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Mayor Vivian C. McKenzie 
Members of the Common Council 
Peekskill City Hall 
840 Main Street 
Peekskill, New York 10566 

Re: SEQRA Addendum Zoning Text Amendment Petition to 
Allow Transitional Housing within the M-2B Design 
Industrial District Transitional Housing 

 
Dear Mayor: 

Our office represents 1070 Park Estates LLC., which is currently seeking an 
amendment to the City of Peekskill Zoning Ordinance to designate Transitional Housing as 
a new use permitted by special permit in the M-2B Design Industrial District. We submit this 
letter to respond to comments made by the public at the hearing (which was closed) on the 
proposed zoning amendment, and additional comments received in writing on September 9, 
2022 from an attorney representing the owner of the Blue Mountain Plaza Shopping Center 
regarding impact to police services, compliance with the City’s Comprehensive Plan and 
concerns about environmental contamination on our client’s property. 

The proposed text amendment to allow transitional housing in the M-2B District is 
supported by the City’s public policy and Comprehensive Plan. The City’s Zoning 
Regulations and the Local Waterfront Revitalization Program support the goals for the City’s 
growth and constitute the Comprehensive Plan. The City and surrounding area have a 
demonstrated need for 24-hour, 365-day a year temporary housing for adult men and 
women and related drop-in services to provide shelter, food, and supportive services. By 
allowing Transitional Housing in the M-2B District, temporary housing, advocacy, and 
clinical and support services to veterans, domestic violence survivors, and chronically 
homeless men and women will be available. 

A. Potential Impacts to Police Services From The Zoning Amendment 

Opponents to the proposed zoning amendment have questioned whether the City 
Council has taken a “hard look” at the potential impact to police resources from the zoning 
change to permit a transitional housing facility. The Applicant addressed these concerns at 
the hearing and in detail in its Full Environmental Assessment Form (“FEAF”).  In response 
to comments regarding the accuracy of the number of police responses at the existing 
facility, which was based on the facility’s records, the Applicant was provided with a Police 
report for the two year period from July 1, 2020 to July 1, 2022, attached as Exhibit “A.”  
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Additional information obtained from the City detailing the total number of city-wide calls 
and response time for this same period is attached as Exhibit “B.” 
 

(i) Relevant Police Data 
 

The current facility at 200 N. Water Street has a 24-bed capacity, and the proposed 
zoning text amendment would allow 76 beds, including 53 beds for long term clients and 23 
beds for short term (emergency) clients. The City’s Police Department provides police 
protection services to the City of Peekskill, including the properties located within the M-2B 
Zoning 3 District. The Police Department headquarters is located at 2 Nelson Avenue, 
approximately two miles northeast of the M-2B Zoning District. 
 

The City of Peekskill Police Department employs approximately 52 sworn police 
officers and 4 civilian employees who provide 24-hour per day coverage. Census estimates 
for the City of Peekskill population in 2021 indicates there are 24,619 persons residing in the 
Peekskill. Based upon these figures, there are approximately 2.11 police officers per 1,000 
residents. Based upon location, the average travel to respond time to a high priority call in 
on Lower South Street could be expected to be less than four minutes. 
 

Information received from the City Police Department for the existing 24-bed 
transitional housing facility currently located on N. Water Street indicated a total of 243 calls 
were received over a two-year period from 7/1/2020 to 7/1/2022. During this same period, 
the City received 99,417 calls for police services city-wide.  Based on this information 
provided by the City, the existing facility’s calls represent  0.25 % of all calls to the City’s 
Police Department. 

 
We have set forth below the relevant information set forth on an annual basis for the 

number of calls for total police services for i) City wide; ii) the existing 24 bed facility; and iii) 
a 76 bed facility:  
 

 City Wide 24 Bed Facility 76 Bed Facility 
(projected) 

Annual Number of 
Calls 

49,708 122 366 

    

Total Calls Per 
Week 

956 2 7 

    

Total Calls Per Day  136 0.33 1 

Annual Hours 17,505 73 219 
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As detailed above, the impact to police services from a transitional housing facility is 
not burdensome (less than 1%) as existing calls represent 0.25 % of total calls and a 76 bed 
facility, as a comparison, would equate to 0.74 % of the total calls.  Police response to the 
existing facility comprised approximately 73 hours on an annual basis which represents 0.42 
% of total city-wide police response time hours. Extrapolated to a 76 bed facility, the 
response time would be 1.25 %. Of the existing response time, over 14% was in response to 
emotionally disturbed persons (EDP). The Applicant asserts that providing police services to 
people with mental disabilities is preferred over neglect, which is more likely to occur in the 
absence of transitional housing.  
 

