
CITY OF BEACON, NEW YORK
THE PLANNING BOARD WILL

MEET ON TUESDAY,
DECEMBER 8, 2020 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
DECEMBER 8, 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. MEMBERS OF THE

PUBLIC CAN PROVIDE
COMMENTS ON THE

APPLICATION, DURING THE
MEETING AT (929) 205-6099;
WEBINAR ID: 850 2537 5650;

PASSWORD: 525352.
COMMENTS CAN BE

PROVIDED VIA EMAIL NO

Len Warner
Karen Quiana

Kevin Byrne
Jill Reynolds

J. Randall Williams
Richard Muscat

Chair John Gunn
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LATER THAN 5PM ON
DECEMBER 8, 2020 TO ETHA

GROGAN AT
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 request of applicant)

2. Public hearing on applications for Special Use Permit and Site Plan Approval, accessory
apartment, 179 Union Street, submitted by John Kittredge & Amanda Gisonni

3. Public hearing on application for Site Plan Approval, gallery/garage addition, 469 Main Street,
submitted by David Rich & Paulette Myers-Rich (PhotoBook Works)

4. Public hearing on applications for Special Use Permit and Site Plan Approval, change from
residential (rectory) to gallery, 61 Leonard Street, submitted by Beacon Historical Society
(owner St. Joachim's Church)

5. Review application for Site Plan Approval, rear yard open pavilion addition, 184 Main Street,
submitted by 184 Main, LLC

1. Zoning Board of Appeals - No December meeting

2. 1-2 Forrestal Heights - Existing Wireless Telecommunications Facility Equipment Upgrades

3. Consider request for one 90-day extension of Subdivision Approval, 248 Tioronda Avenue,
submitted by 248 Beacon Holdings, LLC

 248 Tioronda Avenue - Finalize Building
Elevations

 
December 8, 2020

7:00 PM
Planning Board Agenda

Regular Meeting
 

 

 

 

 

 
Miscellaneous Business
 

 

 

 
Architectural Review
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https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/58241491b04b5545403777c02d31c0980.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/08d150322be2f2b7303f93cb815907e00.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/11eb32906a74871b5b39f3f1da61a1410.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/183eb6c1616a1db458591d8a7912d5f00.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/0a1e8dfe7345ff0a68ce46b0790d4c4b0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/335aa777193c03e215f3ee88a3ddf4650.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/d79aa543780b033dee7e1ad21354a1cb0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/fde6fc0eacec971780d8647fab142fe60.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofbeacon/277cc0f51f59322a66921f983edb01ed0.pdf


City of Beacon Planning Board Agenda
12/08/2020

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 request of applicant)

ATTACHMENTS
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City of Beacon Planning Board Agenda
12/08/2020

Title:

Public hearing on applications for Special Use Permit and Site Plan Approval, accessory apartment, 179
Union Street, submitted by John Kittredge & Amanda Gisonni

ATTACHMENTS

179 Union Street Site Plan.pdf

179 Union Street Survey.pdf

179 Main Street Apartment Floor Plan.pdf

179 Union Street Revised Application & EAF.pdf

Engineer Review Letter.pdf

Planner Review Letter.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758029/179_Union_Street_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758030/179_Union_Street_Survey.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758031/179_Main_Street_Apartment_Floor_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758032/179_Union_Street_Revised_Application___EAF.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769356/Engineer_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769357/Planner_Review_Letter.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:   December 4, 2020 
Re: 179 Union Street, Accessory Apartment Special Permit and Site Plan  

 
I have reviewed a May 29, 2020 Boundary Survey by TEC Land Surveying and a 2-sheet Site Plan set, 
with Sheet 1 undated and Sheet 2 dated June 29, 2020.  
 
Proposal 
 
The applicant is proposing to convert a walk-out basement in an existing house into an accessory 
apartment. The 8,581 square foot parcel is in the R1-7.5 district.    
 
Comments and Recommendations 
 
1.  The Site Plan should provide a detail for the proposed privacy fence, including height, design, and 
      materials.  
 
2.  The final Site Plan should be dated.  
 
The applicant has addressed all my other previous comments. 

 
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 
Mazzarelli Architects, Project Architect 
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City of Beacon Planning Board Agenda
12/08/2020

Title:

Public hearing on application for Site Plan Approval, gallery/garage addition, 469 Main Street, submitted
by David Rich & Paulette Myers-Rich (PhotoBook Works) 

ATTACHMENTS

469 Main Street Site Plan.pdf

469 Main Street Cover Letter.pdf

Engineer Review Letter.pdf

Planner Review Letter.pdf

45

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758513/469_Main_Street_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758514/469_Main_Street_Cover_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769359/Engineer_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769360/Planner_Review_Letter.pdf
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469 MAIN STREET, BEACON, NY 12508

130200-6054-37-075738-0000

BOOK: 22016, PAGE: 1419

DAVID B. RICH & PAULETTE M. MYERS-RICH
469 MAIN STREET
BEACON NY 12508

DAVID B. RICH & PAULETTE M. MYERS-RICH
469 MAIN STREET
BEACON NY 12508

CMS - CENTRAL MAIN STREET; HISTORIC DISTRICT AND LANDMARK 
ZONING OVERLAY

ARTIST STUDIO, EXHIBITION SPACE, WORKSHOP LEARNING SPACE

NEW ACCESSORY STRUCTURE BUILT WITHIN EXISTING PROPERTY. 
CURRENTLY ZONED AS CENTRAL MAIN STREET WITH A HISTORIC 
DISTRICT AND LANDMARK ZONING OVERLAY WITH NO CHANGES TO 
ZONING USE. THE PROPOSED USE AS A PLACE OF BUSINESS FOR 
ARTISTIC GALLERY SPACE AND WORKSHOP LEARNING FOR 
CHILDREN AND ADULTS.

