
COURTROOM, CITY HALL
1 MUNICIPAL PLAZA
BEACON, NY 12508

THE ZONING BOARD OF
APPEALS WILL MEET AT 7:00

PM. A TRAINING WORK
SESSION WILL TAKE PLACE

AT 7:00 PM AND THE
REGULAR MEETING AND
PUBLIC HEARINGS WILL

BEGIN IMMEDIATELY
THEREAFTER, BUT NOT
LATER THAN 7:30 PM.

1. Review and hold Public Hearing on application submitted by James Petty, 146 Verplanck
Avenue, Tax Grid No. 30-6054-21-028928, in the R1-5 Zoning District, for relief from Section
223-17 to subdivide lot where existing home will have a proposed 4.7 ft. side yard setback (10
ft. required)

 
June 22, 2022

7:00 PM
Zoning Board of Appeals Agenda

Regular Meeting
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/be90c5f9075bb7d2ec4a78ab930bfbfd0.pdf


City of Beacon Zoning Board of Appeals Agenda
06/22/2022

Title:

Review and hold Public Hearing on application submitted by James Petty, 146 Verplanck Avenue, Tax
Grid No. 30-6054-21-028928, in the R1-5 Zoning District, for relief from Section 223-17 to subdivide lot
where existing home will have a proposed 4.7 ft. side yard setback (10 ft. required)

ATTACHMENTS

146 Verplanck Zoning Application.pdf

2106_144 Verplanck - Zoning Drawings.pdf

146 Verplanck Avenue Recommendation to ZBA.pdf

ZBA Resolution_146 Verplanck.pdf

146 Verplanck Public Comment Konzen.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1425033/146_Verplanck_Zoning_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1425031/2106_144_Verplanck_-_Zoning_Drawings.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1425032/146_Verplanck_Avenue_Recommendation_to_ZBA.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1438210/ZBA_Resolution_146_Verplanck.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1439903/146_Verplanck_Public_Comment_Konzen.pdf
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PROJECT NOPROJECT NO

DRAWN BY:DRAWN BY:

SCALE:SCALE:

146 Verplanck Ave146 Verplanck Ave
Beacon, New YorkBeacon, New York

05/31/2205/31/22
21062106

A0.0
J.PettyJ.Petty

Title SheetTitle Sheet

Proposed reinstatement of property line

Original subdivision of land into two lots in 1869.

146 Verplanck Avenue
File Map: 208
File Lot: 40 & 41
Tax Grid: 130200-6054-21-028928
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Site PlanSite Plan

SCALE:  1/16" = 1'-0"
1

Site Plan

146 Verplanck
Avenue Complies Complies Complies Existing Non-

Compliant
Variance
Required Complies Complies N.A. Complies

R1-5 5,000 50 100 15 10 20 2.5/35 N.A. -

Area
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§ 223-17. Schedule of Dimensional Regulations
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134 Verplanck Ave132 Verplanck Ave130 Verplanck Ave128 Verplanck Ave120 Verplanck Ave

50' - 0"25' - 0"25' - 0"50' - 0"89' - 0"

150 Verplanck Ave146 Verplanck AveProposed Subdivision138 Verplanck Ave

50' - 0" 50' - 0"50' - 0" 50' - 0"

PROPOSED
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SINGLE FAMILY 
DWELLING
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22' - 3"33' - 6"

156 Verplanck Ave 160 Verplanck Ave 162 Verplanck Ave

50' - 0"50' - 0"50' - 0"
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146 Verplanck Ave146 Verplanck Ave
Beacon, New YorkBeacon, New York

05/31/2205/31/22
21062106
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Verplanck AvenueVerplanck Avenue
Elevation DiagramElevation Diagram

SCALE:  1/16" = 1'-0"
1

Verplanck Avenue Elevation Diagram - 1

SCALE:  1/16" = 1'-0"
2

Verplanck Avenue Elevation Diagram - 2

SCALE:  1/16" = 1'-0"
3

Verplanck Avenue Elevation Diagram - 3

Hatched areas represents Lots with existing non-
conforming Zoning Side Yard requirements.

No homes on the North side of Verplanck Ave 
between Matteawan Rd and Eliza St meet existing 
Zoning Side Yard requirements.

All properties measured from street by architect.

Dimensions from 138 Verplanck, 146 Verplanck, 
and 150 Verplanck are listed on survey.

Elevations are diagramatic.

20



17' - 0" 5' - 4"

PROPOSED
2-STORY

SINGLE FAMILY 
DWELLING

Pr
op

er
ty

 L
in

e

Pr
op

er
ty

 L
in

e

Pr
op

os
ed

 P
ro

pe
rt

y 
Li

ne

Required Area Variance

Existing House

PROPOSED
2-STORY

SINGLE FAMILY 
DWELLING

Pr
op

er
ty

 L
in

e

Pr
op

er
ty

 L
in

e

Pr
op

os
ed

 P
ro

pe
rt

y 
Li

ne

Required Area Variance

Existing House

PROPOSED
1-STORY
GARAGE

5' - 0"

PROJECT:PROJECT:

646.883.9708
Beacon, New York
ps@postscriptstudio.com

©2022

DATE:DATE:
PROJECT NOPROJECT NO

DRAWN BY:DRAWN BY:

SCALE:SCALE:  1/8" = 1'-0" 1/8" = 1'-0"

146 Verplanck Ave146 Verplanck Ave
Beacon, New YorkBeacon, New York

05/31/2205/31/22
21062106

Z3.0
J.PettyJ.Petty

ElevationsElevations

SCALE:  1/8" = 1'-0"
1

Front Elevation

SCALE:  1/8" = 1'-0"
2

Rear Elevation
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Memorandum 
       Planning Board 

 

             

              

 

TO:  Zoning Board Chairman Jensen and Zoning Board Members  

 

FROM: Planning Board Chairman Gunn and Planning Board Members 

 

RE: Advisory Opinion   

 146 Verplanck Avenue 

Applicant:  James Petty 

 

DATE: May 12, 2022 

 

 

At their last meeting, the Planning Board reviewed an application for Subdivision 

Approval for a subdivision at 146 Verplanck Avenue submitted by James Petty.   

