
CITY OF BEACON, NEW YORK
COURTROOM, CITY HALL

1 MUNICIPAL PLAZA
BEACON, NY 12508

1. Review and hold public hearing on application submitted by Lauren Peragine, 17 Laurel
Street, Tax Grid No. 30-6054-49-449621-00, R1-10 Zoning District, for relief from Section 223-
17(D) to allow for a second story addition to an existing one-story garage with a 10.2 ft. side
yard setback (15 ft. required)

2. Review and hold public hearing on application submitted by Frederick Todd Davidson, 49
Teller Avenue, Tax Grid No. 30-5954-44-959697-00, R1-5 Zoning District, for relief from
Section 223-23(D) for 139 sq. ft. two-story addition and new 302 sq. ft. second story addition
(over existing single-story) with 4.6 ft. side yard setback (12.5 ft. required)

3. Continue public hearing on application submitted by Scott Herring & Lauren Johnson, 20 Paye
Street, Tax Grid No. 30-5954-15-730297-00, R1-10 Zoning District, for relief from Section 223-
17(D) ton construct a one-story 1-1/2 car garage with 21.11 ft. front yard setback (25 ft.
required)Â and 9.4 ft. side yard setback (15 ft. required)

4. Continue public hearing on application submitted by Beacon 248 Holdings, LLC, 248 Tioronda
Avenue, Tax Grid Nos. 30-5954-16-993482-00 and 30-6054-45-012574-00, FCD Zoning
District, for relief from Section 223-41.1(B) to allow construction of the residential building to
take place before, and not concurrently with, construction of the project's commercial building

 
August 17, 2021

7:00 PM
Zoning Board of Appeals Agenda

Regular Meeting
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/78f45909c0b48494cfb8b77f3f247c530.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/ace677dfba1064620e3580ed20db55e40.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/5206c1cf2618fb85879530fe27b176280.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/94e6d53771d5102039df056fdc3e08100.pdf


City of Beacon Zoning Board of Appeals Agenda
08/17/2021

Title:

Review and hold public hearing on application submitted by Lauren Peragine, 17 Laurel Street, Tax Grid
No. 30-6054-49-449621-00, R1-10 Zoning District, for relief from Section 223-17(D) to allow for a second
story addition to an existing one-story garage with a 10.2 ft. side yard setback (15 ft. required)

ATTACHMENTS

ZBA Resolution 17 Laurel Street

17 Laurel Street Application.pdf

17 Laurel Street Planning Board Referral.docx

17 Laurel Street Survey.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1031658/ZBA_Resolution_17_Laurel__4813-6294-3990.1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015618/17_Laurel_Street_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015619/17_Laurel_Street_Planning_Board_Referral.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015620/17_Laurel_Street_Survey.pdf
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CITY OF BEACON
ZONING BOARD OF APPEALS

RESOLUTION
Parcel ID# 6054-49-449621

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

Appeals by Lauren Peragine (the “Applicant”) for a side yard setback variance of 4.8 feet 

where the minimum required rear yard setback is 15 feet pursuant to City Code §§ 223-17D

and 223 Attachment 1, in connection with the construction of a second story addition to an 

existing one-story garage with a 10.2 side yard setback, at 17 Laurel Street, in the R1-10

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

Beacon as Parcel ID# 6054-49-449621 (the “Property”); and

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

17, 2021, 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 August 17, 2021; 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. 
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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. 

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

variance is. 

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 the variance. 

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

difficulty is. 

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 side yard setback 

variance of 4.8 feet where the minimum required rear yard setback is 15 feet pursuant to City 

Code §§ 223-17D and 223 Attachment 1, in connection with the construction of a second 

story addition to an existing one-story garage with a 10.2 side yard setback, at 17 Laurel 

Street, in the R1-10 Zoning District 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. This 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; and (iii) fails to 

complete construction and obtain a certificate of occupancy within 24 months after 

the date of issuance of said building permit. 

4



5102/011/4813-6294-3990v1  8/17/21

-3-

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

six month extension of this variance approval provided that a written request for an 

extension is submitted before the variance expires. Such extension shall only be granted

upon a showing by the Applicant that the circumstances and conditions upon which the 

variance was originally granted have not substantially changed.

