASINS SHALL BE MADE WATERTIGHT, WITH PARTICULAR ATTENTION BEING PAID TO CONNECTIONS LOCATED WITHIN PIPE CONNECTIONS TO ALL CATCH BASINS SHALL BE MADE WATERTIGHT, WITH PARTICULAR ATTENTION BEING PAID TO CONNECTIONS LOCATED WITHIN 10 FEET OF SEWER MAINS (AND SERVICE LATERALS). 5. INFLOW AND INFILTRATION (I&I) IMPROVEMENTS TO BE MADE AT THE SITE IN ACCORDANCE WITH THE APPROVED INFLOW AND INFILTRATION REPORT INFLOW AND INFILTRATION (I&I) IMPROVEMENTS TO BE MADE AT THE SITE IN ACCORDANCE WITH THE APPROVED INFLOW AND INFILTRATION REPORT DATED APRIL 30, 2019, PREPARED BY HUDSON LAND DESIGN. 
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INSPECTION SCHEDULE & LONG TERM MAINTENANCE OF STORMWATER STRUCTURES CATCH BASINS AND PIPING: ALL CATCH BASINS SHALL BE INSPECTED AFTER EACH STORM EVENT FOR SEDIMENT ACCUMULATION, AND DEBRIS, AND REMOVE AS NECESSARY.  WHEN SEDIMENT ACCUMULATION WITHIN THE CATCH BASIN SUMP REACHES 1/2 OF THE SUMP DEPTH, IT SHALL BE REMOVED.  ASSOCIATED PIPING SHALL BE INSPECTED ANNUALLY AND ACCUMULATED SEDIMENT SHALL BE REMOVED AS NEEDED. 
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EXISTING UNDERGROUND UTILITY NOTES: 1. CONTRACTOR SHALL DIG TEST PITS TO VERIFY LOCATION, SIZE AND PIPE MATERIAL OF EXISTING UNDERGROUND UTILITIES.  IF ANY CONTRACTOR SHALL DIG TEST PITS TO VERIFY LOCATION, SIZE AND PIPE MATERIAL OF EXISTING UNDERGROUND UTILITIES.  IF ANY EXISTING UTILITIES ARE NOT IN THE LOCATION WHERE THEY ARE SHOWN ON THE PLAN, IT SHALL BE BROUGHT TO THE ENGINEER'S ATTENTION IMMEDIATELY.
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APPROVED BY RESOLUTION OF THE PLANNING BOARD OF THE CITY OF BEACON, NEW YORK, ON THE

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

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

AS APPROVED, SHALL VOID THIS APPROVAL.

SIGNED THIS ________________ DAY OF _____________, 20____, BY

__________________________ CHAIRMAN

__________________________ SECRETARY

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

RESPECTIVELY MAY SIGN IN THIS PLACE.
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NOTES: 1. EXCAVATION AND TRENCHING SHALL MEET ALL OSHA REQUIREMENTS. 2. SUITABLE RUN OF TRENCH SHALL NOT INCLUDE FROZEN MATERIALS, DEBRIS, ORGANIC MATERIALS, ENLOGATED PARTICLES, LARGE STONES OR OTHER UNSUITABLE MATERIALS. IF THE RUN OF TRENCH MATERIAL IS FOUND TO BE UNSUITABLE, A SUITABLE BACKFILL MATERIAL SHALL BE IMPORTED AND USED. 3. IN AREAS WHERE 5' COVER REQUIREMENT CANNOT BE MET, THE CONTRACTOR SHALL PROVIDE PIPE INSULATION TO PREVENT FREEZING. 4. IF WATER SERVICE AND SEWER SERVICE LINE CROSSINGS ARE NEEDED, PROVIDE 18" OF VERTICAL SEPARATION 
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SUITABLE RUN OF TRENCH IN 6" MAX. COMPACTED LIFTS - OUTSIDE OF ROADWAY AND ROAD RIGHT-OF-WAY ONLY (SEE NOTE 2 BELOW).  UNDER ROADWAY AND RIGHT-OF-WAY MATERIAL SHALL BE NYSDOT ITEM 304.12.
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CAST IRON COVER OF VALVE BOX SHALL BE LETTERED "WATER" AND INSTALLED FLUSH WITH FINISH GRADE
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NOTES: 1. ALL VALVES SHALL OPEN BY TURNING LEFT (COUNTERCLOCKWISE)                                                       ALL VALVES SHALL OPEN BY TURNING LEFT (COUNTERCLOCKWISE)                                                       AND HAVE A 2-INCH SQUARE-OPERATING NUT PAINTED RED. 2. ALL VALVES SHALL BE M.J. RESILIENT WEDGE TYPE WITH "O" RING ALL VALVES SHALL BE M.J. RESILIENT WEDGE TYPE WITH "O" RING PACKING, DESIGNED FOR A WORKING PRESSURE OF 150 PSI AND BE IN FULL CONFORMANCE WITH AWWA C500. 3. TAPPING SLEEVE AND GATE VALVE SHOWN ARE MUELLER H-615, TAPPING SLEEVE AND GATE VALVE SHOWN ARE MUELLER H-615, AND T-2630 RESPECTIVELY.
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WOVEN WIRE FENCE (MIN. 14 1/2 GAUGE W/ MAX. 6" MESH SPACING) WITH FILTER CLOTH
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NOTES: 1. FILTER CLOTH TO BE FASTENED SECURELY TO WOVEN WIRE FENCE WITH TIES SPACED EVERY 24" AT TOP AND MID SECTION. 2. WHEN TWO SECTIONS OF FILTER CLOTH ADJOIN EACH OTHER THEY SHALL BE OVER-LAPPED BY SIX INCHES AND FOLDED. FILTER CLOTH SHALL BE EITHER FILTER X, MIRAFI 100X, STABILINKA T140N OR APPROVED EQUAL. 3. PREFABRICATED UNITS SHALL BE GEOFAB, ENVIROFENCE OR APPROVED EQUAL. 4. MAINTENANCE SHALL BE PERFORMED AS NEEDED AND MATERIAL REMOVED WHEN "BULGES" DEVELOP IN THE SILT FENCE.
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NOTES: 1. 3" BINDER COURSE AND 1 " TOP COURSE TO BE USED FOR 12" TOP COURSE TO BE USED FOR RESTORATION OF PAVEMENT WITHIN CITY ROADS. 2. EXCAVATIONS ARE TO BE SAW CUT SMOOTH, ALL EDGES TACK COATED, AND ALL SEAMS SEALED WITH A HOT POLYMER MODIFIED CRACK SEALANT. 3. IF EXISTING ASPHALT PAVEMENT DEPTH IS GREATER THAN THE IF EXISTING ASPHALT PAVEMENT DEPTH IS GREATER THAN THE PROPOSED ASPHALT PAVEMENT SECTION, INCREASE PROPOSED ASPHALT BINDER THICKNESS TO MATCH EXISTING.
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18" JOINT BETWEEN EXISTING AND NEW TOP COURSE TO BE MILLED. JOINT TO BE SEALED WITH POLYMER MODIFIED SEALER. 
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IF EXISTING ASPHALT PAVEMENT SECTION IS GREATER THAN THE PROPOSED ASPHALT PAVEMENT SECTION, INCREASE PROPOSED ASPHALT BINDER THICKNESS TO MATCH EXISTING.
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SAW CUT EDGES OF PAVEMENT. APPLY TACK COAT.
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LIMITS OF TRENCH  EXCAVATION "W"
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NOTES: 1. SAW CUT MIN. 18" BEYOND EXCAVATION WITH SMOOTH EDGES.  SAW CUT MIN. 18" BEYOND EXCAVATION WITH SMOOTH EDGES.  18" JOINT BETWEEN EXISTING AND NEW TOP COURSE TO BE MILLED. JOINT TO BE SEALED WITH POLYMER MODIFIED SEALER. 2. FURNISH, PLACE, AND COMPACT SUBBASE. FURNISH, PLACE, AND COMPACT SUBBASE. 3. TACK COAT IN ACCORDANCE WITH NYSDOT STANDARD SPEC.  TACK COAT IN ACCORDANCE WITH NYSDOT STANDARD SPEC.  4. FURNISH AND PLACE ASPHALT CONCRETE PAVEMENT AS FURNISH AND PLACE ASPHALT CONCRETE PAVEMENT AS SPECIFIED.
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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: July 5, 2019 
Re: 208 Main Street Site Plan 
 
I have reviewed the June 25, 2019 response letters from Aryeh Siegel and Hudson Land Design, a June 
25, 2019 Shadow Study by Aryeh Siegel, and a 6-sheet Amendment to Site Plan Application set, with 
sheets 1-4 dated June 25, 2019 and sheets 5-6 dated May 13, 2019. 
 
Proposal 
 
The applicant is proposing to amend an approved Site Plan for a three-story building by adding a 
partial 4th floor with one apartment for a total of 9 units above first-floor commercial. The proposed 
parcel is in the CMS district.  
 
Comments and Recommendations 

 
1. The CMS district requires a Special Permit from the Planning Board for a 4th floor. Section 223-

41.18 E(7) includes the following conditions for a Special Permit: there are no substantial 
detrimental effects on shadows, parking, traffic, or specific views adopted as important by the City 
Council or in the Comprehensive Plan Update, the new building will be compatible with the 
historic character of adjacent buildings, and the conditions and standards in Section 223-18 B(1)(a) 
through (d) have been met. The applicant has provided a Special Permit Narrative addressing each 
condition, which the Board must weigh against the “no substantial detrimental effects” standard. 
 

2. The Shadow Study included 24 images from four days of the year and three times of the day, 
showing limited overall impacts on the house to the rear. Potential shadow overlap would appear 
to be most likely in the early afternoon of December and January.  
 

3. A top-level roof garden has been included on the Main Street side of the roof. Low-level plantings 
could be extended across more of the roof surface to help reduce rainwater runoff and limit city 
heat impacts. A roof garden is permitted within the required 15-foot setback for the 4th story. 

 

4. Just for clarification, the note on Sheet 1 showing the existing building’s front line should state 
that this is the front line of the existing and proposed building. Also, the note on the existing rear 
1-story section should state that there will be a 3-story addition above.  

 

5. A note should be added to Sheet 1 that any landscaping along the municipal parking lot that is 
damaged during construction will be replaced. 

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

http://www.ecode360.com/7066377#7066377
http://www.ecode360.com/7066380#7066380


Page 2, July 5, 2019 Memo on 208 Main Street 
 
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 



City of Beacon Planning Board
7/9/2019

Title:

184 Main Street

Subject:

Public hearing on application for Site Plan Approval, add second story, Retail/Retail, 184 Main Street, submitted by 
184 Main Street, LLC

Background:

ATTACHMENTS:

Description Type

184 Main Street Cover Letter Cover Memo/Letter

184 Main Street Site Plan Plans

Engineer Review Letter Consultant Comment

Planner Review Letter Consultant Comment
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4 inch Air Tight Surface Mount
By Lotus LED Lights

Call Us 877.445.4486

Product Options
Finish: Brushed Nickel, Black, White
Light Temperature: 2700K, 4100K

Details
Sleek, modern floating disc●

Air-tight and durable for optimal heat dissipation●

Twist and lock cover with built-in driver●

Quick connectors included●

Oil based spray painted for scratch resistance●

1" thin fits in 1.5" deep J-box●

120V input driver included●

Connects to previously installed j-box●

Designed in 2017●

Material: Diecast Aluminum Alloy●

Title 24 compliant●

Energy Star Qualified●

UL Listed Wet●

Warranty: 10 Year Residential / 5 Year Commercial●

Made In China●

Dimensions
Outer Shade: Diameter 5.5"
Trim: Height 1", Diameter 4.25"

Lighting
2700K Option: 11 Watt (620 Lumens) 120 Volt Integrated LED: CRI: 93 Color●

Temp: 2700K
4100K Option: 11 Watt (650 Lumens) 120 Volt Integrated LED: CRI: 93 Color●

Temp: 4100K

Additional Details
Product URL:  https://www.lumens.com/4-inch-air-tight-surface-mo-
nt-by-lotus-led-lights-LOTP154648.html
Rating: UL Listed Wet

Shown in White finish

Notes:

Product ID: LOTP154648

Prepared by: Prepared for:
Project:
Room:
Placement:
Approval:
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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: July 5, 2019 
Re: 184 Main Street Site Plan 
 
I have reviewed the June 25, 2019 response letter from Alfandre Architecture and a 3-sheet Site Plan 
set, dated June 21, 2019. 
 
Proposal 
 
The applicant is proposing to replace an existing 1-story restaurant with a new 2-story building 
containing two restaurants. The parcel is in the Central Main Street (CMS) district and the Historic 
District and Landmark Overlay (HDLO) Zone.  
 
Comments and Recommendations 
 
1. The existing building is a contributing structure in the Lower Main Street National Register Historic 

District. It is also in the HDLO and subject to the Certificate of Appropriateness approval process in 
the Historic Preservation chapter, the criteria in 134-7, and the design standards in 223-41.18 J. 
The reference to a bay window should be removed from the Design Standards table on Sheet A1. 
 

2. The current sidewalk is fairly narrow. The existing footprint does not project beyond the building 
to the west. A note on the plans should be added that the façade and storefront elements will not 
project beyond the current building footprint and the current sidewalk width will be maintained.  
 

3. A new street tree has been included in front of the alley. After consultation with the City, the type 
and diameter of the tree should be identified on the plans. 

 

4. Revised renderings were presented to the Architectural Review Subcommittee on June 21, 2019.  
Committee members requested the following architectural considerations: 

▪ The windows in the 1st and 2nd floors should be consistent and be vertically aligned; 
▪ Shorter panels under the 2nd-floor windows would allow a larger proportion of brick area 

under the cornice; 
▪ The top cornice should be the same as the historic stepped parapet; 
▪ The new façade material should be consistent with the original brick surrounds; 
▪ The storefront cornice and paneled details will be comparable to the existing elements; 
▪ The alley lighting will be from recessed fixtures between the piers, rather than on the wall.  

The submitted plans appear to satisfy all these points and the design standards in Chapter 134.  
 

5. The Planning Board has indicated it would waive on-site parking under 223-41.18 G(4), since the 
proposed floor area is under 5,000 square feet. The square foot areas from the floor plans add up 
to approximately 3,420 square feet, even counting the utility areas, stairway, and basement. The 
parking table on Sheet A1 should be updated. Removal of the front curb ramp will also allow one 
new on-street parking space.  



Page 2, July 5, 2109 Memo re: 184 Main Street 
 

6. Since the parcel is 100 feet deep, the required rear setback is 25 feet. If the parcel was 99.9 feet 
deep, the required setback would be 10 feet, as is proposed. The Board should make a 
recommendation to the ZBA on the requested area variance. 

 
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 
Joe Buglino, R.A., Project Architect 
 
 
 
 



City of Beacon Planning Board
7/9/2019

Title:

23-28 Creek Drive

Subject:

Continue review of application for Concept Plan, Subdivision and Site Plan Approval, Mixed Use Development, 23-28 
Creek Drive, submitted by 23-28 Creek Drive, LLC 

Background:

ATTACHMENTS:

Description Type

23-28 Creek Drive Sheet 1 Site Plan Plans

23-28 Creek Drive Sheet 2 Existing Conditions Survey Plans

23-28 Creek Drive Sheet 3 Site Section Diagram Plans

23-28 Creek Drive Sheet 4 Landscape Plan Plans

23-28 Creek Drive Sheet 5 Floor Plans Plans

23-28 Creek Drive Sheet 6 Renderings Plans

23-28 Creek Drive Sheet 7 Grading and Utility Plan Plans

23-28 Creek Drive Sheet 8 Erosion and Sediment Control Plan Plans

23-28 Creek Drive Sheet 9 Profiles Plans

23-28 Creek Drive Sheet 10 Site Details Plans

23-28 Creek Drive Sheet 12 Water and Sewer Details Plans

Engineer Review Letter Consultant Comment

Planner Review Letter Consultant Comment

23-28 Creek Drive EAF Part 2 EAF

23-28 Creek Drive EAF Part 3 EAF

DOCS-#679923-v1-

23_28_Creek_Drive_SEQRA_Part_3_Negative_Declaration_Attachment
Resolution
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POLE MOUNTED LIGHT (L1A)

WALL MOUNTED LIGHT (L2)

SELUX LIGHTING "BETA PENDANT" WALL MOUNTED

FIXTURE. MODEL #BPC-L-R2-1-H50-BK-120-HS-PC WITH

LOW GLARE CUTOFF SHIELD, COLOR: BLACK.

PHOTOCELL CONTROL. OR APPROVED EQUAL.

MOUNTING HEIGHT = 12 FEET

SELUX LIGHTING "BETA PENDANT" POLE MOUNTED

100W FIXTURE. MODEL #BPC-L-R2-1-H100-BK-120-HS-PC

WITH LOW GLARE CUTOFF SHIELD, COLOR: BLACK.

PHOTOCELL CONTROL. OR APPROVED EQUAL.

MOUNTING HEIGHT ON A35 SERIES BLACK ALUMINUM

POLE = 10 FEET

POLE MOUNTED LIGHT (L1B)

SELUX LIGHTING "BETA PENDANT" POLE MOUNTED

150W FIXTURE. MODEL #BPC-L-R2-1-H150-BK-120-HS-PC

WITH LOW GLARE CUTOFF SHIELD, COLOR: BLACK.

PHOTOCELL CONTROL. OR APPROVED EQUAL.

MOUNTING HEIGHT ON A35 SERIES BLACK ALUMINUM

POLE = 12 FEET

NOTE: ALL EXTERIOR LIGHTING ON THE SITE SHALL BE DIRECTED

AND/OR SHIELDED SO AS NOT TO CAUSE ANY OBJECTIONABLE GLARE

OBSERVABLE FROM NEIGHBORING STREETS AND PROPERTIES. THE

SOURCE (BULBS) OF SUCH LIGHTING SHALL NOT BE VISIBLE FROM SAID

NEIGHBORING STREETS AND PROPERTIES. PHOTOMETRIC DIAGRAMS

ARE SHOWN WITH SHIELDED CONDITIONS.

WALL MOUNTED HOUSE LIGHT (BL1)

BARNLIGHT ELECTRIC  WALL MOUNTED FIXTURE.

MODEL "WESCO GOOSENECK", 100W,  COLOR: DARK

GREEN METAL SHADE, OR APPROVED EQUAL.

MOUNTING HEIGHT = 7 FEET.

NOTE THAT THE MANUFACTURER DOES NOT PROVIDE

FOOTCANDLE DIAGRAMS FOR THIS FIXTURE. THE

FIXTURE IS SHADED AND DOES NOT EMIT GLARE

NOTE: AS AN ALTERNATE, THE OWNER MAY INSTALL

EQUIVALENT WATTAGE LED FIXTURES IN PLACE OF

THE INCANDESCENT FIXTURES SHOWN. LED LIGHTING

WILL MEET THE SAME SPECIFICATIONS FOR LOW

GLARE CUT OFF CONTROLS, EITHER BY SHIELDING OR

INTERNAL CONTROLS.