CURRENTLY
SATURDAY - SUNDAY: 12 PM TO 6 PM. OR BY APPOINTMENT

PROJECTED
NO CHANGE - CURRENT HOURS OF OPERATION TO REMAIN

GENERAL NOTES

LOCATION:

TAX MAP: 

DEED REFERENCE: 

OWNER OF RECORD:

APPLICANT: 

ZONING DISTRICT:

PROPOSED USE: 

NARRATIVE: 

HOURS OF OPERATION:

RECOMMENDED FOR APPROVAL BY THE CITY OF BEACON PLANNING BOARD ON THE
DAY OF , 2020. SUBJECT TO ALL REQUIREMENTS AND CONDITIONS OF 

SAID RESOLUTION. ANY CHANGES, ERASURES, MODIFICATIONS OF REVISIIONS TO THE PLAT AS 
APPROVED SHALL VOID THIS APPROVAL.

CHAIRMAN DATE

PLANNING BOARD APPROVAL

• ■ ◦ ISSUED WITH NO CHANGESREVISED ISSUENEW ISSUE
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ZONING ANALYSIS

ZONING DISTRICT

REQUIRED BY ORDINANCE PROPOSED

CMS: CENTRAL MAIN STREET; HISTORIC DISTRICT 
AND LANDMARK ZONING OVERLAY

LOT AREA

STREET FRONTAGE

.11 ACRES, (4,791.6 SF)

USE GROUPS PERMITTED

BUILDING FOOTPRINT

MAX LOT COVERAGE

30 FT ON MAIN STREET

YARD REGULATIONS (SEC. 223-17C)

MINIMUM LOT AREA:
MINIMUM LOT WIDTH:
MINIMUM LOT DEPTH:

RESI, BUSIN, RETAIL, SOCIAL

N/A +/-502 SF ACCESSORY STRUCTURE

N/A TOTAL +/-3500 SF LOT COVERAGE

N/A
N/A

75FT

NO CHANGE
50' - NO CHANGE
100' - NO CHANGE

SETBACK REGULATIONS (SEC. 223-17C)

FRONT YARD SETBACK:
SIDE YARD SETBACK:
REAR YARD SETBACK: 

10 FT MIN
0 FT MIN
20 FT MIN

PROPOSED BUILDING FRONT IS SET BACK 40'-1"
PROPOSED BUILDING EDGE IS SET BACK 1'-11"
PROPOSED BUILDING FACE IS SET BACK 22'-10"

HEIGHT REGULATIONS (SEC. 223-17C)

MAX HEIGHT (STORIES): 3 STORIES / MAX 38 FT NO CHANGE

LANDSCAPE REGULATIONS

PARKING REGULATIONS (SEC. 223-26)

1 SPACE PER EACH 200 SF OF GFA, 
EXCLUDING UTILITY AREAS

-

SPACES REQUIRED:

ACCESSIBLE SPACES:

WORKSHOP/EXHIBITION SPACE

10%MIN OPEN SPACE:

ZONING ANALYSIS
PROJECT DESCRIPTION:
LOCATION: 269 MAIN STREET, BEACON, NY 12508
TAX MAP: 130200-6054-37-075738-0000

LOT AREA: .11 ACRES, 

ZONING DISTRICT: CMS: CENTRAL MAIN STREET; HISTORIC DISTRICT AND LANDMARK OVERLAY ZONE

EXISTING USE: COMMERCIAL

PROPOSED USE: NO CHANGE

BELDEN 560 PAVERS

CONCRETE WALKWAY

ASPHALT

HATCHING PATTERNS

BUILDING MASS

SHEET NOTES
1. SURVEY INFORMATION SHOWN IN THE SITE PLAN WAS ORIGINALLY CREATED BY TEC 
LAND SURVEYING ON MARCH 17TH, 2016 FOR DAVID RICH AND PAULETTE MYERS-RICH.

2. NO EASEMENTS FOUND BETWEEN PARCEL NO. 075738 (469 MAIN ST) AND NO. 071741 
(465 MAIN ST), EXISTING ASPHALT AREA TO REMAIN.

BERG + MOSS ARCHITECTS PC
473 MAIN STREET No. 1
BEACON, NY 12508
T: 845 831 1318
INFO@BERGMOSS.COM

SITE PLAN REVIEW - 11.24.2020

PHOTO BOOK WORKS STUDIO
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EXTERIOR LIGHT FIXTURE

Barn Light Electric Company - The 
Original Gooseneck Light

Mounting Style: Gooseneck
Shade Size: WHS12
Shade Finish: 105 Textured Black
Mounting: G64

Incandescent Bulb or Integrated LED 

TOTAL QUANTITY OF FIXTURES = 3

SCALE:

DATE:

DRAWING TITLE

DRAWING NO.

THESE CAD FILES MAY NOT BE USED, DUPLICATED, 
MODIFIED OR CHANGED IN ANY MANNER WITHOUT 
THE WRITTEN CONSENT OF BERG + MOSS 
ARCHITECTS PC. THE USER AND ITS AGENTS WILL 
BE LIABLE FOR ANY UNAUTHORIZED USE, 
DUPLICATION, MODIFICATION OR CHANGE.

BERG + MOSS ARCHITECTS PC
473 MAIN STREET No. 1
BEACON, NY 12508
T: 845 831 1318
INFO@BERGMOSS.COM

BEACON, NEW YORK 12508
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SEAL & SIGNATURE

DWG BY:

CHK BY:

KEY PLAN

PROJECT
NORTH

As indicated

Issue Date

A-101.00

WORKSHOP
ADDITION

Author

Checker

1/8" = 1'-0"
1 Level 1

1/4" = 1'-0"
2 NORTH ELEVATION - NEW ADDITION

1/4" = 1'-0"
3 SOUTH ELEVATION - NEW ADDITION

1/4" = 1'-0"
4 CROSS SECTION - NEW ADDITION

1/8" = 1'-0"
5 PROGRAM PLAN - LEVEL 1

AREA SCHEDULE

Name No. Area

MAIN ROOM 1 299 SF
BACK ROOM 2 152 SF
RESTROOM 3 50 SF
EXISTING RETAIL/STUDIO SPACE 5 2000 SF

1/4" = 1'-0"
Exterior Light Fixture

No. Date Description
1 10.27.20 Planning Board Review
2 11.24.20 Public Hearing Review
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SEE FIXTURE 
DETAILS ON 
A-101.00.

