
COURTROOM
1 MUNICIPAL PLAZA
BEACON, NY 12508
AND LIVE VIA ZOOM

Mayor Lee Kyriacou
Councilmember Amber Grant, At Large

Councilmember Paloma Wake, At Large
Councilmember Molly Rhodes, Ward 1

Councilmember Jeff Domanski, Ward 2
Councilmember Pam Wetherbee, Ward 3

Councilmember George Mansfield, Ward 4
City Administrator Chris White

1. Proposed Local Law Amending the Zoning Map Concerning East Main Street

2. Proposed Local Law Concerning Use Regulations for Drive-Through Facilities and Self-
Storage Businesses

3. Hypochlorite for WWTP Effluent Disinfection Bid Results

4. Liquid Polymer for WWTP Sludge Conditioning Bid Results

5. Liquid Phase Product for WWTP Odor Control Bid Results

 
April 14, 2025

7:00 PM
City Council Agenda

Roll Call

Workshop Agenda Items
 

 

 

 

 

 
Announcement of Next Meeting: April 21, 2025 at 7:00 p.m.
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City of Beacon City Council Agenda
04/14/2025

Title:

Proposed Local Law Amending the Zoning Map Concerning East Main Street

ATTACHMENTS

Proposed Local Law Amending the Zoning Map Concerning East Main Street

City of Beacon Schedule of Use Regulations

City of Beacon Zoning Map

Proposed Local Law Amending the Zoning Map Concerning East Main Street: SEAF Part 1 -
Narrative

Proposed Local Law Amending the Zoning Map Concerning East Main Street: SEAF Part 1

Building Inspector Memorandum Regarding East Main Street Zoning Recommendation

City of Beacon Planning Board Memorandum Concerning a Proposed Local Law Amending the
Zoning Map Concerning East Main Street

Dutchess County Planning Memorandum Concerning a Proposed Local Law Amending the
Zoning Map Concerning East Main Street
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LOCAL LAW NO. ___ OF 2025 

CITY COUNCIL 

CITY OF BEACON 

PROPOSED LOCAL LAW TO AMEND THE ZONING MAP OF THE CITY OF 
BEACON CONCERNING EAST MAIN STREET 

A LOCAL LAW to amend 
the zoning map of the City 
of Beacon. 

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

Section 1. The Zoning Map of the City of Beacon, established by Section 223-3 of the Beacon 
City Code entitled “Zoning Map,” is hereby amended to change the Zoning District 
designation of the following parcels, from the Light Industrial (“LI”) Zoning District to the 
Central Main Street (“CMS”) Zoning District: 

City of Beacon Tax Parcel No.: 6054-38-140756, which is located at 1 East Main Street, 
Retail 1; 

City of Beacon Tax Parcel No.: 6054-38-139755, which is located at 1 East Main Street, 
Retail 1A; 

City of Beacon Tax Parcel No.: 6054-38-138753, which is located at 1 East Main Street, 
Retail 2; 

City of Beacon Tax Parcel No.: 6054-38-136748, which is located at 1 East Main Street, 
Retail 3; 

City of Beacon Tax Parcel No.: 6054-38-133744, which is located at 1 East Main Street, 
Retail 4; 

City of Beacon Tax Parcel No.: 6054-38-129739, which is located at 1 East Main Street, 
Retail 5; 

City of Beacon Tax Parcel No.: 6054-38-147733, which is located at 1 East Main Street, Unit 
101; 

City of Beacon Tax Parcel No.: 6054-38-141753, which is located at 1 East Main Street, Unit 
201; 

City of Beacon Tax Parcel No.: 6054-38-139731, which is located at 1 East Main Street, Unit 
202; 
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City of Beacon Tax Parcel No.: 6054-38-140748, which is located at 1 East Main Street, Unit 
203; 

City of Beacon Tax Parcel No.: 6054-38-137733, which is located at 1 East Main Street, Unit 
204; 

City of Beacon Tax Parcel No.: 6054-38-139744, which is located at 1 East Main Street, Unit 
205; 

City of Beacon Tax Parcel No.: 6054-38-136736, which is located at 1 East Main Street, Unit 
206; 

City of Beacon Tax Parcel No.: 6054-38-137739, which is located at 1 East Main Street, Unit 
207; 

City of Beacon Tax Parcel No.: 6054-38-149752, which is located at 1 East Main Street, Unit 
301; 

City of Beacon Tax Parcel No.: 6054-38-142735, which is located at 1 East Main Street, Unit 
302; 

