
COURTROOM
1 MUNICIPAL PLAZA
BEACON, NY 12508

1. ***ADJOURNED AT THE REQUEST OF THE APPLICANT*** Continue public hearing on
application submitted by 393 Fishkill Avenue, LLC and 397 Fishkill Avenue, LLC, 393 Fishkill
Avenue, 397 Fishkill Avenue, and 7 Conklin Street, Tax Grid Nos. 30-6055-80-392032-00, 30-
6055-80-399035-00, and 30-6055-80-394041, in the GB, to allow for the construction of a
retaining wall that will not exceed 8 feet 5 inches in the rear yard, and Section 223-17 D.,
Attachment 1, to allow the construction of a four-story building with a building height of 48 feet,
which requires relief from the following: a. Section 223-13 Yards; building projections, heights
and accessory structures, G. Walls and Fences, 1.The yard requirements of this chapter shall
not be deemed to prohibit any necessary retaining wall nor to prohibit any fence or wall,
provided that the height of such fence or wall does not exceed four feet in front yards, six feet
in side yards and six feet in rear yards, except that mesh garden or deer fencing shall not
exceed eight feet in height. Notwithstanding the four-foot height limitation for fences and walls
in front yards, the Planning Board shall have the discretion to approve a fence or wall up to six
feet in height in front yards in connection with site plan approval where necessary for
screening purposes, as well as Section 223-17.D., Attachment 1, to allow for a building height
of 48 feet (maximum height of main building permitted: - /35 (stories/feet))

2. Public hearing on application submitted by Deborah Joyce, 42 Wesley Avenue, Tax Grid No.
30-6054-24-499921-00, in the R1-10, to allow a deck on the rear of the house, which requires
relief from the following: Per 223-17 D., Attachment 1, the minimum rear yard setback is 35
feet. The deck is shown 15.7 feet from the rear property line, and the stairs project another 2.5
feet from the deckâ€™s edge, bringing it to 13.2 feet from the rear property line. The stair
edge is the measurement point for determining the setback, which requires a 21.8-foot
variance., and Per 223-17 D., Attachment 1, the minimum side yard setback is 15 feet. The
deck is 12.9 feet from the side-yard property line, which requires a 2.1-foot variance., and Per
223-17 D., Attachment 1, the maximum percent of building coverage is 25%. The lot is 5,000
square feet, allowing 1,250 square feet of coverage. On April 18, 2006, the property received
an area variance for the lot coverage of 31.48% (1,574 square feet). Your proposal would
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bring the lot coverage to 34.29% (1,714.6 square feet) and requires a variance of 2.81%
(140.6) square feet.

3. Public hearing on application submitted by Seth Rosenthal, 51 Falconer Street, Tax Grid No.
6054-39-335660, in the R1-5, to allow for the construction of an addition to the existing house,
which requires relief from the following: Per 223-17 D., Attachment 1, the minimum side yard
setback is 10 ft. The proposed addition to the home would be located 1 ft. 6 in. from the
property line, requiring an 8 ft. 6 in. side-yard variance.

4. Public hearing on application submitted by Sadhna Gupta, 84 Anderson Street, Tax Grid No.
6054-31-371850, in the R1-10, where the applicant is proposing to subdivide the parcel into
two (2) lots, to allow the average width of Lot A to be 81.4 feet, which requires relief from the
following: Per 223-17 D., Attachment 1, the minimum lot width is 85 feet. The proposed
subdivision would create a lot with an average (or mean) lot width that is 81.4 feet, requiring a
3.6-foot variance for minimum lot size area width.
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City of Beacon Zoning Board of Appeals Agenda
06/16/2026

Title:

