
COURTROOM
1 MUNICIPAL PLAZA
BEACON, NY 12508

1. Consider a request for a six (6) month extension of a variance approval previously granted for
property at 45 Beekman Street, High Street, and High Street (Tax Grid Nos. 5955-19-706012,
5924-26-689990, & 5954-26-781983), submitted by Beekman Arts Center LLC and Bay Ridge
Studios LLC.

2. Consider a notification from the City of Beacon Planning Board on its intent to serve as the
Lead Agency for Amended Concept Plan Approval in connection with a proposal to amend a
previously approved Concept Plan containing two multi-family buildings with a total of 64 units
and a separate office building with 25,400 square feet, for property at 248 Tioronda Avenue
(Tax Grid No. 6054-45-012574). The Amended Concept Plan would change the use of one of
the three buildings (i.e., Building 100) from a two-story office building to two buildings
containing a total of 136 residential units, including 27 units which are Below Market Rate
(BMR). Building 100A is proposed to contain 71,833 square feet with 78 dwelling units and
Building 100B is proposed to contain 66,853 square feet with 58 dwelling units with a
subsurface parking garage. Other site modifications include a Greenway Trail/Rail Trail
Connection path to the west of Building 100A, modifications to the proposed refuse enclosure,
installation of retaining walls along the Greenway Trail, and construction of an amenities plaza
with swimming pool between Building 100B and Building 200. The 9.18 acres site, known and
designated as Parcel ID 6054-45-012574 (the â€œPropertyâ€ ​), is located in the Fishkill Creek
Development (FCD) zoning district and the Local Waterfront Revitalization Program (LWRP)
area. The Beacon City Council is the approval authority for the Amended Concept Plan and
the Planning Board is the approval authority for the Third Amended Site Plan Approval
application.

 
March 17, 2026

7:00 PM
Zoning Board of Appeals Agenda

The Zoning Board of Appeals will meet on Tuesday, March 17, 2026, at 7:00 PM, in the Municipal
Center courtroom, located at One Municipal Plaza, Beacon, New York.

Approval of February 18, 2026, minutes 

Miscellaneous Business
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/e83e1be2bce4fd449ce8c091c7828a730.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/461c18a163a70feb528d45c5110286b80.pdf


City of Beacon Zoning Board of Appeals Agenda
03/17/2026

Title:

Consider a request for a six (6) month extension of a variance approval previously granted for property at
45 Beekman Street, High Street, and High Street (Tax Grid Nos. 5955-19-706012, 5924-26-689990, &
5954-26-781983), submitted by Beekman Arts Center LLC and Bay Ridge Studios LLC.

ATTACHMENTS

45 Beekman ZBA 3.17.25 ext request Off-Street Parking Setback.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3977883/45_Beekman_ZBA_3.17.25_ext_request_Off-Street_Parking_Setback.pdf
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City of Beacon Zoning Board of Appeals Agenda
03/17/2026

Title:

Consider a notification from the City of Beacon Planning Board on its intent to serve as the Lead Agency
for Amended Concept Plan Approval in connection with a proposal to amend a previously approved
Concept Plan containing two multi-family buildings with a total of 64 units and a separate office building
with 25,400 square feet, for property at 248 Tioronda Avenue (Tax Grid No. 6054-45-012574). The
Amended Concept Plan would change the use of one of the three buildings (i.e., Building 100) from a
two-story office building to two buildings containing a total of 136 residential units, including 27 units
which are Below Market Rate (BMR). Building 100A is proposed to contain 71,833 square feet with 78
dwelling units and Building 100B is proposed to contain 66,853 square feet with 58 dwelling units with a
subsurface parking garage. Other site modifications include a Greenway Trail/Rail Trail Connection path
to the west of Building 100A, modifications to the proposed refuse enclosure, installation of retaining
walls along the Greenway Trail, and construction of an amenities plaza with swimming pool between
Building 100B and Building 200. The 9.18 acres site, known and designated as Parcel ID 6054-45-
012574 (the “Property”), is located in the Fishkill Creek Development (FCD) zoning district and the Local
Waterfront Revitalization Program (LWRP) area. The Beacon City Council is the approval authority for
the Amended Concept Plan and the Planning Board is the approval authority for the Third Amended Site
Plan Approval application.

ATTACHMENTS

248 Tioronda PB lead agency mailing 2.27.26 to ZBA.pdf

PB 2.10.26 CC ref 00_CP1_81750-00_CONCEPT-PLAN.pdf

PB 2.10.26 CC ref 248 Tioronda-FEAF Report 2026.01.29.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3977965/248_Tioronda_PB_lead_agency_mailing_2.27.26_to_ZBA.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3977966/PB_2.10.26_CC_ref_00_CP1_81750-00_CONCEPT-PLAN.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3977967/PB_2.10.26_CC_ref_248_Tioronda-FEAF_Report_2026.01.29.pdf
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Chai Developers
147 Union Street

Poughkeepsie, New York 12601

248 Tioronda Avenue
248 Tioronda Avenue

Beacon, New York 12508

CZ81750.00

ISSUED FOR CONCEPT PLAN APPROVAL

01/29/26

Revisions

NO: DATE: DESCRIPTION:

NOT FOR CONSTRUCTION

It is a violation of New York Education Law Art. 145 Sec. 7209 & Art. 147
Sec. 7307, for any person, unless acting under the direction of a licensed
architect, professional engineer, or land surveyor, to alter an item in any

way. If an item bearing the seal of an architect, engineer, or land surveyor
is altered; the altering architect, engineer, or land surveyor shall affix to

the item their seal and notation "altered by" followed by their signature and
date of such alteration, and a specific description of the alteration.

21 Fox Street
Poughkeepsie, NY 12601
(845) 454-3980

labellapc.com

CERTIFICATE OF AUTHORIZATION NUMBER:
PROFESSIONAL ENGINEERING: 018281
LAND SURVEYING: 017976
GEOLOGICAL: 018750

EXP: EXP:##/##/20## ##/##/20##
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CONCEPT PLAN

CONCEPT PLAN

CP1

CONCEPT PLAN

LBA

KGA

BULK TABLE

ZONING REQUIREMENTS:

FISHKILL CREEK DEVELOPMENT DISTRICT:  FCD

DEVELOPMENT SCHEDULE

BUILDING

200 + 300
100A

TOTAL

UNITS

64
78

200

68

2-BR

30
10

27

DEVELOPMENT SCHEDULE NOTES:

3-BR

7
-

44149 7

BULK TABLE NOTES:

100B 58 54 4 -

STUDIO
& 1-BR

GREENWAY TRAIL/RAIL
TRAIL CONNECTION

GREENWAY TRAIL/RAIL
TRAIL CONNECTION

CONTINUATION OF

GREENWAY TRAIL

GREENWAY TRAIL  (EXISTING)
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PROJECT DESCRIPTION 

Current Project 

The Applicant, CHAI Developers (FKA Chai Builders or Beacon 248 Holdings LLC), is seeking approval for a 

revised concept plan from the Beacon City Council and subsequent site plan approval from the Planning 

Board for the proposed redevelopment of the northern portion of the former Tuck Industries manufacturing 

site, located at 248 Tioronda Avenue (along Fishkill Creek), City of Beacon, Dutchess County, NY (Tax Parcel 

6054-45-012574). The revised concept plan changes the use of Building 100 from a two-story office to a 

three-story multifamily apartment building with associated parking modifications. Pending City Council 

approval, amended site plan approval from the Planning Board will also be sought. The project site is situated 

in the Fishkill Creek Development (FCD) district, as designated by the City of Beacon Zoning Map. 

Development within this District requires both City Council and Planning Board approvals. A multifamily 

residential development is a permitted use in the FCD Zoning District.  On December 16, 2024, the Beacon 

City Council adopted Resolution No. 117 of 2025, which waived the requirement of providing commercial 

space for provision of additional housing including a substantial number of below market rate units. In an 

effort to increase public benefit, the Applicant has revised the Greenway Trail to include the island in Fishkill 

Creek, is in efforts to revise the easement to include the full island, removed the steps to increase ADA 

accessibility, and dedicated four public parking spaces for Greenway Trail users. Buildings 100A and B will 

add 27 Below Market Rate (BMR) units. See Figure 1 for a USGS location map of the project site and see 

Figure 2 for an orthophoto map of the project site.  