SCALE:

DATE:

DRAWING TITLE

DRAWING NO.

THESE CAD FILES MAY NOT BE USED, DUPLICATED, 
MODIFIED OR CHANGED IN ANY MANNER WITHOUT 
THE WRITTEN CONSENT OF BERG + MOSS 
ARCHITECTS PC. THE USER AND ITS AGENTS WILL 
BE LIABLE FOR ANY UNAUTHORIZED USE, 
DUPLICATION, MODIFICATION OR CHANGE.

BERG + MOSS ARCHITECTS PC
473 MAIN STREET No. 1
BEACON, NY 12508
T: 845 831 1318
INFO@BERGMOSS.COM

BEACON, NEW YORK 12508
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PROJECT
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1/4" = 1'-0"

Issue Date

A-201.00

ELEVATIONS

Author

Checker

1/4" = 1'-0"
1 WEST ELEVATION

1/4" = 1'-0"
2 NORTH ELEVATION 3 FRONT APPROACH

4 FRONT ELEVATION

No. Date Description
1 10.27.20 Planning Board Review
2 11.24.20 Public Hearing Review

Farrow & Ball's Black Blue #95 Exterior 
Eggshell

HardiePlank 6-inch lap siding, smooth finish 
in Iron Gray

California Paints Historic Color Palette in 
Codman Claret, eggshell finish

EXTERIOR FACADE COLORS

Farrow & Ball's Purbeck Stone #275

EXTERIOR SIGNAGE COLORS
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473 MAIN STREET NO. 1 
BEACON, NY 12508 

T: 845.831.1318 
E:info@bergmoss.com 
 

 

 BERG + MOSS ARCHITECTS PC 
 

1 

November 24, 2020 
 

Mr. John Gunn, Chairman 
City of Beacon Planning Board 
1 Municipal Plaza 
Beacon, NY 12508  

 
Re:  Photo Book Works Studio 
 Tax ID 6054-37-075738 (+/-0.11 acre) 
 469 Main Street, Beacon, NY.  
 
Dear Chairman Gunn and Planning Board Members, 
 
On behalf of Photo Book Works Studio, Berg + Moss Architects is submitting a Site Plan Application that addresses 
comments by Lanc & Tully Engineering (dated 11/5/2020) and John Clarke Planning (11/6/2020) regarding the 
request for Special Permit.  In addition, we have responded to the concerns of the engineers below.  Berg + Moss 
comments are in italics. 

 
Lanc & Tully Engineering Comments (dated 11/5/2020): 

 
1. ‘The cover sheet of the plan set should also note this as a “Site Plan”.’ 

Cover sheet of drawing set has been updated to include “Site Plan” in the title. 
2. ’A note should be added to the cover sheet noting where the survey information shown on the plan was 
obtained from.’ 

A sheet note has been added to Sheet G-000.00 stating where the survey information shown in 
the Site Plan was obtained from. 

3. ‘The Zoning Bulk Table on the cover sheet should be revised to reflect the current side yard setbacks and 
what the proposed side yard setbacks will be based upon the project.’  

The Zoning Bulk Table on Sheet G-000.00 has been corrected to reflect the current and proposed 
side yard setbacks. In addition, the Site Plan has been updated with annotations of the proposed 
front, side, and rear setbacks. 

4. ‘When site was previously before the Planning Board in 2016 for the original site plan, it was noted at that 
time that the applicant would provide an easement to the City of Beacon for area of the parking lot and 
curving that encroach on the subject parcel. The applicant should inform the Planning as to the status of this 
easement to the City of Beacon.’ 

Easement application in progress. 
5. ‘The applicant should provide information on the plans to justify not meeting the required parking for the 
proposed site. This information was previously on the 2016 site plan when originally approved.’ 

The parking analysis follows Section 223-26B which states that “no building or structure erected 
prior to said date [Structures and land uses in existence on April 20, 1964, or structures and uses 
for which building permits had been approved on before said date,…] shall be required to provide 
parking facilities unless the aforesaid additional required facilities amount to a cumulative total 
increase of at least 25% over the existing use as of said date”. The proposed addition only 
accounts for a 12.4% increase of gross floor area and satisfies this requirement from Section 223-
26B. 

 
John Clarke Planning Comments (dated 11/6/2020): 

 
1. ‘For Sheet G-000: 
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2 

a. The EAF description includes garage space as a proposed use, but the Sheet G-000 narrative does not 
include a garage use. The applicant should clarify whether the new addition includes a parking space. 

b. Any existing or proposed parking spaces should be delineated on the Site Plan.  
c. The total existing and proposed commercial square footage in the building, excluding utility areas, should 

be used for the commercial parking requirement. Any upper floor residential, any past variances or 
waivers, or the potential parking exceptions for building in existence as of 1964 (see Section 223-26B) 
should also be considered in the parking analysis. 

d. The CMS district has a 10 percent minimum landscaped area requirement, but that may be waived for 
lots under 5,000 square feet. The proposed addition does not appear to diminish any existing 
landscaping on the parcel and should qualify for a waiver. 

a. Primary use of addition is for studio and exhibition space for current owners. The garage 
use has been considered for future owners, allowing for flexibility in the design of the 
addition. 
b. The existing parking space on the site has been labeled. 
c. The parking analysis follows Section 223-26B which states that “no building or structure 
erected prior to said date [Structures and land uses in existence on April 20, 1964, or 
structures and uses for which building permits had been approved on before said date,…] 
shall be required to provide parking facilities unless the aforesaid additional required facilities 
amount to a cumulative total increase of at least 25% over the existing use as of said date”. 
The proposed addition only accounts for a 12.4% increase of gross floor area and satisfies this 
requirement from Section 223-26B. 
d. Applicant will apply and qualify for waiver. 
 

