
COURTROOM
1 MUNICIPAL PLAZA
BEACON, NY 12508

1. Approval of the April 16, 2024, minutes

2. Continued review and public hearing for the application submitted by Jason and Jodi
McCredo, 11 Highland Place, Tax Grid No. 30-6054-31-327768-00, in the R1-5 Zoning
District, to relocate the driveway to the front of the home, which requires relief from the
following: Â  Section 223-26 C. (1) Location. The off-street parking facilities which are required
by this section shall be provided on the same lot or premises with such structure or land use;
except that off-street parking spaces required for structures or land uses on two or more
adjoining lots may be provided in a single common facility on one or more of said lots,
provided that a binding agreement, in a form approved by the Corporation Counsel, assuring
the continued operation of said parking facility during the life of the structure or the land use
the parking is designed to serve, is filed on the land records prior to approval of the plans for
said parking facility. In any residence district, no off-street parking facility shall be developed in
any required front yard or in any required side or rear yard adjacent to a street line or in any
other side or rear yard within five feet of the lot line. However, off-street parking spaces shall
be permitted in residential districts as indicated in Â§223-17C. ***ADJOURNED TO THE
SCHEDULED JUNE 18th MEETING, AT THE REQUEST OF THE APPLICANT***

3. Review and hold a public hearing for the application submitted by Carvana, LLC c/o Jenn
Roldan, 410 Fishkill Avenue and Fishkill Avenue, Tax Grid No. 30-6055-80-424048 and 30-
6055-80-439071, in the GB Zoning District, to allow for a decrease in the number of required
off-street parking spaces, which requires relief from the following: Section 223-26 F. Off-street
parking, loading and vehicular access. F. Schedule of Off-street parking requirements. Use:
Motor vehicle sales and service. Minimum Off-Street Parking: 1 space per employee, plus 1
space per 150 square feet of gross floor space.

 
May 21, 2024

7:00 PM
Zoning Board of Appeals Agenda

The Zoning Board of Appeals will meet on Tuesday, May 21, 2024, at 7:00 p.m., in the Municipal
Center courtroom, located at One Municipal Plaza, Beacon, New York.

Regular Meeting
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/155f70a83c97b854af2d889e631066850.pdf


City of Beacon Zoning Board of Appeals Agenda
05/21/2024

Title:

Approval of the April 16, 2024, minutes

ATTACHMENTS
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City of Beacon Zoning Board of Appeals Agenda
05/21/2024

Title:

Continued review and public hearing for the application submitted by Jason and Jodi McCredo, 11
Highland Place, Tax Grid No. 30-6054-31-327768-00, in the R1-5 Zoning District, to relocate the
driveway to the front of the home, which requires relief from the following:
 
Section 223-26 C. (1) Location. The off-street parking facilities which are required by this
section shall be provided on the same lot or premises with such structure or land use; except
that off-street parking spaces required for structures or land uses on two or more adjoining lots
may be provided in a single common facility on one or more of said lots, provided that a
binding agreement, in a form approved by the Corporation Counsel, assuring the continued
operation of said parking facility during the life of the structure or the land use the parking is
designed to serve, is filed on the land records prior to approval of the plans for said parking
facility. In any residence district, no off-street parking facility shall be developed in any
required front yard or in any required side or rear yard adjacent to a street line or in any other
side or rear yard within five feet of the lot line. However, off-street parking spaces shall be
permitted in residential districts as indicated in §223-17C.
***ADJOURNED TO THE SCHEDULED JUNE 18th MEETING, AT THE REQUEST OF THE
APPLICANT***

ATTACHMENTS

11 Highland ZBA street parking images.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2624670/11_Highland_ZBA_street_parking_images.pdf
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City of Beacon Zoning Board of Appeals Agenda
05/21/2024

Title:

Review and hold a public hearing for the application submitted by Carvana, LLC c/o Jenn Roldan, 410
Fishkill Avenue and Fishkill Avenue, Tax Grid No. 30-6055-80-424048 and 30-6055-80-439071, in the
GB Zoning District, to allow for a decrease in the number of required off-street parking spaces, which
requires relief from the following:

Section 223-26 F. Off-street parking, loading and vehicular access.

F. Schedule of Off-street parking requirements.

Use: Motor vehicle sales and service.

Minimum Off-Street Parking: 1 space per employee, plus 1 space per 150 square feet of gross floor
space.

ATTACHMENTS

410 Fishkill ZBA 5.21.24 Submission with Exhibits A-E, Site Plans & Floor Plans
Attached(6043238.1).pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2624679/410_Fishkill_ZBA_5.21.24_Submission_with_Exhibits_A-E__Site_Plans___Floor_Plans_Attached_6043238.1_.pdf
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Exhibit A: Images of the Premises and Surrounding Area 

Dutchess County Parcel Access Viewer Image: 410 Fishkill Avenue (the 
“Premises”): 

 

 

 

 

 

 

 

 

410 Fishkill Ave. 

MTA Metro-North 
Former Rail Line 
Property in Process of 
Being Abandoned 

397 Fishkill Ave. 
Mixed-Use 
Development  
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Exhibit A: Images of the Premises and Surrounding Area (cont.) 

Google Aerial Image of the Premises: 

 

 

 

 

 

 

410 Fishkill Ave. 

409 Fishkill Ave. 
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Exhibit A: Images of the Premises and Surrounding Area (cont.) 

Google Street View Image of the Premises: Facing Southeast Toward Premises: 

 

Google Street View Image of the Premises: Facing Northeast Toward Premises: 
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Exhibit A: Images of the Premises and Surrounding Area (cont.) 

Google Street View Image of the Premises: Facing South Toward Premises: 

 

Google Street View Image Looking West Toward 409 Fishkill Avenue Property:  

 

 

 

 

410 Fishkill Ave. 

409 Fishkill Ave. 
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Exhibit A: Images of the Premises and Surrounding Area (cont.) 

City of Beacon Zoning Map Excerpt of the Premises – GB District: 

 

 

410 Fishkill Ave. 
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400 Columbus Avenue, Suite 180E 

Valhalla, New York 10595 

Main: 877 627 3772 

colliersengineering.com 

 

 

Bergmann has been rebranded Colliers Engineering & Design 

 

Via   

April 30, 2024 

 

John Gunn, Board Chair 

City of Beacon Planning Board 

1 Municipal Plaza 

Beacon, NY 12508 

 

Carvana - 410 Fishkill Avenue 

City of Beacon, Dutchess County, New York 

Colliers Engineering & Design Project No. 24004190A 

Dear Chairman Gunn and Members of the Planning Board, 

We are writing on behalf of the Applicant for the proposed Carvana store (“the Project”), which is 

proposed to occupy the former Healey Hyundai site located at 410 Fishkill Avenue in the City of 

Beacon. Colliers Engineering and Design (CED) has conducted a review of the Project relating to 

parking needs as well as vehicular access and circulation. The following provides a summary of our 

assessment of the Project and our recommendations.  

Project Description 

Carvana proposes to reoccupy the former Healey Hyundai car dealership to provide a similar but 

reduced use from the former Healey Hyundai use. The existing building, which will be reoccupied 

without modification, totals approximately 19,588 sq. ft. including approximately 2,828 sq. ft. of 

second floor mezzanine space. The prior Healey Hyundai use operated as a new and use car sales 

dealership along with parts sales and service provided on the site. Within the 19,588 sq. ft. the 

building has several service bays that will also remain as discussed further below. Access to the site 

is currently provided via a two-way driveway located approximately 150-ft. north of Conklin Street 

and a second two-way driveway at the northern property line of the site (approximately 475-ft. north 

of Conklin Street). There is also an existing one-way entry and exit loop in the middle of the site 

frontage that was formerly utilized for parts and service sales and vehicle drop-off/pick-up. It should 

be noted that there is no existing curbing or sidewalks along the site frontage separating Fishkill 

Avenue from the paved surface of the site.  

Carvana proposes to reoccupy the site generally in its current form with some minor modifications 

to onsite parking and loading. It should be noted that Carvana does not intend to fully utilize the 

entirety of the space with the existing building since it is larger than needed for its operations and 

there will be no other use of any underutilized spaces.  
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Project No. 24004190A 

April 30, 2024 

Page 2 | 6 

Carvana is an online used automotive dealer offering pre-owned vehicles for sales. The entirety of 

the Carvana purchase process is completed online through Carvana.com. This differs from the 

former Healey Hyundai vehicle sales operations, which were primarily conducted in person. Once a 

Carvana customer finalizes their vehicle purchase online, they can select to pick-up their vehicle 

from a location or accept delivery directly to a location of their choosing. For those customers that 

choose to pick-up their purchased vehicle from a store location, an on-site pick-up event is 

scheduled through the online system. These prescheduled pick-ups are typically 15 minutes or less 

and conducted during regular business hours (Monday through Sunday, 8AM to 5PM). Carvana 

anticipates 10 – 20 vehicle sales per day that will be picked up from this location. Additional 

deliveries will be conducted utilizing their single car haulers that will first come through this store for 

inspection, detailing, etc.  

The scheduling of pick-ups from the Carvana store will allow Carvana to control the number of 

customers on site at any one time, which reduces the need for customer parking spaces compared 

to typical dealership operations. Furthermore, since all vehicle pick-ups at the store will be 

scheduled and there will be no onsite vehicle sales or servicing of vehicles beyond that which is 

required for state inspections, there will not be any unexpected customer arrivals to the site.  

Carvana will utilize the existing service bays to conduct state inspections and detailing of Carvana 

sold vehicles only, prior to their initial delivery to the customer. These services will not be open to 

the public. Caravana anticipates utilizing the five (5) existing service bays furthest to the north in the 

building for conducting state inspections and associated minor repairs prior to delivery. Detailing of 

sold vehicles prior to delivery will be conducted in the middle section of the building utilizing the bay 

doors on the north side of middle building to access the detailing area. Finally, the southerly most 

bay door nearest the former Healey Hyundai service entrance will be used display/delivery of sold 

vehicles for customer pick-up. This display/delivery bay, which is identified by Carvana as the 

“Customer Experience” bay, will be the bay that is nearest the exit only driveway from the property 

at the center of the building.  

Parking 
(Appendix A, B & C) 

The City of Beacon Zoning Code (the “Zoning Code”) provides specific parking requirements for 

“Motor Vehicle Sales & Service” uses as specified in Section 223-26.F of the code. Based on the 

Zoning Code, one (1) space is required per employee, plus one (1) space per 150 square feet of gross 

floor area of building space. The relevant code section is provided in Appendix A for reference. As 

indicated previously, the Project anticipates having 12 – 15 employees, which would require 15 

parking spaces. An additional 131 parking spaces are required based on the total building floor area 

resulting in a total of 146 parking spaces required by the Zoning Code. Considering the proposal to 

provide 63 onsite parking spaces as part of the Project, the Project would have a shortfall of 83 

parking spaces based on the Zoning Code requirement for which a variance would be required. Note 

that the 63 onsite parking spaces include 7 spaces designated for the Carvana single car haulers 

which are used for offsite deliveries.  
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CED is also aware that the City of Beacon City Council is currently in the process of reviewing a 

Proposed Local Law to amend parking requirements in the City of Beacon. Our office has continued 

to review the progress of this proposed Local Law including reviewing the latest available revision 

dated April 12, 2024, which was reviewed by the City Council at its April 22, 2024, meeting. A copy of 

the April 12, 2024, revision of the proposed Local Law is provided in Appendix B for reference. Based 

on the current version of the proposed Local Law if adopted by the City the required parking for the 

Project would be based on the Schedule of Off-Street Parking Standards as identified in the table on 

Page 6 of the Proposed Local Law, which requires a minimum of three (3) spaces per 1,000 sq. ft. of 

gross floor area up to a maximum of five (5) spaces per 1,000 sq. ft. of gross floor area. Therefore, 

the Project would require a minimum of 59 parking spaces up to a maximum of 98 parking spaces. 

The proposed total of 63 parking spaces to be provided on the site falls within this range of 

minimum and maximum required parking.  

For comparison purposes, data provided by the Institute of Transportation Engineers (ITE) in their 

publication entitle Parking Generation, 6th Edition dated 2023 was reviewed for Land use 841 – 

Automobile Sales (Used). While this land use may not provide an exact comparison to the proposed 

Carvana operations since it is primarily based on traditional automobile sales operations, it is the 

most comparable industry data available. Based on the size of the building, the ITE data indicates an 

average parking demand of 60 parking spaces with an 85th percentile parking demand of 98 parking 

spaces. This is similar to the range of parking spaces that would be required under the City’s 

proposed Local Law. However, it should also be noted that the ITE data also provides parking 

demand rates based on the number of employees at the facility. Based on the maximum of 15 

employees at the facility, the ITE data indicates an average parking demand of 21 parking spaces 

with an 85th percentile parking demand of 33 parking spaces. The relevant ITE data is provided in 

Appendix C for reference.  

As noted previously, the Carvana operations are significantly different than typical automobile sales 

facility operations. Based on the planned operations of the facility, Carvana will require up to 15 

employee parking spaces, one for each employee. In addition, Carvana will reserve seven (7) parking 

spaces along Fishkill Avenue at the north end of the side for their single car haulers, which are used 

for offsite deliveries. Carvana also proposes to provide seven (7) designated parking spaces for 

customer parking, including one (1) ADA accessible parking space on the south side of the building. 

Since the pickup of vehicles will be prescheduled in 15-minute intervals and there are no other 

public services provided other than pick-up of presold vehicles, the need for customer parking is 

anticipated to be very limited  

The above identified parking spaces will make up 29 of the 63 proposed onsite spaces, leaving 34 

remaining parking spaces for storage of vehicles for daily deliveries both for pickup at the store and 

offsite delivery using the single car haulers. Based on the 10-20 pickup deliveries per day it is 

anticipated that the 34 remaining spaces would serve the needs of the facility for the storage of pre-

sold vehicles, which only occurs for limited durations.  
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Access & Circulation 
(Figures No. 1 & 2, Appendix D) 

In addition to the parking assessment discussed above, CED also conducted a review of the future 

access and circulation relating to the proposed Carvana use. As noted previously the site is currently 

accessed primarily by two (2) two-way driveway connections to Fishkill Avenue and a one-way loop 

driveway in the middle of the site frontage. Furthermore, there is no existing curbing or sidewalks 

along the site frontage separating Fishkill Avenue from the paved surface of the site and as indicated 

on the property survey, some of the formerly used parking spaces encroached on the Fishkill 

Avenue right-of-way.  

Under the proposed Carvana use, the existing northerly and southerly two-way driveways are 

proposed to remain. It is recommended that the northerly driveway be signed for “Employees Only” 

use, while the southerly driveway be signed for customer access. It is also recommended to 

eliminate the existing one-way entry only driveway in the middle of the site frontage since this is a 

redundant access under the proposed Carvana operation. The existing one-way exit-only driveway in 

the middle of the site frontage will remain to allow picked up vehicles to exit from the Customer 

Experience delivery area at this location. Pavement striping and signage should be provided to 

reinforce this as an exit only driveway. These access driveway modifications will significantly improve 

vehicle operations/turning movements along the site frontage.  

Furthermore, all parking spaces along the site frontage will be restriped to be outside the Fishkill 

Avenue right-of-way. On the south side of the site, the parking spaces will be moved back into the 

site approximately 20-ft. to allow for the striping of a 15 ft. wide by 140-ft. long loading zone as was 

identified on the previously approved site plan but appears to have not been in use. This area will 

also be lined with planter boxes to separate the onsite parking spaces from the loading zone and 

Fishkill Avenue. The loading zone will be entirely outside the Fishkill Avenue right-of-way.  

At the north end of the site along the Fishkill Avenue frontage there will be seven (7) single car 

hauler parking spaces and seven (7) customer vehicle staging spaces. These spaces again will be 

restriped outside of the Fishkill Avenue right-of-way. It is recommended that each space be provided 

with a concrete wheel stop positioned along the Fishkill Avenue frontage in order to further separate 

these spaces from the Fishkill Avenue pavement.  

CED understands that the City of Beacon has formed a Fishkill Avenue Corridor Ad Hoc Committee 

that has been tasked with developing concepts and proposals for the Fishkill Avenue corridor that 

will look at such items as the future streetscape of Fishkill Avenue, design standards, pedestrian/ 

bicycle/transit accommodations as well as several other items. This committee was announced by 

Mayor Kyriacou on November 27, 2023, and appointed committee members were announced on 

January 26, 2024.  

25



Project No. 24004190A 

April 30, 2024 

Page 5 | 6 

CED is also aware that there was a previously proposed City project that would have provided 

streetscape and other improvements in the area of the site. However, this Project has since been 

modified to remove much of the Fishkill Avenue work to allow the Fishkill Avenue Committee to 

conduct its studies and provide recommendations for the area. In light of this it is the 

recommendation of CED that other than the recommendations made above, no other streetscape 

type modifications along the Fishkill Avenue site frontage be made at this time in order to not install 

something that would potentially conflict with the findings and recommendations of the Fishkill 

Avenue Committee.  

