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PHASE 1: LAND USE, ZONING AND TRANSPORTATION ANALYSIS 

Task 1.1: Historic, planning and environmental analysis 

Existing Conditions 
The former White Plains Linen Site (the “Site”) is located in the City of Peekskill in northern Westchester 

County (Figure 1). Peekskill sits on the eastern bank of the Hudson River and borders the Village of 

Buchanan to the south and the Town of Cortlandt to the east and north. Across the Hudson River to the 

west is Bear Mountain State Park, and the Blue Mountain Reservation lies directly south of the City of 

Peekskill.  

Within Peekskill, the Site is located just north of the downtown, bounded to the east and west by two 

key thoroughfares in the City, Highland Avenue and North Division Street (Figure 2). These two roads 

provide easy access to downtown Peekskill to the south and Main Street (U.S. Route 6), which connects 

with U.S. Route 9 to the west, near the Peekskill waterfront, and continues to the east into Cortlandt. 

Highland Avenue and North Division Street also have junctions with Bear Mountain State Parkway to the 

north.  

The neighborhoods surrounding the Site are largely residential, with single-family and two- to three-

family homes (Figure 3). The corridor along North Division Street to the south is an exception, with small 

retail stores, light manufacturing businesses, commercial offices and houses of worship in low-scale 

buildings transitioning toward the City’s commercial center. Fort Hill Park sits two blocks to the west, 

and the land use rapidly changes across Decatur Avenue from residential to open space.  

The former White Plains Linen site itself consists of six vacant buildings on 46,878 square feet of land 

(Figure 4-6). The Site includes buildings that were formerly used by White Plains Linen to launder and 

distribute linens to restaurants, hotels and catering facilities throughout the New York City metropolitan 

area. It also includes the City’s obsolete firehouse, which will be decommissioned when Peekskill’s 

firehouses are consolidated.  

   

Neighborhood Context 
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Figure 1: Regional Map  
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Figure 2: City of Peekskill  



 

White Plains Linen Feasibility Study 
Land Use, Zoning and Transportation Analysis  5 

Figure 3: Neighborhood Context  
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Figure 4: Site Map  
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City, County and State Plans 
The City of Peekskill received grant funds as part of the Mid-Hudson Regional Economic Development 

Council’s (MHREDC) Opportunity Agenda to conduct a feasibility study to repurpose the buildings at the 

former White Plains Linen site. The objective of MHREDC’s Opportunity Agenda is to revitalize distressed 

communities by bringing jobs into low-income areas.  

There are two recent regional planning documents that may provide some guidance for priorities that 

are also relevant to the former White Plains Linen site: the Mid-Hudson Regional Sustainability Plan and 

Westchester 2025. These broader planning efforts are both focused on long-term land-use and planning 

issues that will affect the county and the region.  

The central theme of the Mid-Hudson Regional Sustainability Plan is reducing greenhouse gas emissions 

and vulnerability to climate change, but some strategies to achieve those goals are also aligned with the 

type of development that may be appropriate for the former White Plains Linen site. Some of the key 

issues in the plan that pertain to the former White Plains Linen site include livable communities and 

proximity of housing to other services.  

Westchester 2025 is an initiative created by the Westchester County Planning Department to help 

municipalities in the county coordinate on regional land use planning efforts as an ongoing update to 

Patterns for Westchester (1996). In Patterns, Peekskill is identified as an “Intermediate Center” with 

urban activity that provides services to a wide surrounding area. Intermediate Centers may be 

characterized by access to a rail line, well-developed infrastructure, mid- and high-rise apartments, retail 

stores, office buildings and light manufacturing uses, all of which are present in the vicinity of the Site. 

The Peekskill Land Use Plan was produced in 1957, with a supplement released in 1981. The original plan 

is not in wide circulation and is likely out of date. The 1981 supplement was meant to provide updated 

land use guidance based on changing demographic trends, but that update is now 34 years old. That 

said, some residential land use objectives expressed in the 1981 supplement are relevant to the former 

White Plains Linen site, including adaptive reuse of institutional sites and promotion of new 

development that complements existing land use patterns. The zoning code forms the apparent land 

use plan for the City.  

