
CITY OF BEACON, NEW YORK
THE PLANNING BOARD WILL

MEET ON TUESDAY, MARCH 9,
2021 AT 7:00 PM. A WORK

SESSION WILL TAKE PLACE
AT 7:00 PM FOR A TRAINING

WORKSHOP, DISCUSSION OF
AGENDA ITEMS AND/OR

TOPICS OF INTEREST TO THE
PLANNING BOARD. THE

REGULAR MEETING WILL
BEGIN IMMEDIATELY

THEREAFTER, BUT NOT
LATER THAN 7:30 PM. DUE TO
PUBLIC HEALTH AND SAFETY

CONCERNS RELATED TO
COVID-19, THE PLANNING

BOARD WILL NOT BE MEETING
IN-PERSON. IN ACCORDANCE
WITH THE GOVERNORâ€™S

EXECUTIVE ORDER 202.1, THE
FEBRUARY 9, 2021 MEETING

WILL BE HELD VIA
VIDEOCONFERENCING, AND A

TRANSCRIPT WILL BE
PROVIDED AT A LATER DATE.
THE PUBLIC CAN WATCH THE

LIVE MEETING ONLINE AT
YOUTUBE AT

HTTPS://WWW.YOUTUBE.COM/CHANNEL/UCVPPIGGWZDER7WYMW-
SUDXG. COMMENTS CAN BE

CALLED IN DURING THE
MEETING AT (929) 205-6099;
WEBINAR ID: 878 2021 6064;

PASSWORD: 460733.
COMMENTS CAN ALSO BE
PROVIDED VIA EMAIL NO

LATER THAN 5PM ON MARCH
9, 2021 TO ETHA GROGAN,

PLANNING BOARD
SECRETARY, AT

Len Warner
Karen Quiana

Kevin Byrne
Jill Reynolds

J. Randall Williams
J.C. Calderon

Chair John Gunn
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EGROGAN@CITYOFBEACON.ORG.

1. Continue public hearing for SEQRA environmental review on applications for Subdivision and
Site Plan Approval, "Beacon Views Townhouses" 40 units, Conklin Street, submitted by
Beacon Views, LLC (postponed at the request of the applicant)

2. Public hearing on application for Subdivision Approval, 2 residential lots, Monell Place,
submitted by Allison Cross & Henry Nye (postponed at the request of the applicant)

3. Continue public hearing on application for Site Plan Approval, small cell wireless facility on
new light pole and one antenna, 7 Cross Street, submitted by Verizon Wireless of the East, LP
(dba Verizon Wireless)

4. Public hearing on applications for Site Plan Approval (relative to a Special Use Permit) and
Subdivision (lot merger) Approval, retail/residential, 416-420 Main Street, mixed-use
commercial, office & residential development, submitted by 416 Main Street Beacon, LLC &
420 Main Street, LLC (dba 420 Main Street, LLC)

1. Zoning Board of Appeals - March Meeting

1. Single Family House - Wilkes Street

2. Certificate of Appropriateness - Sign; 520 Main Street

 
March 9, 2021

7:00 PM
Planning Board Agenda

Regular Meeting
 

 

 

 

 
Miscellaneous Business
 

 
Architectural Review
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/939489f2b918d54dee9be6df6ba3fbf10.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/9b128f11e910b313232bb4c1d5cf789b0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/b69bdb2bd4a2261bb18d56d914af82980.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/4dc32f417d52c002ff221aefdf1799920.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/f3b86e5c5aee051f63fd9ebe2fd305c50.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/4c4d6d088f245fbb7c3dadee8b1739d80.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/40b6489af0a884d17c7baa615059f4100.pdf


City of Beacon Planning Board Agenda
03/09/2021

Title:

Continue public hearing for SEQRA environmental review on applications for Subdivision and Site Plan
Approval, "Beacon Views Townhouses" 40 units, Conklin Street, submitted by Beacon Views, LLC
(postponed at the request of the applicant)

ATTACHMENTS
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City of Beacon Planning Board Agenda
03/09/2021

Title:

Public hearing on application for Subdivision Approval, 2 residential lots, Monell Place, submitted by
Allison Cross & Henry Nye (postponed at the request of the applicant)

ATTACHMENTS
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City of Beacon Planning Board Agenda
03/09/2021

Title:

Continue public hearing on application for Site Plan Approval, small cell wireless facility on new light pole
and one antenna, 7 Cross Street, submitted by Verizon Wireless of the East, LP (dba Verizon Wireless)

ATTACHMENTS

7 Cross Street Pole Simulations.pdf

Planner Review Letter.pdf

Engineer Review Letter.pdf

Site Plan Approval for Small Cell Wireless Facility Resolution 7 Cross Street (4850-2123-
9516.3).doc
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836984/7_Cross_Street_Pole_Simulations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/847547/Planner_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/848830/Engineer_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/848831/Site_Plan_Approval_for_Small_Cell_Wireless_Facility_Resolution_7_Cross_Street__4850-2123-9516.3_.pdf
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John Clarke Planning and Design                                                    jclarkeplandesign@gmail.com 

                                                              845.797.4152 
 

To:  John Gunn, Chair, and the City of Beacon Planning Board 
Date:  March 4, 2021 
Re: 7 Cross Street, Verizon Small Cell Application 
 
I have reviewed a 7-sheet Site Plan set with the latest revision date of February 2, 2021 and the 
revised photo-simulations P-1 and S-1a-j.  
 
Proposal 
The applicant is proposing to install a small cell antenna on a new steel pole with accessory ground-
mounted equipment. The location is in the Central Main Street (CMS) district.   
 
Comments and Recommendations 
The applicant has been exploring options for a small cell facility in this area, including possible 
rooftop locations, since at least 2017. This site was suggested by the City, since it is out of the 
Historic District and Landmark Overlay zone and on a municipal parking lot parcel.  
 