2. ‘For Sheet A-201:   
a. Window proportions shall be greater in height than width, with exceptions for storefront, transom, and 

specialty windows. Tinted glass is not permitted (see Section 223-41.18 J(9)). 
b. Any proposed exterior lighting fixtures next to the doors should be included on the plans (see Section 

223-14B for standards).  
a. Frontage design includes a trim to capture storefront, transom and specialty windows to read 
as a single entity. Perspective and design renders have been adjusted to properly show existing 
and new glass as clear; tinted glass is not included in design. 
b. Locations of exterior lighting fixtures have been included in the drawings, specifically 
annotated on Sheet A-101.00. Further details on the exterior lighting fixture are also included on 
Sheet A-101.00. 

 
The following materials have provided as part of the Site Plan Application: 
 3 copies of Site Plan Set, plans and elevations 
 Letter to City Administrator, dated November 24, 2020. 
 Copy of materials listed above on CD. 
 
Please feel free to contact us if you have any questions or require additional information.   
  
Sincerely, 
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Christopher E. Berg 
Berg Moss Architects PC                                                        
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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: December 4, 2020 
Re: 469 Main Street Site Plan 

 
I have reviewed a response letter from Berg + Moss Architects and a 3-sheet Site Plan set, all dated 
November 24, 2020. 
 
Proposal 
 

The applicant is proposing to construct a 502 square foot multi-purpose addition to an existing 
building in the Central Main Street (CMS) district and the Historic District and Landmark Overlay 
(HDLO) zone.    
 
Comments and Recommendations 
 

1. The CMS district has a 10 percent minimum landscaped area requirement, but that may be 
waived for lots under 5,000 square feet. This application qualifies for a waiver. 

 
2.   The applicant has addressed all my previous comments. 

 
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 
Chris Berg, R.A., Project Architect 
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City of Beacon Planning Board Agenda
12/08/2020

Title:

Public hearing on applications for Special Use Permit and Site Plan Approval, change from residential
(rectory) to gallery, 61 Leonard Street, submitted by Beacon Historical Society (owner St. Joachim's
Church)

ATTACHMENTS

Beacon Historical Society EAF Narrative.pdf

Beacon Historical Society Site Plan.pdf

Beacon Historical Society Cover Letter.pdf

Engineer Review Letter.pdf

Planner Review Letter.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758515/Beacon_Historical_Society_EAF_Narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758516/Beacon_Historical_Society_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758517/Beacon_Historical_Society_Cover_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769363/Engineer_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769364/Planner_Review_Letter.pdf


November 24, 2020 
 

Mr. John Gunn, Chairman 
City of Beacon Planning Board 
1 Municipal Plaza 
Beacon, NY 12508  

 
Re:  Beacon Historical Society 
 Tax ID 6054-30-235786 (+/-1.3 acre) 
 61 Leonard Street, Beacon, NY.  
 
Dear Chairman Gunn and Planning Board Members, 
 
On behalf of The Beacon Historical Society (BHS), Berg + Moss Architects is submitting a Proposed Action 
Narrative that supplements the previously submitted EAF for the November 11, 2020 Planning Board Review. 
This detailed narrative was suggested via comments by Lanc & Tully Engineering (dated 11/6/2020) and John 
Clarke Planning (11/6/2020) regarding the request for Special Permit. 
 
 

The Beacon Historical Society will relocate from 17 South Avenue to 61 Leonard Street 
in Beacon NY.  The Society was founded in 1976 and has served the community by preserving and promoting the 
history of Beacon and its antecedent villages of Fishkill Landing and Matteawan.  St. Joachim’s rectory will serve as 
our headquarters to include a library and research center; rooms to store our collections; gallery spaces for 
exhibitions and lectures; administrative offices, and workrooms for handling artifacts. 
  
The St. Joachim’s Rectory was purchased by the church on November 30, 1860 for $2,500.  The two-story home 
was owned by Mr. Milo Sage, president of the Fishkill Landing Machine Co.  The rectory was enlarged in 1875 and 
again in the 1930s to its current size of three stories with an attic and second-story back porches. 
  
The Beacon Historical Society is an all-volunteer organization. Our board consists of four executive members and 
seven trustees.  We are open to the public on Thursdays from 10-12, Saturdays from 1-3, and second Saturdays from 
12-4 and by appointment. Our volunteers assist 8-10 researchers and/or visitors during these hours.  Occasional 
special events may include the opening of a new exhibition, an educational program with local school children, or a 
lecture or hands-on activity with an anticipated capacity of 25-30 people. The timing of these events will be 
coordinated with the church in order to be respectful of their programs. 
 
 
 

Please feel free to contact us if you have any questions or require additional information.   
  
Sincerely, 
 

 
 
Christopher E. Berg 
Berg Moss Architects PC                                                     
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LOCATION:

TAX MAP: 
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OWNER OF RECORD:
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ZONING DISTRICT:

PROPOSED USE: 

NARRATIVE: 

HOURS OF OPERATION:

61 LEONARD STREET, BEACON, NY 12508

130200-6054-30-235786-0000

BOOK: 0226, PAGE: 0128

ST JOACHIMS CHURCH
51 LEONARD STREET
BEACON NY 12508

BEACON HISTORICAL SOCIETY
17 SOUTH AVENUE
BEACON, NY 12508

R1-5: RESIDENTIAL; HISTORIC DISTRICT AND LANDMARK ZONING OVERLAY
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THE UNDERSIGNED, OWNER OF THE PROPERTY SHOWN HEREON, STATES THAT HE IS 
FAMILIAR WITH THIS MAP, ITS CONTENTS, LEGENDS AND DATA AND HEREBY CONSENTS 
TO ALL SAID TERMS AND CONDITIONS AS STATED HEREON.

OWNER DATE

OWNER'S CERTIFICATION

RECOMMENDED FOR APPROVAL BY THE CITY OF BEACON PLANNING BOARD ON THE DAY OF , 2020. 
SUBJECT TO ALL REQUIREMENTS AND CONDITIONS OF SAID RESOLUTION. ANY CHANGES, ERASURES, MODIFICATIONS OF 
REVISIIONS TO THE PLAT AS APPROVED SHALL VOID THIS APPROVAL.

