
DEPARTMENT OF PLANNING AND DEVELOPMENT

STAFF REPORT

TO: Planning Commission – August 9, 2022

FROM: John Lynch, AICP, Consulting Planner

APPL: Najeb Kabuli Z22-003/P22-015
14-36 Totten Street
Whitestone, NY 11357

Owner: Same

Copies: Margaret McManus, PE
Badey & Watson Surveying & Engineering, P.C.
3063 Route 9
Cold Spring, NY 10516

RE: Continued Public Hearing by the Planning Commission regarding a Special Permit
pursuant to Section 575-33 B (11); Final Site Plan Approval pursuant to Sections 575-56 B
(4) and (5); and associated Parking Waivers pursuant to Section 575-33 G (2), for the
proposed construction of a mixed-use residential building on property located in the C-2,
Central Commercial District.
Location: 823 South Street
Section-Block-Lot: 33.37-2-18 (Peekskill Tax Map)
Zoning District: C-2, Central Commercial District

DRAWING(S) & MATERIAL(S) REVIEWED IN PREPARATION OF STAFF REPORT
1. Plan Set including Site Plan / Zoning, (Existing Street Level) Perspectives, Floor Plans,

Elevations, an Alternative Elevation, Perspectives of the New Construction, Streetscape Views
(with the building in place), Massing / Streetscape Diagrams Sections and a Materials sheet all
revised through 7/23/20 and prepared by Vladimir Levin, RA

2. Topographic Survey dated June 26, 2019 by Badey & Watson
3. Site Plan prepared for Najeb Kabuli dated 3/30/2022 (printed April 18, 2022)
4. Notes and Details prepared for Najeb Kabuli dated 3/30/2022 (printed April 18, 2022)

BACKGROUND & ANALYSIS
As outlined at the July meeting, the Applicant is seeking approval to construct a four-story mixed use
(retail and multiple family residential) building on South Street to include a total of 13 apartments on the
second, third and fourth floors, a ground floor commercial space on South Street and a 1,950 square foot
common terrace atop the ground floor parking level at the rear of the building.  A total of 3 1BR, 6 2BR
and 4 3BR apartments are proposed.  The project requires site plan and special permit approval, as well as
approval of Parking Waivers and a Lot Coverage variance (which has been granted). A Certificate of
Appropriateness has been issued by the Historic Landmarks Preservation Board (HLPB)

As noted in our earlier Staff report, the approved building’s facades are attractive with arched windows
on the top floor, and coping/pediment (trim) elements at each story and a cornice atop.  The architecture
has been determined to be in keeping with Peekskill’s historic architecture by the HLPB.
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As noted previously, required parking for the proposal would amount to 27 spaces, 22 for the residential
uses and 5 for the retail.  The Applicant is seeking waivers for seven (7) of the required onsite parking
spaces.  As was the case with the Lofts on Main we would expect some tenants to not own a vehicle.
Parking would be provided on the ground floor in a lift system that can accommodate nineteen (19) cars;
one additional handicapped space is also provided.  The Applicant is seeking Planning Commission
waivers for seven (7) required onsite parking spaces since the site is within 500 feet of a municipal
parking facility.

The following issues were discussed at the July meeting.  The Applicant’s responses are shown in italics:

1. Losing parking spaces in the street “increases” the waiver. See if one space can be
saved. Two standard parking spaces on the street will no longer be available for use
as they conflict with the entrance to the garage.  The handicap parking space near the
corner of South and Union will remain.

2. Junipers on the terrace may block apartment windows if they grow too high. It was
noted that these are to be in planters, so they are not likely to grow high. In any event
the architect has replaced the junipers with fire dance dogwood.  See Sheet A0001

3. Green roof or solar panels atop building roof. The roof will be designed to
accommodate possible future solar panels; mechanicals are also planned to be on the
roof.

4. Secondary egress may need to be provided for upper floors based on estimated
distance. The Architect has indicated that a second stairwell is not required for the
building as designed.  As discussed at the meeting, it is the building inspector’s
responsibility when issuing a building permit to ensure that the plans meet or exceed
NYS building and fire codes.

5. Floor plans for apartments. See Sheet A101 of the Applicant’s materials.

6. Which apartment will be “affordable”? One of the 1BR apartments is planned as the
“affordable” apartment.

7. Electric car charging. Can it be added to the garage? No.  As the car lift system moves
cars automatically, no cars can be plugged in when on the rack.  The only other
parking space in the proposed building is dedicated to the handicap parking space.

8. Mechanical spaces will reduce the size of the retail space. Please identify the reduced
size. Mechanical space would be located behind the stairwell on the west side of the
building (labeled as compactor garbage room).  See Sheet A001.