Due to the historic nature of some of the buildings on-site and the proximity to downtown Peekskill, the 

City’s Cultural Heritage Tourism Plan and the Downtown Peekskill Retail Recruitment Strategy may both 

inform objectives for the former White Plains Linen site and potential services that the Site can 

contribute to the community. The Cultural Heritage Tourism Plan, published in 2011, identifies 

strategies to use the City’s historic assets to help generate tourism. One potential theme identified in 

the plan would focus on “Peekskill’s Industrial Past.” Redevelopment of the former White Plains Linen 

site could build on the strategies identified in the plan to leverage the Site’s industrial history as an 

attraction for future uses and visitors.  

Similarly, the Downtown Peekskill Retail Recruitment Strategy, completed in 2012, provides an analysis 

of strategies to attract targeted retail categories in the City’s downtown. The study area for this report 

extends up North Division Street to Orchard Street, which is directly south of the former White Plains 

Linen site. However, some of the fundamental findings and recommendations may apply to potential 

retail uses on the site.  
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DEC Brownfield or Superfund Information 
According to the New York State Department of Environmental Conservation (NYSDEC) Environmental 

Site Database Search, there are no known environmental hazards on the former White Plains Linen site 

that require remediation.  

In 2014, White Plains Linen commissioned a magnetometer search and soil sample at its former 

location, to identify the potential location of Underground Storage Tanks (USTs). The study identified a 

buried metal object in front of the building at 427 Highland Avenue. The purpose of the soil sample was 

to evaluate potential contaminants at the location of a former coal pile, which was identified in the 1972 

Sanborn Fire Insurance Map. The soil sample analysis detected one volatile organic (VO) compound 

(Tetrachloroethene) and 18 base neutral acids (BNAs). None of these substances was at concentrations 

above the limits set by the NYSDEC. However, the soil analysis indicated that four metals (lead, mercury, 

silver and zinc) were detected at levels that exceed NYSDEC Unrestricted Use Soil Cleanup Objective 

(UUSCO) levels. The analysis recommended further investigation of the site of the former coal pile to 

determine what steps may be required for further remediation. 

Historic Resources 
The former White Plains Linen site is in the vicinity of two historic districts: the Peekskill Downtown 

Historic District, two blocks south of the site, and the Nelson-Avenue Fort Hill Historic District, to the 

west of the Site. The Peekskill Downtown Historic District was listed on the State Register in 2003 and 

the National Register in 2004. It is situated at the intersection of two historic routes through the City: 

the Albany Post Road, which followed South and North Division streets in the district, and the Danbury 

Road, which originated in the district and followed South Division Street. These were among the most 

important north-south and east-west land routes in the lower Hudson Valley into the early 20th century. 

Centered on these important transportation routes, this area became the core commercial zone of the 

City. The setting of the Peekskill Downtown historic district also shows the effects of demolitions made 

by the City’s Urban Renewal Program during the 1960s and 1970s and the suburban relocation of many 

of its traditional functions and commercial economy. Subsequent non-historic development, including 

commercial, residential and public buildings as well as parking facilities, are interspersed among historic 

buildings. In spite of having lost significant portions of its context, the Peekskill Downtown Historic 

District remains as a rare surviving element of 19h century urban commercial development in the 

Hudson Valley.  

The Nelson Avenue-Fort Hill Historic District was listed on the State Register in 2005 and the National 

Register in 2006. It is bounded by Highland Avenue to the east, Main Street to the south, Decatur 

Avenue to the west and Reynolds Street to the north. Because of its proximity to the City’s commercial 

core, the district’s development closely reflected the commercial growth of Peekskill, as well as the 

community’s evolving cultural and economic diversity. Through the first half of the 19th century, there 

were no roads through the area, but a Revolutionary War fort and barracks still remained on Fort Hill. 

The area began to see development by the mid-19th century, and some homes from that era remain 

today.  

Although the buildings on the former White Plains Linen site are not listed on a historic register, they are 

reflective of the City’s industrial past.  
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Land Use 
Westchester County land use data indicates that the buildings on the former White Plains Linen site are 

a combination of mixed-use, office building and institutional uses. In reality, the buildings are vacant, 

and the one institutional use is the City’s firehouse, which is scheduled to be decommissioned. Other 

land uses on the block include one multifamily residential building, two single-family homes, three two- 

to three-family homes, a beer distributer and a vacant lot (Figure 7).  