Lastly, the proposed loading zone, which was identified on the previously approved site plan, was 

also reviewed. Carvana anticipates 1 – 2 deliveries of vehicles to the site per day utilizing 9-car 

haulers. The location of the loading zone at the south end of the site is positioned to all the car 

haulers to arrive either from the south or from the north and pull head-in to the loading zone from 

either direction. Figures No. 1 and 2 contained in Appendix D show the car hauler vehicle 

maneuvering into the loading zone from both directions making a head-in maneuver. Carvana 

anticipates that their car haulers will arrive from the south on Fishkill Avenue since they have the 

ability to dictate and control the arrival and departure patterns of the vehicles. However, in either 

case the head-in maneuver will result in minimal disruption to traffic along Fishkill Avenue since no 

additional maneuvering in Fishkill Avenue will be required by the vehicle. When departing the site, 

the haulers should be required to depart to the north if arriving from the south and to the south if 

arriving from the north which again will require no additional maneuvering along Fishkill Avenue 

and minimal disruption to traffic along the roadway.  

The 15-ft. x 140-ft. loading space will provide sufficient space for the hauler to be positioned entirely 

outside the Fishkill Avenue right-of-way and allow for vehicle unloading without encroaching onto 

Fishkill Avenue. The proposed planters will be positioned such that vehicles unloaded can be driven 

around them on each end of the Loading zone to allow the vehicles to enter directly into the parking 

lot without encroaching on Fishkill Avenue.  
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Conclusion 

As summarized in our analysis of the proposed parking, the site will provide sufficient parking to 

meet the parking demands of the Carvana use, which will have a significantly reduced parking 

demand from the previous Healey Hyundai dealership. The ability to schedule deliveries ahead of 

time through the Carvana online system will allow Carvana to control the follow of vehicles into and 

out of the site and thereby controlling the parking demands throughout the day. Based on our 

analysis, it is the opinion of CED that a parking variance of 83 parking spaces, in accordance with the 

current Zoning Code requirements, is warranted for the Project.  

In addition, with the several access and circulation related recommendations noted above, the 

Project will result in improved traffic flow and operations in and around the site with less impact to 

Fishkill Avenue than the former Healey Hyundai use.  

Sincerely, 

Colliers Engineering & Design, Architecture, Landscape Architecture, Surveying, CT P.C. 

 

 

Richard D'Andrea, P.E., PTOE 

Department Manager 

 

R:\Projects\2024\24004190A\Correspondence\OUT\240430RGD_Ltr Rpt.docx
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A. 

(1) 

(2) 

(3) 

B. 

(1) 

(2) 

City of Beacon, NY
Tuesday, April 30, 2024

Chapter 223. Zoning

Article III. General Regulations

§ 223-26. Off-street parking, loading and vehicular access.

General.

All structures and land uses hereafter erected, enlarged, created or extended shall be provided
with the amount of off-street automobile parking space and loading and unloading space
required by the terms of this section to meet the needs of persons making use of such
structures or land. A permit for the erection, replacement, reconstruction, extension or
substantial alteration of a structure or the development of a land use shall not be issued unless
off-street automobile parking facilities and, where required loading and unloading spaces shall
have been laid out in plan in accordance with the appropriate requirements for structures and
uses as set forth in this section, and such required parking and loading facilities shall be
completed before a certificate of occupancy shall be issued. As used herein, "parking facilities"
shall be construed to include loading and unloading spaces required by this section.

In case of exceptional difficulty or unusual hardship to such properties arising out of the
requirements of this section, the Board of Appeals may reduce the parking requirements but
shall require such degree of compliance as it may deem reasonable for that part of the
structure or use that is legally nonconforming and shall not waive any part of the requirement
for that part of the structure or use that constitutes an enlargement or expansion and shall not
permit reduction or elimination of whatever quantity of parking may already exist, unless it is in
excess of requirements.

Required off-street parking facilities which, after development, are later dedicated to and
accepted by the City shall be deemed to continue to serve the uses or structures for which they
were originally provided.

Effect on existing uses.

Structures and land uses in existence on April 20, 1964, or structures and uses for which
building permits had been approved on or before said date, shall not be subject to the
requirements set forth in this section, unless there shall occur an increased intensity of use,
provided that any parking facilities now existing to serve such structures or uses shall not in the
future be reduced, except where they exceed such requirement, in which case they may not be
reduced below such requirement.

Whenever a building or structure erected prior to or after April 20, 1964. or any land use shall
undergo any increase in intensity of use in the number of dwelling units, floor area, seating
capacity, number of employees or other unit of measurement specified hereinafter for required
parking facilities, or from other causes, and further when said increase would result in a
requirement for additional parking facilities through application of the Schedule of Off-Street
Parking Requirements (Subsection F), additional parking facilities shall be provided
accordingly, except that no building or structure erected prior to said date shall be required to
provide parking facilities unless the aforesaid additional required facilities amount to a
cumulative total increase of at least 25% over the existing use as of said date, in which case

4/30/24, 8:54 AM City of Beacon, NY Off-street parking, loading and vehicular access.
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C. 

(1) 

(2) 

(a) 

(b) 

(c) 

(3) 

(a) 

(b) 

(c) 

parking spaces shall be provided on the basis of the total units of measurements of the new
use or of the alteration or expansion of the existing use.

Location, use, design, construction and maintenance.
[Amended 5-19-2014 by L.L. No. 6-2014; 5-15-2017 by L.L. No. 7-2017]

Location. The off-street parking facilities which are required by this section shall be provided on
the same lot or premises with such structure or land use; except that off-street parking spaces
required for structures or land uses on two or more adjoining lots may be provided in a single
common facility on one or more of said lots, provided that a binding agreement, in a form
approved by the Corporation Counsel, assuring the continued operation of said parking facility
during the life of the structure or the land use the parking is designed to serve, is filed on the
land records prior to approval of the plans for said parking facility. In any residence district, no
off-street parking facility shall be developed in any required front yard or in any required side or
rear yard adjacent to a street line or in any other side or rear yard within five feet of the lot line.
However, off-street parking spaces shall be permitted in residential districts as indicated in
§ 223-17C.

Parking specifications.

Each parking space provided in an unenclosed area shall be at least nine feet wide and at
least 18 feet long, except that the Planning Board, in approving a plan under § 223-25,
may permit that portion of the total required parking which is specifically set aside for and
limited to employee parking to have a width of at least 8 1/2 feet and a depth of at least 18
feet. This possible exception shall not be permitted in the CMS District.
[Amended 6-15-2020 by L.L. No. 7-2020]

Each parking space which is bordered by walls or columns on two or more sides shall be
not less than 10 feet wide nor less than 18 feet long. Enclosed or garaged parking areas
shall not contain any columns, walls or other obstacles which would prevent or obstruct
the use of any parking space.

The maneuvering area needed to permit parked vehicles to enter and exit off-street
parking spaces shall have a width of at least 24 feet, except where the Planning Board
approves a lesser distance as adequate for areas with parallel or angled parking spaces.

Landscaping. Except for parking spaces accessory to a one-family dwelling, all off-street
parking areas shall be landscaped with appropriate trees, shrubs and other plant materials and
ground cover, as approved by the Planning Board based upon consideration of the adequacy
of the proposed landscaping to assure the establishment of a safe, convenient and attractive
parking facility with a minimum amount of maintenance, including plant care, snowplowing and
the removal of leaves and other debris. At least one tree with a minimum caliper of three
inches at a height of four feet above ground level shall be provided within such parking area for
each 10 parking spaces.

Wherever possible, planting islands, at least eight feet in width, shall be provided to guide
vehicle movement and to separate opposing rows of parking spaces so as to provide
adequate space for plant growth, pedestrian circulation and vehicle overhang. Such
planting islands and the landscaping within them shall be designed and arranged in such a
way as to provide vertical definition to major traffic circulation aisles, entrances and exits,
to channel internal traffic flow and prevent indiscriminate diagonal movement of vehicles
and to provide relief from the visual monotony and shadeless expanse of a large parking
area.

The Planning Board may require curbing to facilitate surface drainage and prevent
vehicles from overlapping sidewalks and damaging landscaping materials.

No obstruction to driver vision shall be erected or maintained on any lot within the triangle
formed by the street line of such lot, the outer edge of the access driveway to the parking

4/30/24, 8:54 AM City of Beacon, NY Off-street parking, loading and vehicular access.
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(4) 

(5) 

(6) 

(7) 

(a) 

(b) 

(8) 

D. 

(1) 

area and a line drawn between points along such street line and access drive 30 feet
distant from their point of intersection.

Grades, drainage, paving and marking. All proposed and required parking facilities, regardless
of size, shall be graded, surfaced, drained and maintained throughout the duration of their use
so as to comply with the New York State Stormwater Management Design Manual, as
amended from time to time, and/or Chapter 190, Stormwater Management and Erosion and
Sediment Control, of this Code, or other acceptable stormwater management practice(s), as
deemed suitable to the City Engineer to the extent necessary to avoid nuisances of dust,
erosion or excessive water flow across public ways or adjacent lands. The drainage analysis
for said parking facilities shall include pre- and post-development conditions as well as
remediation and/or mitigation of stormwater runoff. The maximum slope within a parking area
shall not exceed 5%. In RD Districts and in nonresidential developments, the Planning Board
shall require the provision of suitable markings to indicate individual parking spaces,
maneuvering area, entrances and exits.
[Amended 6-15-2020 by L.L. No. 7-2020]

Traffic circulation. In order to encourage safe and convenient traffic circulation, the Planning
Board may require the interconnection of parking areas via access drives within and between
adjacent lots. The Board shall require written assurance and/or deed restrictions, satisfactory
to the Corporation Counsel, binding the owner and his heirs and assignees to permit and
maintain such internal access and circulation and inter-use of parking facilities.

Two or more uses on same lot. Where two or more different uses occur on a single lot, the total
amount of parking facilities to be provided shall be the sum of the requirements of each
individual use on the lot, except that the Planning Board may approve the joint use of parking
space by two or more establishments on the same lot or on contiguous lots, the total capacity
of which is less than the sum of the spaces required for each, provided that said Board finds
that the capacity to be provided will substantially meet the intent of this article by reason of
variation in the probable time of maximum use by patrons or employees at such
establishments and provided that such approval of such joint use shall be automatically
terminated upon a change of use at any such establishment.

Designed residence and multifamily residence districts.
[Amended 6-15-2020 by L.L. No. 7-2020]

In RD Districts, in order that some of the required parking spaces may be convenient for
use by visitors as well as by occupants, 2/3 of the required car spaces for a residential
building shall, whenever possible, be directly accessible to a main entrance to that building
and within 100 feet of that entrance.

In RD Districts, off-street parking lots shall be located behind, underneath, or to the side of
the building, whenever possible. Any parking to the side of the building shall be screened
from street views by a low wall, hedge, fence, and/or other landscaping and, whenever
possible, it shall be located at least 40 feet from any property line that fronts on a street.

Off-street parking for private passenger vehicles may be allowed by a special permit from the
Planning Board on a vacant lot in a residential district which has a shared parcel line for at
least 20 feet with a commercial or industrial district, provided that the off-street parking shall be
on a portion of the lot within 200 feet of the commercial or industrial district and that the use
shall not include fee-based parking for railroad commuters.
[Added 10-3-2022 by L.L. No. 10-2022]

Alternatives to providing parking spaces.
[Amended 6-15-1992 by L.L. No. 5-1992]

Conveyance of land. Where, because of limitations of size, dimensions or topography of a lot,
an applicant for a building permit in a business district finds it impractical to provide all or a
portion of the off-street parking spaces required by Subsection F herein, in connection with a
proposed building or addition, he may grant and convey to the City of Beacon, and the City
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[1]

E. 

F. 

Council, at its discretion, may accept, appropriately located and developed land for commercial
parking as a permitted use equivalent, provided that said land is permanently dedicated to the
City.[1]

Editor's Note: Former Subsection D(2), Fee in lieu of waived parking, as amended, which
immediately followed, was repealed 4-7-2008 by L.L. No. 4-2008.

Waiver of improvement. Except within the Central Main Street District, and notwithstanding any
other provision of this chapter, the City Council or Planning Board, in reviewing plans submitted in
accordance with the provisions of this section or § 223-18 or 223-25, may waive the initial
improvement of up to 50% of the required off-street parking spaces, provided that all of the required
spaces are shown on the proposed plan and further provided that suitable agreements, satisfactory
to the City Council or Planning Board, are obtained assuring the City that the property owner(s) will
be responsible for the construction of such waived spaces, or any portion thereof, within six months
of the date such spaces may be deemed necessary by the City Council or Planning Board.
[Amended 7-6-2004 by L.L. No. 13-2004; 2-19-2013 by L.L. No. 3-2013; 6-15-2020 by L.L. No. 7-
2020]

Schedule of Off-Street Parking Requirements. Off-street parking spaces shall be provided as
follows, except that the Board of Appeals may modify these provisions as a condition of the
issuance of a special permit according to the provisions of § 223-19.

Use Minimum Off-Street Parking
1- and 2-family dwelling 2 spaces for each dwelling unit
Multifamily dwelling and/or apartment or artist
live/work space
[Amended 8-6-2001 by L.L. No. 12-2001]

1 space for each dwelling unit, plus 1/4 space
for each bedroom, plus 1/2 space for each
live/work space containing retail area

Professional home office or home occupation
permitted in a residential district
[Amended 6-15-2020 by L.L. No. 7-2020]

2 spaces in addition to spaces required for the
residential use, except that there shall be 4 spa-
ces for each medical or dental practitioner in ad-
dition to spaces required for the residential use

Bed-and-breakfast establishment
[Amended 3-18-2002 by L.L. No. 9-2002; 6-15-
2020 by L.L. No. 7-2020]

1 space for each guest sleeping room, plus 2
spaces for the dwelling unit, plus 1 space for
each nonresident employee

Hotel or inn
[Amended 6-15-2020 by L.L. No. 7-2020]

Subject to § 223-14.1C

Place of worship, theater, auditorium, athletic
field or other place of assembly

1 space for each 4 seats or pew spaces or, in
places or, in places without seats, 1 space for
each 100 square feet of floor space used for
public assembly

Nursery school or day-care center
[Added 3-18-2002 by L.L. No. 10-2002]

1 per employee plus 1 per classroom

Primary or secondary school
[Added 3-18-2002 by L.L. No. 10-2002]

1 per employee plus 1 per 5 students in the 11th
grade or above, or 1 per 4 assembly seats,
whichever is greater

Dance, art, tutorial, martial arts or similar in-
structional school
[Added 11-4-2002 by L.L. No. 29-2002]

1 space for each 150 square feet of gross floor
space

Hospital, nursing home, convalescent home or
home for the aged

1 space for each 3 resident persons, plus space
for each employee, including medical, nursing
and service staff employed at the same time
when the building is operating at full capacity

Golf and country club 1 space for each 2 memberships
Bowling alley or other place of indoor commer-
cial recreation or public amusement

5 spaces for each bowling lane; all others, 1
space for each 4 persons of maximum occu-
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Use Minimum Off-Street Parking
[Amended 7-6-2004 by L.L. No. 13-2004; 6-15-
2020 by L.L. No. 7-2020]

pancy or 1 space for each 200 square feet of
gross floor area, whichever is greater

Retail or service business, including auction
gallery
[Amended 2-18-1992; 6-21-1999 by L.L. No. 14-
1999]

1 space for each 200 square feet of gross floor
area, excluding utility areas

Restaurant or coffee house
[Amended 7-6-2004 by L.L. No. 13-2004; 5-2-
2005 by L.L. No. 2-2005]

1 space for each 3 patron seats or 1 space for
each 150 square feet of gross floor area, ex-
cluding kitchen and storage areas, whichever is
greater

Office for business or pro-fessional use (other
than accessory to residential use)
[Amended 6-21-1999 by L.L. No. 14-1999]

1 space for each 200 square feet of gross floor
area, excluding utility areas

Banking office
[Amended 6-21-1999 by L.L. No. 14-1999]

1 space for each 200 square feet of gross floor
area, excluding utility areas

Funeral home or undertaking establishment
[Amended 6-15-2020 by L.L. No. 7-2020]

10 spaces per establishment, plus 1 space per
employee

Motor vehicle sales and service 1 space per employee, plus 1 space per 150
square feet of gross floor space

Animal care facility
[Amended 6-15-2020 by L.L. No. 7-2020]

1 space per employee, plus 1 space per 300
square feet of gross floor space

Car washing establishment Subject to § 223-21F
Research or development laboratory 1 space per employee, but not less than 1

space per 600 square feet of gross floor space
Manufacturing or industrial use 1 space per 2 employees but not less than 1

space per 400 square feet of gross floor space
Wholesale, warehouse storage, utility or other
similar commercial use
[Amended 9-19-2022 by L.L. No. 9-2022]

1 space per employee but not less than 1 space
per 1,000 square feet of gross floor space

Self-storage facility
[Added 9-19-2022 by L.L. No. 9-2022]

1 space per 10,000 square feet of gross floor
space, plus one space per employee

Senior housing
[Added 3-22-1982; amended 6-15-2020 by L.L.
No. 7-2020]

2 spaces for each 3 dwelling units

Museums located within walking distance (3,000
feet) of entrance to train station
[Added 2-7-2000 by L.L. No. 5-2000; amended
5-2-2005 by L.L. No. 2-2005; 6-15-2020 by L.L.
No. 7-2020]

1 parking space per 3,000 feet of gross floor
space

Artist studio
[Added 6-16-2003 by L.L. No. 6-2003]

1 space for each 500 square feet of gross floor
space

Art gallery/exhibit space
[Added 5-2-2005 by L.L. No. 2-2005]

1 space for each 250 square feet of gross floor
area

Bar or brew pub
[Added 5-2-2005 by L.L. No. 2-2005]

1 space for each 3 patron seats or 1 space for
each 50 square feet of gross floor area, exclud-
ing kitchen and storage areas, whichever is
greater

Microbrewery or microdistillery
[Added 5-2-2005 by L.L. No. 2-2005; amended
5-19-2014 by L.L. No. 8-2014]

1 space for each employee on the largest shift,
plus 1 space for each 3 patron sitting or stand-
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(1) 

G. 