The 9.18-acre project site consists of tax parcel 6054-45-012574 on the City of Beacon tax map, and is 

located at 248 Tioronda Ave, City of Beacon, Dutchess County, NY 12508. Building 100 was formerly 

approved as a 25,400 SF two-story office building. The Applicant now proposes Building 100A as a 71,833 

SF residential building with 78 dwelling units and Building 100B as a 66,853 SF residential building with 58 

dwelling units, including a total of 27 BMR units between the two buildings. Buildings 200 and 300 have 

been constructed and will remain multifamily residential as previously approved. With the proposed dwelling 

units from Buildings 100A and 100B, the total number of proposed dwelling units for the entire project site 

is now 200 total dwelling units. Municipal water and sewer service will continue to serve the site. 

The FEAF was completed utilizing the NYSDEC EAF Mapper. The EAF Mapper tool sometimes indicates limited 

availability for certain digital data. Endnotes are provided for certain responses to provide clarification of or 

reference used for the response. 

Project History 

Beacon 248 Development, LLC, received Concept Plan and Special Permit Approvals by the City of Beacon 

City Council on August 4, 2014, for the redevelopment of the site for a 100-unit multifamily residential 

development. The Planning Board was Lead Agency for the State Environmental Quality Review (SEQR), and 

a Negative Declaration was adopted on April 8, 2014, after determination that the project would not have 

any significant adverse environmental impacts. Planning Board Approvals for Subdivision (lot consolidation) 

and Site Plan were granted on January 13, 2015. The approved site plan layout included four residential 

buildings, a 1,200 SF clubhouse, and a swimming pool for use by residents only.  

In 2017, the City Council adopted zoning amendments which included amendments to the FCD regulations. 

“Attached apartment and multifamily dwellings” is a permitted principal use that previously required a 

special permit from the City Council in the FCD District.  However, the adopted zoning amendments 

eliminated the need for a special permit. When the site plan was amended to change Building 100 from 

residential to office use in 2020, the amended site plan was approved alongside the subdivision approval 

on April 18, 2020 and a Negative Declaration pursuant to SEQR was made on June 11, 2019.  
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On December 16, 2024, the Beacon City Council adopted Resolution No. 117 of 2025, which waived the 

requirement of providing commercial space for provision of additional housing including a substantial 

number of below market rate units. The City Council granted the Applicant’s request to waive the requirement 

of City Code Section 223-41.14B that nonresidential building be constructed concurrently with the two 

residential buildings and authorized the Building Inspector to issue Certificates of Occupancy for the 

residential units despite the nonresidential not being constructed concurrently. On December 16, 2025, the 

City Council issued another resolution which determined that “1) the requirement to construct Building 100 

as a commercial building is waived; and 2) the providing of 136 additional residential units of which 27 units 

will be BMR units is a substantial public benefit.” As part of this resolution, the Applicant was directed to 

“submit a Concept Plan for 2 buildings containing 136 residential units (which includes 27 BMR units) in 

substantially the same design as Buildings 200 and 300 for review by the City Council, referral to the City of 

Beacon and Dutchess County Planning Boards and discussion at a public hearing,” “the Concept Plan shall 

detail a connection path between the Greenway Trail and the proposed Beacon-Rail Trail,” and “the 

Applicant’s obligation to construct commercial space on the property is only waived upon completion of the 

136 units of residential units (which includes 27 BMR units), or such number of units approved by the City 

Council’s Concept Plan.” 

The Applicant is now seeking approval for the requested revised concept plan to modify Building 100 as 

follows: 

• Building 100A - 71,833 SF residential building with 78 dwelling units; 

• Building 100B - 66,853 SF residential building with 58 dwelling units; 

• 27 BMR units are included in the total of 136 dwelling units; 

• 222 residential parking spaces (which includes 91 surface spaces and 131 spaces below buildings 

(74 spaces in the garage for Buildings 200-300 and 57 spaces in the garage for Building 100B), 4 

of which are designated for use by greenway/ rail trail users and exceeds the Zoning requirements;.  

• Buildings 200, Building 300, and the greenway remain the same as previously approved.  
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ENDNOTES 

1. Land Use and Zoning 

Municipal Code 

According to the City of Beacon Municipal Code, a multifamily residential development is a 

permitted use in the FCD Zoning District. See Figure 3 for a land use map of the project site. 

Building 100 on the project site was formerly approved as a 25,400 SF two-story office building. 

The Applicant now proposes Building 100A as a 71,833 SF residential building with 78 dwelling 

units and Building 100B as a 66,853 SF residential building with 58 dwelling units, including 27 

BMR units. Building 200 and Building 300 were previously approved for a total combined 64 

dwelling units. With the proposed dwelling units from Buildings 100A and 100B, the total number 

of proposed dwelling units for the entire project site is now 200 total dwelling units.  

Although Section 223-41.14.B of the City of Beacon Municipal Code stipulates requirements for 

residential density and requires a nonresidential use for development, the proposed requirements 

for nonresidential uses and residential density have been reviewed and waived by the City Council. 

As mentioned above, on December 16, 2025, the City Council issued a resolution which 

determined that “1) the requirement to construct Building 100 as a commercial building is waived; 

and 2) the providing of 136 additional residential units of which 27 units will be BMR units is a 

substantial public benefit.”  

 

City of Beacon Comprehensive Plan  

 

The City of Beacon Comprehensive Plan, adopted on December 17, 2007, proposed a combination 

of new open spaces and parks balanced with new opportunities for commercial and residential 

development in several key areas of the City, including the former industrial sites along the Fishkill 

Creek. The 2007 Comprehensive Plan encouraged residential development at these old industrial 

sites, and actually provided for greater density (15 dwelling units per acre), stating that: “Allowing 

these lands to be built at greater densities represents an efficient use of land in a location capable 

of supporting this level of development. The City expects to benefit from this through the physical 

revitalization of these areas.” 

The Comprehensive Plan Update, adopted on April 3, 2017, (the “Plan”) reflects land use, 

demographic and socioeconomic changes that have taken place since the 2007 plan was adopted.  

The updated recommendations in the Plan address environmental protection, economic 

development, affordable housing and improved community services and facilities. The primary 

focus of the 2017 Plan is the waterfront and train station area; therefore, many of the policies and 

recommendations of the 2007 Comprehensive Plan that applied to the project site are still 

applicable. 

The goals of the Plan that relate to “Environmental Resources” include to “preserve 

environmentally significant features and create an open space system of sufficient size to reserve 

adequate areas for the protection of water related resources, wildlife, and land forms of particular 

environmental value. The rare assets of the City, such as the Hudson River and Fishkill Creek, 

should be protected, as should the Hudson Highlands on the slopes of Mt. Beacon” and to 

“encourage high environmental standards for development and infrastructure, develop sources of 

renewable energy and improve the environmental performance of City-owned property (page 24).”  

One of the objectives of this goal is to “establish and preserve open space corridors along Fishkill 

Creek and the Hudson River, and seek open space linkages to the large areas of open space in the 
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Hudson Highlands on the slopes of Mt. Beacon”. The proposed public Greenway Trail is consistent 

with this goal and objective, as the trail area along the creek is preserved with a conservation 

easement, and extends across the site to allow connection to adjacent properties along the creek. 

The goal of the Comprehensive Plan that relates to “Recreation and Community Facilities” is that 

“community services for all age groups should be provided consistent with the economic growth of 

the City and its available resources. Regional facilities should be encouraged to locate in the City. 

Develop a recreational open space system of sufficient size and locational qualities to meet the 

complete range of recreational needs for the people” (page 142). An objective of this goal is to 

“continue to develop Greenways along the Hudson River and Fishkill Creek for public recreation, 

and provide linkages to trails towards the Hudson Highlands and the slopes of Mt. Beacon” and to  

“determine the future use of the railroad tracks along Fishkill Creek for vehicles capable of utilizing 

the tracks or for a bicycle and pedestrian path, and implement the decision” (page 144).  

The project includes a Greenway Trail along the Fishkill Creek that will be accessible to the public 

and which can connect to adjacent properties. The proposed Greenway Trail is likely to alleviate 

some of the pressure on other public parks and recreational facilities in the city.  

Based on this information, the project is consistent with the City of Beacon Comprehensive Plan.  

City of Beacon Local Waterfront Revitalization Plan (LWRP) 

The project is consistent with the Beacon LWRP. Policy #25 of the LWRP adopted March 7, 2011, 

lists 13 viewsheds that should be protected which contribute to the scenic quality of the coastal 

area.  None of the views extends over the subject development site, or over any nearby site in the 

Fishkill Creek Corridor.  The project is consistent with the applicable LWRP recommendations for 

development in scenic viewsheds, including setback from the Fishkill Creek shoreline to preserve 

the privacy and some grade-separation of the pedestrian trail along the Creek.  Section 12.0, 

Community Character, provides a description of the proposed architecture and preliminary 

information regarding visual impacts.  Since the project is consistent with the LWRP, no significant 

adverse impacts are anticipated.   