***ADJOURNED AT THE REQUEST OF THE APPLICANT*** Continue public hearing on application
submitted by 393 Fishkill Avenue, LLC and 397 Fishkill Avenue, LLC, 393 Fishkill Avenue, 397 Fishkill
Avenue, and 7 Conklin Street, Tax Grid Nos. 30-6055-80-392032-00, 30-6055-80-399035-00, and 30-
6055-80-394041, in the GB, to allow for the construction of a retaining wall that will not exceed 8 feet 5
inches in the rear yard, and Section 223-17 D., Attachment 1, to allow the construction of a four-story
building with a building height of 48 feet, which requires relief from the following: a. Section 223-13
Yards; building projections, heights and accessory structures, G. Walls and Fences, 1.The yard
requirements of this chapter shall not be deemed to prohibit any necessary retaining wall nor to prohibit
any fence or wall, provided that the height of such fence or wall does not exceed four feet in front yards,
six feet in side yards and six feet in rear yards, except that mesh garden or deer fencing shall not exceed
eight feet in height. Notwithstanding the four-foot height limitation for fences and walls in front yards, the
Planning Board shall have the discretion to approve a fence or wall up to six feet in height in front yards
in connection with site plan approval where necessary for screening purposes, as well as Section 223-
17.D., Attachment 1, to allow for a building height of 48 feet (maximum height of main building permitted:
- /35 (stories/feet))

ATTACHMENTS

393 & 397 Fishkill ZBA 6.16.26 Adjournment Request.pdf
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 Taylor M. Palmer, Esq. 
tpalmer@cuddyfeder.com    

 
May 26, 2026 
 
VIA HAND DELIVERY  
AND EMAIL 
Acting Chairperson  
 and Members of the Zoning Board of Appeals 
City of Beacon 
1 Municipal Plaza 
Beacon, New York 12508 
 
Re:  397 Fishkill Avenue, LLC and 393 Fishkill Avenue, LLC  

Application for Area Variance Relief – Building and Retaining Wall Height 
Request for Adjournment 

              Property: 393 & 397 Fishkill Avenue and 7 Conklin Street, Beacon, New York 
Tax IDs: 6055-80-392032, 6055-80-399035 & 6055-80-394041               

 
Dear Acting Chairperson and Members of the Zoning Board of Appeals:  
  
On behalf of 397 Fishkill Avenue, LLC and 393 Fishkill Avenue, LLC (the “Applicant”), the owners 
of the above-referenced Property, and in connection with of the Applicant’s request for area 
variance relief (the “Application”), we respectfully request that the Zoning Board of Appeals 
(“ZBA”) adjourn the Application and that this matter be placed on this Board’s July 21, 2026 
meeting agenda for continued review. 
 
As this Board is aware, at the May 19, 2026 ZBA meeting, this Board opened the public hearing 
and continued it to the June 16, 2026 meeting agenda.1 The Applicant is currently working with 
its design team to address the comments from this Board at the May 19, 2026 meeting, focusing 
on the visual aspect of the additional story and financial assessment. While the Applicant worked 
diligently to have everything prepared during the short turnaround between the May meeting and 
the supplemental submission deadline, the Applicant needs some additional time to fully respond 
to these comments. 
 
We look forward to appearing at this Board’s regular meeting on July 21, 2026 for the continued 
public hearing and to continue the Board’s review of the Project, at which time the Applicant will 
present additional visuals and information to be detailed in a forthcoming submittal.  
 
In the meantime, should this Board or City Staff have any questions or comments with regard to 
the foregoing, please do not hesitate to contact me. Thank you in advance for your consideration 

 
1 Note: As discussed during the May 19, 2026 ZBA meeting, the Planning Board at the May 12, 2026 
Planning Board meeting adopted a Negative Declaration under the State Environmental Quality Review 
Act. A copy of this Declaration is on file with the City. 
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in this matter. 
 