City of Beacon Tax Parcel No.: 6054-38-147748, which is located at 1 East Main Street, Unit 
303; 

City of Beacon Tax Parcel No.: 6054-38-144739, which is located at 1 East Main Street, Unit 
304; 

City of Beacon Tax Parcel No.: 6054-38-146745, which is located at 1 East Main Street, Unit 
305; 

City of Beacon Tax Parcel No.: 6054-38-145742, which is located at 1 East Main Street, Unit 
306; 

City of Beacon Tax Parcel No.: 6054-38-152750, which is located at 1 East Main Street, Unit 
401; 

City of Beacon Tax Parcel No.: 6054-38-145732, which is located at 1 East Main Street, Unit 
402; 

City of Beacon Tax Parcel No.: 6054-38-150744, which is located at 1 East Main Street, Unit 
403; 

City of Beacon Tax Parcel No.: 6054-38-146737, which is located at 1 East Main Street, Unit 
404; 

City of Beacon Tax Parcel No.: 6054-38-148741, which is located at 1 East Main Street, Unit 
405; 
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- and - 

All common areas of the aforementioned parcels, including, but not limited to, the parking 
lot thereto. 

Section 2. Ratification, Readoption and Confirmation 

Except as specifically modified by the amendments contained herein the Code of the City of 
Beacon is otherwise to remain in full force and effect and is otherwise ratified, readopted and 
confirmed. 

Section 3. 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 4. 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 5. Effective Date 

This local law shall take effect immediately filing with the Office of the Secretary of State. 
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ZONING

223 Attachment 2

City of Beacon

§ 223-17. City of Beacon Schedule of Use Regulations
[Added 6-15-2020 by L.L. No. 7-2020;1 amended 2-16-2021 by L.L. No. 2-2021; 9-19-2022 by L.L. No. 8-2022; 9-19-2022 by L.L. No. 9-2022]

Permitted Uses by District Reference Notes All R1 All RD T GB CMS L WD WP FCD LI HI
Residential

One-family detached dwelling P P P X X X X X X X X
One-family attached/semidetached Including townhouses X P P X X P X X P X X
Two-family dwelling X P P X X X X X X X X
Multifamily dwelling X SP* P P P P P X P X X
Artist live/work space Subject to § 223-14.2 X X P P P P P X P P X

Retail/Office/Service
Retail, personal service, or bank X X X P P P P X X P X
Office X X P P P P P X P P X

Artist studio, art gallery/exhibit space X X P P P P X X P P X
Funeral home X X X P X X X X X P X
Commercial recreation, indoor X X X P P X X X X P P
Auction gallery X X X P X X X X X P P
Adult use Subject to § 223-20.1 X X X X X X X X X SP X

Food/Lodging
Restaurant or coffee house X X X P P P P SP* P X X
Bar/brew pub/microbrewery/microdistillery X X X P P P P X P P P
Food preparation business X X X P SP SP X X X P P
Short-term rental Subject to § 223-26.5 P P P P P P P P P P P
Bed-and-breakfast Subject to § 223-24.4 SP SP SP P X P X SP* P P X
Inn X X X P P P P SP* P P X
Hotel Subject to § 223-14.1 X X X P P P P X X P X

Social/Community
Spa/fitness center/exercise studio X X SP P P P P X P P X
Day-care center X X P P X P P X P SP X
Park, preserve, community garden P P P P P P P P P P X
Theater, concert or conference space X X X P P P P X P P X
Museum SP* SP* SP* P P P P X P P SP
Place of worship/religious facility P P P P X X X X X P X
Social club Subject to § 223-24.2 SP SP SP SP P X X X X SP X

X = Use Not Permitted
P = Permitted Use
SP = Special Permit Use by Planning Board
SP* = Special Permit Use by City Council

For specific standards
see -->

Article
IVD

Article
IVE

Article
IVA

Article
IVA

Article
IVC

1 Editor’s Note: This local law also repealed former 223 Attachment 2, § 223-17D, Schedule of Regulations for Nonresidential Districts, as amended.

