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PHASE 3: SELECTION OF RECOMMENDED REUSE SCENARIO 
Task 3.3: Market Analysis 
The objective of this Market Analysis is to identify the potential market for various uses on the former 

White Plains Linen site, including residential, retail, commercial or community uses. This analysis will 

help to guide development of potential reuse strategies that are financially feasible and responsive to 

current market conditions in the City of Peekskill. The adaptive reuse of the White Plains Linen complex 

needs to address the unmet demand for residential and economic development in the City. This market 

analysis reviews recent trends in the City’s employment and establishments, retail and service activity, 

housing construction, income, and household formation to determine the most desirable reuses of the 

property from the perspective of its financial feasibility and the community’s social and economic well-

being. It begins with an assessment of Peekskill’s economy. 

Current Economic Conditions 
Employment was on the decline in Peekskill long before the financial crisis hit in 2008. In 2000, total 

employment numbered 7,815 jobs in 750 establishments in the City. By 2008, job opportunities had 

shrunk to 6,582 in 665 establishments, or by 16%. Through 2012, the recession brought about additional 

job losses as the City’s economy contracted further, to 6,268 jobs or another nearly 5% in losses from 

2008 levels. 

However, signs of recovery are evident in current economic conditions. As of the third quarter in 2014, 

for which the most recent data are available, total employment stood at 6,768 job opportunities in 726 

establishments in Peekskill. This growth has been characterized by a structural change in the 

composition of the City’s employment by industry. The following analysis portrays the change in 

employment levels over time by goods versus service production, and by average annual wage. 

As Chart 1 shows, Peekskill’s economy is heavily concentrated in service-providing activities, which 

currently account for 84% of total employment, or 5,670 jobs. Since 2000, the decline in goods-

producing activities has been steeper than the loss in service-providing jobs, with sectors such as 

construction, manufacturing and wholesaling now generating fewer than 1,100 employment 

opportunities, or one in every six jobs. 

Although service-providing jobs can provide high-wage opportunities, a higher proportion of goods-

producing sectors offer employment at above-average wages. However, in Peekskill, the average annual 

wage has remained unchanged at $43,000 across all employment activity since 2010. Compared with 

Westchester County as a whole, where the average annual wage now exceeds $61,000 and has grown 

by 8% since 2010, Peekskill’s average wage is fully 30% lower. However, this condition reflects the 

absence of higher-paying service sector opportunities rather than a loss of goods-producing 

employment. 
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Source: NYS Department of Labor, Quarterly Census of Employment and Wages 

 

 
Source: NYS Department of Labor, Quarterly Census of Employment and Wages 

 

As Chart 2 shows, for employment by average annual wage in Peekskill between 2000 and 2014, job 

losses occurred across all above-to-below average wage-paying sectors but were less steep among 

below-average wage opportunities, now paying less than $40,000 annually. Moreover, since 2010, there 

has been some job growth in average and below-average wage job opportunities in the City, but no 

growth among the work at above-average wages.  

The Industrial Composition of Existing Employment 

Government represents the largest employer in Peekskill, with 1,175 jobs in 2014, or roughly one in 

every six employment opportunities. Other private services—which consist largely of personal, repair 

and non-profit activities—account for the next largest sector, followed closely by the institutional 
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services of private education, health care and social assistance. Retail trade also plays a prominent role, 

and these three consumer-oriented sectors comprise three in every eight City jobs. However, since 

2000, both retail and institutional jobs have declined significantly in Peekskill, as has Government 

employment, with growth occurring only in company management, administrative services and other 

private services. Peekskill’s office type activities—including company management, administrative 

services, information, finance, insurance, real estate, professional and technical services—do not 

dominate its economy but collectively comprise an equivalent level of employment to government 

activity. 

Table 1. Composition of Employment in Peekskill by Industry, 2000-2014 

Industry 
3Q Employment As % of Total 

2000 2010 2014 2000 2010 2014 

Construction 615 555 529 7.9% 8.8% 7.8% 

Manufacturing 511 329 285 6.5% 5.2% 4.2% 

Wholesale Trade, Transportation & 
Warehousing 381 194 300 4.9% 3.1% 4.4% 

Retail Trade 1238 868 821 15.8% 13.8% 12.1% 

Information 361 230 230 4.6% 3.6% 3.4% 

Finance, Insurance & Real Estate 270 233 189 3.5% 3.7% 2.8% 

Professional & Technical Services 261 100 161 3.3% 1.6% 2.4% 

Management of Companies & Utilities 86 312 304 1.1% 4.9% 4.5% 

Administrative & Waste Services 181 184 317 2.3% 2.9% 4.7% 

Education, Health Care & Social 
Assistance 1219 826 846 15.6% 13.1% 12.5% 

Arts, Entertainment, Recreation & Other 73 107 99 0.9% 1.7% 1.5% 

Accommodation & Food Services 596 411 595 7.6% 6.5% 8.8% 

Other Private Services 673 795 917 8.6% 12.6% 13.5% 

Government 1350 1160 1175 17.3% 18.4% 17.4% 

Total 7815 6304 6768 100.0% 100.0% 100.0% 

Source: NYS Department of Labor, Quarterly Census of Employment and Wages 

Likely Growth in Employment, 2015-2025 

Trend analysis suggests that Peekskill’s share of the larger Westchester County economy will continue to 

decline in many major sectors over the next 10 years. With job growth forecasted for Westchester by 

Moody’s economy.com, the industry-specific shares of Peekskill jobs in Westchester employment were 

trended forward to 2025, projecting an overall modest rise to 7,410 jobs by 2025.  