9. How will the parking lift system operate? Can it be such that 1 parking space can be
designated for each of the 13 apartments? The puzzle parking system has 10 parking
spaces on the upper level and 9 parking spaces on the lower level, with one space
always open.  The cars on the lower level move from left to right to clear a parking
space below the car on the upper level that desires to leave or return.  The upper level
of the open space lowers to allow the car to enter or exit.  And then raises to the upper
level.  It is automatic with a key or code with assigned spaces.  Each unit can have at
least one parking space. See specification materials provided by the Applicant.
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10. Will the project be delayed like the residential home at 1827 Carhart Avenue also
owned by the Applicant? No, the 1827 Carhart Avenue project included a subdivision
and a site plan approval.  The subdivision has been filed; the Applicant recently
sought and received an extension of the site plan approval.

STAFF RECOMMENDATION:

Pending the Commission’s deliberations, Staff recommends that the Planning Commission determine
the action to be a Type I action under SEQRA and issue a Negative Declaration.

Again, pending the Commission’s deliberations, Staff recommends that the Planning Commission
grant a Special Permit pursuant to Section 575-33 B (11); Final Site Plan Approval pursuant to
Sections 575-56 B (4) and (5); and associated Parking Waivers pursuant to Section 575-33 G (2), for
the proposed construction of a mixed-use residential building on property located in the C-2, Central
Commercial District, to expire on February 9, 2023, subject to the conditions listed below.

Conditions to be met before signing of the site plan:
1. Submission of six (6) sets of the approved site plan, for signature by the Planning

Commission Chairman, with final condition notes added or changes to the plans as needed.
2. Resolution of all remaining engineering matters to the satisfaction of the City Engineer.
3. The final site plan shall reflect that one unit shall be administered under the City’s Affordable

Housing requirements.  Based on the City’s requirements the unit would need to be
“affordably” priced at 40 to 60 percent of County Area Median Income.

4. Provision of performance requirements, if necessary, in an amount determined by the
Directors of Planning and City Services.

5. Payment of all outstanding application fees and escrow balances.
6. Continuation of escrow fees during the duration of the project to cover consulting costs for

engineering and planning. Such fees shall be held in escrow, and any amounts not used shall
be returned to the Applicant.

General conditions applicable prior to issuance of a Building Department Permit:
1. If applicable, Applicant shall provide a copy of Westchester County Department of Health

approval to City Building Department.
2. Applicant shall review the City Code to ascertain requirements to initiate water and sewer

service.
3. Applicant shall pay the required Parkland and Recreation Fee in the amount of $58,500.00.

General conditions applicable during construction:
1. Equipment and materials shall not be parked or stored within the street right-of-way.
2. Appropriate measures to direct traffic / maintain traffic flow shall be implemented as needed.
3. Trash, rubbish, and demolition debris shall be removed weekly, and not be allowed to

accumulate or pose a nuisance to adjacent properties.
4. Construction activities must comply with the provisions for construction outlined in Chapter

391 of the City Code pertaining to Noise.
5. As-built plans shall be provided as required.

Conditions to be met before issuance of a Final Certificate of Occupancy:
1. Completion of the work as shown in the approved plans.
2. Signage will be handled under a separate permit.
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Conditions to be met at all times:
1. Adherence to City of Peekskill Noise Code requirements.
2. Applicant shall obtain all permits including for signage.



  

 
 
July 19, 2022 

City of Peekskill 
Peekskill Planning Commission 
840 Main Street 
Peekskill, NY 10566 

RE: 823 South Street 
 Tax Lot 33.37-2-18 

Dear Board Members: 

For your review and consideration, please find enclosed: 

• 9 copies -Sheet A001, Zoning Site Plan, by Vladimir Levin, RA, last dated 7/20/2022 
• 9 copies -Sheet A101, Floor Plans, by Vladimir Levin, RA, last dated 7/20/2022 
• 9 copies - Brochure for CityLift two level puzzle parking structure 

Below please find responses to those items that the Board questioned at the last meeting and were 
itemized in an email by John Lynch dated July 14, 2022. 

1. Losing parking spaces in the street “increases” the waiver.  See if one space can be saved.  
RESPONSE:  Two standard parking spaces on the street will no longer be available for use as 
they conflict with the entrance to the garage.  The Handicap parking space near the corner of 
South and Union will remain. 

2. Junipers on the terrace may block apartment windows if they grow too high (in planters, so not 
likely to grow high) 
RESPONSE:  The Architects Zoning Site Plan has replaced the junipers along the apartment 
windows with fire dance dogwood.  See Sheet A001.  

3. Green roof or solar panels atop building roof.  Will be outfitted for future solar panels and 
mechanicals are planned to be there 
RESPONSE:  The mechanicals are planned to be on the roof, the owner has directed the 
Architect to plan the design of the roof to accommodate solar panels for possible future 
installation.  