:1 Supp 59, Dec 2022
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BEACON CODE

Permitted Uses by District Reference Notes All R1 All RD T GB CMS L WD WP FCD LI HI
Government facility P P P P P P P P P P P
Golf course SP* SP* X X X X X X X X X

Health Care
Hospital or nursing home Subject to 223-21.1/22 SP* SP* X X X X X X P P P
Animal care facility SP SP X SP X X X X X SP X

Educational
College or university SP* SP* X P P P X X P P P
Trade school or training program X X X P P P X X P P P
Private school or nursery school SP SP SP P X P X X P SP X

Parking/Auto-Oriented
Off-street parking or parking structure Subject to § 223-26 X X SP SP SP X X X X X X
Vehicle sales or rental lot X X X SP X X X X X SP X
Gas filling station and/or car wash Subject to Ch. 210/§

223-21
X X X SP X X X X X SP X

Auto body or repair shop Subject to Chapter 210 X X X SP X X X X X SP X
Ambulance service SP SP SP P X X X X X P X

Industrial or Assembly
Wholesale, warehouse storage or self-storage business X X X P X X X X X P P
Workshop X X SP P P P X X P P P
Industrial or manufacturing use X X X X X SP X X P P P

Other
Wireless communication facility Subject to § 223-26.4 P P P P P P P P P P P
Small cell wireless facility Subject to § 223-26.4 P P P P P P P P P P P
Farm P X X X X X X X X X X
Horticultural nursery P P X P X X X X X P X
Historic District Overlay Use Subject to § 223-24.7 SP* SP* SP* SP* SP* SP* SP* SP* SP* SP* SP*

Permitted Accessory Uses (includes uses/structures customarily 
incidental to a permitted principal use, but not an activity for 
commercial gain in a residential district)

Accessory apartment Subject to § 223-24.1 P P P X X X X X X X X
Private tennis court or pool Subject to § 223-13 P P P X X X X X X X X
Home occupation or artist studio Subject to § 223-17.1 P P P X X X X X X X X
Parking structure X X SP X P P P X P X X
Garden, roof garden, or greenhouse P P P P P P P P P P P
Solar collectors Subject to Article X P P P P P P P P P P P

X = Use Not Permitted
P = Permitted Use
SP = Special Permit Use by Planning Board
SP* = Special Permit Use by City Council

For specific standards
see -->

Article
IVD

Article
IVE

Article
IVA

Article
IVA

Article
IVC

:2 Supp 54, Mar 2021
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February 28, 2025 

5102/011/4926-8108-3937v1  2/28/25 

Beacon – SEAF Part 1 Narrative 

Proposed Local Law Concerning the City of Beacon Zoning Map 

On February 24, 2025, the Beacon City Council discussed a proposed Zoning Map 
amendment recommended by the former Building Inspector. Specifically, the proposed local 
law would amend the City’s Zoning Map to change the zoning designations of 25 parcels at 1 
East Main Street from the Light Industrial (LI) Zoning District to the Central Main Street 
(CMS) Zoning District. Over the course of several years, 1 East Main Street has undergone 
substantial renovations which has resulted in residential units thereat being more akin to 
multifamily dwellings, which are permitted uses in the CMS Zoning District, than the 
artist/live work studios permitted in the LI Zoning District. Additionally, several businesses 
located at 1 East Main Street are now utilized in a manner similar to restaurants or coffee 
houses which is permitted in the CMS Zoning District as opposed to the LI Zoning District. 
The other retail/commercial uses present at 1 East Main Street would remain “use” compliant 
if the proposed local law is adopted. As such, the rezoning of the 25 parcels at 1 East Main 
Street is intended to bring the uses thereat into conformity with permitted uses by amending 
the Zoning District thereof from LI to CMS. Moreover, a majority of surrounding properties 
are currently within the CMS Zoning District. 
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One Municipal Plaza ~ Suite I, Beacon, New York 12508 

 
CITY OF BEACON 

New York  
Building Department 

 
 
Bruce Flower                                                                                                                           845-838-5020 
Building Inspector                                                                                        Email: bflower@beaconny.gov 

 
 
To: Christopher White, City Administrator 
 
From:  Bruce Flower, Building Inspector 
 
Re  E Main Street Zoning recommendation 
 
Date:  February 5, 2025 
 
 
After reviewing the zoning regulations for the area around 1 East Main Street and talking to 
some of the owners of the retail units in 1 East Main Street, I recommend the City Council look 
into a possible change in zoning for a few parcels in this area.  The parcels in question are 1 East 
Main Street (multiple grid numbers), 7 East Main Street (6054-38-132727) and Churchill 
Parking Lot (Grid # 6054-37-121715).  Currently these parcels are located in the LI (Light 
Industrial) Zone, I would recommend to include these parcels into the adjacent CMS (Central 
Main Street) Zone for the following reasons. 
 