Dated: August 17, 2021                                _________________________________

Mr. David Jensen, Chairman
Chairman David Jensen called the roll:

Motion Second
Zoning Board 
Member

Aye Nay

      David Jensen

   Judy Smith

   Robert Lanier

                       Jordan Haug     

        Elaine Ciaccio

   

Motion Carried
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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  
17 Laurel Street
Applicant:  Lauren Paragine

DATE: July 14, 2021

At their last meeting on July 13, 2021, the Planning Board reviewed an application for an
accessory apartment at 17 Laurel Street which includes a new second-story addition over an 
existing one-story garage.  A lengthy discussion and review took place and members 
unanimously agreed to support a variance needed for a side yard setback.  The current 10 ft. side 
yard setback on the existing structure is a pre-existing non-conforming condition and no 
expansion of the footprint is proposed.  Members supported the applicant’s request for a 5 ft. 
variance to allow a second story addition for an accessory apartment.  

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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City of Beacon Zoning Board of Appeals Agenda
08/17/2021

Title:

Review and hold public hearing on application submitted by Frederick Todd Davidson, 49 Teller Avenue,
Tax Grid No. 30-5954-44-959697-00, R1-5 Zoning District, for relief from Section 223-23(D) for 139 sq.
ft. two-story addition and new 302 sq. ft. second story addition (over existing single-story) with 4.6 ft. side
yard setback (12.5 ft. required)

ATTACHMENTS

ZBA Resolution 49 Teller Avenue

49 Teller Avenue Application.pdf

49 Teller Avenue EAF.pdf

49 Teller Avenue Site Plan.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1031660/ZBA_Resolution_49_Teller_Avenue__4814-9165-6950.1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015625/49_Teller_Avenue_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015626/49_Teller_Avenue_EAF.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015627/49_Teller_Avenue_Site_Plan.pdf
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CITY OF BEACON
ZONING BOARD OF APPEALS

RESOLUTION
Parcel ID# 5954-44-959697

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

Appeals by Frederick Todd Davidson (the “Applicant”) for a front yard setback variance 

of 7.9 feet where the minimum required rear yard setback is 12.5 feet pursuant to City Code

§§ 223-17D and 223 Attachment 1 and 223-13J, in connection with the construction of a 

two story addition with a 4.6 foot front yard setback, at 49 Teller 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# 5954-44-959697 (the “Property”); and

WHEREAS, the Property is located on a corner lot; and 

WHEREAS, City Code § 223-13 provides that on a corner lot in any residence 

district, there shall be provided a side yard on the side street equal in depth to the required 

front yard on said lot, or, if the lot is to be occupied by a one-family home, such side yard 

may be reduced to 25% of actual lot width; and 

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

17, 2021, 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 August 17, 2021; 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
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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. 

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

variance is. 

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 the variance. 

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

difficulty is. 

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 front yard setback 

variance of 7.9 feet where the minimum required rear yard setback is 12.5 feet pursuant to 

City Code §§ 223-17D and 223 Attachment 1 and 223-13J, in connection with the 

construction of a two-story addition with a 4.6-foot front yard setback, at 49 Teller Avenue,

in the R1-5 Zoning District 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. This 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; and (iii) fails to 
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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 this variance approval provided that a written request for an 

extension is submitted before the variance expires. Such extension shall only be granted

upon a showing by the Applicant that the circumstances and conditions upon which the 

variance was originally granted have not substantially changed.

Dated: August 17, 2021                                _________________________________

Mr. David Jensen, Chairman
Chairman David Jensen called the roll:

Motion Second
Zoning Board 
Member

Aye Nay

      David Jensen

   Judy Smith

   Robert Lanier

                       Jordan Haug     

        Elaine Ciaccio

   

Motion Carried
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City of Beacon Zoning Board of Appeals Agenda
08/17/2021

Title:

Continue public hearing on application submitted by Scott Herring & Lauren Johnson, 20 Paye Street,
Tax Grid No. 30-5954-15-730297-00, R1-10 Zoning District, for relief from Section 223-17(D) ton
construct a one-story 1-1/2 car garage with 21.11 ft. front yard setback (25 ft. required) and 9.4 ft. side
yard setback (15 ft. required)