2 02/22/19 NO CHANGE AJS

TOPOGRAPHIC INFORMATION AND

EXISTING CONDITIONS INFORMATION

BASED ON THE SURVEY BY TEC LAND

SURVEYING, P.C DATED JULY 12, 2018

3 03/26/19 REVISED PER PLANNING BOARD COMMENTS AJS
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EXISTING UNDERGROUND UTILITY NOTES: 1. CONTRACTOR SHALL DIG TEST PITS TO VERIFY LOCATION, SIZE AND PIPE MATERIAL OF EXISTING UNDERGROUND UTILITIES.  IF ANY EXISTING UTILITIES ARE NOT IN THE LOCATION WHERE CONTRACTOR SHALL DIG TEST PITS TO VERIFY LOCATION, SIZE AND PIPE MATERIAL OF EXISTING UNDERGROUND UTILITIES.  IF ANY EXISTING UTILITIES ARE NOT IN THE LOCATION WHERE THEY ARE SHOWN ON THE PLAN, IT SHALL BE BROUGHT TO THE ENGINEER'S ATTENTION IMMEDIATELY.
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SNOW REMOVAL AND STORAGE NOTES: 1. THE SITE OWNER WILL UTILIZE A LOADER TO MOVE SNOW TO THE AREAS DESIGNATED FOR SNOW STORAGE. THE SITE OWNER WILL UTILIZE A LOADER TO MOVE SNOW TO THE AREAS DESIGNATED FOR SNOW STORAGE. 2. SNOW SHALL BE REMOVED WITHIN 8 HOURS AFTER A SNOW EVENT. SNOW SHALL BE REMOVED WITHIN 8 HOURS AFTER A SNOW EVENT. 
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SITE CLEARING NOTES: 1. SITE CLEARING SHALL OCCUR BETWEEN OCTOBER 1ST THROUGH MARCH 31ST IN ACCORDANCE WITH NYSDEC REGULATIONS.SITE CLEARING SHALL OCCUR BETWEEN OCTOBER 1ST THROUGH MARCH 31ST IN ACCORDANCE WITH NYSDEC REGULATIONS.
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ROCK REMOVAL NOTES: 1. ROCK REMOVAL (IF NECESSARY) SHALL BE ACCOMPLISHED BY MECHANICAL METHODS AS MUCH AS POSSIBLE AND SHALL ONLY BE PERMITTED BETWEEN 8:00AM AND 5:00 PM ON ANY ROCK REMOVAL (IF NECESSARY) SHALL BE ACCOMPLISHED BY MECHANICAL METHODS AS MUCH AS POSSIBLE AND SHALL ONLY BE PERMITTED BETWEEN 8:00AM AND 5:00 PM ON ANY DAY WHICH ROCK REMOVAL IS PERMITTED. 2. ACCEPTABLE ROCK REMOVAL METHODS ARE RIPPING, HYDRAULIC HAMMER OR DRILLING HOLES WITH USE OF EXPANSIVE TOOLS AND/OR WEDGES. ACCEPTABLE ROCK REMOVAL METHODS ARE RIPPING, HYDRAULIC HAMMER OR DRILLING HOLES WITH USE OF EXPANSIVE TOOLS AND/OR WEDGES. 3. IF MECHANICAL METHODS BECOME INEFFECTIVE DUE TO HARD ROCK, AND IT IS DETERMINED THAT BLASTING IS REQUIRED, IT SHALL BE BROUGHT TO THE ATTENTION OF THE CITY OF IF MECHANICAL METHODS BECOME INEFFECTIVE DUE TO HARD ROCK, AND IT IS DETERMINED THAT BLASTING IS REQUIRED, IT SHALL BE BROUGHT TO THE ATTENTION OF THE CITY OF BEACON BUILDING DEPARTMENT. NO BLASTING SHALL COMMENCE UNTIL A BLASTING PROTOCOL IS SUBMITTED TO THE CITY OF BEACON BUILDING DEPARTMENT FOR REVIEW AND APPROVAL. 4. BLASTING PROTOCOL SHALL BE IN ACCORDANCE WITH §111 OF THE CITY OF BEACON CODE. BLASTING PROTOCOL SHALL BE IN ACCORDANCE WITH §111 OF THE CITY OF BEACON CODE. §111 OF THE CITY OF BEACON CODE. 111 OF THE CITY OF BEACON CODE. 
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PRESSURE REDUCING VALVE AND BACKFLOW PREVENTION NOTES: 1. HYDRANT FLOW TESTS IN THE VICINITY OF THE PROJECT REVEALED STATIC PRESSURES RANGING FROM 88 PSI TO 100 PSI. THEREFORE PRESSURE REDUCING VALVES WILL BE REQUIRED HYDRANT FLOW TESTS IN THE VICINITY OF THE PROJECT REVEALED STATIC PRESSURES RANGING FROM 88 PSI TO 100 PSI. THEREFORE PRESSURE REDUCING VALVES WILL BE REQUIRED AT ALL PROPOSED DOMESTIC WATER CONNECTIONS TO BUILDINGS. 2. PRESSURE REDUCING VALVES (PRV) SHALL BE FURNISHED BY MUELLER OR WATTS AND COORDINATED WITH THE MECHANICAL ENGINEERING CONSULTANT AS TO TYPE AND SIZE. PRESSURE REDUCING VALVES (PRV) SHALL BE FURNISHED BY MUELLER OR WATTS AND COORDINATED WITH THE MECHANICAL ENGINEERING CONSULTANT AS TO TYPE AND SIZE. 3. SPECIFICATIONS FOR THE PROPOSED PRV SHALL BE PROVIDED TO THE CITY OF BEACON BUILDING DEPARTMENT PRIOR TO INSTALLATION. SPECIFICATIONS FOR THE PROPOSED PRV SHALL BE PROVIDED TO THE CITY OF BEACON BUILDING DEPARTMENT PRIOR TO INSTALLATION. 4. DOUBLE CHECK VALVES SHALL BE PROVIDED ON ALL SERVICE CONNECTIONS TO THE ON-SITE BUILDINGS. DOUBLE CHECK VALVES SHALL BE PROVIDED ON ALL SERVICE CONNECTIONS TO THE ON-SITE BUILDINGS. 5. DOUBLE CHECK VALVES SHALL BE WATTS SERIES 909 OR APPROVED EQUAL ON DOMESTIC CONNECTIONS AND COORDINATED WITH THE MECHANICAL ENGINEERING CONSULTANT AS TO DOUBLE CHECK VALVES SHALL BE WATTS SERIES 909 OR APPROVED EQUAL ON DOMESTIC CONNECTIONS AND COORDINATED WITH THE MECHANICAL ENGINEERING CONSULTANT AS TO TYPE AND SIZE. 6. SPECIFICATIONS FOR THE PROPOSED DOUBLE CHECK VALVES SHALL BE PROVIDED TO THE CITY OF BEACON PRIOR TO INSTALLATION.    SPECIFICATIONS FOR THE PROPOSED DOUBLE CHECK VALVES SHALL BE PROVIDED TO THE CITY OF BEACON PRIOR TO INSTALLATION.    
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RETAINING WALL NOTES: 1. ALL RETAINING WALLS SHOWN ON THIS PLAN SHALL BE DESIGNED BY A NEW YORK STATE LICENSED ENGINEER AND PLANS SHALL BE SUBMITTED TO THE BEACON BUILDING ALL RETAINING WALLS SHOWN ON THIS PLAN SHALL BE DESIGNED BY A NEW YORK STATE LICENSED ENGINEER AND PLANS SHALL BE SUBMITTED TO THE BEACON BUILDING DEPARTMENT PRIOR TO CONSTRUCTION.    
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DUTCHESS COUNTY DEPARTMENT OF  BEHAVIORAL & COMMUNITY HEALTH STANDARD NOTES FOR PROJECTS W/CENTRAL WATER & SEWER THE DESIGN, CONSTRUCTION AND INSTALLATION SHALL BE IN ACCORDANCE WITH THIS PLAN AND GENERALLY ACCEPTED STANDARDS IN EFFECT AT THE TIME OF CONSTRUCTION WHICH INCLUDE: NEW YORK STATE DESIGN STANDARDS FOR INTERMEDIATE SIZED WASTEWATER TREATMENT SYSTEMS”, NYSDEC , NYSDEC RECOMMENDED STANDARDS FOR SEWAGE TREATMENT WORKS, (TEN STATES).”  RECOMMENDED STANDARDS FOR WATER WORKS, (TEN STATES).” NEW YORK STATE DEPARTMENT OF HEALTH AND DUTCHESS COUNTY ENVIRONMENTAL HEALTH SERVICES DIVISION POLICIES, PROCEDURES AND STANDARDS.” DUTCHESS COUNTY AND NEW YORK STATE SANITARY CODES.” DUTCHESS COUNTY ENVIRONMENTAL HEALTH SERVICES DIVISION CERTIFICATE OF APPROVAL LETTER.” THIS PLAN IS APPROVED AS MEETING THE APPROPRIATE AND APPLIED TECHNICAL STANDARDS, GUIDELINES, POLICIES AND PROCEDURES FOR ARRANGEMENT OF SEWAGE DISPOSAL AND WATER SUPPLY FACILITIES.  UPON COMPLETION OF THE FACILITIES, THE FINISHED WORKS SHALL BE INSPECTED, TESTED, AND CERTIFIED COMPLETE TO THE DC EHSD BY THE NEW YORK STATE LICENSED PROFESSIONAL ENGINEER SUPERVISING CONSTRUCTION. NO PART OF THE FACILITIES SHALL BE PLACED INTO SERVICE UNTIL ACCEPTED BY THE DC EHSD.  APPROVAL OF ANY PLAN(S) OR AMENDMENT THERETO SHALL BE VALID FOR A PERIOD OF FIVE (5) YEARS FROM THE DATE OF APPROVAL. FOLLOWING THE EXPIRATION OF SAID APPROVAL, THE PLAN(S) SHALL BE RE-SUBMITTED TO THE COMMISSIONER OF HEALTH FOR CONSIDERATION FOR RE-APPROVAL. RE-SUBMISSION OR REVISED SUBMISSION OF PLANS AND/OR ASSOCIATED DOCUMENTS SHALL BE SUBJECT TO COMPLIANCE WITH THE TECHNICAL STANDARDS, GUIDELINES, POLICIES AND PROCEDURES IN EFFECT AT THE TIME OF THE RE-SUBMISSION.  NO CELLAR, FOOTING, FLOOR, GARAGE, COOLER OR ROOF DRAINS SHALL BE DISCHARGED INTO THE SEWAGE COLLECTION SYSTEM.  ALL BUILDINGS SHALL BE CONSTRUCTED AT AN ELEVATION HIGH ENOUGH TO ENSURE GRAVITY FLOW TO THE SEWAGE COLLECTION SYSTEM. ALL REQUIRED EROSION & SEDIMENT CONTROL AND STORMWATER POLLUTION PREVENTION WATER QUALITY & QUANTITY CONTROL STRUCTURES, PERMANENT AND TEMPORARY, ARE SHOWN ON THE PLANS. THE DC EHSD SHALL BE NOTIFIED SIXTY DAYS PRIOR TO ANY CHANGE IN USE; USE CHANGES MAY REQUIRE RE-APPROVAL BY THE DC EHSD. NO BUILDINGS ARE TO BE OCCUPIED AND THE NEW WATER SYSTEM SHALL NOT BE PLACED INTO SERVICE, UNTIL A “COMPLETED WORKS COMPLETED WORKS APPROVAL” IS ISSUED UNDER SECTION 5-1.22(D) OF PART 5 OF THE NEW YORK STATE SANITARY CODE (10NYCRR5).   IS ISSUED UNDER SECTION 5-1.22(D) OF PART 5 OF THE NEW YORK STATE SANITARY CODE (10NYCRR5).  NO BUILDINGS ARE TO BE OCCUPIED AND THE NEW WASTEWATER COLLECTION SYSTEM SHALL NOT BE PLACED INTO SERVICE UNTIL, A “CERTIFICATE CERTIFICATE OF CONSTRUCTION COMPLIANCE” IS ISSUED UNDER SECTION 19.7 OF ARTICLE 19 OF THE DUTCHESS COUNTY SANITARY CODE.   IS ISSUED UNDER SECTION 19.7 OF ARTICLE 19 OF THE DUTCHESS COUNTY SANITARY CODE.  ALL SERVICE LINES ARE THE RESPONSIBILITY OF THE OWNER UP TO THE PROPERTY LINE.  THE WATER AND SEWER COMPANIES SHALL BE RESPONSIBLE FOR ALL VALVES AND PIPES WHICH ARE NOT ON THE OWNER'S PROPERTY. THE UNDERSIGNED OWNERS OF THE PROPERTY HEREON STATE THAT THEY ARE FAMILIAR WITH THIS MAP, ITS CONTENTS AND ITS LEGENDS AND HEREBY CONSENT TO ALL SAID TERMS AND CONDITIONS AS STATED HEREON.
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LOT LINE RE-ALIGNMENT NOTES: 1. PARCEL 6054-37-066670 (7-15 CREEK DRIVE) IS CONVEYING 14,700.76 SQFT, (0.337 AC.) TO THIS PARCEL 6054-37-037625 (23-28 CREEK DRIVE).  PARCEL 6054-37-066670 (7-15 CREEK DRIVE) IS CONVEYING 14,700.76 SQFT, (0.337 AC.) TO THIS PARCEL 6054-37-037625 (23-28 CREEK DRIVE).  2. THE RESULTANT AREA FOR PARCEL 6054-37-066670 (7-15 CREEK DRIVE) AFTER THE LOT LINE RE-ALIGNMENT IS  69,918.03 SQFT, OR  1.605 AC. THE RESULTANT AREA FOR PARCEL 6054-37-066670 (7-15 CREEK DRIVE) AFTER THE LOT LINE RE-ALIGNMENT IS ±69,918.03 SQFT, OR ±1.605 AC.3. THE RESULTANT AREA FOR PARCEL 6054-37-037625 (23-28 CREEK DRIVE) AFTER THE LOT LINE RE-ALIGNMENT IS  136,953.88 SQFT, OR  3.144 AC. THE RESULTANT AREA FOR PARCEL 6054-37-037625 (23-28 CREEK DRIVE) AFTER THE LOT LINE RE-ALIGNMENT IS ±136,953.88 SQFT, OR ±3.144 AC.
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GRADING AND UTILITY PLAN SCALE: 1" = 30'
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WATER AND SEWER MAIN RELOCATION NOTES: 1. THE SECTIONS OF SEWER MAIN TO REMAIN IN-PLACE ON SITE SHALL BE TV INSPECTED AND CLEANED TO VERIFY THE CONDITION OF THE PIPE. THIS WORK SHALL BE COORDINATED WITH THE SECTIONS OF SEWER MAIN TO REMAIN IN-PLACE ON SITE SHALL BE TV INSPECTED AND CLEANED TO VERIFY THE CONDITION OF THE PIPE. THIS WORK SHALL BE COORDINATED WITH THE CITY ENGINEER AND SEWER DEPARTMENT. THE PIPES TO REMAIN IN-PLACE SHALL THEN BE SLIP-LINED BETWEEN EXISTING MANHOLE 11 TO PROPOSED SEWER MANHOLE 12, AND BETWEEN PROPOSED SEWER MANHOLE 14 AND EXISTING SEWER MANHOLE 15.   2. UPON COMPLETION OF CONSTRUCTION OF THE WATER AND SEWER FACILITIES, AS-BUILT DRAWINGS OF FINAL WATER AND SEWER MAIN LOCATIONS SHALL BE PROVIDED TO THE CITY OF UPON COMPLETION OF CONSTRUCTION OF THE WATER AND SEWER FACILITIES, AS-BUILT DRAWINGS OF FINAL WATER AND SEWER MAIN LOCATIONS SHALL BE PROVIDED TO THE CITY OF BEACON. 3. THE COMPLETED WATER MAIN EXTENSION AND SEWER MAIN RE-LOCATION SHALL BE CERTIFIED BY THE LICENSED PROFESSIONAL OBSERVING CONSTRUCTION TO THE CITY OF BEACON. THE COMPLETED WATER MAIN EXTENSION AND SEWER MAIN RE-LOCATION SHALL BE CERTIFIED BY THE LICENSED PROFESSIONAL OBSERVING CONSTRUCTION TO THE CITY OF BEACON. 4. THE WATER AND SEWER MAINS SHALL BE DEDICATED TO THE CITY OF BEACON UPON ACCEPTANCE OF THE CERTIFICATION. THE WATER AND SEWER MAINS SHALL BE DEDICATED TO THE CITY OF BEACON UPON ACCEPTANCE OF THE CERTIFICATION. 
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REVISED PER PLANNING BOARD COMMENTS
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SITE SPECIFIC NOTES:  1. THE CONTRACTOR SHALL PERFORM A UTILITIES CALL-OUT PRIOR TO CONSTRUCTION TO VERIFY ALL UNDERGROUND UTILITY LOCATIONS BY CONTACTING UFPO @ 1-800-962-7962. THE CONTRACTOR SHALL PERFORM A UTILITIES CALL-OUT PRIOR TO CONSTRUCTION TO VERIFY ALL UNDERGROUND UTILITY LOCATIONS BY CONTACTING UFPO @ 1-800-962-7962. SPECIFIC ATTENTION SHALL BE PAID TO THE LOCATIONS OF THE GAS, WATER AND SEWER MAINS WITH RESPECT TO THE PROPOSED LOCATIONS FOR THE SERVICE LINES.  2. THE CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS AND INVERTS OF ALL DRAINAGE, SANITARY SEWER, WATER AND GAS LINES AND STRUCTURES PRIOR TO CONSTRUCTION. THE THE CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS AND INVERTS OF ALL DRAINAGE, SANITARY SEWER, WATER AND GAS LINES AND STRUCTURES PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL NOT ASSUME THAT ALL LOCATIONS AS SHOWN ON THE PLAN ARE CORRECT. 3. THE PROPOSED LOT SHALL BE SERVED BY THE CITY OF BEACON MUNICIPAL WATER AND SEWER SERVICES. AS SUCH, THE CONTRACTOR SHALL CONTACT THE CITY OF BEACON WATER THE PROPOSED LOT SHALL BE SERVED BY THE CITY OF BEACON MUNICIPAL WATER AND SEWER SERVICES. AS SUCH, THE CONTRACTOR SHALL CONTACT THE CITY OF BEACON WATER AS SUCH, THE CONTRACTOR SHALL CONTACT THE CITY OF BEACON WATER AND SEWER DEPARTMENTS TO SCHEDULE A PRE-CONSTRUCTION MEETING TO ENSURE THAT THE ARRANGEMENTS FOR WATER SUPPLY AND SEWAGE DISPOSAL ARE COMMENCED IN ACCORDANCE WITH THE APPROVED PLANS AND AMENDMENTS THERETO AND GENERALLY ACCEPTED STANDARDS.   4. THE WATER SERVICE LINE AND METER FOR EACH UNIT SHALL BE INSTALLED IN ACCORDANCE WITH THE CITY OF BEACON WATER DEPARTMENT REQUIREMENTS. THE WATER SERVICE LINE AND METER FOR EACH UNIT SHALL BE INSTALLED IN ACCORDANCE WITH THE CITY OF BEACON WATER DEPARTMENT REQUIREMENTS. 5. THE WATER MAIN EXTENSION SHALL BE 8"  CLASS 52 DIP. THE WATER MAIN EXTENSION SHALL BE 8"  CLASS 52 DIP.6. THE SEWER SERVICE LATERAL SHALL BE 6"  SDR-35 PVC PIPE WITH PITCH AS SHOWN ON THE PLAN. THE SEWER SERVICE LATERAL SHALL BE 6"  SDR-35 PVC PIPE WITH PITCH AS SHOWN ON THE PLAN. 7. STREET CLOSURE FOR WATER, SEWER AND GAS SERVICE CONNECTIONS AND DRIVEWAY CONSTRUCTION SHALL BE PERFORMED IN ACCORDANCE WITH CITY OF BEACON REQUIREMENTS. A STREET CLOSURE FOR WATER, SEWER AND GAS SERVICE CONNECTIONS AND DRIVEWAY CONSTRUCTION SHALL BE PERFORMED IN ACCORDANCE WITH CITY OF BEACON REQUIREMENTS. A PLAN SHALL BE IN PLACE FOR MAINTENANCE AND PROTECTION OF TRAFFIC. 8. ALL EROSION CONTROL MEASURES SHALL BE INSTALLED PRIOR TO CONSTRUCTION. MAIN STREET AND NORTH ELM STREET SHALL BE KEPT CLEAN AND SWEPT DURING CONSTRUCTION. ALL EROSION CONTROL MEASURES SHALL BE INSTALLED PRIOR TO CONSTRUCTION. MAIN STREET AND NORTH ELM STREET SHALL BE KEPT CLEAN AND SWEPT DURING CONSTRUCTION. 9. SUMP PUMPS TO BE PROVIDED FOR FOOTING DRAINS, AS REQUIRED. THE TYPES OF PUMPS AND METHODS USED TO ENSURE PROPER DRAINAGE SHALL BE ACCEPTABLE TO THE CITY SUMP PUMPS TO BE PROVIDED FOR FOOTING DRAINS, AS REQUIRED. THE TYPES OF PUMPS AND METHODS USED TO ENSURE PROPER DRAINAGE SHALL BE ACCEPTABLE TO THE CITY OF BEACON BUILDING DEPARTMENT. 10. THE BUILDING DEPARTMENT SHALL HAVE THE RIGHT TO INSPECT THE EXISTING BUILDING TO CONFIRM THAT THERE ARE NOT EXISTING STORMWATER CONNECTIONS TO THE CITY'S THE BUILDING DEPARTMENT SHALL HAVE THE RIGHT TO INSPECT THE EXISTING BUILDING TO CONFIRM THAT THERE ARE NOT EXISTING STORMWATER CONNECTIONS TO THE CITY'S SANITARY SEWER SYSTEM PRIOR TO THE MAP BEING SIGNED.  11. THE EXISTING WATER SERVICE LINE SHALL BE CUT, CAPPED AND ABANDONED IN-PLACE. THE EXISTING WATER SERVICE LINE SHALL BE CUT, CAPPED AND ABANDONED IN-PLACE. 12. THE EXISTING SEWER SERVICE LATERAL SHALL BE REMOVED AND PLUGGED TO PREVENT ANY GROUNDWATER INFLOW INTO THE CITY SEWER SYSTEM. THE EXISTING SEWER SERVICE LATERAL SHALL BE REMOVED AND PLUGGED TO PREVENT ANY GROUNDWATER INFLOW INTO THE CITY SEWER SYSTEM. 13. THE EXISTING 24" SEWER MAIN SHALL BE TV INSPECTED AND THE RESULTS PROVIDED TO THE BEACON BUILDING DEPARTMENT.  THE EXISTING 24" SEWER MAIN SHALL BE TV INSPECTED AND THE RESULTS PROVIDED TO THE BEACON BUILDING DEPARTMENT.  14. THE EXISTING SECTIONS OF SEWER MAIN TO REMAIN IN USE ON THE PARCEL SHALL BE SLIP-LINED.THE EXISTING SECTIONS OF SEWER MAIN TO REMAIN IN USE ON THE PARCEL SHALL BE SLIP-LINED.