The surrounding neighborhoods are primarily residential, but they are not homogenous. The areas to 

the east, north and west contain a mix of single-, two- and three-family homes with scattered 

multifamily buildings and other uses. Directly south of the former White Plains Linen site, across 

Orchard Street, is Monument Park, a triangular space that is lined to the east and west by retail, 

commercial and restaurant uses. The park itself is a tree-lined open space that includes benches and an 

obelisk that honors the memory of area residents who served in the Civil War. A commercial corridor 

extends along Highland Avenue to the south, which contains mixed-use buildings, retail, light 

manufacturing and houses of worship.  
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Figure 5: Land Use Map  
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Task 1.2: Zoning context and as-of-right zoning analysis 

Zoning Context 
The White Plains Linen site is located within the C-3 General Commercial District that extends north 

from the Peekskill downtown along North Division Street and Highland Avenue. Three blocks to the 

south, between Howard Street and Main Street, the C-2 district defines downtown Peekskill. The parcels 

facing the White Plains Linen site – across Highland Avenue and North Division Street to the west and 

east – are also included within the C-3 district; however behind these parcels, the surrounding 

neighborhood is zoned for residential.  

To the west, the neighborhood is zoned R-2 for one- and two- family residences. The purpose of the R-2 

district is to support single-family detached dwellings at medium densities while providing an 

opportunity for some two- and three-family structures that also accommodate off-street parking. To the 

east, the neighborhood is zoned for R-1B, for one-family detached residences. The purpose of the R-1B 

district is to support single-family detached dwellings at low densities while also allowing community 

facilities and open space that serve local residents. 

The objective of the C-3 district, where the White Plains Linen site is located, is to provide for a wide 

range of commercial and limited manufacturing activity along major transportation routes. Recent 

amendments to Peekskill’s zoning code have also permitted mixed-use development (including 

residential uses) and artist lofts in the C-3 district. 

Permitted uses within the C-3 district include retail, commercial and cultural facilities, ranging from 

stores and restaurants, to banks and professional offices, to appliance repair and dry cleaning pickup, to 

museums, libraries and schools [575-34.A]. 

The C-3 zoning also allows several additional uses by special permit, which must be issued by the 

Director of Planning and authorized by either the Common Council or Planning Commission [575-34.B]. 

These special permit uses are generally those that would result in greater environmental impacts on the 

neighborhood, including traffic impacts. They include car washes, warehouse/distribution and light 

manufacturing, health clubs and theaters, restaurants of more than 200 patrons and amusement 

centers. Many of these special permit uses are also subject to additional performance standards, which 

are described in the zoning text [575-34.B.(2)]. 

In October 2014, the City added live/work Artist Lofts to the list of special permit uses in the C-3 district. 

The performance standards for Artist Lofts are described in section 575-34B(2)(j). They are only 

permitted in upper floors, although the Planning Commission may waive this requirement under certain 

conditions as outlined in the code. In addition, artist lofts are required to contain conditions that make 

them amenable to residential occupancy, such as separation from other uses, enclosed bathrooms and a 

full kitchen. The units must contain a floor area of at least 800 feet, but no more than 49% of the floor 

area can be devoted to residential use. The maximum area of residential use per unit is 980 square feet. 

The code also includes requirements for fire protection and contains performance standards related to 

storage of hazardous materials; welding; or causing undo noise, vibration, smoke odors, humidity, heat, 

cold, glare, dust, dirt or electrical disturbance. At least one occupant of the space must be certified as an 

artist by the City’s Artist Certification Committee, but up to three nonresident employees may be 

employed within an artist loft.  
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Residential uses appear within the section on performance standards for special permit uses [575-

34.B.(2)(i)]. The intent of the Common Council is clearly to allow residential uses within the C-3 district 

to increase the range of housing types that appear in and near the downtown. This section provides 

specific requirements for residential uses within the C-3 district as detailed below. There are two 

provisions within this section on residential performance standards that would prevent residential 

development on the former White Plains Linen site. Section 575-34.B(2)(i)(1)(h) stipulates that mixed-

use residential buildings within the C-3 district must be within 150 feet of a property designated as C-2. 