A Coastal Consistency assessment was undertaken as part of the April 18, 2020 approval. This 

consistency assessment continues to apply to the project as the overall design (including the 

setback to the Fishkill Creek shoreline) has not changed and the greenway continues to be 

proposed. 

2. Water Usage / Wastewater Generation 

The project will be served by City of Beacon municipal water and sewer service. A 12” water main 

and 8” sewer main are located along Tioronda Avenue. Sewage generated from residential 

buildings will be conveyed via gravity flow to an onsite sewage pump station, where it will be 

pumped via force main and tapped in to the existing 2-inch fiberglass pipe which extends under the 

railroad property and ties into the City sewer system.  

According to the NYSDEC Design Standards for Intermediate-Sized Wastewater Treatment Systems, 

March 2014, an apartment is expected to result in 110 gallons per day (gpd) per bedroom water 

usage and wastewater generation, which incorporates a reduction for the use of water saving 

plumbing fixtures. This project proposes 53 studio units, 76 one-bedroom units, 44 two-bedroom 

units, 7 three-bedroom units, 8 one-bedroom duplexes, 9 one-bedroom townhouses with home 

offices, and 3 one-bedroom townhouses without home offices, for a total of 258 bedrooms in the 

200 apartment units. The project with 258 bedrooms would be expected to result in 28,380gallons 

per day water usage and wastewater generation. Therefore, the total estimated water usage and 
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wastewater generation for the project is estimated to be 28,380gpd, which is 16,504gpd more 

than the prior office use.  

The project site is located within the City of Beacon water district and City of Beacon sewage 

treatment plant. The project will maintain existing infrastructure connections and no improvements 

are proposed. The City is anticipated to have adequate capacity to serve the project. As a result, the 

project will not result in a significant adverse impact on surface or groundwater quality or quantity. 

3. Stormwater 

The project is considered a redevelopment project under the NYSDEC Stormwater regulations. The 

areas of new development are treated to NYSDEC Standards for new development prior to 

discharge and comply with the 2025 GP 0-25-001.  The areas of redevelopment are partially 

treated in accordance with NYSDEC GP 0-25-001 requirements. The proposed amount of 

disturbance has remained the same (7.08 acres). There is an increase in impervious coverage of 

1.03 acres with the amended plan. An amended Stormwater Pollution Protection Plan (SWPPP) will 

be provided for the project and an amended Notice of Intent (NOI) will be provided to NYSDEC.  

4. Traffic and Parking 

Traffic 

Access to the project site is provided from Tioronda Avenue over an at grade crossing easement 

granted by the MTA. As part of the modified concept plan, there is no proposed change in access 

from the approved plan. Based on information provided in traffic analyses from 2013 and 2014, 

and as acknowledged in the previous approval, the capacity of the Wolcott and Tioronda Avenues 

intersection could support an additional 833 multifamily units during the am peak and 681 units 

on the pm peak OR an additional 258,000 SF of general office at the AM peak and 260,000 SF at 

the PM peak, and still maintain a LOS of “B”. LaBella issued an updated Traffic Generation Memo 

on January 28, 2026 (Attachment A), which compared the currently proposed concept plan to that 

of 2019 Traffic Generation which was considered in the 2019 SEQR Negative Declaration. In the 

2019 Traffic Generation, the proposed development was expected to generate 52 vehicle trip ends 

during the AM peak hour, and 57 vehicle trip ends during the PM peak hour. This was spread out 

as 23 and 28 vehicle trip ends for the multifamily component, in their respective peak hours, and 

29 vehicle trip ends produced by the office building component in its respective peak hours. With 

the currently proposed development, the total trips for the updated plan are 76 in the weekday AM 

peak hour and 75 in the weekday PM peak hour. This translates to an increase of 24 total trips in 

the AM peak hour, and an increase of 15 total trips in the PM peak hour.  As discussed in the traffic 

section of the 2019 FEAF, a Traffic Impact Study found that the adjacent intersection of Wolcott 

Avenue and Tioranda Avenue would operate at a LOS A during the weekday AM and weekday PM 

peak hours, and an additional 200-300 trips along both mainline Wolcott Avenue approaches and 

an additional 50 trips on the southbound Tioranda Avenue approach would change the LOS from 

an A to a B. To provide context, the traffic along the Wolcott Avenue approach would need to 

increase by approximately 100%. According to traffic volume data collected along Wolcott Avenue 

and published on the NYSDOT Traffic Data Viewer, traffic along the roadway has increased by 

+0.82% annually since 2013. Therefore, the removal of the previously approved office space, and 

increase of 136 residential units will not result in significant adverse impacts to the traffic network. 

Temporary traffic generated during demolition and construction activities includes construction 

employees and the delivery of equipment and materials.  The project is not expected to result in 

any adverse impacts in regard to temporary traffic during construction. 
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Parking 

According to Section 223-26(D) of the City of Beacon Code, the Fishkill Creek Development (FCD) 

zoning district requires 1 space per dwelling, which results in a minimum of 200 parking spaces 

which includes 6 accessible spaces required for this project. The proposed site plan provides 222 

residential spaces which includes 91 surface spaces and 131 spaces below buildings (74 spaces 

in the garage for Buildings 200-300 and 57 spaces in the garage for Building 100B), 4 of which are 

designated for use by greenway/ rail trail users and exceeds these requirements. Compared to the 

217 parking spaces approved in April 2020, the proposed parking plan represents a 3% increase in 

parking space. 

5. Soils 

The following table (Table 1) provides the soil characteristics for each soil type expected to be 

found on the project site, according to available Geographic Information Systems (GIS) information 

(Figure 4) and the USDA Natural Resources Conservation Service Web Soil Survey website. 

Previous analysis regarding steep slopes remains unchanged. Therefore, the project is not 

expected to result in any significant adverse impacts related to soils or topography. 

Table 1: Soil Composition at Project Site 

Soil 

Symbol 

Soil Type Slopes Drainage Depth to 

Water Table 

(Feet) 

Depth to 

Bedrock 

(Inches) 
Ud Udorthents, 

smoothed 

mostly 0 to 8% but 8 to 

25% on sides of 

excavations and along 

highways 

somewhat 

excessively to 

moderately well 

>3.0  

Nov-Jun 

>60 

W Water NA NA 0 NA 

 

6. Wetlands and Surface Waters 

As in the Approved Plan, there are no proposed impacts to wetlands or the Fishkill Creek. 

Therefore, no significant adverse impacts to water resources are anticipated as a result of the 

project. 

 

7. Floodplain 

As in the Approved Plan, there is no building construction proposed within Zone AE.     

8. Endangered, Threatened and/or Rare Species and Significant Natural Communities 

According to the NYSDEC EAF Mapper, there are known occurrences of Atlantic Sturgeon and 

Shortnose Sturgeon on or near to the project site. Previously, NYSDEC indicated the occurrence of 

the Bald Eagle in the vicinity of the project site, but occurrence is no longer identified by the 

NYSDEC. The NYSDEC recommends that the project work be conducted so as to avoid significant 

impacts to the water quality of Fishkill Creek, including erosion and run-off of sediments, nutrients, 

and pollutants.  
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As in the Approved Plan, the project involves no in-water work, does not propose any marina or 

boating activities, and the project will retain much of the wooded vegetation along Fishkill Creek. 

Moreover, the activities proposed on the site are less disruptive than previous on-site activities 

associated with the former manufacturing facility and the Metro-North railroad. Finally, an Erosion 

and Sediment Control Plan will be provided and shall be employed during the construction phase to 

protect off-site waters from the adverse effects of sedimentation and erosion.    

The US Fish & Wildlife Service (USFWS) IPaC Official Species List (Attachment B) indicates the 

potential for the Indiana Bat, Northern Long Eared Bat, Tri-colored Bat, and Monarch Butterfly in 

the vicinity of the project site.  The USFWS List indicates that there are no critical habitats within 

the project area under USFWS jurisdiction. Table 2 below details the habitats for the 

aforementioned species. As part of the previous coordination with the USACE, the USFWS 

requested that the project limit tree clearing to October 1 to March 31, minimize removal of large 

trees, use cut-off lighting, and not use pesticides or herbicides in any stormwater basins. This 

stipulation was noted on the Title Sheet of the Approved Plan and remains in the proposed 

amended plan. Therefore, significant adverse impacts are not anticipated to potential bat habitat. 

Since the proposed project is a redevelopment project within the previously approved limit of 

disturbance, there are no significant adverse impacts anticipated for butterflies. Furthermore, the 

Applicant is proposing a pollinator garden within the site which will provide potential habitat for 

butterflies. 

Therefore, no significant adverse impacts to endangered, threatened or rare species are 

anticipated as a result of the project.  