AutoCAD SHX Text
5

AutoCAD SHX Text
04/30/19

AutoCAD SHX Text
MAB

AutoCAD SHX Text
REVISED PER PLANNING BOARD COMMENTS

AutoCAD SHX Text
6

AutoCAD SHX Text
05/28/19

AutoCAD SHX Text
MAB

AutoCAD SHX Text
REVISED PER PLANNING BOARD COMMENTS



G
A

R
A

G
E

 /
 W

O
R

K
S

H
O

P

M
A

K
E

R
 S

P
A

C
E

1
,3

0
0
 s

f

Dig  Safely.

New York

800-962-7962

Dig With Care

Respect the Marks

Confirm Utility Response

Wait The Required Time

Call Before You Dig

digsafelynewyorkwww. .org

AutoCAD SHX Text
Existing For Track Access Easement to Railroad Liber 157 Page 60

AutoCAD SHX Text
NYS PLANE EAST

AutoCAD SHX Text
Rim: 99.4' In: 93.0' - 24" CIP  Out: 92.9' - 24" CIP

AutoCAD SHX Text
Rim: 89.3' In: 76.21' 24" SDR Out: 73.0' 30" SDR 

AutoCAD SHX Text
100-YEAR FLOOD LINE PER EXISTING CONTOURS ELEV=±87

AutoCAD SHX Text
100-YEAR FLOOD LINE PER EXISTING CONTOURS ELEV=±86

AutoCAD SHX Text
+

AutoCAD SHX Text
98.5

AutoCAD SHX Text
+

AutoCAD SHX Text
98.3

AutoCAD SHX Text
+

AutoCAD SHX Text
98.0

AutoCAD SHX Text
+

AutoCAD SHX Text
GFE=87.3

AutoCAD SHX Text
FFE=98.6

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
PATIO=98.4

AutoCAD SHX Text
+

AutoCAD SHX Text
97.8

AutoCAD SHX Text
98

AutoCAD SHX Text
97

AutoCAD SHX Text
96

AutoCAD SHX Text
97

AutoCAD SHX Text
97

AutoCAD SHX Text
95

AutoCAD SHX Text
93

AutoCAD SHX Text
90

AutoCAD SHX Text
94

AutoCAD SHX Text
92

AutoCAD SHX Text
98

AutoCAD SHX Text
99

AutoCAD SHX Text
100

AutoCAD SHX Text
97

AutoCAD SHX Text
96

AutoCAD SHX Text
95

AutoCAD SHX Text
94

AutoCAD SHX Text
93

AutoCAD SHX Text
92

AutoCAD SHX Text
91

AutoCAD SHX Text
90

AutoCAD SHX Text
89

AutoCAD SHX Text
88

AutoCAD SHX Text
82

AutoCAD SHX Text
84

AutoCAD SHX Text
87

AutoCAD SHX Text
TW=98 BW=83

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98 BW=87

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98 BW=83

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98 BW=88

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98 BW=90

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98 BW=93

AutoCAD SHX Text
TW=96 BW=90

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=97 BW=87

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=97 BW=88

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=97 BW=87

AutoCAD SHX Text
+

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
C

AutoCAD SHX Text
O

AutoCAD SHX Text
PROPOSED 4 STORY BUILDING 8 APARTMENTS 18,700 SF COMMERCIAL 34 PARKING SPACES IN GARAGE 59 SURFACE PARKING SPACES 

AutoCAD SHX Text
86

AutoCAD SHX Text
88

AutoCAD SHX Text
86

AutoCAD SHX Text
84

AutoCAD SHX Text
92

AutoCAD SHX Text
90

AutoCAD SHX Text
88

AutoCAD SHX Text
PATIO=98.4

AutoCAD SHX Text
92

AutoCAD SHX Text
93

AutoCAD SHX Text
91

AutoCAD SHX Text
90

AutoCAD SHX Text
88

AutoCAD SHX Text
94

AutoCAD SHX Text
87

AutoCAD SHX Text
S

AutoCAD SHX Text
112

AutoCAD SHX Text
114

AutoCAD SHX Text
116

AutoCAD SHX Text
118

AutoCAD SHX Text
106

AutoCAD SHX Text
104

AutoCAD SHX Text
102

AutoCAD SHX Text
100

AutoCAD SHX Text
98

AutoCAD SHX Text
96

AutoCAD SHX Text
96

AutoCAD SHX Text
92

AutoCAD SHX Text
94

AutoCAD SHX Text
+

AutoCAD SHX Text
91.0

AutoCAD SHX Text
+

AutoCAD SHX Text
91.0

AutoCAD SHX Text
+

AutoCAD SHX Text
91.0

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
91.0

AutoCAD SHX Text
90

AutoCAD SHX Text
82

AutoCAD SHX Text
84

AutoCAD SHX Text
86

AutoCAD SHX Text
+

AutoCAD SHX Text
91.0

AutoCAD SHX Text
92

AutoCAD SHX Text
88

AutoCAD SHX Text
88

AutoCAD SHX Text
90

AutoCAD SHX Text
CB 8

AutoCAD SHX Text
CB 9

AutoCAD SHX Text
OCS 1

AutoCAD SHX Text
CB 7

AutoCAD SHX Text
SMH 13

AutoCAD SHX Text
SMH 12

AutoCAD SHX Text
EX. SMH 11

AutoCAD SHX Text
EX. SMH 15

AutoCAD SHX Text
CB 5

AutoCAD SHX Text
CB 4

AutoCAD SHX Text
CB 3

AutoCAD SHX Text
CB 6

AutoCAD SHX Text
CB 1

AutoCAD SHX Text
CB 2

AutoCAD SHX Text
OCS 2

AutoCAD SHX Text
92

AutoCAD SHX Text
WQI 10

AutoCAD SHX Text
91

AutoCAD SHX Text
FES 11

AutoCAD SHX Text
+

AutoCAD SHX Text
96.3

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
RL

AutoCAD SHX Text
FES 19

AutoCAD SHX Text
FES 18

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
WV

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98.0 EG=95.7

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98.0 EG=97.0

AutoCAD SHX Text
TW=98.0 EG=95.0

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=97.5 EG=94.0 AS=97.0

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=96.5 EG=95.3 AS=96.0

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=96.1 EG=95.0 AS=95.4

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=94.5 EG=92.4 AS=94.0

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=95.9 EG=95.9 AS=93.0

AutoCAD SHX Text
+

AutoCAD SHX Text
TW=98.7 EG=98.0 AS=92.4

AutoCAD SHX Text
TW=98.1 EG=98.1 AS=91.5

AutoCAD SHX Text
PROPOSED STABILIZED  CONSTRUCTION ENTRANCE

AutoCAD SHX Text
PROPOSED SOIL STOCKPILE LOCATION

AutoCAD SHX Text
PROPOSED CATCH BASIN INLET PROTECTION (TYP.)

AutoCAD SHX Text
PROPOSED CATCH BASIN INLET PROTECTION (TYP.)

AutoCAD SHX Text
PROPOSED SILT FENCE (TYP.)

AutoCAD SHX Text
PROPOSED LIMIT OF DISTURBANCE  =2.27 AC.

AutoCAD SHX Text
THE INFILTRATION AREA SHALL BE PROTECTED FROM SEDIMENT LADEN RUNOFF DURING CONSTRUCTION AND WILL NOT BE PUT ONLINE UNTIL ALL CONTRIBUTING AREAS ARE STABILIZED. IF SEDIMENT LADEN RUNOFF IS ALLOWED TO ENTER THE SYSTEM DURING CONSTRUCTION, IT MAY PLUG THE SUBGRADE AND PREVENT INFILTRATION FROM OCCURRING

AutoCAD SHX Text
THE UNDERGROUND INFILTRATION AREA SHILL BE PROTECTED FROM SEDIMENT LADEN RUNOFF DURING CONSTRUCTION AND WILL NOT BE PUT ONLINE UNTIL ALL CONTRIBUTING AREAS ARE STABILIZED. IF SEDIMENT LADEN RUNOFF IS ALLOWED TO ENTER THE SYSTEM DURING CONSTRUCTION, IT MAY PLUG THE SUBGRADE AND PREVENT INFILTRATION FROM OCCURRING

AutoCAD SHX Text
TW=95.0 EG=94.7 AS=94.5

AutoCAD SHX Text
+

AutoCAD SHX Text
92.5

AutoCAD SHX Text
+

AutoCAD SHX Text
93.0

AutoCAD SHX Text
+

AutoCAD SHX Text
91.8

AutoCAD SHX Text
SMH 14

AutoCAD SHX Text
WV

AutoCAD SHX Text
WV

AutoCAD SHX Text
92

AutoCAD SHX Text
92

AutoCAD SHX Text
90

AutoCAD SHX Text
108

AutoCAD SHX Text
110

AutoCAD SHX Text
86

AutoCAD SHX Text
S

AutoCAD SHX Text
3 Story Brick Building

AutoCAD SHX Text
Stone Wall

AutoCAD SHX Text
Conc. Ret. Wall

AutoCAD SHX Text
Rebar Set

AutoCAD SHX Text
Rebar Set

AutoCAD SHX Text
Rebar Set

AutoCAD SHX Text
Rebar Set

AutoCAD SHX Text
See Note 13

AutoCAD SHX Text
Line Location

AutoCAD SHX Text
Approximate Water

AutoCAD SHX Text
PROPOSED CLEANOUT

AutoCAD SHX Text
LEGEND:

AutoCAD SHX Text
EXISTING CATCH BASIN

AutoCAD SHX Text
92

AutoCAD SHX Text
+

AutoCAD SHX Text
92.5

AutoCAD SHX Text
PROPOSED MINOR CONTOUR

AutoCAD SHX Text
PROPOSED SPOT ELEVATION

AutoCAD SHX Text
PROPOSED WATER SUPPLY LINE

AutoCAD SHX Text
EXISTING UTILITY POLE

AutoCAD SHX Text
CO

AutoCAD SHX Text
IMPERVIOUS SURFACE

AutoCAD SHX Text
PROPOSED RIP RAP

AutoCAD SHX Text
PROPOSED CULVERT

AutoCAD SHX Text
PROPOSED RETAINING WALL

AutoCAD SHX Text
PROPOSED CATCH BASIN 

AutoCAD SHX Text
WITH INLET PROTECTION

AutoCAD SHX Text
EXISTING WATER EDGE

AutoCAD SHX Text
PROPOSED EASEMENT LINE

AutoCAD SHX Text
90

AutoCAD SHX Text
PROPOSED MAJOR CONTOUR

AutoCAD SHX Text
PROPOSED SEWER SERVICE LINE

AutoCAD SHX Text
S

AutoCAD SHX Text
PROPOSED HYDRANT

AutoCAD SHX Text
PROPOSED SANITARY MANHOLE

AutoCAD SHX Text
PROPOSED CLEANOUT

AutoCAD SHX Text
C

AutoCAD SHX Text
O

AutoCAD SHX Text
PROPOSED WATER VALVE

AutoCAD SHX Text
PROPOSED UNDERDRAIN

AutoCAD SHX Text
PROPOSED ROOF LEADER PIPE

AutoCAD SHX Text
UTILITY CROSSING LOCATION

AutoCAD SHX Text
PROPOSED FENCE

AutoCAD SHX Text
E

AutoCAD SHX Text
W

AutoCAD SHX Text
tv

AutoCAD SHX Text
E

AutoCAD SHX Text
GM

AutoCAD SHX Text
V

AutoCAD SHX Text
X

AutoCAD SHX Text
UNKNOWN VALVE

AutoCAD SHX Text
LAMP

AutoCAD SHX Text
GAS METER

AutoCAD SHX Text
DROP INLET

AutoCAD SHX Text
FENCE

AutoCAD SHX Text
OVERHEAD WIRES

AutoCAD SHX Text
COMMUNICATION BOX

AutoCAD SHX Text
UTILITY POLE WITH LIGHT

AutoCAD SHX Text
ELECTRIC METER

AutoCAD SHX Text
ROUND DROP INLET

AutoCAD SHX Text
WATER VALVE

AutoCAD SHX Text
HYDRANT

AutoCAD SHX Text
ELECTRIC BOX

AutoCAD SHX Text
UTILITY POLE

AutoCAD SHX Text
GUY WIRE ANCHOR

AutoCAD SHX Text
UNKNOWN MANHOLE

AutoCAD SHX Text
RL

AutoCAD SHX Text
EXISITNG ROOF LEADER LOCATION

AutoCAD SHX Text
RL

AutoCAD SHX Text
PROPOSED ROOF LEADER LOCATION

AutoCAD SHX Text
CB 3

AutoCAD SHX Text
S

AutoCAD SHX Text
SEWER MANHOLE

AutoCAD SHX Text
PROPOSED WATER SERVICE LINE

AutoCAD SHX Text
PROPOSED WATER SHUT-OFF VALVE

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
W

AutoCAD SHX Text
100-YEAR FLOOD LINE

AutoCAD SHX Text
EXISTING PROPERTY LINE

AutoCAD SHX Text
100-YEAR FLOODWAY LINE

AutoCAD SHX Text
INSPECTION SCHEDULE & MAINTENANCE OF EROSION AND SEDIMENT CONTROL MEASURES PERMANENT AND TEMPORARY VEGETATION: INSPECT ALL AREAS THAT HAVE RECEIVED VEGETATION EVERY SEVEN DAYS AND AFTER EVERY STORM EVENT WITH RAINFALL THAT EQUALS OR EXCEEDS 0.5 INCH. ALL AREAS DAMAGED BY EROSION OR WHERE SEED HAS NOT ESTABLISHED SHALL BE REPAIRED AND RESTABILIZED IMMEDIATELY. STABILIZED CONSTRUCTION ENTRANCE: INSPECT THE ENTRANCE PAD EVERY SEVEN DAYS AND AFTER EVERY STORM EVENT WITH RAINFALL THAT EQUALS OR EXCEEDS 0.5 INCH. CHECK FOR MUD, SEDIMENT BUILD-UP AND PAD INTEGRITY. MAKE DAILY INSPECTIONS DURING WET WEATHER. REGRADE PAD AS NEEDED FOR RUNOFF CONTROL. WASH AND REPLACE STONE AS NEEDED. THE STONE IN THE ENTRANCE SHOULD BE WASHED OR REPLACED WHENEVER THE ENTRANCE FAILS TO REDUCE MUD BEING CARRIED OFF SITE BY VEHICLES. IMMEDIATELY REMOVE MUD AND SEDIMENT TRACKED OR WASHED ONTO PUBLIC ROADS BY BRUSHING OR SWEEPING. REMOVE TEMPORARY CONSTRUCTION ENTRANCE AS SOON AS THEY ARE NO LONGER NEEDED TO PROVIDE ACCESS TO THE SITE AS DIRECTED BY PROJECT ENGINEER. SILT FENCE: INSPECT FOR DAMAGE EVERY SEVEN DAYS AND AFTER EVERY STORM EVENT WITH RAINFALL THAT EQUALS OR EXCEEDS 0.5 INCH. MAKE ALL REPAIRS IMMEDIATELY. REMOVE SEDIMENT FROM THE UP-SLOPE FACE OF THE FENCE BEFORE IT ACCUMULATES TO A HEIGHT EQUAL TO ONE-QUARTER THE HEIGHT OF THE FENCE. IF FENCE FABRIC TEARS, BEGINS TO DECOMPOSE, OR IN ANY WAY BECOMES INEFFECTIVE, REPLACE THE AFFECTED SECTION OF FENCE IMMEDIATELY. SOIL STOCKPILE: INSPECT SEDIMENT CONTROL BARRIERS (SILT FENCE) AND VEGETATION FOR DAMAGE EVERY SEVEN DAYS AND AFTER EVERY STORM EVENT WITH RAINFALL THAT EQUALS OR EXCEEDS 0.5 INCH. MAKE ALL REPAIRS IMMEDIATELY. REMOVE SEDIMENT FROM THE UP-SLOPE FACE OF THE SEDIMENT CONTROL BARRIER BEFORE IT ACCUMULATES TO A HEIGHT EQUAL TO ONE-QUARTER THE HEIGHT OF THE SEDIMENT CONTROL BARRIER.  IF SEDIMENT CONTROL BARRIER TEARS, BEGINS TO DECOMPOSE, OR IN ANY WAY BECOMES INEFFECTIVE, REPLACE THE AFFECTED SECTION OF SEDIMENT CONTROL BARRIER IMMEDIATELY. REVEGETATE DISTURBED AREA TO STABILIZE SOIL STOCKPILE. REMOVE THE SEDIMENT CONTROL BARRIER WHEN THE SOIL STOCKPILE HAS BEEN REMOVED. DUST CONTROL: SCHEDULE CONSTRUCTION OPERATIONS TO MINIMIZE THE AMOUNT OF DISTURBED AREAS AT ANY ONE TIME DURING THE COURSE OF WORKS.  APPLY TEMPORARY SOIL STABILIZATION PRACTICES SUCH AS MULCHING, SEEDING, AND SPRAYING (WATER). STRUCTURAL MEASURES (MULCH, SEEDING) SHALL BE INSTALLED IN DISTURBED AREAS BEFORE SIGNIFICANT BLOWING PROBLEMS DEVELOP. WATER SHALL BE SPRAYED AS NEEDED. REPEAT AS NEEDED, BUT AVOID EXCESSIVE SPRAYING, WHICH COULD CREATE RUNOFF AND EROSION PROBLEMS. DEWATERING PITS: (IF REQUIRED) - INSPECT DAILY DURING OPERATION FOR CLOGGING OR OVERFLOW. CLEAR INLET AND DISCHARGE PIPES OF OBSTRUCTIONS. IF A FILTER MATERIAL BECOMES CLOGGED WITH SEDIMENT, PIT SHALL BE DISMANTLED AND NEW PITS SHALL BE CONSTRUCTED AS NEEDED. CATCH BASINS: ALL CATCH BASINS SHALL BE INSPECTED AFTER EACH STORM EVENT FOR SEDIMENT ACCUMULATION, AND DEBRIS, AND REMOVE AS NECESARRY.  THE INLET PROTECTION SHALL BE INSPECTED FOR SEDIMENT ACCUMULATION AND REPLACED AS NECESARRY.  WHEN SEDIMENT ACCUMULATION WITHIN THE CATCH BASIN SUMP REACHES 1/2 OF THE SUMP DEPTH, IT SHALL BE REMOVED.
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EROSION AND SEDIMENT CONTROL NOTES 1. ALL EROSION CONTROL MEASURES EMPLOYED DURING THE CONSTRUCTION PROCESS SHALL BE INSPECTED BY THE CONTRACTOR IN ACCORDANCE ALL EROSION CONTROL MEASURES EMPLOYED DURING THE CONSTRUCTION PROCESS SHALL BE INSPECTED BY THE CONTRACTOR IN ACCORDANCE WITH THE MAINTENANCE SCHEDULE PROVIDED ON THIS SHEET.  ALL EROSION CONTROL STRUCTURES SHALL BE REPAIRED AND MAINTAINED AS NECESSARY BY THE CONTRACTOR. 2. ALL STORMWATER MANAGEMENT STRUCTURES (E.G., SWALES, CULVERTS) SHALL BE REGULARLY INSPECTED FOR SEDIMENT ACCUMULATIONS.  ALL STORMWATER MANAGEMENT STRUCTURES (E.G., SWALES, CULVERTS) SHALL BE REGULARLY INSPECTED FOR SEDIMENT ACCUMULATIONS.  SEDIMENT AND TRASH SHALL BE REMOVED, AS NECESSARY.  3. ALL EROSION CONTROL INSTALLATION AND MAINTENANCE MEASURES SHALL MEET THE REQUIREMENTS OF THE NEW YORK STANDARDS AND ALL EROSION CONTROL INSTALLATION AND MAINTENANCE MEASURES SHALL MEET THE REQUIREMENTS OF THE NEW YORK STANDARDS AND SPECIFICATIONS FOR EROSION AND SEDIMENT CONTROL. 4. ANY PILE OF POTENTIALLY EROSIVE MATERIAL TEMPORARILY STOCKPILED ON THE SITE DURING THE CONSTRUCTION PROCESS SHALL BE LOCATED IN ANY PILE OF POTENTIALLY EROSIVE MATERIAL TEMPORARILY STOCKPILED ON THE SITE DURING THE CONSTRUCTION PROCESS SHALL BE LOCATED IN AN AREA AWAY FROM STORM DRAINAGE AND SHALL BE PROPERLY PROTECTED FROM EROSION BY A SURROUNDING SILT FENCE. 5. PERMANENT SEEDED AREAS FOR EROSION CONTROL SHALL BE IN ACCORDANCE WITH DETAIL AND SPECIFICATIONS ON THE DETAIL SHEET. PERMANENT SEEDED AREAS FOR EROSION CONTROL SHALL BE IN ACCORDANCE WITH DETAIL AND SPECIFICATIONS ON THE DETAIL SHEET. 6. AREAS UNDERGOING CLEARING OR GRADING AND WHERE WORK IS DELAYED OR COMPLETED AND WILL NOT BE REDISTURBED FOR A PERIOD OF 21 AREAS UNDERGOING CLEARING OR GRADING AND WHERE WORK IS DELAYED OR COMPLETED AND WILL NOT BE REDISTURBED FOR A PERIOD OF 21 DAYS OR MORE SHALL BE STABILIZED WITH TEMPORARY OR PERMANENT VEGETATIVE COVER WITHIN 14 DAYS.  7. ON-SITE DUST CONTROL SHALL BE ACCOMPLISHED BY STANDARD METHODS OF LIGHTLY WATERING ALL EXPOSED SOIL AND RAPIDLY STABILIZING ON-SITE DUST CONTROL SHALL BE ACCOMPLISHED BY STANDARD METHODS OF LIGHTLY WATERING ALL EXPOSED SOIL AND RAPIDLY STABILIZING THE REGRADED AREAS WITH TOPSOIL, LOAM AND/OR SEEDING. 8. THE PROJECT ENGINEER SHALL BE NOTIFIED NO LESS THAN 48 HOURS PRIOR TO THE START OF ANY SITE WORK, AND BY SUCH NOTIFICATION, THE PROJECT ENGINEER SHALL BE NOTIFIED NO LESS THAN 48 HOURS PRIOR TO THE START OF ANY SITE WORK, AND BY SUCH NOTIFICATION, SHALL BE PROVIDED WITH THE NAME AND TELEPHONE NUMBER OF THE GENERAL CONTRACTOR RESPONSIBLE FOR SUCH WORK. 9. THE CITY MAY INSPECT EROSION AND SEDIMENT CONTROL PRACTICES ON THE SITE DURING CONSTRUCTION AND RECOMMEND THAT THE THE CITY MAY INSPECT EROSION AND SEDIMENT CONTROL PRACTICES ON THE SITE DURING CONSTRUCTION AND RECOMMEND THAT THE CONTRACTOR INSTALL ADDITIONAL EROSION CONTROL MEASURES IF DEEMED NECESSARY TO PROTECT ANY UNDISTURBED AREAS OF THE SITE. ANY SUCH REQUESTS SHALL BE MADE DIRECTLY TO THE CONTRACTOR AND QUALIFIED PROFESSIONAL AND FOLLOWED UP WITH A WRITTEN NOTIFICATION TO THE DEVELOPER. IN ADDITION, THE CITY SHALL BE CONSULTED ON ANY SPECIAL ADDITIONS OR DELETIONS OF EROSION CONTROL MEASURES WARRANTED BY CHANGING FIELD CONDITIONS. THE NOTICE OF INTENT (NOI) MAY NEED TO BE UPDATED AS A RESULT OF THE CHANGES. 10. THE CONTRACTOR/OWNER SHALL MAINTAIN A RECORD OF ALL EROSION AND SEDIMENT CONTROL INSPECTION REPORTS AT THE SITE IN A LOG THE CONTRACTOR/OWNER SHALL MAINTAIN A RECORD OF ALL EROSION AND SEDIMENT CONTROL INSPECTION REPORTS AT THE SITE IN A LOG BOOK. THE SITE LOG BOOK SHALL BE MAINTAINED ON SITE AND BE MADE AVAILABLE TO THE PERMITTING AUTHORITY. THE OWNER/CONTRACTOR SHALL, ON A MONTHLY BASIS, POST AT THE SITE A SUMMARY OF THE SITE INSPECTION ACTIVITIES IN A PUBLICLY ACCESSIBLE LOCATION. 11. THE OWNER SHALL FILE A NOI WITH THE NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION (NYSDEC) PRIOR TO COMMENCING THE OWNER SHALL FILE A NOI WITH THE NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION (NYSDEC) PRIOR TO COMMENCING CONSTRUCTION ACTIVITIES AND A NOTICE OF TERMINATION (NOT) WITH THE NYSDEC FOLLOWING CONSTRUCTION ACTIVITIES. 12. IF GROUNDWATER IS ENCOUNTERED DURING CONSTRUCTION ACTIVITIES, THE CONTRACTOR SHALL CONSTRUCT A DEWATERING PIT IN ACCORDANCE IF GROUNDWATER IS ENCOUNTERED DURING CONSTRUCTION ACTIVITIES, THE CONTRACTOR SHALL CONSTRUCT A DEWATERING PIT IN ACCORDANCE WITH NEW YORK STANDARDS AND SPECIFICATIONS FOR EROSION AND SEDIMENT CONTROL (AKA SUMP PIT) TO FILTER WATER FOR PUMPING TO A SUITABLE LOCATION. 13. WHEN ALL DISTURBED AREAS ARE STABLE, ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED PER THE APPROVAL WHEN ALL DISTURBED AREAS ARE STABLE, ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED PER THE APPROVAL OF THE CITY AND QUALIFIED PROFESSIONAL. 14. UPON COMPLETION OF CONSTRUCTION, THE PARCEL OWNER(S) AND SUBSEQUENTLY THE HOMEOWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR UPON COMPLETION OF CONSTRUCTION, THE PARCEL OWNER(S) AND SUBSEQUENTLY THE HOMEOWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR THE INSPECTION AND MAINTENANCE OF THE STORMWATER MANAGEMENT SYSTEM.  THE STORMWATER MANAGEMENT SYSTEM SHALL BE INSPECTED QUARTERLY AND AFTER EACH SIGNIFICANT RAINFALL EVENT.  THE OWNER(S) SHALL MAINTAIN A RECORD OF INSPECTION AND MAINTENANCE REPORTS AT THE SITE. REFER TO THE SWPPP FOR INSPECTION REQUIREMENTS AND FUTURE MAINTENANCE.
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SOIL RESTORATION NOTES: 1. THE CONSTRACTOR SHALL EMPLOY SOIL RESTORATION TO ALL DISTURBED AREAS THAT WILL REMAIN LANDSCAPED. THE CONSTRACTOR SHALL EMPLOY SOIL RESTORATION TO ALL DISTURBED AREAS THAT WILL REMAIN LANDSCAPED. 2. FOR HEAVY TRAFFIC AREAS, FULL SOIL REASTORATION WILL BE REQUIRED.  FULL SOIL RESTORATION CONSISTS OF USE OF A FOR HEAVY TRAFFIC AREAS, FULL SOIL REASTORATION WILL BE REQUIRED.  FULL SOIL RESTORATION CONSISTS OF USE OF A BULLDOZER WITH A DEEP RIPPER ATTACHED TO IT. THE RIPPING SHALL BE DONE TO A DEPTH OF 12"-24".  COMPOST IS PLACED OVER THE RIPPED SOIL, THEN WORKED INTO THE SOIL WITH A DEEP SUB-SOILER. 3. FOR LIGHT TRAFFIC AREAS, SOIL RESTORATION MAY BE ACCOMPLISHED BY MEANS OF TILLING THE SOIL WITH A DISK TYPE TILLER FOR LIGHT TRAFFIC AREAS, SOIL RESTORATION MAY BE ACCOMPLISHED BY MEANS OF TILLING THE SOIL WITH A DISK TYPE TILLER PULLED BY A TRACTOR OR PLACEMENT OF TOPSOIL OVER THE EXISTING SOIL A.O.B.E..
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CONSTRUCTION SEQUENCING NOTES: DISTURBED AREA= 2.17 AC.  1. SCHEDULE A PRE-CONSTRUCTION MEETING WHICH SHALL INCLUDE THE CITY ENGINEER, OWNER OR OWNER'S REPRESENTATIVE, SCHEDULE A PRE-CONSTRUCTION MEETING WHICH SHALL INCLUDE THE CITY ENGINEER, OWNER OR OWNER'S REPRESENTATIVE, PROJECT ENGINEER, CONTRACTOR AND SUBCONTRACTORS (IF NECESSARY) WHO ARE TO PERFORM THE CONSTRUCTION. 2. ESTABLISH THE LIMIT OF DISTURBANCE FOR PROPOSED CLEARING AND GRADING ASSOCIATED WITH THE PROPOSED PARKING AREAS ESTABLISH THE LIMIT OF DISTURBANCE FOR PROPOSED CLEARING AND GRADING ASSOCIATED WITH THE PROPOSED PARKING AREAS AND STORMWATER MANAGEMENT AREA. 3. INSTALL STABILIZED CONSTRUCTION ENTRANCE AS DEPICTED ON THE PLAN. INSTALL STABILIZED CONSTRUCTION ENTRANCE AS DEPICTED ON THE PLAN. 4. CLEAR LOCATIONS FOR INSTALLATION OF PROPOSED EROSION AND SEDIMENT CONTROL MEASURES. CLEAR LOCATIONS FOR INSTALLATION OF PROPOSED EROSION AND SEDIMENT CONTROL MEASURES. 5. INSTALL SILT FENCE AS SHOWN ON THIS PLAN AND IN OTHER AREAS THAT BECOME APPARENT FOLLOWING CLEARING ACTIVITIES. INSTALL SILT FENCE AS SHOWN ON THIS PLAN AND IN OTHER AREAS THAT BECOME APPARENT FOLLOWING CLEARING ACTIVITIES. 6. PRIOR TO FURTHER CONSTRUCTION ACTIVITIES, CONTRACTOR SHALL CONTACT THE PROJECT ENGINEER TO CONDUCT A PRIOR TO FURTHER CONSTRUCTION ACTIVITIES, CONTRACTOR SHALL CONTACT THE PROJECT ENGINEER TO CONDUCT A PRE-CONSTRUCTION SITE ASSESSMENT TO VERIFY THAT THE APPROPRIATE EROSION AND SEDIMENT CONTROLS SHOWN ON THIS PLAN HAVE BEEN ADEQUATELY INSTALLED ENSURING OVERALL PREPAREDNESS OF THIS SITE FOR THE COMMENCEMENT OF CONSTRUCTION. 7. COMMENCE MASS GRADING ACTIVITIES ON PROJECT AREA. COMMENCE MASS GRADING ACTIVITIES ON PROJECT AREA. 8. INSTALL UNDERGROUND DETENTION SYSTEM. INSTALL SILT FENCE SURROUNDING UNDERGROUND DETENTION FOOTPRINT. USE ORANGE INSTALL UNDERGROUND DETENTION SYSTEM. INSTALL SILT FENCE SURROUNDING UNDERGROUND DETENTION FOOTPRINT. USE ORANGE CONSTRUCTION FENCE IN ADDITION TO THE SILT FENCE IF NECESSARY. 9. CONSTRUCT STORM SEWER SYSTEM. CONSTRUCT STORM SEWER SYSTEM. 10. CONSTRUCT CURBING AND PARKING AREAS TO BINDER COURSE. CONSTRUCT CURBING AND PARKING AREAS TO BINDER COURSE. 11. TILL SOIL IN ALL LANDSCAPED AREAS THAT HAVE PREVIOUSLY BEEN DISTURBED. TILL SOIL IN ALL LANDSCAPED AREAS THAT HAVE PREVIOUSLY BEEN DISTURBED. 12. INSTALL ALL PROPOSED LANDSCAPING. INSTALL ALL PROPOSED LANDSCAPING. 13. PAVE TOP COURSE ON PARKING AREAS. PAVE TOP COURSE ON PARKING AREAS. 14. INSTALL INFILTRATION BASIN. INSTALL INFILTRATION BASIN. 15. REMOVE EROSION AND SEDIMENT CONTROLS WHEN CONTRIBUTING DRAINAGE AREAS HAVE BECOME STABILIZED. REMOVE EROSION AND SEDIMENT CONTROLS WHEN CONTRIBUTING DRAINAGE AREAS HAVE BECOME STABILIZED. GENERAL NOTE: EROSION CONTROL MEASURES SHALL BE INSPECTED AND REPAIRED AS NEEDED DURING CONSTRUCTION ACTIVITIES AND BASED ON THE MAINTENANCE SCHEDULE. ADDITIONAL EROSION CONTROL MEASURES BASED ON SITE CONDITIONS SHALL BE PROVIDED AS NECESSARY IN ORDER TO PROTECT ADJACENT PARCELS AND WATERS.
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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:  July 5, 2019 
Re: 23-28 Creek Drive, Concept Plan and Site Plan Application 
 
I have reviewed sheets 1, 2, 3, 5, and 6 of a 12-sheet Site Plan Application set with the latest 
revision date of June 25, 2019.  
 
Proposal 
 
The applicant is proposing to construct a mixed-use development on the former DPW site with a 
total of eight apartments and 20,000 square feet of commercial space. The project is in the Fishkill 
Creek Development (FCD) district and includes a lot line realignment with the adjacent parcel. A 
Greenway Trail segment and public park are also proposed as part of the project. 
 
Comments and Recommendations on the Concept Plan and Environmental Review  

 
1. The applicant should provide an update regarding coordination with the Greenway Trail 

Committee on the trail design. 
 

2. The proposed Concept Plan was initially reviewed by the City Council and forwarded to the 
Planning Board for a SEQR determination. Specific architectural, landscaping, lighting, and 
engineering details will be covered by the Planning Board during the subsequent Site Plan 
review process. The Board appears to have sufficient information to vote on a SEQR 
determination, provide advisory recommendations to the City Council on the Concept Plan, and 
consider recommendations to the ZBA on the following requested variances: 

 

▪ Total of 93 parking spaces, instead of the required 113 spaces; 
▪ Four-story building, where three stories are permitted; 
▪ Building height of 53.5 feet, above the 40-foot maximum; and 
▪ Apartment size of 2,750 sq. ft. for two units, larger than the 2,000 sq. ft. limit. 

 
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 
Aryeh Siegel, Project Architect 
Michael Bodendorf, P.E, Project Engineer 
Tina Andress, V.P. Weber Projects 
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ATTACHMENT TO 

NEGATIVE DECLARATION 

REASONS SUPPORTING DETERMINATION 

 

APPLICATION FOR CONCEPT PLAN, SITE PLAN, SUBDIVISION AND 

VARIANCE APPROVALS FOR 23-28 CREEK DRIVE  

 

Parcel No. 6054-37-037625 

 

CONCLUSIONS 

 

Based upon a review of Parts 1 and 2 of the Full Environmental Assessment Form (EAF) and 

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

(Unlisted), along with reports from City staff and consultants, information from involved and 

interested agencies, and information from the public, the City of Beacon Planning Board, 

undergoing an uncoordinated review, provides the following rationale for its SEQRA 

Determination. 

 

Project Description: 

 

The Proposed Action is to allow construction of a mixed-use development on the former City 

Department of Public Works (DPW) site with a total of eight (8) apartments and 20,000 square 

feet of commercial space (the “Proposed Action” or “Project”) on property consisting of 

approximately 2.81 acres adjacent to Fishkill Creek and located at 23-28 Creek Drive in the 

Fishkill Creek Development (FCD) Zoning District (the “Property”). The Proposed Action 

includes a request for approval of a Concept Plan, Site Plan and Subdivision (lot line 

adjustment), and the following variances:  (1) parking variance to allow 93 spaces where 113 

are required; (2) building height variance to allow a 4-story building where a maximum of 3-

stories are permitted; (3) building height variance to allow a 53.5’ building where a maximum 

of 40’ is permitted; and (4) a variance to permit two (2) of the eight (8) apartments to exceed 

the maximum size of 2,000 square feet.  A Greenway Trail segment and public park are also 

proposed as part of the Project.   

 

The Proposed Action is an Unlisted action.  The Planning Board opened a public hearing to 

consider comments on the Proposed Action on April 9, 2019.  The public hearing was 

closed on June 11, 2019.  

 

Summary of Rationale for Negative Declaration 

 

The Proposed Action will not result in any significant adverse impacts on the environment.  

In summary: 

 

• Impact on Land:  The Proposed Action will not have a significant adverse 

environmental impact as a result of any physical change to the project site. 
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The Property is currently improved with several buildings previously used by the 

City DPW. The Project would include demolition of these buildings and to construct 

the proposed mixed-use development with grading and site work associated with 

such construction. Based on the information set forth herein, the Proposed Action 

will not have a significant adverse environmental impact as a result of physical 

changes to the Property.   

 

• Impact on Geological Features:  The Proposed Action will not have a significant 

adverse environmental impact on any unique or unusual land forms on the site. 

 

There are no unique geological features on the Property. 

 

• Impacts on Surface Water and Groundwater:  The Proposed Action will not have 

a significant adverse environmental impact on surface or groundwater quality or 

quantity. 