The following subsection, 575-34.B(2)(i)(1)(h) stipulates that the site must be within 200 feet of a 

property designated as R-6. 

Accessory uses are regulated in the same fashion as in the C-1 district [575-32C]. Accessory uses allowed 

in the C-1 district include off-street parking and loading, enclosed storage, fences up to 6 ½ feet in 

height, signs, satellite dish antennas and day-care centers and school-aged child care as an accessory use 

to principal office uses.  

All uses (principal, accessory and special permit)—with the exception of off-street parking and accessory 

outdoor dining facilities—are required to be housed in roofed buildings that are fully enclosed on all 

sides. Prohibited uses in the C-3 district include any use which is noxious or offensive by reason of odor, 

dust, noise, smoke, gas, fumes, radiation or which presents a hazard to public health or safety.  

Area and bulk dimensional requirements for the C-3 district are presented in Table 1 below. The 

requirements vary depending on whether or not the building in question includes a mixed-use 

residential component. Although the FAR, frontage, depth and yard requirements are the same for all 

building types, mixed-use residential buildings have additional limits, including height limits restrictions 

that apply directly to dwelling units. The maximum floor area ratio (FAR) in the C-3 district is 1.4 and 

despite provisions for mixed-use residential buildings and bonus density, there is no apparent allowance 

to increase FAR.  

Off-street parking requirements are the same as for the C-1 district with additional specifications for 

wholesale and warehouse use, manufacturing, automobile repair facilities, day-care facilities, museums, 

libraries and schools.  

The total land area for the four lots included in the former White Plains linen site is 46,878 square feet. 

With an FAR of 1.4, the total buildable area is 65,629 square feet. 



 

White Plains Linen Feasibility Study 
Land Use, Zoning and Transportation Analysis  15 

Table 1: City of Peekskill Schedule of Dimensional Requirements 

District/Use 

Maximum Dimensional Requirements Minimum Dimensional Requirements 

Floor 
Area 
Ratio 

Building Height 
Coverage Lot Area Frontage Depth 

Yards 

Stories Feet Front Side and Rear 

C-3 1.4 - - 70% 10,000 100' 100' 10' 

Not required, but if provided 6' or 10' where yard abuts 
a street 
Where a rear or side yard abuts a residence district 
boundary, no building shall be erected within 30' of such 
boundary 
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Table 1: City of Peekskill Schedule of Dimensional Requirements (continued) 

District/Use 

Maximum Dimensional 
Requirements 

Minimum Dimensional Requirements 

Floor 
Area 
Ratio 

Building 
Height 

Coverage 
Lot 

Area 

Lot Area 
per 

Dwelling 
Unit 

(square 
feet) 

Open 
Space per 
Bedroom 
(square 

feet) 

Frontage Depth 

Yards 

Setbacks 
Residential Dwelling 

Unit Floor Area 
Stories Feet Front Side and Rear 

C-3 Mixed 
Use; 10,000-
20,000 sf 

1.4 

3 
(bonus 
up to 

5) 

35' 
(bon

us 
up 
to 

55') 

90% 

10,0
00—
20,0
00 

750 200 100' 100' 10' 

Not required, but if 
provided 6' or 10' 
where yard abuts a 
street 
Where a rear or 
side yard abuts a 
residence district 
boundary, no 
building shall be 
erected within 30' 
of such boundary 

Street 
Level: 10' 
35' 
Above 
Street 
Level: 60' 

80%+ of DUs must 
have a min floor area 
of 
900 SF for a 1-bed 
unit, 1,200 SF for a 
2-bed unit and 1,500 
SF for a 3-bed 
unit.  
Up to 20% of DUs 
can be studio or 1-
bed units with  min 
floor area 
of 700 SF. 