CHAIRMAN DATE

PLANNING BOARD APPROVAL

ZONING ANALYSIS
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REQUIRED BY ORDINANCE PROPOSED

R1-5: RESIDENTIAL; HISTORIC DISTRICT AND LANDMARK ZONING OVERLAY
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ACCESSIBILITY PARKING NOTES

1. LOCATION - PARKING SPACES FOR USE BY 
PERSONS WITH DISABILITIES SHALL BE IN THE 
SPACES CLOSEST TO THE NEAREST 
ACCESSIBLE BUILDING OR FACILITY ENTRANCE 
ON AN ACCESSIBLE ROUTE.

2. DIMENSIONS - ACCESSIBLE PARKING SPACES 
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HAVE AN ADJACENT ACCESS AISLE 8' WIDE 
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3. PAVEMENT MARKING COLORS - REQUIRED 
ACCESSIBLE PARKING SPACE AND ACCESS 
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BERG + MOSS ARCHITECTS PC
473 MAIN STREET No. 1
BEACON, NY 12508
T: 845 831 1318
INFO@BERGMOSS.COM

PLANNING BOARD REVIEW - 11.24.2020
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G-000.00 1 GENERAL NOTES • ■
A-001.00 2 SITE PLAN • ■
A-002.00 LANDSCAPE PLAN •
A-101.00 1 PROPOSED PLAN • ■
A-102.00 EXTERIOR DETAILS AND COLORS •

1/8" = 1'-0"
3 PROGRAM PLAN - LEVEL 1

1/8" = 1'-0"
2 PROGRAM PLAN - LEVEL 2

1/8" = 1'-0"
1 PROGRAM PLAN - LEVEL 3

New Room Schedule

Level Name Number Area

Level 1 Restroom 1 48 SF
Level 1 Gallery 2 293 SF
Level 1 Kitchen 3 245 SF
Level 1 Gallery 4 266 SF
Level 1 Gallery 5 230 SF
Level 1 Foyer 6 206 SF

Level 2 Research 7 517 SF
Level 2 Office 8 190 SF
Level 2 Office 9 217 SF
Level 2 Bathroom 10 50 SF
Level 2 Bathroom 11 54 SF
Level 2 Bathroom 12 47 SF

Level 3 Archive 13 155 SF
Level 3 Archive 14 146 SF
Level 3 Archive 15 213 SF
Level 3 Archive 16 130 SF
Level 3 Archive 17 119 SF
Level 3 Bathroom 18 47 SF
Level 3 Bathroom 19 56 SF

1/8" = 1'-0"
5 EAST ELEVATION

1" = 1'-0"
4 ACCESSIBILITY PARKING DETAILS
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PROJECT DESCRIPTION:
LOCATION: 61 LEONARD STREET, BEACON, NY 12508
TAX MAP: 130200-6054-30-235786-0000

LOT AREA: 1.3 ACRES, (56,628 SF)

ZONING DISTRICT: R1-5: RESIDENTIAL; HISTORIC DISTRICT AND LANDMARK ZONING OVERLAY
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SHEET NOTES

1. ANY POSSIBLE ENCROACHMENTS BEYOND PROPERTY LINE ARE 
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No. Date Description
1 10.27.20 Planning Board Review
2 11.24.20 Public Hearing Review
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1 LANDSCAPE PLAN - LEVEL 1

PLANTING SCHEDULE

No. Common Name Scientific Name Quantity Comments

1 Steeds Japanese Holly Ilex crenata 'Steeds 2
2 Hidcote St Johnswort Hypericum x hidcoteense 2
3 Hybrid Maxi Rhododendron Rhododendron maximum 2
4 Dwarf Alberta Spruce Picea glauca 1
5 Black Eyed Susan Rudbeckia hirta 1
6 Purple Aster Symphyotrichum patens patens 2
7 Green Velvet Boxwood B. sempervirens × B. microphylla var. koreana 2
8 Variegated Liriope Liriope Muscari Variegata 1
9 Primrose Lilac Syringa vulgaris 1
10 Gold Mop Cypress Chamaecyparis 2
11 Rhododendron Rhododendron ferrugineum 1 Existing
12 Traditional Azalea Rhododendron 1
13 Grasses Elymus repens 2 Existing
14 Wine + Roses Wiegela Weigela florida 1

No. Date Description
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473 MAIN STREET NO. 1 
BEACON, NY 12508 

T: 845.831.1318 
E:info@bergmoss.com 
 

 

 BERG + MOSS ARCHITECTS PC 
 

1 

November 24, 2020 
 

Mr. John Gunn, Chairman 
City of Beacon Planning Board 
1 Municipal Plaza 
Beacon, NY 12508  

 
Re:  Beacon Historical Society 
 Tax ID 6054-30-235786 (+/-1.3 acre) 
 61 Leonard Street, Beacon, NY.  
 
Dear Chairman Gunn and Planning Board Members, 
 
On behalf of The Beacon Historical Society (BHS), Berg + Moss Architects is submitting a Site Plan Application that 
addresses comments by Lanc & Tully Engineering (dated 11/6/2020) and John Clarke Planning (11/6/2020) 
regarding the request for Special Permit.  In addition, we have responded to the concerns of the engineers below.  
Berg + Moss comments are in italics. 

 
Lanc & Tully Engineering Comments (dated 11/6/2020): 

 
1. ‘On page 2 of 13 of the Full EAF, the table under section “B” should be completed.’ 

Based on planning board discussion, EAF not required. 
2. ’On page 3 of 13 of the Full EAF, section D.1.b. should be properly completed, as D.1.b.a. should be noted 
as 1.3 acres and D.1.b.c. should be noted as 1.56 acres.’ 

Based on planning board discussion, EAF not required. 
3. ‘On page 5 of 13 of the Full EAF, sections D.2.c. and D.2.d. should be completed. We would recommend 
that an analysis of current usage and usage based upon proposed project be compared to see if there maybe 
any increases in demand and that the analysis be provided for review.’  