ATTACHMENTS

ZBA Resolution 20 Paye Avenue

20 Paye Avenue Application.pdf

20 Paye Street Elevations and Site Plan.pdf

31

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1031659/ZBA_Resolution_20_Paye_Avenue__4820-2032-3822.1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015629/20_Paye_Avenue_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1015630/20_Paye_Street_Elevations_and_Site_Plan.pdf
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CITY OF BEACON
ZONING BOARD OF APPEALS

RESOLUTION
Parcel ID# 5954-15-730297

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

Appeals by Scott Herring & Lauren Johnson (the “Applicants”) for (1) a front yard 

setback variance of 3.89 feet where the minimum required front yard setback is 25 feet 

pursuant to City Code §§ 223-17E and 223 Attachment 1, and (2) a side yard setback 

variance of 5.6 feet where the minimum required side yard setback is 15 feet pursuant to City 

Code §§ 223-17E and 223 Attachment 3, in connection with the construction of a one-story 

1-1/2 car garage with a 21 foot 11 inch front yard setback and 9 feet 4 inch side yard 

setback, at 20 Paye Street, in the R1-10 Zoning District. Said premises being known and 

designated on the tax map of the City of Beacon as Parcel ID# 5954-15-730297 (the 

“Property”); and

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

15, 2021 and continued the public hearing on August 16, 2021, 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 August 16, 2021; 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 variances are

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 variances, the Board found that
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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 

variances, the Board found that

3) As to whether the requested variances are substantial, the Board found that

4) As to whether the proposed variances 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 the 

variance is. 

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

[ARE/ARE NOT] the minimum variances 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 (1) a front yard setback 

variance of 3 feet 1 inch where the minimum required front yard setback is 25 feet pursuant 

to City Code §§ 223-17E and 223 Attachment 1, and (2) a side yard setback variance of 5

feet 8 inches where the minimum required side yard setback is 15 feet pursuant to City Code

§§ 223-17E and 223 Attachment 3, in connection with the construction of a one-story 1-1/2 

car garage with a 21 foot 11 inch front yard setback and 9 feet 4 inch side yard setback, at 20 

Paye Street, 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 variances 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; and (iii) 

fails to 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 this variance approval provided that a written request for an 
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extension is submitted before the variances expire. Such extension shall only be granted

upon a showing by the Applicant that the circumstances and conditions upon which the 

variances were originally granted have not substantially changed.

Dated: August 17, 2021                                _________________________________

Mr. David Jensen, Chairman
Chairman David Jensen called the roll:

Motion Second
Zoning Board 
Member

Aye Nay

      David Jensen   

   Judy Smith

         Robert Lanier

                         Jordan Haug     

        Elaine Ciaccio

   

Motion Carried 0
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City of Beacon Zoning Board of Appeals Agenda
08/17/2021

Title:

Continue public hearing on application submitted by Beacon 248 Holdings, LLC, 248 Tioronda Avenue,
Tax Grid Nos. 30-5954-16-993482-00 and 30-6054-45-012574-00, FCD Zoning District, for relief from
Section 223-41.1(B) to allow construction of the residential building to take place before, and not
concurrently with, construction of the project's commercial building

ATTACHMENTS

ZBA Resolution 248 Tioronda

248 Tioronda Avenue Application.pdf

248 Tioronda Avenue Cover Letter.pdf

248 Tioronda Avenue EAF.pdf

E-mail From CPC.pdf

Letter from Lakeland Bank.pdf

248 Tioronda Avenue Variance Request EAF Part 2 and 3

Variance Request 248 Tioronda EAF Part 3 Negative Declaration
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CITY OF BEACON
ZONING BOARD OF APPEALS

RESOLUTION
Parcel ID# 5954-16-993482 & 6054-45-012574

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

Appeals by 248 Beacon Holdings, LLC (the “Applicants”) for relief from City Code § 223-

41.1B to allow construction of the residential buildings to take place before, and not 

concurrently with, construction of the project’s commercial building on property located at 

248 Tioronda Avenue, in the Fishkill Creek Development (FCD) District. Said premises

being known and designated on the tax map of the City of Beacon as Parcel ID# 5954-16-