Table 2: Suitable Habitat Requirements for Potential ETR Species 

Species Name 
Regulatory 

Status 
Preferred Habitat 

Atlantic 

Sturgeon 

(Acipenser 

oxyrinchus) 

Federally 

and State-

listed 

Endangered 

During spawning, the Atlantic sturgeon can be found in the freshwater 

and brackish/salt water regions of the Hudson River north to Albany, but 

the species is usually confined to the deeper parts of the river. The adults 

spend most of their time at sea and the juveniles spend the first few years 

of their lives in freshwater streams. 

Shortnose 

Sturgeon 

(Acipenser 

brevirostrum) 

Federally 

and State-

listed 

Endangered 

In New York State, shortnose sturgeon inhabit the Hudson River estuary. 

These fishes reportedly prefer deep pools with soft substrates and 

vegetated bottoms, but individuals may vary in preference for various 

water depths and substrate types (Seibel 1991 cited in NatureServe 

2003). Adults have separate summer and winter areas, moving upstream 

and downstream with the seasons. Spawning occurs upriver from summer 

foraging and nursery grounds. Spawning occurs over rubble substrate with 

some gravel and large rocks (Carlson 2003). Larvae may drift with the 

current near the river bottom. In the Hudson River, larvae are generally 

found between Albany and Poughkeepsie. Juveniles remain in the river 

near the salt front. Older individuals spend time in the lower estuary or 

possibly go out to sea (Carlson 1986). 

Indiana bat 

(Myotis sodalis) 

Federally 

and State-

listed 

Endangered 

Suitable summertime roosting habitat is characterized by wooded areas 

with trees that have sun exposure for at least half of the day, are ≥ 3 in. 

diameter at breast height (dbh), and exhibit specific physical traits (e.g., 

exfoliating bark, crevices, dead limbs, snags). Hibernation sites include 

caves and mines with stable temperatures and relatively high humidity 

(usually above 74%) for overwintering. Suitable foraging habitat includes 

riparian/floodplain forests, upland forests, as well as open fields and 

pastures with scattered trees. 
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Species Name 
Regulatory 

Status 
Preferred Habitat 

Northern long-

eared bat 

(Myotis 

septentrionalis) 

Federally 

and State-

listed 

Endangered 

The reproductive habits of this bat are not well known. It is believed that 

they behave similarly to the Indiana bat, with the females congregating in 

maternity colonies in the spring, often using trees with cavities, crevices, 

and loose bark for daytime roosts. They may also roost in buildings and 

behind shutters. They are associated with mature interior forest and may 

prefer foraging on forested ridges and hillsides. 

Tri-colored bat 

(Perimyotis 

subflavus) 

Federally- 

proposed 

Endangered; 

State- not 

listed 

Tri-colored bats may roost in habitats including open woods near water 

and they may select roosts in buildings, crevices of cliffs and rocks, or in 

or below the canopy of live or recently dead trees that retain some dead 

or live leaves. They tend to select roosts that are away from roads, in 

unharvested woods with high habitat heterogeneity, or in the unharvested 

riparian buffer of a partially harvested stand. They over-winter in humid 

areas deep within caves and mines with a constant temperature of 

around 52-55F. They may range 5 miles from a roost to forage. Wooded 

riparian areas are likely an important foraging habitat for this species 

during the summer. They may also forage in woods or along waterways or 

forest edges.  Tri-colored bats may enter the hibernacula earlier in the fall 

and leave later in the spring compared to other species. Tri-colored bats 

breed in the fall and may breed again in the spring, coinciding with 

ovulation. 

Monarch 

Butterfly 

(Danaus 

Plexippus) 

Federally-

Proposed 

Threatened 

According to USFWS and NYSDEC, monarchs are found in open meadows 

and fields that usually contain a variety of wildflowers including milkweed, 

coastal beaches with dunes, and man-made butterfly gardens. Monarchs 

inhabit New York State between early May and late August, after which 

they begin their long migration south for the winter and spring. The 

monarch butterfly is currently unlisted federally and unlisted statewide 

through it is proposed to be listed as threatened. Since this site is already 

disturbed, the Applicant does not anticipate significant adverse impacts to 

butterfly habitat. Furthermore, due to the current status, there are no 

USFWS Section 10 requirements for the monarch butterfly at this time. 

Sources: New York Natural Heritage Program, Online Conservation Guides, Accessed in 2017, 2024, 2026. 

                USFWS Species Search, Accessed in 2026. 

 

9. Cultural / Historic Resources 

According to the New York State Office of Parks, Recreation and Historic Preservation (NYSOPRHP) 

Cultural Resource Information System (CRIS) mapping (Figure 7), the project 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 CRIS mapping indicates that the Wolcott Avenue bridge over 

the Fishkill Creek (aka Cooperation Bridge) was determined to be eligible for listing on the Register 

(evaluated under NYSOPRHP Project Number 93PR0331, USN 02741.000362). The mapping also 

shows the project site as being located within a known archaeologically sensitive area.  

In a May 6, 2019 letter, NYSOPRHP concluded that the project will have no adverse impact to 

historic or cultural resources (Attachment C). The proposed Greenway Trail extension to tax parcel 

6054-37-037625 (23 – 28 Creek Drive) as part of the project would occur in an area that has 

already been disturbed.    
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21 Fox Street | Poughkeepsie, NY 12601 | p (845) 454-3980 
www.labellapc.com 

 

 

January 28, 2026 

Berry Kohen 
Chai Developers 
35 Main Street, Suite 311 
Poughkeepsie, NY 12601 
 
Re: 248 Beacon Holdings LLC Proposed Multifamily Development 

City of Beacon, Dutchess County, NY 
Project No. 81750.00 

 
Dear Mr. Blumenfeld, 
 
This technical memorandum summarizes and compares the trip generation for the current 
proposed multifamily development, located in the City of Beacon on a 9.18-acre project site 
at tax parcel 6054-45-012574 (formerly tax parcels 5954-16-993482 and 6065-45-012574) and 
the previous trip generation. The current site plan is prepared by ab architekten, dated August 
5, 2025, and the trip generation was summarized in a Full Environmental Assessment Form, 
prepared by Chazen Companies (now LaBella Associates), issued January 30, 2019. 
  

Background and Study Purpose 

The Applicant, 248 Beacon Holdings LLC, proposed the redevelopment of the northern 
portion of the former Tuck Industries manufacturing site with a 200-unit multifamily 
residential development, with associated parking. A Greenway Trail for public use is proposed 
along the Fishkill Creek. The 9.18-acre project site consists of two tax parcels identified as tax 
parcel 6054-45-012574 (formerly tax parcels 5954-16-993482 and 6065-45-012574) on the 
City of Beacon tax map, which are proposed to be consolidated. Access to the development 
is provided from Tioronda Avenue across the Metropolitan Transit Authority (MTA) property 
via easement. 
 
The purpose of this study is to compare the trip generation contained within the Full 
Environmental Assessment Form (FEAF), prepared by Chazen Companies (now LaBella 
Associates), issued January 30, 2019, to the most recent schematic design, prepared by ab 
architekten on August 5, 2025. The site plan has been updated to provide 200 units of 
multifamily residential and no commercial component, compared to the 64 units of 
residential and 25,400 SF of commercial as discussed in the FEAF. 
 
Traffic Assessment 

As summarized in the FEAF, issued on January 30, 2019, the proposed development was 
expected to generate 52 vehicle trip ends during the AM peak hour, and 57 vehicle trip ends 
during the PM peak hour. This was spread out as 23 and 28 vehicle trip ends for the multifamily 
component, in their respective peak hours, and 29 vehicle trip ends produced by the office 
building component in its respective peak hours. The Institute of Transportation Engineers’ 
(ITE) Trip Generation Manual, 12th Edition, is the industry-standard resource used for estimating 
trip generation for proposed land uses based on data collected at similar uses and is used for 
the trip generation developed for the 2025 schematic plan. 
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Table 1 – Peak Hour Trip Generation Comparison 

Date of Plan Land Use Weekday AM 
(Total Trips) 

Weekday PM 
(Total Trips) 

January 30, 
2019 

LUC 221 – Multifamily Housing (Mid-Rise) 23 28 
LUC 710 – General Office Building 29 29 

Total 52 57 

August 5, 
2025 

LUC 221 – Multifamily Housing (Mid-Rise) 76 75 
Total 76 75 

Total Change (2026 vs. 2019) +24 +18 

 
As shown in table 1, the total trips for the updated plan are 76 in the weekday AM peak hour 
and 75 in the weekday PM peak hour. This translates to an increase of 24 total trips in the 
AM peak hour, and an increase of 15 total trips in the PM peak hour.  
 