H. 

(1) 

(2) 

(a) 

(b) 

(c) 

(d) 

(e) 

Use Minimum Off-Street Parking
ing spaces in any tasting room or other visitor
facility open to the general public

Museum
[Added 5-2-2005 by L.L. No. 2-2005]

1 space for each 300 square feet of gross floor
area

Other uses not listed
Amended 5-2-2005 by L.L. No. 2-2005]

Off-street parking requirements for types of uses
which do not fall within the categories listed
above shall be determined by the Planning
Board upon consideration of relevant factors en-
tering into the parking needs of each such use

Notwithstanding §  223-26F above, with respect to lots which, on the effective date of this
section, are located wholly or partially within 2,500 feet of the train station platform, the City
Council shall have the authority to limit the amount of parking to be provided for multifamily and
nonresidential development projects on said lots having a parking requirement in accordance
with §  223-26F of 25 spaces or more, in the interest of appropriately and reasonably
minimizing the environmental impact of the project's vehicular traffic accessing the train station.
In such cases, the City Council shall ensure that convenient pedestrian access is provided by
the project, or is otherwise available between the project and the train station. Where a
substantial change in elevation exists between the project and the train station, the City
Council may require the project to provide, if deemed feasible by the Council, an elevator,
escalator, stairs and/or other similar pedestrian conveyance or access for such purpose.
[Added 6-7-2010 by L.L. No. 8-2010]

Operation and maintenance of off-street parking facilities. Required off-street parking facilities shall
be maintained as long as the use of the structure exists which the facilities are designed to serve.
Required parking areas developed for specific structures and uses shall be reserved at all times to
those persons who are employed at or make use of such structures and land uses, except when
dedicated to and accepted by the City as public parking areas.

Off-street loading requirements. Off-street loading and unloading facilities shall be located on the
same site with the use to be served, except as provided in Subsection C(1), and shall be provided
as follows:

Size. Each off-street loading space shall be at least 14 feet in width, at least 35 feet in length
and at least 14 feet in height, exclusive of access and turning areas, except that adjacent
loading spaces may be each 12 feet in width.

Required number of spaces.

For retail and/or service business establishments: a minimum of one space for the first
7,500 square feet or major portion thereof, plus one space for each additional 10,000
square feet of gross floor area or major portion thereof, except that no berths shall be
required for buildings with a gross floor area of less than 5,000 square feet.

For office establishments: a minimum of one space for the first 20,000 square feet of gross
floor area or major portion thereof, plus one space for each additional 40,000 square feet
of gross floor area or major portion thereof, except that no berths are required for buildings
of less than 10,000 square feet of gross floor area.

For research establishments: a minimum of one space for the first 12,000 square feet of
gross floor area of building or major portion thereof, plus one space for each additional
20,000 square feet of gross floor area or major portion thereof.

For wholesale business, industry, storage, warehouses and other commercial
establishments: a minimum of one space for each establishment, plus one space for each
10,000 square feet of gross floor area or major portion thereof.

For nursing homes: a minimum of one space for each establishment.
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[2]

(f) 

[3]

(g) 

I. 

[Added 12-21-1998 by L.L. No. 17-1998[2]]
Editor's Note: This local law also provided for the renumbering of former Subsection H(2)
(e) as Subsection H(2)(f).

For museums, a minimum of one space for each establishment.
[Added 2-7-2000 by L.L. No. 4-2000[3]]

Editor's Note: This local law also provided for the renumbering of former Subsection H(2)
(f) as Subsection H(2)(g).

Other uses which do not fall within the categories listed above shall be determined by the
City Council and adopted as an amendment to this section.

Driveways. For reasons of traffic and pedestrian safety, both on and off street, as well as to provide
for possible future road widening or other improvements, all new driveways and sidewalk crossings
entering onto any street shall comply with all requirements of Chapter 100, Driveways, and shall be
subject to the approval of the Highway Superintendent, except where such are part of a use subject
to special permit or site development plan approval, in accordance with §§ 223-18 and 223-25, in
which case they shall be subject to approval by the Planning Board and/or City Council.
[Amended 9-4-2018 by L.L. No. 16-2018]
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PROPOSED LOCAL LAW NO. __ OF 2024 

CITY COUNCIL 
CITY OF BEACON 

A LOCAL LAW TO AMEND PARKING REQUIREMENTS IN THE 
CITY OF BEACON 

A LOCAL LAW to amend the Zoning Code concerning parking requirements.  

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

Section 1. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-26, entitled “Off-street parking, loading and vehicular access” is 
hereby amended as follows: 

§ 223-26 Off-street parking, loading and vehicular access. 

A. General. 

(1) All structures and land uses hereafter erected, enlarged, created or extended 
shall be provided with the amount of off-street automobile parking space and 
loading and unloading space required by the terms of this section to meet the needs 
of persons making use of such structures or land. A permit for the erection, 
replacement, reconstruction, extension or substantial alteration of a structure or the 
development of a land use shall not be issued unless off-street automobile parking 
facilities areas or structures and, where required appropriate loading and unloading 
spaces shall have been laid out in plan in accordanceare consistent with the 
appropriate requirements for structures and uses as set forthprovisions in this 
section, and such required parking and loading facilities shall be completed before 
a certificate of occupancy shall be issued. As used herein, "parking facilities" shall 
be construed to include loading and unloading spaces required by this section. 

(2) In case of exceptional difficulty or unusual hardship to such properties arising out 
of the requirements of this section, the Board of Appeals may reduce the parking 
requirements but shall require such degree of compliance as it may deem reasonable 
for that part of the structure or use that is legally nonconforming and shall not 
waive any part of the requirement for that part of the structure or use that 
constitutes an enlargement or expansion and shall not permit reduction or 
elimination of whatever quantity of parking may already exist, unless it is in excess 
of requirements. 

(3) Required off-street parking facilities which, after development, are later dedicated 
to and accepted by the City shall be deemed to continue to serve the uses or 
structures for which they were originally provided. 

37



 

5102/011/4867-2988-1746v8  4/15/24 

  ‐2‐ 

B. Effect on existing uses. 

(1) Structures and land uses in existence on April 20, 1964, or structures and uses for 
which building permits had been approved on or before said date, shall not be 
subject to the requirements set forth in this section, unless there shall occur an 
increased intensity of use, provided that any parking facilities now existing to serve 
such structures or uses shall not in the future be reduced, except where they exceed 
such requirement, in which case they may not be reduced below such requirement. 

(2) Whenever a building or structure erected prior to or after April 20, 1964. or any 
land use shall undergo any increase in intensity of use in the number of dwelling 
units, floor area, seating capacity, number of employees or other unit of 
measurement specified hereinafter for required parking facilities, or from other 
causes, and further when said increase would result in a requirement for additional 
parking facilities through application of the Schedule of Off-Street Parking 
Requirements (Subsection F), additional parking facilities shall be provided 
accordingly, except that no building or structure erected prior to said date shall be 
required to provide parking facilities unless the aforesaid additional required 
facilities amount to a cumulative total increase of at least 25% over the existing use 
as of said date, in which case parking spaces shall be provided on the basis of the 
total units of measurements of the new use or of the alteration or expansion of the 
existing use. 

C.B. Location, use, design, construction and maintenance. 

(1) Location. TheExcept as required elsewhere under the City Code, any approved off-
street parking facilities area or structure  which are required by this section shall be 
provided on the same lot or premises with such structure or land use; except unless 
that such off-street parking spaces required for structures or land uses on two or 
more adjoining lots may be provided in a single common facility on one or more 
of said lots, provided that an easement or deed restriction(s) binding agreement, in 
a form approved by the Corporation Counsel, assuring the continued operation of 
said parking facility during the life of the structure or the land use the parking is 
designed to serve, is filed on the land records prior to approval of the plans for said 
parking facility.  

(1)(2) In any residence district, no designated off-street parking facility area or 
structure shall be developed in any required front yard forward of the principal 
building, except as approved by the Building Inspector or Planning Board for an 
unusual lot configuration. Nor shall any residence district off-street parking area or 
structure be developed or in any required minimum side or rear yard setback 
adjacent to a street line or in any other side or rear yard within five feet of the lot 
line. However, off-street parking spaces shall be permitted in residential districts as 
indicated in § 223-17C. 
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(2)(3) Parking specifications. 

(a) Each parking space provided in an unenclosed area shall be at least nine 
feet wide and at least 18 feet long, except that the Planning Board, in 
approving a plan under § 223-25, may permit that portion of the total 
required parking which is specifically set aside for and limited to employee 
parking to have a width of at least 8 1/2 feet and a depth of at least 18 
feet. This possible exception shall not be permitted in the CMS District. 

(b) Each parking space which is bordered by walls or columns on two or more 
sides shall be not less than 10 feet wide nor less than 18 feet long. Enclosed 
or garaged parking areas shall not contain any columns, walls or other 
obstacles which would prevent or obstruct the use of any parking space. 

(c) Except for one-family and two-family dwellings, The the maneuvering 
area needed to permit parked vehicles to enter and exit off-street parking 
spaces shall have a width of at least 24 feet, except unless where the 
Planning Board approves a lesser distance as adequate for areas with 
parallel or angled parking spaces. 

(4) Landscaping. Except for parking spaces accessory to a one-family and two-family 
dwellings and accessory apartment dwelling units subject to approval by the 
Building Inspector, all off-street parking areas shall be landscaped with appropriate 
trees, shrubs and other plant materials and ground cover, as approved by the 
Planning Board based upon consideration of the adequacy of the proposed 
landscaping to assure the establishment of a safe, convenient and attractive parking 
facility with a minimum amount of maintenance, including plant care, snowplowing 
and the removal of leaves and other debris.  

(3)(a) At least one tree with a minimum caliper of three inches at a height of 
four feet above ground level shall be provided within such parking area 
for each 10 8 parking spaces. 

(a)(b) Wherever possible, planting islands, at least eight feet in width, 
shall be provided to guide vehicle movement and to separate opposing 
rows of parking spaces so as to provide adequate space for plant growth, 
pedestrian circulation and vehicle overhang. Such planting islands and the 
landscaping within them shall be designed and arranged in such a way as 
to provide vertical definition to major traffic circulation aisles, entrances 
and exits, to channel internal traffic flow and prevent indiscriminate 
diagonal movement of vehicles and to provide relief from the visual 
monotony and shadeless expanse of a large parking area. 
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(b)(c) The Planning Board may require curbing to facilitate surface 
drainage and prevent vehicles from overlapping sidewalks and damaging 
landscaping materials. 

(d) No obstruction to driver vision shall be erected or maintained on any lot 
within the triangle formed by the street line of such lot, the outer edge of 
the access driveway to the parking area and a line drawn between points 
along such street line and access drive 30 25 feet distant from their point 
of intersection. 

(c)(e) Such property owner shall have an obligation to maintain and replace 
any landscaping which dies or becomes unsightly. 

(4)(5) Grades, drainage, paving and marking. All proposed and required approved 
parking facilitiesareas and structures, regardless of size, shall be graded, surfaced, 
drained and maintained throughout the duration of their use so as to comply with 
the New York State Stormwater Management Design Manual, as amended from 
time to time, and/or Chapter 190, Stormwater Management and Erosion and 
Sediment Control, of this Code, or other acceptable stormwater management 
practice(s), as deemed suitable to the City Engineer to the extent necessary to avoid 
nuisances of dust, erosion or excessive water flow across public ways or adjacent 
lands. The drainage analysis for said parking facilities areas or structures shall 
include pre- and post-development conditions as well as remediation and/or 
mitigation of stormwater runoff. The maximum slope within a parking area shall 
not exceed 5%. In RD Districts and in any multifamily or nonresidential 
developments, the Planning Board shall require the provision of suitable markings 
to indicate individual parking spaces, maneuvering area, entrances and exits. Except 
for one-family or two-family dwellings, the Planning Board shall require green 
stormwater infrastructure for the development of parking spaces, unless the 
Applicant establishes to the Planning Board’s satisfaction that the underlying soils 
do not allow natural drainage. Such green stormwater infrastructure is subject to § 
190-9. 

(5)(6) Traffic circulation. In order to encourage safe and convenient traffic circulation, 
the Planning Board may require the interconnection of parking areas via access 
drives within and between adjacent lots. The Board shall require written assurance 
and/or deed restrictionseasements, satisfactory to the Corporation Counsel, 
binding the owner and his heirs and assignees to permit and maintain such internal 
access and circulation and inter-use of parking facilitiesareas or structures. 

(6)(7) Two or more uses on same lot. Where two or more different uses occur on a 
single lot, the total amount of parking facilities to be provided shall be the sum of 
the requirements of each individual use on the lot, except that the Planning Board 
may approve the joint use of parking space by two or more establishments on the 
same lot or on contiguous lots, the total capacity of which is less than the sum of 
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the spaces required needed for each, provided that said Board finds that the capacity 
to be provided will substantially meet the intent of this article by reason of variation 
in the probable time of maximum use by patrons or employees at such 
establishments and provided that such approval of such joint use shall be 
automatically terminated upon a change of use at any such establishment. 

(7)(8) Designed residence and multifamily residence districts. 

(a) In RD Districts, in order that some of the required parking spaces may be 
convenient for use by visitors as well as by occupants, 2/3 of the required 
car spaces for a residential building shall, whenever possible, be directly 
accessible to a main entrance to that building and within 100 feet of that 
entrance. 

(b) In RD Districts, off-street parking lots shall be located behind, 
underneath, or to the side of the building, whenever possible. Any parking 
to the side of the building shall be screened from street views by a low 
wall, hedge, fence, and/or other landscaping and, whenever possible, it 
shall be located at least 40 feet from any property line that fronts on a 
street. 

(8)(9) Off-street parking for private passenger vehicles may be allowed by a special 
permit from the Planning Board on a vacant lot in a residential district which has a 
shared parcel line for at least 20 feet with a commercial or industrial district, 
provided that the off-street parking shall be on a portion of the lot within 200 feet 
of the commercial or industrial district and that the use shall not include fee-based 
parking for railroad commuters. 

D.C. Alternatives to providing parking spaces. 

(1) Conveyance of land. Where, because of limitations of size, dimensions or 
topography of a lot, an applicant for a building permit in a business district finds it 
impractical to provide all or a portion of the off-street parking spaces required by 
Subsection F hereinthe Planning Board, in connection with a proposed building or 
addition, he the applicant may grant and convey to the City of Beacon, and the City 
Council, at its discretion, may accept, appropriately located and developed land for 
commercial parking as a permitted use equivalent, provided that said land is 
permanently dedicated to the City. 

(1)(2) Waiver of improvement. Except within the Central Main Street District, and 
notwithstanding any other provision of this chapter, the City Council or Planning 
Board, in reviewing plans submitted in accordance with the provisions of this 
section or § 223-18 or 223-25, may waive the initial improvement of up to 50% of 
the required off-street parking spaces, provided that all of the required spaces are 
shown on the proposed plan and further provided that suitable agreements, 
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satisfactory to the City Council or Planning Board, are obtained assuring the City 
that the property owner(s) will be responsible for the construction of such waived 
spaces, or any portion thereof, within six months of the date such spaces may be 
deemed necessary by the City Council or Planning Board. 

D. Schedule of Off-Street Parking RequirementsStandards. Off-street parking spaces shall be 
provided as follows, except that the Board of Appeals may modify these provisions as a 
condition of the issuance of a special permit according to the provisions of § 223-19. 

(1) In order to promote walkability and other transportation alternatives and to avoid 
excessive automobile traffic and unnecessarily large paved parking lots, parking 
maximums have been established for all uses. Nno minimum number of off-street 
parking spaces are required,required within the CMS, L, WD, and T districts due to 
the proximity of these districts to municipal parking areas, public transportation, 
and pedestrian-oriented streetscapes. except for one-family and two-family 
dwellings as well as accessory apartment dwelling units which shall require a 
minimum of one off-street parking space per dwelling unit. 

(2) The Planning Board shall determine the appropriate number of on-site parking 
spaces as part of application review and based on the context of the property, 
including but not limited to, as applicable, the size of the parcel, proposed uses, 
existing buildings on the parcel, especially if they are designated as historic, 
availability of public and street parking in the area, walkable access to public transit, 
a parking study submitted by the applicant, shared parking arrangements, land-
banking authorized under § 223-26C(2), compliance with the Americans with 
Disabilities Act (ADA) and any state requirements for accessible parking, and input 
from any public hearing. 

(3) Any professional parking study requested by the Planning Board and reviewed by 
the City’s consultant shall be based primarily on specific site-related information, a 
comparable analysis of similar uses and properties in the area or region, and an 
examination of demand reduction strategies, including such elements as promotion 
of walking, bicycle parking or storage facilities, alternative mobility options, transit 
access opportunities, car-share rentals, and ride-sharing or carpooling services. 

