
COURTROOM
1 MUNICIPAL PLAZA
BEACON, NY 12508

Len Warner
Karen Quiana

Kevin Byrne
Donna Francis

J. Randall Williams 
David Jensen

Chair John Gunn

1. Approval of December 12, 2023, minutes

2. Continued review application for Site Plan Approval, place of worship, 409 Fishkill Avenue,
Fishkill Avenue, and Mead Avenue, submitted by Soka Gakkai International - USA.

1. Certificate of Appropriateness - 135 Main Street - New sign in Historic District and Landmark
Overlay Zone

1. Review of the City of Beacon Planning Board Rules of Procedure

 
January 9, 2024

7:00 PM
Planning Board Agenda

The Planning Board will meet on Tuesday, January 9, 2024, at 7:00 PM, in the Municipal Center
Courtroom. 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.

Regular Meeting
 

 

 
Architectural Review
 

 
Miscellaneous Business
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/1b9cc1fb9ff522dcc5828aad4cc13be60.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/100a9def388d11fa4383707f1e47385b0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/86630d8e340977bc4aa5a5d7aeca8ee40.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/77e8d1b25e80d71ae9e7ba39a91aab610.pdf


City of Beacon Planning Board Agenda
01/09/2024

Title:

Approval of December 12, 2023, minutes

ATTACHMENTS
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City of Beacon Planning Board Agenda
01/09/2024

Title:

Continued review application for Site Plan Approval, place of worship, 409 Fishkill Avenue, Fishkill
Avenue, and Mead Avenue, submitted by Soka Gakkai International - USA.

ATTACHMENTS

409 Fishkill PB 1.9.24 12-26-23 elevations set.pdf

409 Fishkill PB 1.9.24 Cover Letter_2023-1226.pdf

409 Fishkill PB 1.9.24 Rendering with name and date.pdf

409 Fishkill PB 1.9.24 signedApplication_12142023.pdf

409 Fishkill PB 1.9.24 site plan set.pdf

Lanc & Tully 409 Fishkill 01-03-24 review.pdf

KARC Review PB 409 Fishkill Ave 1.5.2024.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2365545/409_Fishkill_PB_1.9.24_12-26-23_elevations_set.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2365546/409_Fishkill_PB_1.9.24_Cover_Letter_2023-1226.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2365547/409_Fishkill_PB_1.9.24_Rendering_with_name_and_date.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2365548/409_Fishkill_PB_1.9.24_signedApplication_12142023.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2365550/409_Fishkill_PB_1.9.24_site_plan_set.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/2372717/Lanc___Tully_409_Fishkill_01-03-24_review.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/2372834/KARC_Review_PB_409_Fishkill_Ave_1.5.2024.pdf
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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 

            _____ 
 
December 26, 2023 
 
Hon. John Gunn, Chairman and Members of the City of Beacon Planning Board 
1 Municipal Plaza 
Beacon, NY 12508 
 
Re: SGI-USA Site Plan 
 409 Fishkill Avenue 

Tax Parcels:  6055-80-403061 (±0.23 acre) 
6055-80-399053 (±0.16 acre) 

  6055-80-406047 (±0.23 acre) 
  6055-80-411056 (±0.22 acre) 
  6055-80-416064 (±0.22 acre) 
  6055-80-418071 (±0.11 acre); 1.17 acres total 

            City of Beacon, NY 
 

Dear Chairman Gunn and Members of the Planning Board: 

On behalf of the Applicant for the above referenced project, Hudson Land Design (HLD) is 
pleased to submit five (5) copies of the following documents in support of the Project:  

 Application for Site Plan Approval – updated by the Applicant, SGI-USA 

 Entity Disclosure Form – – updated by the Applicant, SGI-USA 

 Civil Site Plan Set (Sheets 1 through 9 of 9) 

 Architectural Plan Set (4 Sheets) 

 Architectural Rendering 

These items have been revised based on consultants’ comments and are being submitted to the 
City of Beacon Planning Board for continued review. The following are point-by-point responses 
to each comment contained within the consultant review letters: 