Table 2. Projected Employment Levels of Peekskill by Industry, 2015-2025 

Industry 
Employment As % of Total 

2015 2020 2025 2015 2020 2025 

Construction 450 330 230 6.7% 4.7% 3.1% 

Manufacturing 240 160 80 3.6% 2.3% 1.1% 

Wholesale Trade, Transportation & 
Warehousing 340 400 400 5.1% 5.7% 5.4% 

Retail Trade 760 630 490 11.3% 9.0% 6.6% 

Information 220 180 110 3.3% 2.6% 1.5% 

Finance, Insurance & Real Estate 180 110 70 2.7% 1.6% 0.9% 
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Professional & Technical Services 170 240 320 2.5% 3.4% 4.3% 

Management of Companies & Utilities 250 240 230 3.7% 3.4% 3.1% 

Administrative & Waste Services 370 530 710 5.5% 7.5% 9.6% 

Education, Health Care & Social Assistance 840 870 920 12.5% 12.4% 12.4% 

Arts, Entertainment, Recreation & 
Unclassified 90 90 130 1.3% 1.3% 1.8% 

Accommodation & Food Services 590 800 1,040 8.8% 11.4% 14.0% 

Other Private Services 920 1,020 1,120 13.7% 14.5% 15.1% 

Government 1,280 1,420 1,560 19.1% 20.2% 21.1% 

Total 6,700 7,020 7,410 100.0% 100.0% 100.0% 

Source: Urbanomics based on Moody’s economy.com forecast for Westchester County. 

The Downtown Activity 

Peekskill’s Business Improvement District (BID) essentially comprises the Downtown, a roughly 

rectangular area depicted in the following map. The Downtown is strong in that it comprises about 40% 

of citywide employment. According to ESRI’s Business Summary, when Peekskill’s economy generated 

7,700 jobs in 2000, the Downtown contained fully 3,075 jobs in more than 300 establishments.   

The sectors most prevalent in the Downtown include Health Care, Construction, Retail Trade, 

Government, and Accommodations including Restaurants. Collectively, they provide 70% of Downtown 

employment opportunities. However, only Health Care and Accommodations & Food Services 

concentrate most of their citywide employment in the area, while Arts, Entertainment & Recreation, a 

small job generator, is disproportionately located Downtown. 

 
Should trends be a reasonable predictor of future job prospects, the Downtown will realize growth from 

Health Care, Accommodations & Food Services and Government, while Retail Trade, which has a major 
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stake in the Downtown, has a declining outlook. That suggests that efforts should be taken to encourage 

further concentration of Retail establishments Downtown. 

Gaps Analysis of Retail and Restaurant Activity 

The total value of Retail Trade and Food Services sales in Peekskill was estimated at $234 million in 

2014, by the ESRI Retail MarketPlace Profile. This compared to a demand, or retail sales potential, of 

$294 million, estimated by the market size and disposable income of the community. This data indicates 

that the demand, or retail sales potential, exceeds supply of retail sales by $60 million. This retail sales 

gap, if feasibly closed or met, suggests that the volume of retail and restaurant activity in Peekskill could 

effectively be 25% larger. 

However, a detailed look at the components of the imbalance suggests some difficulties. The gap, or 

outflow of community spending, was most prevalent in General Merchandise and Clothing stores, which 

accounted for $43 million of the purchasing loss. Other significant sectors that failed to fully capture the 

sales potential were Limited Service Eating Places, at $6.8 million; Electronic & Appliance stores, at $6 

million; Sporting Goods, Hobby, Book & Music stores, at $4.5 million; and Health & Personal Care stores, 

at $3.8 million. Store types that exceeded demand, or the market sales potential, were primarily Food & 

Beverage stores at $43.5 million. 

The most substantial retail sector that is underperforming in Peekskill is General Merchandise and 

Clothing stores, which essentially refers to stores that are typically found in major malls, where 

comparison good shopping predominates. Department stores, apparel shops, electronics and sporting 

goods stores like to congregate and provide shoppers with comparative offerings. Moreover, 

downtowns may not provide the auto access of major malls along state routes and interstates. 

Opportunities for enhancing convenience goods shopping in Peekskill are relatively limited. Only Health 

& Personal Care stores rank among the under-performing, while Food & Beverage stores dominate the 

few sectors that over-supply local demand. 

Thus, the potential for expanding retail activity in Peekskill and its Downtown is limited without further 

growth in population and resident buying power. 
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Source: ESRI Retail MarketPlace Profile, 2014 

Alternative Commercial Uses 

The complex of buildings at the former White Plains Linen site has suggested several alternative uses 

that complement the current downtown activity in Peekskill, including the growing artist and residential 

community. These uses include: 

 A small business incubator 

A small business incubator is designed to help early-stage and startup companies develop by providing 

services such as office space, internet access, management training, accounting skills, regulatory 

compliance and marketing assistance. They may also provide access to bank loans, public guarantees 

and other financial programs.  

According to the National Business Incubation Association, 37% of all incubators focus on technology 

businesses, while only 6% are comprised of service businesses and 3% serve manufacturing firms. The 

bulk are mixed-use, assisting a range of select clients that are drawn from multiple sectors of the 

economy.  

Most small business incubators are established by an organization or individual that assumes financial 

support for the program. Roughly a third are sponsored by academic institutions, another quarter by 

economic development organizations, one in every six by government entities, and the remainder by 

other types or hybrid organizations. 
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Successful incubators are simply not attracted to available space, but incubator developers undergo 

feasibility analysis to determine whether a market exists in a particular location, a sound financial base is 

there, and community support will be available. The presence of local entrepreneurship is a critical 

factor. Without such a startup initiative, a ready financial sponsor and the entrepreneurial demand for 

support, it is unlikely that an allocation of space on the former White Plains Linen site would be 

sufficient to launch a small business incubator. 

 A multi-purpose arts center 

A multi-purpose arts center is a cultural facility designed to serve artists and their local community 

through quality programming and education in several arts disciplines. In doing so, they provide a venue 

for on-going exhibitions or performances of emerging and established artists, and an opportunity for 

local awareness and economic support of local artists to improve in the community and region at large.  