(4) The following table gives guidance to the Planning Board on the minimum and 
maximum parking  allowedparking allowed., notwithstandingWhere only 
maximums are identified, the Planning Board may approve fewer spaces: 
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Schedule of Off-Street Parking Standards 

Building Use 
CMS, L, WD, T R1, RD, LI, HI, WP, FCD, GB 

Min Max Min Max 

Residential 
(Including accessory apartment) 

– 
1 space 

per dwelling unit 
1 space 

per dwelling unit 
3 spaces 

per dwelling unit 

Lodging  
– 
 

 
0.75 space  

per guest room 
 
 

 
0.5 space 

per guest room 
 
 

 
1.5 space 

per guest room 
 
 

Commercial 
(Retail / Office / Service / Food / Auto-

Oriented/ Social and Community) 

– 
 

 
3 spaces 

Per 1000 SF GFA 
 

 
3 spaces 

Per 1000 SF GFA 
 

 
5 spaces 

Per 1000 SF GFA 
 

Health Care and Educational  
4 spaces  

per 1000 SF GFA 
1 space  

per 1000 SF GFA 
4 spaces  

per 1000 SF GFA 

Industrial 
(Industrial or Assembly) 

– 
 

– 
 

0.25 space  
per 1,000 SF GFA 

2.5 spaces  
per 1,000 SF GFA 

Other Uses 
 

 

Off-street parking requirements for types of which do not fall within 
the categories listed above shall be determined by the Planning Board 

or the Building Inspector upon consideration of relevant factors 
dictating the parking needs of each such use 

NOTES: 
*  The calculation of Gross Floor Area (“GFA”) shall exclude utility space 
*  Up to 30% of the provided parking may be designated for compact automobiles at the discretion of and in accordance 
with standards as determined by the Planning Board 
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Use Minimum Maximum Off-Street Parking  

1- and 2-family dwelling 2 spaces 3 spaces for each dwelling unit   

 

Multifamily dwelling and/or apartment or artist 
live/work space 

1 space for each dwelling unit, plus 1/4 space for 
each bedroom, plus 1/2 space for each live/work 
space containing retail area 

 

Professional home office or home occupation 
permitted in a residential district 

2 spaces in addition to spaces required for the 
residential use, except that there shall be a maximum 
4 spaces for each medical or dental practitioner in 
addition to spaces required for the residential use 

 

Bed-and-breakfast establishment 

 

1 space for each guest sleeping room, plus 2 spaces 
for the dwelling unit, plus 1 space for each 
nonresident employee 

Hotel or inn Subject to § 223-14.1C  1 for each hotel guest room, 
plus 1 for each employee on site at any one time 

 

Place of worship, theater, auditorium, athletic field 
or other place of assembly 

1 space for each 4 seats or pew spaces or, in places 
or, in places without seats, 1 space for each 100 
square feet of floor space used for public assembly 

 

Nursery school or day-care center 

 

1 per employee plus 1 per classroom 

Primary or secondary school 1 per employee plus 1 per 5 students in the 11th 
grade or above, or 1 per 4 assembly seats, whichever 
is greater 
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Use Minimum Maximum Off-Street Parking  

Dance, art, tutorial, martial arts or similar 
instructional school 

 

1 space for each 150 square feet of gross floor space 

Hospital, nursing home, convalescent home or 
home for the aged 

1 space for each 3 resident persons, plus space for 
each employee, including medical, nursing and 
service staff employed at the same time when the 
building is operating at full capacity 

 

Golf and country club 1 space for each 2 memberships 

 

Bowling alley or other place of indoor commercial 
recreation or public amusement 

 

5 spaces for each bowling lane; all others, 1 space 
for each 4 persons of maximum occupancy or 1 
space for each 200 square feet of gross floor area, 
whichever is greater 

Retail or service business, including auction gallery 1 space for each 200 250 square feet of gross floor 
area, excluding utility areas 

Restaurant or coffee house 1 space for each 3 patron seats or 1 space for each 
150 200 square feet of gross floor area, excluding 
kitchen and storage areas, whichever is greater 

 

Office for business or professional use (other than 
accessory to residential use) 

 

1 space for each 200 300 square feet of gross floor 
area, excluding utility areas 

Banking office 

 

1 space for each 200 300 square feet of gross floor 
area, excluding utility areas 
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Use Minimum Maximum Off-Street Parking  

Funeral home or undertaking establishment 10 spaces per establishment, plus 1 space per 
employee 

Motor vehicle sales and service 1 space per employee, plus 1 space per 150 square 
feet of gross floor space 

 

 

Animal care facility 1 space per employee, plus 1 space per 300 square 
feet of gross floor space 

 

 

Car washing establishment Subject to § 223-21F  1 space per each two persons 
working at the same time at full capacity or 1 space 
for each 400 square feet of gross floor area, 
whichever is greater 

 

Research or development laboratory 1 space per employee, but not less than or 1 space 
per 600 square feet of gross floor space 

 

Manufacturing or industrial use 1 space per 2 employees but not less than or 1 space 
per 400 square feet of gross floor space 

 

Wholesale, warehouse storage, utility or other 
similar commercial use 

 

1 space per employee but not less than or 1 space 
per 1,000 square feet of gross floor space 

Self-storage facility 1 space per 10,000 square feet of gross floor space, 
plus one space per employee 
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Use Minimum Maximum Off-Street Parking  

 

Senior housing 

 

2 spaces for each 3 dwelling units 

Museums located within walking distance (3,000 
feet) of entrance to train station  

 

1 parking space per 3,000 feet of gross floor space 

Artist studio 

 

1 space for each 500 square feet of gross floor space 

Art gallery/exhibit space 

 

1 space for each 250 square feet of gross floor area 

Bar or brew pub 1 space for each 3 patron seats or 1 space for each 
250 square feet of gross floor area, excluding kitchen 
and storage areas, whichever is greater 

 

Microbrewery or microdistillery 

 

1 space for each employee on the largest shift, plus 1 
space for each 3-patron sitting or standing spaces in 
any tasting room or other visitor facility open to the 
general public 

 

Museum 

 

1 space for each 300 500 square feet of gross floor 
area 

Other uses not listed 

 

Off-street parking requirements for types of uses 
which do not fall within the categories listed above 
shall be determined by the Planning Board or the 
Building Inspector, as the case may be, upon 
consideration of relevant factors entering into the 
parking needs of each such use 
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(1) Notwithstanding § 223-26F above, with respect to lots which, on the effective date 
of this section, are located wholly or partially within 2,500 feet of the train station 
platform, the City Council shall have the authority to limit the amount of parking 
to be provided for multifamily and nonresidential development projects on said lots 
having a parking requirement in accordance with § 223-26F of 25 spaces or more, 
in the interest of appropriately and reasonably minimizing the environmental 
impact of the project's vehicular traffic accessing the train station. In such cases, 
the City Council shall ensure that convenient pedestrian access is provided by the 
project, or is otherwise available between the project and the train station. Where a 
substantial change in elevation exists between the project and the train station, the 
City Council may require the project to provide, if deemed feasible by the Council, 
an elevator, escalator, stairs and/or other similar pedestrian conveyance or access 
for such purpose. 

E. Operation and maintenance of off-street parking facilitiesareas and structures. Required 
Approved off-street parking facilities areas or structures shall be maintained as long as the 
use of the structure exists which the facilities parking areas or structures are designed to 
serve. Required Designated parking areas developed for specific structures and uses shall 
be reserved at all times to those persons who are employed at or make use of such 
structures and land uses, except when dedicated to and accepted by the City as public 
parking areas. 

F. Off-street loading requirements. Off-street loading and unloading facilities shall be located 
on the same site with the use to be served, except as provided in Subsection C(1), and shall 
be provided as follows: 

… 

(2) Required number Number of spaces. The Planning Board shall determine the 
location (on-site or off-site) and appropriate number of on-site loading spaces as 
part of site plan approval and based on the context of the property, including but 
not limited to the size of the parcel, proposed uses, existing buildings on the parcel, 
a professional study prepared by the applicant, and input from any public hearing. 

(a) For retail and/or service business establishments: a minimum of one space 
for the first 7,500 square feet or major portion thereof, plus one space for 

Use Minimum Maximum Off-Street Parking  
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each additional 10,000 square feet of gross floor area or major portion 
thereof, except that no berths shall be required for buildings with a gross 
floor area of less than 5,000 square feet. 

(b) For office establishments: a minimum of one space for the first 20,000 
square feet of gross floor area or major portion thereof, plus one space for 
each additional 40,000 square feet of gross floor area or major portion 
thereof, except that no berths are required for buildings of less than 10,000 
square feet of gross floor area. 

(c) For research establishments: a minimum of one space for the first 12,000 
square feet of gross floor area of building or major portion thereof, plus 
one space for each additional 20,000 square feet of gross floor area or 
major portion thereof. 

(d) For wholesale business, industry, storage, warehouses and other 
commercial establishments: a minimum of one space for each 
establishment, plus one space for each 10,000 square feet of gross floor 
area or major portion thereof. 

(e) For nursing homes: a minimum of one space for each establishment. 

(f) For museums, a minimum of one space for each establishment. 

(g) Other uses which do not fall within the categories listed above shall be 
determined by the City Council and adopted as an amendment to this 
section. 

G. Driveways. For reasons of traffic and pedestrian safety, both on and off street, as well as 
to provide for possible future road widening or other improvements, all new driveways 
and sidewalk crossings entering onto any street shall comply with all requirements of 
Chapter 100, Driveways, and shall be subject to the approval of the Highway 
Superintendent, except where such are part of a use subject to special permit or site 
development plan approval, in accordance with §§ 223-18 and 223-25, in which case they 
shall be subject to approval by the Planning Board and/or City Council. 

Section 2. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-14.1, entitled “Hotels,” Subsection C is hereby amended as follows: 

§ 223-14.1 Hotels. 

… 

C. Minimum Ooff-street parking shall be in accordance with § 223-26. 

(1) For hotel rooms: One parking space shall be provided for each hotel guest room. 
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(2) For restaurants, bars and other public rooms, and for recreation facilities and other 
permitted uses, other than lobbies: The number of parking spaces required in 
accordance with § 223-26 of this chapter shall be provided. 

(3) For employees: One parking space shall be provided for each employee for the 
maximum number of employees working at the hotel at any one time. 

… 

Section 3. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-21, entitled “Car washes,” Subsection F(1) is hereby amended as 
follows: 

§ 223-21 Car washes.  

… 

F. Off-street parking requirements shall be provided in accordance with § 223-26as follows: 

(1) One space per each two persons employed at the same time when the building is 
operating at full capacity or one space for each 400 square feet of gross floor area, 
whichever is greater.Off-street parking shall be in accordance with § 223-26. 

… 

Section 4. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-21, entitled “Nursing homes,” Subsection D(1) is hereby amended 
as follows: 

§ 223-21 Nursing homes.  

… 

D.(1) Off-street parking shall be provided in accordance with § 223-26.. 

(1) One off-street parking space shall be required for each three resident persons and 
one for each person employed at the same time when the building is operating at 
full capacity, including staff doctors.Off-street parking shall be in accordance with 
§ 223-26. 

… 

Section 5. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-25, entitled “Site development plan approval,” Subsection A, is 
hereby amended as follows: 

§ 223-25 Site development plan approval. 
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A. Approval required. No building permit shall be issued, other than for interior 
alterations, and no change in type of use, as categorized in § 223-26DF hereof, shall be 
permitted, other than one-family dwellings, except in conformity with an approved site 
development plan, and no certificate of occupancy for such structure or use shall be 
issued until all the requirements for such approval and any conditions attached thereto 
have been met. The continued validity of any certificate of occupancy shall be subject 
to continued conformance with such approved plan and conditions. Revisions of such 
plans shall be subject to the same approval procedure. 

Section 6. Chapter 223 of the City Code of the City of Beacon, Article IVA, Waterfront 
Zones, Section 223-41.3, entitled “Waterfront Park (WP) Zone,” Subsection J(11) is hereby 
amended as follows: 

§ 223-41.3 Waterfront Park (WP) Zone. 

… 

J. Waterfront park Park standards. Because the Waterfront Park area is a central element in 
the City's waterfront, it is essential that any proposed site plans meet the following 
standards: 

… 

(11) Off-street parking and loading: shall be provided in accordance with § 223-26 

… 

(b) Parking requirementsshall be in accordance with § 223-26. 

[1] Marina: 1/2 space per slip or dry rack storage unit. 

[2] Museums, educational facilities, auditorium, athletic field or other place 
of assembly: One space for each four seats or pew spaces or, in places 
without seats, one space for each 100 square feet of floor space used for 
public assembly. 

(c) With respect to any building, structure or use for which the required 
number of parking spaces is not specifically set forth in the above schedule, 
the Planning Board in the course of site plan review shall determine the 
number of off-street parking spaces required, which number shall bear a 
reasonable relation to the minimum off-street parking requirements for 
specified uses as set forth in the above schedule. 

(d) Up to 30% of the required parking may be designated for compact 
automobiles at the discretion of and in accordance with standards as 
determined by the Planning Board. 
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(e) Alternative methods of meeting off-street parking requirements. 

[1] General 

[a] The waterfront area will include a mix of land uses on the 
waterfront, wherein the cumulative parking demand is less than 
the sum of the peak demand values for each individual land use. 
This makes it possible to share parking without conflict and to 
avoid a large surplus of parking spaces in the waterfront area. 

[b] Also, because of the special nature and value of land along the 
waterfront, and because of the anticipated mix of land uses, 
alternative parking solutions, such as valet parking, off-site 
parking, etc., may, in certain situations, also be appropriate. 

[2] Planning Board authority. The Planning Board shall be authorized to find 
that any portion of the off-street parking requirements of a Waterfront 
Park project have been satisfied when the applicant establishes to the 
Board's satisfaction that alternative parking solutions are appropriate and 
will provide adequate parking for the project. If an applicant wishes to 
use alternative parking methods, he must submit a complete analysis to 
the Board for review. This analysis must include estimates of peak 
parking demands for different land uses for different hours of the day 
and days of the week. It should also define strategies intended to 
incorporate alternative parking methods and the advantages of such 
strategies. 

[3] Alternative parking methods. Alternative parking methods include the 
following, and such other methods as the Planning Board deems 
appropriate, or any combination thereof: 

[a] Parking shared among various use elements within a Waterfront 
Park project. 

[b] Parking shared among various use elements within a Waterfront 
Park project. 

[c] Valet parking. 

(f) Off-street loading. Off-street loading shall be provided as the Planning 
Board may find appropriate. 

Section 7. Chapter 223 of the City Code of the City of Beacon, Article IVA, Waterfront 
Zones, Section 223-41.4, entitled “Waterfront Development (WD) Zone,” Subsection J(11) is 
hereby amended as follows: 
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§ 223-41.4 Waterfront Development (WD) Zone. 

… 

J. Development standards for Waterfront Development District. It is essential that 
development in this district meet the following development standards: 

… 

(12) Off-street parking and loading shall be provided in accordance with § 223-26 
(11) . 

… 

(b) Parking requirementsshall be in accordance with § 223-26, except that the 
maximum parking standards for the following uses in the WD Zone are:. 

[1] Multifamily dwelling: one space per unit. 

[2] Retail or service business: one space for each 333 square feet of gross floor, 
excluding basement storage utility areas. 

[3] Restaurant: one space for each three patron seats or one space for each 300 
square feet of gross floor area, excluding kitchen and storage areas, 
whichever is greater. 

 
[4] Office for business or professional use: one space for each 400 square feet 

of gross floor area. 
 
[5] Hotel: 0.75 space for each hotel guest room. 
 

(c) With respect to any building, structure or use for which the required number of 
parking spaces is not specifically set forth in the above schedule, the Planning 
Board, in the course of site plan review, shall determine the number of off-street 
parking spaces required, which number shall bear a reasonable relation to the 
minimum off-street parking requirements for specified uses as set forth in the 
above schedule. 

(d) Up to 30% of the required parking may be designated for compact automobiles 
at the discretion of and in accordance with standards as determined by the 
Planning Board. 

(e) Alternative methods of meeting off-street parking requirements. 
 
[1] General. 
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[a] The WD Zone encourages a mix of land uses on the waterfront 
wherein the cumulative parking demand is less than the sum of the 
peak demand values for each individual land use. This makes it 
possible to share parking without conflict and to avoid a large surplus 
of parking spaces in the waterfront area. 

 
[b] Also, because of the special nature and value of land along the 

waterfront, and because of the anticipated mix of land uses, 
alternative parking solutions, such as valet parking, off-site parking, 
etc., may, in certain situations, also be appropriate. 

 
[2] Planning Board authority. The Planning Board shall be authorized to reduce 

parking requirements for a given use, based upon a finding that any portion 
of the off-street parking requirements of a waterfront development have 
been satisfied when the applicant establishes to the Board's satisfaction that 
alternative parking solutions are appropriate and will provide adequate 
parking for the WD site. If an applicant wishes to use alternative parking 
methods, he must submit a complete analysis to the Board for review. This 
analysis must include estimates of peak parking demands for different land 
uses for different hours of the day and days of the week. It should also define 
strategies intended to incorporate alternative parking methods and the 
advantages of such strategies. 

 
[3] Alternative parking methods. Alternative parking methods include the 

following, and such other methods as the Planning Board deems 
appropriate, or any combination thereof: 

 
[a] Parking shared among various use elements within the waterfront 

development. The Planning Board's acceptance of such an alternative 
parking method shall be based on a professional parking study of the 
proposed use and the surrounding area that demonstrates that a different 
amount of parking would be appropriate for the use in its particular 
location and/or that existing and/or proposed off-site parking is 
sufficient. 

 
[b] Provision of parking off-site, in private or municipal lots, where 

appropriate arrangements for such parking can be made. 
 
[c] Valet parking. 