 

Since site disturbance will exceed 1-acre, a Stormwater Pollution Prevention Plan is 

required to obtain coverage under the NYSDEC SPDES General Permit GP-0-15-

002.  The Project will result in a slight decrease in impervious area as compared to 

existing conditions, so pursuant to NYSDEC Stormwater Manual requirements the 

Project requires water quality control for 25% of the impervious surface coverage, as 

well as erosion and sediment control measures.   

 

A Preliminary Stormwater Pollution Prevention Plan, prepared by Hudson Land 

Design, has been reviewed by the Planning Board and the City Engineer.  The City 

Engineer has confirmed that the general design of the SWPPP appears acceptable.  

Prior to finalizing the SWPPP, infiltration tests will need to be conducted at the 

locations of the two (2) proposed infiltration systems.  Sizing information for the 

hydrodynamic separators will also be provided prior to finalizing the SWPPP.  

 

See response re Human Health, below, concerning groundwater quality.  

 

The Project does not include or require wastewater discharged to groundwater.  The 

Project will be connected to the existing public water distribution and sanitary sewer 

systems. Water usage and liquid waste generation is anticipated to be 2,940 gallons 

per day.  Adequate water supply and sewer capacity exist for these flows.  A new 

sewer service connection will be provided at he proposed building and all existing 

service connections on-site will be disconnected to the City’s mains and capped in 

place or removed.  This will eliminate any inflow and infiltration issues that may be 

occurring as a result of the existing service connections.   

 

The Proposed Action will not result in any significant adverse impact to surface or 

groundwater quality or quantity.   
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• Impact on Flooding:  The Proposed Action will not have a significant adverse 

environmental impact on or alter drainage flows or patterns, or surface water 

runoff. 

 

Portions of the site are within the 100 year flood plain.  The Project design avoids 

disturbances within the flood plain to the greatest extent practicable, but some areas 

in the flood plain are proposed to be disturbed.  A portion of the proposed building is 

located within the 100 year flood plan which results in 312.16 cubic yards of fill 

within the flood plain.  In accordance with Chapter 123 (Flood Damage Prevention) 

of the City Code, the fill in the floodplain is mitigated near the south end of the Site 

where 336.72 cubic yards of existing material is proposed to removed for a net 

removal of 24.56 cubic yards.  This provides additional available floodplain storage 

post-development. 

 

A Flood Mitigation Calculation Plan, prepared by Hudson Land Design Professional 

Engineering, P.C., dated March 26, 2019, last revised May 28, 2019, was submitted 

to the Planning Board and reviewed by the City Engineer for conformance with the 

requirements of Chapter 123 (Flood Damage Prevention) of the City Code   The City 

Engineer confirmed that the Flood Mitigation Calculation Plan is in conformance 

with such requirements.  No disturbances are proposed within the 100 year flood 

way.  Based on a review of the Flood Mitigation Plan, the Project is not expected to 

impact of change the flood plain elevation of the Fishkill Creek.  

 

Portions of the Greenway Trail are located below the floodplain elevation so those 

portions of the trail could be partially inundated during flood conditions.   

  

Fishkill Creek is classified as “C” by NYSDEC and will not require a stream bank 

disturbance permit.  However, two proposed stormwater outfalls will require certain 

permits. A joint application was submitted to the U.S Army Corps of Engineers 

(ACOE) and NYSDEC for the Nationwide Permit for Outfall Structures in 

connection with the two stormwater outfalls proposed to be constructed within the 

bank of Fishkill Creek. NYSDEC has issued a blanket Water Quality Certification 

dated May 22, 2019 after determining the Project is eligible for coverage under such 

blanket WQC.  Any modification to the stormwater outfalls as shown on the plans 

received by NYSDEC on May 6, 2019 will require an updated determination from 

NYSDEC.  Thus, an individual WQC permit is not required from NYSDEC.  

According to the Applicant, ACOE has acknowledged that the proposed disturbances 

to the streambank for floodplain mitigation are not within their jurisdiction and that 

the proposed work must be performed in accordance with FEMA and City of Beacon 

Regulations.  

 

Therefore, the Project will not have a significant adverse impact on or alter drainage 

flows or patterns, or surface water runoff.   
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• Impact on Air:  The Proposed Action will not have a significant adverse 

environmental impact on air quality. 

 

Construction activities associated with grading and excavation could result in temporary 

air quality impacts. Air quality in the area, however, is not expected to be significantly 

impacted by project construction because the construction activities will be temporary 

and confined to the Property.  Construction vehicles will emit certain air pollutants 

through engine exhaust.  There is also the potential for fugitive dust to be created during 

the construction period from site preparation activities, including removal of existing 

impervious surfaces and vegetation, and site grading.  These unavoidable short term 

impacts to air quality will cease upon project completion. Construction will be 

conducted in accordance with all applicable federal, state and local codes.   

 

• Impact on Plants and Animals:  The Proposed Action will not have a significant 

adverse environmental impact on flora or fauna. 

 

Approximately twenty-eight (28) trees over 6” caliper are proposed to be removed 

within the limits of disturbance.  All other major trees are proposed to remain.  A 

Landscape Plan has been prepared which will be finalized during the Site Plan review 

stage.  The Landscape Plan proposes the planting of approximately twenty-eight (28) 

new trees.   

 

• Impact on Agricultural Resources:  The Proposed Action will not have a 

significant adverse environmental impact on agricultural resources.  

 

There are no agricultural resources in the vicinity of the Property. 

 

• Impact on Aesthetic Resources:  The Proposed Action will not have a significant 

adverse environmental impact on aesthetic resources. 

 

The Proposed Action will not result in the obstruction, elimination or significant 

screening of one or more officially designated scenic views. The Proposed Action 

will be visible from Fishkill Creek but the aesthetics of the site will be far improved 

from the existing condition of a DPW facility.  Further, public viewing of Fishkill 

Creek from the Site will be enhanced by providing a Greenway Trail segment and a 

public park at the south end of the site.      

 

• Impact on Historic and Archeological Resources:  The Proposed Action will not 

have a significant adverse environmental impact on historic or archeological 

resources. 

 

The Project is located in close proximity to the State and National Register eligible 

Upper Main Street Historic District.  However, the Project is set back a distance from 

the Main Street/Churchill Street corridor.  Moreover, the proposed architecture and 
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layout of the Project is not in direct conflict with the Upper Main Street Historic 

District.   

 

By letter dated May 23, 2019, NYS Historic Preservation Office (SHPO) cited the 

Upper Main Street Historic District and found that the Project will have “No Adverse 

Effect” to historic and cultural resources.  By email dated May 17, 2019, SHPO also 

confirmed that based on information concerning the historic disturbance and 

development on the Property, the potential for the presence of archeological 

resources is low.   

 

Therefore, the Project will not have a significant adverse impact on historic or 

archeological resources. 

 

• Impact on Open Space and Recreation:  The Proposed Action will not have a 

significant adverse environmental impact on open space and recreation.  

 

The area of the Proposed Action is not designated as open space by the City of 

Beacon.  The Proposed Action will not result in the loss of a current or future 

recreational resource, eliminate significant open space, or result in loss of an area 

now used informally by the community as an open space resource.   

 

 

• Impact on Critical Environmental Areas:  The Proposed Action will not have a 

significant adverse environmental impact on Critical Environmental Areas.  

 

The Proposed Action is not located in a Critical Environmental Area.  

 

• Impact on Transportation:  The Proposed Action will not have a significant 

adverse environmental impact on transportation.   

 

The Applicant submitted a traffic report prepared by Maser Consulting P.A., dated 

March 25, 2019 to review the traffic impacts associated with the Project. Based on data 

provided by the Institute of Transportation Engineers (ITE) as contained in their 

publication Trip Generation, 10th Edition dated 2017, the Project is estimated to 

generate approximately 45 total trips during the AM Peak Hour and approximately 51 

total trips during the PM Peak Hour.  Capacity analyses were conducting utilizing 

Existing, No-Build and Build Traffic Volumes to determine the existing and future 

operating conditions in the vicinity of the Property.  The results indicate that the site 

generated traffic can be accommodated on the area roadways without significant 

impacts to operating conditions at the study area intersections.  The study area 

intersections included: (1) Tioronda Avenue & Main Street; (2) Churchill Street & 

Main Street; (3) Creek Road & Churchill Street; and (4) Churchill Street & Beacon City 

Municipal Lot/Site Access.  The traffic report by Maser Consultant was reviewed by the 

City’s Traffic Engineer, Creighton Manning Engineering, LLP.  Creighton Manning 
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generally concurred with the results after confirming that the 2017 traffic data was 

appropriately adjusted to account for growth and new projects since 2017.   

 

Based on the professional traffic impact review, the Project will not create a significant 

adverse traffic impact.  

 

• Impact on Energy:  The Proposed Action will not have a significant adverse 

environmental impact on energy. 

 

The existing energy infrastructure will adequately serve the additional demand.  The 

Proposed Action does not require a new substation, or an upgrade to any existing 

substation. 

 

• Impact on Noise, Odor and Light:  The Proposed Action will not have a significant 

adverse environmental impact as a result of objectionable odors, noise or light. 

 

The Proposed Action is not anticipated to generate any noxious odors. Outdoor 

lighting will be consistent with typical residential lighting and will include building 

mounted lights and pole mounted lights. All lighting shall be shielded and pointed 

downward. Noise impacts associated with the proposed Project will be limited to 

temporary impacts generated during construction.  Temporary noise impacts 

associated with construction will be mitigated by limiting construction activities to 

the hours between 7:00 a.m. and 5:00 p.m Monday-Friday, and 8 a.m. – 5 p.m on 

Saturday.  It is not anticipated that blasting will be necessary during the proposed 

construction.  If blasting does become necessary, it will be performed in accordance 

with all applicable state and local requirements.  In addition, there will be no 

significant noise impacts post-construction.   

 

• Impact on Human Health:  The Proposed Action will not have a significant 

adverse environmental impact on human health from exposure to new or existing 

sources of contaminants. 

 

Based upon soil testing conducted at the site, and the findings of those tests, a spill 

number was opened with NYSDEC by the Applicant’s environmental engineer.  

Remediation of the site will be conducted where petroleum contamination was found, 

and the potential for groundwater contamination shall be assessed during remediation.  

The Applicant will prepare a remediation work plan for submittal to NYSDEC in 

accordance with NYSDEC requirements.  A copy of the remediation work plan will 

also be submitted to the City of Beacon for informational purposes.  No building permit 

should be issued for the Project until site remediation has been completed as determined 

by NYSDEC.  Any additional contamination discovered during construction which 

requires remediation shall be remediated in accordance with all State and local laws, 

rules and regulations.  
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• Consistency with Community Plans and Community Character:  The Proposed 

Action is not inconsistent with adopted community plans and community 

character.   

 

The Proposed Action is generally consistent with the Comprehensive Plan and City 

Zoning Code.     

 

Based upon this information and the information in the Full Environmental Assessment 

Form, the Zoning Board of Appeals finds that the Proposed Action will not have any 

significant adverse impacts upon the environment.  . 

 

Adopted:  July 9, 2019 

Beacon, New York 
 

Motion by ________________, seconded by __________________: 

 

Gary Barrack  Voting:  Jill Reynolds   Voting:  

David Burke  Voting:  Randall Williams  Voting:  

Patrick Lambert Voting:  John Gunn, Chairman Voting:  

Rick Muscat  Voting:   

 

Approved ____ 

Denied      ____ 
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84 Mason Circle  ajs@ajsarch.com Tel  845 838 2490  
Beacon,  New York 12508 www.ajsarch.com Fax  845 838 2657  

John Gunn - Planning Board Chairman 
City of Beacon 
One Municipal Plaza 
Beacon, NY 12508 
 
Re: 53 Eliza Street, Beacon, New York 

Site Plan Application – Responses to Comments 
 
 
 
June 25, 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 June 6, 2019 and Lanc & Tully’s letter dated June 5, 2019. 
 
John Clarke Planning and Design Comment Responses: 
 
1. The average front setback from the sidewalk of the properties within 250 feet on the same side of 

the street as the subject property is approximately 12.3 feet. The proposed setback from the 
sidewalk is 12.2 feet. The building and porch setbacks are similar to the adjacent house to the 
north. 
 

2. The Applicant agreed to a number of changes at a meeting with the ARB Sub-committee, which 
are reflected on the revised elevations included in this submission. 
 

3. The Zoning Regulations Table has been revised to reflect adjusted setbacks. 
 

4. The second proposed tree along the Eliza Street frontage has been added to the Plant Schedule. 
 
 

Lanc & Tully Comment Responses: 
 
General Comments 
1. The note regarding the 6’ high fence has been clarified to indicate that the fence will be 

installed directly on the property line. 
 

2. Please refer to Hudson Land Design response letter. 
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3. Please refer to Hudson Land Design response letter. 
 

4. Please refer to Hudson Land Design response letter. 
 

 
 
Please refer to Hudson Land Design’s letter for responses to additional engineering comments. 
 
 
 
 
Thank you. Please let me know if you have any questions. 
 
Sincerely, 
 

 
Aryeh Siegel 
Aryeh Siegel, Architect 
 
 
 
 
 
 
 

 



 
Civil & Environmental Engineering Consultants 

174 Main Street, Beacon, New York 12508 
13 Chambers Street, Newburgh, NY 12550 
Phone: 845-440-6926   Fax: 845-440-6637 

www.HudsonLandDesign.com 
             
 
June 25, 2019 
 
Hon. John Gunn, Chairman  
City of Beacon Planning Board  
1 Municipal Plaza 
Beacon, NY 12508 
 
Re: 53 Eliza Street 
 Tax parcel: 6054-29-031870 ±0.696 acres 
            City of Beacon, NY 

 
Dear Chairman Gunn and Members of the Planning Board: 

 
On behalf of the Applicant for the above referenced project, Hudson Land Design (HLD) 

has revised the site plan and supporting materials in response to John Clark Planning and 
Design’s comment memorandum dated June 6, 2019, and Lanc & Tully’s comment 
memorandum dated June 5, 2019. Below is a point-by-point response to each of the 
comment memos. 

John Clarke Planning and Design June 6, 2019 Comment Memorandum: 
1. Aryeh Siegel has responded to this comment. 
2. Aryeh Siegel has responded to this comment. 
3. Aryeh Siegel has responded to this comment. 
4. Aryeh Siegel has responded to this comment. 
 
Lanc & Tully June 5, 2019 Comment Letter: 
1. Aryeh Siegel has responded to this comment. 
2. Comment noted. We believe that a 2” feed for individual units is sufficient for 

meeting domestic and fire demand; however, we defer to the MEP engineer for final 
sizing requirements. Therefore, since this information will not likely be known until 



Mr. John Gunn, PB Chairman 
June 25, 2019 
Page 2 of 2 

www.HudsonLandDesign.com 

building construction plans are prepared, we are respectfully requesting that this 
information to be provided during building permit. 

3. Condominium Association Notes have been added to Sheet 6. Please refer to 
Condominium Association Note 2. 

4. Condominium Association Notes have been added to Sheet 6. Please refer to 
Condominium Association Note 3. 

Please find the flowing attached items for submittal: 

• 5 copies of the revised plan set consisting of Sheets 1 through 13. Please note that 
Aryeh Siegel has prepared Sheets 1 through 5, and HLD has prepared Sheets 6 
through 13. 

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

 

 
Michael A. Bodendorf, P.E. 
Principal 
 
 

cc: Pie Development  
Taylor Palmer, Esq. 
Aryeh Siegel, AIA 
Daniel G. Koehler, P.E. (HLD file) 
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WATER NOTES: 1. THE PROPOSED APARTMENT BUILDINGS ARE TO BE SERVED BY THE CITY OF BEACON MUNICIPAL WATER SYSTEM. INSTALLATION OF ALL COMPONENTS SHALL BE PERFORMED IN ACCORDANCE WITH THE REQUIREMENTS OF THE CITY CODE, CHAPTER 219.  2. REFER TO THE DUTCHESS COUNTY DEPARTMENT OF HEALTH STANDARD NOTES FOR ADDITIONAL PERTINENT INFORMATION. 3. THE WATER MAIN SHALL BE INSTALLED, PRESSURE TESTED AND LEAKAGE TESTED IN ACCORDANCE WITH THE LATEST EDITION OF AWWA C600 (SEE NOTES BELOW). 4. THE DUTCHESS COUNTY DEPARTMENT OF HEALTH, CITY OF BEACON WATER OPERATOR, AND THE CERTIFYING PROFESSIONAL ENGINEER SHALL BE NOTIFIED PRIOR TO COMMENCEMENT OF THE WATER MAIN INSTALLATION. 5. THE WATER MAIN SHALL BE DISINFECTED IN ACCORDANCE WITH THE LATEST EDITION OF AWWA C651 (SEE NOTES BELOW). 6. WATER MAIN MATERIAL SHALL BE CLASS 52 CEMENT LINED DUCTILE IRON PIPE WITH MECHANICAL JOINTS AND SHALL MEET THE REQUIREMENTS OF AWWA C150 AND ANSI A21.51. 7. MEGALUG RESTRAINING SYSTEMS SHALL BE USED AT ALL FITTINGS, VALVES AND HYDRANTS (SEE SCHEDULE ON SHEET 14). S SHALL BE USED AT ALL FITTINGS, VALVES AND HYDRANTS (SEE SCHEDULE ON SHEET 14). 8. GATE VALVES SHALL BE MUELLER RESILIENT WEDGE, NON-RISING STEM, MECHANICAL JOINT.  9. HYDRANTS SHALL BE A-423 MUELLER CENTURION, WITH A MUELLER GATE VALVE BEFORE THE HYDRANT. 10. SERVICE LINES SHALL BE 2" COPPER K, UNLESS OTHERWISE NOTED ON THE PLAN. 11. THE CONTRACTOR SHALL VERIFY THE EXISTING WATER MAIN MATERIAL AND BE PREPARED TO PROVIDE A SPECIAL COUPLING FOR CONNECTION OF THE PROPOSED DUCTILE IRON WATER MAIN. 12. A PRESSURE REDUCING VALVE SHALL BE INSTALLED FOR EACH NEW CONDO, WATTS MODEL 25AUB-Z3 OR EQUAL AS APPROVED BY THE CITY OF BEACON WATER DEPARTMENT, IF NECESSARY. 13. THE CONDO ASSOCIATION SHALL OWN, OPERATE, AND MAINTAIN THE WATER MAIN THROUGHOUT THE SITE, INCLUDING ALL APPURTENANCES. 14. THE OWNER SHALL ANNUALLY EXERCISE ALL WATER VALVES. WATER MAIN PRESSURE & LEAKAGE TESTING GENERAL: ALL PIPING SHALL BE TESTED IN ACCORDANCE WITH THE REQUIREMENTS OF THE LATEST EDITION OF AWWA C600, EXCEPT AS ADDED OR AMENDED BELOW: 1. THE CONTRACTOR SHALL FURNISH ALL LABOR, MATERIALS AND EQUIPMENT NECESSARY FOR ANY AND ALL REQUIRED PIPE TAPS FOR TESTING, AND AS NECESSARY FOR TESTING AS SPECIFIED.  EQUIPMENT WILL BE SUCH THAT THE ENGINEER MAY INSTALL HIS OWN PRESSURE GAUGE. 2. A PRESSURE TEST AND LEAKAGE TEST ARE REQUIRED FOR ALL PIPE. 3. TESTING TO BE PERFORMED ONLY AFTER PARTIAL OR COMPLETE BACKFILL AND RESTRAINT BLOCKING (USING HIGH EARLY CEMENT) HAS HAD 36 HOURS TO CURE OR BLOCKING USING STANDARD CEMENT HAS HAD 7 DAYS TO CURE. 4. THE MAIN SHALL BE PARTIALLY BACKFILLED OR BRACED AGAINST MOVEMENT DURING THE TEST.  ALL AIR MUST BE BLED OUT OF THE SECTION TO BE TESTED.  IF NECESSARY, CONTRACTOR SHALL INSTALL CORPORATION STOPS AT THE HIGH POINTS, FOR BLOW-OFFS.  AFTER ALL AIR HAS BEEN EXPELLED, THE CORPORATION COCKS SHALL BE CLOSED AND THE PRESSURE TEST APPLIED.  AFTER EXAMINATION OF EXPOSED PARTS OF THE SYSTEM, THE TEST PRESSURE SHALL BE INCREASED TO 1 1/2 TIMES THE NORMAL PRESSURE, BASED UPON THE ELEVATION OF THE LOWEST POINT IN THE LINE OR SECTION UNDER THE TEST, BUT SUCH PRESSURE SHALL NOT BE LESS THAN 150 PSI NOR MORE THAN 200 PSI, AND EXPOSED PARTS AGAIN EXAMINED.  THE MINIMUM DURATION OF THE LEAKAGE TEST SHALL BE TWO (2) HOURS. 5. ALLOWABLE SYSTEM LEAKAGE AS SPECIFIED IN THE REFERENCED STANDARDS.  IF LEAKAGE IN SYSTEM IS GREATER THAN ALLOWABLE, CONTRACTOR WILL LOCATE AND REPAIR SYSTEM AT HIS EXPENSE AND RETEST, CONTINUE TO TEST AND REPAIR THE SYSTEM UNTIL LEAKAGE IS WITHIN ACCEPTABLE LIMITS. 6. NO DUCTILE IRON PIPE INSTALLATION WILL BE ACCEPTED IF THE LEAKAGE IS GREATER THAN THAT DETERMINED BY THE FOLLOWING FORMULA: L = SD P     148,000 WHERE L = LEAKAGE IN GALLONS PER HOUR S = LENGTH OF PIPE TESTED, IN FEET D = NOMINAL DIAMETER OF PIPE IN INCHES P = AVERAGE TEST PRESSURE DURING LEAKAGE TEST, IN PSI (GAUGE)
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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: July 5, 2019 
Re: 53 Eliza Street Site Plan 
 
I have reviewed the June 25, 2019 response letters from Aryeh Siegel and Hudson Land Design and a 
13-sheet Site Plan set, with Sheet 3 dated August 28, 2018 and all other sheets dated June 25, 2019.   
 