As discussed in the traffic section of the FEAF, a Traffic Impact Study found that the adjacent 
intersection of Wolcott Avenue and Tioranda Avenue would operate at a LOS A during the 
weekday AM and weekday PM peak hours, and an additional 200-300 trips along both 
mainline Wolcott Avenue approaches and an additional 50 trips on the southbound Tioranda 
Avenue approach would change the LOS from an A to a B. To provide context, the traffic 
along the Wolcott Avenue approach would need to increase by approximately 100%. 
According to traffic volume data collected along Wolcott Avenue and published on the 
NYSDOT Traffic Data Viewer, traffic along the roadway has increased by +0.82% annually 
since 2013.1  
 
Based on the marginal increase in peak hour trips generated by the proposed project and 
that capacity of the adjacent intersection, the findings of the prior studies indicating that the 
proposed project will not have an adverse impact on the roadway network remain valid.  
 

Conclusions 

This memorandum summarizes the results of the trip generation comparison between the 
FEAF, issued January 30, 2019, and the schematic plan, dated August 5, 2025. Based on the 
evaluation, there will be 76 total trips in the AM and PM peak hours. This represents an 
increase of 24 total trips in the AM peak hour, and an increase of 19 total trips in the PM peak 
hour. The marginal increase in site-generated trips and the capacity of the adjacent 
intersection indicate that there will be no substantive changes in the findings of the prior 
traffic studies.  
 
Please contact me at shipp@labellapc.com or at (914) 269-5604 if you have questions on 
this traffic analysis. 
 
Respectfully submitted, 
LaBella Associates 

      
Starke W. Hipp, PE     Colin T. Burnell, EIT 
Project Manager, Traffic Engineer    Transportation Engineer 

 
1 NYSDOT ATR 820633 | AADT: 2013 = 5,494; 2015 = 6,419; 2019 = 6,680; 2022 = 5,981 
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IPaC resource list
This report is an automatically generated list of species and other resources such as critical habitat (collectively referred to as trust
resources) under the U.S. Fish and Wildlife Service's (USFWS) jurisdiction that are known or expected to be on or near the project area
referenced below. The list may also include trust resources that occur outside of the project area, but that could potentially be directly or
indirectly affected by activities in the project area. However, determining the likelihood and extent of effects a project may have on trust
resources typically requires gathering additional site-specific (e.g., vegetation/species surveys) and project-specific (e.g., magnitude
and timing of proposed activities) information.

Below is a summary of the project information you provided and contact information for the USFWS office(s) with jurisdiction in the
defined project area. Please read the introduction to each section that follows (Endangered Species, Migratory Birds, USFWS Facilities,
and NWI Wetlands) for additional information applicable to the trust resources addressed in that section.

Location
Dutchess County, New York

Local office
New York Ecological Services Field Office

  (607) 753-9334
  (607) 753-9699
  fw5es_nyfo@fws.gov

3817 Luker Road
Cortland, NY 13045-9385

U.S. Fish & Wildlife ServiceIPaC
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Endangered species
This resource list is for informational purposes only and does not constitute an analysis of project level impacts.

The primary information used to generate this list is the known or expected range of each species. Additional areas of influence (AOI)
for species are also considered. An AOI includes areas outside of the species range if the species could be indirectly affected by
activities in that area (e.g., placing a dam upstream of a fish population even if that fish does not occur at the dam site, may indirectly
impact the species by reducing or eliminating water flow downstream). Because species can move, and site conditions can change, the
species on this list are not guaranteed to be found on or near the project area. To fully determine any potential effects to species,
additional site-specific and project-specific information is often required.

Section 7 of the Endangered Species Act requires Federal agencies to "request of the Secretary information whether any species
which is listed or proposed to be listed may be present in the area of such proposed action" for any project that is conducted, permitted,
funded, or licensed by any Federal agency. A letter from the local office and a species list which fulfills this requirement can only be
obtained by requesting an official species list from either the Regulatory Review section in IPaC (see directions below) or from the local
field office directly.

For project evaluations that require USFWS concurrence/review, please return to the IPaC website and request an official species list by
doing the following:

1. Draw the project location and click CONTINUE.
2. Click DEFINE PROJECT.
3. Log in (if directed to do so).
4. Provide a name and description for your project.
5. Click REQUEST SPECIES LIST.

Listed species  and their critical habitats are managed by the Ecological Services Program of the U.S. Fish and Wildlife Service
(USFWS) and the fisheries division of the National Oceanic and Atmospheric Administration (NOAA Fisheries ).

Species and critical habitats under the sole responsibility of NOAA Fisheries are not shown on this list. Please contact NOAA Fisheries
for species under their jurisdiction.

1. Species listed under the Endangered Species Act are threatened or endangered; IPaC also shows species that are candidates, or
proposed, for listing. See the listing status page for more information. IPaC only shows species that are regulated by USFWS (see
FAQ).

2. NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an office of the National Oceanic and Atmospheric
Administration within the Department of Commerce.

The following species are potentially affected by activities in this location:

Mammals

Insects

1

2

NAME STATUS

Indiana Bat Myotis sodalis
Wherever found

There is final critical habitat for this species. Your location does not overlap the critical habitat.
https://ecos.fws.gov/ecp/species/5949

Endangered

Northern Long-eared Bat Myotis septentrionalis
Wherever found

No critical habitat has been designated for this species.
https://ecos.fws.gov/ecp/species/9045

Endangered

Tricolored Bat Perimyotis subflavus
Wherever found

No critical habitat has been designated for this species.
https://ecos.fws.gov/ecp/species/10515

Proposed Endangered

NAME STATUS

Monarch Butterfly Danaus plexippus
Wherever found

There is proposed critical habitat for this species. Your location does not overlap the critical
habitat.
https://ecos.fws.gov/ecp/species/9743

Proposed Threatened
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Critical habitats
Potential effects to critical habitat(s) in this location must be analyzed along with the endangered species themselves.

There are no critical habitats at this location.

You are still required to determine if your project(s) may have effects on all above listed species.

Bald & Golden Eagles

There are Bald Eagles and/or Golden Eagles in your project area.

Measures for Proactively Minimizing Eagle Impacts
For information on how to best avoid and minimize disturbance to nesting bald eagles, please review the National Bald Eagle
Management Guidelines. You may employ the timing and activity-specific distance recommendations in this document when designing
your project/activity to avoid and minimize eagle impacts. For bald eagle information specific to Alaska, please refer to Bald Eagle
Nesting and Sensitivity to Human Activity.

The FWS does not currently have guidelines for avoiding and minimizing disturbance to nesting Golden Eagles. For site-specific
recommendations regarding nesting Golden Eagles, please consult with the appropriate Regional Migratory Bird Office or Ecological
Services Field Office.

If disturbance or take of eagles cannot be avoided, an incidental take permit may be available to authorize any take that results from,
but is not the purpose of, an otherwise lawful activity. For assistance making this determination for Bald Eagles, visit the Do I Need A
Permit Tool. For assistance making this determination for golden eagles, please consult with the appropriate Regional Migratory Bird
Office or Ecological Services Field Office.

Ensure Your Eagle List is Accurate and Complete
If your project area is in a poorly surveyed area in IPaC, your list may not be complete and you may need to rely on other resources to
determine what species may be present (e.g. your local FWS field office, state surveys, your own surveys). Please review the
Supplemental Information on Migratory Birds and Eagles, to help you properly interpret the report for your specified location, including
determining if there is sufficient data to ensure your list is accurate.

For guidance on when to schedule activities or implement avoidance and minimization measures to reduce impacts to bald or golden
eagles on your list, see the "Probability of Presence Summary" below to see when these bald or golden eagles are most likely to be
present and breeding in your project area.

Review the FAQs
The FAQs below provide important additional information and resources.

BREEDING SEASON

Bald and Golden Eagles are protected under the Bald and Golden Eagle Protection Act  and the Migratory Bird Treaty Act (MBTA) .
Any person or organization who plans or conducts activities that may result in impacts to Bald or Golden Eagles, or their habitats,
should follow appropriate regulations and consider implementing appropriate avoidance and minimization measures, as described in the
various links on this page.