On February 16, 2021 the City Council adopted a new Section 223-26.4 to regulate Wireless 
Telecommunications Services Facilities. After reviewing the submitted materials in the context of 
the new law, I have the following comments: 

 

1. The easement connection to the nearby utility pole should be corrected, since the survey 
shows an overhead wire easement, but Sheet C-2 shows an underground connection. 
  

2. The Board should make a final decision as to whether a light fixture on the pole contributes to 
a stealth design and what neutral or compatible color is appropriate. I have attached some 
examples of downlighting fixtures. Under Section 223-26.4 L(9), new wireless facilities shall be 
on an existing building or be in the form of a stealth structure, wherever possible.  

 
3. The Site Plan proposes to remove the 4-inch diameter tree approximately 8 feet behind the 

fenced equipment enclosure. A relocated or replacement tree could be planted 6-8 feet 
farther back without affecting the rear retaining wall. 

 

If you have any questions or need additional information, please feel free to email me. 
 
John Clarke, Beacon Planning Consultant 
 
c:   David Buckley, Building Inspector 
      Jennifer L. Gray, Esq., City Attorney 
      Arthur R. Tully, P.E., City Engineer 
      John Russo, P.E., City Engineer 
      Scott P. Olson, Esq., Project Representative  
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Raycap/STEALTH stealthconcealment.com 

CityPole by Comptek  smartcitypole.com 
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Sternberg Lighting Fixtures  sternberglighting.com 

Standard Colors: (Custom Colors Available) 
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5102/15/690228v3  3/8/21

-1-

RESOLUTION 

PLANNING BOARD
BEACON, NEW YORK

GRANTING APPROVAL FOR
A SMALL CELL WIRELESS TELECOMMUNICATION SERVICE FACILITY

AT 7 CROSS STREET 

Parcel ID# 5954-27-787978

Check 223-26.4.L(2)

WHEREAS, the Beacon Planning Board received an application for Site Plan 
Approval from Verizon Wireless of the East LP, (the “Applicant”), for a wireless 
telecommunication services facility application to install one small cell antenna on a new 
steel pole with accessory ground mounted equipment (the “Project” or “Proposed Action”),
on property owned by the City of Beacon located at 7 Cross Street in the Central Main Street
(CMS) Zoning District in the City of Beacon, Dutchess County, New York and designated 
on the Tax Map of the City of Beacon as Parcel ID# 5954-27-787978 (the “Property”); and

WHEREAS, the Planning Board is the approval authority for the Site Plan pursuant
to the City of Beacon Zoning Code §§ 223-25 and 223-26.4; and

WHEREAS, the application consists of application materials, correspondence, and 
plans submitted to the Planning Board; and 

WHEREAS, the Site Plan is shown on the drawings, entitled “Verizon Wireless of 
The East LP d/b/a Verizon Cliff & Willow” Sheets 1-7, prepared by Tectonic Engineering 
& Surveying Consultants P.C.:

Sheet Title Dated
T-1 Title Sheet 12/4/20, rev. 2/2/21
SU-101 Partial Boundary Survey 8/29/19
AD-1 Adjoiners Plan & List 12/4/20, rev. 2/2/21
SB-1 Setback Plan 12/4/20, rev. 2/2/21
C-1 Overall Site Plan 12/4/20, rev. 2/2/21
C-2 Detail Site Plan 12/4/20, rev. 2/2/21
C-3 Pole Elevation 12/4/20, rev. 2/2/21; and

WHEREAS, the Proposed Action is an Unlisted Action pursuant to the New York 
State Environmental Quality Review Act (“SEQRA”); and

WHEREAS, by Resolution dated December 16, 2019 the City Council adopted a 
SEQRA Negative Declaration finding that the proposed construction of a small cell wireless 
facility on the Property would have little to no impact and resolved to lease 48 square feet of 
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Site Plan & Small Cell Wireless Facility Special Use Permit
7 Cross Street_________________________________

the Property to the Applicant; and 

WHEREAS, on February 9, 2021 the Planning Board opened a public hearing on 
the Site Plan Approval, at which time all interested persons were given the opportunity to be 
heard and the public hearing was closed on March 9, 2021; and

WHEREAS, due to public health and safety concerns related to the current 
COVID-19 pandemic, the public hearing was duly noticed by publication, mailing and 
signage in accordance with notice requirements of the Zoning Code of the City of Beacon, 
and held by videoconference in accordance with the Governor’s Executive Orders which
suspend the “in-person” requirements of the NYS Open Meetings Law and provide
alternative means by which to conduct public meetings and hearings remotely; and

WHEREAS, the Planning Board has reviewed the application for Site Plan Approval 
and considered the standards as set forth in the City of Beacon Zoning Code § 223-25.E and 
the appliable standards for wireless telecommunication services facilities set forth in City of 
Beacon Zoning Code §223-26.4; and

WHEREAS, the location selected is on City-owned property, set back from Main 
Street, and outside of the Historic District and Landmark Overlay Zone; and 

WHEREAS, the Planning Board is fully familiar with the Proposed Action and has 
reviewed the Proposed Action relative to all applicable provisions of the City of Beacon 
Code; and 

WHEREAS, the Telecommunications Act of 1996 and the FCC’s Declaratory Rule and 
Third Report and Order, adopted September 26, 2018, make it unlawful for local governments 
to prohibit, or have the effect of prohibiting, the provision of personal wireless service
within the meaning of Section 332(c)(7)(B)(i)(II); and

WHEREAS, an effective prohibition occurs where a state or local action inhibits a 
provider’s ability to engage in any of a variety of activities related to its provision of a 
covered service.  This test is met not only when filling a coverage gap but also when 
densifying a wireless network, introducing new services or otherwise improving service 
capabilities; and 

WHEREAS, pursuant to Section 332(c)(7)(B)(iv) of the Telecommunications Act of 
1996 “no state or local government or instrumentality thereof may regulate the placement, 
construction, and modification of personal wireless services on the basis of the 
environmental effects of radio frequency emissions to the extent that such facilities comply 
with the FCC’s regulations concerning such emissions.” 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Board finds that
the design and the selected color for the pole minimizes the visual impact of the facility from 
public thoroughfares and surrounding properties to the extent practicable and hereby grants 
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Site Plan & Small Cell Wireless Facility Special Use Permit
7 Cross Street_________________________________