Lanc & Tully review letter dated December 7, 2023: 

General Comments: 

1. The updated application is included with this submittal. 
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Mr. John Gunn, Planning Board Chairman 
December 26, 2023 
Page 2 of 4 

www.HudsonLandDesign.com 

2. The updated Entity Disclosure Form for SGI is included with this submittal. 

3. The rendering was prepared by the project architect Robert Scarpa, R.A., and is labelled as 
such. 

4. As discussed at the meeting, the property owner is not in favor of consolidating the lots. 

5. Based on the New York State Roadway Inventory System Viewer, Fishkill Avenue within 
the City of Beacon is a City of Beacon owned and maintained roadway. Based on this it is 
our understanding that a New York State Department of Transportation (NYSDOT) 
Highway Work Permit would not be required since NYSDOT does not have jurisdiction 
over the roadway. However, Colliers Engineering & Design has requested confirmation of 
this from NYSDOT. Upon receipt of a response, the EAF will be revised accordingly.  

Architectural Plans: 

1. The architect’s site plan has been removed from the plan set. Refer to the site plan in the 
civil plan set. 

Engineering Plans: 

1. Sheet 2 of 9: 

a. HLD reached out to the City Water Department to check the existing water service 
line. We have not been able to determine its size to date. 

b. HLD reached out to the City Sewer Department to check the existing sewer service 
line. We have not been able to determine its size to date. 

c. Refer to Site Plan Note 5. In the first iteration, the impervious coverage went from 
86% to 69%. With the latest revisions, the impervious coverage is now 68%, which 
has been reflected in the note. 

2. Sheet 3 of 9: 

a. Fencing along the front of the property has been removed from the Project. 

b. The location of the relocated electric meter is reflected on the plans. 

c. The tree has been shifted to provide additional separation to the existing water service 
line. 

d. The ADA compliant parking spaces have been revised to show 8-foot bays and an 8-
foot loading aisle.  

e. The sight distance lines as determined by Colliers Engineering are shown on the Site 
Plan sheet.  

f. The section of proposed stockade fence is an extension of an existing stockade fence. 
This has been clarified in the thickness of the linework and called out. 

g. The storage area has been shown on the civil site plan.  

h. The existing building does not have a sprinkler system. The Project Architect has 
reviewed the NYS Building Code and determined that a sprinkler system is not 
required based on the size, construction classification and occupancy. 
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Mr. John Gunn, Planning Board Chairman 
December 26, 2023 
Page 3 of 4 

www.HudsonLandDesign.com 

i. There are no proposed free standing signs. The only signage is on the building above 
the main entrance, as shown on the rendering and the architectural plans. 

j. The ramps are shown and graded in the model on each side of each entrance 
driveway, and are ADA compliant. 

3. Sheet 4 of 9: 

a. The sidewalk along Fishkill Avenue, with exception to the newly installed crosswalk 
ramp at the intersection with Conklin Street, is being removed and replaced. New 
curb, snow shelf, and sidewalk is shown. Sheet 2 reflects the removals. 

4. Sheet 6 of 9: 

a. The water and sewer service line sizes remain unknown. We have requested 
information from the City water and sewer department. 

5. Sheet 7 of 9: 

a. Additional landscaping has been placed on the northeast side of the project. Shrubs 
in a planting bed are proposed.  

b.  Additional landscaping has been provided near the main parking lot along Conklin 
Street. The area along Mead Avenue has a void in the existing evergreen rows that is 
being in-filled, and additional landscaping along Conklin Street is proposed. 

6. Sheet 8 of 9: 

a. Final lighting design will be provided when the layout and landscaping has been 
generally accepted. 

b. It is intended to have lighting from duck to dawn. A note has been added to the 
lighting plan notes.  

7. Sheet 9 of 9: 

a. The only fencing proposed is wood stockade. A detail has been added to the sheet. 