C-3 Mixed 
Use; 
20,000+ sf 

1.4 

5 
(bonus 
up to 

9) 

55' 
(bon

us 
up 
to 

103') 

90% 
20,0
00 + 

750 200 100' 100' 10' 

Not required, but if 
provided 6' or 10' 
where yard abuts a 
street 
Where a rear or 
side yard abuts a 
residence district 
boundary, no 
building shall be 
erected within 30' 
of such boundary 

Street 
Level: 10' 
35' 
Above 
Street 
Level: 60' 
79' 
Above 
Street 
Level: 75' 

80%+ of DUs must 
have a min floor area 
of 
1,100 SF for a 1-bed 
unit, 1,300 SF for a 
2-bed unit and 1,500 
SF for a 3-bed 
unit.  
Up to 20% of DUs 
can be studio or 1-
bed units with  min 
floor area 
of 800 SF. 
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Residential Performance Standards in the C-3 Zone 

Residential uses in the C-3 district are only permitted within mixed-use buildings. The land area on-site 

must provide at least 750 square feet per dwelling unit, and the development must also provide at least 

200 square feet of improved and usable recreation area and/or open space for each bedroom. Usable 

recreation area and/or open space is defined to include outdoor landscaped area, outdoor 

passive/active recreation area, rooftop passive/active recreation area, indoor community center or 

some combination of each of these.  

Mixed-use residential buildings within the C-3 district are required to provide certain amenities that 

benefit the City as a whole. These include exceptional architecture, recycling areas, payment of a 

development fee and achievement of at least two points under provisions for bonus height. The point 

system for bonus height provisions is described below.  

The residential entrance to mixed-use buildings cannot pass through a non-residential use, although 

buildings are allowed to have a common lobby. The only non-residential uses permitted in mixed-use 

buildings in the C-3 district are retail stores; computer, electronics, shoe and appliance repair shops; 

restaurants; tailors and dry cleaning stores (for pickup and delivery only with no dry cleaning performed 

on the property); health clubs; artist galleries or dance studios; and museum, library or exhibit space. 

Accessory uses permitted within the C-3 district are also allowed within mixed-use buildings, with the 

exception of day-care facilities and with the addition of laundromats and guest suites for the sole use of 

residents of the building. Area and bulk dimensional requirements are presented in Table 1 above.  

The C-3 zoning text is written to promote mixed-use residential buildings in close proximity to the City’s 

downtown, which helps to mitigate parking impacts due to the availability of off-street parking in the 

surrounding neighborhood. As currently written, the text requires that all mixed-use residential 

buildings in the C-3 district must be located within 150 feet of a property that is located within a C-2 

zoning district. The White Plains Linen site is located approximately 1,000 feet from the nearest C-2 

district. In addition, mixed-use residential buildings must also be located within 200 feet of an R-6 

district in order to promote proximity to other high-density residential developments. The White Plains 

Linen site is located approximately 1,100 feet from the nearest R-6 district.  

The C-3 zoning text directs the Planning Commission to review the impact of views on surrounding 

residential developments and to determine whether the new development is compatible with the 

surrounding architecture.  

Mixed-use developments in the C-3 district are required to provide 1.25 off-street parking spaces for 

each unit, while parking requirements for non-residential uses shall be provided per the Peekskill Zoning 

Code. The Planning Commission may consider and approve shared parking strategies as part of its site 

plan review. In addition, the Common Council may waive off-street loading requirements that are 

otherwise governed by the zoning code. Approval of mixed-use developments is also contingent upon 

meeting approval standards for site plans and special permits as well as requirements for homeowner’s 

associations.  

Mixed-use developments require that a traffic study be done to determine traffic impacts. If the study 

indicates that the project will result in degradation in levels of service, appropriate mitigation measures 

must be taken in order to minimize the impact of traffic generation and potential traffic hazards. For 

sites larger than 20,000 square feet, a loading/unloading zone must be provided for a jitney vehicle, 
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however the Common Council has the authority to waive this requirement if it is infeasible for the site. 

Mixed-use developments are required to mitigate any insufficient capacity for water, sewer and other 

utility services.  

The final sections in the code on the requirements for mixed-use residential buildings in the C-3 district 

pertain to requirements for additional amenities that developments must provide and bonus provisions 

that developments can provide in order to achieve greater building heights. Although the bonus height 

provisions allow for developments to substantially exceed the base height limits for mixed-use buildings 

in the C-3 district, there is no provision to increase FAR.  