Proposal 
 
The applicant is proposing to replace a non-conforming commercial use on a 0.696-acre parcel in the 
R1-5 zoning district with three multifamily buildings. On February 20, 2019 the Zoning Board of 
Appeals granted use and area variances for nine multifamily units on this parcel. 
 
Comments and Recommendations 
 
1. Under Section 223-13 K, the front setback shall conform as near as practicable to existing 

structures on the same side of the street within 250 feet of the subject parcel. Since the 
applicant has provided an average measurement for these buildings, the Board should determine 
if the requested front setbacks are appropriate. I suggest that the building and porch setbacks 
match the adjacent house to the north. 

  
2. At the Architectural Review Subcommittee meeting the applicant agreed to several changes, but 

two of the modifications have not been incorporated into the submitted plans: 
▪ Walkway connections from the front sidewalk to the porches were to be added. Although 

front steps are included on the Sheet 5 elevations, the Site Plan, renderings, and other sheets 
do not show the walkway connections.   

▪ The front building colors were to be more muted choices, but the Sheet 3 renderings have 
not been revised. 

 
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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ATTACHMENT TO 

NEGATIVE DECLARATION 

REASONS SUPPORTING DETERMINATION 

 

APPLICATION FOR SITE PLAN APPROVAL  

FOR 53 ELIZA STREET  

 

Parcel No. 6054-29-031870 

 

CONCLUSIONS 

 

Based upon a review of Parts 1 and 2 of the Full Environmental Assessment Form (EAF) and 

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

(Unlisted), along with reports from City staff and consultants, information from involved and 

interested agencies, and information from the public, the City of Beacon Planning Board, 

undergoing an uncoordinated review, provides the following rationale for its SEQRA 

Determination. 

 

Project Description: 

 

The Proposed Action is to allow a multi-family development on 0.69 acres consisting of nine 

multifamily dwelling units, which will be distributed into three buildings, on property located 

at 53 Eliza Street in the R1-5 Zoning District (the “Property”).  The Proposed Action includes 

a request for approval of a Site Plan.  The City of Beacon Zoning Board of Appeals previously 

granted a use variance from City Code § 223-17.C/223 Attachment 1:2 to permit a multi-

family residence in the R1-5 Zoning District where such development is not a permitted use, 

and an area variance to construct up to nine dwelling units, where the maximum number of 

dwelling units permitted on the Property is six pursuant to the City Code § 223-17.C/223 

Attachment 1:2.  

 

The Proposed Action is an Unlisted action.  The Planning Board opened a public hearing to 

consider comments on the Site Plan application on April 9, 2019.  The public hearing was 

closed on June 11, 2019.  

 

Summary of Rationale for Negative Declaration 

 

The Proposed Action will not result in any significant adverse impacts on the environment.  

In summary: 

 

• Impact on Land:  The Proposed Action will not have a significant adverse 

environmental impact as a result of any physical change to the project site. 

 

The Property is located in the R1-5 Zoning District and is currently improved with 

non-conforming commercial buildings. The Property is already fully developed.  The 
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Proposed Action will involve the demolition of certain existing commercial buildings 

and construction of up to nine multifamily residential dwelling units with typical 

grading and site work associated with such construction. There are no wetlands, 

water bodies, steep slopes or other environmentally sensitive areas on the Property. 

The Proposed Action will not have a significant adverse environmental impact as a 

result of physical changes to the Property.   

 

• Impact on Geological Features:  The Proposed Action will not have a significant 

adverse environmental impact on any unique or unusual land forms on the site. 

 

There are no unique geological features on the Property. 

 

• Impacts on Surface Water and Groundwater:  The Proposed Action will not have 

a significant adverse environmental impact on surface or groundwater quality or 

quantity. 

 

Residential land uses are generally not associated with the discharge of contaminants 

into aquifers or other groundwater sources.  There will be no bulk storage of 

petroleum or chemicals on-site.  The Project does not include or require wastewater 

discharged to groundwater.  The Project will be connected to the existing public 

water distribution and sanitary sewer systems. Water usage and liquid waste 

generation is anticipated to be an additional 1,980 gallons per day above the existing 

condition.  Adequate water supply and sewer capacity exist for these additional 

flows. 

 

The Proposed Action will not result in any significant adverse impact to surface or 

groundwater quality or quantity.   

 

• Impact on Flooding:  The Proposed Action will not have a significant adverse 

environmental impact on or alter drainage flows or patterns, or surface water 

runoff. 

 

The Proposed Action will disturb less than one acre and will not create any net 

additional stormwater runoff.  Therefore, the Project will not have a significant 

adverse impact on or alter drainage flows or patterns, or on surface water runoff.   

 

• Impact on Air:  The Proposed Action will not have a significant adverse 

environmental impact on air quality. 

 

Construction activities associated with grading and excavation could result in temporary 

air quality impacts. Air quality in the area, however, is not expected to be significantly 

impacted by project construction because the construction activities will be temporary 

and confined to the Property.  Construction vehicles will emit certain air pollutants 

through engine exhaust.  There is also the potential for fugitive dust to be created during 
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the construction period from site preparation activities, including removal of existing 

impervious surfaces and vegetation, and site grading.  These unavoidable short term 

impacts to air quality will cease upon project completion. Construction will be 

conducted in accordance with all applicable federal, state and local codes.   

 

• Impact on Plants and Animals:  The Proposed Action will not have a significant 

adverse environmental impact on flora or fauna. 

 

Grass/landscaped areas currently comprise 0.056 acres of the Property. After the project 

is completed 0.228 acres will be grass/landscaped areas. This is an increase of 0.172 

acres.  The predominant wildlife species that occupy or use the project site include 

raccoons, grey squirrels and white tail deer. The project site does not contain a 

designated significant natural community. Although the Full EAF indicates that the 

Property may contain or serve as habitat for the endangered Indiana Bat, there are no 

trees on the Property that would serve as suitable habitat for the Indiana Bat.   

 

• Impact on Agricultural Resources:  The Proposed Action will not have a 

significant adverse environmental impact on agricultural resources.  

 

There are no agricultural resources in the vicinity of the Property. 

 

• Impact on Aesthetic Resources:  The Proposed Action will not have a significant 

adverse environmental impact on aesthetic resources. 

 

The Proposed Action will not result in the obstruction, elimination or significant 

screening of one or more officially designated scenic views, or visible from any 

publicly accessible vantage points either seasonally nor year around.   

 

• Impact on Historic and Archeological Resources:  The Proposed Action will not 

have a significant adverse environmental impact on historic or archeological 

resources. 

 

Developing the property into a multifamily development with up to nine dwelling 

units in an existing residential neighborhood will not have a significant adverse 

impact on historic or archeological resources because there are no historic resources 

in the immediate vicinity of the Site. 

 

• Impact on Open Space and Recreation:  The Proposed Action will not have a 

significant adverse environmental impact on open space and recreation.  

 

The area of the Proposed Action is not designated as open space by the City of 

Beacon.  The Proposed Action will not result in the loss of a current or future 

recreational resource, eliminate significant open space, or result in loss of an area 

now used informally by the community as an open space resource.   
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• Impact on Critical Environmental Areas:  The Proposed Action will not have a 

significant adverse environmental impact on Critical Environmental Areas.  

 

The Proposed Action is not located in a Critical Environmental Area.  

 

• Impact on Transportation:  The Proposed Action will not have a significant 

adverse environmental impact on transportation.   

 

The construction of nine multifamily dwelling units will not result in a significant 

adverse traffic impact. The Applicant submitted a traffic evaluation study prepared by 

Maser Consulting P.A., dated September 27, 2018 to review the traffic impacts 

associated with the proposed multifamily development. It is anticipated that the 

multifamily development will generate similar traffic during peak hours as the existing 

commercial use. The Site will be accessed via a driveway connection to Eliza Street 

offset approximately 30 feet to the south of Oak Street. The Proposed Action will 

eliminate the two (2) existing driveways located on each side of the existing building 

fronting on Eliza Street and consolidate the driveways into one (1) central two-way 

access driveway for better circulation into and out of the Site. 

 

Maser Consulting conducted traffic counts at the intersection of Eliza Street and Oak 

Street on Tuesday September 25, 2018 during the AM and PM Peak Periods. In order to 

assess the potential traffic impacts of the Proposed Action, estimates of the anticipated 

Site Generated Traffic Volumes were made based on information provided by the 

Institute of Transportation Engineers (ITE) as contained in their publication Trip 

Generation, 10th Edition dated 2017 based on ITE Land Use Code 220 – Multi-Family 

Low Rise Residential. In addition, for comparison purposes, estimates of the potential 

traffic generation of the as of-right use for the property, i.e. three (3) single family 

residential dwellings, were also computed based on ITE Land Use Code – 210 – Single 

Family Housing. According to the Maser Consulting traffic report, the proposed nine 

(9) unit multi-family development and the as-of-right three-unit single family homes 

would have similar traffic generation during each of the Peak Hours. Maser Consulting 

concluded that “the Proposed Development is not anticipated to have a significant 

impact on traffic operating conditions in the vicinity of the Site. Furthermore, as 

previously indicated, the proposed nine (9) unit multi-family development and the as-

of-right three-unit single family homes would have similar traffic generation during 

each of the Peak Hours analyzed.” 

 

• Impact on Energy:  The Proposed Action will not have a significant adverse 

environmental impact on energy. 

 

The existing energy infrastructure will adequately serve the additional demand.  The 

Proposed Action does not require a new substation, or an upgrade to any existing 

substation. 
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• Impact on Noise, Odor and Light:  The Proposed Action will not have a significant 

adverse environmental impact as a result of objectionable odors, noise or light. 

 

The Proposed Action is not anticipated to generate any noxious odors. Outdoor 

lighting will be consistent with typical residential lighting and will include building 

mounted lights and pole mounted lights for the parking lot. All lighting shall be 

shielded and pointed downward. Noise impacts associated with the proposed Project 

will be limited to temporary impacts generated during construction.  Temporary noise 

impacts associated with construction will be mitigated by limiting construction 

activities to the hours between 7:00 a.m. and 5:00 p.m Monday-Friday, and 8 a.m. – 

5 p.m on Saturday.  It is not anticipated that blasting will be necessary during the 

proposed construction.  If blasting does become necessary, it will be performed in 

accordance with all applicable state and local requirements.  In addition, there will be 

no significant noise impacts post-construction.   

 

• Impact on Human Health:  The Proposed Action will not have a significant 

adverse environmental impact on human health from exposure to new or existing 

sources of contaminants. 

 

Residential land uses are generally not associated with significant adverse impacts on 

human health from exposure to new or existing sources of contaminants.  The site is 

currently used for office/warehouse space. No spills have been reported at the site. 

There is no known contamination on the site.  Any contamination discovered during 

construction which requires remediation shall be remediated in accordance with all 

State and local laws, rules and regulations.  

 

• Consistency with Community Plans and Community Character:  The Proposed 

Action is not inconsistent with adopted community plans and community 

character.   

 

The Proposed Action is generally consistent with the Comprehensive Plan and City 

Zoning Code.     

 

Based upon this information and the information in the Full Environmental Assessment 

Form, the Zoning Board of Appeals finds that the Proposed Action will not have any 

significant adverse impacts upon the environment.  . 

 

Adopted:  July 9, 2019 

Beacon, New York 
 

Motion by ________________, seconded by __________________: 

 

Gary Barrack  Voting:  Jill Reynolds   Voting:  
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David Burke  Voting:  Randall Williams  Voting:  

Patrick Lambert Voting:  John Gunn, Chairman Voting:  

Rick Muscat  Voting:   

 

Approved ____ 

Denied      ____ 
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RESOLUTION 

 

PLANNING BOARD 

BEACON, NEW YORK 

 

SITE PLAN APPROVAL FOR  

53 ELIZA STREET 

 

WHEREAS, the Beacon Planning Board received an application for Site Plan 

Approval from PIE Development Company, Inc. (the “Applicant”) for the construction of a 

multifamily development consisting of nine (9) dwelling units which will be distributed 

among three (3) buildings (the “Project” or “Proposed Action”); and 

 

WHEREAS, the subject property is located at 53 Eliza Street in the R1-5 Zoning 

District and designated on the City tax maps as Parcel No. 6054-29-031870 (the “Site”); and 

 

WHEREAS, the Site Plan is shown on the drawings entitled, “Site Plan Application,” 

Sheets 1-13, dated August 28, 2018, last revised June 25, 2019, prepared by Aryeh Siegal, 

Architect and Hudson Land Design; and  

 

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

Environmental Assessment Form (EAF) and professional studies and reports submitted to 

the Planning Board; and 

 

WHEREAS, the Project is an Unlisted Action pursuant to the State Environmental 

Quality Review Act (SEQRA) and has undergone an uncoordinated review; and  

 

WHEREAS, on February 20, 2019 the City of Beacon Zoning Board of Appeals 

granted a use variance from City Code § 223-17.C/223 Attachment 1:2 to permit a multi-

family residence in the R1-5 Zoning District where such development is not a permitted use, 

and an area variance to construct up to nine dwelling units, where the maximum number of 

dwelling units permitted on the Property is six pursuant to the City Code § 223-17.C/223 

Attachment 1:2; and  

 

WHEREAS, the Planning Board forwarded the Application to the Architectural 

Review Subcommittee for review of the architecture of the proposed buildings; and 

 

WHEREAS, the Applicant met with the Architectural Review Subcommittee on 

several dates to review the architectural plans for the Project and the Planning Board 

reviewed the Architectural Review Subcommittee’s recommendations; and 

 

WHEREAS, on April 9, 2019, the Planning Board opened a public hearing on the 

Site Plan application, and the public hearing was closed on June 11, 2019; and  
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WHEREAS, on June 11, 2019 after taking a “hard look” at each of the relevant areas 

of environmental concern through review of the Environmental Assessment Form and all 

associated materials prepared in connection with the Proposed Action the Planning Board 

adopted the a Negative Declaration for this Unlisted Action pursuant to the State 

Environmental Quality Review Act (SEQRA); and 

 

WHEREAS, the Planning Board is fully familiar with the Project and has reviewed 

the Project relative to all applicable provisions of the City Code. 

 

NOW THEREFORE BE IT RESOLVED, that the Planning Board hereby grants Site 

Plan Approval for the Project, as shown on the application materials described above, 

subject to the conditions and modifications set forth herein. 

 

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 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 July 1, 2019, 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 Planner’s letter to the Planning Board 

dated July __, 2019, and all comments in any subsequent letter(s) issued, shall 

be fulfilled to the satisfaction of the City Planner.   

 

5.  The Applicant shall prepare a construction cost estimate for the proposed 

work within the road right-of-way and submit the estimate for approval by the 

City Engineer.   

 

6.  The Applicant shall submit a performance guarantee for the proposed work in 

the road right-of-way in an amount to be approved by the City Engineer and 

in a form acceptable to the City Attorney. 

 

8.  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. 

 



Site Plan Approval 

53 Eliza Street__    

 

5102/15/679908v1  7/3/19 

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

fulfilled to the satisfaction of the Building Inspector: 

 

1. Information regarding the size of the individual water service shall be provided to 

the Building Department.   

 

C. Prior to the issuance of the Certificate of Occupancy, the following conditions 

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 as prescribed 

under Sections 223-25.H(4) and 223-61.A(7) of the Zoning Law.  

 

The Planning Board hereby requires that, prior to the issuance of the Certificate of 

Occupancy, the Applicant shall pay a Recreation Fee for each of the nine (9) 

dwelling units in accordance with 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.   

 

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

measures specified in the Applicant’s Environmental Assessment Form and 

related application documents.  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 EAF, the 

terms of this resolution shall be controlling. 
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3. 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 PIE Development 

Company Inc., and its 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. 