993482 & 6054-45-012574 (the “Property”); and

WHEREAS, City Code § 223-41.1B requires that development in the FCD District 

include a minimum of 25% of the total development's floor area shall be permitted 

nonresidential uses other than dwelling units or artist live/work spaces, which must be built 

out before or concurrently with the residential development of the site; and 

WHEREAS, a duly advertised public hearing on the application was held on July 20, 

2021 and continued the public hearing on August 16, 2021, 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 August 16, 2021; and

WHEREAS, the proposed action is an Unlisted Action pursuant to the New York 

State Environmental Quality Review Act; 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; and 

WHEREAS, acting in its capacity as Lead Agency for environmental review, and 

after taking a “hard look” at all of the potential environmental impacts that might result 

from the proposed action, the Board has concluded for the reasons set forth in the annexed 

Negative Declaration that there will be no significant environmental impact or effect caused 

or occasioned by the issuance of the requested area variance.
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NOW, THEREFORE, BE IT RESOLVED, that the Board, pursuant to the State 

Environmental Quality Review Act, hereby adopts the attached Negative Declaration. 

BE IT FURTHER 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

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 the 

variance is. 

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 relief from City Code §

223-41.1B to allow construction of the residential buildings to take place before, and not 

concurrently with, construction of the project’s commercial building on property located at 

248 Tioronda Avenue, in the Fishkill Creek Development (FCD) District, 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 
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within six months following the date of issuance of the building permit; and (iii) 

fails to 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 this variance approval provided that a written request for an 

extension is submitted before the variance expires. 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: August 17, 2021                                _________________________________

Mr. David Jensen, Chairman
Chairman David Jensen called the roll:

Motion Second
Zoning Board 
Member

Aye Nay

      David Jensen   

   Judy Smith

          Robert Lanier

                         Jordan Haug     

        Elaine Ciaccio

   

Motion Carried 0
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            Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form 
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by 

the project sponsor or otherwise available to the reviewer.  When answering the questions the reviewer should be guided by 

the concept “Have my responses been reasonable considering the scale and context of the proposed action?”    

No, or  

small 

impact 

may 

occur   

Moderate 

to large 

impact 

may 

occur 

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

regulations?

2. Will the proposed action result in a change in the use or intensity of use of land?

3. Will the proposed action impair the character or quality of the existing community?

4. Will the proposed action have an impact on the environmental characteristics that caused the

establishment of a Critical Environmental Area (CEA)?

5. Will the proposed action result in an adverse change in the existing level of traffic or

affect existing infrastructure for mass transit, biking or walkway?

6. Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

b. public / private wastewater treatment utilities?

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

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

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

problems?

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

SEAF 2019
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a 

particular element of the proposed action may or will not result in a significant adverse environmental impact, please 

complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that 

have been included by the project sponsor to avoid or reduce impacts.  Part 3 should also explain how the lead agency 

determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting, 

probability of occurring, duration, irreversibility, geographic scope and magnitude.  Also consider the potential for short-

term, long-term and cumulative impacts. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,  
that the  proposed  action  may  result in one or more potentially large or significant adverse impacts and an 

environmental impact statement is required. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation, 
that the proposed action will not result in any significant adverse environmental impacts. 

_________________________________________________ _______________________________________________ 

Name of Lead Agency Date 

_________________________________________________ _______________________________________________ 

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

_________________________________________________ _______________________________________________ 

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

Short Environmental Assessment Form 
Part 3 Determination of Significance

        Agency Use Only [If applicable]
Project:

Date:
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ATTACHMENT TO
NEGATIVE DECLARATION

REASONS SUPPORTING DETERMINATION

APPLICATION FOR VARIANCE APPROVAL
FOR 248 TIORONDA AVENUE

Parcel Nos. 5954-10-993482 and 6054-45-012574

CONCLUSIONS

This Part 3 analysis has been prepared to address all relevant areas of environmental 
concern as identified in the review by the Zoning Board of Appeals (“ZBA”). This narrative 
will discuss and explain the analysis of the potential impacts, and why the Proposed Action 
will not result in a significant adverse environmental impact.  Such analysis is appropriately 
set forth in the Part 3, even if the potential impact was identified as “none” or “small.”  
Based upon a review of Parts 1 and 2 of the Short Environmental Assessment Form (EAF) and 
all other application materials that were submitted in support of the Proposed Action, along 
with information from the public, the ZBA, undergoing an uncoordinated review, provides the 
following rationale for its SEQRA Determination.