Very truly yours, 
 

 
Taylor M. Palmer 
cc:  Bryan Murphy, City of Beacon Building Inspector 
  George Alissandratos, Esq., City of Beacon ZBA Attorney 
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City of Beacon Zoning Board of Appeals Agenda
06/16/2026

Title:

Public hearing on application submitted by Deborah Joyce, 42 Wesley Avenue, Tax Grid No. 30-6054-
24-499921-00, in the R1-10, to allow a deck on the rear of the house, which requires relief from the
following: Per 223-17 D., Attachment 1, the minimum rear yard setback is 35 feet. The deck is shown
15.7 feet from the rear property line, and the stairs project another 2.5 feet from the deck’s edge,
bringing it to 13.2 feet from the rear property line. The stair edge is the measurement point for
determining the setback, which requires a 21.8-foot variance., and Per 223-17 D., Attachment 1, the
minimum side yard setback is 15 feet. The deck is 12.9 feet from the side-yard property line, which
requires a 2.1-foot variance., and Per 223-17 D., Attachment 1, the maximum percent of building
coverage is 25%. The lot is 5,000 square feet, allowing 1,250 square feet of coverage. On April 18, 2006,
the property received an area variance for the lot coverage of 31.48% (1,574 square feet). Your proposal
would bring the lot coverage to 34.29% (1,714.6 square feet) and requires a variance of 2.81% (140.6)
square feet.

ATTACHMENTS

42 Wesley ZBA 6.16.26 app, survey redacted2.pdf
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City of Beacon Zoning Board of Appeals Agenda
06/16/2026

Title:

Public hearing on application submitted by Seth Rosenthal, 51 Falconer Street, Tax Grid No. 6054-39-
335660, in the R1-5, to allow for the construction of an addition to the existing house, which requires
relief from the following: Per 223-17 D., Attachment 1, the minimum side yard setback is 10 ft. The
proposed addition to the home would be located 1 ft. 6 in. from the property line, requiring an 8 ft. 6 in.
side-yard variance.

ATTACHMENTS

51 Falconer ZBA 6.16.26 app, narrative, survey redacted2.pdf

51 Falconer ZBA 6.16.26 PH public comment Kramer redacted2.pdf
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APPLICATION PROCESSING RESTRICTION LAW 
Affidavit of Property Owner 

Property Owner: 
If owned by a corporation, partnership or organization, please list names of persons holding over 5% interest. 

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

Applicant Address: 
Project Address: 
Project Tax Grid # 
Type of Application 
Please note that the property owner is the applicant.  “Applicant” is defined as any individual who owns at least five 
percent (5%) interest in a corporation or partnership or other business. 

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

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

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

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

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

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

6. ALL Special Assessments due to the City of Beacon on any parcel owned by me are current

Signature of Owner 

Title if owner is corporation 
Office Use Only: NO YES Initial 
Applicant has violations pending for ANY parcel owned within the City of Beacon (Building Dept.) ___ ___ _____ 
ALL taxes are current for properties in the City of Beacon are current (Tax Dept.) ___ ___ _____ 
ALL Special Assessments, i.e. water, sewer, fines, etc. are current (Water Billing) ___ ___ _____ 
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SECTION B. Is any owner of record an officer, elected or appointed, or employee of the City of Beacon or related, by 
marriage or otherwise, to a City Council member, planning board member, zoning board of appeals member or employee 
of the City of Beacon ?  

YES     NO 

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

Agency Title Date of Hire, Date 
Elected, or Date 
Appointed 

Position or Nature 
of Relationship 

SECTION C. If the applicant is a contract vendee, a duplicate original or photocopy of the full and complete contract 
of purchase, including all riders, modification and amendments thereto, shall be submitted with the application.  

SECTION D. Have the present owners entered into a contract for the sale of all or any part of the subject property 
and, if in the affirmative, please provide a duplicate original or photocopy of the fully and complete contract of sale, 
including all riders, modifications and amendments thereto.  