 

7.  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:   July 9, 2019 

Beacon, New York 

 

_________________________  _________________, 2019 

John Gunn, Chairman   Dated 

City of Beacon Planning Board 

 

Motion by ________________, seconded by _________________: 

 

Gary Barrack  Voting: ___  Jill Reynolds   Voting: ___ 

David Burke  Voting: ___  Randall Williams  Voting: ___ 

Patrick Lambert Voting: ___  John Gunn, Chairman Voting: ___ 

Rick Muscat  Voting: ___ 

 

Approved _____ 

Denied      _____ 



City of Beacon Planning Board
7/9/2019

Title:

305 Main Street

Subject:

Review application for Special Use Permit and Site Plan Approval, Wine and Tapas Bar, 305 Main Street, submitted 
by Douglas Ballinger

Background:

ATTACHMENTS:

Description Type

305 Main Street Application Application

305 Main Street EAF EAF

305 Main Street Site Plan Plans

Engineer Review Letter Consultant Comment

Engineer Revised Review 07-09-19 Consultant Comment
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SCALE: 1/2"   =    1'-0"3 SOUTH (REAR) ELEVATION
SCALE: 1/2"   =    1'-0"1 NORTH (FRONT) ELEVATION

SCALE: 1/2"   =    1'-0"2 EAST (SIDE) ELEVATION



COPYRIGHT
DRAWN BY:

PROJECT NO:
DATE:

A-301

15 Railroad Ave. Suite 101
Kingston, New York 12401

Ph. (845) 616-8664
bwill@ashokanarchitecture.com

PLANNING BOARD
SUP SUBMITTAL SET

JUNE 22, 2019

1904

E
AR

LY
 T

E
R

R
IB

LE
 W

IN
E

 B
AR

30
5 

M
AI

N
 S

T
R

E
E

T
 • 

B
E

AC
O

N
, N

Y

/U
se

rs
/ru

dy
w

ill
-M

P
/D

ro
pb

ox
/B

al
lin

ge
r B

ea
co

n/
M

O
D

E
LS

/B
ea

co
n 

E
ar

ly
 T

er
rib

le
 - 

M
A

S
TE

R
.p

ln

BUILDING
SECTIONS

6/22/2019

-7.00'
-1 BASEMENT

-7.00'
-1 BASEMENT

±0.00'
1 1st FLOOR

±0.00'
1 1st FLOOR

+12.75'
2 ROOF

+12.75'
2 ROOF

3'
-6

"
2'

-7
1/

4"
10

3/
4"

14
'-1

1/
4"

6'
-1

1"

-7'
-1 BASEMENT

-7'
-1 BASEMENT

±0"
1 1st FLOOR

±0"
1 1st FLOOR

+12'-9"
2 ROOF

+12'-9"
2 ROOF

3'
-6

"

7'
3'

-6
"

-7'
-1 BASEMENT

-7'
-1 BASEMENT

±0"
1 1st FLOOR

±0"
1 1st FLOOR

+12'-9"
2 ROOF

+12'-9"
2 ROOF

6'
-1

 1
/4

"

-7'
-1 BASEMENT

-7'
-1 BASEMENT

±0"
1 1st FLOOR

±0"
1 1st FLOOR

+12'-9"
2 ROOF

+12'-9"
2 ROOF

9'
-4

 1
/4

"
3'

-3
/4

"
2'

-1
/4

"

10
'-4

 1
/2

"
4'

-3
/4

"

8'

VINEGAR-TREATED PINE BOARD FENCE
ON THREE SIDES OF REAR PATIO

SCALE: 1/4"   =    1'-0"1 BUILDING SECTION
SCALE: 1/4"   =    1'-0"2 BUILDING SECTION

SCALE: 1/4"   =    1'-0"3 BUILDING SECTION

SCALE: 1/4"   =    1'-0"4 BUILDING SECTION















City of Beacon Planning Board
7/9/2019

Title:

162 Main Street

Subject:

Review application to amend existing Site Plan Approval, to add apartment, stairwell and commercial space, 162 
Main Street, submitted by The Hose Company, LLC

Background:

ATTACHMENTS:

Description Type

162 Main Street Application Application

162 Main Street EAF EAF

162 Main Street Existing Conditions & Demo Plan Plans

162 Main Street Sheet A-1 Foundation & First Floor Plan Plans

162 Main Street Sheet A-2 Second & Third Floor Plan Plans

162 Main Street Sheet A-3 Front & Rear Elevation Plans

162 Main Street Sheet A-4 Left Elevation Plans

162 Main Street Sheet A-5 Right Elevation Plans

162 Main Street Site Plan Plans

Engineer Review Letter Consultant Comment

Planner Review Letter Consultant Comment
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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: July 5, 2019 
Re: The Hose Company, 162 Main Street Amended Site Plan 
 
I have reviewed a June 25, 2019 cover letter from Hudson Land Design, June 24, 2019 Site Plan 
Application, June 24, 2019 Short EAF, 2-sheet Site Plan set from the project engineers, dated June 25, 
2019, and 5-sheet set from the project architect, dated May 2019. 
 
Proposal 
 

The applicant is proposing to construct a rear addition on an existing historic building, including a new 
three-story stairway, storage space, a one-story shop extension, and access to a new two-bedroom 
apartment on the existing third floor. The 0.096-parcel is in the Central Main Street (CMS) district and 
the Historic District and Landmark Overlay (HDLO) zone. 
 
Comments and Recommendations 
 

1. The EAF questions 5a and 5b should be answered yes.  
 

2. Since this application involves alterations to a property in the Historic Overlay Zone, the proposal 
will need a Certificate of Appropriateness under Chapter 134, Historic Preservation, complying 
with the additional design standards adopted last year. 

 

3. The architect has provided three finish options for the proposed addition: stucco, thin brick 
veneer, or Corten metal panels. The Board should decide what material is appropriate for the rear 
addition. The existing historic building is brick with a painted stucco wall on the east side. 

 

4. Two existing tall windows are proposed to be closed-up on the second-floor to the rear. Could 
these windows be re-used in place of the new smaller windows on the side and rear walls? 

 

5. The Board should request that a street tree be planted near the front corner on the side of the 
building to provide some landscaping on the parcel and to help screen the view of the 
unattractive utility pole near the rear parking lot. 

 
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 
Michael A. Bodendorf, P.E., Project Engineer 



City of Beacon Planning Board
7/9/2019

Title:

Zoning Board of Appeals

Subject:

Zoning Board of Appeals – July agenda

Background:

ATTACHMENTS:

Description Type

July ZBA 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 Tuesday, July 16, 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.   

 

1. Application submitted by 23-28 Creek Drive, LLC, 23-28 Creek Drive, Tax Grid No. 30-

6054-37-037625-00, Fishkill Creek Development (FCD) Zoning District, to construct a 

mixed use development with eight apartments and 20,000 sq. ft. of commercial space which 

requires relief from the following: 

 

1) Section 223-26(F) to provide 93 parking spaces (113 parking spaces required) 

2) Section 223-4.14(C) for apartment size of 2,750 sq. ft. for two of the units  

(2,000 sq. ft. maximum permitted) 

3) Section 223-1.14(F) for a four story building (three stories maximum permitted) 

4) Section 223-1.14(F) for a building height of 53 ft.-4 in. (40 ft. maximum permitted) 

 

 

 

 



City of Beacon Planning Board
7/9/2019

Title:

25 Townsend Avenue

Subject:

Consider request for two 90-day extensions of Subdivision Approval – 25 Townsend Street, submitted by AK Property 
Holding, LLC

Background:

ATTACHMENTS:

Description Type

25 Townsend Street Request for Extension of Final 

Subdivision Approval with Exhibit A(4155601.1)
Cover Memo/Letter







 

 

 
 
 
 
 
 
 
 

Exhibit A 



RESOLUTION

PLANNING BOARD

BEACON, NEW YORK

FINAL SUBDIVISION PLAT APPROVAL FOR

25 TOWNSEND STREET

WHEREAS, the Beacon Planning Board received an application for Final
Subdivision Plat Approval from AK Property Holding LLC ("Applicant") for a residential

subdivision ( the " Project" or " Proposed Action"); and

WHEREAS,  the property is located within the R1- 7. 5 One- Family Residence
District and is designated as Parcel 6055- 03- 383149 on the City Tax Map ( collectively, the

Subject Property" or " Site"); and

WHEREAS, the Subject Property is owned by AK Property Holding LLC and is
comprised of approximately 5 acres which was formerly the site of the Knights of
Columbus; and

WHEREAS,  the Applicant is proposing to subdivide the parcel to create 13
residential lots for the construction of new single- family residences with an additional
common lot for stormwater infiltration and 50' right-of-way offered for dedication to the
City of Beacon for future road purposes and the opportunity to connect the Subject
Property to the adjacent parcel upon the development of the adjacent parcel; and

WHEREAS, the new lots would be serviced by a cul- de- sac roadway with sidewalks
and a landscaped center island; and

WHEREAS,  the subdivision is shown on the drawing,  entitled  " Preliminary
Subdivision Plan," last revised June 26, 2018, prepared by Hudson Land Design, Beacon,
N.Y.; and

WHEREAS, the plans reviewed by the Planning Board consist of the following:

Sheet 1 of 8, entitled " Existing Conditions and Demo Plan," last revised June

26, 2018, prepared by Hudson Land Design, Beacon N.Y.
Sheet 2 of 8, entitled " Preliminary Subdivision Plan," last revised June 26,

2018, prepared by Hudson Land Design, Beacon, N.Y.
Sheet 3 of 8, entitled " Utility Plan," last revised June 26, 2018, prepared by
Hudson Land Design, Beacon N.Y.

Sheet 4 of 8, entitled " Utility Plan and Profile," last revised June 26, 2018,

prepared by Hudson Land Design, Beacon N.Y.
Sheet 5 of 8, entitled " Erosion & Sediment Control Plan," last revised June

26, 2018, prepared by Hudson Land Design, Beacon N.Y.

51021151638442v1 716118



Resolution of Final Subdivision Approval-

25 Townsend Street

Sheet 6 of 8,  entitled  " Construction Details,"  last revised June 26,  2018,

prepared by Hudson Land Design, Beacon N.Y.
Sheet 7 of 8,  entitled  " Construction Details,"  last revised June 26,  2018,

prepared by Hudson Land Design, Beacon N.Y.
Sheet 8 of 8,  entitled  " Construction Details,"  last revised June 26,  2018,

prepared by Hudson Land Design, Beacon N.Y.

WHEREAS,   the application also consists of application forms and the

Environmental Assessment Form (EAF), and all other submissions by the Applicant; and

WHEREAS, the Planning Board reviewed the application at its meetings on January
12, 2016, June 14, 2016, April 11, 2017, May 9, 2017, August 8, 2017, September 12, 2017,
February 14, 2018, March 13, 2018, April 10, 2018, May 8, 2018, June 12, 2018 and July 10,
2018; and

WHEREAS,  on March 13,  2018,  following a coordinated review pursuant to
SEQRA the Planning Board adopted a Negative Declaration after taking a " hard look" at

each of the relevant areas of environmental concern through review of the EAF and all
associated materials prepared in connection with the Proposed Action; and

WHEREAS,  following the adoption of the Negative Declaration pursuant to
SEQRA,  on March 13,  2018,  the Planning Board opened the public hearing on the
application for Subdivision Approval,  at which time all those interested were given an

opportunity to be heard and the public hearing was continued to May 8, 2018 and June 12,
2018, and closed on June 12, 2018; and

WHEREAS, on June 12, 2018 the Planning Board granted Preliminary Subdivision
Approval for the Project; and

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

NOW THEREFORE, BE IT 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; and

BE IT FURTHER RESOLVED, that the Planning Board finds that the conditions
1 and 2 in Section " A" of the Preliminary Subdivision Approval Resolution, adopted on June
12, 2018, have been fulfilled to the satisfaction of the Planning Board, except for those
conditions that have become conditions of Final Subdivision Approval set forth below, and
the Planning Board hereby amends the conditions of the Preliminary Subdivision Approval
Resolution to remove condition 4 in Section " A" therein.

51021151638442v1 716118



Resolution of Final Subdivision Approval—

25 Townsend Street

BE IT FURTHER RESOLVED,  that the Planning Board hereby grants Final
Subdivision Plat Approval to the Project,' as shown on the application materials enumerated

above, subject to the following conditions and modifications:

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

1.  The comments contained in the City Engineer' s letter to the Planning Board dated
July 5, 2018, and all comments in any subsequent letter(s) issued, shall be fulfilled to
the satisfaction of the City Engineer.

2.  The comments contained in the City Planner' s letter to the Planning Board dated July
5, 2018, and all comments in any subsequent letter(s) issued, shall be fulfilled to the
satisfaction of the City Planner.

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

4.  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 Department of Health for the extension of water
distribution and sewer collection systems, and shall meet all conditions contained in
such approvals, as required therein.

5.  The Applicant shall submit all necessary easements in recordable form satisfactory to
the City Attorney, which shall be recorded in the Dutchess County Clerk' s Office
simultaneously with the Subdivision Plat and prior to the transfer of any subdivision
lot, with a copy of the recorded documents submitted to the City Clerk for filing.
Such easements include but may not be limited to the following:

a.   20' wide Conservation and Landscape Easement
b.  10' wide Drainage Easement

c.   15' wide Drainage Easement with diversion berm
d.  Stormwater Management Maintenance Agreement  & Access Easement in

accordance with Section 190- 9 of the City Code

Thereafter, the Applicant shall submit written evidence certifying that such easements

have been duly recorded in the Dutchess County Clerk' s Office.

6.  The Applicant shall submit appropriate Homeowner' s Association documentation for
review as to form by the City Attorney, which shall include maintenance obligations
for the landscaped cul-de- sac island and all stormwater facilities,  including the
infiltration basin and all pipes, swales and structures that convey stormwater through
the Subject Property.   The " HOA Lot" containing the infiltration basin shall be
owned and maintained by the HOA.  Unless and until the City of Beacon accepts the
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offer of dedication of the 50' right of way spur off of the cul-de- sac, such right-of-
way shall be owned and maintained by the HOA.

7.  Pursuant to Section 195- 15 of the City Code,  the Applicant shall submit a

performance guarantee for the construction of all public improvements in an amount

to be determined by the City Engineer and in a form acceptable to the City Attorney.

8.  Sheet 2 of 8, entitled " Preliminary Subdivision Plan," last revised June 26, 2018,

prepared by Hudson Land Design,  Beacon,  N.Y.  shall be re- labeled as  " Final

Subdivision Plan."

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

1.  The Applicant shall submit a Construction Management Plan for review and

approval of the Building Inspector, Highway Superintendent and City Engineer.

2.  The Applicant shall fund an escrow account with the City of Beacon for the
monthly stormwater inspections in an amount as determined by the City
Engineer.

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

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 as prescribed under Section
195- 25.A(4) of the City Code. The Planning Board hereby requires that, prior to the
issuance of the Certificate of Occupancy, the Applicant shall pay a Recreation Fee as
per the City' s Fee Schedule in effect at the time of payment.

2.  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.

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

specified in the Applicant' s Environmental Assessment Form.  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 EAF, the terms of this Resolution shall be controlling.
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4.  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 written 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 if the Final Plat has not yet been filed in the Dutchess County Clerk' s
Office.

5.  As used herein, the term " Applicant" shall include their 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 approvals granted by this Resolution do not supersede the authority of any other
entity.

8.  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.

9.  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.

10. 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.

Resolution Adopted: July 10, 2018
Beacon, New York
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Planning Board 

February 13, 2019 

  

The Planning Board meeting was held on Wednesday, February 13, 2019 in the 

Municipal Center Courtroom.  The meeting commenced at 7:00 p.m. with Chairman John Gunn; 

Members Gary Barrack, Rick Muscat, David Burke, Jill Reynolds and Pat Lambert.  Also in 

attendance were Building Inspector David Buckley, City Administrator Anthony Ruggiero, City 

Attorney Jennifer Gray, City Engineer John Russo (in for Art Tully), and City Planner John 

Clarke.  Member Randall Williams was absent. 

 

Training Session 

Mr. Gunn explained the City Council is undertaking plans to replace the former Tioronda 

Bridge, once listed in the National Register of Historic Places and situated in the City’s 

Historical Landmark and Overlay District on South Avenue.  During the Council’s review of the 

project, discussion of whether Chapter 134 of the City Code regarding Historic Preservation and 

the requirement to obtain a Certificate of Appropriateness would apply to the design of a new 

bridge.  City Administrator Anthony Ruggiero reported the bridge will be designed as one-lane 

with a pedestrian walkway.  He explained a study done to determine whether historic spans of 

the bridge could be reused for structural purposes revealed that their condition would only allow 

use as a demonstrative feature.  A lengthy discussion took place with regard to the existing 

abutments, location of the bridge relative to the historic nature of buildings on either side of the 

creek, and whether the new design should come before the Board for review and comment.  

Consideration was given to establishing a provision in the City’s law to remove parcels or items 

from the historic individual list of structures.  After reviewing the matter, members felt a new 

bridge would qualify for review under Chapter 134, that it should be reviewed for a Certificate of 

Appropriateness, and recommended a provision be added to the law for delisting items or areas 

no longer deemed historical.   

 

Regular Meeting 

The regular meeting started at 7:30 with Mr. Gunn calling for corrections/additions or a 

motion to approve minutes of the January 8, 2019 meeting.  Mr. Muscat made a motion to 

approve the minutes of the January 8, 2019 meeting as presented, seconded by Ms. Reynolds.  

All voted in favor.  Motion carried. 

 

ITEM NO. 1  CONTINUE PUBLIC HEARING FOR SEQRA ENVIRONMENTAL 

REVIEW ON APPLICATIONS FOR SUBDIVISION APPROVAL AND SITE PLAN 

APPROVAL, 6 UNIT RESIDENTIAL “FERRY LANDING AT BEACON”, BEEKMAN 

STREET, SUBMITTED BY FERRY LANDING AT BEACON, LTD.  

This item was adjourned to the March 12, 2019 meeting. 

  

ITEM NO. 2  CONTINUE PUBLIC HEARING ON APPLICATION TO AMEND AN 

EXISTING SITE PLAN APPROVAL, RESIDENTIAL/PROFESSIONAL 

OFFICE/RESTAURANT WITH OUTDOOR SEATING AND ENTERTAINMENT 

AREA, 554 MAIN STREET, SUBMITTED BY DANA COLLINS  
This item was adjourned to the March 12, 2019 meeting. 
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ITEM NO. 3  CONTINUE PUBLIC HEARING FOR SEQRA ENVIRONMENTAL 

REVIEW ON APPLICATION FOR SUBDIVISION, 2-LOT RESIDENTIAL, 

SUBMITTED BY DELAPORTAS ENTERPRISES I, INC., 52 DENNINGS AVENUE 

This item was adjourned to the March 12, 2019 meeting. 

 

Miscellaneous Business 

Consider request for two 90-day extensions of Subdivision Approval – 25 Townsend Street, 

submitted by AK Property Holding, LLC 

On behalf of AK Property Holding, LLC, a letter was submitted by Attorney Taylor 

Palmer of Cuddy & Feder requesting two 90-day extensions of Subdivision Approval to finalize 

items that must be completed before the plat can be filed with the County.  After some 

consideration, Mr. Muscat made a motion to grant two 90-day extensions as requested, seconded 

by Mr. Lambert.  All voted in favor.  Motion carried.   

 

Consider request for two 90-day extensions of Subdivision Approval – 22 Edgewater Place, 

submitted by Scenic Beacon Developments, LLC  

On behalf of Scenic Beacon Developments, LLC, a letter was submitted by Engineer 

Michael Bodendorf of Hudson Land Design requesting two 90-day extensions of Subdivision 

Approval to finalize items that must be completed before the plat can be filed with the County.  

After some consideration, Mr. Muscat made a motion to grant two 90-day extensions as 

requested, seconded by Ms. Reynolds.  All voted in favor.  Motion carried.   

 

Consider request for one 90-day extension of Subdivision Approval – 1181 North Avenue, 

submitted by Normington Schofield (North Avenue Properties, LLC 

On behalf of Normington Schofield, a letter was submitted by Engineer Daniel Koehler 

of Hudson Land Design requesting one 90-day extensions of Subdivision Approval to finalize 

items that must be completed before the plat can be filed with the County.  After some 

consideration, Mr. Barrack made a motion to grant one 90-day extension as requested, seconded 

by Mr. Burke.  All voted in favor.  Motion carried.  City Attorney Jennifer Gray noted they also 

requested an administrative amendment to the resolution, specifically General Condition B(4) to 

change the individual “Normington Schofield” to the entity “North Avenue Properties, LLC”.  

After some consideration, Mr. Lambert made a motion to include the name change with the 

extension as requested, seconded by Mr. Muscat.  All voted in favor.  Motion carried. 

 

ITEM NO. 4  CONTINUE PUBLIC HEARING ON APPLICATION TO AMEND AN 

EXISTING SITE PLAN APPROVAL, BREWERY AND RELATED USES, SUBMITTED 

BY JEFF O’NEIL, 511 FISHKILL AVENUE  

Architect Aryeh Siegel described his client’s proposal to amend the existing Site Plan 

Approval for Industrial Arts Brewery and event space, warehouse space, and commercial 

recreation/arcade space.  Site Plan drawings were revised to include a new sidewalk connection 

to the parking lot and removal of the chain link fence along Fishkill Avenue.  Discussion took 

place with regard to shared parking and Mr. Siegel explained zoning requirements for the 

warehouse and brewery parking are higher than what they will actually need.  He reported work 

has begun on the traffic study which will include response to NYS Department of 

Transportation’s comment letter.  
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 Mr. Clarke summarized his review comments and asked for a clearer explanation on the 

use of the mezzanine and office area, and to include those in the Shared Parking Report.  He 

recommended the ramp and landing area in front of the entrance include a handrail for ADA 

compliance.  Mr. Russo reviewed his comments and advised the applicant to utilize components 

from standard parking manuals to provide more accurate parking data.  Mr. Gunn opened the 

floor for public comment. 