Based on planning board discussion, EAF not required. 
4. ‘On page 9 of 13 of the Full EAF, E.1.a. and E.1.b. should be completed.’ 

Based on planning board discussion, EAF not required. 
5. ‘As there are other uses on this parcel, the Zoning Analysis table on the cover sheet should reflect the other 
uses on the side and the parking calculations should be updated to reflect what is actually required for the 
current site, what is required for the site with the proposed project and what parking is actually available at 
the site presently. As it appears that there will be shared parking on the site, we would recommend the 
operational hours and days for each use on the site be provided to show how the parking spaces will be 
allotted to each use.’ 

The Zoning Analysis Table on Sheet G-000.00 has been updated with the existing uses on the site. 
The parking analysis follows the use requirement of “Museum”, as suggested by John Clarke 
Planning and Design. 

6. ‘The site plan sheet on the plan set should be provided with a scale for the drawing.’ 
The Site Plan has been updated to include a drawing scale. 

7. ‘In accordance with Section 1106, Paragraph 1106.1.1, of the 2020 Building Code of New York, the access 
aisle for the accessible parking stall is required to be 8-foot in width. The access aisle shall also be provided 
with a “NO PARKING ANYTIME” sign in accordance with Section 1111, Paragraph 1111.5 of the Building Code, 
and the accessible parking shall be provided with signage in accordance with Section 1111, Paragraph 1111.1 
of the Building Code.’ 
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The drawing set has been updated to include a 8-foot access aisle and the required signage 
according to Section 1111 of the Building Code. The Site Plan on Sheet A-101.00 includes 
annotations for the location of the required signage and Sheet G-000.00 contains further details 
on the required signage, as well as information on the required locations, dimensions, and 
marking colors for accessible parking spaces. 

8. ‘Based upon the current layout of the parking, as shown on the site plan, there is insufficient room for 
vehicles in parking stalls 6, 7 and possibly 8 to properly back out of these stalls if a car is parked in stall 5.’ 

The Site Plan on Sheet A-001.00 has been updated with a note to omit parking stall 6. 
9. ‘Given the minimal access aisle provided between parking stall 1 through 5 and the garage, how will access 
to the garage be achieved? Is the garage used for vehicles?’ 

Understood that the garage is not regularly accessed and used for storage. 
10. ‘As the site plans shows the garage building and school to be encroaching on the neighboring parcels, we 
would recommend that a survey be provided for the project to verify as to whether these encroachments exist 
or not.’ 

Based on planning board discussion, a survey was not required. The owners and parcel numbers 
of the adjacent properties were annotated on the Site Plan on Sheet A-001.00. 

11. ‘The detail for the accessible parking stall and access aisle shown on Sheet 3 of the plan set should be 
updated to reflect the required 8-foot wide access aisle, along with noting the required color for the striping. 
This detail should be further updated to reflect the signage required for the accessible parking stall and access 
aisle, along with providing details for the proposed signage.’ 

The Plan drawing on Sheet A-101.00 has been updated to reflect the required 8-foot wide access 
aisle. In addition, further details on the required signage, locations, dimensions, and marking 
colors for accessible parking spaces has been added to Sheet G-000.00. 
 

 
John Clarke Planning Comments (dated 11/6/2020): 

 
1. ‘For the Full EAF, the applicant should attach the NYSDEC EAF Mapper sheet for the parcel to confirm some 
of the answers. The following answers should also be corrected: 

a. B.a. and b. should fill in the agency approval required. 
b. B.i.ii. should answer yes that Beacon has an approved LWRP. 
c. C.1 should be answered no. 
d. D.1.a-c should be filled in.  
e. D.2.c, d, and k should include any differences between the existing residential use and the proposed 

Historical Society use.  
f. D.2.l should match the hours of operation on Sheet 1 of the Site Plan set.  
g. The EAF should include a narrative describing the project in more detail, giving a brief historical 

background for the building, explaining the number of employees, volunteers, and visitors expected on 
the site at one time, and answering the parking questions listed below.’ 

a.– f. Based on planning board discussion, EAF not required. 
g. Based on planning board discussion, EAF not required. A separate Proposed Action Narrative has 
been provided in conjunction with this letter. 

 
2. ‘For Sheet G-000, Zoning Analysis Table:   

a. The Use Groups Permitted row should be deleted. 
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b. The parking requirement for a business office is based on gross floor area, excluding utility areas. The 
Special Permit Application listed the gross floor area as approximately 2,622 square feet. The applicant 
may want to check with the Building Inspector on whether the primary use for parking purposes might 
be more accurately categorized as a museum or other use. 

c. Are the existing off-street parking spaces already allocated for the church use or can the timing of the 
site operations be considered for a shared use deduction under Section 223-26 C(6)? 

d. The “Variance required for use regulations” note should be deleted and replaced by a note that, under 
Section 223-24.7 for parcels in the HDLO, the City Council may allow by Special Permit specialized 
business uses of low traffic volume, normally associated with history, the arts, or cultural uses, provided 
that the use is appropriate to the structure and compatible with the neighborhood.   

a. The Use Groups Permitted row has been removed from the Zoning Analysis Table. 
b. The proposed use has been updated to Museum and the parking analysis follows that use’s 
parking requirements. 
c. Understood that the off-street parking spaces can be shared between the church use and 
museum use according to Section 223-26, C(6). 
d. The note “Variance required for use regulations” has been replaced with the suggested 
note, “under Section 223-24.7 for parcels in the HDLO, the City Council may allow by Special 
Permit specialized business uses of low traffic volume, normally associated with history, the 
arts, or cultural uses, provided that the use is appropriate to the structure and compatible 
with the neighborhood.“ 
 

3. ‘For Sheet A-001, Site Plan:   
a. A scale should be provided the Site Plan. 
b. The ADA striped aisle should be 8 feet wide by state requirements. 
c. The parking spaces designated for Historical Society use should be designated on the Site Plan.  
d. The applicant should clarify whether the adjacent parking spaces block access to the garage doors?  
e. The Site Plan appears to show an accessory structure encroaching on the adjacent lot to the north. The 

ownership of adjoining properties should be included on the plan. 
f. There is no new landscaping proposed. I suggest at least two street trees near the front sidewalk along 

Leonard Street. 
a. The Site Plan has been updated to include a drawing scale. 
b. The access aisle has been updated to reflect the 8-foot wide requirements. 
c. The designated parking spaces for the Beacon Historical Society have been annotated with 
an asterisk on the Site Plan drawing and a sheet note has been added to Sheet A-001.00. 
d. Understood that the garage is not regularly accessed and is used for storage. 
e. The owners and parcel numbers of the adjacent properties were annotated on the Site Plan 
on Sheet A-001.00. 
f. The drawing set has been updated to include the landscaping plan and plant schedule, see 
drawing A-002.00. 
 