Site Plan Approval for a wireless telecommunication services facility application pursuant to 
§§ 223-25.E and 223.26.4 of the City of Beacon Zoning Code that, subject to the conditions 
set forth herein, for the installation of one small cell antenna on a new steel pole with 
accessory ground mounted equipment on property located at 7 Cross Street, as set forth and 
detailed on the plans prepared by Tectonic Engineering & Surveying Consultants P.C., last 
revised February 2, 2021, subject to compliance with the following conditions and any other
requirements which must be met by law: 

A. Prior to signing of the Site Plan Drawings by the Planning Board 
Chairman, the following conditions shall be fulfilled:

1. All application review fees shall be paid in full.

2. The Applicants shall seek and obtain all required permits and/or approvals from 
the appropriate agencies for the Project shall meet all conditions contained in 
such approvals, as required therein.

3. The comments contained in the City Engineer’s letter to the Planning Board 
dated February 4, 2021, and all comments in any subsequent letter(s) issued, shall 
be fulfilled to the satisfaction of the City Engineer.

4. The comments contained in the City Planner’s letter to the Planning Board dated 
March 4, 2021, and all comments in any subsequent letter(s) issued, shall be 
fulfilled to the satisfaction of the City Planner.

5. The plans shall be updated to include the Planning Board’s selection of _______ 
as the color for the proposed pole, and [___________ as the lighting fixture to be 
installed on the pole; or no lighting fixture].

When the conditions above have been satisfied, six (6) sets of the above referenced plans 
revised as per the conditions above shall be submitted for endorsement by the Planning 
Board Chairman.  One set of the endorsed plans will be returned to the Applicant, one set 
will be retained by the City Clerk, one set will be provided to the Planning Board, and one 
set each will be forwarded to the Building Inspector, City Engineer and City Planner.

B. The following are general conditions which shall be fulfilled:

1. The Building Inspector and the City Engineer shall have the right to direct the
Applicant to cause the placement, cleaning and/or repair of sedimentation and 
erosion control devices wherever and whenever deemed necessary during 
construction.

2. A copy of this Resolution shall be attached to the Certificate of Occupancy or 
Certificate of Compliance, as the case may be.
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Site Plan & Small Cell Wireless Facility Special Use Permit
7 Cross Street_________________________________

3. FCC warning signage should be routinely inspected and maintained at the site. 
It is the Applicant’s responsibility to comply with all FCC rules and 
regulations that are applicable to the site and its operations. 

4. The proposed antenna, mounting structures and cable runs shall be color 
matched to the pole and in accordance with the photo simulations provided 
for this application. 

5. The Applicant shall provide a fencing around the facility to shield visual 
impacts to residential properties. The Applicant shall maintain this fence in a 
reasonable condition.

6. The Applicant shall provide a sign at the site with the contact information for 
the Applicant’s personnel responsible for the site. 

7. As-built drawings shall be prepared for the Building Department files which 
depict the actual locations and heights of all Verizon small cell equipment 
including, but not limited to, the steel utility pole, antenna, ground mounted 
equipment, fencing, and subgrade utility runs and tie-ins. Any screening or 
landscaping required by the Planning Board shall also be included on the as-
built drawings, along with notes for the facility Maintenance Plan. 

8. Grounding and bonding certifications shall be provided to the Building 
Department.

9. Operations shall be maintained in accordance with the § 223-26.4C of the City 
of Beacon Zoning Code and all other applicable local, state and federal laws 
and regulations.

10. Unless otherwise superseded by the FCC, the design and use of the proposed 
wireless telecommunication services facility, including its cumulative impact 
with other existing and approved facilities, shall be certified to conform to the 
maximum NIER exposure standards promulgated by the FCC. Said 
certification shall include a report by a licensed professional electrical engineer 
with expertise in radio communication facilities and/or health physicist
acceptable to the Planning Board. A copy of such certification report 
shall be submitted to the Planning Board prior to commencing 
operation of such facility and a copy shall be filed with the Building 
Inspector. 

11. The Applicant shall submit to the Building Department annual certification of 
conformance with the applicable RF emissions standards. 

12. The Applicant shall submit, on a form provided by the Building Department 
pursuant to Section 223-26.4(G) of the City Code the name, address and 
telephone number of the owner and operator of the facility and such addition 
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Site Plan & Small Cell Wireless Facility Special Use Permit
7 Cross Street_________________________________

person(s) as specified in Section 223-26.4(G).  Such form shall be maintained 
in the Office of the City Clerk.  

13. If there is a change in operations in the future (frequency bands or class of 
service such as 5G), the Applicant shall notify the City Building Department
and submit an updated RF Emissions report. 

14. Any proposed increase in Verizon’s number of antennas, antenna sizes, or 
number/sizes of ground-based equipment cabinets shall be approved by the 
City prior to any modifications (e.g., upgrades or minor modifications as 
defined under the FCC’s Eligible Facilities Request). Any plans for collocation
will need to be reviewed and approved by the City under the appropriate 
application process. 

15. As used herein, the term “Applicant” shall include its heirs, successors and 
assigns.

16. The City of Beacon reserves the right to inspect the facility to ensure 
compliance with provisions of the City Code and any other provisions within 
the Federal Communications Commission regulations. 

17. The Applicant shall be responsible for the payment of all application review 
costs incurred by the City in its review and approval of this project.  Such fees 
shall be paid by the Applicants within thirty (30) days of each notification by 
the City that such fees are due.  If such fees are not paid within the thirty (30) 
day period, and an extension therefor has not been granted by the City, this 
resolution shall be rendered null and void.

18. The Applicant must return for approval from the Planning Board if any 
changes to the endorsed plans and/or this resolution of approval are 
subsequently desired other than changes determined to be field changes by the 
Building Inspector or City Engineer.  The Planning Board, in its discretion, 
shall determine the appropriate procedures for consideration of the proposed 
revision, and whether such revision is material enough to require further 
environmental analysis, further project review and/or a public hearing, as it 
may deem appropriate.