According to the New York Multi-Arts Centers Consortium (NYMACC), many centers have emerged as 

“powerful catalysts” for the economic and cultural revitalization of communities and neglected areas. By 

providing resources and professional support through mentorship and training, teaching opportunities, 

studio space, information and funding, they enable local artists to develop their talents and reach 

broader markets. 

A statewide network of multi-arts centers exists and has facilitated their development as anchors for NY 

Main Street Grants, federal matching grants and State funding through cultural programs like the New 

York State Council on the Arts Decentralization Program. By providing professional development 

assistance, facilitating exchanges, and sponsoring collaborative partnerships, the NYMACC connects 

multi-arts centers to the information and skills required to deliver high quality arts programming. 

Peekskill has nurtured the growth of an artist community in several disciplines, and the Peekskill Arts 

Alliance has served as an effective organization for promoting a vibrant and diverse arts scene by well-

attended tours and events. The Historic Artist District contains the galleries, studios and shops that 

attract collectors and accomplished artists to the City. Over the years, low interest rates, tax incentives, 

grants for façade improvements and loans to renovate buildings have been offered to attract artists to 

buy and others to renovate buildings as live/work spaces. Affordable live/work lofts have been 

developed for artists pre-certified by the City of Peekskill. A multi-purpose arts center would 

complement these many initiatives and contribute to the economic benefits of cultural revitalization. 

 Neighborhood retail or office uses 

Neighborhood retail activity is defined by convenience goods shopping opportunities, or the presence of 

stores that sell everyday items such as food, beverages, newspapers, medical prescriptions, personal 

care items, gasoline and coffee shops. Neighborhood office uses consist of branch banks, real estate, 

medical and some personal professional offices like lawyers and tax accountants. Typically, these uses 

are located on the ground floor or street level of buildings and accessible from at grade entrances.  

Given the limited potential for retail growth in Peekskill without further gains in population or consumer 

buying power, any effort to attract neighborhood retail to the former White Plains Linen site would risk 

detracting from the Downtown. As demonstrated by the Gaps Analysis, only Health & Personal Care 

stores rank among the under-supplied, while Food & Beverage stores dominate the sectors that over-

supply local demand. 
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Neighborhood office uses are typically comprised of banks, other credit, investment and insurance 

agencies, real estate brokers, lawyers, tax preparers, computer services and medical offices. As 

previously noted, Peekskill’s office activities—including company management, administrative services, 

information, finance, insurance, real estate, and professional and technical services—do not dominate 

the economy, nor do they have much presence in the Downtown.  

Compared to such office activity in Westchester County, the average financial, real estate or 

professional service has only four employees in Peekskill, not as many as 10, as for the county overall, 

and the diversity of office types is much more restricted. Given the geographic scale of Peekskill, the 

benefits of concentration associated with office work, and the need to strengthen the City’s Downtown, 

it is not recommended that neighborhood office uses be attracted to the White Plains Linen complex. 

Demand for Residential Development 
Since Peekskill was incorporated as a City in 1940, the community has increased in population by 39%, 

adding 6,747 residents to reach a total population of 24,058 by 2014. As the only city in the northern 

portion of Westchester County, it retains a broader array of housing development and the distinct 

advantages of urban life. This analysis of residential demand will seek to determine whether a market 

exists for apartment or special needs housing—such as artist live/work—in the White Plains Linen 

complex.  

During the 1970s, Peekskill experienced a temporary loss of population marked by the City’s 

participation in the federally funded Urban Renewal Program as private housing was torn down to be 

replaced with subsidized apartment buildings and a downtown core area. At the close of the City’s 

Urban Renewal Program, a severe budget crisis in 1975 added further stress on the community and, by 

the decade’s end, Peekskill had lost 1,047 residents. This demographic change was not particularly 

unique to Peekskill as many other Westchester County communities experienced similar population 

losses during the 1970s.  

The following decades produced growth with the addition of 5,347 persons between 1980 and 2010, an 

average annual gain of 0.9%. This annual gain was relatively higher than Westchester County (+0.3%), 

Ossining (+0.7%), Port Chester and White Plains (both +0.6%). Since 2010, the population of Peekskill 

increased by 2.0%, adding 475 residents (See Chart 2). In this four year period, the City grew faster than 

the Town of Ossining (1.4%) and the Village of Port Chester (1.9%) but slower than White Plains (2.1%) 

and the County as a whole (2.5%).  
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Sources: U.S. Census Bureau, Decennial Census 1940 to 2010, American Community Survey 2014.  

Aside from the pace of overall growth, changes in the age structure of a community’s population affect 

its demand for new housing. Since 2010, Peekskill added 435 persons (12.3%) in the prime labor force 

ages of 35-44, often referred to “Generation X-ers,” or the “first home buying” age group. Among youth 

under age 18, the population has declined (-754 persons or -14.2%) while gains have been largely non-

existent among young adults aged 18-34 (Millennials who added +13 persons or +0.2%). Early Baby 

Boomers aged 55-64 have increased in number (+426 or +15.2%) along with seniors aged 65 or older 

(+391 or +14%), while late Baby Boomers aged 45-54 decreased in size by 260 persons or 7.3%.  

In comparison to the growth trend of the previous decade, which was marked by a decline in all persons 

aged 44 and younger, Peekskill appears to be becoming slightly more youthful, marked by a reversal 

from a decrease among persons of child-raising age (18-44) even as the decline in children intensifies. 

To a certain extent, it appears that seniors and early Baby Boomers are likely aging in place, though the 

recent rehabilitation of senior living residences such as Wesley Hall (2009) and the Peekskill Plaza 

Apartments (2006)—in addition to the development of the River Pointe at Drum Hill (2010) and Barham 

House (2011) which are both affordable senior residences—has likely attracted seniors from 

surrounding communities. Given the decline in children and the growth among persons aged 35-44, the 

City may well further establish itself as a destination for families without children long into the future.  