YES NO 

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

(Print) ____________________ 

(Signature) _________________ 
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     CITY OF BEACON 
1 Municipal Plaza, Beacon, NY 

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

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

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

SECTION A.  
IF AFFIANT IS A PARTNERSHIP, JOINT VENTURE OR OTHER BUSINESS ENTITY, EXCEPT A 
CORPORATION:  
Name of Entity Address of Entity 

Place where such business entity was 
created 

Official Registrar’s or Clerk’s office where the 
documents and papers creating entity were filed 

Date such business entity or partnership 
was created 

Telephone Contact Information 

IF AFFIANT IS A CORPORATION:  
Name of Entity Telephone Contact Information 

Principal Place of Business of Entity  Place and Date of incorporation 

Method of Incorporation Official place where the documents and papers of 
incorporation were filed 

Application # 
FOR OFFICE USE ONLY 
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SECTION B.  List all persons, officers, limited or general partners, directors, members, shareholders, managers, and any 
others with any interest, mortgage, encumbrance or other interest (recorded or unrecorded) in or with the above 
referenced Entity. List all persons to whom corporate stock has been pledged, mortgaged or encumbered and with whom 
any agreement has been made to pledge, mortgage or encumber said stock. Use a supplemental sheet to list additional 
persons. 

Name Resident Address Resident Telephone 
Number 

Nature and Extent 
of Interest 
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SECTION C. List all owners of record of the subject property or any part thereof. 

Name Residence or 
Business Address 

Telephone 
Number 

Date and 
Manner title 
was acquired 

Date and place 
where the deed 
or document of 
conveyance 
was recorded 
or filed.  

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

YES NO 

Name Employer Position 
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SECTION E. Is any party identified in Sections A- C an officer, elected or appointed, or employee of the City of Beacon 
or related, by marriage or otherwise, to a City Council member, planning board member, zoning board of appeals member 
or employee of the City of Beacon ?  

YES   NO 

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

Agency Title Date of Hire, Date 
Elected, or Date 
Appointed 

Position or Nature 
of Relationship 

SECTION F. Was any person referred to in Sections A-D known by any other name within five (5) years preceding the 
date of the application?  

YES NO 

Current Name Other Names 
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SECTION G. List the names and addresses of each person, business entity, partnership and corporation in the chain of 
title of the subject premises for the five (5) years next preceding the date of the application.  

Name Address 

SECTION H. If the applicant is not a record owner of the subject property, describe the applicant’s interest in the 
subject property and the relationship the applicant has to the record owner(s) of the subject property.  

______________________________________________________________________________________________
______________________________________________________________________________________________
______________________________________________________________________________________________ 

SECTION I. If the applicant is a contract vendee, a duplicate original or photocopy of the full and complete contract of 
purchase, including all riders, modification and amendments thereto, shall be submitted with the application. Any sensitive 
or confidential information may be redacted from the contract prior to production. 

SECTION J.  

1. Where the record owner or contract vendee is a corporation, the following additional information shall be submitted:

Name of the Corporation Telephone Contact Information 

Principal Business Address Place and Date of Incorporation 

Method of Incorporation Official place where the documents and papers 
of incorporation were filed 
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2. Please provide the following information for every incorporator, officer, director and shareholder of the corporation.

Name Residence or business address Telephone number 

3. Have any shares of the stock of the corporation or of any stockholder been pledged, mortgaged or encumbered?

YES NO    

If so, please list the name and address of each person having, holding, owning or claiming any such interest.  

Name Address 

SECTION K. Have the present owners entered into a contract for the sale of all or any part of the subject property and, 
if in the affirmative, please provide a duplicate original or photocopy of the fully and complete contract of sale, including 
all riders, modifications and amendments thereto.  

YES NO 

I,  ____________________ being first duly sworn, according to law, deposes and says that I am (Title) 
__________, an active and qualified member of the _____________, a business duly authorized by law to do 
business in the State of New York, and that the statements made herein are true, accurate, and complete.  