 

The applicant proposes to subdivide a 0.27-acre parcel with one existing house into two 

lots for the construction of an additional house. Parcel 1 would have 5,922 square feet and Parcel 

2 would have 5,882 square feet.  Section 223-17 of the City Zoning Code requires a 10-foot side 

yard, and the proposed subdivision has a 4.7-foot side yard.  Board members reviewed the 

proposal and after careful consideration of the variance needed, voted unanimously to send a 

positive recommendation to the Zoning Board of Appeals.   

 

As always the final decision will be based on your review of the application but the 

Planning Board felt the aforementioned factors should be offered as an advisory viewpoint. 
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2022- 

5102/11/716021v1  6/22/22 

 -1- 

CITY OF BEACON 
ZONING BOARD OF APPEALS 

 
RESOLUTION 

Parcel ID# 6054-21-028928 
 

WHEREAS, an application has been made to the City of Beacon Zoning Board of 

Appeals by James Petty (the “Applicant”) for a 5.3 foot side yard setback variance where 

the minimum required side yard setback is 10 feet pursuant to City Code §§ 223-17(D) and 

223 Attachment 1to subdivide a lot where the existing home will have a proposed side yard 

setback of 4.7 feet on property located at 146 Verplanck Avenue in the R1-5 Zoning 

District. Said premises being known and designated on the tax map of the City of Beacon as 

Parcel ID# 6054-21-028928(the “Property”); and 

WHEREAS, a duly advertised public hearing on the application was held on June 

22, 2022, at which time all those wishing to be heard on the application were given such 

opportunity; and 

 WHEREAS, the Board closed the public hearing on June 22, 2022; and 

 WHEREAS, the proposed action is a Type II Action pursuant to the New York 

State Environmental Quality Review Act, and accordingly, no further environmental review 

is required; and 

WHEREAS, the Board considered the benefit to the Applicant if the variance is 

granted, as weighed against the detriment to the health, safety and welfare of the 

neighborhood or community by such grant.  

 NOW, THEREFORE, BE IT RESOLVED, that the Board, from the application, 

considered each of the factors set forth at Section 81-b(4)(b) of the General City Law and 

found, with respect to those considerations, as follows: 

1) As to whether an undesirable change will be produced in the character of the 

neighborhood or a detriment to nearby properties will be created by the granting 

of the area variance, the Board found that  

2) As to whether the benefit the Applicant seeks can be achieved through another 

method, feasible for the Applicant to pursue, that does not require the area 

variance, the Board found that  
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 -2- 

3) As to whether the requested variance is substantial, the Board found that  

4) As to whether the proposed variance will have an adverse effect or impact on the 

physical or environmental conditions in the neighborhood or district, the Board 

found that  

5) As to whether the alleged difficulty is self-created, the Board found that  

BE IT FURTHER RESOLVED, that the Board finds that the requested variance 

[IS/IS NOT] the minimum variance necessary and adequate to preserve and protect the 

character of the neighborhood and the health, safety and welfare of the community.  

 BE IT FURTHER RESOLVED, that said application for a 5.3 foot side yard 

setback variance where the minimum required side yard setback is 10 feet pursuant to City 

Code §§ 223-17(D) and 223 Attachment 1to subdivide a lot where the existing home will 

have a proposed side yard setback of 4.7 feet on property located at 146 Verplanck Avenue, 

is hereby [GRANTED/DENIED], subject to the following conditions:  

1. No permit or certificate of occupancy shall be issued until the Applicant has paid in 

full all application and consultant fees incurred by the City in connection with the 

review of this application. 

2. The variance shall be void if the Applicant fails to (i) obtain a building permit within 

six months from the date of this Resolution; (ii) commence construction within six 

months following the date of issuance of the building permit; or (iii) complete 

construction and obtain a certificate of occupancy within 24 months after the date of 

issuance of said building permit.  

BE IT FURTHER RESOLVED, that the Zoning Board of Appeals may grant a 

six month extension of the variance provided that a written request for an extension is 

submitted before the variance expire. Such extension shall only be granted upon a showing 

by the Applicant that the circumstances and conditions upon which the variance were 

originally granted have not substantially changed. 

 

Dated: June 22, 2022                                _________________________________ 

Mr. David Jensen, Chairman 

24



 

 -3- 

Chairman Jensen called the roll: 

Motion Second 
Zoning Board 

Member 
Aye Nay   

         David Jensen     

  Judy Smith   Excused 

     Montos Vakirtzis     

                       Jordan Haug       

          Elaine Ciaccio     

         

             

  Motion Carried   
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1

Amanda Caputo

From: konzen@optonline.net
Sent: Saturday, June 18, 2022 11:24 AM
To: Amanda Caputo
Subject: OPPOSED to variance application for 146 Verplanck Ave. Beacon, NY

Follow Up Flag: Follow up
Flag Status: Flagged

 

Dear Ms. Caputo, 

In response to the certified letter we received, regarding subdividing the lot at 146 Verplanck Ave 
here in Beacon, we are opposed to this because an adjacent building with a roof deck will greatly 
impact our privacy in our home and yard. 

Thank you for your consideration. 

Sincerely, 

Ed and Cynthia Konzen 

52 Kent St. 

Beacon, NY 12508 
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