1. Some of the businesses in the area have changed from their original use which are 
currently not allowed in the LI Zone.  Some businesses have become more in line with 
the restaurant or coffeehouse uses which are allowed in the CMS Zone. 

2. The majority of the properties surrounding these parcels are currently zoned CMS. 
3. With the proposed conversion of the unused railroad tracks to an extension of the 

Dutchess County Rail Trail, the businesses along this path will become better connected 
to Main Steet directly after the trail is completed.  Currently the railway right of way is 
zoned CMS which directly boarders Main Street in this area.  

4. The conversions of the buildings in the area have been substantially renovated over the 
years. With the investments into these buildings the property owners will probably not 
convert the buildings back into the light industrial uses they were in the past.  

5. The residential units within 1 East Main Street are more in line with multifamily 
dwellings as opposed to the artist live/work which are allowed. 

 
Attached is a copy of the zoning use chart for CMS and LI and a marked up copy of the zoning 
map of the area described above. 
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Permitted Uses by District Reference Notes CMS LI
Residential

One-family detached dwelling X X
One-family attached/semidetached Including townhouses X X
Two-family dwelling X X
Multifamily dwelling P X
Artist live/work space Subject to § 223-14.2 P P

Retail/Office/Service
Retail, personal service, or bank P P
Office P P

Artist studio, art gallery/exhibit space P P
Funeral home X P
Commercial recreation, indoor P P
Auction gallery X P
Adult use Subject to § 223-20.1 X SP

Food/Lodging
Restaurant or coffee house P X
Bar/brew pub/microbrewery/microdistillery P P

Food preparation business SP P
Short-term rental Subject to § 223-26.5 P P
Bed-and-breakfast Subject to § 223-24.4 X P
Inn P P
Hotel Subject to § 223-14.1 P P

Social/Community
Spa/fitness center/exercise studio P P
Day-care center X SP
Park, preserve, community garden P P

Theater, concert or conference space P P
Museum P P
Place of worship/religious facility X P
Social club Subject to § 223-24.2 P SP

X = Use Not Permitted For specific standards
P = Permitted Use see -->
SP = Special Permit Use by Planning Board  
SP* = Special Permit Use by City Council

Article IVD
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Permitted Uses by District Reference Notes CMS LI
Government facility P P
Golf course X X

Health Care
Hospital or nursing home Subject to 223-21.1/22 X P
Animal care facility X SP

Educational
College or university P P
Trade school or training program P P
Private school or nursery school X SP

Parking/Auto-Oriented
Off-street parking or parking structure Subject to § 223-26 SP X
Vehicle sales or rental lot X SP
Gas filling station and/or car wash Subject to Ch. 210/§ 223-21 X SP
Auto body or repair shop Subject to Chapter 210 X SP
Ambulance service X P

Industrial or Assembly
Wholesale, warehouse storage or self-storage business X P

Workshop P P
Industrial or manufacturing use X P

Other
Wireless communication facility Subject to § 223-26.4 P P
Small cell wireless facility Subject to § 223-26.4 P P
Farm X X
Horticultural nursery X P
Historic District Overlay Use Subject to § 223-24.7 SP* SP*

Permitted Accessory Uses (includes uses/structures customarily 
incidental to a permitted principal use, but not an activity for 
commercial gain in a residential district)

Accessory apartment Subject to § 223-24.1 X X
Private tennis court or pool Subject to § 223-13 X X
Home occupation or artist studio Subject to § 223-17.1 X X
Parking structure P X
Garden, roof garden, or greenhouse P P
Solar collectors Subject to Article X P P

X = Use Not Permitted 
P = Permitted Use
SP = Special Permit Use by Planning Board 
SP* = Special Permit Use by City Council

For specific standards see --> 
Article IVD
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239 Planning/Zoning Referral - Exemption Communities
Municipality: City of Beacon           

Referring Agency: Municipal Board

Tax Parcel Numbers(s): #Error

Project Name: Proposed Local Law Amending the Zoning Map Concerning East Main Street

Applicant: City of Beacon

Address of Property: 

Date Response Requested: 3/14/2025

Entered By: Swanson, Benjamin

Actions Requiring 239 Review

Comprehensive/Master Plans

Zoning Amendments (standards, uses, 
definitions, district regulations, etc.)

Other Local Laws associated with zoning 
(wetlands, historic preservation, affordable 
housing, architectural review, etc.) 