The section on provision of amenities includes prerequisites in order for the Common Council to issue a 

special permit to allow mixed-use residential in the C-3 district. The goal of this section is to promote 

exceptional architecture, façade revitalization and arts-related activity that has positive benefits to 

downtown Peekskill. Exceptional architecture must be provided to the satisfaction of the Common 

Council, recycling areas of adequate size and functionality must be provided, payment of the developer 

fee for downtown mixed-use buildings is required and developments must earn at least two points 

under the bonus height provisions, which are described below.  

The bonus height provisions give the Common Council the authority to grant height bonuses to 

developments that achieve a certain number of points in a system outlined in the code. As noted above, 

all mixed-use buildings are required to achieve at least two points as a prerequisite. Additional points 

can be achieved in order to gain the height bonus. Lots greater than 20,000 square feet can gain a bonus 

of 12 feet in height by qualifying for at least six total points, 24 feet in height by qualifying for at least 

eight total points and 48 feet in height by qualifying for at least 12 total points. Lots between 10,000 and 

20,000 square feet can gain a bonus of 10 feet in height by qualifying for at least six total points and 20 

feet in height by qualifying for at least eight total points. In general, the bonus provisions pertain to 

green building strategies that would reduce irrigation, promote alternate forms of transportation, 

reduce building energy consumption or promote local hiring. The complete list of bonus provisions and 

the number of points associated with each follows below. 

1. For a majority of the landscaping, use native vegetation that requires no irrigation: one point. 

2. Build covered and secure bicycle storage facilities commensurate with anticipated demand, but for 

not less than 15% of projected building occupants: one point. 

3. Provide parking located within 50 feet of the main building entrance for low-emitting and fuel-

efficient vehicles for 5% of the total vehicle parking capacity of the site: one point. 

4. Incorporate an amenity in your plans which is not listed here that is satisfactory to the Common 

Council: one point. 

5. Construct the majority of the parking required for the mixed-use residential building underground: 

two points. 

6. Commission the building for energy efficiency under the NYSERDA New Construction Program: two 

points. 

7. Commit to purchase 100% renewable energy for nontenant electricity needs (through vendors such 

as Accent Energy, ConEd Solutions or NYSERDA, for example) for at least 30 years by including such 

language as a deed restriction: two points. 
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8. Contract with a business or businesses that has its primary location in the City of Peekskill for an 

amount of labor equivalent to 5% of the value of the entire project. Must be verifiable to the 

satisfaction of the Common Council: three points. 

9. Install a high-efficiency combined heat and power generation system, a fuel cell, a geothermal 

heating and cooling system and/or any advanced HVAC system to the satisfaction of the City 

Engineer: three points. 

10. Daylight a buried stream to create a public plaza with a water feature to the satisfaction of the 

Common Council: three points. 

11. Contract with a business or businesses that have their primary location in the City of Peekskill for an 

amount of labor equivalent to 10% of the value of the entire project (must be verifiable to the 

satisfaction of the Common Council): four points. 

12. Install on-site renewable energy systems that provide for at least 10% of the building's projected 

year-round baseline electrical energy demand and are consistent with the design guidelines and 

height limitations described above: four points. 

13. Daylight 75% of interior spaces by following LEED Credit 8.1 as described in Version 2.2 of the LEED 

New Construction and Major Renovation Guide (text available in the City Planning Department): 

four points. 

14. Install on-site renewable energy systems that provide for at least 50% of the building's year-round 

baseline electrical energy demand and are consistent with the design guidelines and height 

limitations described above: six points. 

15. Install on-site renewable energy systems that provide for at least 90% of the building's baseline 

HVAC demand and are consistent with the design guidelines and height limitations described above: 

six points. 

16. Contract with a business or businesses that have their primary location in the City of Peekskill for an 

amount of labor equivalent to 30% of the value of the entire project. Must be verifiable to the 

satisfaction of the Common Council: six points. 

17. Install a vegetated roof for at least 50% of the roof area: six points. 

18. Install on-site renewable energy systems that provide for at least 90% of the building's year-round 

baseline HVAC demand and 50% of the building's peak-load electrical energy demand and are 

consistent with the design guidelines and height limitations described above: 10 points. 