19. The Building Inspector may revoke this Site Plan Approval where it is found 
that the use of the premises does not conform to the limitations and 
conditions contained in the Site Plan Approval. 

20. If any of the conditions enumerated in this resolution upon which this 
approval is granted are found to be invalid or unenforceable, then the integrity 
of this resolution and the remaining conditions shall remain valid and intact.
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Site Plan & Small Cell Wireless Facility Special Use Permit
7 Cross Street_________________________________

21. The approvals granted by this resolution do not supersede the authority of any 
other entity.

Dated:  March 9, 2021

Resolution Adopted:    March 9, 2021
Beacon, New York

_________________________ _________________, 2021
John Gunn, Chairman Dated
City of Beacon Planning Board

Motion by ___________, seconded by _____________:

Kevin Byrne Voting: Len Warner Voting:  
J.C. Calderon Voting: J. Randall Williams Voting: 
Karen Quiana Voting: John Gunn, Chairman Voting: 
Jill Reynolds Voting:
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City of Beacon Planning Board Agenda
03/09/2021

Title:

Public hearing on applications for Site Plan Approval (relative to a Special Use Permit) and Subdivision
(lot merger) Approval, retail/residential, 416-420 Main Street, mixed-use commercial, office & residential
development, submitted by 416 Main Street Beacon, LLC & 420 Main Street, LLC (dba 420 Main Street,
LLC)

ATTACHMENTS

416-420 Main Street Cover Letter.pdf

416-420 Main Street Site Plan Sheet 1 Greenspace Diagram.pdf

416-420 Main Street Site Plan Sheet 1.pdf

416-420 Main Street Site Plan Sheet 5 Elevations and Views.pdf

Planner Review Letter.pdf

Engineer Review Letter.pdf

3-8-21 416-420 Main Street - PB Supplemental Submission Cover Letter(4755779.1).pdf

Alternative Site Plan(4755757.1).pdf

Exhibit A - City Council's SUP Approval Resolution(4755753.1).pdf

Exhibit B - Updated Maser Letter(4755748.1).pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836987/416-420_Main_Street_Cover_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836988/416-420_Main_Street_Site_Plan_Sheet_1_Greenspace_Diagram.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836989/416-420_Main_Street_Site_Plan_Sheet_1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836990/416-420_Main_Street_Site_Plan_Sheet_5_Elevations_and_Views.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/847550/Planner_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/848835/Engineer_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/849970/3-8-21_416-420_Main_Street_-_PB_Supplemental_Submission_Cover_Letter_4755779.1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/849971/Alternative_Site_Plan_4755757.1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/849972/Exhibit_A_-_City_Council_s_SUP_Approval_Resolution_4755753.1_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/849973/Exhibit_B_-_Updated_Maser_Letter_4755748.1_.pdf
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John Clarke Planning and Design                                        jclarkeplandesign@gmail.com 

                                                 845.797.4152 

 
To: John Gunn, Chair, and the City of Beacon Planning Board 
Date: March 4, 2021 
Re: 416-420 Main Street Site Plan and Subdivision 
 
I have reviewed the following new documents: 
▪ Cover letter from Cuddy+Feder, dated February 24, 2021; 
▪ Updated traffic impacts letter from Maser Consulting, dated January 5, 2021;  
▪ 1-Sheet Special Permit Application Green Space Diagram by Aryeh Siegel and Hudson Land 

Design, dated January 28, 2021, and 
▪ Sheets 1 and 5 of a 10-sheet Site Plan set by Aryeh Siegel and Hudson Land Design, dated 

January 28, 2021. 
 

Proposal 
The applicant is proposing to construct a 4-story, mixed-use building with 11,715 square feet on the 
front portion of the parcel in the Central Main Street (CMS) district and a live/work building on the 
rear portion of the parcel in the Transitional (T) district. The project needs subdivision approval to 
consolidate the two Main Street parcels. The entire 0.245-acre site is also in the Historic District and 
Landmark Overlay Zone (HDLO).  
 

Comments and Recommendations 
On March 1, 2021 the City Council approved the Special Permit for the 4th floor residential unit with a 
number of conditions that should be specifically addressed by the applicant at the meeting or in 
future submissions. The submitted Site Plan is substantially different than the version previously 
reviewed by the Planning Board. Eliminating the parking and driveway behind the live/work building 
was intended to allow for a larger public greenspace and provides for two additional on-street 
parking spaces on Schenck Avenue. 
 
However, the new Site Plan features unattractive front yard parking and conflicts with Section 223-
13K, which requires the front yard of any new building to align as nearly as practical to existing 
buildings within 250 feet on the same side of the street. The five buildings facing South Street directly 
to the east are set back from the sidewalk from 0 feet to approximate seven feet and even less from 
the front property lines (porches with roofs count for front setbacks). The proposed live/work setback 
is 26 feet, which the Building Inspector has indicated does not conform with Section 223-13K. The 
submitted plan also counts less usable side yards of the live/work building as public greenspace. 
 
I have attached two concept sketches with two or three off-street parking spaces to illustrate other 
possible options for a larger, well-defined central public greenspace, as well as more square footage 
for the live/work building. Other remaining Site Plan issues include the following: 
   

1. For the Sheet 1 Site Plan: 
 

a. The Zoning Table will need to be updated to be consistent with the front setback of the 
live/work building shown on the plan. 
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Page 2, March 4, 2021 memo for 416-420 Main Street 
 

b. The replacement street tree and planting well should be coordinated with the previous 
recommendations of the Tree Advisory Committee. 

 

c. The fence line and retaining wall along the eastern residential property boundary need to be 
clarified on the plans. Chain link fencing is not permitted in the HDLO zone. 

 

d. The methods for trash disposal from the buildings should be described on the plan. 
 

e. The sidewalk should be shown as continuing across the South Street driveway. 
 