(ii) The Zoning Amendment to Permit Transitional Housing  
Will Have a Small Impact to Police Resources 

 
As noted on page 4 of the City staff’s July 12, 2022 report, “police protection 

services can be readily provided to the potential sites.”  City staff also note on page 8 of that 
report, that “There should be a positive effect on police and emergency services with the 
reduction of vulnerable populations using the City streets as housing.” Admittedly, an 
increase in the number of beds for transitional housing will increase the demand for police 
services.  Regardless of the nature of the project, any new project has an impact on public 
services.  Construction of a new single-family home introduces more children to the school 
system, more garbage to be collected, more stormwater and sanitary waste disposed of into 
the City’s collection system and more calls to emergency services.  The question SEQRA 
requires be answered is whether that impact creates a potential significant adverse 
environmental impact.   
 

The City Council, as the Lead Agency, is required to complete Part 2 of the SEQRA 
Long Form EAF, which assists the Lead Agency in identifying potential resources that could 
be impacted by a project.  The reviewing agency is required for certain categories to 
determine if the proposed action will have either “No, or small impact may occur” or 
“Moderate to large impact may occur.” The relevant question in Part 2 is whether: “The 
proposed action may create a demand for additional community services (e.g. schools, police 
and fire).” Ironically, this question appears before the question stating whether “The 
proposed action may displace affordable or low-income housing in an area where there is a 
shortage of such housing.” 

Based on the data provided by the City, attached to our letter, the potential impact to 
police services is a small impact. During a two-year period from July 1, 2020 through July 1, 
2022, the Police Department received 243 service calls from the transitional housing facility 
at 200 North Water Street, or about 122 service calls per year. Assuming that the number of 
calls for service would be tripled at the proposed facility, there will be approximately 366 
service calls per year associated with the proposed facility. In other words, there would be an 
average of about 1 service call per day at the proposed housing facility. The existing and 
proposed transitional facility represent 0.25 % and 0.74%, respectively, of the total number 
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of city-wide calls.  A 0.49 % increase in total police service calls cannot be considered a 
drastic strain on the police department. It should be kept in mind that the proposed facility 
would serve the most vulnerable and disenfranchised members of our society. The minimal 
increase in annual police service calls should not be a justification to deny this proposal. 

 
Moreover, the Police Department currently spends 17,505 hours per year responding 

to city-wide calls. Peekskill Police Department had a total response time of 73 hours per year 
at the present transitional housing facility, representing less than one percent (0.42 %) of 
city-wide calls. Again, assuming the Police response time would be tripled, the proposed 
housing facility would result in approximately 219 hours of police time per year. The Police 
Department would thus spend approximately one percent (1.25 %) of its total response time 
per year at the proposed housing facility. It is quite apparent that the total impact on the 
Police Department is not significant. Not only will the proposed facility serve those in the 
greatest need, but it would be preposterous to expect that an increase of 0.83 % service calls 
or an additional 146 hours a year (or 3 hours a week, or 0.40 hours a day) would inundate the 
Police Department and render the officers unable to respond to other calls.   
 

The Urban Land Institute Handbook provides model factors for police protection 
and recommends two (2) police personnel per 1,000 persons. There are approximately 2.11 
police officers per 1,000 residents in the City of Peekskill. The proposed Transitional 
Housing text amendment would allow a facility with 76 beds, which is approximately triple 
the size of the existing facility on N. Water Street. Nevertheless, the number of police 
personnel calls is not likely to triple as the Police Department can often address multiple 
issues at a time and in some cases, the police are responding to calls related to these 
individuals who are presently located elsewhere within the City.  
 