19. Propose a groundbreaking development design that results in positive national news coverage for 

Peekskill and prove, to the satisfaction of the Common Council, that it will permanently increase 

tourism and/or business-related visits to Peekskill: 10 points. 

As-of-Right Zoning Analysis 
The former White Plains Linen site has an area of 46,878 square feet. The six existing buildings on the 

Site, including the Peekskill firehouse, have a total building footprint of 36,350 square feet. This amounts 

to a lot coverage ratio of 0.78, which is greater than the allowable lot coverage of 0.70 for non-mixed-

use developments in the C-3 district. The total building area, including upper floors of multi-story 

buildings, is an estimated 65,055 square feet, which equates to an FAR of 1.39. The allowable FAR is 

1.40, so the FAR is just below the allowable limit.  

Potential development scenarios for the former White Plains Linen site vary depending on whether the 

new buildings are entirely commercial or mixed-use residential. As currently written, the C-3 zoning 

does not allow mixed-use residential as a special permit use on this Site, so the zoning would require 
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revisions in order to permit this use. Commercial use would be limited to an FAR of 1.4 and lot coverage 

of 0.70. Based on allowable FAR and lot coverage, the former White Plains Linen Site has 65,629 

buildable square feet and a total allowable lot coverage of 32,815 square feet. The bulk and area 

requirements for the C-3 district do not include any height limitations for commercial buildings. 

Therefore, a new development could be confined to a smaller footprint, limiting lot coverage below the 

maximum while increasing building heights within the maximum allowable FAR of 1.4.  

The performance standards for mixed-use residential development provide more specific area and bulk 

requirements within the C-3 district. For lots over 20,000 square feet, the code allows for a maximum 

building coverage of 90%, although other provisions (i.e., parking, outdoor space, FAR) make 

approaching this maximum unlikely. The base height maximum is 55 feet or five stories; however bonus 

height provisions allow for an increase in height up to 103 feet or nine stories. The maximum height 

increase permissible in the code would be out of keeping with the surrounding context of the Site, which 

is primarily single and two- to three-family homes. Further, the bonus height provisions do not allow an 

increase in FAR, so the total building area on this site cannot increase beyond the 65,629 square feet.  

Table 2: FAR Calculation of Existing Buildings 

Building Address Lot Area 
Building 

Footprint 
Stories 

Total Building 
Area 

407 Highland Ave 25,294 4,953 3 14,859 

  9,093 2 18,186 

  6,702 2 13,404 

425 Highland Ave 3,840 3,004 2 6,008 

427 Highland Ave 7,435 7,569 1 7,569 

418 Division St N 10,309 5,029 1 5,029 

     

Total Lot Area 46,878    

Total Building Area 65,055    

Existing FAR 1.39    

Existing Lot Coverage 36,350    

Existing Lot Coverage Ratio 0.78    
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Task 1.3: Transportation and parking conditions 

Traffic Circulation and Parking 
The former White Plains Linen site is bounded by Constant Avenue, Highland Avenue, and Division 

Street, and is adjacent to Harrison Street to the north and Orchard Street to the south. Figure 8 shows 

the roadway characteristics of these streets. Highland Avenue and Division Street serve as the north-

south minor arterials. A block south of the site, Highland Avenue merges with Division Street, which 

leads south to downtown Peekskill. North of the site, both roads have interchanges with Bear Mountain 

State Parkway and ultimately veer in opposite directions north of the City. Orchard Street, classified as a 

minor arterial east of Highland Avenue, is a one half-mile long east-west street that runs from Fort Hill 

Park to N. Broad Street. Constant Avenue and Harrison Avenue are local, primarily residential, streets. 

Of the five roads mentioned, all are under jurisdiction of the City of Peekskill except for Division Street, 

which is Westchester County Route 630. Within one mile of the Project Site are several major roadways 

including Bear Mountain State Parkway, US Route 9 and US Route 6. 