Table 3: Peekskill’s Population by Age Group, 2000-2013 

Count 

  2000 2010 
2011-

2013 

Change, 2000-2010 Change, 2010-2013 

Absolute Percent Absolute Percent 

Total 22,441 23,583 23,834 +1,142 +5.1% +251 +1.1% 

Under 18 5,471 5,293 4,539 -178 -3.3% -754 -14.2% 
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18-34 5,657 5,592 5,605 -65 -1.1% +13 +0.2% 

35-44 4,044 3,540 3,975 -504 -12.5% +435 +12.3% 

45-54 2,974 3,564 3,304 +590 +19.8% -260 -7.3% 

55-64 1,710 2,808 3,234 +1,098 +64.2% +426 +15.2% 

65+ 2,585 2,786 3,177 +201 +7.8% +391 +14.0% 

Percent Share 

  2000 2010 
2011-

2013 

Change, 2000-2010 Change, 2010-2013 

Absolute Percent Absolute Percent 

Total 100.0% 100.0% 100.0% +0.0% +0.0% +0.0% +0.0% 

Under 18 24.4% 22.4% 19.0% -1.9% -7.9% -3.4% -15.1% 

18-34 25.2% 23.7% 23.5% -1.5% -5.9% -0.2% -0.8% 

35-44 18.0% 15.0% 16.7% -3.0% -16.7% +1.7% +11.1% 

45-54 13.3% 15.1% 13.9% +1.9% +14.0% -1.3% -8.3% 

55-64 7.6% 11.9% 13.6% +4.3% +56.3% +1.7% +14.0% 

65+ 11.5% 11.8% 13.3% +0.3% +2.6% +1.5% +12.8% 

Sources: U.S. Census Bureau, 2000 & 2010 Decennial Censuses and ACS 2011-2013 3-Year Estimate. 

Changes in race-ethnicity explain some of the City’s demographic trends. Followed by a decade of rapid 

growth for the Hispanic/Latino population and decline for White and Black Non-Hispanics, a reversal of 

demographic trends has emerged since 2010, as Chart 5 shows. All race-ethnicity groups increased in 

number, with the exception of Hispanics which declined by 16.1%. Relatively speaking, Asian Non-

Hispanics experienced the strongest population growth (+19.9%), followed by White Non-Hispanics 

(+15.7%), Black-Hispanics (+3.1%) and non-Hispanic persons identifying with two or more racial 

categories (+1.5%).  

 
Sources: U.S. Census Bureau, 2010 Decennial Census & ACS 2011-2013 3-Year Estimate. 
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Household Formation 

From 2010 to 2013, Peekskill experienced a decline in the number of family households with children (-

510 households or -17.4%). The majority of this loss occurred among married households with children, 

while all other household types remained largely stable or were marginally growing. As Chart 6 shows 

among single-parent households with children, male householders increased by 34.1% (+93 households) 

and female householders decreased by 14.1% (-123 households) for a net loss of 30 households. Non-

family households, which include one or more individuals not related by birth, blood or marriage, 

remained largely unchanged, increasing by three households. Additionally, multi-generational grand-

family households, where grandparents live with grandchildren under age 18, also increased in number 

from 190 in 2010 to 328 in 2013. 

 
Sources: U.S. Census Bureau, 2000 & 2010 Decennial Censuses and ACS 2011-2013 3-Year Estimate. 

Although the City’s population increased by 251 persons from 2010 to 2013, the number of households 

fell by 34, for a loss of 0.4% that resulted in a rise in average household size from 2.60 to 2.62 persons. 

Given the decline in households with children under age 18, the growth in household size is likely 

attributable to adult children living with parents or other relatives such as aunts, uncles or grandparents. 

This is a trend that has expanded since the Great Recession.1 As shown in Chart 7, household growth 

patterns in the City were largely uneven, with a substantial decline in large households of five or more 

persons (-364 households) offset by growth among 3- and 4-person households (+102 and +297 

households, respectively). The drop in very large households is likely correlated with the loss of family 

households with children. 

                                                           
1 According to the Pew Research Center, the number of persons living in grand-family households across the nation 
has doubled since 1980 and has increased significantly in the aftermath of the Great Recession with substantial 
growth in the number of persons aged 25 to 34 and 65 and older. Source: R. Fry, K. Parker, J. Passel and M. Rohal. 
“Young Adults Drive Continuing Rise in Multi-generational Living.” 17 July 2014. Pew Research Center. 
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Sources: U.S. Census Bureau, 2010 Decennial Census & ACS 2011-2013 3-Year Estimate. 

Income & Affordability 

Since the onset of this century, the income distribution in Peekskill has shifted. Fewer households are 

now in the lower income categories under $100,000 income annually, and more are in the higher 

income categories over $100,000 income annually, as Chart 8 shows. Moreover, the extreme ends of the 

income distribution have shown the greatest change over the past 14 years. The share of Peekskill 

households earning more than $150,000 increased from 4.5% to 11.1%, a gain of 6.6 percentage points 

or 613 households, while those earning less than $50,000 fell from 52% to 45.9%, a loss of 6.1 

percentage points or 378 households.2  

                                                           
2 It should be noted that the Census Bureau measurement of money income does not reflect income-producing 
investments such as stocks, bonds, or income from rental property which could elevate the upper income bracket 
affluence. 
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Note: (*) Unadjusted for inflation. 
Source: U.S. Census Bureau, 2000 SF3 and American Community Survey 2010 & 2013 3-Year Estimates. 

Despite improvement in the distribution of households by income bracket, the median or mid-point 

income of Peekskill households remains quite low at $58,226 in 2013, below that of all City households 

at $59,123 in 2009. And because the Census Bureau’s income trends do not consider the effects of 

inflation over time, the more accurate measure of a community’s increase in buying power is the 

inflation-adjusted median household income.  