4. ‘For Sheet A-101:   
a. The ADA parking detail should show an 8-foot striped aisle and the ADA space may be 8-feet wide. 
b. The materials and colors for the proposed new ramp handrails and balusters should be included, 

consistent with the standards in Article 134, Historic Preservation, Section 134-7 B(3).  
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a. The Plan drawing on Sheet A-101.00 has been updated to reflect the required 8-foot wide 
access aisle. 
b. Drawing A-102.00 has been added to the drawing set which contains details on the colors 
and materials of the new ramp. 

 
The following materials have provided as part of the Site Plan Application: 
 
 3 copies of Site Plan Set, plans and elevations. 
 Proposed Action Narrative 
 Letter to City Administrator, dated November 24, 2020. 
 Copy of materials listed above on CD. 
 
Please feel free to contact us if you have any questions or require additional information.   
  
Sincerely, 

 
 

Christopher E. Berg 
Berg Moss Architects PC                                                     
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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: December 4, 2020 
Re: 61 Leonard Street, Beacon Historical Society Special Permit 

 
I have reviewed a response letter and project narrative from Berg + Moss Architects and a 5-sheet 
Site Plan set, all dated November 24, 2020.  
 
Proposal 
 
The applicant is proposing to convert an existing building on a 1.3-acre church-owned parcel in the 
R1-5 district and Historic District and Landmark Overlay (HDLO) zone to offices and galleries for the 
Beacon Historical Society. The Planning Board may allow by Special Permit specialized uses of low 
traffic volume, normally associated with history, the arts, or cultural uses in the HDLO.    
 
Comments and Recommendations 
    
1. The City Council recently transferred the Special Permit authority in Section 223-24.7 to the 

Planning Board. The Special Permit may now be reviewed by the Planning Board in conjunction 
with Site Plan approval, so the note on the Sheet G-000 Zoning Analysis Table should be 
updated. 
 

2. The Parking Hours Analysis on Sheet A-001 can be used by the Board to justify a shared use 
deduction under Section 223-26 C(6). 

 

3. There are no street trees along this section of the church property. In addition to the proposed 
landscaping, I suggest at least two street trees near the front sidewalk along Leonard Street. 

   
4.    The material for the proposed new ramp handrails and balusters should be included, 
        consistent with the standards in Article 134, Historic Preservation, Section 134-7 B(3). 

 
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 
Chris Berg, R.A., Project Architect 
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City of Beacon Planning Board Agenda
12/08/2020

Title:

Review application for Site Plan Approval, rear yard open pavilion addition, 184 Main Street, submitted
by 184 Main, LLC

ATTACHMENTS

184 Main Street Site Plan Application.pdf

184 Main Street EAF.pdf

184 Main Street Cover Letter.pdf

184 Main Street Elevation Color Swatch.pdf

184 Main Street Site Plan.pdf

Engineer Review Letter.pdf

Planner Review Letter.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758035/184_Main_Street_Site_Plan_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758036/184_Main_Street_EAF.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758037/184_Main_Street_Cover_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758038/184_Main_Street_Elevation_Color_Swatch.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758039/184_Main_Street_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769368/Engineer_Review_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769369/Planner_Review_Letter.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: December 4, 2020 
Re: 184 Main Street Amended Site Plan 
 
I have reviewed the November 23, 2020 Site Plan Application, November 18, 2020 Short EAF Part 1, 
and a 10-sheet Site Plan set with the first eight sheets dated October 13, 2020 and the last two sheets 
dated October 2, 2020. 
 
Proposal 
 

The applicant is proposing to renovate an existing one-story restaurant and add an open-air pavilion 
to the rear. The parcel is in the Central Main Street (CMS) district and the Historic District and 
Landmark Overlay (HDLO) Zone.  
 
Comments and Recommendations 

 

1. The building is a contributing structure in the Lower Main Street National Register Historic 
District. It is also in the HDLO and subject to the Certificate of Appropriateness approval process 
in Chapter 134, Historic Preservation. 
 

2. Sheet C-101 should include an existing conditions plan for the rear section of the parcel to allow 
the Board to be able to clearly understand the proposed changes.  
 

3. A note should be added to Sheet C-101 describing the access easement for the alley. 
 

4. The proposed cooler constitutes a structure located in the required 10-foot rear setback.  
 

5. A detail should be provided for the replacement fence proposed for the rear area of the lot.  
 

6. The amended Site Plan should show the previously approved new street tree in front of the 
building adjacent to the curb.   