The above establishes the proposed zoning amendment will not have a significant 
adverse impact to police resources and the specific question on Part 2 of the EAF should be 
answered as “no, small impact.” 

 
It is also noted that to address concerns about potential impacts to police resources, 

the Code amendment requires in section 575-40.1B.(g) that: 
 

A security report shall be submitted to the City and approved 
by the Police Chief, which shall include procedures for 
security at the Transitional Housing facility including 
accountability of occupants and collaboration between the 
Transitional Housing facility operator and the City Police 
Department for safe and successful operation of the facility. 

This standard provides additional oversight to ensure Transitional Housing facilities 
will be operated without detriment to adjacent properties in accordance with the objectives 
for special permits found in §575-57. 
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B. Conformity with the City’s Comprehensive Zoning Plan 

Counsel for the Blue Mountain Shopping Center Plaza also contends that 1070 Park 
Estates LLC has failed to show that the proposed amendment conforms with the City’s 
comprehensive zoning plan, in that the Applicant fails to show the proposed amendment is 
“embraced” by the City’s zoning scheme.   

Mr. Stenger argues that Park Estates has failed to show that the proposed zoning 
text amendment is in conformity with the City’s Comprehensive Zoning Plan. In his letter, 
dated September 9, 2022, Mr. Stenger states, “[i]t is the burden to be borne by the applicant 
to demonstrate to the Common Council that the proposed rezone ‘conforms with’ the 
Comprehensive Zoning Plan.” Not only is this incorrect, but Mr. Stenger has also confused 
the requirements of a map amendment with that of a text amendment. Mr. Stenger cites City 
Code § 575-58(f) as the basis for his accusation that our client has failed to show the 
amendment is in conformity with the City’s Comprehensive Zoning Plan. However, the 
section cited by Mr. Stenger only applies to map amendments, whereas 1070 Park Estates 
LLC has applied for a text amendment.  

Additionally, throughout his September 9th letter, Mr. Stenger incorrectly claims that 
the City is required to adopt a Comprehensive Zoning Plan under General City Law 
(“GCL”) § 28-A. This accusation is clearly wrong because GCL § 28-A(2)(h) expressly states 
that a Comprehensive Plan is “not require[d]” and it is only the intent of the legislature to 
“encourage” their adoption. Mr. Stenger goes on to state our client’s compliance with the 
Comprehensive Plan is “problematic” because the City is required to have one but does not. 
As such, this claim is not true since the City is not actually required to have such a plan. 

Furthermore, the proposed text amendment to allow transitional housing in the M-
2B District is supported by the City’s public policy and Comprehensive Plan. The City’s 
Zoning Regulations and the Local Waterfront Revitalization Program support the goals for 
the City’s grown and constitute the Comprehensive Plan.  All of these documents establish a 
policy of promoting development of housing accommodations of various types. 

In 2015, the City passed a zoning text amendment to allow Diversified Use 
Developments in the M-2B Zoning District. As stated in Zoning Section 575-40.1, these 
uses are allowed:  

In order to provide the opportunity to rehabilitate and 
revitalize areas of the City of Peekskill in a mixed-use context 
through the creation of development projects consisting of 
diversified uses that provide additional housing 
opportunities (emphasis added) and compatible principal and 
ancillary commercial and light manufacturing uses, the 
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Common Council may issue a special permit for diversified use 
developments, subject to the following conditions… 

Similar to the Diversified Use Developments, which are currently permitted in the 
M-2B District by special use permit, Transitional Housing would provide additional 
housing opportunities in the City, especially as it relates to vulnerable populations. 
Transitional housing would provide temporary housing for individuals with no ordinary or 
regular home or residence address displaced from their habitual residences as a result of 
sudden catastrophe (e.g., fire, flood), domestic violence, condemnation, eviction, or other 
urgent event.  

The City’s 2015 Local Waterfront Revitalization Program Update proposed future 
land uses for the Southern Planning Area (which includes the M-2B Zoning District) as 
follows: 

“Proposed uses will provide for increased access to the 
waterfront, greater variety of commercial and industrial uses 
and a targeted area that allows residential units in mixed-use 
buildings. The largest section of the Southern Planning Area 
that can be expected to see changes to land use are the parcels 
on either side of Lower South Street, south of Louisa Street.”  