The New York State Department of Transportation (NYSDOT) performed short duration traffic counts 

along Highland Avenue, Division Street, and Orchard Street in 2010. The 2010 count locations for 

Highland Avenue and Division Street are located several blocks north of the site. The Orchard Street 

count location is between Highland Avenue and Division Street, directly south of the site. NYSDOT has 

since used this data to forecast future traffic volumes. In 2013, the average annual daily traffic (AADT) 

along the arterials Highland Avenue and Division Street was 6,077 and 7,250 vehicles, respectively; and 

2,163 vehicles along Orchard Street. Traffic count data shows that the AM Peak Hour occurs between 

7:00-8:00am and the PM Peak Hour occurs at 5:00-6:00pm.  

Highland Avenue, Division Street, and Orchard Street operate as two way streets, striped with double-

solid lines. Each of the four intersections at the corners of the site are signalized. Constant Avenue is a 

one-way street that runs from east to west. Directly north of the site, Constant Avenue intersects with 

the southern terminus of Harrison Street, which is two-way and unstriped. This intersection is all-way 

stop controlled.  

The roads surrounding the Project Site range in width from 30 to 36 feet. On-street parking is allowed on 

all streets, but times and exact location are regulated through signage. Parking is allowed only on the 

east side of Division Street, as indicated by stripping. On-street parking along Highland Avenue is limited 

due to multiple curb cuts and fire zone striping for the fire house. Parking is permitted on the north side 

of Constant Avenue year-long. The south side of Constant Avenue has regulations prohibiting overnight 

parking during the winter months (December 1-April 15) and an established loading zone, presumably 

for the former White Plains Linen. Signage at the intersection with Division Street prohibits truck traffic 

along Constant Avenue.  

Crash Data 
BFJ Planning obtained crash reports for all motor vehicle, pedestrian, and bicycle collisions that occurred 

within a three year span of 2011 to 2014 from the City of Peekskill Police Department for six 

intersections surrounding the Project Site. A total of 32 crashes occurred during this time period. Table 3 

shows a summary of these crashes by intersection, severity, and pedestrian involvement. None of the 

crashes involved fatalities or bicycles.  
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Table 3: Motor Vehicle Crashes at Intersections Surrounding 
Project Site (2011-2014, 3 year span) 

Intersection Injury 
Pedestrian 

Injury 
Property 
Damage 

Total 

Constant/Highland 1 2 3 6 

Constant/Harrison 0 0 0 0 

Constant/Division 2 0 4 6 

Orchard/Highland 3 0 9 12 

Orchard/Division 1 0 4 5 

Highland/Division 0 0 3 3 

Source: Peekskill Police Department 32 
 

Pedestrian, Bicycle, and Transit Infrastructure 
All of the streets surrounding the site have sidewalks on both sides and corner curb cuts. However, 

intersections lack crosswalks and pedestrian signal heads with the exception of faint crosswalks at the 

intersection of Highland Avenue and Constant Avenue. While pedestrians encounter a multitude of curb 

cuts, none of these driveways are high volume. There are no bicycle facilities surrounding the site. 

Westchester Bee-Line Bus Route 16 runs north and south along Division Street stopping at the south 

side of Orchard Street in both directions. This route provides direct access to local destinations such as 

Downtown Peekskill and rush-hour service to the Peekskill Metro-North station. The route begins in 

Hudson Valley Hospital and provides service to Shrub Oak, Baldwin Place and Mahopac. Service is 

available approximately once per hour between 6am and 10pm on Weekdays, 8am-10pm on Saturdays, 

and 11-8pm on Sundays. Division Street has been designated as an Emergency Evacuation Bus Route by 

Westchester County. 

The grid-like street network allows pedestrians to access many places within a quarter-mile walking 

shed, including Main Street in downtown Peekskill. Westchester Bee-Line Routes 10, 14, 15 17, 18, and 

TLC stop on Main Street, providing service to destinations along the U.S. Route 6 and 9 corridors. Figure 

9 shows the neighborhood surrounding the site within the quarter mile walking shed. The Peekskill 

Metro-North station is located 1.1 miles south-west of the site by foot. Metro-North provides regional 

service along the Hudson River corridor between New York City and Poughkeepsie. 

  



 

White Plains Linen Feasibility Study 
Land Use, Zoning and Transportation Analysis  23 

Figure 8:   
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Figure 9:  

 