2. For the Sheet 3 Landscaping and Lighting Plan:  
 

a. The landscaping plan should reinforce a clear demarcation between the central public 
greenspace and private tenant space.  
 

b. The proposed roof and cornice plantings should be described on the plan.  
   

c. The lighting fixtures need to be shown on the plan. 
 

d. The wall mounted fixtures need color and CRI specifications. I suggest that the lighting 
fixtures along the sidewalks be placed at least 7 feet 6 inches above the surface level. 

 
3.   For the Sheet 5 Building Elevations and Renderings:  

 

a. The live/work building elevations may need to be updated to match the Site Plan and major 
measurements should be added.  
 

b. Since this is a residential-type structure in the HDLO district, I suggest that the windows be 
divided in a more traditional pattern. 

 

c. The View from Schenck Avenue rendering is mislabeled.  
 
If you have any questions or need additional information, please feel free to contact me. 
 
John Clarke, Beacon Planning Consultant 
 
c: Dave Buckley, Building Inspector 
 Jennifer L. Gray, Esq., City Attorney 
 Arthur R. Tully, P.E., City Engineer 

John Russo, P.E., City Engineer 
Aryeh Siegel, Project Architect 
Michael Bodendorf, P.E., Project Engineer 
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CUDDY 
+FEDER

LLP 

March 8, 2021

Page 2

We would also note that the SUP provides two (2) important findings in relation to the proposed 

Alternative Site Plan: 

1) That the SUP Approval indicates that the Applicant will provide two (2) or three (3) off­

street parking spaces - and the Alternative Site Plan proposes two (2) off-street parking

spaces while creating two (2) new on-street parking spaces along Schenck Avenue); and

2) That design modifications to the Site Plan do not decrease the Central Public Green Space

by more than ten percent (10%) - and the contiguous green space is increased and squared

off by the proposed Alternative Site Plan.

UPDATED PARKING PIAN -ALTERNATIVE SITE PIAN: 

Additionally, in furtherance of refinements to the building program and to the site, please also see 

the enclosed updated letter memorandum, prepared by Maser Consulting, P.A., dated March 5, 

2021 (the "Updated Maser Letter"), which affirms that there are no changes to the findings in 

Maser's Traffic Impact Study & Parking Analysis for the Project. Indeed, as noted in the enclosed 

Updated Maser Letter, the off-street parking requirements for the residential portion of the 

Project will continue to be satisfied with the proposed two (2) off-street parldng spaces provided 

on the Site, and the two (2) on-street parldng spaces along Schenck Avenue, which modifications 

" ... are consistent with the previous analyses conducted by [Maser's] office of the traffic and 

parldng related conditions associated with the Project." See Exhibit B - Updated Maser Letter. 

CONCLUSION: 

We look forward to reviewing the enclosed Alterative Site Plan and its associated improvements 

at the March 9th Public Hearing. 

Very truly yours, 

Taylor M. Palmer 

Enclosures 
Cc: Jennifer L. Gray, Esq. - Planning Board Attorney 

John Clarke - City Planner 

Lane & Tully- City Engineer 

WESTCHESTER I NEW YORK CITY I HUDSON VALLEY I CONNECTICUT 

4755039.vl 
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CITY OF BEACON

CITY COUNCIL

Resolution No.  32 of 2021

RESOLUTION GRANTING A SPECIAL PERMIT FOR

416- 420 MAIN STREET

PARCEL ID NOS: 6054- 29- 056780 & 6054-29- 056774

WHEREAS, 416 Main Street Beacon, LLC & 420 Main Street, LLC (the

Applicant") submitted an application for a Special Permit to construct a fourth story on an
11, 715 square foot mixed-use building fronting on Main Street, comprised of a 4,295 square
foot ground- floor retail space, as well as 6, 220 square feet of commercial office space on the

second and third floors and 1, 200 square feet of residential space containing one ( 1)
apartment unit on the stepped back fourth floor (the " Proposed Action") on property

located at 416- 420 Main Street, on parcels known and designated on the tax map as 6054-29-
056780 and 6054-29- 056774 ( the " Property"); and

WHEREAS, the proposed 11, 715 square foot mixed-use building is proposed for
the area of the Property located in the Central Main Street (CMS) District and the Historic
District and Landmark Overlay Zone (HDLO); and

WHEREAS, the Applicant submitted the Special Permit application in connection

with its application to the Planning Board for Subdivision approval ( to remove the existing
lot line and merge the two lots), Site Plan approval, and Certificate of Appropriateness

approval to construct the proposed 11, 715 square foot mixed-use building, as well as a 1, 440
square foot artist live-work space in the rear of the Property fronting on South Street and
located in the Transitional District and HDLO Zone; and

WHEREAS, any proposed fourth story on a CMS parcel in the HDLO Zone
requires a Special Permit from the City Council pursuant to the City of Beacon Code 5 223-
41. 18. E(7); and

WHEREAS, the Site Plan is shown on drawings, entitled " Special Use Permit

Application Sheet 1 of 1- Site Plan- Green Space Diagram," prepared by Aryeh Siegel,
Architect, dated September 9, 2020, and last revised January 28, 2021; and

WHEREAS, the Proposed Action is an Unlisted Action, pursuant to the New York

State Environmental Quality Review Act; and
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WHEREAS, on August 11, 2020, the Planning Board, as Lead Agency, opened a
public hearing to consider comments regarding any environmental impacts associated with
the Proposed Action and continued the hearing to September 9, 2020, and October 14,
2020, at which time the ( SEQRA) public hearing was closed; and

WHEREAS, after taking a " hard look" at each of the relevant areas of
environmental concern through review of the Environmental Assessment Form and all

associated materials prepared in connection with the Proposed Action, the Planning Board
adopted a Negative Declaration on October 14, 2020; and

WHEREAS, the Planning Board issued a report to the City Council dated October
15, 2020, in support of the Special Permit; and

WHEREAS, on December 21, 2020, the City Council opened a public hearing on
the Special Permit application, at which time all interested persons were given the

opportunity to be heard; and

WHEREAS, the City Council continued the public hearing to January 19, 2021, at
which time the public hearing was closed; and