 

(f) Off-street loading. Off-street loading shall be provided as the Planning Board 
may find appropriate. 
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Section 8. Chapter 223 of the City Code of the City of Beacon, Article IVC, Fishkill Creek 
Development (FCD) Zone, Section 223-41.13, entitled “Uses; plan review; design standards,” 
Subsection I(11) is hereby amended as follows: 

§ 223-41.13 Uses; plan review; design standards. 

… 

I. Fishkill Creek development design standards. 

… 

(11) Off-street parking and loading. 

… 

(b) Parking requirements. The FCD District parking requirements shall be in 
accordance with § 223-26 of this chapter, except that the requirements in § 
223-26F shall be both the minimum and maximum requirements for a FCD 
project. 

(c) With respect to any building, structure or use for which the required number 
of parking spaces is not specifically set forth in § 223-26F of this chapter, 
the Planning Board, in the course of site plan review, shall determine the 
number of off-street parking spaces required, which number shall bear a 
reasonable relation to the minimum off-street parking requirements for 
specified uses as set forth in the above schedule. 

(d) Up to 20% of the required parking may be designated for compact 
automobiles at the discretion of and in accordance with standards as 
determined by the Planning Board. 

(e) Off-street loading shall be provided as the Planning Board may find 
appropriate. 

Section 9. Chapter 223 of the City Code of the City of Beacon, Article IVD, Central Main 
Street (CMS) District, Section 223-41.18, entitled “Regulations,” Subsections A and G are 
hereby amended as follows: 

§ 223-41.18 Regulations. 

A. Uses by right. The uses listed below are permitted by right in the CMS District, in the 
manner and under the conditions specified below. Unless otherwise indicated in this § 223-
41.18, all such uses require site development plan review and approval. Site development 
plan review shall not be required for a change of use in an existing building where the new 
use is allowed by right, the building will not be expanded, and the minimum maxiumum 
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number of off-street parking spaces required for the new use in § 223-41.18G(2) is not 
more than 25% greater than the requirement maximum standard for the existing use in § 
223-26DF herein. 

… 

G. Parking location and quantity. 

… 

(2) The minimum quantity of required on-site parking spaces shall be as followsParking 
shall be in accordance with § 223-26, except that the maximum parking standards 
for the following uses in the CMS District are as follows: 

(a) Residential: one space per unit. 

(b) Office and nonretail commercial: two spaces per 1,000 square feet of floor area. 

(c) Retail commercial and personal services: two spaces per 1,000 square feet of 
floor area. 

(d) Other uses: as determined to be appropriate by the Planning Board in the course 
of site plan review, or in the case of a new use where site plan review is not 
required under § 223-41.18A, as determined by the Building Inspector in 
consultation with the City Planner. 

(3) The requirements maximum standards in Subsection G(2) above or § 223-26 may 
be modified by the Planning Board, in its discretion, based upon information 
submitted by the applicant or otherwise made available in the public record, 
demonstrating one or more of the following: 

(a) That the projected operational characteristics of the proposed use require a 
different amount of parking. 

(b) That adequate shared parking, contractually obligated for the duration of the 
proposed use, is available within 500 feet of the site and within the CMS or PB 
District. 

(c) That the applicant has provided sufficient bicycle parking to reduce anticipated 
vehicular travel demand. 

(d) That there is sufficient public parking available within 800 feet of the site and 
within the CMS or PB District to meet foreseeable parking needs of the 
proposed use and surrounding uses for the duration of the proposed use. 
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(e) That the applicant will voluntarily dedicate land for public parking on site or 
will acquire land by purchase or long-term lease (for the duration of the 
proposed use) within 800 feet of the site and within the CMS or PB District and 
voluntarily dedicate such land to the City for public parking. 

(f) That a professional parking study of the proposed use and the surrounding area 
demonstrates that a different amount of parking would be appropriate for the 
use in its particular location and/or that existing and/or proposed off-site 
parking is sufficient. 

(g) The application involves a designated historic property as defined in Chapter 
134 of the City Code. 

(4) For lots of 8,000 square feet or less, where the provision of on-site parking is 
infeasible, the Planning Board may waive all parking requirements, provided that 
the total floor area of the building is no greater than 5,000 square feet. 

(5) Section 223-26B of this chapter shall apply in the CMS District. 

Section 10. Chapter 223 of the City Code of the City of Beacon, Article IVE, Linkage District 
(L), Section 223-41.21, entitled “Regulations,” Subsections A and F are hereby amended as 
follows: 

§ 223-41.21 Regulations. 

A. Uses by right. Uses listed below in this Subsection A are permitted by right subject to site 
plan review, except as otherwise noted in this § 223-41.21. Site plan review shall not be 
required for a change of use in an existing building where the new use is allowed by right, 
the building will not be expanded, and the minimum maximum number of off-street 
parking spaces required for the new use in § 223-41.21F(2) is not more than 25% greater 
than the requirement maximum standard for the existing use in § 223-26DF herein. The 
following uses are allowed by right subject to a requirement that for any new construction 
of a principal building, an apartment use or attached, semidetached, or multifamily dwelling 
unit shall only be located on the upper stories or at least 50 feet behind the facade in the 
rear portion of the ground floor, if the building faces the north side of Beekman Street 
between Route 9D and West Main Street, faces the north side of West Main Street, or if 
the parcel is within 400 feet of the Route 9D-Beekman Street intersection, as identified on 
the Zoning Map: 

… 

F. Parking location and quantity. 

… 
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(2) The minimum quantity of required on-site parking spaces shall be as followsParking 
shall be in accordance with § 223-26, except that the maximum parking standards 
for the following uses in the L District are as follows: 

(a) Residential: one space per unit. 

(b) Office and general commercial: 2.5 spaces per 1,000 square feet of floor 
area. 

(c) Retail commercial and personal services: three spaces per 1,000 square feet 
of floor area. 

(d) Other uses: as determined to be appropriate by the Planning Board in the 
course of site plan review, or in the case of a new use where site plan review 
is not required under § 223-41.21A, as determined by the Building Inspector 
in consultation with the City Planneras listed in § 223-26 of this chapter. 

(3) The quantity of required on-site parkingmaximum standards in Subsection F(2) 
above or § 223-26 may be modified by the Planning Board, in its discretion, based 
upon information submitted by the applicant or otherwise made available to the 
Planning Board in the public record, demonstrating one or more of the following: 

(e)(a) That the projected operational characteristics of the proposed use 
and/or its proximity within walking distance of the train station and other 
services justify a reduction in the required amount of parking. 

(f)(b) That adequate shared parking, contractually obligated for the duration 
of the proposed use, is available within 500 feet of the site and in the L 
District. 

(g)(c) That the applicant has provided sufficient bicycle parking to reduce 
anticipated vehicular travel demand, as supported by a professional parking 
study. 

(h)(d) That there is sufficient public parking available within 800 feet of the site 
and in the L District to meet foreseeable parking needs of the proposed use 
and surrounding uses for the duration of the proposed use. 

(i)(e) That the applicant will voluntarily dedicate land for public parking on 
site or will acquire land by purchase or long-term lease (for the duration of 
the proposed use) within 800 feet of the site and in the L District and 
voluntarily dedicate such land to the City for public parking. 

(j)(f) That a professional parking study of the proposed use and the 
surrounding area demonstrates that a different amount of parking would be 
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appropriate for the use in its particular location and/or that existing and/or 
proposed off-site parking is sufficient. 

(4) For small preexisting lots where the provision of on-site parking is infeasible, the 
Planning Board may waive up to 50% of the parking requirements, provided that 
the total floor area of the building is no greater than 3,000 square feet. The Planning 
Board may grant additional parking waivers, at its discretion, subject to an in-lieu 
payment of $10,000 per parking space. 

(5) Section 223-26B of this chapter shall not apply in the L District. 

Section 11. Chapter 223 of the City Code of the City of Beacon, Article IVF, Senior 
Affordable Housing Overlay (SAHO) District, Section 223-41.22, entitled “Specific 
requirements and regulations,” Subsection E(1) is hereby amended as follows: 

§ 223-41.22 Specific requirements and regulations. 

… 

E. Supplementary site regulations. 

(1) Parking ratio. Unless modified by the City Council in its zoning designation or 
special permit, parking spaces shall be provided at the ratio of 1.2 spaces per 
dwelling unit. The 0.2 fractional space shall be accumulated for staff and 
visitorsOff-street parking shall be in accordance with § 223-26. 

… 

Section 12. Chapter 223 of the City Code of the City of Beacon, Article VI, Definitions and 
Word Usage, Section 223-63, entitled “Definitions,” is hereby amended as follows: 

… 

LOADING SPACE 
Any off-street space available for the loading or unloading of goods and complying with the 
requirements provisions specified in § 223-26 of this chapter. 

… 

PARKING SPACE 
An off-street space available for the parking of one motor vehicle on a transient basis and 
complying with the requirements provisions specified in § 223-26 of this chapter. 

… 

Section 13. Ratification, Readoption and Confirmation. 
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Except as specifically modified by the amendments contained herein, Chapter 223 of the City 
of Beacon Zoning Code is otherwise to remain in full force and effect and is otherwise ratified, 
readopted and confirmed. 

Section 14. Numbering for Codification. 

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

Section 15. Severability. 

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

Section 16. Effective Date. 

This local law shall take effect immediately upon filing with the Office of the Secretary of 
State. 
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526 Parking Generation Manual, 6th Edition

Land Use: 841 Automobile Sales (Used)

Description
A used automobile sales dealership is typically located along a major arterial street characterized by 
abundant commercial development. The sale or lease of used cars is the primary business at these 
facilities. Automobile servicing and parts sales may also be available. The dealerships may also 
provide truck sales and servicing.

Time-of-Day Distribution for Parking Demand
The following table presents a time-of-day distribution of parking demand on a weekday at 13 study 
sites in a general urban/suburban setting.

Hour Beginning Percent of Weekday Peak Parking Demand

12:00–4:00 a.m. —

5:00 a.m. —

6:00 a.m. —

7:00 a.m. —

8:00 a.m. 14

9:00 a.m. 45

10:00 a.m. 69

11:00 a.m. 90

12:00 p.m. 79

1:00 p.m. 79

2:00 p.m. 75

3:00 p.m. 92

4:00 p.m. 93

5:00 p.m. 100

6:00 p.m. 62

7:00 p.m. 32

8:00 p.m. 13

9:00 p.m. —

10:00 p.m. —

11:00 p.m. —
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Additional Data
The sites were surveyed in the 2010s in Texas. 

Source Numbers
565, 566

Land Use Descriptions and Data Plots 63



528 Parking Generation Manual, 6th Edition

Automobile Sales (Used)
(841)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 13

Avg. 1000 Sq. Ft. GFA: 2.3

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

3.06 1.53 - 5.43 2.75 / 4.98 *** 1.13 ( 37% )

Data Plot and Equation

0 1 2 3 4 5
0

10

20

Average RateStudy Site Fitted Curve

Fitted Curve Equation: P = 2.19(X) + 2.03 R²= 0.64

X = 1000 Sq. Ft. GFA

P 
= 

Pa
rk

ed
 V

eh
ic

le
s
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Automobile Sales (Used)
(841)

Peak Period Parking Demand vs: Employees
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 13

Avg. Num. of Employees: 5.0

Peak Period Parking Demand per Employee

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.43 0.38 - 4.00 1.44 / 2.18 *** 0.60 ( 42% )

Data Plot and Equation

0 10 20
0

10

20

Average RateStudy Site Fitted Curve

Fitted Curve Equation: P = 0.92(X) + 2.55 R²= 0.54

X = Number of Employees

P 
= 
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s
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Appendix D | Car Hauler Turning Diagram 
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*See Attached Project Narrative*

* See Attached Project Narrative and Enclosures*

& 43907180

K H
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APPLICATION PROCESSING RESTRICTION LAW 

Affidavit of Property Owner 

Property Owner: __ D _H_K_R_e_a _lty_L_L_c _______________________ _
If owned by a corporation, partnership or organization, please list names of persons holding over 5% interest. 

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

Applicant Address: 300 E Rio Salado Parkway, Tempe, AZ 85281 
Project Address: 410 Fishkill Avenue, Beacon, NY 12508

Project Tax Grid# 6055-80-424048-0000 
Type of Application Variance Approval 

Please note that the property owner is the applicant. "Applicant" is defined as any individual who owns at least five 
percent (5%) interest in a corporation or partnership or other business. 

Dwight Healey I, _____________________ _, the undersigned owner of the above referenced property,
hereby affirm that I have reviewed my records and verify that the following information is true. 

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

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

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

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

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

Signature of Owner 
Dwight Healey, Member, D K H Realty LLC

Title if owner is corporation 

✓ 

NIA 

✓ 

NIA 

NIA 

✓ 

Office Use Only: NO YES Initial 

Applicant has violations pending for ANY parcel owned within the City of Beacon (Building Dept.) 

ALL taxes are current for properties in the City of Beacon are current (Tax Dept.) 

ALL Special Assessments, i.e. water, sewer, fines, etc. are current (Water Billing) 

& 6055-80-439071-0000

K H
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FOR OFFICE USE ONLY 

Application#

CITY OF BEACON 

1 Municipal Plaza, Beacon, NY 

Telephone (845) 838-5000 • http://beaconny.gov/ 

INDIVIDUAL DISCLOSURE FORM 

(This form must ac c ompany every land use application and every application for a buil d ing p ermit or c ertificate of
oc c upanc y subm itted by any p erson(s))

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

SECTION A 

Name of Applicant: __ C_a_rv_a_ n_a_,_L _L_C _c/_ o_Je_nn __ R_o_l d_a_ n ________________ _
A d d ress of Appl icant: __ 3_00_E_Ri_._o _S_a _la_d _o _P_a_rkw_a....:y_, _T_e _m.-::.p_e_, A_Z_8_5_ 2_8 _1 _________ _

602-403-9140 Tel ephone Contact Information: ________________________ _ 

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

Name Residence or Telephone Date and Date and place 

Business Address Number Manner title where the deed 

was acquired or document of 

conveyance 

was recorded 

or filed. 

794 Route 52 8/4/2000 -Deed 10/2/2000 
D K H Realty LLC Fishkill, NY 12524 845-291-1998 !Recorded in Dutchess

County Clerk's Office
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, D K H Realty LLC
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FOR OFFICE USE ONLY 

Application #

CITY OF BEACON 

1 Municipal Plaza, Beacon, NY 

Telephone (845) 838-5000 • http://beaconny.gov/ 

INDIVIDUAL DISCLOSURE FORM 

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

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

SECTION A 

Name of Applicant: __ C_a_rv_ a_ n_a _,_L_L_C _c _/ o_J_enn __ R_o_ld_a_n ________________ _
Address of Applicant: 300 E Rio Salado Parkway, Tempe, AZ 85281

602-403-9140 Telephone Contact Information: _________________________ 

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

Name Residence or Telephone Date and Date and place 

Business Address Number Manner title where the deed 

was acquired or document of 

conveyance 

was recorded 

or filed. 

794 Route 52 8/4/2000 - Deed 10/2/2000 

D K H Realty LLC Fishkill, NY 12524 845-291-1998 Recorded in Dutchess 
County Clerk's Office 
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SECTION B. Is any owner of record an officer, elected or appointed, or employee of the City of Beacon or related, by 
marriage or otherwise, to a City Council member, planning board member, zoning board of appeals member or employee 
of the City of Beacon ? 

□ YES NO 

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

Agency Title Date of Hire, Date Position or Nature 
Elected, or Date of Relationship 
Appointed 

SECTION C. If the applicant is a contract vendee, a duplicate original or photocopy of the full and complete contract

of purchase, including all riders, modification and amendments thereto, shall be submitted with the application. 

SECTION D. Have the present owners entered into a contract for the sale of all or any part of the subject property

and, if in the affirmative, please provide a duplicate original or photocopy of the fully and complete contract of sale, 

including all riders, modifications and amendments thereto. 

□ YES � NO 

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

(Print) _Jenn Roldan, Sr. Project Manager , Carvana, LLC 

(Signature) � ;{1-� 

75



76



77



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

Name Residence or Telephone Date and Date and place 

Business Address Number Manner title where the deed 

was acquired or document of 

conveyance 

was recorded 

or filed. 

794 Route 52 
10/2/2000 

D K H Realty LLC 8/4/2000 - Deed Recorded in Dutchess 
Fishkill, NY 12524 845-291-1998

Countv Clerk's Office 

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

DYES NO 

Name Employer Position 
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CITY OF BEACON 

1 Municipal Plaza, Beacon, NY 

Telephone (845) 838-5000 • http://beaconny.gov/ 

ENTITY DISCLOSURE FORM 

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

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

SECTION A. 

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

CORPORATION: 

Name of Entity Address of Entity 

Place where such business entity was Official Registrar's or Clerk's office where the 
created documents and papers creating entity were filed 

Date such business entity or partnership Telephone Contact Information 
was created 

IF AFFIANT IS A CORPORATION: 

Name of Entity Telephone Contact Information 

D K H Realty LLC 845-291-1998

Principal Place of Business of Entity Place and Date of incorporation 
794 Route 52 Albany County, 6/26/2000 
Fishkill, NY 12524 

Method of Incorporation Official place where the documents and papers of 

LLC 
incorporation were filed 
New York Department of State 
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SECTION C. List all owners of record of the subject property or any part thereof. 

Name Residence or Telephone Date and Date and place 

Business Address Number Manner title where the deed 

was acquired or document of 

conveyance 

was recorded 

or filed. 