Rezonings involving all map changes

Architectural Review

Site Plans (all)

Special Permits for all non-residential uses

Use Variances for all non-residential uses

Area Variances for all non-residential uses

Other (Describe): 
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Co./Dept.
Fax #
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From
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Parcels within 500 feet of:

State Road: 

County Road: 

State Property (with recreation area 
or public building)

County Property (with recreation 
area or public building)

Municipal Boundary

Farm operation in an Agricultural 
District

Exempt Actions:*
239 Review is NOT Required

Administrative Amendments (fees, 
procedures, penalties, etc.)

Special Permits for residential uses 
(accessory apts, home occupations, 
etc.)

Use Variances for residential uses

Area Variances for residential uses

Renewals/Extension of Site Plans or 
Special Permits that have no changes 
from previous approvals

No Authority to review these Actions

Subdivisions / Lot Line Adjustments

Interpretations

Exempt Action submitted for informal 
review

*These actions are only exempt in municipalities that signed an intermunicipal agreemment with Dutchess County to that effect.*

Response From Dutchess County Department of Planning and Development
No Comments: Comments Attached:
Matter of Local Concern Local Concern with Comments

No Jurisdiction Conditional

No Authority Denial

Withdrawn Incomplete with Comments- municipality must resubmit to County

Incomplete - municipality must resubmit to County Informal Comments Only (Action Exempt from 239 Review)

Exempt from 239 Review

None

Date Submitted: 3/4/2025

Date Received: 3/4/2025

Date Requested: 3/14/2025

Date Required: 4/3/2025

Date Transmitted: 3/7/2025
Reviewer: 

Also mailed 
hard copy

Major Project

Referral #: ZR25-057

For County Office Use Only

Notes:

Date Printed: 3/7/2025 19



City of Beacon City Council Agenda
04/14/2025

Title:

Proposed Local Law Concerning Use Regulations for Drive-Through Facilities and Self-Storage
Businesses

ATTACHMENTS

Proposed Local Law Concerning Use Regulations for Drive-Through Facilities and Self-Storage
Businesses

City of Beacon Zoning Map

Proposed Local Law Concerning Use Regulations for Drive-Through Facilities and Self-Storage
Businesses: Full EAF Part 1 - Narrative

Proposed Local Law Concerning Use Regulations for Drive-Through Facilities and Self-Storage
Businesses: Full EAF Part 1

Proposed Local Law Concerning Use Regulations for Drive-Through Facilities and Self-Storage
Businesses: Full EAF Parts 2 and 3

Proposed Local Law Concerning Use Regulations for Drive-Through Facilities and Self-Storage
Businesses: Full EAF Part 3 Attachment

Fishkill Avenue Concepts Committee Memorandum Regarding Initial Zoning Recommendations

City of Beacon Planning Board Memorandum Concerning a Proposed Local Law Concerning Use
Regulations for Drive-Through Facilities and Self-Storage Businesses

Dutchess County Planning Memorandum Concerning a Proposed Local Law Concerning Use
Regulations for Drive-Through Facilities and Self-Storage Businesses
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LOCAL LAW NO. ___ OF 2025 

CITY COUNCIL 
CITY OF BEACON 

A LOCAL LAW AMENDING CHAPTER 223 OF THE BEACON CITY CODE 
CONCERNING USE REGULATIONS 

A LOCAL LAW to amend 
Chapter 223 of the Beacon 
City Code to amend the 
Schedule of Use Regulations 
concerning drive-through 
facilities and self-storage 
business and to clarify only 
expressly permitted uses are 
allowed. 

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

Section 1. Chapter 223 of the Beacon City Code, Article III – General Regulations, Section 
223-17 entitled “Schedule of Regulations,” Subsection C, Attachment 2 entitled “Schedule of 
Use Regulations,” is hereby amended as provided on the attached Schedule of Use 
Regulations.   

Section 2. Chapter 223 of the Beacon City Code, Article III – General Regulations, Section 
223-17, entitled “Schedule of Regulations,” Subsection B is hereby amended as follows: 

§ 223-17 Schedule of Regulations. 

… 

B. Uses not expressly permitted are prohibited. It is the intention that theAny uses not 
expressly permitted in a district by this Chapter, or as set forth in § 223-17C, Schedule 
of Use Regulations, for each district shall not beis permitted prohibited uses in any 
other district in the schedules, unless allowed specifically or by reference as permitted 
uses in said district. 

… 

Section 3. Chapter 223 of the Beacon City Code, Article IVD – Central Main Street (CMS) 
District, Section 223-41.18, entitled “Regulations,” Subsection D is hereby amended as 
follows: 
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§ 223-41.18 Regulations. 