WHEREAS, due to public health and safety concerns related to the current
COVID- 19 pandemic, the December 21, 2020 and January 19, 2021 public hearings were
held via videoconference in accordance with the requirements of the Governor' s Executive

Orders which suspend the " in-person" requirements of the NYS Open Meetings Law and

provide alternative means by which to conduct public hearings; and

WHEREAS, the Proposed Action originally included 1, 046 square feet of central
public green space pursuant to the Site Plan Drawings, dated June 24, 2020; in response to

comments from the City Council, the Applicant has revised the Proposed Action to include
a central public green space area of approximately 2, 315 square feet pursuant to the Site
Plan Drawings, last revised January 28, 2021; and

WHEREAS, the City Council has reviewed the application for a Special Permit
against the standards set forth in the City of Beacon Code §§ 223- 18.B and 223- 41. 18.E(7)

and the design standards set forth in the City of Beacon Code § 134-7, and finds that the

proposal complies with these sections of the City of Beacon Code, as set forth below.
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NOW, THEREFORE, BE IT RESOLVED, that the City Council hereby makes
the following findings pursuant to the City of Beacon Code §§ 223- 18.B, 223- 41. 18. E(7) and

134-7:

The location and size of the mixed-use building, the nature, hours and intensity of the
retail, business office, and residential uses involved in or conducted in connection

with the proposed building, the size of the site in relation to the structure and the
location of the site with respect to streets giving access to it are such that it will not
conflict with the appropriate and orderly development of the site and the existing
permitted uses on adjacent blocks.

The location, nature, and height of the building and the nature and extent of the
landscaping on the site are such that the use will not conflict with the existing
permitted uses on adjacent blocks and will not hinder or discourage the appropriate

development use of adjacent land and buildings. The height of the proposed building
is approximately the same height as the neighboring building to the east.

Operations in connection with the fourth story special use will not be more
objectionable to nearby properties by reason of noise, fumes, vibration or any other
characteristic than the operations connected to a three- story building, not requiring a
special permit.

The Applicant will provide two (2) or three ( 3) off-street parking spaces. The
Applicant will request a waiver from the Planning Board of the remaining off-street
parking requirements . Twenty (20) parking spaces are required for the proposed
commercial uses. There are public parking lots and on-street parking available within
800 feet of the property. The project proposes the removal of a curb cut and
reconfiguration of parking along Schenck Avenue that will add two (2) additional on-
street public parking spaces along the east side of the roadway.

The proposed uses will not cause unreasonable traffic congestion or create a traffic

hazard.

The building will be accessible for emergency services and appropriately located for
water, sewer, and other infrastructure requirements.

5102101114848-2932-9624v3 313121
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The use complies with other applicable regulations in the City Code and will be
compatible with the recommendations in the City' s Comprehensive Plan. The CMS
District is designed to increase the vitality, attractiveness, and marketability of Main
Street. The proposed mixed-use building will create retail, business office, and
residential opportunities.

The Proposed Action has been designed to be consistent with the character of the

surrounding neighborhood, including the Beacon Hotel and the properties located in
the HDLO. The Proposed Action will not have an adverse impact on aesthetic

resources. The new building will be compatible with the historic character of adjacent
buildings.

The proposed mixed-use building is designed to ensure there are no substantial
detrimental effects from shadows, parking, or traffic.

The Applicant is providing a central public green space of approximately 2, 315 square
feet on the Property (the " Central Public Green Space"). The Central Public Green

Space is designed to serve residents of and visitors to the City of Beacon. The Central
Public Green Space includes a lawn area planted with eco- grass, trash and recycling
receptacles for public use, sculpture seating, trees, and two access points along
Schenck Avenue. The Central Public Green Space may include art installations
including sculptures.

The office space on the second and third floors is needed in the City of Beacon and
will provide a specific public benefit.

BE IT FURTHER RESOLVED, that the City Council urges the Planning Board
to be mindful of the value of the layout of the buildings and the Central Public Green Space

shown on the site plan drawings, entitled " Site Plan Application-416- 420 Main Street,"

prepared by Aryeh Siegel, Architect, dated September 9, 2020, and last revised January 28,
2021; the layout allows the Applicant to provide additional Central Public Green Space, and

minimizes the amount of impervious coverage on the site.
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BE IT FURTHER RESOLVED, that the City Council hereby grants a Special
Permit to 416 Main Street Beacon, LLC & 420 Main Street, LLC to construct a stepped back

fourth story on an 11, 715 square foot mixed-use building fronting on Main Street, on
property located at 416- 420 Main Street in the Central Main Street District and District
District and Landmark Overlay Zone as set forth and detailed on drawings, entitled " Site
Plan Application-416- 420 Main Street," prepared by Aryeh Siegel, Architect, dated April 28,
2020, and last revised January 6, 2021, upon the following conditions:

1. Prior to the issuance of a Building Permit, the Applicant shall obtain Final Site
Plan Approval,  Subdivision approval,  and Certificate of Appropriateness

approval from the City of Beacon Planning Board.

2. No permits shall be issued until the Applicant has paid to the City all applicable
fees and professional review fees incurred in connection with the review of this

Application.

3.       A copy of this Resolution shall be attached to the Certificate of Occupancy.

4.       As used herein, the term " Applicant" shall include its heirs, successors, and

assigns.

5.       In accordance with the City of Beacon Code § 223- 18. F( 1), this Special Permit

Approval authorizes only the particular use specified in the permit and shall
expire if-

a.a.   A bona fide application for a Building Permit is not filed within one ( 1)
year of the issuances of this Special Permit Approval; or

b.  If all required improvements are not made within two (2) years from the

date of issuance of the Building Permit; or

c.   If said use ceases for more than six ( 6) months for any reason.