794 Route 52 
10/2/2000 

D K H Realty LLC 8/4/2000 - Deed Recorded in Dutchess 
Fishkill, NY 12524 845-291-1998

Countv Clerk's Office 

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

□ YES NO 

Name Employer Position 
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Page 1 of 3 

Short Environmental Assessment Form
Part 1 - Project Information

Instructions for Completing

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

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

Part 1 – Project and Sponsor Information

Name of Action or Project:

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

Brief Description of Proposed Action:

Name of Applicant or Sponsor: Telephone:

E-Mail:

Address:

City/PO: State: Zip Code:

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

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

NO YES

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

NO YES

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

or controlled by the applicant or project sponsor?     __________ acres

Check all land uses that occur on, adjoining  near the proposed actio

Rural (non-agriculture) ndustrial Commercial Residential (suburban)

Forest Agriculture

Parkland
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5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A

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

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

If Yes, identify: ________________________________________________________________________________

NO YES

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

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

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

NO YES

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

If the proposed action will exceed requirements, describe design features and technologies:

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES

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

If No, describe method for providing potable : _________________________________________

_____________________________________________________________________________________________

NO YES

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

If No, describe method for providing wastewater treatment: ______________________________________

_____________________________________________________________________________________________

NO YES

NO YES

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

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

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

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES
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PROPOSED LOCAL LAW NO. __ OF 2024 

CITY COUNCIL 
CITY OF BEACON 

A LOCAL LAW TO AMEND PARKING REQUIREMENTS IN THE 
CITY OF BEACON 

A LOCAL LAW to amend the Zoning Code concerning parking requirements.  

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

Section 1. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-26, entitled “Off-street parking, loading and vehicular access” is 
hereby amended as follows: 

§ 223-26 Off-street parking, loading and vehicular access. 

A. General. 

(1) All structures and land uses hereafter erected, enlarged, created or extended 
shall be provided with the amount of off-street automobile parking space and 
loading and unloading space required by the terms of this section to meet the needs 
of persons making use of such structures or land. A permit for the erection, 
replacement, reconstruction, extension or substantial alteration of a structure or the 
development of a land use shall not be issued unless off-street automobile parking 
facilities areas or structures and, where required appropriate loading and unloading 
spaces shall have been laid out in plan in accordanceare consistent with the 
appropriate requirements for structures and uses as set forthprovisions in this 
section, and such required parking and loading facilities shall be completed before 
a certificate of occupancy shall be issued. As used herein, "parking facilities" shall 
be construed to include loading and unloading spaces required by this section. 

(2) In case of exceptional difficulty or unusual hardship to such properties arising out 
of the requirements of this section, the Board of Appeals may reduce the parking 
requirements but shall require such degree of compliance as it may deem reasonable 
for that part of the structure or use that is legally nonconforming and shall not 
waive any part of the requirement for that part of the structure or use that 
constitutes an enlargement or expansion and shall not permit reduction or 
elimination of whatever quantity of parking may already exist, unless it is in excess 
of requirements. 

(3) Required off-street parking facilities which, after development, are later dedicated 
to and accepted by the City shall be deemed to continue to serve the uses or 
structures for which they were originally provided. 
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B. Effect on existing uses. 

(1) Structures and land uses in existence on April 20, 1964, or structures and uses for 
which building permits had been approved on or before said date, shall not be 
subject to the requirements set forth in this section, unless there shall occur an 
increased intensity of use, provided that any parking facilities now existing to serve 
such structures or uses shall not in the future be reduced, except where they exceed 
such requirement, in which case they may not be reduced below such requirement. 

(2) Whenever a building or structure erected prior to or after April 20, 1964. or any 
land use shall undergo any increase in intensity of use in the number of dwelling 
units, floor area, seating capacity, number of employees or other unit of 
measurement specified hereinafter for required parking facilities, or from other 
causes, and further when said increase would result in a requirement for additional 
parking facilities through application of the Schedule of Off-Street Parking 
Requirements (Subsection F), additional parking facilities shall be provided 
accordingly, except that no building or structure erected prior to said date shall be 
required to provide parking facilities unless the aforesaid additional required 
facilities amount to a cumulative total increase of at least 25% over the existing use 
as of said date, in which case parking spaces shall be provided on the basis of the 
total units of measurements of the new use or of the alteration or expansion of the 
existing use. 

C.B. Location, use, design, construction and maintenance. 

(1) Location. TheExcept as required elsewhere under the City Code, any approved off-
street parking facilities area or structure  which are required by this section shall be 
provided on the same lot or premises with such structure or land use; except unless 
that such off-street parking spaces required for structures or land uses on two or 
more adjoining lots may be provided in a single common facility on one or more 
of said lots, provided that an easement or deed restriction(s) binding agreement, in 
a form approved by the Corporation Counsel, assuring the continued operation of 
said parking facility during the life of the structure or the land use the parking is 
designed to serve, is filed on the land records prior to approval of the plans for said 
parking facility.  

(1)(2) In any residence district, no designated off-street parking facility area or 
structure shall be developed in any required front yard forward of the principal 
building, except as approved by the Building Inspector or Planning Board for an 
unusual lot configuration. Nor shall any residence district off-street parking area or 
structure be developed or in any required minimum side or rear yard setback 
adjacent to a street line or in any other side or rear yard within five feet of the lot 
line. However, off-street parking spaces shall be permitted in residential districts as 
indicated in § 223-17C. 
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(2)(3) Parking specifications. 

(a) Each parking space provided in an unenclosed area shall be at least nine 
feet wide and at least 18 feet long, except that the Planning Board, in 
approving a plan under § 223-25, may permit that portion of the total 
required parking which is specifically set aside for and limited to employee 
parking to have a width of at least 8 1/2 feet and a depth of at least 18 
feet. This possible exception shall not be permitted in the CMS District. 

(b) Each parking space which is bordered by walls or columns on two or more 
sides shall be not less than 10 feet wide nor less than 18 feet long. Enclosed 
or garaged parking areas shall not contain any columns, walls or other 
obstacles which would prevent or obstruct the use of any parking space. 

(c) Except for one-family and two-family dwellings, The the maneuvering 
area needed to permit parked vehicles to enter and exit off-street parking 
spaces shall have a width of at least 24 feet, except unless where the 
Planning Board approves a lesser distance as adequate for areas with 
parallel or angled parking spaces. 

(4) Landscaping. Except for parking spaces accessory to a one-family and two-family 
dwellings and accessory apartment dwelling units subject to approval by the 
Building Inspector, all off-street parking areas shall be landscaped with appropriate 
trees, shrubs and other plant materials and ground cover, as approved by the 
Planning Board based upon consideration of the adequacy of the proposed 
landscaping to assure the establishment of a safe, convenient and attractive parking 
facility with a minimum amount of maintenance, including plant care, snowplowing 
and the removal of leaves and other debris.  

(3)(a) At least one tree with a minimum caliper of three inches at a height of 
four feet above ground level shall be provided within such parking area 
for each 10 8 parking spaces. 

(a)(b) Wherever possible, planting islands, at least eight feet in width, 
shall be provided to guide vehicle movement and to separate opposing 
rows of parking spaces so as to provide adequate space for plant growth, 
pedestrian circulation and vehicle overhang. Such planting islands and the 
landscaping within them shall be designed and arranged in such a way as 
to provide vertical definition to major traffic circulation aisles, entrances 
and exits, to channel internal traffic flow and prevent indiscriminate 
diagonal movement of vehicles and to provide relief from the visual 
monotony and shadeless expanse of a large parking area. 
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(b)(c) The Planning Board may require curbing to facilitate surface 
drainage and prevent vehicles from overlapping sidewalks and damaging 
landscaping materials. 

(d) No obstruction to driver vision shall be erected or maintained on any lot 
within the triangle formed by the street line of such lot, the outer edge of 
the access driveway to the parking area and a line drawn between points 
along such street line and access drive 30 25 feet distant from their point 
of intersection. 

(c)(e) Such property owner shall have an obligation to maintain and replace 
any landscaping which dies or becomes unsightly. 

(4)(5) Grades, drainage, paving and marking. All proposed and required approved 
parking facilitiesareas and structures, regardless of size, shall be graded, surfaced, 
drained and maintained throughout the duration of their use so as to comply with 
the New York State Stormwater Management Design Manual, as amended from 
time to time, and/or Chapter 190, Stormwater Management and Erosion and 
Sediment Control, of this Code, or other acceptable stormwater management 
practice(s), as deemed suitable to the City Engineer to the extent necessary to avoid 
nuisances of dust, erosion or excessive water flow across public ways or adjacent 
lands. The drainage analysis for said parking facilities areas or structures shall 
include pre- and post-development conditions as well as remediation and/or 
mitigation of stormwater runoff. The maximum slope within a parking area shall 
not exceed 5%. In RD Districts and in any multifamily or nonresidential 
developments, the Planning Board shall require the provision of suitable markings 
to indicate individual parking spaces, maneuvering area, entrances and exits. Except 
for one-family or two-family dwellings, the Planning Board shall require green 
stormwater infrastructure for the development of parking spaces, unless the 
Applicant establishes to the Planning Board’s satisfaction that the underlying soils 
do not allow natural drainage. Such green stormwater infrastructure is subject to § 
190-9. 

(5)(6) Traffic circulation. In order to encourage safe and convenient traffic circulation, 
the Planning Board may require the interconnection of parking areas via access 
drives within and between adjacent lots. The Board shall require written assurance 
and/or deed restrictionseasements, satisfactory to the Corporation Counsel, 
binding the owner and his heirs and assignees to permit and maintain such internal 
access and circulation and inter-use of parking facilitiesareas or structures. 

(6)(7) Two or more uses on same lot. Where two or more different uses occur on a 
single lot, the total amount of parking facilities to be provided shall be the sum of 
the requirements of each individual use on the lot, except that the Planning Board 
may approve the joint use of parking space by two or more establishments on the 
same lot or on contiguous lots, the total capacity of which is less than the sum of 
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the spaces required needed for each, provided that said Board finds that the capacity 
to be provided will substantially meet the intent of this article by reason of variation 
in the probable time of maximum use by patrons or employees at such 
establishments and provided that such approval of such joint use shall be 
automatically terminated upon a change of use at any such establishment. 

(7)(8) Designed residence and multifamily residence districts. 

(a) In RD Districts, in order that some of the required parking spaces may be 
convenient for use by visitors as well as by occupants, 2/3 of the required 
car spaces for a residential building shall, whenever possible, be directly 
accessible to a main entrance to that building and within 100 feet of that 
entrance. 

(b) In RD Districts, off-street parking lots shall be located behind, 
underneath, or to the side of the building, whenever possible. Any parking 
to the side of the building shall be screened from street views by a low 
wall, hedge, fence, and/or other landscaping and, whenever possible, it 
shall be located at least 40 feet from any property line that fronts on a 
street. 

(8)(9) Off-street parking for private passenger vehicles may be allowed by a special 
permit from the Planning Board on a vacant lot in a residential district which has a 
shared parcel line for at least 20 feet with a commercial or industrial district, 
provided that the off-street parking shall be on a portion of the lot within 200 feet 
of the commercial or industrial district and that the use shall not include fee-based 
parking for railroad commuters. 

D.C. Alternatives to providing parking spaces. 

(1) Conveyance of land. Where, because of limitations of size, dimensions or 
topography of a lot, an applicant for a building permit in a business district finds it 
impractical to provide all or a portion of the off-street parking spaces required by 
Subsection F hereinthe Planning Board, in connection with a proposed building or 
addition, he the applicant may grant and convey to the City of Beacon, and the City 
Council, at its discretion, may accept, appropriately located and developed land for 
commercial parking as a permitted use equivalent, provided that said land is 
permanently dedicated to the City. 

(1)(2) Waiver of improvement. Except within the Central Main Street District, and 
notwithstanding any other provision of this chapter, the City Council or Planning 
Board, in reviewing plans submitted in accordance with the provisions of this 
section or § 223-18 or 223-25, may waive the initial improvement of up to 50% of 
the required off-street parking spaces, provided that all of the required spaces are 
shown on the proposed plan and further provided that suitable agreements, 
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satisfactory to the City Council or Planning Board, are obtained assuring the City 
that the property owner(s) will be responsible for the construction of such waived 
spaces, or any portion thereof, within six months of the date such spaces may be 
deemed necessary by the City Council or Planning Board. 

D. Schedule of Off-Street Parking RequirementsStandards. Off-street parking spaces shall be 
provided as follows, except that the Board of Appeals may modify these provisions as a 
condition of the issuance of a special permit according to the provisions of § 223-19. 

(1) In order to promote walkability and other transportation alternatives and to avoid 
excessive automobile traffic and unnecessarily large paved parking lots, parking 
maximums have been established for all uses. Nno minimum number of off-street 
parking spaces are required,required within the CMS, L, WD, and T districts due to 
the proximity of these districts to municipal parking areas, public transportation, 
and pedestrian-oriented streetscapes. except for one-family and two-family 
dwellings as well as accessory apartment dwelling units which shall require a 
minimum of one off-street parking space per dwelling unit. 

(2) The Planning Board shall determine the appropriate number of on-site parking 
spaces as part of application review and based on the context of the property, 
including but not limited to, as applicable, the size of the parcel, proposed uses, 
existing buildings on the parcel, especially if they are designated as historic, 
availability of public and street parking in the area, walkable access to public transit, 
a parking study submitted by the applicant, shared parking arrangements, land-
banking authorized under § 223-26C(2), compliance with the Americans with 
Disabilities Act (ADA) and any state requirements for accessible parking, and input 
from any public hearing. 

(3) Any professional parking study requested by the Planning Board and reviewed by 
the City’s consultant shall be based primarily on specific site-related information, a 
comparable analysis of similar uses and properties in the area or region, and an 
examination of demand reduction strategies, including such elements as promotion 
of walking, bicycle parking or storage facilities, alternative mobility options, transit 
access opportunities, car-share rentals, and ride-sharing or carpooling services. 

(4) The following table gives guidance to the Planning Board on the minimum and 
maximum parking  allowedparking allowed., notwithstandingWhere only 
maximums are identified, the Planning Board may approve fewer spaces: 
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Schedule of Off-Street Parking Standards 

Building Use 
CMS, L, WD, T R1, RD, LI, HI, WP, FCD, GB 

Min Max Min Max 

Residential 
(Including accessory apartment) 

– 
1 space 

per dwelling unit 
1 space 

per dwelling unit 
3 spaces 

per dwelling unit 

Lodging  
– 
 

 
0.75 space  

per guest room 
 
 

 
0.5 space 

per guest room 
 
 

 
1.5 space 

per guest room 
 
 

Commercial 
(Retail / Office / Service / Food / Auto-

Oriented/ Social and Community) 

– 
 

 
3 spaces 

Per 1000 SF GFA 
 

 
3 spaces 

Per 1000 SF GFA 
 

 
5 spaces 

Per 1000 SF GFA 
 

Health Care and Educational  
4 spaces  

per 1000 SF GFA 
1 space  

per 1000 SF GFA 
4 spaces  

per 1000 SF GFA 

Industrial 
(Industrial or Assembly) 

– 
 

– 
 

0.25 space  
per 1,000 SF GFA 

2.5 spaces  
per 1,000 SF GFA 

Other Uses 
 

 

Off-street parking requirements for types of which do not fall within 
the categories listed above shall be determined by the Planning Board 

or the Building Inspector upon consideration of relevant factors 
dictating the parking needs of each such use 

NOTES: 
*  The calculation of Gross Floor Area (“GFA”) shall exclude utility space 
*  Up to 30% of the provided parking may be designated for compact automobiles at the discretion of and in accordance 
with standards as determined by the Planning Board 
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Use Minimum Maximum Off-Street Parking  

1- and 2-family dwelling 2 spaces 3 spaces for each dwelling unit   

 

Multifamily dwelling and/or apartment or artist 
live/work space 

1 space for each dwelling unit, plus 1/4 space for 
each bedroom, plus 1/2 space for each live/work 
space containing retail area 

 

Professional home office or home occupation 
permitted in a residential district 

2 spaces in addition to spaces required for the 
residential use, except that there shall be a maximum 
4 spaces for each medical or dental practitioner in 
addition to spaces required for the residential use 

 

Bed-and-breakfast establishment 

 

1 space for each guest sleeping room, plus 2 spaces 
for the dwelling unit, plus 1 space for each 
nonresident employee 

Hotel or inn Subject to § 223-14.1C  1 for each hotel guest room, 
plus 1 for each employee on site at any one time 

 

Place of worship, theater, auditorium, athletic field 
or other place of assembly 

1 space for each 4 seats or pew spaces or, in places 
or, in places without seats, 1 space for each 100 
square feet of floor space used for public assembly 

 

Nursery school or day-care center 

 

1 per employee plus 1 per classroom 

Primary or secondary school 1 per employee plus 1 per 5 students in the 11th 
grade or above, or 1 per 4 assembly seats, whichever 
is greater 
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Use Minimum Maximum Off-Street Parking  

Dance, art, tutorial, martial arts or similar 
instructional school 

 

1 space for each 150 square feet of gross floor space 

Hospital, nursing home, convalescent home or 
home for the aged 

1 space for each 3 resident persons, plus space for 
each employee, including medical, nursing and 
service staff employed at the same time when the 
building is operating at full capacity 

 

Golf and country club 1 space for each 2 memberships 

 

Bowling alley or other place of indoor commercial 
recreation or public amusement 

 