According to the Bureau of Labor Statistics, consumer price inflation rose 45.1% in the New York-

Northern New Jersey-Long Island area between 1999 and 2013. Over the same time period, Peekskill’s 

unadjusted median household income increased by only 23.4%. Adjusted for inflation, the City’s median 

household income fell by 15.1% or $10,229 from 1999 to 2013. Clearly, Peekskill’s growing underclass 

and its stagnant wages have not kept pace with the rising costs of goods and services, especially since 

2009. These trends are reflected in a rising tide of cost burdened households, as discussed below.  
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Sources: US Census Bureau, 2000 SF3, American Community Survey 2010 and 2013 5-Year Estimates. 

Even as home sales prices and gross rent have declined following the collapse of the housing bubble in 

2008, housing affordability continues to remain a serious concern. According to the Census Bureau’s 

2009-2013 American Community Survey, 4,788 Peekskill households, or 51.6% spent more than 30% of 

their income on housing costs such as mortgage or rent payments and utility bills. As shown in Chart 9, 

this indicator of housing cost burdened households is down from 53.8% of all households in 2010 but 

still well above 2000 levels where 39.1% of Peekskill households were cost-burdened.  

Renter households, which tend to be lower-income, are generally more susceptible to rising property 

values associated with neighborhood economic transformations, such as gentrification. In Peekskill, 

renters are no exception. Even as the share of cost-burdened owner-occupied households fell by 5.5 

percentage points from 2010 to 2013, cost-burdened renter households increased by 1.3 percentage 

points from 59.7 to 61%, well above the share of cost-burdened households for the City as a whole. 

In fact, low-income households with earnings of less than $50,000 are most likely to pay the largest 

share of their income on housing. Over the last decade, as Chart 10 shows, the number of low-income 

earners facing a housing cost burden increased from 2,471 (33.2% of all households in Peekskill) to 3,066 

(35.2%) in 2010, followed by a further rise to 3,327 (35.9%) in 2013.  

Cost-burdened middle income households, earning $50,000 to $99,999 a year, now account for roughly 

one out of four cost-burdened households in Peekskill. As a share of total households, their numbers fell 

from 14.2 to 12.5% from 2010 to 2013, likely a result of improved wages. Similarly, cost-burdened high-

income households earning $100,000 or more also decreased in absolute and relative terms, dropping 

from 4.4% of households in 2010 to 3.3% in 2013. Given these trends, it seems apparent that the effects 

of the recession, especially on wage stagnation, have continued to destabilize low-income households in 

Peekskill, resulting in their rise of cost-burdened households. 
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Sources: US Census Bureau, 2000 SF3, American Community Survey 2010 and 2013 5-Year Estimates. 

Housing Supply 

Peekskill has experienced somewhat of a renaissance of development in the last decade, as the number 

of housing units has increased from 9,053 in 2000, to 9,709 in 2010 and 9,799 by 2013, growth of 746 

units, or 8.2%. Over the latter part of this period, as Table 4 shows, construction of new housing units 

kept up with the pace of City population growth, resulting in virtually no increase in the ratio of persons 

per housing unit from 2010 to 2013. 

Table 4: Housing Supply 

  2000 2010 2011-13 
Change, 2010-2013 

Absolute Percent 

Housing Units 9,053 9,709 9,799 +90 +0.9% 

Population 22,441 23,583 23,834 +251 +1.1% 

Persons per Unit 2.48 2.43 2.43 +0.0 0.1% 

Sources: U.S. Census Bureau, 2000 & 2010 Decennial Censuses and ACS 2011-2013 3-Year Estimate. 

During the housing boom of the early 2000s, Peekskill added several hundred single-family homes and 

over 200 multi-family units in buildings with five or more units (Table 5). By 2006, this growth had 

slowed dramatically, with Peekskill adding just 10 units that year, down from 177 new units in 2005. 

Since then, the City has added just a few additional housing units, notably a single 86 unit project in 

2008. Over the period from 2010 to 2014, only one duplex building and seven single-family homes were 

developed. 

Table 5: Residential Building Permits, 2000-2014 

Year 

Single- 

Family 

Two- 

Family 

Three- & 

Four-Family 

Five- or 

More Family Total 

2000 30 0 0 87 117 

33.2%

5.3%

0.5%

35.2%

14.2%

4.4%

35.9%

12.5%

3.3%

0% 5% 10% 15% 20% 25% 30% 35% 40%

LESS THAN $50,000

$50,000 TO $99,999

$100,000 OR MORE

Chart 10. Cost Burdened Households by Income Bracket as a 
Share of Total Households in Peekskill, 2000-2013
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White Plains Linen Feasibility Study 
Market Analysis  16 

2001 29 0 0 68 97 

2002 185 0 0 0 185 

2003 147 0 0 10 157 

2004 155 0 0 20 175 

2005 147 0 0 30 177 

2006 10 0 0 0 10 

2007 5 0 0 0 5 

2008 11 0 0 86 97 

2009 1 0 0 0 1 

2010 0 0 0 0 0 

2011 4 0 0 0 4 

2012 3 2 0 0 5 

2013 0 0 0 0 0 

2014 0 0 0 0 0 

 2000-2010  720 0 0 301 1,021 

 2010-2014  7 2 0 0 9 

Source: U.S. Census Bureau, Building Permit Survey 2000-2014. 

The gain in housing units from 2000 to 2013 was coupled with growth among vacant housing units, 

which increased from 3.9% in 2000 to 6.7% in 2010 and 8.6% in 2013. As the City increased in popularity 

among visitors, the number of seasonal, recreational or occasional use homes climbed from 37 in 2010 

to 116 in 2013, a gain of 213.5% (Table 6). However, nearly four times as many of these seasonal vacant 

units are available for sale or rent.  

Table 6: Vacancy Status, 2000-2013 

  

  

Count Change, 2010-2013 

2000 2010 2009-2013 Absolute Percent 

 Total vacant units  357 649 838 +189 +29.1% 

 For rent  136 332 211 -121 -36.4% 

 For sale only  72 88 197 +109 +123.9% 

 Rented or sold, not occupied  32 31 14 -17 -54.8% 

 For seasonal, recreational, or occasional use  35 37 116 +79 +213.5% 

 For migrant workers  2 0 0 0 0.0% 

 Other vacant  80 161 300 +139 +86.3% 
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Sources: U.S. Census Bureau, 2000 & 2010 Decennial Censuses and ACS 2011-2013 3-Year Estimate. 