Additional information can be found using the following links:

Eagle Management https://www.fws.gov/program/eagle-management
Measures for avoiding and minimizing impacts to birds https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-
take-migratory-birds
Nationwide avoidance and minimization measures for birds https://www.fws.gov/sites/default/files/documents/nationwide-standard-
conservation-measures.pdf
Supplemental Information for Migratory Birds and Eagles in IPaC https://www.fws.gov/media/supplemental-information-migratory-
birds-and-bald-and-golden-eagles-may-occur-project-action

2 1

NAME

Bald Eagle Haliaeetus leucocephalus
This is not a Bird of Conservation Concern (BCC) in this area, but warrants attention because of
the Eagle Act or for potential susceptibilities in offshore areas from certain types of development
or activities.
https://ecos.fws.gov/ecp/species/1626

Breeds Sep 1 to Aug 31
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 no data survey effort breeding season probability of presence

Probability of Presence Summary

The graphs below provide our best understanding of when birds of concern are most likely to be present in your project area. This
information can be used to tailor and schedule your project activities to avoid or minimize impacts to birds. Please make sure you read
"Supplemental Information on Migratory Birds and Eagles", specifically the FAQ section titled "Proper Interpretation and Use of Your
Migratory Bird Report" before using or attempting to interpret this report.

Probability of Presence ( )

Each green bar represents the bird's relative probability of presence in the 10km grid cell(s) your project overlaps during a particular
week of the year. (A year is represented as 12 4-week months.) A taller bar indicates a higher probability of species presence. The
survey effort (see below) can be used to establish a level of confidence in the presence score. One can have higher confidence in the
presence score if the corresponding survey effort is also high.

How is the probability of presence score calculated? The calculation is done in three steps:

1. The probability of presence for each week is calculated as the number of survey events in the week where the species was detected
divided by the total number of survey events for that week. For example, if in week 12 there were 20 survey events and the Spotted
Towhee was found in 5 of them, the probability of presence of the Spotted Towhee in week 12 is 0.25.

2. To properly present the pattern of presence across the year, the relative probability of presence is calculated. This is the probability
of presence divided by the maximum probability of presence across all weeks. For example, imagine the probability of presence in
week 20 for the Spotted Towhee is 0.05, and that the probability of presence at week 12 (0.25) is the maximum of any week of the
year. The relative probability of presence on week 12 is 0.25/0.25 = 1; at week 20 it is 0.05/0.25 = 0.2.

3. The relative probability of presence calculated in the previous step undergoes a statistical conversion so that all possible values fall
between 0 and 10, inclusive. This is the probability of presence score.

To see a bar's probability of presence score, simply hover your mouse cursor over the bar.

Breeding Season ( )
Yellow bars denote a very liberal estimate of the time-frame inside which the bird breeds across its entire range. If there are no yellow
bars shown for a bird, it does not breed in your project area.

Survey Effort ( )
Vertical black lines superimposed on probability of presence bars indicate the number of surveys performed for that species in the 10km
grid cell(s) your project area overlaps. The number of surveys is expressed as a range, for example, 33 to 64 surveys.

To see a bar's survey effort range, simply hover your mouse cursor over the bar.

No Data ( )
A week is marked as having no data if there were no survey events for that week.

Survey Timeframe
Surveys from only the last 10 years are used in order to ensure delivery of currently relevant information. The exception to this is areas
off the Atlantic coast, where bird returns are based on all years of available data, since data in these areas is currently much more
sparse.

SPECIES JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

Bald Eagle
Non-BCC Vulnerable

Golden Eagle
Non-BCC Vulnerable

Bald & Golden Eagles FAQs

What does IPaC use to generate the potential presence of bald and golden eagles in my specified location?

The potential for eagle presence is derived from data provided by the Avian Knowledge Network (AKN). The AKN data is based on a growing collection of
survey, banding, and citizen science datasets and is queried and filtered to return a list of those birds reported as occurring in the 10km grid cell(s) which
your project intersects, and that have been identified as warranting special attention because they are an eagle (Bald and Golden Eagle Protection Act
requirements may apply).

Proper interpretation and use of your eagle report
On the graphs provided, please look carefully at the survey effort (indicated by the black vertical line) and for the existence of the "no data" indicator (a red
horizontal line). A high survey effort is the key component. If the survey effort is high, then the probability of presence score can be viewed as more
dependable. In contrast, a low survey effort line or no data line (red horizontal) means a lack of data and, therefore, a lack of certainty about presence of the
species. This list is not perfect; it is simply a starting point for identifying what birds have the potential to be in your project area, when they might be there,

Golden Eagle Aquila chrysaetos
This is not a Bird of Conservation Concern (BCC) in this area, but warrants attention because of
the Eagle Act or for potential susceptibilities in offshore areas from certain types of development
or activities.
https://ecos.fws.gov/ecp/species/1680

Breeds elsewhere
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and if they might be breeding (which means nests might be present). The list and associated information help you know what to look for to confirm presence
and helps guide you in knowing when to implement avoidance and minimization measures to eliminate or reduce potential impacts from your project
activities or get the appropriate permits should presence be confirmed.

How do I know if eagles are breeding, wintering, or migrating in my area?

To see what part of a particular bird's range your project area falls within (i.e. breeding, wintering, migrating, or resident), you may query your location using
the RAIL Tool and view the range maps provided for birds in your area at the bottom of the profiles provided for each bird in your results. If an eagle on your
IPaC migratory bird species list has a breeding season associated with it (indicated by yellow vertical bars on the phenology graph in your “IPaC
PROBABILITY OF PRESENCE SUMMARY” at the top of your results list), there may be nests present at some point within the timeframe specified. If
"Breeds elsewhere" is indicated, then the bird likely does not breed in your project area.

Interpreting the Probability of Presence Graphs

Each green bar represents the bird's relative probability of presence in the 10km grid cell(s) your project overlaps during a particular week of the year. A
taller bar indicates a higher probability of species presence. The survey effort can be used to establish a level of confidence in the presence score.

How is the probability of presence score calculated? The calculation is done in three steps:
The probability of presence for each week is calculated as the number of survey events in the week where the species was detected divided by the total
number of survey events for that week. For example, if in week 12 there were 20 survey events and the Spotted Towhee was found in 5 of them, the
probability of presence of the Spotted Towhee in week 12 is 0.25.

To properly present the pattern of presence across the year, the relative probability of presence is calculated. This is the probability of presence divided by
the maximum probability of presence across all weeks. For example, imagine the probability of presence in week 20 for the Spotted Towhee is 0.05, and
that the probability of presence at week 12 (0.25) is the maximum of any week of the year. The relative probability of presence on week 12 is 0.25/0.25 = 1;
at week 20 it is 0.05/0.25 = 0.2.

The relative probability of presence calculated in the previous step undergoes a statistical conversion so that all possible values fall between 0 and 10,
inclusive. This is the probability of presence score.

Breeding Season ()
Yellow bars denote a very liberal estimate of the time-frame inside which the bird breeds across its entire range. If there are no yellow bars shown for a bird,
it does not breed in your project area.

Survey Effort ()
Vertical black lines superimposed on probability of presence bars indicate the number of surveys performed for that species in the 10km grid cell(s) your
project area overlaps.

No Data ()
A week is marked as having no data if there were no survey events for that week.

Survey Timeframe
Surveys from only the last 10 years are used in order to ensure delivery of currently relevant information. The exception to this is areas off the Atlantic coast,
where bird returns are based on all years of available data, since data in these areas is currently much more sparse.

Migratory birds

Measures for Proactively Minimizing Migratory Bird Impacts

Your IPaC Migratory Bird list showcases birds of concern, including Birds of Conservation Concern (BCC), in your project location. This
is not a comprehensive list of all birds found in your project area. However, you can help proactively minimize significant impacts to all
birds at your project location by implementing the measures in the Nationwide avoidance and minimization measures for birds
document, and any other project-specific avoidance and minimization measures suggested at the link Measures for avoiding and
minimizing impacts to birds for the birds of concern on your list below.

Ensure Your Migratory Bird List is Accurate and Complete

If your project area is in a poorly surveyed area, your list may not be complete and you may need to rely on other resources to
determine what species may be present (e.g. your local FWS field office, state surveys, your own surveys). Please review the
Supplemental Information on Migratory Birds and Eagles document, to help you properly interpret the report for your specified location,
including determining if there is sufficient data to ensure your list is accurate.

The Migratory Bird Treaty Act (MBTA)  prohibits the take (including killing, capturing, selling, trading, and transport) of protected
migratory bird species without prior authorization by the Department of Interior U.S. Fish and Wildlife Service (Service).

1. The Migratory Birds Treaty Act of 1918.
2. The Bald and Golden Eagle Protection Act of 1940.

Additional information can be found using the following links:

Eagle Management https://www.fws.gov/program/eagle-management
Measures for avoiding and minimizing impacts to birds https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-
take-migratory-birds
Nationwide avoidance and minimization measures for birds
Supplemental Information for Migratory Birds and Eagles in IPaC https://www.fws.gov/media/supplemental-information-migratory-
birds-and-bald-and-golden-eagles-may-occur-project-action
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For guidance on when to schedule activities or implement avoidance and minimization measures to reduce impacts to migratory birds
on your list, see the "Probability of Presence Summary" below to see when these birds are most likely to be present and breeding in
your project area.