5 spaces for each bowling lane; all others, 1 space 
for each 4 persons of maximum occupancy or 1 
space for each 200 square feet of gross floor area, 
whichever is greater 

Retail or service business, including auction gallery 1 space for each 200 250 square feet of gross floor 
area, excluding utility areas 

Restaurant or coffee house 1 space for each 3 patron seats or 1 space for each 
150 200 square feet of gross floor area, excluding 
kitchen and storage areas, whichever is greater 

 

Office for business or professional use (other than 
accessory to residential use) 

 

1 space for each 200 300 square feet of gross floor 
area, excluding utility areas 

Banking office 

 

1 space for each 200 300 square feet of gross floor 
area, excluding utility areas 
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Use Minimum Maximum Off-Street Parking  

Funeral home or undertaking establishment 10 spaces per establishment, plus 1 space per 
employee 

Motor vehicle sales and service 1 space per employee, plus 1 space per 150 square 
feet of gross floor space 

 

 

Animal care facility 1 space per employee, plus 1 space per 300 square 
feet of gross floor space 

 

 

Car washing establishment Subject to § 223-21F  1 space per each two persons 
working at the same time at full capacity or 1 space 
for each 400 square feet of gross floor area, 
whichever is greater 

 

Research or development laboratory 1 space per employee, but not less than or 1 space 
per 600 square feet of gross floor space 

 

Manufacturing or industrial use 1 space per 2 employees but not less than or 1 space 
per 400 square feet of gross floor space 

 

Wholesale, warehouse storage, utility or other 
similar commercial use 

 

1 space per employee but not less than or 1 space 
per 1,000 square feet of gross floor space 

Self-storage facility 1 space per 10,000 square feet of gross floor space, 
plus one space per employee 
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Use Minimum Maximum Off-Street Parking  

 

Senior housing 

 

2 spaces for each 3 dwelling units 

Museums located within walking distance (3,000 
feet) of entrance to train station  

 

1 parking space per 3,000 feet of gross floor space 

Artist studio 

 

1 space for each 500 square feet of gross floor space 

Art gallery/exhibit space 

 

1 space for each 250 square feet of gross floor area 

Bar or brew pub 1 space for each 3 patron seats or 1 space for each 
250 square feet of gross floor area, excluding kitchen 
and storage areas, whichever is greater 

 

Microbrewery or microdistillery 

 

1 space for each employee on the largest shift, plus 1 
space for each 3-patron sitting or standing spaces in 
any tasting room or other visitor facility open to the 
general public 

 

Museum 

 

1 space for each 300 500 square feet of gross floor 
area 

Other uses not listed 

 

Off-street parking requirements for types of uses 
which do not fall within the categories listed above 
shall be determined by the Planning Board or the 
Building Inspector, as the case may be, upon 
consideration of relevant factors entering into the 
parking needs of each such use 
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(1) Notwithstanding § 223-26F above, with respect to lots which, on the effective date 
of this section, are located wholly or partially within 2,500 feet of the train station 
platform, the City Council shall have the authority to limit the amount of parking 
to be provided for multifamily and nonresidential development projects on said lots 
having a parking requirement in accordance with § 223-26F of 25 spaces or more, 
in the interest of appropriately and reasonably minimizing the environmental 
impact of the project's vehicular traffic accessing the train station. In such cases, 
the City Council shall ensure that convenient pedestrian access is provided by the 
project, or is otherwise available between the project and the train station. Where a 
substantial change in elevation exists between the project and the train station, the 
City Council may require the project to provide, if deemed feasible by the Council, 
an elevator, escalator, stairs and/or other similar pedestrian conveyance or access 
for such purpose. 

E. Operation and maintenance of off-street parking facilitiesareas and structures. Required 
Approved off-street parking facilities areas or structures shall be maintained as long as the 
use of the structure exists which the facilities parking areas or structures are designed to 
serve. Required Designated parking areas developed for specific structures and uses shall 
be reserved at all times to those persons who are employed at or make use of such 
structures and land uses, except when dedicated to and accepted by the City as public 
parking areas. 

F. Off-street loading requirements. Off-street loading and unloading facilities shall be located 
on the same site with the use to be served, except as provided in Subsection C(1), and shall 
be provided as follows: 

… 

(2) Required number Number of spaces. The Planning Board shall determine the 
location (on-site or off-site) and appropriate number of on-site loading spaces as 
part of site plan approval and based on the context of the property, including but 
not limited to the size of the parcel, proposed uses, existing buildings on the parcel, 
a professional study prepared by the applicant, and input from any public hearing. 

(a) For retail and/or service business establishments: a minimum of one space 
for the first 7,500 square feet or major portion thereof, plus one space for 

Use Minimum Maximum Off-Street Parking  
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each additional 10,000 square feet of gross floor area or major portion 
thereof, except that no berths shall be required for buildings with a gross 
floor area of less than 5,000 square feet. 

(b) For office establishments: a minimum of one space for the first 20,000 
square feet of gross floor area or major portion thereof, plus one space for 
each additional 40,000 square feet of gross floor area or major portion 
thereof, except that no berths are required for buildings of less than 10,000 
square feet of gross floor area. 

(c) For research establishments: a minimum of one space for the first 12,000 
square feet of gross floor area of building or major portion thereof, plus 
one space for each additional 20,000 square feet of gross floor area or 
major portion thereof. 

(d) For wholesale business, industry, storage, warehouses and other 
commercial establishments: a minimum of one space for each 
establishment, plus one space for each 10,000 square feet of gross floor 
area or major portion thereof. 

(e) For nursing homes: a minimum of one space for each establishment. 

(f) For museums, a minimum of one space for each establishment. 

(g) Other uses which do not fall within the categories listed above shall be 
determined by the City Council and adopted as an amendment to this 
section. 

G. Driveways. For reasons of traffic and pedestrian safety, both on and off street, as well as 
to provide for possible future road widening or other improvements, all new driveways 
and sidewalk crossings entering onto any street shall comply with all requirements of 
Chapter 100, Driveways, and shall be subject to the approval of the Highway 
Superintendent, except where such are part of a use subject to special permit or site 
development plan approval, in accordance with §§ 223-18 and 223-25, in which case they 
shall be subject to approval by the Planning Board and/or City Council. 

Section 2. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-14.1, entitled “Hotels,” Subsection C is hereby amended as follows: 

§ 223-14.1 Hotels. 

… 

C. Minimum Ooff-street parking shall be in accordance with § 223-26. 

(1) For hotel rooms: One parking space shall be provided for each hotel guest room. 
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(2) For restaurants, bars and other public rooms, and for recreation facilities and other 
permitted uses, other than lobbies: The number of parking spaces required in 
accordance with § 223-26 of this chapter shall be provided. 

(3) For employees: One parking space shall be provided for each employee for the 
maximum number of employees working at the hotel at any one time. 

… 

Section 3. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-21, entitled “Car washes,” Subsection F(1) is hereby amended as 
follows: 

§ 223-21 Car washes.  

… 

F. Off-street parking requirements shall be provided in accordance with § 223-26as follows: 

(1) One space per each two persons employed at the same time when the building is 
operating at full capacity or one space for each 400 square feet of gross floor area, 
whichever is greater.Off-street parking shall be in accordance with § 223-26. 

… 

Section 4. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-21, entitled “Nursing homes,” Subsection D(1) is hereby amended 
as follows: 

§ 223-21 Nursing homes.  

… 

D.(1) Off-street parking shall be provided in accordance with § 223-26.. 

(1) One off-street parking space shall be required for each three resident persons and 
one for each person employed at the same time when the building is operating at 
full capacity, including staff doctors.Off-street parking shall be in accordance with 
§ 223-26. 

… 

Section 5. Chapter 223 of the City Code of the City of Beacon, Article III, General 
Regulations, Section 223-25, entitled “Site development plan approval,” Subsection A, is 
hereby amended as follows: 

§ 223-25 Site development plan approval. 
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A. Approval required. No building permit shall be issued, other than for interior 
alterations, and no change in type of use, as categorized in § 223-26DF hereof, shall be 
permitted, other than one-family dwellings, except in conformity with an approved site 
development plan, and no certificate of occupancy for such structure or use shall be 
issued until all the requirements for such approval and any conditions attached thereto 
have been met. The continued validity of any certificate of occupancy shall be subject 
to continued conformance with such approved plan and conditions. Revisions of such 
plans shall be subject to the same approval procedure. 

Section 6. Chapter 223 of the City Code of the City of Beacon, Article IVA, Waterfront 
Zones, Section 223-41.3, entitled “Waterfront Park (WP) Zone,” Subsection J(11) is hereby 
amended as follows: 

§ 223-41.3 Waterfront Park (WP) Zone. 

… 

J. Waterfront park Park standards. Because the Waterfront Park area is a central element in 
the City's waterfront, it is essential that any proposed site plans meet the following 
standards: 

… 

(11) Off-street parking and loading: shall be provided in accordance with § 223-26 

… 

(b) Parking requirementsshall be in accordance with § 223-26. 

[1] Marina: 1/2 space per slip or dry rack storage unit. 

[2] Museums, educational facilities, auditorium, athletic field or other place 
of assembly: One space for each four seats or pew spaces or, in places 
without seats, one space for each 100 square feet of floor space used for 
public assembly. 

(c) With respect to any building, structure or use for which the required 
number of parking spaces is not specifically set forth in the above schedule, 
the Planning Board in the course of site plan review shall determine the 
number of off-street parking spaces required, which number shall bear a 
reasonable relation to the minimum off-street parking requirements for 
specified uses as set forth in the above schedule. 

(d) Up to 30% of the required parking may be designated for compact 
automobiles at the discretion of and in accordance with standards as 
determined by the Planning Board. 
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(e) Alternative methods of meeting off-street parking requirements. 

[1] General 

[a] The waterfront area will include a mix of land uses on the 
waterfront, wherein the cumulative parking demand is less than 
the sum of the peak demand values for each individual land use. 
This makes it possible to share parking without conflict and to 
avoid a large surplus of parking spaces in the waterfront area. 

[b] Also, because of the special nature and value of land along the 
waterfront, and because of the anticipated mix of land uses, 
alternative parking solutions, such as valet parking, off-site 
parking, etc., may, in certain situations, also be appropriate. 

[2] Planning Board authority. The Planning Board shall be authorized to find 
that any portion of the off-street parking requirements of a Waterfront 
Park project have been satisfied when the applicant establishes to the 
Board's satisfaction that alternative parking solutions are appropriate and 
will provide adequate parking for the project. If an applicant wishes to 
use alternative parking methods, he must submit a complete analysis to 
the Board for review. This analysis must include estimates of peak 
parking demands for different land uses for different hours of the day 
and days of the week. It should also define strategies intended to 
incorporate alternative parking methods and the advantages of such 
strategies. 

[3] Alternative parking methods. Alternative parking methods include the 
following, and such other methods as the Planning Board deems 
appropriate, or any combination thereof: 

[a] Parking shared among various use elements within a Waterfront 
Park project. 

[b] Parking shared among various use elements within a Waterfront 
Park project. 

[c] Valet parking. 

(f) Off-street loading. Off-street loading shall be provided as the Planning 
Board may find appropriate. 

Section 7. Chapter 223 of the City Code of the City of Beacon, Article IVA, Waterfront 
Zones, Section 223-41.4, entitled “Waterfront Development (WD) Zone,” Subsection J(11) is 
hereby amended as follows: 
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§ 223-41.4 Waterfront Development (WD) Zone. 

… 

J. Development standards for Waterfront Development District. It is essential that 
development in this district meet the following development standards: 

… 

(12) Off-street parking and loading shall be provided in accordance with § 223-26 
(11) . 

… 

(b) Parking requirementsshall be in accordance with § 223-26, except that the 
maximum parking standards for the following uses in the WD Zone are:. 

[1] Multifamily dwelling: one space per unit. 

[2] Retail or service business: one space for each 333 square feet of gross floor, 
excluding basement storage utility areas. 

[3] Restaurant: one space for each three patron seats or one space for each 300 
square feet of gross floor area, excluding kitchen and storage areas, 
whichever is greater. 

 
[4] Office for business or professional use: one space for each 400 square feet 

of gross floor area. 
 
[5] Hotel: 0.75 space for each hotel guest room. 
 

(c) With respect to any building, structure or use for which the required number of 
parking spaces is not specifically set forth in the above schedule, the Planning 
Board, in the course of site plan review, shall determine the number of off-street 
parking spaces required, which number shall bear a reasonable relation to the 
minimum off-street parking requirements for specified uses as set forth in the 
above schedule. 

(d) Up to 30% of the required parking may be designated for compact automobiles 
at the discretion of and in accordance with standards as determined by the 
Planning Board. 

(e) Alternative methods of meeting off-street parking requirements. 
 
[1] General. 
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[a] The WD Zone encourages a mix of land uses on the waterfront 
wherein the cumulative parking demand is less than the sum of the 
peak demand values for each individual land use. This makes it 
possible to share parking without conflict and to avoid a large surplus 
of parking spaces in the waterfront area. 

 
[b] Also, because of the special nature and value of land along the 

waterfront, and because of the anticipated mix of land uses, 
alternative parking solutions, such as valet parking, off-site parking, 
etc., may, in certain situations, also be appropriate. 

 
[2] Planning Board authority. The Planning Board shall be authorized to reduce 

parking requirements for a given use, based upon a finding that any portion 
of the off-street parking requirements of a waterfront development have 
been satisfied when the applicant establishes to the Board's satisfaction that 
alternative parking solutions are appropriate and will provide adequate 
parking for the WD site. If an applicant wishes to use alternative parking 
methods, he must submit a complete analysis to the Board for review. This 
analysis must include estimates of peak parking demands for different land 
uses for different hours of the day and days of the week. It should also define 
strategies intended to incorporate alternative parking methods and the 
advantages of such strategies. 

 
[3] Alternative parking methods. Alternative parking methods include the 

following, and such other methods as the Planning Board deems 
appropriate, or any combination thereof: 

 
[a] Parking shared among various use elements within the waterfront 

development. The Planning Board's acceptance of such an alternative 
parking method shall be based on a professional parking study of the 
proposed use and the surrounding area that demonstrates that a different 
amount of parking would be appropriate for the use in its particular 
location and/or that existing and/or proposed off-site parking is 
sufficient. 

 
[b] Provision of parking off-site, in private or municipal lots, where 

appropriate arrangements for such parking can be made. 
 
[c] Valet parking. 

 

(f) Off-street loading. Off-street loading shall be provided as the Planning Board 
may find appropriate. 
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Section 8. Chapter 223 of the City Code of the City of Beacon, Article IVC, Fishkill Creek 
Development (FCD) Zone, Section 223-41.13, entitled “Uses; plan review; design standards,” 
Subsection I(11) is hereby amended as follows: 

§ 223-41.13 Uses; plan review; design standards. 

… 

I. Fishkill Creek development design standards. 

… 

(11) Off-street parking and loading. 

… 

(b) Parking requirements. The FCD District parking requirements shall be in 
accordance with § 223-26 of this chapter, except that the requirements in § 
223-26F shall be both the minimum and maximum requirements for a FCD 
project. 

(c) With respect to any building, structure or use for which the required number 
of parking spaces is not specifically set forth in § 223-26F of this chapter, 
the Planning Board, in the course of site plan review, shall determine the 
number of off-street parking spaces required, which number shall bear a 
reasonable relation to the minimum off-street parking requirements for 
specified uses as set forth in the above schedule. 

(d) Up to 20% of the required parking may be designated for compact 
automobiles at the discretion of and in accordance with standards as 
determined by the Planning Board. 

(e) Off-street loading shall be provided as the Planning Board may find 
appropriate. 

Section 9. Chapter 223 of the City Code of the City of Beacon, Article IVD, Central Main 
Street (CMS) District, Section 223-41.18, entitled “Regulations,” Subsections A and G are 
hereby amended as follows: 

§ 223-41.18 Regulations. 

A. Uses by right. The uses listed below are permitted by right in the CMS District, in the 
manner and under the conditions specified below. Unless otherwise indicated in this § 223-
41.18, all such uses require site development plan review and approval. Site development 
plan review shall not be required for a change of use in an existing building where the new 
use is allowed by right, the building will not be expanded, and the minimum maxiumum 
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number of off-street parking spaces required for the new use in § 223-41.18G(2) is not 
more than 25% greater than the requirement maximum standard for the existing use in § 
223-26DF herein. 

… 

G. Parking location and quantity. 

… 

(2) The minimum quantity of required on-site parking spaces shall be as followsParking 
shall be in accordance with § 223-26, except that the maximum parking standards 
for the following uses in the CMS District are as follows: 

(a) Residential: one space per unit. 

(b) Office and nonretail commercial: two spaces per 1,000 square feet of floor area. 

(c) Retail commercial and personal services: two spaces per 1,000 square feet of 
floor area. 

(d) Other uses: as determined to be appropriate by the Planning Board in the course 
of site plan review, or in the case of a new use where site plan review is not 
required under § 223-41.18A, as determined by the Building Inspector in 
consultation with the City Planner. 

(3) The requirements maximum standards in Subsection G(2) above or § 223-26 may 
be modified by the Planning Board, in its discretion, based upon information 
submitted by the applicant or otherwise made available in the public record, 
demonstrating one or more of the following: 

(a) That the projected operational characteristics of the proposed use require a 
different amount of parking. 

(b) That adequate shared parking, contractually obligated for the duration of the 
proposed use, is available within 500 feet of the site and within the CMS or PB 
District. 