Project Description:

On June 28, 2021, 248 Beacon Holdings, LLC submitted an application the ZBA for relief 
from City Code § 223-41.1B to allow construction of the residential buildings to take place 
before, and not concurrently with, construction of the project’s commercial building on
property located at 248 Tioronda Avenue, in the Fishkill Creek Development (FCD) District
(the “Proposed Action”). Said premises being known and designated on the tax map of the City 
of Beacon as Parcel ID# 5954-16-993482 & 6054-45-012574 (the “Property”). City Code § 
223-41.1B requires that development in the FCD District include a minimum of 25% of the 
total development's floor area shall be permitted nonresidential uses other than dwelling units 
or artist live/workspaces, which must be built out before or concurrently with the residential 
development of the site. 

On April 14, 2020, the Planning Board of the City of Beacon granted subdivision (lot merger) 
and site plan approval to 248 Beacon Holdings, LLC to redevelop the northern portion of the 
former Tuck Industries manufacturing site with a 64-unit multifamily residential development 
and a 25,400 s.f. office building, with associated parking.  The multifamily residential 
development is included in two buildings with a total of 28 one-bedroom units and 36 two-
bedroom units (100 bedrooms) (collectively referred to herein as the “Project” or “Proposed 
Development”). The Project includes Greenway Trail for public use along the Fishkill Creek.
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The Proposed Action is an Unlisted Action.  The Zoning Board of Appeals opened a public 
hearing to consider comments on the application on July 20, 2021.  The public hearing was 
closed on ____________.

Summary of Rationale for Negative Declaration

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

In summary:

• Impact on Land:  The Proposed Action will not have a significant adverse 
environmental impact as a result of any physical change to the Property.

The Property is located in the FCD District. The Proposed Development is located 
almost entirely within the existing disturbed area of the former Tuck Tape Industries 
development area. The Property is already cleared and graded. The proposed 
variance may increase the length of time it takes to complete the Project which may 
cause additional disturbance to the land resulting from the extended use of 
construction vehicles and storage of materials on the Property. However, no 
significant adverse environmental impacts are expected as a result of any physical 
change to the Property. 

• Impact on Geological Features:  The Proposed Action will not have a significant 
adverse environmental impact on any unique or unusual landforms on the site.

There are no unique geological features on the Property.

• Impacts on Surface Water and Groundwater:  The Proposed Action will not have 
a significant adverse environmental impact on surface or groundwater quality or 
quantity.

The Proposed Development will connect to existing public water and existing
wastewater utilities. The Proposed Action to allow the Applicant to construction the
residential buildings before the commercial buildings will not have a significant adverse 
environmental impact on the surface or groundwater quality or quantity. 

Stormwater.  Construction of the Proposed Development will result in a disturbance 
area of 5.95 acres of the 9.18-acre site, but virtually the entire disturbance is within 
the area already disturbed by the factory buildings, parking areas, and other areas 
associated with the industrial development.  The Project will increase the impervious 
area by 0.48 acres.  As a redevelopment project with an increase in overall
impervious area, treatment of stormwater will be provided for 100% of the additional 
new impervious area and 25% of the existing disturbed impervious area.  The project 

74



City of Beacon 
Zoning Board of Appeals 
August 17, 2021

5102/15/673726v2  8/17/21

proposes to use a combination of standard stormwater management practices and 
alternative practices.  The site will continue to discharge stormwater runoff to the 
Fishkill Creek. An Erosion and Sediment Control Plan was previously approved for 
the Project and shall be employed during the construction phase to protect off-site 
waters from the adverse effects of sedimentation and erosion.  Therefore, the 
Proposed Development is not expected to result in any adverse impacts in regard to 
stormwater.  