The Common Council recognized the importance of providing diversified housing 
opportunities when the Diversified Use Development was permitted. The Applicant is 
hopeful that this consideration extends to those vulnerable populations in need of 
Transitional Housing. The vulnerable populations in need of Transitional Housing 
already exist. The provision of Transitional Housing assists in reducing the homelessness 
of these populations.  

Furthermore, residential units, which are permitted in M2-B districts, is a similar type 
of use as a transitional housing facility. The mere fact that the residential use of the facility 
will be temporary should not be a justification to deny those populations from seeking the 
temporary relief and benefits that the facility would provide.    

This area of the City is ripe for revitalization and is planned for such with the recent 
amendments to allow the more diverse uses of the M-2B, including residential development 
within a mixed use context. Revitalization of neighborhoods often adversely impacts 
vulnerable populations. The Applicant urges you to consider including these 
vulnerable populations in the revitalization of this area especially because these 
populations exist here today.  

The implementation of Transitional Housing will assist in reducing homelessness 
and will allow social service providers to concentrate their efforts at a single location 
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introducing regularity and expanded access to vulnerable populations. There should be a 
positive effect on police and emergency services with the reduction of vulnerable 
populations using the City streets as housing. 

The introduction of the M-2B Zoning District and the 2015 LWRP Update are the 
current public policies and regulations affecting the M-2B Zoning District area. As stated 
above, The City’s 2015 Local Waterfront Revitalization Program Update described for the 
Southern Planning Area, which includes the M-2B Zoning District, “proposed uses will 
provide for increased access to the waterfront, greater variety of commercial and industrial 
uses and a targeted area that allows residential units in mixed-use buildings. The largest 
section of the Southern Planning Area that can be expected to see changes to land use are 
the parcels on either side of Lower South Street, south of Louisa Street.” The Common 
Council recognized the importance of providing diversified housing opportunities when the 
Diversified Use Development was permitted. The Applicant is hopeful that this 
consideration extends to those vulnerable populations in need of transitional housing. 

Mr. Stenger also argues the proposed Transitional Housing facility cannot be done in 
a M-2B Zoning District because the standalone facility does not have integration of a 
commercial/light manufacturing use as is currently required by § 575-40.1(b)(5).  This 
argument is flawed as the proposed amendment will create a new Special Use Permit for 
Transitional Housing and the special use permit for a diversified use development is 
inapplicable. Park Estates does not seek a special permit for a diversified use development, 
instead our client seeks to add an entirely new use for which a special permit may be issued 
for in a M-2B Design Industrial District. 

C. Alleged Environmental Concerns 

Counsel for the Blue Mountain Shopping Center sets forth a third concern that 
primarily deals with whether the proposed site is contaminated and in need of further 
environmental review before the application is voted upon.  That concern is irrelevant to the 
zoning text amendment and would be addressed during the site plan review of the site 
specific project application. 
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D. Conclusion 

The Council has a proposed zoning text amendment that will introduce 
opportunities for additional housing for the transitional population. Ultimately, these 
vulnerable populations (our sons, daughters, brothers, sisters, moms and dads, etc.) deserve 
housing accommodations and given the small increment in potential residency, they City’s 
police department has the capacity to support this population. The proposed 76-bed 
Transitional Housing facility is not anticipated to significantly affect the police personnel 
ratio in Peekskill given the number of facility residents. Furthermore, the population exists 
already and is therefore not anticipated to have an adverse significant impact on police 
services in the City.  

We respectfully request that the City’s leadership take into consideration the needs of 
these vulnerable populations and recognize that the price is small for such a positive and 
beneficial impact to multiple lives.  As the hearing has been closed and comments provided 
in response to those comments and there is no basis to re-open the public hearing, our client 
request the City Council, upon consideration of the public comment, the prior application 
materials and this letter, place this matter for a vote by the City Council, noting a protest 
petition has been submitted which requires three-fourths of the City Council approve of the 
proposed zoning text amendment.   

Very truly yours, 

 

/s/ Nicholas M. Ward-Willis 
 
Nicholas M. Ward-Willis 

NMW/ 
ecc: Chris LaPine, PE 
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