(Print) ____________________ 

(Signature) _________________ 
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Page 2 of 3 

5. Is the proposed action,

a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO YES N/A 

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

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

If Yes, identify: ________________________________________________________________________________ 

NO YES 

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

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

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

NO YES 

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

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

_____________________________________________________________________________________________

_____________________________________________________________________________________________

NO YES 

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

If No, describe method for providing potable ZaWHr: _________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

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

If No, describe method for providing wastewater treatment: ______________________________________ 

_____________________________________________________________________________________________ 

NO YES 

arFKaHRORJLFaO VLWHV Rn WKH 1< 6WaWH +LVWRrLF 3rHVHrYaWLRn 2IILFH �6+32� arFKaHRORJLFaO VLWH LnYHnWRr\"

NO YES 

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

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

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

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

��. a. 'RHV WKH SrRMHFW VLWH FRnWaLn� Rr LV LW VXbVWanWLaOO\ FRnWLJXRXV WR� a bXLOGLnJ� arFKaHRORJLFaO VLWH� Rr GLVWrLFW
ZKLFK LV OLVWHG Rn WKH 1aWLRnaO Rr 6WaWH 5HJLVWHr RI +LVWRrLF 3OaFHV� Rr WKaW KaV bHHn GHWHrPLnHG b\ WKH
&RPPLVVLRnHr RI WKH 1<6 2IILFH RI 3arNV� 5HFrHaWLRn anG +LVWRrLF 3rHVHrYaWLRn WR bH HOLJLbOH IRr OLVWLnJ Rn WKH
6WaWH 5HJLVWHr RI +LVWRrLF 3OaFHV"

b. ,V WKH SrRMHFW VLWH� Rr an\ SRrWLRn RI LW� ORFaWHG Ln Rr aGMaFHnW WR an arHa GHVLJnaWHG aV VHnVLWLYH IRr
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Page 3 of 3 

�4. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

ƑShoreline     Ƒ Forest       Agricultural/grasslands        Early mid-successional

Wetland       Ƒ Urban       Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed by the State or
Federal government as threatened or endangered?

NO YES 

16. Is the project site located in the 100-year flood plan? NO YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,

a. Will storm water discharges flow to adjacent properties?

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe: 
_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

18. Does the proposed action include construction or other activities that ZRXOG result in the impoundment of water
or other liquids (e.g.� retention pond, waste lagoon, dam)?

If Yes, explain WKH purpose and size RI WKH LPSRXnGPHnW�BBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBB 

____________________________________________________________________________________________

_ 

NO YES 

19. Has the site of the proposed action or an adjoining property been the location of an active or closed solid waste
management facility?

If Yes, describe: _______________________________________________________________________________ 

_____________________________________________________________________________________________ 

NO YES 

20.Has the site of the proposed action or an adjoining property been WKH subject of remediation (ongoing Rr
completed)            for hazardous waste?
If Yes, describe: _______________________________________________________________________________

_____________________________________________________________________________________________ 

NO YES 

I CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF 
MY KNOWLEDGE 

    Date: _____________________ Applicant/sponsor�name: BBBBBBBBBBBBBBBBBBBBB______________________BBBBBBBBB __________________________ 

Signature: _____________________________________________________7LWOH�BBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBB
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 Area of proposed upstairs addition seen from inside. This existing bedroom is already cramped 
 by just a toddler-sized bed and dresser. Extending the bedroom from the existing exterior wall 

 would make it large enough for a child long-term. 

 Upon discovering that such an addition would require a variance, we consulted with builders 
 and architects in search of an alternative, but had to rule out other options, including renovating 
 unfinished space and/or adding to a different face of the house. We found each of these options 
 to be either unfeasible or prohibitively costly. 
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 Adding to the back (south) side of our house would interfere with basement access and eat into 
 useful backyard space. It would also lack the benefit of extending the upstairs bedroom in the 
 same project. 

 Rear of house seen from outside. The area directly behind the house has critical basement 
 access and an existing garden. 
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 Adding to the driveway (west) side of our house would interfere with access to the side mud 
 room door, which is the primary entrance we use. 

 West side of house seen from exterior. That door opens directly into our mudroom, so building 
 around or in front of it would complicate entry. This is also the side of our house that’s closest to 

 a neighboring home. 

 This leaves us with just the east side of the house. We believe an addition on this side would not 
 in any way change the character or safety of the neighborhood. Odell Street is very small, with 
 only one address and almost zero traffic. The addition would not encroach on any nearby 
 properties and its proposed placement has precedent in the existing house on the corner of 
 Odell and East Main Street, which already comes close to the street without any negative effect 
 on the neighborhood. 
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 Area of proposed addition seen from outside, facing south. 7 Odell Street can be seen in the 
 background. 