… 

D. Prohibited uses. Uses not listed in Subsection A or B above and the following specific 
uses are prohibited in the CMS DistrictRESERVED.: 

(1) Gasoline filling stations. 

(2) Drive-through facilities, standalone or used in connection with any other use. 

… 

Section 4. Chapter 223 of the Beacon City Code, Article IVE – Linkage District (L), Section 
223-41.21, entitled “Regulations,” Subsection C is hereby amended as follows: 

§ 223-41.21 Regulations. 

… 

C. Prohibited uses. Uses not listed in Subsection A or B above and the following specific 
uses are prohibited in the L DistrictRESERVED.: 

(1) Gasoline filling station. 

(2) Drive-through facilities, stand-alone or used in connection with any other use. 

… 

Section 5.  Ratification, Readoption and Confirmation. 

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

Section 6.  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. 

 

22



 

5102/011/4867-1006-3056v2  2/7/25 

 -3- 

Section 7.  Severability. 

If any clause, sentence, paragraph, subdivision, section, or part of this chapter or the 
application thereof to any person, individual, corporation, firm, partnership, entity, or 
circumstance shall be adjudged by any court of competent jurisdiction to be invalid or 
unconstitutional, such order or judgment shall not affect, impair, or invalidate the remainder 
thereof, but shall be confined in its operation to the clause, sentence, paragraph, subdivision, 
section, or part of this chapter, or in its application to the person, individual, corporation, firm, 
partnership, entity, or circumstance directly involved in the controversy in which such order 
or judgment shall be rendered. 

Section 8.  Effective date. 

This local law shall take effect immediately upon filing with the Office of the Secretary of State 
of the State of New York. 
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ZONING 

:1 Supp 59, Dec 2022 

 

 

223 Attachment 2 

 

City of Beacon 

 

§ 223-17. City of Beacon Schedule of Use Regulations 

[Added 6-15-2020 by L.L. No. 7-2020;1 amended 2-16-2021 by L.L. No. 2-2021; 9-19-2022 by L.L. No. 8-2022; 9-19-2022 by L.L. No. 9-2022] 

 

Permitted Uses by District Reference Notes All R1 All RD T GB CMS L WD WP FCD LI HI 

Residential             

One-family detached dwelling  P P P X X X X X X X X 

One-family attached/semidetached Including townhouses X P P X X P X X P X X 

Two-family dwelling  X P P X X X X X X X X 

Multifamily dwelling  X SP* P P P P P X P X X 

Artist live/work space Subject to § 223-14.2 X X P P P P P X P P X 

Retail/Office/Service             

Retail, personal service, or bank  X X X P P P P X X P X 

Office  X X P P P P P X P P X 

Artist studio, art gallery/exhibit space  X X P P P P X X P P X 

Funeral home  X X X P X X X X X P X 

Commercial recreation, indoor  X X X P P X X X X P P 

Auction gallery  X X X P X X X X X P P 

Adult use Subject to § 223-20.1 X X X X X X X X X SP X 

Food/Lodging             

Restaurant or coffee house  X X X P P P P SP* P X X 

Bar/brew pub/microbrewery/microdistillery  X X X P P P P X P P P 

Food preparation business  X X X P SP SP X X X P P 

Short-term rental Subject to § 223-26.5 P P P P P P P P P P P 

Bed-and-breakfast Subject to § 223-24.4 SP SP SP P X P X SP* P P X 

Inn  X X X P P P P SP* P P X 

Hotel Subject to § 223-14.1 X X X P P P P X X P X 

Social/Community             

Spa/fitness center/exercise studio  X X SP P P P P X P P X 

Day-care center  X X P P X P P X P SP X 

Park, preserve, community garden  P P P P P P P P P P X 

Theater, concert or conference space  X X X P P P P X P P X 

Museum  SP* SP* SP* P P P P X P P SP 

Place of worship/religious facility  P P P P X X X X X P X 

Social club Subject to § 223-24.2 SP SP SP SP P X X X X SP X 

X = Use Not Permitted 

P = Permitted Use 

SP = Special Permit Use by Planning Board 

SP* = Special Permit Use by City Council 

For specific standards 

see --> 

    

Article 

IVD 

Article 

IVE 

Article 

IVA 

Article 

IVA 

Article 

IVC 

  

 

1 Editor’s Note: This local law also repealed former 223 Attachment 2, § 223-17D, Schedule of Regulations for Nonresidential Districts, as amended. 