Chart 11 illustrates the change in homeowner and renter vacancy rates since 2010, showing that both 

the owner and renter housing markets are currently healthy with vacancy rates below 5%, a general 

indicator of sufficient supply and demand. In the recent past, both the homeowner and renter vacancy 

rates have topped 6%. As of 2013, the homeowner market remains tight with just under 200 units for 

sale, or 2.4% of all ownership units. The renter housing market currently has an adequate supply of 

rental units available at 4.8%, but could exceed normal levels as new developments enter the market.  

 
Sources: US Census Bureau, American Community Survey 2010-2013 3-Year Estimates. 

Housing Demand 

Since 2000, owner occupancy increased as a share of total housing units from 46.5% to a peak of 54.1% 

in 2010, then fell back to 52.4% in 2013. By age of householder, demand for rental housing remains 

strongest among those aged 35-54 (21.2% of all households) while owner occupancy is most prevalent 

among those aged 55 or older (29.3% of all households).  

Over the period from 2010 to 2013, as Table 7 shows, the demand for housing declined sharply among 

householders aged 15-34, as the Millennials departed Peekskill in large numbers. In this age group, 

homeowners have decreased in number at a relatively greater rate (-23.4%) compared with renters (-

16%). Among Generation X-ers aged 35-54, ownership decreased by 19.4% while growth occurred 

among renter householders (+8.4%). For householders aged 55 or older, growth resulted regardless of 

tenure. These trends suggest that younger householders may prefer renter occupancy in Peekskill, while 

older households may not have strict tenure preferences. Younger households may feel averse to 

homeownership given the low cost of renting, the recent decline in property values, and difficulty in 

obtaining mortgage financing. 

Table 7: Housing Units by Tenure and Age of Householder, 2000-2013 

  2000 2010 2011-2013 
Change, 2010-2013 

Absolute Percent 

4.9%

6.1%

3.4%

2.4%

5.5%

4.2%

6.1%

4.8%
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Chart 11. Homeowner and Renter Housing Vacancy 
Rates in Peekskill, 2010-2023

Homeowner Renter
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Total: 8,696 9,060 9,026 -34 -0.4% 

Owner occupied:     4,044        4,899        4,728  -171 -3.5% 

15-34       481          471          361  -110 -23.4% 

35-54     1,981        2,140        1,725  -415 -19.4% 

55+     1,582        2,288        2,642  +354 +15.5% 

Renter occupied:     4,652        4,161        4,298  +137 +3.3% 

15-34     1,484        1,077          905  -172 -16.0% 

35-54     1,980        1,768        1,917  +149 +8.4% 

55+     1,188        1,316        1,476  +160 +12.2% 

Sources: U.S. Census Bureau, 2000 & 2010 Decennial Censuses and ACS 2011-2013 3-Year Estimate. 

Units in Structure 

As of 2013, the majority (57.4%) of housing units in Peekskill are in the form of multi-family housing with 

two or more units (Chart 10). Of the remaining units, 16% are townhouse units or single-family attached 

units, while 26.6% are single-family detached units. Nearly one out of six of the City’s housing units 

(17%) are located in buildings with 20 or more units, one out of 20 (4.7%) in buildings with 10 to 19 

units, and just over one out of four (27.7%) in buildings with two to nine units.  

Chart 12: Units in Structure in Peekskill, 2000 and 2013 

  
Sources: US Census Bureau, 2000 SF3 and American Community Survey 2013 3-Year Estimate. 

Compared with 2000, the City experienced an increase in the share of townhomes (+5.5% points) and 

units in buildings with 5-9 units (+3.4% points) and 10-19 units (+1.4% points). Although there was no 

decline in the number of single family detached homes, its share fell by 2.2 percentage points as other 
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structure types added dwelling units. Additionally, units in duplex buildings decreased in share by 4.8 

percentage points and high rises with 50 or more units fell by 3 percentage points. 

Single Family Home Sales 

According to Houlihan Lawrence, Westchester County’s largest real estate brokerage, the median sales 

price for single-family homes in Peekskill peaked at $365,000 in 2006, the height of the housing boom 

(Chart 11). By 2013, the median had fallen by 37%, bottoming out at $230,000. In the last two years, 

sales prices have been recovering, increasing by 15.7% to $266,000 by July 2015. Despite recent gains, it 

will likely be many years before sales prices return to pre-recession levels. 

 
Notes: Annual sales are based on a 12-month cycle from June to July. Median sales price is based on the calendar 

year through 7/31/2015. Source: Houlihan Lawrence, July 2015 Peekskill Market Report. 

During the period from 2006 to 2010, the number of annual home sales fell by more than half from a 

peak of 103 sales in Peekskill to a low of just 46 sales. Since then, yearly sales have steadily risen, 

growing by 76.1% from July 2010 to July 2015. In terms of the number of annual sales, the housing 

market has largely recovered from the 2007-2008 housing market crash, reaching 2007 levels by 2015.  

Gross Rent 

According to the Census Bureau’s American Community Survey, unadjusted median gross rent (including 

contract rent and utility service expenses) fell sharply in Peekskill from 2008 to 2010 but has since 

recovered somewhat, reaching 2007 levels in 2013 (Chart 12). Adjusted for inflation, evidence of a 

recovery is lacking, with median rental rates of $1,237 in 2013, just $3 above the low of $1,234 in 2010.  
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Sources: US Census Bureau, American Community Survey 2007-2013 3-Year Estimates. 