(c) That the applicant has provided sufficient bicycle parking to reduce anticipated 
vehicular travel demand. 

(d) That there is sufficient public parking available within 800 feet of the site and 
within the CMS or PB District to meet foreseeable parking needs of the 
proposed use and surrounding uses for the duration of the proposed use. 
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(e) That the applicant will voluntarily dedicate land for public parking on site or 
will acquire land by purchase or long-term lease (for the duration of the 
proposed use) within 800 feet of the site and within the CMS or PB District and 
voluntarily dedicate such land to the City for public parking. 

(f) That a professional parking study of the proposed use and the surrounding area 
demonstrates that a different amount of parking would be appropriate for the 
use in its particular location and/or that existing and/or proposed off-site 
parking is sufficient. 

(g) The application involves a designated historic property as defined in Chapter 
134 of the City Code. 

(4) For lots of 8,000 square feet or less, where the provision of on-site parking is 
infeasible, the Planning Board may waive all parking requirements, provided that 
the total floor area of the building is no greater than 5,000 square feet. 

(5) Section 223-26B of this chapter shall apply in the CMS District. 

Section 10. Chapter 223 of the City Code of the City of Beacon, Article IVE, Linkage District 
(L), Section 223-41.21, entitled “Regulations,” Subsections A and F are hereby amended as 
follows: 

§ 223-41.21 Regulations. 

A. Uses by right. Uses listed below in this Subsection A are permitted by right subject to site 
plan review, except as otherwise noted in this § 223-41.21. Site plan review shall not be 
required for a change of use in an existing building where the new use is allowed by right, 
the building will not be expanded, and the minimum maximum number of off-street 
parking spaces required for the new use in § 223-41.21F(2) is not more than 25% greater 
than the requirement maximum standard for the existing use in § 223-26DF herein. The 
following uses are allowed by right subject to a requirement that for any new construction 
of a principal building, an apartment use or attached, semidetached, or multifamily dwelling 
unit shall only be located on the upper stories or at least 50 feet behind the facade in the 
rear portion of the ground floor, if the building faces the north side of Beekman Street 
between Route 9D and West Main Street, faces the north side of West Main Street, or if 
the parcel is within 400 feet of the Route 9D-Beekman Street intersection, as identified on 
the Zoning Map: 

… 

F. Parking location and quantity. 

… 
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(2) The minimum quantity of required on-site parking spaces shall be as followsParking 
shall be in accordance with § 223-26, except that the maximum parking standards 
for the following uses in the L District are as follows: 

(a) Residential: one space per unit. 

(b) Office and general commercial: 2.5 spaces per 1,000 square feet of floor 
area. 

(c) Retail commercial and personal services: three spaces per 1,000 square feet 
of floor area. 

(d) Other uses: as determined to be appropriate by the Planning Board in the 
course of site plan review, or in the case of a new use where site plan review 
is not required under § 223-41.21A, as determined by the Building Inspector 
in consultation with the City Planneras listed in § 223-26 of this chapter. 

(3) The quantity of required on-site parkingmaximum standards in Subsection F(2) 
above or § 223-26 may be modified by the Planning Board, in its discretion, based 
upon information submitted by the applicant or otherwise made available to the 
Planning Board in the public record, demonstrating one or more of the following: 

(e)(a) That the projected operational characteristics of the proposed use 
and/or its proximity within walking distance of the train station and other 
services justify a reduction in the required amount of parking. 

(f)(b) That adequate shared parking, contractually obligated for the duration 
of the proposed use, is available within 500 feet of the site and in the L 
District. 

(g)(c) That the applicant has provided sufficient bicycle parking to reduce 
anticipated vehicular travel demand, as supported by a professional parking 
study. 

(h)(d) That there is sufficient public parking available within 800 feet of the site 
and in the L District to meet foreseeable parking needs of the proposed use 
and surrounding uses for the duration of the proposed use. 

(i)(e) That the applicant will voluntarily dedicate land for public parking on 
site or will acquire land by purchase or long-term lease (for the duration of 
the proposed use) within 800 feet of the site and in the L District and 
voluntarily dedicate such land to the City for public parking. 

(j)(f) That a professional parking study of the proposed use and the 
surrounding area demonstrates that a different amount of parking would be 
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appropriate for the use in its particular location and/or that existing and/or 
proposed off-site parking is sufficient. 

(4) For small preexisting lots where the provision of on-site parking is infeasible, the 
Planning Board may waive up to 50% of the parking requirements, provided that 
the total floor area of the building is no greater than 3,000 square feet. The Planning 
Board may grant additional parking waivers, at its discretion, subject to an in-lieu 
payment of $10,000 per parking space. 

(5) Section 223-26B of this chapter shall not apply in the L District. 

Section 11. Chapter 223 of the City Code of the City of Beacon, Article IVF, Senior 
Affordable Housing Overlay (SAHO) District, Section 223-41.22, entitled “Specific 
requirements and regulations,” Subsection E(1) is hereby amended as follows: 

§ 223-41.22 Specific requirements and regulations. 

… 

E. Supplementary site regulations. 

(1) Parking ratio. Unless modified by the City Council in its zoning designation or 
special permit, parking spaces shall be provided at the ratio of 1.2 spaces per 
dwelling unit. The 0.2 fractional space shall be accumulated for staff and 
visitorsOff-street parking shall be in accordance with § 223-26. 

… 

Section 12. Chapter 223 of the City Code of the City of Beacon, Article VI, Definitions and 
Word Usage, Section 223-63, entitled “Definitions,” is hereby amended as follows: 

… 

LOADING SPACE 
Any off-street space available for the loading or unloading of goods and complying with the 
requirements provisions specified in § 223-26 of this chapter. 

… 

PARKING SPACE 
An off-street space available for the parking of one motor vehicle on a transient basis and 
complying with the requirements provisions specified in § 223-26 of this chapter. 

… 

Section 13. Ratification, Readoption and Confirmation. 
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Except as specifically modified by the amendments contained herein, Chapter 223 of the City 
of Beacon Zoning Code is otherwise to remain in full force and effect and is otherwise ratified, 
readopted and confirmed. 

Section 14. Numbering for Codification. 

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

Section 15. Severability. 

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

Section 16. Effective Date. 

This local law shall take effect immediately upon filing with the Office of the Secretary of 
State. 
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TO:  Lee Kyriacou, Mayor  

Beacon City Council 

FR:  Natalie Quinn, KARC Planning Consultants, Inc. 

DATE:  March 22, 2024 

RE:  Proposed Revisions to Local Law No. 1 of 2024 Concerning Parking Requirements 

At the February 13, 2024 meeting the Council continued discussion of Local Law No. 1 of 2024, 
proposed amendments to parking requirements in the City of Beacon. In response to questions 
posed by the Council at that meeting, the City’s traffic consultant, Creighton Manning 
Engineering, and KARC would like to present the following revisions for consideration:  
 
❖ Apply more nuanced treatment of the three typologies previously discussed by the Council: 

single-family districts, core districts (Main Street, Waterfront, Linkage District), and mixed-
use medium-density districts that are less connected to alternative modes of transportation 
and areas of high walkability.  

❖ Establish right-sized parking minimums in the mixed-use medium-density districts to 
provide additional guidance for determining appropriate parking supply, as well as 
consideration of a parking fee-in-lieu of ~ $5,000 per parking space waived.  

▪ Direct all parking fees towards an Alternative Transportation Improvement Fund 

❖ Retain the proposed use of parking maximums within core districts as a means to facilitate a 
greater production of residential units and to prevent the cost of parking from being passed 
onto renter households.  

▪ Update and expand the October 2022 Main Street Area Parking Capacity Survey, 
which showed a peak parking demand of 69%, every 3-5 years to inform parking 
management strategies and future revisions to parking regulations.  

❖ Streamline all parking regulations into a single table within Section 223-26  

To facilitate discussion of the above, please find attached a draft parking regulations table and 
excerpt of the October 2022 Main Street Area Parking Capacity Survey. A “decision tree” or list 
of questions has also been provided by Creighton Manning Engineering to assist the Council 
with general discussion of parking reform and to document justification for decisions being 
considered.  
 
Cc: Chris White, City Administrator 
       Nick Ward-Willis, Keane & Beane, P.C. 

118



Min Max Min Max

1- and 2-family dwelling -- 1 space/DU 3 spaces/DU

Multifamily dwelling and/or 

apartment or artist live/work space
-- 1 space/DU 1 space/DU 2 spaces/DU

Professional home office or home 

occupation permitted in a 

residential district

-- -- 1 space/DU + 2 spaces 2 space/DU + 4 spaces

Bed-and-breakfast establishment -- .5 spaces/room 0.5 spaces/room
1 space/room 

+ 3 spaces/DU

Hotel or inn -- .75 spaces/room 0.5 spaces/room 1 space/room

Place of worship, theater, 

auditorium, athletic field or other 

place of assembly

-- --

1 space/4 seats or 1 space/100 

SF of spaces use for public 

assembly

Nursery school or day-care center -- -- 1 space/employee 1.5 space/employee

Primary or secondary school -- -- 1 space/employee 1.5 space/employee

Dance, art, tutorial, martial arts or 

similar instructional school
-- -- 1 space/150 SF of GFA

Hospital, nursing home, 

convalescent home or home for the 

aged

-- -- 1 space/3 beds 1.5 spaces/3 beds

Golf and country club -- -- 90 spaces

Bowling alley or other place of 

indoor commercial recreation or 

public amusement

-- --
3 spaces/1 bowling lane; all 

others, 1 spaces/200 SF of GFA

Retail or service business, including 

auction gallery
-- 2.5 spaces/1000 SF 1 space/250 SF of GFA 2 spaces/250 SF of GFA

Restaurant or coffee house -- 1 space/250 SF
1 space/200 SF of Dinning 

Room Floor Area

Office for business or professional 

use (other than accessory to 

residential use)

-- -- 1 space/300 SF of GFA 2 spaces/300 SF of GFA

Districts 

*Uses Subject to City of Beacon Schedule of Use Regulations*

Uses
PB, CB, CMS, L, WD R1, RD, LI, HI, WP, FCD, GB, LB, OB, PB

DRAFT
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Banking office -- -- 1 space/300 SF of GFA 3 spaces/300 SF of GFA

Funeral home or undertaking 

establishment
-- --

10 spaces/reception room + 1 

space/employee

Motor vehicle sales and service -- -- 1.5 spaces/1,000 SF of GFA 2 spaces/1,000 SF of GFA

Animal care facility -- -- 2.5 spaces/1,000 SF of GFA 3.0 spaces/1,000 SF of GFA

Car washing establishment -- -- 0.5 spaces/employee

Research or development 

laboratory
-- -- 2 spaces/1,000 SF of GFA 3 spaces/1,000 SF of GFA

Manufacturing or industrial use -- -- 0.5 spaces/1,000 SF of GFA 1 space/1,000 SF of GFA

Wholesale, warehouse storage, 

utility or other similar commercial 

use

-- -- 0.25 spaces/1,000 SF of GFA 0.5 spaces/1,000 SF of GFA

Self-storage facility -- -- 0.1 spaces/1,000 SF of GFA

Senior housing -- 1 space/DU 0.5 spaces/DU 1 space/DU

Museums located within walking 

distance (3,000 feet) of entrance to 

train station 

-- 1 space/3,000 SF 1 space/3000 GFA

Artist studio -- -- 1 space/500 SF of GFA

Art gallery/exhibit space -- -- 1 space/250 SF of GFA

Bar or brew pub -- --
1 space/3 seats or 1 space/250 

SF of Dinning Floor Area

Microbrewery or microdistillery -- --
1 space/3 seats or 1 space/250 

SF of Dinning Floor Area

Museum -- -- 0.5 spaces/1,000 SF of GFA 1 space/1,000 SF of GFA

DRAFT
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Other uses not listed -- --

Off-street parking requirements for types of uses which do not 

fall within the categories listed above shall be determined by 

the Planning Board or the Building Inspector, as the case may 

be, upon consideration of relevant factors entering into the 

parking needs of each such use

DRAFT
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89%

100%

53%

51%

96%

63%

88%

100%

95%

100%

89%

11%

Sample Peak Parking Day
Saturday Afternoon during
Full Autumn Leaf Colors
October 15, 2022, 12 - 2 pm
Sunny Weather, Mid-60s

90 -- 100% Full

80 – 89% 

70 -- 79% 

0 -- 69% 

Primary Public Parking                     Spaces    Occupied   % Full
Main Street, Rt. 9D to North End 292           286 98%
12 Municipal Parking Lots 622           448           72%
Side Streets, One Block from Main   762           426           56%

Totals:  1,676        1,160          69%

DRAFT 2/23

Parking survey results show plenty of available parking on this peak 
Saturday, but certain streets and lots were full. The entire length of Main 
Street was occupied and the eastern end was crowded with few options 
in the area. Nearby Henry Street had available parking spaces, but they 
are not so convenient for destinations to the east. The west end had many 
more open spaces along side streets and in the City Hall and County 
Center lots. Compared to the 2014 Parking Analysis Saturday map, there 
were fewer overall spaces available. However, a perfect sunny day during 
peak fall colors is likely a busier travel weekend than a typical Saturday 
and may distort the numbers. The general conclusion is that weekend 
parking issues are indeed getting worse, particularly on the eastern end.

Striping side streets would be the easiest short-term solution. Many 
visitors can be reluctant to park on side streets. Striping shows that these 
are legal public parking spots, ensures that the parking is efficient, and 
helps to avoid blocked driveways. Better enforcement of the time limits, 
leased agreements to use private lots, and remote parking areas for 
employees would also help, targeting the east end as a priority. If the 
firehouse lot on the corner of Liberty Street becomes available, it could 
provide needed back-up parking for the east end of Main Street. Parking

in central lots and taking the Free Loop Bus would be a good option,
especially with a two-way route and shorter frequency of service.

Main Street Area Parking Capacity Survey
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TO:  Lee Kyriacou, Mayor  

Beacon City Council 

FR:  Natalie Quinn, KARC Planning Consultants, Inc. 

DATE:  April 5, 2024 

RE:  Proposed Revisions to Local Law No. 1 of 2024 Concerning Parking Requirements 

At the March 25, 2024 meeting the Council continued discussion of Local Law No. 1 of 2024, 
proposed amendments to parking requirements in the City of Beacon. A revised and simplified 
Schedule of Off-Street Parking Standards is presented below for consideration by the Council. 
Methodology to support the proposed revisions is noted below.  

 

Schedule of Off-Street Parking Standards 

Building Use 
CMS, L, WD, T R1, RD, LI, HI, WP, FCD, GB 

Min Max Min Max 

Residential – 
1 space 

per dwelling unit 

1 space 

per dwelling unit 

3 spaces 

per dwelling unit 

Lodging 
– 

 

 

0.75 space 

per guest room 

 

 

 

0.5 space 

per guest room 

 

 

 

1.5 space 

per guest room 

 

 

Office and nonretail commercial 
– 

 

 

2.5 spaces 

Per 1000 SF GFA 

 

 

3 spaces 

Per 1000 SF 

 

 

5 spaces 

Per 1000 SF 

 

Retail Commercial and Personal Services 
– 

 

 

3 spaces 

Per 1000 SF GFA 

 

 

3 spaces 

Per 1000 SF GFA 

 

 

4 spaces 

per 1000 SF GFA 

 

Industrial 
– 

 

– 

 

0.25 space 

per 1,000 SF GFA 

2.5 spaces 

per 1,000 SF GFA 

Other Uses  

Off-street parking requirements for types of uses which do not 

fall within the categories listed above shall be determined by the 

Planning Board or the Building Inspector upon consideration of 

relevant factors dictating the parking needs of each such use 
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Notes on Methodology: 

- The Transitional (T) District was included within the left column with maximums only 
due to the district’s proximity to the CMS district and municipal parking facilities. The 
transitional aspect of this district is managed more appropriately by the Schedule of Use 
regulations already in place.  

- The parking requirement for home office / home occupation was eliminated from the 
residential category. Best practices argue that adequate parking supply for this low 
impact use is provided via residential parking regulations and/or on street parking.  

- Office and nonretail commercial  
o Left column maximum taken from existing Linkage district minimum 
o Right column maximum taken from restaurant requirement in previously 

proposed Section 223-26 
o Right column minimum taken from office requirement in previously proposed 

Section 223-26 
- Retail commercial core  

o Left column maximum taken from existing Linkage district minimum 
o Right column maximum taken from retail requirement in previously proposed 

Section 223-26 
- Industrial maximum taken from minimum in existing Section 223-26 
- Parking Use Groups: 

o Residential: One-family, Two-Family, Multifamily, Artist live/work, Senior 
housing 

o Lodging: Bed-and-Breakfast, Hotel, Inn, Hospital nursing or convalescent, senior 
care facility 

o Office and nonretail commercial: Office, artist studio, art gallery/exhibit space, 
funeral home, restaurant, coffee house, bar, micro-brewery, micro-distillery, 
commercial recreation, auction gallery, fitness center, motor vehicle sales and 
service, animal care facility, place of worship, theatre, auditorium,  

o Retail commercial and personal services: Retail, personal service, bank, car 
washes 

o Industrial: research or development laboratory, manufacturing, industrial use, 
wholesale, warehouse, utility or similar, museum 

o Other: Golf or county club, self-storage facility; nursery school or day-care 
center, primary or secondary school, uses not listed 

 
Cc: Chris White, City Administrator 
       Nick Ward-Willis, Keane & Beane, P.C. 
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