 Odell Street in its entirety, facing south. 

 We loved our house when we bought it in early 2021, but we did not fully anticipate that we’d 
 have two children in this house, nor that at least one of us would be working from home 
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 long-term. We’ve entertained every potential approach to accommodate these life changes, 
 leaving us with one option that clearly stands above the rest for practical and financial purposes. 
 Though it cannot happen without a variance, we believe the benefits of this addition, the relative 
 unfeasibility of alternatives, and the minimal effect it would have on the neighborhood justify that 
 variance. 
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City of Beacon Zoning Board of Appeals Agenda
06/16/2026

Title:

Public hearing on application submitted by Sadhna Gupta, 84 Anderson Street, Tax Grid No. 6054-31-
371850, in the R1-10, where the applicant is proposing to subdivide the parcel into two (2) lots, to allow
the average width of Lot A to be 81.4 feet, which requires relief from the following: Per 223-17 D.,
Attachment 1, the minimum lot width is 85 feet. The proposed subdivision would create a lot with an
average (or mean) lot width that is 81.4 feet, requiring a 3.6-foot variance for minimum lot size area
width.

ATTACHMENTS

84 Anderson ZBA 6.16.26_Cover Letter_2026-0527.pdf

84 Anderson ZBA 6.16.26 Application (Executed) redacted2.pdf

84 Anderson ZBA 6.16.26 subdivision plans.pdf
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https://cityofbeacon.granicus.com/services/legistar/download/pdf/4179536/84_Anderson_ZBA_6.16.26_Cover_Letter_2026-0527.pdf
https://cityofbeacon.granicus.com/services/legistar/download/pdf/4179537/84_Anderson_ZBA_6.16.26_Application__Executed__redacted2.pdf
https://cityofbeacon.granicus.com/services/legistar/download/pdf/4179538/84_Anderson_ZBA_6.16.26_subdivision_plans.pdf


 

 

 
Civil & Environmental Engineering Consultants 

174 Main Street, Beacon, New York 12508 (Main Office and Mailing Address) 
13 Chambers Street, Newburgh, NY 12550 (Satellite Office) 

Phone: 845-440-6926    
www.HudsonLandDesign.com 

            _____ 
 
May 27, 2026 
 
Hon. Jordan Haug, Chairman, and Members of the City of Beacon Zoning Board of Appeals 
1 Municipal Plaza 
Beacon, NY 12508 
 
Re: 84 Anderson Street Subdivision 
 Sadhna Gupta (Owner and Applicant) 
 84 Anderson Street  
 Tax Parcel ID: 6054-31-371850 (±0.53 acres) & 6054-31-358838 (±0.34 acres) 
            City of Beacon, NY 

 
Dear Chairman Haug and Members of the Zoning Board of Appeals: 

 
On behalf of the Applicant for the above referenced project, Hudson Land Design (HLD) is 

pleased to submit the following documents in support of the Project: 
 Seven (7) copies of the City of Beacon Zoning Board of Appeals Application 
 One (1) application fee of $250 (Applicant check #4458) 
 One (1) escrow of $1,000 (Applicant check #4459) 
 Seven (7) copies of the Subdivision Plan Set (Sheets 1 through 7 of 7) 

This is an active project before the Planning Board for consideration of a 2-lot subdivision 
approval. At its meeting of May 12, 2026, the Planning Board circulated with intent to act as lead 
agency for an unlisted action, and referred the project to the Zoning Board of Appeals (ZBA) for 
an area variance for proposed Lot A of the subdivision. It is noted, if the Planning Board becomes 
lead agency, that they will have to make a determination of SEQR prior to the ZBA acting on the 
requested area variance application. On May 19, 2026, the ZBA did not object to the Planning 
Board acting as lead agency, and it is expected that the Planning Board will deem itself lead agency 
at its June 2026 meeting.  