Both the recent stabilization of rents and the strong gain in single-family home sales are signs of growing 

demand for housing, which can be attributed to the revitalization of Peekskill’s downtown and 

Restaurant Row, both of which have become increasingly popular destinations for Northern 

Westchester County residents. Further evidence of the City’s revitalization can be seen in recent 

development proposals, including an inn and spa, three luxury apartment buildings, 22 affordable 

townhomes, a luxury rental apartment building on Central Avenue, and a luxury apartment building near 

the Crossroads Shopping Center.3 

Available Housing Inventory 

As of August 2015, Peekskill’s available housing inventory amounted to 208 unique residential listings, as 

reported by major national and regional real estate brokerage websites including Realtor.com, Berkshire 

Hathaway HomeServices, Weichert, and Houlihan Lawrence. Of this total, 180 listings consisted of single 

family, condominium and apartment units for sale or rent, while 28 listings were rental buildings for sale 

with 77 existing units. Because the occupancy status of these units is unknown, rental buildings for sale 

are not included in this analysis.  

The 157 units for sale and 23 units for rent are depicted in Tables 8 and 9 by average cost, square 

footage (SF) of unit, and cost per square foot ($/SF), given a range of building types and bedroom 

configurations. While the average cost was strongly dependent on the number of bedrooms in a housing 

unit, the cost per square foot varied depending on other factors including location, building condition, 

amenities and size.  

Among the 157 units listed for sale, 72 were single family homes and 85 were condominiums. Listing 

prices ranged from $32,000 to $999,999, with a median and average cost of $229,000 and $235,823, 

                                                           
3 Rick Pezzullo, Apr 28 2015. Peekskill Mayor Delivers Upbeat State of the City Address. The Examiner. Available at: 
http://www.theexaminernews.com/peekskill-mayor-delivers-upbeat-state-of-the-city-address. 

$1,226 

$1,293 

$1,194 
$1,175 

$1,192 

$1,225 
$1,237 

$1,377 
$1,399 

$1,297 

$1,255 
$1,234 $1,243 $1,237 

2007 2008 2009 2010 2011 2012 2013

Chart 14. Median Gross Rent in Peekskill, 2007-2013

Median Gross Rent (Unadjusted) Median Gross Rent (2013$)



 

White Plains Linen Feasibility Study 
Market Analysis  21 

respectively. A range of unit sizes were available, from 436 SF studio condos to 10,474 SF homes with six 

bedrooms. The average cost per SF was $152.24.  

Table 8: Housing Units for Sale in Peekskill by Type, Unit Size and Cost 

Type Bedrooms Count Average Cost 
Average 

SF Cost/SF 

Single Family 

2 BDR 7 $    210,160 1,157 $     181.64 

3 BDR 39 $    254,476 1,681 $     151.38 

4 BDR 20 $    319,166 2,139 $     149.21 

5 BDR 4 $    323,475 2,634 $     122.81 

6 BDR 2 $    594,340 6,217 $      95.60 

Condo 

Studio 10 $     56,460 550 $     102.65 

1 BDR 19 $    103,111 816 $     126.36 

2 BDR 47 $    244,121 1,387 $     176.01 

3 BDR 9 $    307,255 2,077 $     147.93 

Total for Sale 

Studio 10 $     56,460 550 $     102.65 

1 BDR 19 $    103,111 816 $     126.36 

2 BDR 54 $    239,719 1,357 $     176.63 

3 BDR 48 $    264,372 1,755 $     150.62 

4 BDR 20 $    319,166 2,139 $     149.21 

5 BDR 3 $    323,475 2,634 $     122.81 

6 BDR 2 $    594,340 6,217 $      95.60 

All 157 $    235,823 1,549 $     152.24 

Sources: Berkshire Hathaway Home Services, Houlihan Lawrence, CoStar Group, National Association of Realtors, 

Sotheby's International Realty, Weichert, and Trulia. 

There were 72 single-family homes on the market in August 2015 with an average cost of $281,411 and 

area of 1,926 square feet. The majority of the units were three-bedroom homes (39), followed by four-

bedroom homes (20), two-bedroom homes (7), five-bedroom homes (4) and six-bedroom homes (2). By 

cost per foot, the homes with the fewest number of bedrooms or smallest area were most expensive 

while the largest homes with the most number of bedrooms were cheapest.  

A total of 85 condominium units were on the market in August 2015 including 10 studio units, 19 one-

bedroom units, 47 two-bedroom units and nine three-bedroom units. Like single-family homes, two-

bedroom units were the most expensive form of condo ownership on a square-footage basis. Smaller-

sized units such as studio and one-bedroom units were significantly cheaper. On average, asking prices 

for condo units were 30% lower than single-family units with an average asking price of $197,208. By 

square footage, condo units were on average 36% smaller (1,234 SF) with a 10% higher cost per SF 

($159.82 vs. $144.77). 

Table 9: Housing Units for Rent in Peekskill by Type, Unit Size and Area 

Type Bedrooms Count Average Cost 
Average 

SF Cost/SF 

Single Family 
2 BDR 3  $      1,817  1,117  $       1.63  

3 BDR 2  $      2,600  2,127  $       1.22  
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Condo 2 BDR 2  $      2,125  1,258  $       1.69  

Apartment 

Studio 3  $      1,323  602  $       2.20  

1 BDR 7  $      1,387  769  $       1.80  

2 BDR 3  $      1,933  971  $       1.99  

3 BDR 3  $      3,100  2605  $       1.19  

Total for Rent 

Studio 3  $      1,323  602   $       2.20  

1 BDR 7  $      1,387  769   $       1.80  

2 BDR 8  $      1,938  1,098  $       1.77  

3 BDR 5  $      2,900  2,414  $       1.20  

All 23  $      1,899  1,219  $       1.56  

Sources: Berkshire Hathaway Home Services, Houlihan Lawrence, CoStar Group, National Association of 

Realtors, Sotheby's International Realty, Weichert and Trulia. 