Review the FAQs
The FAQs below provide important additional information and resources.

BREEDING SEASONNAME

Bald Eagle Haliaeetus leucocephalus
This is not a Bird of Conservation Concern (BCC) in this area, but warrants attention because of
the Eagle Act or for potential susceptibilities in offshore areas from certain types of development
or activities.
https://ecos.fws.gov/ecp/species/1626

Breeds Sep 1 to Aug 31

Black-billed Cuckoo Coccyzus erythropthalmus
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.
https://ecos.fws.gov/ecp/species/9399

Breeds May 15 to Oct 10

Black-capped Chickadee Poecile atricapillus practicus
This is a Bird of Conservation Concern (BCC) only in particular Bird Conservation Regions
(BCRs) in the continental USA

Breeds Apr 10 to Jul 31

Bobolink Dolichonyx oryzivorus
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.

Breeds May 20 to Jul 31

Canada Warbler Cardellina canadensis
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.

Breeds May 20 to Aug 10

Cerulean Warbler Setophaga cerulea
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.
https://ecos.fws.gov/ecp/species/2974

Breeds Apr 27 to Jul 20

Chimney Swift Chaetura pelagica
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.

Breeds Mar 15 to Aug 25

Golden Eagle Aquila chrysaetos
This is not a Bird of Conservation Concern (BCC) in this area, but warrants attention because of
the Eagle Act or for potential susceptibilities in offshore areas from certain types of development
or activities.
https://ecos.fws.gov/ecp/species/1680

Breeds elsewhere

Prairie Warbler Setophaga discolor
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.

Breeds May 1 to Jul 31

Prothonotary Warbler Protonotaria citrea
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.

Breeds Apr 1 to Jul 31

Red-headed Woodpecker Melanerpes erythrocephalus
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.

Breeds May 10 to Sep 10

Rusty Blackbird Euphagus carolinus
This is a Bird of Conservation Concern (BCC) only in particular Bird Conservation Regions
(BCRs) in the continental USA

Breeds elsewhere

Wood Thrush Hylocichla mustelina
This is a Bird of Conservation Concern (BCC) throughout its range in the continental USA and
Alaska.

Breeds May 10 to Aug 31
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 no data survey effort breeding season probability of presence

Probability of Presence Summary
The graphs below provide our best understanding of when birds of concern are most likely to be present in your project area. This
information can be used to tailor and schedule your project activities to avoid or minimize impacts to birds. Please make sure you read
"Supplemental Information on Migratory Birds and Eagles", specifically the FAQ section titled "Proper Interpretation and Use of Your
Migratory Bird Report" before using or attempting to interpret this report.

Probability of Presence ( )

Each green bar represents the bird's relative probability of presence in the 10km grid cell(s) your project overlaps during a particular
week of the year. (A year is represented as 12 4-week months.) A taller bar indicates a higher probability of species presence. The
survey effort (see below) can be used to establish a level of confidence in the presence score. One can have higher confidence in the
presence score if the corresponding survey effort is also high.

How is the probability of presence score calculated? The calculation is done in three steps:

1. The probability of presence for each week is calculated as the number of survey events in the week where the species was detected
divided by the total number of survey events for that week. For example, if in week 12 there were 20 survey events and the Spotted
Towhee was found in 5 of them, the probability of presence of the Spotted Towhee in week 12 is 0.25.

2. To properly present the pattern of presence across the year, the relative probability of presence is calculated. This is the probability
of presence divided by the maximum probability of presence across all weeks. For example, imagine the probability of presence in
week 20 for the Spotted Towhee is 0.05, and that the probability of presence at week 12 (0.25) is the maximum of any week of the
year. The relative probability of presence on week 12 is 0.25/0.25 = 1; at week 20 it is 0.05/0.25 = 0.2.

3. The relative probability of presence calculated in the previous step undergoes a statistical conversion so that all possible values fall
between 0 and 10, inclusive. This is the probability of presence score.

To see a bar's probability of presence score, simply hover your mouse cursor over the bar.

Breeding Season ( )
Yellow bars denote a very liberal estimate of the time-frame inside which the bird breeds across its entire range. If there are no yellow
bars shown for a bird, it does not breed in your project area.

Survey Effort ( )
Vertical black lines superimposed on probability of presence bars indicate the number of surveys performed for that species in the 10km
grid cell(s) your project area overlaps. The number of surveys is expressed as a range, for example, 33 to 64 surveys.

To see a bar's survey effort range, simply hover your mouse cursor over the bar.

No Data ( )
A week is marked as having no data if there were no survey events for that week.

Survey Timeframe
Surveys from only the last 10 years are used in order to ensure delivery of currently relevant information. The exception to this is areas
off the Atlantic coast, where bird returns are based on all years of available data, since data in these areas is currently much more
sparse.

SPECIES JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

Bald Eagle
Non-BCC Vulnerable

Black-billed Cuckoo
BCC Rangewide (CON)

Black-capped Chickadee
BCC - BCR

Bobolink
BCC Rangewide (CON)

Canada Warbler
BCC Rangewide (CON)

Cerulean Warbler
BCC Rangewide (CON)

Chimney Swift
BCC Rangewide (CON)

Golden Eagle
Non-BCC Vulnerable

Prairie Warbler
BCC Rangewide (CON)

Prothonotary Warbler
BCC Rangewide (CON)

Red-headed Woodpecker
BCC Rangewide (CON)
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Rusty Blackbird
BCC - BCR

SPECIES JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

Wood Thrush
BCC Rangewide (CON)

Migratory Bird FAQs
Tell me more about avoidance and minimization measures I can implement to avoid or minimize impacts to migratory birds.

Nationwide Avoidance & Minimization Measures for Birds describes measures that can help avoid and minimize impacts to all birds at any location year-
round. When birds may be breeding in the area, identifying the locations of any active nests and avoiding their destruction is one of the most effective ways
to minimize impacts. To see when birds are most likely to occur and breed in your project area, view the Probability of Presence Summary. Additional
measures or permits may be advisable depending on the type of activity you are conducting and the type of infrastructure or bird species present on your
project site.

What does IPaC use to generate the list of migratory birds that potentially occur in my specified location?

The Migratory Bird Resource List is comprised of Birds of Conservation Concern (BCC) and other species that may warrant special attention in your project
location, such as those listed under the Endangered Species Act or the Bald and Golden Eagle Protection Act and those species marked as “Vulnerable”.
See the FAQ “What are the levels of concern for migratory birds?” for more information on the levels of concern covered in the IPaC migratory bird species
list.

The migratory bird list generated for your project is derived from data provided by the Avian Knowledge Network (AKN). The AKN data is based on a
growing collection of survey, banding, and citizen science datasets and is queried and filtered to return a list of those birds reported as occurring in the 10km
grid cell(s) with which your project intersects. These species have been identified as warranting special attention because they are BCC species in that
area, an eagle (Bald and Golden Eagle Protection Act requirements may apply), or a species that has a particular vulnerability to offshore activities or
development.

Again, the Migratory Bird Resource list includes only a subset of birds that may occur in your project area. It is not representative of all birds that may occur
in your project area. To get a list of all birds potentially present in your project area, and to verify survey effort when no results present, please visit the Rapid
Avian Information Locator (RAIL) Tool.

Why are subspecies showing up on my list?

Subspecies profiles are included on the list of species present in your project area because observations in the AKN for the species are being detected. If
the species are present, that means that the subspecies may also be present. If a subspecies shows up on your list, you may need to rely on other
resources to determine if that subspecies may be present (e.g. your local FWS field office, state surveys, your own surveys).

What does IPaC use to generate the probability of presence graphs for the migratory birds potentially occurring in my specified location?

The probability of presence graphs associated with your migratory bird list are based on data provided by the Avian Knowledge Network (AKN). This data is
derived from a growing collection of survey, banding, and citizen science datasets.

Probability of presence data is continuously being updated as new and better information becomes available. To learn more about how the probability of
presence graphs are produced and how to interpret them, go to the Probability of Presence Summary and then click on the "Tell me about these graphs"
link.

How do I know if a bird is breeding, wintering, or migrating in my area?

To see what part of a particular bird's range your project area falls within (i.e. breeding, wintering, migrating, or resident), you may query your location using
the RAIL Tool and view the range maps provided for birds in your area at the bottom of the profiles provided for each bird in your results. If a bird on your
IPaC migratory bird species list has a breeding season associated with it (indicated by yellow vertical bars on the phenology graph in your “IPaC
PROBABILITY OF PRESENCE SUMMARY” at the top of your results list), there may be nests present at some point within the timeframe specified. If
"Breeds elsewhere" is indicated, then the bird likely does not breed in your project area.

