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 LAND USE, ZONING AND TRANSPORTATION 

ANALYSIS 

1.1 HISTORIC, PLANNING AND ENVIRONMENTAL ANALYSIS 

A. 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, Figure 5, Figure 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.  
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Figure 1: Regional Map
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Figure 2: City of Peekskill
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Figure 3: Neighborhood Context
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Figure 4: Site Context
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Figure 5: Site Map
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Figure 6: Site Map Aerial
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B. 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 
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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.  

C. 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. 

D. 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, 



 Section 1: Land Use, Zoning and Transportation Analysis  

 

X  

 FORMER WHITE PLAINS LINEN COMPLEX FEASIBILITY STUDY 22 

 

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.  

  

Historic Buildings on the Former White Plains Linen Site 

E. 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 
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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 7: Land Use Map
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1.2 ZONING CONTEXT AND AS-OF-RIGHT ZONING ANALYSIS 

A. 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 in certain locations) 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; 
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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.  

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. 
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Table 1: City of Peekskill Schedule of Dimensional Requirements 

District/Use 

Maximum Dimensional Requirements Minimum Dimensional Requirements 

Floor 

Area 

Ratio 

Building Height 

Cover-

age 
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 resi-

dence district boundary, no building shall 

be erected within 30' of such boundary 

 

Table 2: City of Peekskill Schedule of Dimensional Requirements (continued) 

District / 

Use 

Maximum Dimensional Requirements Minimum Dimensional Requirements 

FAR 

Building Height 

Cov-

er-

age 

Lot 

Area 

Lot Area 

per Dwell-

ing Unit 

(square 

feet) 

Recrea-

tion / 

Open 

Space 

per Bed-

room 

(square 

feet) 

Fron

tage 
Depth 

Yards 

Set-

backs 

Residential Dwell-

ing 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'  

(bonus 

up to 

55') 

90% 

10,000

—

20,000 

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 resi-

dence 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'  

(bonus 

up to 

103') 

90% 
20,000 

+ 
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 resi-

dence 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.  



 Section 1: Land Use, Zoning and Transportation Analysis  

 

X  

 FORMER WHITE PLAINS LINEN COMPLEX FEASIBILITY STUDY 29 

 

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, 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 Com-

mon Council: one point. 
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5. Construct the majority of the parking required for the mixed-use residential building under-

ground: two points. 

6. Commission the building for energy efficiency under the NYSERDA New Construction Pro-

gram: two points. 

7. Commit to purchase 100% renewable energy for nontenant electricity needs (through ven-

dors 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. 

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 geother-

mal 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 Peek-

skill for an amount of labor equivalent to 10% of the value of the entire project (must be veri-

fiable 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 pro-

jected 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 base-

line HVAC demand and are consistent with the design guidelines and height limitations de-

scribed above: six points. 

16. Contract with a business or businesses that have their primary location in the City of Peek-

skill for an amount of labor equivalent to 30% of the value of the entire project. Must be veri-

fiable 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 cover-

age for Peekskill and prove, to the satisfaction of the Common Council, that it will perma-

nently increase tourism and/or business-related visits to Peekskill: 10 points. 
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B. 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 (Table 3).  

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 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.  
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Table 3: 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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1.3 TRANSPORTATION AND PARKING CONDITIONS 

A. 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 

8shows 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.  
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B. 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 4 shows a summary of these crashes by intersection, severity, and pedestrian 

involvement. None of the crashes involved fatalities or bicycles.  

Table 4: 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 

C. 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 9shows 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. 
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Metro-North provides regional service along the Hudson River corridor between New York City and 

Poughkeepsie. 
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Figure 8: Roadway Characteristics
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Figure 9: Neighborhood Bus Routes and Quarter-Mile Walking Shed
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 SITE REUSE FEASIBILITY SURVEY 

2.1 ASSESSMENT OF PHYSICAL BUILDING CHARACTERISTICS 

In this task, Stephen Tilly, Architect (STA) assesses the condition of the existing buildings on the 

White Plains Linen site, including their structural integrity and suitability for adaptive reuse. In 

evaluating the potential for reuse of the current buildings, STA assesses the historic value of the 

existing buildings and the required actions and costs of bringing them up to contemporary 

standards of safety and environmental efficiency for various potential uses. 