Project Narrative: 
The proposed project site is located at 84 Anderson Street and consists of 0.53 acres located in 

the R1-10 residential zoning district, in the City of Beacon, NY. The existing property currently 
contains a single-family dwelling, a detached garage and has driveway access and frontage on 
Anderson Street.  
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Mr. Jordan Haug, Chairman & Members of the Zoning Board of Appeals 
May 27, 2026 
Page 2 of 4 

www.HudsonLandDesign.com 

The Applicant wishes to subdivide the lot into two (2) residential building lots. The existing 
structures on site, including the single-family dwelling, garage, and driveway will be 
razed/removed and a new single-family dwelling with be built on each of the new building lots.  

The existing parent lot is bound by Anderson Street on its southwestern property boundary and 
has no frontage with any other streets along its other boundaries. Proposed Lots A & B will each 
have their own independent driveway to provide access from Anderson Street.  

Lot A is deficient in lot width calculation; therefore, the owner/applicant has control of the 
recently approved 74 Anderson Street subdivision, and is proposing to transfer land from Lot 1 of 
that subdivision (parcel 6054-31-358838: ±0.34 acres) to reduce the lot width deficiency on Lot A 
of the currently proposed subdivision. An area variance is sought for that slight deficiency.   

Required Permits: 
In order for proposed single-family dwelling lots to commence to a point where a building permit 

application can be submitted to the City of Beacon Building Department, the applicant will need 
to obtain the following permits: 

1. Subdivision and Lotline Realignment Approval from the City of Beacon Planning Board 
a. The applicant is seeking to subdivide the parent parcel into two single-family 

building lots, including a lotline realignment with parcel 358838 to reduce the area 
variance associated with proposed Lot A. 

2. Area Variance from the City of Beacon Zoning Board of Appeals (ZBA) 
a. Per §223-17 “Schedule of Dimensional Regulations”, the minimum lot width in the 

R1-10 Zone is 85 feet. It is noted that lot width is defined by City Code §223-63 
“Definitions” as: The mean horizontal distance between the side lot lines, measured 
at right angles to the lot depth. 

i. Proposed Lot A has been configured to provide an average (or mean) lot 
width of 81.4 feet, or 3.6 feet deficient per the zoning requirement.    

New York State City Law Balancing Test: 
The standards for an area variance are governed by New York State General City Law §81-b.  

This law requires a balancing test inclusive of five (5) specific sets of criteria. The responses to 
each of the five criteria show that the project does not pose a detriment to the health, safety and 
welfare of the neighborhood or community. As such, the area variance should be granted.  The 
balancing test criteria are as follows, and the responses are underlined: 

1. The Board shall consider 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.   

a. The project will not create an undesirable change to the neighborhood. Along this 
section of Anderson Street, there are three parcels developed with single-family 
homes that have deficient lot width, two of which are directly to the east of the 
proposed subdivision. It is noted that all other zoning requirements (setbacks, lot 
coverage, etc.) are being met on proposed Lot A. It is further noted that the existing 
building on the lot is in a state of disrepair, with the property being maintained in a 
limited fashion. The project will result in a new single-family home on a maintained 
lot. 

2. The Board shall consider whether the benefit sought by the applicant can be achieved by 
some method feasible for the applicant to pursue other than an area variance.   
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May 27, 2026 
Page 3 of 4 

www.HudsonLandDesign.com 

a. Absent issuance of an area variance, there are no other methods for this applicant 
to achieve the goal of constructing a residence on Lot A. The subject parcel is 
approximately 160 feet wide at its front line, with an average lot width of 
approximately 158.5. The average width required to provide two zoning compliant 
lots would be 170 feet.  