6.       The Planning Board may adopt design modifications to the Central Public
Green Space area without triggering City Council review so long as such design
modifications do not decrease the Central Public Green Space area by more
than 10%. Any reduction in size of the Central Public Green Space area by more
than 10% shall require approval from the City Council; if such approval is not
obtained, the Special Permit shall be deemed void.
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7.       Any change to the square footage or location of the fourth story shall require
approval from the City Council; if such approval is not obtained, the Special
Permit shall be deemed void.

8.       Any change to the commercial office use or the proposed building, either at the
time the application is reviewed by the Planning Board or at any time in the
future by any entity or individual post approval, which reduces or eliminates in
anyway the proposed commercial office use on the second and third floors shall
require approval from the City Council; if such approval is not obtained, the
Special Permit shall be deemed void.

9.       Any proposed revision to this Special Permit approval shall be submitted to the
City Council. In its discretion, the City Council shall determine the appropriate
procedures for consideration of the proposed revision,  and whether such

revision is material enough to require further environmental analysis, further

project review and/ or a public hearing, as it may deem appropriate.

10.      The Central Public Green Space consisting of approximately 2,315 square feet
shall be primarily used for public purposes.

11.      No portion of the Central Public Green Space shall be used exclusively by any
building tenant.

12.      The Planning Board shall approve the final location, size and design of the signs.

13.      The Applicant shall be responsible for maintaining and insuring the Central
Public Green Space. Such space shall at all times be kept free and clear of

garbage,  litter,  refuse,  rubbish and debris.  It shall be the Applicant' s

responsibility to keep the public green space in a well maintained and sanitary
appearance and condition. The Applicant shall be responsible to remove any
attractive nuisances from the public green space, including, but not limited to,
abandoned, broken or neglected structures or equipment, and shall eliminate

any unsightly condition resulting from overgrown grass or vegetation.

14.      The Applicant shall defend, indemnify and save harmless the City of Beacon,
its elected officials, officers, agents, attorneys and employees from and against

any claim of loss, liability or damage by any person which the City may incur in
connection with the Central Public Green Space.
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15.      If any of the conditions enumerated in this resolution upon which this approval
is granted are found to be invalid or unenforceable, then the integrity of this
resolution and the remaining conditions shall remain valid and intact.

16.      The approvals granted by this resolution do not supersede the authority of any
other entity.

17.      The Building Inspector may revoke this Special Permit approval where it is
found that the use of the premises does not conform to the limitations and

conditions contained in the Special Permit approval.

BE IT FURTHER RESOLVED,  during its review of this Special Use Permit
application, the City Council identified certain topics it would like the Planning Board to
consider during its review of the Site Plan. The Council wants to ensure that access to and the
use of the Central Public Green Space is balanced between recognizing it is located on private
property with business, office and residential uses and that the addition of a fourth floor has
been granted upon the Council being satisfied that there is a public benefit as discussed during
the Council' s deliberation.  The Council wishes to inform the Planning Board that while the
project has been modified in a positive manner with the replacement of the parking courtyard
in the central portion of the property with an increased Central Public Green Space and there
is a public benefit with the location of office space on the second and third floors, the

Council' s support of the granting of this Special Use Permit to allow a fourth floor is
substantially based upon the Applicant' s proposal of a 2, 315 square foot Central Public Green
Space.

The Council recognizes details of the use, operation and maintenance of the Central

Public Green Space is best left to the Planning Board' s discussion during site plan review.
However, the City Council cautions the Planning Board to ensure that modifications to the
site plan and placement of conditions are consistent with the Council' s intent in granting the
special use permit upon the finding of a public benefit, especially the creation of the Central
Public Green Space.  Any reduction to or lack of specificity of the public' s use of such space
must be avoided and the Planning Board must ensure that its review protects and ensures the
intent of granting the special use permit upon the finding of this public benefit.
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With that objective in mind, the Planning Board shall evaluate the following during site
plan review and provide a copy of its Resolution to the City Council:

1. Regulation of the public' s daily access to the Central Public Green Space at
reasonable hours, noting City parks are open every day, dawn to dusk.

2. Placement of clear signage so the public is aware it has access to the Central

Public Green Space.

3. Ensure there is no dedicated seating for businesses in the Central Public Green
Space.

4. Consideration of handicap accessibility and seating.
5. Consideration of the demarcation of the private tenant space and Central Public

Green Space.

6. Consideration of what uses, if any, the businesses may undertake in the Public
Central Green Space.

7. Consideration of when access to the Central Public Green Space can be

restricted and used solely by the private tenants of 416- 420 Main Street.
8. Examination of the public space to ensure it' s use by the public is practical and

feasible, specifically with respect to the northeast corner of the Central Public
Green Space.

BE IT FURTHER RESOLVED, the City Council shall require the Applicant to
post a weatherproofed copy of the site plan and architectural renderings of the project on a

sign to be maintained at the property from the time of commencement of construction until
substantial completion of the structure.

BE IT FURTHER RESOLVED, the City Clerk is requested to transmit a copy of
the filed Resolution to the Planning Board and the Applicant' s representative.
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Resolution No.   32 of 2021 Date:   March 1, 2021

Amendments 2/ 3 Required

Not on roll call.      On roll call 3/ 4 Re uired

Motion Second Council Member Yes No Abstain Reason Absent

Terry Nelson x

Jodi McCredo x

x George Mansfield x

Amber Grant x

Air Rhodes x

x Dan A mar-Blair x

Mayor Lee K riacou x

Motion Carried x
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Engineers 

Planners 

Surveyors 

Landscape Architects 

Environmental Scientists 

 

 

Maser Consulting will be known as Colliers Engineering & Design in 2021 

400 Columbus Avenue, Suite 180E 

Valhalla, NY 10595 

T: 914.347.7500 

F: 914.347.7266 

www.maserconsulting.com 

 

 

 

      March 8, 2021 

      

      VIA E-MAIL 

 

 

Chairman John Gunn 

City of Beacon Planning Board 

City of Beacon City Hall 

1 Municipal Plaza 

Beacon, NY 12508 

       

Re: 416-420 Main Street 

 City of Beacon, Dutchess County, New York 

 MC Project No. 20000282A 

 

Dear Mr. Chairman Gunn and Planning Board Members: 

 

Our office has reviewed the Alternative Site Plan for the proposed 416-420 Main Street 

development (the “Project”), which has been prepared based on comments from the Planning 

Board and its consultants as part of their review of the project, and as was discussed with the City 

Council related to the issuance of a Special Use Permit for the fourth story.  This Alternative Site 

Plan expands and improves the proposed green space within the Site.  