A. Existing Buildings 

As identified in BFJ’s Phase 1 Analysis, the former White Plains Linen site consists of six vacant 

buildings on 46,878 square feet of land (Figure 10). Five of the buildings were formerly used by 

White Plains Linen to clean and distribute linens to restaurants, hotels and catering facilities 

throughout the New York City metropolitan area. Located between these buildings is the City’s 

obsolete firehouse (#4 on Figure 10), which is anticipated to be decommissioned within the next 

two years.  
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Figure 10: Former White Plains Linen Site: Existing Buildings

White Plains Linen Feasibility Study – Stakeholder Workshop #2 – November 18, 2015
10

N Division St
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Building 1 – 418 N. Division St. 

Existing Conditions 

The building at the corner of North Division Street and Constant Avenue was apparently originally 

built for office use and later integrated in the White Plains Linen complex through a structure with 

a double loading dock that connects it to Buildings 2 and 6. Building 1 is a one-story steel frame 

structure with masonry walls and a concrete slab on grade. Lightweight steel trusses frame a 

Mansard style roof. 

The building appears to be in structurally sound condition. As in the other buildings occupied by 

White Plains Linen, remnants of steel conveyor tracks under the ceiling and their supporting posts 

and hangers are apparent. The roof trusses span the whole width of the building. 

Adaptive Reuse Options 

The relatively clear open internal space would enable flexible floor plans for a reuse by 

institutional, medical, agency or office uses. The attached loading docks could be left in place to 

serve new uses. The relatively cost-efficient re-establishment of former or new uses would require 

an energy retrofit at least, as well as new roofing and reinstallation of plumbing, mechanical and 

electrical systems. We estimate this full upgrade of the shell at $60/sf, or $300,000. The 

appearance could be changed dramatically by reworking the roof and mansard into something 

more contemporary. The building cannot sustain a second-floor addition, however, without 

extensive new columns being added. 

Recommendations 

The highest and best use for this property is housing. There is little affection for the structure in 

the neighborhood. The building has little architectural value other than as generic open one-story 

space. It has no historical value, and BFJ’s market analysis has concluded there is little or no 

market for retail or office uses in the neighborhood. 

Units could be built on the upper floors of a new structure over lobby, community space and 

parking at grade level. The adjacent neighborhood consists for the most part of two- to three-story 

buildings. A new building with three stories plus a possible fourth-story penthouse level would be 

consistent with that context. The new structure could cover the same footprint as the existing 

building (approximately 5,000 sf), yielding roughly 8 units, or could be expanded to include part 

of the existing open space between Buildings 1 and 2. Depending on footprint and unit size, the 

new building could house up to a maximum of 20 units. 

The adaptive reuse of the existing building at a minimal level could be an interim solution if an 

investor wanted to postpone construction on this corner of the property in favor of more needed 

and profitable restorations and investments in Buildings 2 and 5. 
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Building 1 – 418 N. Division St. from Northwest        Building 1 from Northwest 

     
Building 1 “McDonalds” Mansard Roof              Building 1 Loading Docks 

  

Building 1 Interior 
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Building 2 – 691 Constant Ave. 

Existing Conditions 

Built originally as a dairy, this building on Constant Avenue is the oldest remaining structure on 

the property and is a building of historical significance. It is first shown on a map from 1911 that 

includes an illustration (see image below) with a different roofline than today’s building. Building 

2 (which has a footprint of approximately 5,500 sf) is a solid two-story stone building with 

substantial original wooden roof trusses that span the whole width of the upper floor. The lower 

level occupies about 3,000 sf in the front of the building; the floor above consists of steel beams 

and barrel vaults. The grade level rises significantly from the front to the rear of the building, 

allowing direct access to the upper level from the open space at the east and from the yard in the 

south (accessible through the driveway between Buildings 4 and 5). 

White Plains Linen used the front part of the upper floor (above the lower level area) for offices; 

the rear part was integrated in the commercial processing sequence and is connected to Buildings 

1 and 5 through several additions (Building 6). Remnants of the conveyor system are still in place. 

Unfortunately, parts of the historic east and south stone walls have been removed to 

accommodate these connecting structures. The structure of Building 2 (walls, roof, floor) is 

generally in sound condition despite several large cracks in the exterior walls that have been filled, 

likely more than a decade ago. Since it appears that no new cracks have developed since then, 

we are assuming that the cause of these cracks is no longer active. This condition requires close 

investigation not part of this study but would be a minor factor to deal with in the course of an 

adaptive reuse campaign. 