3. The Board shall consider whether the requested area variance is substantial.   
a. In order to subdivide the parent parcel into two building lots, and assuming one was 

fully compliant for lot width, the lot width of the deficient lot would be 73.5 feet, 
or deficient 11.5 feet. The applicant owns the adjacent Lot 1 of Filed Map 12891, 
with intention to build a single-family home. However, the applicant has delayed 
construction of the new home and is proposing a lotline realignment, taking 
additional land from Lot 1 to a point where it meets the minimum average lot width 
(which coincides with the new lotline at the intersection of an existing sanitary 
sewer easement with the right-of-way of Anderson Street). The incorporation of 
this additional land further reduces the requested relief from approximately 11.5 
feet to 3.6 feet on Lot A. Both Lot 1 and Lot B are fully zoning compliant, and only 
Lot A is slightly deficient in Lot Width only. The requested relief represents 4.2% 
of the required lot width and is not substantial. 

4. The Board shall consider whether the proposed variance will have an adverse effect or 
impact on the physical or environmental conditions in the neighborhood or district.  

a. The site is served by central water and sewer, of which there is capacity. 
Stormwater runoff will be directed toward the street, where it will be conveyed 
toward appropriate outfalls. There are no anticipated adverse effects as a result of 
the creation of the additional building lot. It is further noted that the New York State 
Department of Environmental Conservation, in accordance with 6NYCRR Part 
617.5, deems construction of single-family homes and area variances (specifically 
subsections C11 and C16) as ministerial (or Type 2) actions, or actions (that) have 
been determined not to have a significant impact on the environment. While it is 
acknowledged that the overall application is classified as Unlisted due to the 
subdivision component, the underlying ministerial classification for the 
construction of a single-family home is noteworthy. The project will not create any 
adverse environmental impacts. 

5. The Board shall consider whether the alleged difficulty was self-created, which 
consideration shall be relevant to the decision of the board of appeals, but shall not 
necessarily preclude the granting of the area variance.   

a. Proposed Lot A is indeed self-created. The parent parcel is approximately 23,000 
square feet in lot area, more than two times the minimum lot area in the zoning 
district. Absent one geometric requirement, being the lot width, the parent parcel 
could support the two building lots. Although self-created, as noted above, the 
applicant has sacrificed this building season in order to incorporate Lot 1 from the 
recently filed map 12891, in order to minimize, to the maximum extent practicable, 
the requested relief. It is noted that NYS General City Law states that any self-
created difficulty shall not necessarily preclude the granting of an area variance.  
The ZBA is in full power to grant this requested relief. 
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Mr. Jordan Haug, Chairman & Members of the Zoning Board of Appeals 
May 27, 2026 
Page 4 of 4 

www.HudsonLandDesign.com 

We look forward to discussing this Application at your June 2026 meeting. Should you have 
any questions, please feel free to contact me at 845-440-6926. 

 
Sincerely,             

 
Daniel G. Koehler, P.E. 
Principal 
 

cc: Sadhna Gupta, Owner and Applicant (via email) 
HLD file   
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APPLICATION PROCESSING RESTRICTION LAW 
Affidavit of Property Owner 

Property Owner:   
If owned by a corporation, partnership or organization, please list names of persons holding over 5% interest. 

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

Project Address:       

Project Tax Grid #     

Type of Application          

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

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

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

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

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

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

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

6. ALL Special Assessments due to the City of Beacon on any parcel owned by me are current

Signature of Owner 

Title if owner is corporation 
Office Use Only: NO YES Initial 
Applicant has violations pending for ANY parcel owned within the City of Beacon (Building Dept.) ___ ___ _____ 
ALL taxes are current for properties in the City of Beacon are current (Tax Dept.) ___ ___ _____ 
ALL Special Assessments, i.e. water, sewer, fines, etc. are current (Water Billing) ___ ___ _____ 

Sadhna Gupta

66 Spring Valley Street (Tax ID#: 6054-38-141679); Unnumbered (vacant) parcel on west side of Monell Avenue (Tax ID#:
5955-04-580136); 74 Anderson Street (Since Subdivided in Filed Map # 12891, filed w/ the DC Clerk's Office on 3/11/2026).

17 Weston Road, Westport, CT 06880
84 Anderson Street, Beacon, NY 12508

130200-6054-31-371850
Residential Subdivision - with area variance for proposed Lot A

Sadhna Gupta

X

X

X
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