24



BEACON CODE 

:2 Supp 54, Mar 2021 

 

 

 

Permitted Uses by District Reference Notes All R1 All RD T GB CMS L WD WP FCD LI HI 

Government facility  P P P P P P P P P P P 

Golf course  SP* SP* X X X X X X X X X 

Health Care             

Hospital or nursing home Subject to 223-21.1/22 SP* SP* X X X X X X P P P 

Animal care facility  SP SP X SP X X X X X SP X 

Educational             

College or university  SP* SP* X P P P X X P P P 

Trade school or training program  X X X P P P X X P P P 

Private school or nursery school  SP SP SP P X P X X P SP X 

Parking/Auto-Oriented             

Off-street parking or parking structure Subject to § 223-26 X X SP SP SP X X X X X X 

Vehicle sales or rental lot  X X X SP X X X X X SP X 

Gas filling station and/or car wash Subject to Ch. 210/§ 

223-21 

X X X SP X X X X X SP X 

Auto body or repair shop Subject to Chapter 210 X X X SP X X X X X SP X 

Ambulance service  SP SP SP P X X X X X P X 

Industrial or Assembly             

Wholesale business, or warehouse storage or self-storage business  X X X P X X X X X P P 

Self-storage facility  X X X X X X X X X X X 

Workshop  X X SP P P P X X P P P 

Industrial or manufacturing use  X X X X X SP X X P P P 

Other             

Wireless communication facility Subject to § 223-26.4 P P P P P P P P P P P 

Small cell wireless facility Subject to § 223-26.4 P P P P P P P P P P P 

Farm  P X X X X X X X X X X 

Horticultural nursery  P P X P X X X X X P X 

Historic District Overlay Use Subject to § 223-24.7 SP* SP* SP* SP* SP* SP* SP* SP* SP* SP* SP* 

Permitted Accessory Uses (includes uses/structures customarily 

incidental to a permitted principal use, but not an activity for 

commercial gain in a residential district) 

            

Accessory apartment Subject to § 223-24.1 P P P X X X X X X X X 

Private tennis court or pool Subject to § 223-13 P P P X X X X X X X X 

Home occupation or artist studio Subject to § 223-17.1 P P P X X X X X X X X 

Parking structure  X X SP X P P P X P X X 

Drive-through facilities, standalone or accessory  X X X X X X X X X X X 

Garden, roof garden, or greenhouse  P P P P P P P P P P P 

Solar collectors Subject to Article X P P P P P P P P P P P 

X = Use Not Permitted 

P = Permitted Use 

SP = Special Permit Use by Planning Board 

SP* = Special Permit Use by City Council 

For specific standards 

see --> 

    

Article 

IVD 

Article 

IVE 

Article 

IVA 

Article 

IVA 

Article 

IVC 
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February 14, 2025 

Beacon – FEAF Part 1 Narrative 
Proposed Local Law Concerning Drive-Through Facilities & Self-Storage Businesses 

On February 10, 2025, the Beacon City Council introduced a local law to amend Chapter 223 
of the Beacon City Code (the “Zoning Code”). This proposed local law would amend the 
City’s permitted use regulations for drive-through facilities, self-storage businesses, and clarify 
that any uses not expressly permitted are prohibited.  

Specifically, the proposed local law would amend the Zoning Code’s schedule of permitted 
uses to eliminate drive-through facilities as a permitted use in all zoning districts when such 
use is only prohibited in the Central Main Street (“CMS”) and Linkage (“L”) districts. The 
proposed local law would also eliminate self-storage businesses from all zoning districts when 
such uses are only allowed in the General Business (“GB”), Light Industrial (“LI”), and Heavy 
Industrial (“HI”) zoning districts. As such, the proposed local law would affect all zoning 
districts, except the CMS and L districts, in the City of Beacon by eliminating the two 
aforementioned uses from the Schedule of Permitted Uses as established by the Beacon 
Zoning Code § 223-17C.  