 

Theresa Kraft, 315 Liberty Street, asked how parking, water use, and sewer use for the 

brewery would be handed.  She expressed concern that hours of operation may change or an 

increase in use could occur in the future which would affect the parking requirements.  

 

Discussion took place with regard to parking and how water use estimates were 

determined.  Mr. Siegel reminded members that the laundry facility on Front Street is no longer 

operational so water use should balance.  He reported snow will be stored on the grass so as not 

to affect or reduce the number of parking spaces available.  The traffic study will be prepared in 

time for the March meeting.  There were no further comments and the public hearing will remain 

open for the March 12, 2019 meeting.     

 

ITEM NO. 5  PUBLIC HEARING ON APPLICATION FOR SITE PLAN APPROVAL 

RELATED TO SPECIAL USE PERMIT, THREE-UNIT RESIDENTIAL, 21 SOUTH 

AVENUE, SUBMITTED BY PROTESTANT EPISCOPAL DIOCESE OF NEW YORK  

Architect Tomasz Mlynarski of Barry Donaldson Architects described the church’s 

proposal to renovate an existing abandoned building to create three residential apartments (two 

one-bedroom on first floor and one three-bedroom on the second floor) at 21 South Avenue.  The 

plan was reviewed to show the number of new shrubs, the caliper of trees, and six over six 

windows with exterior dividing muntins.  The building will be restored to its original character 

with restored windows and soffits, and clapboard siding.     

 

Discussion took place with regard to the location of the sewer lateral which may run over 

neighboring property because it is unclearly noted on the site plan.  The location of the sewer 

lateral must be shown on the plan to determine if an easement is needed, or if it should be re-

routed altogether.  Mr. Gunn opened the floor for public comment.     

 

Gary Simmons, 226 Liberty Street and financial secretary of Tompkins Hose Firehouse, 

reported they own the lot behind the church and spoke about parking spaces that were set aside 

for use by the Historical Society.  He felt traffic should be directed out to Beacon Street.  Mr. 

Simmons explained they are having difficulty securing the parking lot so will be fencing it in 

which will block access for the Historical Society.  Lastly, he asked that signage be put into 

place to direct people to the Historical Society’s parking spaces so no one parks in their lot.   

 

A lengthy discussion took place with regard to parking for the Historical Society, location 

of the sewer line, and the need for an easement or relocation of the sewer lateral.  There were no 

further comments and the public hearing will remain open for the March 12, 2019 meeting.  Mr.  

Muscat made a motion to authorize the City Attorney to draft a resolution of approval for 

consideration if the sanitary sewer location is finalized, seconded by Mr. Lambert.  All voted in 

favor.  Motion carried.   
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ITEM NO. 6  CONTINUE REVIEW OF APPLICATION FOR SITE PLAN APPROVAL, 

CONVERT EXISTING RETAIL AND GARAGE TO RESTAURANT, 296 MAIN 

STREET, SUBMITTED BY RIVER VALLEY RESTAURANT GROUP 

Aryeh Siegel described his client’s proposal to convert an existing retail storefront and 

one-story rear garage into a restaurant at 296 Main Street at the corner of North Cedar Street.  He 

noted the City Attorney’s office was authorized to draft a resolution of approval for 

consideration.   

 

Mr. Clarke advised the applicant that the window between the garage doors on North 

Cedar Street should have the same vertical proportions as the existing window.  Mr. Russo said 

the plans have been revised to correct the illegal connection to the sanitary sewer system, and 

advised a performance bond for the public improvements and escrow for construction 

observation must be posted.  Discussion took place with regard to the style of the rounded gate 

which accesses the outdoor garden area and it was suggested it be changed to an arch.   

 

Members reviewed the draft resolution and City Attorney Jennifer Gray explained the 

resolution was updated to require a performance bond and construction observation escrow for 

corrections needed to address the I & I condition.  After careful consideration, Mr. Muscat made 

a motion to approve the resolution of Site Plan Approval as amended, seconded by Mr. Lambert.  

All voted in favor.  Motion carried.  The applicant agreed to create an arched, rather than 

circular, gateway to the garden area.  

 

ITEM NO. 7  REVIEW APPLICATION TO AMEND AN EXISTING SITE PLAN 

APPROVAL, EMPLOYEE PARKING LOT, 3 BEEKMAN STREET, SUBMITTED BY 

DIA CENTER FOR THE ARTS  

Engineer Tom DePuy, of T.M. DePuy Engineering and Land Surveying, introduced Tom 

Shannon representing Dia Center for the Arts at 3 Beekman Street.  He described their proposal 

to construct a 28-space employee parking lot off the secondary road near the rear portion of the 

bus entrance.  They are starting to have a problem with parking due to the art center’s popularity 

therefore this lot will be for employees only.  

 

Mr. Clarke summarized his review comments, advising the applicant to show species and 

label all trees over 6-inches in diameter within the area of disturbance.  He reported the property 

is located in the LWRP area therefore LWRP consistency justification is required.  A sidewalk or 

gravel path from the new parking lot to the building should be provided.  Mr. Russo summarized 

his review comments, pointing out photometrics of the proposed lighting should be provided on 

the plan.  Discussion took place with regard to parking lot material, the degree of stone removal 

needed, lighting, and hours of operation.   

 

 Mr. Muscat made a motion to authorize the circulation of the Planning Board’s notice of 

intent to act as Lead Agent in the SEQRA environmental review process if any other interested 

agencies are discovered, seconded by Mr. Barrack.  All voted in favor.  Motion carried.   

 

There were no further comments and Ms. Reynolds made a motion to schedule a public 

hearing on the application for Site Plan Approval for March 12, 2019, seconded by Mr. Burke.  
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All voted in favor.  Motion carried.  Mr. Gunn made a motion to authorize the City Attorney to 

draft a resolution of approval for consideration if appropriate, seconded by Mr. Muscat.  All 

voted in favor.  Motion carried.   

 

ITEM NO. 8  REVIEW APPLICATION FOR SITE PLAN APPROVAL, 2 ART 

GALLERIES, 1154 NORTH AVENUE, SUBMITTED BY PAOLA OCHOA   

Engineer Dan Koehler of Hudson Land Design, described his client’s proposal to convert 

an existing two-story building previously used for storage into two art galleries.  The .11 acre 

parcel is located in the CMS zoning district which allows galleries as a permitted use.  Mr. 

Koehler reported the galleries will be open mainly on weekends.  A total of nine parking spaces 

are required however the site lacks space for parking.  Mr. Koehler requested the board consider 

exercising their right to waive the required parking as the lot is under 8,000 sq. ft. and the 

building is under 5,000 sq. ft.  This is a Type II action under new SEQRA regulations therefore 

environmental review is not necessary.  Mr. Koehler explained they will be upgrading the 

mechanical system to provide heat to the second floor however no other interior work will be 

done until Site Plan Approval is granted.  He respectfully asked members to consider scheduling 

a public hearing and authorize the City Attorney to draft a resolution of Site Plan Approval for 

the next meeting.   

 

Discussion took place with regard to an easement that exists over 1156 North Avenue 

which provides access to the rear of 1154 North Avenue.  A gravel walk will be provided to the 

rear access which will also serve as a loading area for artwork.  A removable barricade to 

delineate the easement line was considered, and hours/days of operation were reviewed.   

 

Mr. Clarke summarized his review comments and explained that although the property is 

not currently located in the Historic District and Landmark Overlay zone, it is on a list of parcels 

being considered for inclusion.  He suggested opening up the large scale window areas that were 

sealed up to bring the building back to its original architecture when used as a car dealership.  

Mr. Koehler explained the owners have a larger grand scheme for the entire corner of North 

Avenue and Main Street so they are hesitant to make changes at this time.  He noted the office 

space within the building is specific to the art galleries.  

 

 Discussion took place with regard to parking, loading and unloading artwork from the 

second floor rear access, the parcel’s proximity to Main Street, and available municipal parking.  

Gallery owner Paola Ochoa said they don’t anticipate displaying any large artwork.  After 

careful consideration of the applicant’s request, members were generally in favor of waiving the 

parking requirement as requested.   

 

Mr. Lambert made a motion to set a public hearing on the application for Site Plan 

Approval for March 12, 2019, seconded by Mr. Barrack.  All voted in favor.  Motion carried.  

Mr. Muscat made a motion to authorize the City Attorney to draft a resolution of approval for 

consideration, seconded by Ms. Reynolds.  All voted in favor.  Motion carried.   
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ITEM NO. 9  REVIEW CONCEPT PLAN, UNDERTAKE SEQRA AND LWRP REVIEW AS 

REQUESTED BY CITY COUNCIL, 248 TIORONDA AVENUE, SUBMITTED BY CHAI 

BUILDERS CORP. 

Owner/Applicant Berry Kohn, Engineers Larry Boudreau and Chris LaPorta of Chazen 

Companies, and Architect Alexander Blakely of AB Architekten were in attendance to present 

the revised proposal for 248 Tioronda Avenue.  Mr. Boudreau reported the applicant was before 

the Board 13 months ago with a model of the site’s buildings and layout to introduce the project.  

He provided members with a paper handout to go along with a Power Point presentation of the 

project.  Mr. Boudreau reported that after several meetings with the City Council on the concept 

plan, the application was referred to the Planning Board for a report and recommendation, as 

well as for SEQRA and LWRP review.  Mr. Boudreau explained that once the SEQRA and 

LWRP process is completed, the applicant will return to the City Council for Concept Plan 

Approval before returning to the Planning Board for Site Plan review.   

 

Mr. Boudreau described his client’s proposal to construct two multi-family buildings with 

a total of 64 units and a separate non-residential office building on the 9.18 acre parcel at 248 

Tioronda Avenue.  Although there are no view sheds, the LWRP extends into the development 

site thus requiring an LWRP consistency review.  The development features parking under each 

of the three buildings and a Greenway Trail traversing the site.  

 

The City Council tentatively approved the concept plan, however architectural aspects of 

the building will be reviewed as the approval process continues.  Architect Alexander Blakely of 

AB Architekten summarized the site layout which includes three brick clad buildings, three 

stories in height facing Tioronda Avenue and four stories facing the Fishkill Creek.   

 

After some consideration, Mr. Muscat made a motion to declare the Planning Board’s 

intent to act as Lead Agency in the SEQRA environmental review process and authorize 

circulation of a Notice of Intent to act as Lead Agency, seconded by Mr. Lambert.  All voted in 

favor.  Motion carried.  Mr. Barrack made a motion to schedule a SEQRA environmental review 

public hearing for the March 12, 2019 meeting, seconded by Ms. Reynolds.  All voted in favor.  

Motion carried.  

 

Architectural Review 

Single Family House – 19 Russell Avenue; elevations approved 9/11/18; colors/materials only 

Paula Dowd reported elevations for the new house under construction at 19 Russell 

Avenue were approved at the September 11, 2018 meeting subject to returning for approval of 

colors and materials.  Members reviewed proposed color schemes and materials relative to 

neighboring housing stock.  After careful consideration, Ms. Reynolds made a motion, seconded 

by Mr. Muscat, to approve the color and material scheme as presented with the following:   

Siding – Hardi Plank Clapboard in Benjamin Moore Iron Gray; Roof Shingles – GAF SG 

Timberland Architectural Charcoal; Windows – Jeld Wen Aluminum Clad with Black Exterior; 

Trim – Benjamin Moore Iron Gray Satin.  All voted in favor.  Motion carried.  
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Miscellaneous Business 

City Council request to review changes made to proposed Local Law to amend Section 223-24.5 

of City Code concerning Wireless Telecommunication Services Facilities 

 City Administrator Anthony Ruggiero reported additional updates were made to the 

Wireless Telecommunication Service Facilities and noted the public hearing will continue at the 

next City Council meeting.  City Attorney Jennifer Gray provided a detailed summary of 

changes made to the Local Law based on comments from the Planning Board and requirements 

adopted by the FCC in its Wireless Infrastructure Order.  Review of the proposed changes and 

discussion took place with input from audience member Stosh Yankowski.  Members supported 

changes made to the Local Law and after further discussion recommended the Council consider 

establishing minimum height limits for both antenna and ancillary equipment. 

 

City Council request to review Tioronda Bridge (continue discussion) 

As discussed at the onset of the meeting, members will advise the City Council that they 

feel a new bridge would qualify for review under Chapter 134 for a Certificate of 

Appropriateness and that a provision in the law be added for delisting sites or structures no 

longer deemed historical.   

 

There was no further business to discuss and the meeting was adjourned on a motion 

made by Ms. Reynolds, seconded by Mr. Barrack.  All voted in favor.  Motion carried.  The 

meeting adjourned at 10:02 p.m. 
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Draft: 7/15/19 

LOCAL LAW NO. ____ OF 2019 
 

CITY COUNCIL 
CITY OF BEACON 

 
LOCAL LAW REGARDING  

ENACTMENT OF A MORATORIUM 

A LOCAL LAW to 
enact moratorium on 
residential and 
commercial 
development  

 

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, 
to enact a moratorium 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  

The City Council hereby finds as follows:  

1. The City of Beacon has seen an increase in development over the past several years. 
In 2017, the City was concerned that development of a large number of residential 
units in such a short period of time would stress the City's water supply. In response, 
on October 16, 2017, the City Council adopted a moratorium on residential 
development, including single family and mixed use developments, within the City of 
Beacon 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 increased rate of 
development in the City.  

2. Thereafter, the City of Beacon retained the services of WSP (Formerly LBG 
Hydrogeologic & Engineering Services) in order to perform a Comprehensive Water 
Supply Plan (the “Plan”) for the City. The Plan included evaluating the storage 
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capacity of the City’s three reservoirs to estimate the safe yield of the reservoirs; 
conducting an extended yield test on the existing bedrock water-supply wells to 
determine the safe yield of the bedrock wells; conducting a groundwater exploration 
program at the City’s Pump House Road well field to evaluate the potential to 
develop a high yielding sand and gravel production well; and the evaluation of current 
and projected City build-out populations to determine if the City has an adequate 
supply of drinking water to meet the current and projected water demand. The Plan 
was issued in March 2018 and concluded that the City had an adequate water supply 
to meet the City’s current demands and projected demands through 2035 with 
existing resources.  

3. The City’s Water Supply is made up of the following resources:  

Water Supply  Water Supply Capacity (Million Gallons Per Day-
MGD) 

Melzingah Reservoir  0.38 mgd 
Mount Beacon Reservoir  0.43 mgd 
Cargill Reservoir 0.60 mgd 
Well #1 0.58 mgd 
Well #2 1.15 mgd 
Village of Fishkill  1.20 mgd 
Total Water Production  4.34 mgd  

4. 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 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.  

5. 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).  

6. The City has developed a course of action to correct the silting and bring Well #2 
back on line. It is estimated that this work will take approximately three (3) months. 
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 in three (3) months.  

7. It is the intent and purpose of this Local Law to establish another 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 
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of this moratorium will allow the City sufficient time to repair Well #2 and regulate 
residential and commercial development within the City of Beacon to further protect 
the City’s water supply.  In addition, the intent and purpose of this Local Law is to 
allow the City a measured amount of time to review and revise targeted zoning laws, 
specifically focusing on amending the City’s use and dimensional tables, establishing 
new regulations for the Linkage District, and evaluating properties eligible for the 
Historic District and Landmark Overlay Zone.  

SECTION 3. MORATORIUM  

1. Effective immediately and continuing for a period of four (4) months from June 11, 
2019, no 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 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 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. 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 less than 330 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. The City Council may, by resolution, terminate this moratorium prior to its 
expiration, or alternatively, extend the moratorium for a period of ninety (90) days or 
such other time period, as the City Council, in its sole discretion, deems necessary to 
allow for repair of the City’s water system. 
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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
7/9/2019

Title:

554 Main Street

Subject:

Melzingah Tap House – 554 Main Street (discussion)

Background:



City of Beacon Planning Board
7/9/2019

Title:

St. Luke's Place

Subject:

Single Family House – St. Luke’s Place

Background:

ATTACHMENTS:

Description Type

St Luke's Place Application Application

St Luke's Place Front and Rear Elevations Plans

St Luke's Place Left Side Elevations Plans

St Lukes Place Right Side Elevations Plans











City of Beacon Planning Board
7/9/2019

Title:

1192 North Avenue

Subject:

Certificate of Appropriateness – 1192 North Avenue (add two windows)

Background:

ATTACHMENTS:

Description Type

1192 North Avenue Application Application

1192 North Avenue Elevations Backup Material

1192 North Avenue Windows Backup Material

















City of Beacon Planning Board
7/9/2019

Title:

River Ridge - Parcel L

Subject:

River Ridge – architectural amendment  

Background:

ATTACHMENTS:

Description Type

River Ridge Application Application

River Ridge Sheet 6 Approved Building Elevations 12x12 

mullions
Plans

River Ridge Sheet 6 Proposed Building Elevations 6 over 6 

mullion25
Plans



FEE:  $100.00 
 

ARCHITECTURAL REVIEW BOARD APPLICATION 
 

Date:        
 
Project Address:              
 
Project Architect/Engineer:             
 
Owner/Builder:              
 
Approval Requested:  Certificate of Appropriateness  New Single Family House 
 

Color/Materials: 
 
Siding:                
 
Roofing:               
 
Windows: Color:        Type:        
 
Trim:                
 
Garage Door:               
 

Stone/Brick:               

 

                

         Signature of Owner 
 

FOR OFFICE USE ONLY: 

 
The Architectural Review Board has reviewed the plans submitted for approval for the project listed above and 
has determined: 
 
Plan Denied          

   (Date) 
Plan Approved          

(Date) 
Subject to the following: 
                

                



Building Elevations & Renderings

Sheet 8 of 17

NO. DATE DESCRIPTION BY

REVISIONS:

River Ridge Townhouses

Beacon, New York

Scale: As Noted

July 25, 2017

Architect:

Aryeh Siegel, Architect

84 Mason Circle

Beacon, New York 12508

Site / Civil Engineer:

Hudson Land Design

174 Main Street

Beacon, New York 12508

Surveyor:

TEC Land Surveying, P.C.

15C Tioronda Avenue

Beacon, New York 12508

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

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

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

AS APPROVED, SHALL VOID THIS APPROVAL.

SIGNED THIS ________________ DAY OF _____________, 20____, BY

__________________________ CHAIRMAN

__________________________ SECRETARY

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

RESPECTIVELY MAY SIGN IN THIS PLACE.

Landscape Design:

LQ Design

P.O. Box 244

Beacon, NY 12508

View from Wolcott Avenue (Route 9D)

Scale: NTS

View from Rombout Avenue

Scale: NTS

View Towards North from Wolcott Avenue  (Route 9D)

Scale: NTS

View from Below Retaining Wall

Scale: NTS

1 08/29/17 NO CHANGE AJS

NOTE: RENDERINGS ARE ARTISTIC INTERPRETATIONS OF THE PROPOSED

BUILDING DESIGN TO AID IN REVIEWING THE PROPOSED DESIGN OF THE

BUILDINGS ONLY; AND ARE NOT INTENDED AS DETAILED

REPRESENTATIONS OF SITE CONDITIONS

2 09/26/17 NO CHANGE AJS

3 10/31/17 REVISE PER PLANNING BOARD COMMENTS AJS

4 11/28/17 AJS

NO CHANGE

5 12/26/17 REVISE PER PLANNING BOARD COMMENTS AJS

6 01/30/18 REVISE PER PLANNING BOARD COMMENTS AJS

7 02/27/18 AJS

8 04/16/18 FINAL REVIEW AJS
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REVISE PER PLANNING BOARD COMMENTS

Owner:

River Ridge Views, LLC

50 Red Schoolhouse Road

Fishkill, NY 12524
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REVISE PER PLANNING BOARD COMMENTS

12 12/21/18 AJSFOR SIGNATURE

PREVIOUSLY APPROVED WITH 12 OVER 12 MULLIONS

13 6/25/19 AJSARB REVIEW - 6 OVER 6 MULLIONS
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