John Clarke Planning and Design review letter dated December 8, 2023: 

1. As noted above, the lot owner is not in favor of combining the lots. The Applicant had a 
meeting with the City Building Inspector and the City Attorney. It appears that there may 
have been a special use permit for accessory parking on the residential parcel granted around 
1995. We are in the process of tracking down a copy of the special use permit.  

2. The updated layout reduces additional pavement areas. The applicant is satisfied with the 
walking and wheeling paths provided with their layout. 

3. The grassed area between the sidewalk and the asphalt drive also provides for stormwater 
conveyance. As noted at the meeting, in its current state, surface runoff conveys across the 
parking area, across the sidewalk, and into the Fishkill Avenue gutter. The proposal calls for 
the stormwater to be conveyed generally southerly to existing stormwater infrastructure, 
thereby eliminating the potential sidewalk icing as in the current condition. As such, we have 
added some shrubs and planting beds, with considerations for the conveyance of the 
stormwater from the site. Additional landscaping near the residential properties has been 
considered. 
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Mr. John Gunn, Planning Board Chairman 
December 26, 2023 
Page 4 of 4 

www.HudsonLandDesign.com 

4. The requirements results in 13 trees. The plan proposes 26 trees (13 evergreen similar to 
existing screening, and 13 deciduous), and 47 shrubs within 4 planting beds. 

5. As noted above, the final lighting will be designed when the landscaping and layout has been 
generally accepted. The lighting design will meet all City requirements. 

6. This will be clarified with the final lighting design. It is noted that 20’ is highest per Code. 
For the time being, the detail shows that maximum 20-foot height. 

7. The decorative fence along the front has been removed from the Project. 

At the December 2023 meeting, we noted that we believe this application should be deemed a 
Type II action under SEQRA Part 617.5(c)(18), which states: reuse of a residential or commercial 
structure, or of a structure containing mixed residential and commercial uses, where the residential 
or commercial use is a permitted use under the applicable zoning law or ordinance, including 
permitted by special use permit, and the action does not meet or exceeds any of the thresholds in 
section 617.4. Despite that assertion, a short EAF has been provided for your consideration if it is 
deemed that this action is Unlisted.  

We look forward to continuing discussing this project at your January 2024 Planning Board 
meeting, and will seek to either establish lead agency and set a SEQR public hearing (if SEQR is 
determined to be Unlisted) or set a site plan public hearing. Should you have any questions, please 
feel free to contact me at my direct line 845-766-8955. 

 
Sincerely, 

  
Daniel G. Koehler, P.E. 
Principal 
 
 

cc: SGI-USA (via email) 
Robert Scarpa, R.A., NCARB, LEED AP BD+C (via email) 
Michael A. Bodendorf, P.E. (HLD file)   
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City of Beacon Planning Board Agenda
01/09/2024

Title:

Certificate of Appropriateness - 135 Main Street - New sign in Historic District and Landmark Overlay
Zone

ATTACHMENTS

135 Main St sign application.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2367815/135_Main_St_sign_application.pdf
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Building Department Note:
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City of Beacon Planning Board Agenda
01/09/2024

Title:

Review of the City of Beacon Planning Board Rules of Procedure

ATTACHMENTS

City of Beacon Planning Board Rules of Procedure (4813-9392-3279.5).pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2366573/City_of_Beacon_Planning_Board_Rules_of_Procedure__4813-9392-3279.5_.pdf


CITY OF BEACON, NEW YORK 
ONE MUNICIPAL PLAZA 

BEACON, NEW YORK 12508 
 

5102/011/4813-9392-3279v5  12/21/23 

 

CITY OF BEACON 
PLANNING BOARD 

RULES OF PROCEDURE1 
FOR PUBLIC MEETINGS 

 
 

1. REGULAR MEETINGS: The City of Beacon Planning Board shall hold its meetings on 
the second Tuesday of every month at 7:30 p.m., which may be immediately preceded by 
a work session at 7:00 p.m., in the courtroom located in the Municipal Center at 1 
Municipal Plaza, Beacon, New York, unless otherwise posted and noticed in accordance 
with lawful requirements.  