What are the levels of concern for migratory birds?

Migratory birds delivered through IPaC fall into the following distinct categories of concern:

1. "BCC Rangewide" birds are Birds of Conservation Concern (BCC) that are of concern throughout their range anywhere within the USA (including
Hawaii, the Pacific Islands, Puerto Rico, and the Virgin Islands);

2. "BCC - BCR" birds are BCCs that are of concern only in particular Bird Conservation Regions (BCRs) in the continental USA; and
3. "Non-BCC - Vulnerable" birds are not BCC species in your project area, but appear on your list either because of the Bald and Golden Eagle Protection

Act requirements (for eagles) or (for non-eagles) potential susceptibilities in offshore areas from certain types of development or activities (e.g. offshore
energy development or longline fishing).

Although it is important to avoid and minimize impacts to all birds, efforts should be made, in particular, to avoid and minimize impacts to the birds on this
list, especially BCC species. For more information on avoidance and minimization measures you can implement to help avoid and minimize migratory bird
impacts, please see the FAQ “Tell me more about avoidance and minimization measures I can implement to avoid or minimize impacts to migratory birds”.

Details about birds that are potentially affected by offshore projects

For additional details about the relative occurrence and abundance of both individual bird species and groups of bird species within your project area off the
Atlantic Coast, please visit the Northeast Ocean Data Portal. The Portal also offers data and information about other taxa besides birds that may be helpful
to you in your project review. Alternately, you may download the bird model results files underlying the portal maps through the NOAA NCCOS Integrative
Statistical Modeling and Predictive Mapping of Marine Bird Distributions and Abundance on the Atlantic Outer Continental Shelf project webpage.
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Proper interpretation and use of your migratory bird report

The migratory bird list generated is not a list of all birds in your project area, only a subset of birds of priority concern. To learn more about how your list is
generated and see options for identifying what other birds may be in your project area, please see the FAQ "What does IPaC use to generate the migratory
birds potentially occurring in my specified location". Please be aware this report provides the "probability of presence" of birds within the 10 km grid cell(s)
that overlap your project; not your exact project footprint. On the graphs provided, please look carefully at the survey effort (indicated by the black vertical
line) and for the existence of the "no data" indicator (a red horizontal line). A high survey effort is the key component. If the survey effort is high, then the
probability of presence score can be viewed as more dependable. In contrast, a low survey effort bar or no data bar means a lack of data and, therefore, a
lack of certainty about presence of the species. This list does not represent all birds present in your project area. It is simply a starting point for identifying
what birds of concern have the potential to be in your project area, when they might be there, and if they might be breeding (which means nests might be
present). The list and associated information help you know what to look for to confirm presence and helps guide implementation of avoidance and
minimization measures to eliminate or reduce potential impacts from your project activities, should presence be confirmed. To learn more about avoidance
and minimization measures, visit the FAQ "Tell me about avoidance and minimization measures I can implement to avoid or minimize impacts to migratory
birds".

Interpreting the Probability of Presence Graphs
Each green bar represents the bird's relative probability of presence in the 10km grid cell(s) your project overlaps during a particular week of the year. A
taller bar indicates a higher probability of species presence. The survey effort can be used to establish a level of confidence in the presence score.

How is the probability of presence score calculated? The calculation is done in three steps:
The probability of presence for each week is calculated as the number of survey events in the week where the species was detected divided by the total
number of survey events for that week. For example, if in week 12 there were 20 survey events and the Spotted Towhee was found in 5 of them, the
probability of presence of the Spotted Towhee in week 12 is 0.25.

To properly present the pattern of presence across the year, the relative probability of presence is calculated. This is the probability of presence divided by
the maximum probability of presence across all weeks. For example, imagine the probability of presence in week 20 for the Spotted Towhee is 0.05, and
that the probability of presence at week 12 (0.25) is the maximum of any week of the year. The relative probability of presence on week 12 is 0.25/0.25 = 1;
at week 20 it is 0.05/0.25 = 0.2.

The relative probability of presence calculated in the previous step undergoes a statistical conversion so that all possible values fall between 0 and 10,
inclusive. This is the probability of presence score.

Breeding Season ()
Yellow bars denote a very liberal estimate of the time-frame inside which the bird breeds across its entire range. If there are no yellow bars shown for a bird,
it does not breed in your project area.

Survey Effort ()
Vertical black lines superimposed on probability of presence bars indicate the number of surveys performed for that species in the 10km grid cell(s) your
project area overlaps.

No Data ()
A week is marked as having no data if there were no survey events for that week.

Survey Timeframe
Surveys from only the last 10 years are used in order to ensure delivery of currently relevant information. The exception to this is areas off the Atlantic coast,
where bird returns are based on all years of available data, since data in these areas is currently much more sparse.

Facilities

National Wildlife Refuge lands
Any activity proposed on lands managed by the National Wildlife Refuge system must undergo a 'Compatibility Determination'
conducted by the Refuge. Please contact the individual Refuges to discuss any questions or concerns.

There are no refuge lands at this location.

Fish hatcheries

There are no fish hatcheries at this location.

Wetlands in the National Wetlands Inventory (NWI)
Impacts to NWI wetlands and other aquatic habitats may be subject to regulation under Section 404 of the Clean Water Act, or other
State/Federal statutes.

For more information please contact the Regulatory Program of the local U.S. Army Corps of Engineers District.

Wetland information is not available at this time
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This can happen when the National Wetlands Inventory (NWI) map service is unavailable, or for very large projects that intersect many
wetland areas. Try again, or visit the NWI map to view wetlands at this location.

Data limitations

The Service's objective of mapping wetlands and deepwater habitats is to produce reconnaissance level information on the location, type and size of these
resources. The maps are prepared from the analysis of high altitude imagery. Wetlands are identified based on vegetation, visible hydrology and geography.
A margin of error is inherent in the use of imagery; thus, detailed on-the-ground inspection of any particular site may result in revision of the wetland
boundaries or classification established through image analysis.

The accuracy of image interpretation depends on the quality of the imagery, the experience of the image analysts, the amount and quality of the collateral
data and the amount of ground truth verification work conducted. Metadata should be consulted to determine the date of the source imagery used and any
mapping problems.

Wetlands or other mapped features may have changed since the date of the imagery or field work. There may be occasional differences in polygon
boundaries or classifications between the information depicted on the map and the actual conditions on site.

Data exclusions

Certain wetland habitats are excluded from the National mapping program because of the limitations of aerial imagery as the primary data source used to
detect wetlands. These habitats include seagrasses or submerged aquatic vegetation that are found in the intertidal and subtidal zones of estuaries and
nearshore coastal waters. Some deepwater reef communities (coral or tuberficid worm reefs) have also been excluded from the inventory. These habitats,
because of their depth, go undetected by aerial imagery.

Data precautions

Federal, state, and local regulatory agencies with jurisdiction over wetlands may define and describe wetlands in a different manner than that used in this
inventory. There is no attempt, in either the design or products of this inventory, to define the limits of proprietary jurisdiction of any Federal, state, or local
government or to establish the geographical scope of the regulatory programs of government agencies. Persons intending to engage in activities involving
modifications within or adjacent to wetland areas should seek the advice of appropriate Federal, state, or local agencies concerning specified agency
regulatory programs and proprietary jurisdictions that may affect such activities.
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The Chazen Companies 
21 Fox Street 
Poughkeepsie, NY 12601 

 

        

 

Re: 
 

 

DEC 
Beacon 248 Development LLC; Tioronda Avenue 
248 Tioronda Avenue 
Beacon, NY 12508 

 

        

 

Dear Ms. Hubbard: 
 

 
Thank you for continuing to consult with the New York State Historic Preservation Office 
(SHPO).  We have reviewed the submitted materials in accordance with the New York State 
Historic Preservation Act of 1980 (section 14.09 of the New York Parks, Recreation and Historic 
Preservation Law).  These comments are those of the Division for Historic Preservation and 
relate only to Historic/Cultural resources.   
 
We understand that the proposed project plan has changed since our last review, and that the 
current proposal consists of a 64-unit multifamily residential development within two buildings 
(reduced from 100 units) and a 25,400 SF office building. 
 
Based on this review, it is the opinion of the SHPO that the proposed project, as amended, will 
have No Adverse Impact to historic and cultural resources.  
 
 
 
If you have any questions, I can be reached at (518) 268-2164. 
Sincerely, 

 
Weston Davey 
Historic Site Restoration Coordinator 
weston.davey@parks.ny.gov        via e-mail only 
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