Compared with the large number of listings for sale, there were relatively few active rental listings (23) 

with an average contract rent of $1,899 and median rent of $1,675. Rents ranged from $1,050 for an 

880 SF one-bedroom apartment to $3,500 for a 2,714 SF three-bedroom unit. Per square foot, studio 

apartments were most expensive at $2.20, followed by one-bedrooms ($1.80), two-bedrooms ($1.77) 

and three-bedrooms ($1.20).  

Rental homes were generally smaller, with fewer bedrooms, than housing available for sale. Single-

family rental units were available with two- and three-bedrooms, ranging in price from $1,450 per 

month for a 1,000 SF two-bedroom home to $3,200 for a 2,400 SF three-bedroom home. Just two condo 

rental units were available, both of them two-bedroom units with an average contract rent of $2,125 or 

$1.69 per SF.  

Rental apartments comprise nearly 70% of all rental listings. They offered bedroom configurations 

ranging from studio to three-bedroom units. Nonetheless, these listings amounted to only 16 

apartments currently available for lease in the entire City, and 13 of these units were under 1,000 SF.  

Rent on both studio and one-bedroom apartments started at $1,175 per month for units that averaged 

550 SF in size. Two-bedroom units were $500 more expensive, starting at $1,675 per month, while 

three-bedroom units jumped sharply in rent, ranging from $2,600 to $3,500 per month. Compared with 

single-family rentals, available three-bedroom apartments were larger but only slightly more affordable 

at $1.19 per square foot. Two-bedroom apartment rentals were far less competitive than condos and 

single family homes on the market, being both smaller and more costly per SF. 

Special Housing Needs 

 Artist Live/Work Housing  

In response to a loss of 5.4% of the City’s population during the 1980s and increased commercial 

vacancies in the Downtown, the City’s Common Council responded in 1991 with policies to incentivize 

the establishment of artist studios and galleries in the downtown area. That year, an Artist Live/Work 

District was approved in the Historic and Central Commercial C-2 Zone, thereby permitting on a limited 

basis live/work use rights to certain certified artists in accessory living spaces. In addition to the change 

of uses allowed in the C-2 zoning district, economic development incentives were provided in the form 
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of grants, façade improvements and loans available to downtown property owners in exchange for 

providing live/work spaces to certified artists.  

After nearly 25 years, Peekskill has attracted roughly 100 artists, the majority of whom live in 90 lofts 

located above ground floor retail and commercial businesses. According to the City’s Artist Live/Work 

District Resource Guides from 2009 to 2011, loft buildings typically contain one to four loft spaces 

ranging in size from 800 to 2,000 square feet with monthly contract rents from $850 to $3,000 plus 

utility fees. The average rent was $1,350 or $1.60 per square foot, just below the current market rate for 

all rental apartments ($1.61 per SF). 

Although most artist housing is scattered throughout the Downtown, one large complex exists and 

another is in the planning stages. In 2002, a 28-unit, three-building limited cooperative complex, the 

Peekskill Arts Lofts, was constructed specifically for artists, using grants provided by the New York State 

Division of Housing and Community Renewal ($3.7 million), Westchester County and HUD ($875,000 in 

infrastructure funds), and private bank financing ($2.2 million). More recently, “The Lofts on Main,” a 

74-unit mixed-use project, has been proposed, which is expected to provide 50 units of artist live/work 

lofts and 24 market-rate apartments over ground floor retail space. The Lofts on Main has been 

approved for construction.  

In 2013, the Peekskill Downtown Business Improvement District (BID) made a formal request to the City 

to reform the Artist Live/Work District zoning regulations in order to increase residential densities in the 

Downtown. This request was based on the rationale that the existing artist community was not 

populous or diverse enough to support additional retail and commercial development. Two years later 

the Common Council adopted a resolution effective September 14, 2015, ruling that artist loft space 

vacant for a period of two months or longer will be eligible for conversion to non-artist residential space 

with a maximum leasing period of two years. In addition, live/work artist lofts are allowed in WF-2 and 

were recently added to C-3 zoning district. 

 Affordable Housing 

The City of Peekskill is home to 845 units of affordable housing located in 10 residential developments. 

More than half of these units (440) were constructed in 2000 or later. The majority of rental units are 

available for seniors or families. Colonial Ridge, a 14-unit development built in 1997, is the City’s only 

owner-occupied affordable housing development. The remaining 381 units were built during the 1950s 

and 1970s, including Bohlmann Towers (144 units), Dunbar Heights (96 units), and Turnkey Housing (33 

units), all owned and administered by the Peekskill Housing Authority. 

Conclusions 
Based on the findings of this market analysis, residential development is considered to be a viable 

redevelopment use for the former White Plains Linen site given the City’s growth in population, the 

sheer lack of housing development since 2008, and the current low vacancies in rental apartment units, 

a use for which the complex is well suited. Should viable options be available for financing inclusionary 

affordable housing that would meet the growing needs of cost-burdened households, a share of such 

units would be marketable. Regarding the inclusion of artist live/work loft space, this housing 

component would be more feasible if paired with the development of a multi-purpose cultural center on 

the former White Plains Linen site. Given the recent request by the Peekskill Downtown BID to soften 
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the requirements for live/work artist lofts, a more viable strategy on the former White Plains Linen site 

may be to provide loft-style units without including restrictions on the occupation of potential tenants.  

The market analysis finds less demand for most non-residential uses. Operation of a small business 

incubator would be challenging without a clear institutional or financial sponsor. There is some demand 

in Peekskill for neighborhood retail/office; however existing vacancies in the Downtown indicate a need 

for a strengthened retail market in the City’s core before adding additional retail square footage on the 

fringe of Downtown. A multi-purpose arts center would be a potentially successful use on the site, given 

Peekskill’s growing artist community, culture of artist lofts, the presence of a possible local operator 

such as Embark Peekskill, and the site’s location as a gateway to the downtown. Despite these assets, a 

multi-purpose arts center on the former White Plains Linen site would require an outside source of 

funding to be financially sustainable. This hurdle could be overcome through a partnership with an 

interested development group or foundation, or possible state or federal funding. 