 
2. MEMBERSHIP EXPECTATIONS 

a. Members are expected to attend all duly noticed meetings of the Planning Board.  

b. All members shall notify the Planning Board Secretary and the Planning Board 
Chair of any expected absences, as soon as practicable.  

c. Members shall be familiar with all materials submitted to the Planning Board in 
connection with pending matters.  

d. Members shall be required to complete all training required by law and by the City 
of Beacon City Council for service as a Planning Board member. 

e. Members are expected to be familiar with Chapter 45 (Planning Board and 
Zoning Board of Appeals), Chapter 86 (Architectural Design), Chapter 107 
(Environmental Quality Review), Chapter 123 (Flood Damage Prevention), 
Chapter 134 (Historic Preservation), Chapter 170 (Public Trail Regulations), 
Chapter 183 (Signs), Chapter 190 (Stormwater Management and Erosion and 
Sediment Control), Chapter 191 (Streets and Sidewalks), Chapter 192 (Street 
Specifications), Chapter 195 (Subdivision of Land), Chapter 203 (Trees, Shrubs 
and Grass), Chapter 204 (Sand and Gravel Excavation and Tree Removal), 
Chapter 220 (Waterfront Consistency Review), Chapter 223 (Zoning), the 
Comprehensive Plan and other Plans, Reports and Statutes as are necessary for a 
Member to responsibly discharge their duties. 

 
 

1 These Rules of Procedure are adopted pursuant to Section 45-7 of the City Code and are in 
addition to any requirements imposed upon the Planning Board by relevant State or Local Laws. 
These rules are intended only to provide supplemental guidance regarding Planning Board 
Procedures and are not intended to supersede and other adopted law or regulation.  
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3. THE CHAIRPERSON 

a. The Executive Officer of the Planning Board is the Chairperson, as designated by 
the Mayor pursuant to Section 45-5 of the City Code.   

b. The Chairperson shall:  

1) Have the responsibilities and authority as specified herein and in the City of 
Beacon City Code and New York State General City Law; 

2) Preside at all meetings and hearings of the Planning Board; 

3) Sign all approved final plats, site plans and permit approvals issued by the 
Planning Board; 

4) Sign all instruments made and approved by the Planning Board; 

5) Perform such other duties as may, from time to time be required; and 

6) Call special meetings of the Planning Board, as provided herein. 

4. GUIDELINES FOR PLANNING BOARD MEMBERS 
 

a. A Planning Board member must be recognized by the presiding officer, before 
speaking and/or making a motion. A member shall address the Chair and shall 
wait to be recognized. 

 
b. Conflict of Interest. A member prevented from participating in a matter due to a 

conflict of interest shall immediately inform the Chairperson, Planning Board 
Secretary and Planning Board Attorney of such conflict and shall not receive 
materials pertaining to the matter and shall leave the Planning Board table during 
discussion of the application, shall not vote on the matter, and shall otherwise 
comply with the state law and city ordinances concerning conflicts of interest. 

 
c. Non-Disclosure of Confidential Information. No Planning Board member may 

disclose confidential information gained by reason of his or her official position 
or otherwise use the information for his or her personal gain or benefit or the 
gain or benefit of another.  No Planning Board member may disclose confidential 
information to any person not entitled or authorized to receive the information.   
"Confidential information" means 1. specific information, rather than generalized 
knowledge, received by a member as a result of his or her position that is not 
available to the general public on request; or 2. information furnished to a 
Planning Board member under circumstances as to suggest the information is 
confidential, including when the provider of the information identifies the 
information as confidential; or 3. information made confidential by law, including 
specific intelligence information and specific investigative records compiled by 
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investigative, law enforcement, and penology agencies, the nondisclosure of which 
is essential to effective law enforcement or for the protection of any person's right 
to privacy. 

5. MEETINGS  

a. Open Meetings Law: All meetings of the Planning Board (except for meetings 
with its attorneys for the purpose of attorney client communications) will comply 
with the requirements of the Open Meetings Law, Article 7 of the Public Officers 
Law. Executive sessions may be held when authorized pursuant to Section 105 of 
the Public Officers Law or for other lawful purpose, including, without limitation, 
attorney-client communication.   

b. Public Hearings.  