The proposed local law would further amend Beacon Zoning Code § 223-17B to clarify that 
any uses not expressly permitted by the Zoning Code, or the Schedule of Permitted Uses 
established by § 223-17C, are prohibited.  
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TO:  Lee Kyriacou, Mayor  

FR:  Fishkill Avenue Concepts Committee 

DATE:  January 24, 2025 

RE:  Initial Zoning Recommendations by Fishkill Avenue Concepts Committee* 

 *The committee reserves the right to modify these recommendations based 
on forthcoming public input at an event on February 15, 2025 

 

At the City Council meeting of November 25, 2024, the Mayor asked for initial zoning action 
items to be identified by the Fishkill Avenue Concepts Committee.  A broad range of zoning 
and non-zoning recommendations are being considered by the committee, such as access 
points for the future rail trail; connecting to Matteawan Road; housing (affordable & market 
rate); appropriateness of ground floor residential uses; Complete Streets design that include 
options with continuous sidewalks, bike lanes, additional landscaping, bio orientation and 
on-street parking within the City’s Right-of-Way; building heights and public scenic 
viewsheds, amongst others.  

While comprehensive recommendations, feedback from the public, and a full report are 
forthcoming, the committee would like to submit following initial priority zoning 
recommendations: 

Zoning/Land-Use - The committee has comprehensively evaluated the corridor from a 
zoning and land-use perspective and looks forward to sharing these ideas with the City 
Council and public at a later date. In general, the corridor has zoning districts which facilitate 
a wide range of uses, but as noted above, the committee is crafting a longer term vision for 
the corridor which promotes smart growth practices, pedestrian scale, housing (affordable & 
market rate), and a higher quality design.  

From a Zoning and Land Use perspective, there are a few early action steps that the 
committee has discussed.  

Recommendation 1: One use that is permitted in a few of the corridor’s Zoning 
Districts is Self Storage. While the committee recognizes that there is a need on some 
level for this use (and in fact, one self storage use exists in a reused former brick 
factory building adjacent to the Lofts), due to the low numbers of employment these 
uses provide, as well as their lack of contributions to vibrant corridors, the 
committee recommends that the use of “Self Storage Business” be separated from 
“Wholesale, warehouse storage and self storage business” and be prohibited within 
the zoning districts along the corridor. 

Recommendation 2: The committee has similar concerns regarding uses with a drive 
thru component. These uses typically focus on an auto-centric design and are 
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considered detrimental to pedestrian safety because they often create congested 
traffic patterns with cars entering and exiting at various angles, leading to increased 
risk of collisions with pedestrians. An evolution of the corridor with this type of use is 
not consistent with the overall pedestrian-scale vision that the committee is working 
towards. The committee recommends that “Drive through facilities, standalone or 
used in connection with any other uses” be expressly prohibited within all zoning 
districts along the Fishkill Avenue corridor. 

Recommendation 3: It is noted that the committee was particularly impressed with 
the approved but not yet constructed mixed-use building at 397 Fishkill Avenue. This 
site design in this example which was approved by the Planning Board incorporates 
pleasing architectural design with the building situated towards the street frontage 
and parking to the rear. Members of the committee and public have noted that the 
prevalence of buildings along the corridor that are set back from the sidewalk or 
street edge, behind expanses of asphalt and parking, detracts from the walkability 
and vitality of the corridor by disrupting the “street wall,” prioritizing vehicle access 
over pedestrian access, and detracting from over street aesthetics. The committee 
recommends that the Council consider reducing the required minimum front yard 
setback within the GB district from 15 ft to 10 ft, and that the following language be 
applied to surface parking facilities within the district - “All parking shall be located 
behind, underneath, or to the side of a building. If to the side, parking shall be 
screened by a low wall, hedge, or other landscaping to maintain continuity of street 
wall.” 
Recommendation 4: The committee has similar concerns as those noted in 
recommendations 1 and 2 with regards to other auto-oriented uses permitted within 
the GB zoning district. The committee recommends that the Council consider 
prohibiting the following auto-oriented uses, which are currently permitted by 
special permit in the GB District. The existing active auto-oriented uses within the 
corridor should be permitted to remain under the code as existing non-conforming 
uses, however, the change to zoning would allow these uses to potentially be phased 
out over time. 

a. Gas filling stations and/or car wash  
b. Vehicle sales or rental lot  
c. Auto body or repair shop  

Please note that the above recommendations did not have unanimous support from all 
committee members. One committee member who is a business owner on the corridor felt 
that the prohibition of uses could be detrimental to existing businesses and property 
owners. 

Please note that the committee believes these recommendations align with community 
input received during three (3) public engagement pop-ups and an online survey conducted 
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by the committee over the summer. It is the committee’s intention to conduct additional 
public engagement to vet draft recommendations with the community prior to submission 
of a final report to the Mayor. As noted above, a public workshop is currently being planned 
for February 15, 2025 and the committee welcomes all stakeholder, including business 
owners, to attend and provide feedback. 

Cc: J.C. Calderón, Committee Chair 
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