4. Secondary egress may need to be provided for upper floors based on estimated distance 
RESPONSE:  The Architect has indicated that a second stairwell is not required for the building 
as designed.  As discussed in the meeting, it is the building inspector’s responsibility when 
issuing a building permit to ensure that the plans meet or exceed the NYS building and fire 
codes. 

5. Floor plans would be nice to see 
RESPONSE:  Floor plans for the units can be found on sheet A101 attached. 

6. Which apartment will be “affordable”? 
RESPONSE:  One of the 1-bedroom apartments is planned as the “affordable” apartment. 

7. Electric car charging.  Can it be added to the garage? 
RESPONSE:  As the car storage moves the cars automatically so no cars can be plugged in 
when on the rack.  The only other space in the building is dedicated to the handicap parking 
space. 
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8. Mechanical spaces will reduce the size of the retail space.  Please identify the reduced size. 
RESPONSE:  We will utilize the mechanical space located behind the stairwell on the west side 
of the building. (labeled as compactor garbage room on Sheet 001) 

9. How will the parking lift system operate?  Can it be such that 1 parking space can be designated 
for each of the 13 apartments? 
RESPONSE:  The puzzle parking system has 10 parking spaces on the upper level and 9 parking 
spaces on the lower level, with one space always open.  The cars on the lower-level move 
from left to right to clear a parking space below the car on the upper level that desires to 
leave or return.  The upper level of the open space lowers to allow the car to enter or exit. 
And then raises to the upper level.  It is automatic with a key or code with assigned parking 
spaces.  Each unit can have a least one parking space. 
 

Thank you for your attention to this project. 

Yours truly,  
BADEY & WATSON, 
Surveying & Engineering, P.C. 
 
 
by  
Margaret Smith McManus, PE 
Vice President for Engineering 
845.265.9217 x219 
mmcmanus@badey-watson.com 
M:\85-290B\WO_24757\ZB31MY22BP.docx 
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Total Weight With Cars = (Steel structure + Pallet and Components) x (Number of Spaces) + 
(Vehicle Weight x Number of Vehicles) + (Other x Number of Spaces)

 Total Without Cars = (Steel Structure + Pallet and Components) x (Number of Spaces) + (Other x Number of Spaces)

Note: Average dimensions. Refer to CityLift Car Grid for specific vehicles.

* Standard load is 4,409 lbs per vehicle. Heavier loads up to 5,270 per vehicle available.

Heights per level can be configured to customer specifications.
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Custom sizes, tandem configurations, and electric vehicle charging options are available. Please consult with your CityLift design team about which options are best for your project.
Note: Some oversized vehicles may not be accommodated. Please refer to CityLift Car Grid for specific dimensions and/or custom options.
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Standard Two Level Puzzle Specifications
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Our lifts have been designed to 
be free standing structures for 
new construction or retrofits. 
This allows CityLift to anchor 
directly to the garage floor 
without the need to attach to 
an adjacent structure.

ANCHORING OPTIONS for TWO LEVEL PUZZLE
2335 Broadway, Suite 100   Oakland, CA 94612   844-388-0424 cityliftparking.com
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Square Steel 150×150×5t (thickness) painted front
Square Steel 120×120×5t painted back
H-TYPE Steel H300×150×6.5 t×9t painted front 
H-TYPE Steel H250×125×6 t×9t painted rear 
H-TYPE Steel H125×125×6.5 t×9t painted 

Front column
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480-3 phase/60 hz or 208-3 phase
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1. Security hook anti-dumping device
2. Operation warning device
3. Emergency stop device
4. Electrical overload protection device
5. Operation interlock device
6. Photoelectric safety device for entrance
7. Power brake
8. Vehicle positioning device
9. Power anti-phase protector
10. Vehicle height detector magic eye safety device
11. Overrun protection switch
12. Loose chain detection device
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Actual specifications can vary based on size, load, configurations 
and other factors. Electrical vehicle charging options are available. 

Components Sample

Two options: 6.8 m/min for 4.0 kw motor or 
           4 m/min for 2.2kw lifting motor 
9.0 m/min for 0.37 kw motor

Control method 
Operation method
Circuit breaker 
Motor overload protector
Cable Terminal 
Contactor 
Phase protector 
Thermorelay 
Relay 
Emergency stop switch 
Key switch 
Optoelectronic switch 
Range/limiting switch 
Switch power supply 
Alarm light 
Proximity detector 
Electromagnetic 
iron absorption 

PLC control
Button board, auto/manual
ABB S204-C40
TA25DU 10
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TWO LEVEL PUZZLE 
TECHNICAL SPECIFICATIONS 2335 Broadway, Suite 100   Oakland, CA 94612   844-388-0424 cityliftparking.com
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