1) The Planning Board may hold public hearings in addition to those required 
by law, when it deems such hearings to be in the best interest of the public 
or are required by law.  

2) Any matter for which a public hearing or information session is scheduled 
by the Planning Board shall be placed on a meeting agenda. 

6. SITE VISITS: Site visits may be conducted by the Planning Board as a group or 
separately by individual members.  The determination of whether a group site visit will be 
performed shall be made at a regularly scheduled meeting of the Planning Board.  Site 
visits are limited to touring and obtaining factual information pertaining to the site and 
application, without substantive discussion concerning the merits of any application or 
other matter pending before the Board.  Members of the public are not allowed to 
participate in site visits unless it is on public property or the property owner invites the 
public to attend the site visit. 

7. PROCEEDINGS.  

a. The Chair shall preside at all meetings of the Planning Board. In the Chair’s 
absence, the Acting Chair shall preside at the meeting. In the event the Mayor has 
failed to appoint an Acting Chair, or where such member is absent from the 
meeting, the Chair shall select another Planning Board member to preside over 
that meeting. 

b. Under New York State Law, re-noticing a public hearing is not required after the 
initial public hearing is held and continued to a specified date. However, the 
Planning Board or the Planning Board Attorney may require, in its discretion, the 
re-noticing of a public hearing, including newspaper publication, mailings and any 
other required public notice, in the event of a long adjournment or for other 
reasons, in its sole discretion.  
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c. Before public comment.  

1) A formal presentation by the applicant and/or their representative(s), 
describing the subject proposal, shall be made to the Board and all others in 
attendance.  

2) The Chair shall identify all correspondence pertaining to the application 
previously received from the general public and shall enter such 
correspondence into the record of the public hearing.  

3) Written materials submitted by the public during the public hearing shall be 
given to the Planning Board Chair and entered into the record of that public 
hearing. Copies thereof shall be given to all Board Members, City Staff, and 
the Applicant within three business days of the date of the public hearing.  

d. No action shall be taken upon an application that is subject to a public hearing 
until such time as the public hearing has been closed.  

e. Motions  

1) When a motion has been made and seconded and is under debate or 
discussion, no motion shall be received except to:  

a) Amend the motion 

b) Put the motion to a vote 

c) Adjourn or table it to a specified day 

d) Adjourn the meeting, or  

e) Withdraw the motion.  

f. Voting.  

1) A majority of the whole membership of the Planning Board, including 
vacancies, abstentions and any members disqualified, shall constitute a 
quorum. Therefore, a quorum of the seven-member Planning Board is four 
(4) members.  

2) A quorum shall be necessary to take any formal action and to exercise any 
power, authority or duty of the Planning Board.  No member shall withdraw 
from a meeting of the Planning Board without the permission of the Chair. 

3) The Chair of the Planning Board shall have the same right to act on matters 
before the Board as other members, including the right to make and second 
motions. 
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4) The ayes and nays of all Board members’ votes shall be recorded in the 
minutes.  

g. Disqualification  

1) Each member of the Planning Board shall vote on all questions before the 
Board, unless required to abstain in accordance with any applicable law or 
regulation or other valid reason.  A member abstaining shall cite the reason 
for the abstention.  

2) Members shall be automatically disqualified based upon a business interest 
or financial interest in the outcome of an application or other matter before 
the Board or for reasons specified in the Code of Ethics adopted by the City 
Council of the City of Beacon, as set forth in Chapter 29 of the Code of the 
City of Beacon or other governing law. 

8. GUIDELINES FOR COMMENT AT A PUBLIC HEARING  
 

a. Conduct of Speakers: All persons speaking before the Planning Board shall 
conform to the following standards of conduct: 

 
1) Speakers must step to the podium to address the Planning Board. 

 
2) Before addressing the Planning Board, a speaker must give their name, 

address and organization (if any) for the record. 
 
3) Speakers shall address all members of the Planning Board, and shall avoid 

speaking at any one member directly or to the Applicant or the general 
public present at the meeting. 