 

In order to accomplish this enlarged green space and to make it more inviting to the public, the 

original proposal for onsite parking to be located in the area between the Main Street building and 

the live/work building fronting on South Street (that provided two (2) off-street parking spaces) 

has been eliminated. In addition, the previously proposed driveway access connection to Schenck 

Avenue has also been eliminated. Accordingly, the only onsite parking is now located at the rear 

of the Site in the vicinity of the live/work building to be accessed via South Street as tandem 

driveway spaces, which were also included on the previously proposed plan. As revised, the 

Project will now provide two (2) off-street parking spaces adjacent to the live/work building. 

Pursuant to the Alternative Site Plan and enlarged green space, the total parking space count 

remains the same as the original proposal. This is achieved by providing two (2) off-street parking 

spaces adjacent to the live/work building and two (2) new/additional on-street parking spaces on 

the east side of Schenck Avenue in place of the closed-off curb-cut, where parking could not 

previously be provided due to the entrance to the Site, which will be available for public use.  

 

As previously noted, the elimination of the previously proposed driveway connection to Schenck 

Avenue allows for a further reconfiguration of the proposed parking along the east side of Schenck 

Avenue. As shown on the Alternative Site Plan, the elimination of the previously proposed curb 

cut on Schenck Avenue allows for the inclusion of two (2) new/additional parking spaces along 
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Chairman John Gunn 

 MC Project No. 20000282A 

March 8, 2021 

Page 2 of 2 

 

 

the east side of the roadway increasing the total on-street parking from six (6) spaces under existing 

conditions and the previously proposed plan, to eight (8) spaces under future conditions with this 

modified plan. This addition of two (2) spaces along Schenck Avenue will provide additional 

parking in the vicinity of the Site as well as additional parking for public use in the vicinity of 

Main Street, and to accommodate the required parking of the 4th floor apartment.  

 

The above noted modifications to the Project, including the modifications to the proposed off-

street parking and additional on-street parking spaces along Schenck Avenue, are consistent with 

the previous analyses conducted by our office of the traffic and parking related conditions 

associated with the Project. Therefore, it is opinion of Maser Consulting that the Project will not 

have a significant impact on traffic and parking conditions in the vicinity of the Site.  

 

      Very truly yours, 

       

      MASER CONSULTING CONNECTICUT, P.C. 

 

 

 

Richard G. D'Andrea, P.E., PTOE  

      Principal Associate/Project Manager  

       
Enclosures  

cc:   T. Palmer 

A. Siegel 

T. Lee 

 
R:\Projects\2020\20000282A\Correspondence\OUT\210308RGD_Gunn_Ltr_Modified Plan.docx  
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City of Beacon Planning Board Agenda
03/09/2021

Title:

Zoning Board of Appeals - March Meeting

ATTACHMENTS

March Agenda.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/848829/March_Agenda.pdf


CITY OF BEACON 

ONE MUNICIPAL PLAZA - SUITE 1 

BEACON, NEW YORK 12508 
Phone (845) 838-5002  Fax (845) 838-5026 

 

 

 The Zoning Board of Appeals will meet on Tuesday, March 16, 2021 at 7:00 PM.  Due 

to public health and safety concerns related to COVID-19, the Zoning Board of Appeals will not 

be meeting in-person.  In accordance with the Governor’s Executive Order 202.1, the September 

15, 2020 meeting will be held via videoconferencing, and a transcript will be provided at a later 

date.  The public can watch the live meeting online at YouTube at 

https://www.youtube.com/channel/UCvPpigGwZDeR7WYmw-SuDxg.  If any interested 

members of the public would like to provide comments on the application, comments can be 

called in during the meeting at (929) 205-6099; Webinar ID:  890 7372 0278; Password 

767174.  Comments can also be provided via email no later than 5PM on September 15, 2020 to 

Etha Grogan, Planning Board Secretary, at egrogan@cityofbeacon.org.  Please check the 

meeting materials posted on the City website (www.cityofbeacon.org) and for further 

instructions to access the virtual meeting and for updated information.  This agenda and the 

meeting format are subject to change. 

 

Public Hearings 

1. Review application submitted by Anne Lewis, 247 Liberty Street, Tax Grid No. 30-6054-

24-397929-00, R1-10 Zoning District, for relief from Section 223-17 for an addition with 

a 6 ft. side yard setback (15 ft. required) 

 

2. Review application submitted by Clodagh Aubry, 15 Water Street, Tax Grid No. 30-

6054-38-170705-00, R1-5 Zoning District, for relief from Section 223-17 for a one-story 

addition with a 3.2 ft. side yard setback (10 ft. required) and an open rear deck with a 1.1 

ft. side yard setback (5 ft. required) 

 

Miscellaneous Business 

1. Consider request for a six (6) month extension of Use and Area Variance, 53 Eliza Street, 

submitted by PIE Development Company, Inc. 
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City of Beacon Planning Board Agenda
03/09/2021

Title:

Single Family House - Wilkes Street

ATTACHMENTS

Wilkes Street Application.pdf

Wilkes Street Elevations.pdf
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DRAWING No.DRAWING No.

DRAWINGDRAWING

DATEDATE

SCALESCALE

CHECKED BYCHECKED BY

DRAWN BYDRAWN BY

PROJECTPROJECT

Project No.

Revisions

A.1

12 Wilkes Street Beacon                                                                                    New York

Foundation Plan

New Residence:

Suite 2
3 Van Wyck Lane
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836614/520_Main_Street_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836615/520_Main_Street_Sign_Details.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/836616/520_Main_Street_Street_View.pdf
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