Water resources. According to the NYSDEC Environmental Resource Map, the site 
does not contain nor is contiguous to a State regulated wetland or associated adjacent 
area. The Site is contiguous to the Fishkill Creek, a NYSDEC stream identified as H-
95, a tributary of the Hudson River. This stream is classified as a Class C stream in 
the vicinity of the Site; therefore, it is not regulated by NYSDEC as a protected 
water, as confirmed by letter from NYSDEC dated March 21, 2019.

Groundwater.  The Project will be connected to the existing public water distribution
and sanitary sewer systems.  

As a result, the Project will not result in a significant adverse impact on surface or 
groundwater quality or quantity.  

• Impact on Flooding:  The Proposed Action will not have a significant adverse 
environmental impact on or alter drainage flows or patterns, or surface water 
runoff.

According to the National Flood Insurance Program Flood Insurance Rate Map 
(FIRM), City of Beacon, New York, Community Panel 360217, a portion of the Site 
along the Fishkill Creek is located within Flood Zone AE, which is described as an 
area of the channel of a stream plus any adjacent floodplain areas that must be kept 
free of encroachment so that the 1% annual (100-year) chance flood can be carried 
without substantial increases in flood heights.  No building construction is proposed 
within Zone AE. The Proposed Action has no impact on the location of the buildings. 

For the reasons set forth above and herein, the Project will not have a significant 
adverse impact on or alter drainage flows or patterns, or on surface water runoff.  

• Impact on Air:  The Proposed Action will not have a significant adverse 
environmental impact on air quality.

Construction activities associated with the Proposed Action could result in temporary air 
quality impacts. The proposed variance may prolong the length of time construction 
activities occur on the Property, however, air quality in the area is not expected to be 
significantly impacted by project construction because the construction activities will be 
temporary and confined to the Property. Construction will be limited to 7:00 a.m. to 5:00 
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p.m. Monday through Friday, or as otherwise limited by the City Code in effect at the 
time of construction. Construction vehicles will emit certain air pollutants through 
engine exhaust.  There is also the potential for fugitive dust to be created during the 
construction period from site preparation activities.  Fugitive dust emissions will be 
mitigated by wetting and stabilizing soils to suppress dust generation. Other dust 
suppression methods will include the spraying of soil stockpiles during dry periods and 
covering trucks carrying solid and other dry materials. These unavoidable short-term
impacts to air quality will cease upon project completion. Construction will be 
conducted in accordance with all applicable federal, state and local codes.  It is 
anticipated that nearby properties may experience temporary fugitive dust and an 
elevation in vehicle emissions from construction vehicles throughout occasional periods 
during construction of the proposed project.  This is a temporary, construction-related, 
unavoidable impact that is not significant.

• Impact on Plants and Animals:  The Proposed Action will not have a significant 
adverse environmental impact on flora or fauna.

There are currently no records of rare or state-listed animals or plants, or significant 
natural communities, at the Property.  Therefore, no significant adverse impacts to 
endangered, threatened or rare species are anticipated as a result of the Proposed 
Action.  

• Impact on Agricultural Resources:  The Proposed Action will not have a 
significant adverse environmental impact on agricultural resources. 

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

• Impact on Aesthetic Resources:  The Proposed Action will not have a significant 
adverse environmental impact on aesthetic resources.

The Proposed Action will not result in the obstruction, elimination or significant 
screening of one or more officially designated scenic views, or visibility from any 
publicly accessible vantage points either seasonally or year around. 

• Impact on Historic and Archeological Resources:  The Proposed Action will not 
have a significant adverse environmental impact on historic or archeological 
resources.

The Site is not substantially contiguous to nor does it contain a building site, or 
district, listed on the National or State Register of Historic Places. The Proposed 
Action concerning the phasing of construction will not have a significant adverse 
environmental impact on historic or archaeological resources. 
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• Impact on Open Space and Recreation:  The Proposed Action will not have a 
significant adverse environmental impact on open space and recreation.

The area of the Proposed Action is not designated as open space by the City of 
Beacon.  The Proposed Action will not result in the loss of a current or future 
recreational resource, eliminate significant open space, or result in loss of an area 
now used informally by the community as an open space resource.  In fact, the 
Proposed Development includes a significant addition to the City’s Greenway Trail 
system.  

• Impact on Critical Environmental Areas:  The Proposed Action will not have a 
significant adverse environmental impact on Critical Environmental Areas. 