 
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 
Don Petruncola, Project Architect 
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City of Beacon Planning Board Agenda
12/08/2020

Title:

Zoning Board of Appeals - No December meeting

ATTACHMENTS
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City of Beacon Planning Board Agenda
12/08/2020

Title:

1-2 Forrestal Heights - Existing Wireless Telecommunications Facility Equipment Upgrades

ATTACHMENTS

1-2 Forrestal Heights Eligible Facility Request.pdf

1-2 Forrestal Heights Memo from Building Inspector.pdf

103

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758527/1-2_Forrestal_Heights_Eligible_Facility_Request.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/759319/1-2_Forrestal_Heights_Memo_from_Building_Inspector.pdf
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City of Beacon Planning Board Agenda
12/08/2020

Title:

Consider request for one 90-day extension of Subdivision Approval, 248 Tioronda Avenue, submitted by
248 Beacon Holdings, LLC

ATTACHMENTS

248 Tioronda Avenue Extension Request.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/758028/248_Tioronda_Avenue_Extension_Request.pdf


 
 HUDSON VALLEY OFFICE  

21 Fox Street  
Poughkeepsie, NY 12601 

P: 845.454.3980 or 888.539.9073 
www.chazencompanies.com   

 
 

HUDSON VALLEY   •   CAPITAL DISTRICT   •   NORTH COUNTRY   •   WESTCHESTER   •   NASHVILLE, TN 
Chazen Engineering, Land Surveying & Landscape Architecture Co., D.P.C. (New York) 

Chazen Engineering Consultants, LLC (Tennessee) 

November 20, 2020 
 

Mr. John Gunn, Chairman 
and Members of the Beacon Planning Board VIA EMAIL DELIVERY 
Beacon City Hall 
1 Municipal Center 
Beacon, New York 12508 

Re:   Request for Subdivision Approval Extension  
248 Beacon Holdings LLC - 248 Tioronda Avenue  
(Formerly Beacon 248 Development, LLC, Multifamily Development) 
248 Tioronda Avenue, City of Beacon, Dutchess County, NY 
Chazen Project #81750.00 

Dear Mr. Gunn, 
 
It has been brought to our attention by Jennifer Grey at Keane & Beane, that the Planning Board’s 
subdivision plat (lot merger) approval, which was granted at the Board’s April 14 meeting, needed to be 
submitted for signature with all conditions complete within 6 months or by October 14, 2020.  We are 
requesting a 90-day extension of subdivision approval for the Planning Board’s consideration at the 
December 8th Planning Board meeting making the deadline January 14, 2021.     
 
We are almost there.  We received the DCDOH signature on the plat November 13, 2020 and we continue to 
work through the legal easement documents with Jennifer’s office and hope to have that completed soon.     

If you have any questions or need anything further, please email me at lboudreau@chazencompanies.com or 
call me on my cell at 404-357-9789.  Thank you, Chairman Gunn, and be safe. 

Sincerely, 

 
Larry Boudreau, RLA (GA & NY), MBA 
Director of Land Development 
 
Cc: Berry Kohan 
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City of Beacon Planning Board Agenda
12/08/2020

Title:

248 Tioronda Avenue - Finalize Building Elevations

ATTACHMENTS

248 Tioronda Avenue Revised November 2020.pdf

Planner Review Letter.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/attachment/769392/248_Tioronda_Avenue_Revised_November_2020.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/769393/Planner_Review_Letter.pdf
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248 TIORONDA AVENUE

ALUMINUM WINDOW, LOW-E
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John Clarke Planning and Design                                                    jclarkeplandesign@gmail.com 

25 Beech Street, Rhinebeck NY 12572                                                          845.797.4152 

 
To:  John Gunn, Chair, and the City of Beacon Planning Board 
Date:  October 29, 2020 
Re: 248 Tioronda Avenue, Architectural Review 
 
I have reviewed the October 22, 2020 response letter from AB Architekten and a 27-sheet 
architectural/building set from AB Architekten, dated October 12, 2020.  
 
Proposal 
 

The applicant is proposing to construct two multifamily buildings with a total of 64 units and a 
separate office building with 25,400 square feet on two parcels containing 9.18 acres in the Fishkill 
Creek Development district and the LWRP area. A Greenway Trail is proposed as part of the project. 
 
Comments and Recommendations 
 

Although the Site Plan was previously approved, the architectural plans were to be submitted for a 
separate approval by the Planning Board at a later date. The proposal was reviewed by the 
Architectural Review Subcommittee on February 14, 2020, resulting in six recommendations for the 
final building designs. The applicant should address the following remaining issues:  

 

1. For the Sheet 2 Cellar Parking Plan: 
  

a. The ADA spaces should be located next to the elevator at the shortest accessible route to the 
building entrance/elevator. 
  

b. ADA access aisles in New York must be at least 8 feet wide, but the adjacent ADA parking 
spaces may be reduced to 8 feet wide. 
 

c. According to Section 223-26 C(2)(b), parking spaces next to walls or columns must be 10 feet 
wide, although under Section 223-41.13 I(11)(d) the 4-5 parking spaces next to walls could be 
designated for smaller compact car spaces.  

   
2. For the sheets 8-11 Floor Plans:  

 

a. These plans should be labeled Building 100. 
 

b. There is no apparent reason on the floor plans why the stairway cannot be turned to have 
the narrow end of the bulkhead face the views from Tioronda Avenue, as shown in previous 
Concept Plan elevations and as recommended by the Architectural Review Subcommittee. 

 
3. The Architectural Review Subcommittee recommended that the building or window patterns on 

Buildings 200 and 300 be varied to look compatible, not repetitive. The facades for the two 
buildings still appear nearly identical on sheets 16-17, except for mixed window patterns on the 
third floor and the varied placement of zinc window panels on the first two floors. The full Board 
should decide if the proposed architecture satisfies the design standard in 223-41.13 I(4)(e).  
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Page 2, October 29, 2020 Memo on 248 Tioronda Avenue 
 

4. The Building 100 elevations on sheets 20-21 now have a projecting exterior stair structure on the 
south side that was not shown on the previous renderings or indicated on the adopted Site Plan. 
A detail should be provided showing how this prominent new design feature works with the 
loading area and access to the pump station. The applicant should also consider whether the 
exterior stairs could be placed parallel with the south side of the building. 

 
5. Building 100 now shows a full lower floor with large windows on the east and north elevations, 

rather than the previous stone foundation wall. This could potentially add up to 10,000 gross 
square feet of commercial space, thereby substantially increasing the parking requirement. The 
applicant has stated that this basement level will contain accessory uses to the commercial space 
above and should not be included in the total floor area, as defined in Section 223-63. Additional 
details should be provided to the Board justifying the accessory use status for the lower level. 

 
If you have any questions or need additional information, please feel free to email 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 
Alexander Blakely, R.A., Project Architect 
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