 
4) A speaker’s individual time to speak at a public hearing may not exceed five 

(5) minutes. The Chair may reduce such time to no less than three (3) 
minutes, if the Chair or the Planning Board determines that an additional 
time limitation is appropriate due to the number of items on the agenda or 
the number of people present who wish to speak.  

 
5) Speakers shall observe commonly accepted rules of courtesy, decorum, 

dignity and good taste. 
 
6) Any statements, comments or remarks made by a Speaker (1) shall not 

concern the motives of a member of the Planning Board and (2) shall not 
constitute a personal and/or political attack or criticism of any member of 
the Planning Board, any officer of the City, any consultant of the City, any 
employee of the City, or the public. 
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7) The audience shall be respectful of all speakers and shall refrain from 
comments and gestures (such as clapping, cheering or booing), private 
discussions, cell phone use or otherwise interfere with the meeting. 

 
8) Any speaker who fails to conform their conduct to the rules provided herein 

shall be directed by the Chair to cease speaking and yield the floor. 
 

9) The Applicant and Applicant’s representatives shall not be bound to the 
time limits set forth herein, but shall be allowed to speak for such time as 
permitted in the sole discretion of the Chair. 

 
b. The Chair shall make all speakers aware of the guidelines for public comment. 

 
c. Copies of the guidelines for public comment shall be made available to the 

audience at the meeting along with a copy of the agenda. 
 

d. Interested parties, or their representatives, not in attendance may address the 
Planning Board by written submission prior to the close of the public hearing. 

 
e. Debate or discussion between audience members and the speaker having the floor 

shall not be permitted. 
 

f. Debate or discussion with the speaker on the part of a member of the Planning 
Board, City Attorney, City consultants, a guest at the Planning Board table, or any 
other City employee in the audience, who has information pertinent to the 
discussion shall not be permitted, except in the Chair’s discretion.  

 
9. ADVISORY OPINIONS  

a. The Planning Board may advise and make recommendations to the City Council 
relating to any subject matter over which the Planning Board has jurisdiction, 
including proposed legislation. 

b. The Planning Board may make investigations, maps, reports, and 
recommendations pertaining to planning and development issues, the 
Comprehensive Plan, use of municipal land, and capital budgets or matters related 
thereto.  

10. COMMUNICATIONS.   

a. Planning Board Members shall refrain from initiating or engaging in ex parte 
communication concerning an application or matter pending or likely to be 
pending before the Board with applicants and their representatives, potential 
applicants and members of the public.  
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b. Should any Planning Board member communicate with an applicant or its 
representatives or member of the public outside of a meeting, the member must 
place on the record, at the next board meeting, the fact that a communication 
took place, the person(s) with whom such communication was made, and the 
substance of the communication.  

c. In order to avoid the appearance of impropriety, potential applicants and their 
representatives shall communicate outside of public meetings with the Planning 
Board Secretary, its consultants or attorney, rather than Planning Board members. 
Members of the public shall communicate with the Planning Board Secretary. 

11. RECORDING OF PROCEEDINGS OF MEETINGS.   
 

a. Minutes shall be kept of all Planning Board meetings and hearings. In addition to 
any content required by the State Law, minutes shall set forth the names and 
addresses of persons appearing and addressing the Planning Board; a summary of 
statements made at public hearings, actions taken and findings made by the 
Planning Board, if any, and the reasons therefore.  The minutes shall record, with 
regard to any matter voted upon by the Planning Board, the vote of each member 
upon every question, or if absent or failing to vote, indicating such fact.  
 

b. The official record of meetings shall be the minutes prepared by the Planning 
Secretary. All meeting recordings shall be retained as part of the official record. 
The minutes shall be filed with the City Clerk’s Office and a copy thereof and the 
recordings shall be kept in the Building Department. 
 

12. AMENDMENTS: The foregoing Rules of Procedure may be amended from time to 
time by a majority vote of the Planning Board. 

 
Dated:  Beacon, New York 
 January 9, 2018 
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