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

• Impact on Transportation:  The Proposed Action will not have a significant 
adverse environmental impact on transportation.  

The Proposed Action will not generate additional traffic so as to result in a significant 
adverse environmental impact on transportation. The Proposed Action may extend the
length of time it takes to complete the Proposed Development which may temporarily 
generate additional traffic from construction vehicles. However, the traffic expected to 
be generated by the Proposed Development will not result in any significant adverse 
traffic impacts, as set forth in the Negative Declaration adopted by the Planning Board 
on June 11, 2019 in connection with 248 Beacon Holdings, LLC’s proposed 
subdivision (lot merger) and site plan application to redevelop the northern portion of 
the former Tuck Industries manufacturing site with a 64-unit multifamily residential 
development and a 25,400 s.f. office building, with associated parking. 

• Impact on Energy:  The Proposed Action will not have a significant adverse 
environmental impact on energy.

The existing energy infrastructure will adequately serve the additional demand.  The 
Proposed Action does not require a new, or an upgrade to any existing substation.

• Impact on Noise, Odor and Light:  The Proposed Action will not have a significant 
adverse environmental impact as a result of objectionable odors, noise or light.

The Proposed Action is not anticipated to generate any discernable odors at the 
property line.  Noise impacts associated with the Proposed Development will be 
limited to temporary impacts generated during construction. The Proposed Action 
may increase the duration of construction. There will be no significant noise impacts 
post-construction.  All exterior lighting was previously reviewed and approved by the
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Planning Board. The lighting will be downward directed and will consist of full cut-
off lighting with International Dark-Sky Association approved “dark sky friendly” 
performance. The Proposed Action will not impact exterior lighting.   

• Impact on Human Health:  The Proposed Action will not have a significant 
adverse environmental impact on human health from exposure to new or existing 
sources of contaminants.

The Property was listed in the NYSDEC’s Environmental Remediation Database as 
Site Code 314044, formerly owned by Tuck Industries and operated as a tape 
manufacturing facility.  The listing was the result of leaking drums and storage tanks 
that contained solvents and solvent recovery system waste (primarily heptanes and 
toluene), which resulted in soil contamination.  The NYSDEC website indicates that the 
has been remediated and assigned a classification of C, which means that the NYSDEC 
has determined that remediation has been satisfactorily completed under a remedial 
program.  The site has been delisted from the NYS Registry of Inactive Hazardous 
Waste Disposal Sites per NYSDEC correspondence dated October 11, 2002.

By letter dated May 1, 2003, NYSDEC notified the owner of the Site that it had been 
“deleted from the Registry effective with receipt of this letter.”  

As such the Proposed Action will not have a significant adverse environmental impact 
on human health from exposure to new or existing sources of contaminants. 

• Consistency with Community Plans and Community Character:  The Proposed 
Action is not inconsistent with adopted community plans and community 
character.  

The Applicant requires a variance because it seeks to construct the residential buildings 
prior to, and not concurrently with construction of the commercial building. The 
Applicant’s request does not comply with the City’s adopted zoning regulations, 
however, the ZBA is authorized by General City Law and the City Code to vary the 
provisions of the City Zoning Code and grant relief from certain provisions of the 
City’s Zoning Code. The ZBA may grant relief to the Applicant to allow the Applicant 
to construct the commercial building after the residential buildings, the variance 
pertains only to the phasing of the Project. The Applicant shall be required to ultimately
construct the commercial use on the property pursuant to the approved Site Plan and 
shall fulfill the intent of the Zoning Code to promote commercial development in the 
FCD District. 

Based upon this information and the information in the Full Environmental Assessment 
Form, the ZBA finds that the Proposed Action will not have any significant adverse impacts 
upon the environment.  This Negative Declaration indicates that no environmental impact 
statement need be prepared and that the SEQRA process is complete.
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Adopted: August 17, 2021 
Beacon, New York

Dated: August 17, 2021                                _________________________________

Mr. David Jensen, Chairman
Chairman David Jensen called the roll:

Motion Second
Zoning Board 
Member

Aye Nay

      David Jensen   

   Judy Smith

          Robert Lanier

                         Jordan Haug     

       Elaine Ciaccio

   

Motion Carried 0
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