Adaptive Reuse Options 

The non-historic partitions for the office spaces on the upper level are non-bearing and can be 

easily removed; the wide spanning roof trusses allow flexible floor plans for future recommended 

apartment uses. After the connecting structures have been removed, the missing parts of the 

exterior walls will have to be rebuilt. All windows and doors need replacement (some window 

openings have to be re-established) and the plumbing, mechanical and electrical systems require 

an overhaul. We estimate that the costs for these interventions and the construction of 

apartments would average at $150/sf, adding to $1,275,000, and an estimated $200,000 to 

restore the façade to its original condition. 
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691 Constant Ave circa 1911 

Recommendations 

Every possible effort should be made to retain and restore this historic building, which it appears 

could be accomplished within a reasonable budget. Housing is the preferred use. The upper level 

can easily accommodate 4 generous apartments, each of them larger than 1000 sf, with the rear 

units with entrances at grade. A division into a greater number of smaller apartments is possible, 

if additional on-site parking can be provided.  

The lower level may provide 2 or 3 apartments. Because of the lack of available daylight, additional 

apartments cannot be planned for the rear of this level. The downstairs spaces with their attractive 

high vaulted ceilings are also inviting for common space amenities or low-impact commercial uses 

such as restaurants, if a market developed for non-residential uses.  

 

   

Building 2 – 691 Constant Ave.          Building 2 Roof Trusses 
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Building 2 from Northwest          Building 2 Lower Level Interior 
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Building 3 – 427 Highland Ave. 

Existing Conditions 

The structure on the corner of Highland Avenue and Constant Avenue is a one-story industrial 

building with masonry bearing walls. The building was identified as owned by the Peekskill Motor 

Bus Corporation (likely a “car barn” and repair shop for their vehicles) on a map from 1927. It 

housed several additional commercial enterprises, including a metal shop, until it was included 

into the former White Plains Linen complex to accommodate large washing and ironing machines.  

After the removal of these machines, the 7,000+ sf hall appears as one big open space, with only 

a few non-bearing partitions including bathrooms. The 70-foot-long wooden roof trusses span the 

whole width of the building and bear on masonry piers along the north and south walls. Currently, 

each truss is supported by two steel posts. These were presumably installed by White Plains Linen 

to support additional loads such as hanging conveyors, but are likely not necessary to carry the 

roof load. The south and east walls are solid stone walls, apparently from the original building. The 

walls facing the streets to the west and north are painted concrete block masonry, interrupted by 

two industrial roll doors, two large glass brick elements, two “man doors” (standard), and a 

number of sealed door and window openings. Building 3, like all former White Plains Linen 

industrial spaces, is equipped with a sprinkler system. 

Adaptive Reuse Options 

The large open internal space and the fact that the roof structure cannot sustain a second floor 

addition allow two scenarios for retaining the existing building. One option would keep the building 

basically as it is and use it as an indoor parking area for the residences to be established in the 

other buildings on the property. This might be an interim condition during a phased development 

of the site. 

A second option is a reuse as an arts center, rehearsal or theater space, sports club or another 

cultural or commercial application requiring a lot of space but able to occupy the existing structure 

with only a general energy retrofit and system upgrades. We estimate these upgrades would cost 

at least $50/sf or $350,000. 

Recommendations  

Building 3 as it is has no architectural or historical significance. However, the interior space has 

its industrial charm created by the huge roof trusses and the rustic stone walls. It is easy to 

imagine this space being used as an arts center, as suggested by residents who attended the first 

public meeting for this study. The obstacle to reuse is not only the capital cost of rehabilitation but 

also an ongoing sustainable financial plan for its operation.   

Absent a robust reuse scenario, the highest and best use for this corner, like the corner building 

to its east, is the construction of a new residential building. The solution could be similar to 

Building 1: Creating two or three stories of apartments over lobby, utility space and parking at 
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grade level. Preliminary layout designs accommodate 11 units. If parking can be provided, up to 

20 smaller apartments are possible. 

The third option, using the building as an indoor parking area, is a low-impact reuse, in terms of 

both investment and construction, following the dictum that the greenest building is the one that 

already has been built. This site may be a parking reservoir needed to provide the required 1.25 

parking spaces per residential units for the apartments created in other buildings on the property. 

       

Building 3 – 427 Highland Ave. Northwest Corner  Building 3 West Elevation 

 

     

Building 3 North Elevation    Building 3 Interior 
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Building 3 Roof Trusses 

Building 4 – Fire Station 

Existing Conditions 

The two-story masonry structure on Highland Avenue and Constant Avenue first appeared on maps 

as a “garage,” which, judging from current construction, may have consisted of only the first floor. 

It is still owned by the City of Peekskill, but is scheduled to be decommissioned as a firehouse in 

the near future. The angled, red painted façade is only 36 feet wide, but the building extends more 

than 90 feet into the block, abutting Building 2 in the back. This results in two floors of about 

3,000 sf. Most of the front part of the lower floor is occupied by the fire engine garage, accessed 

by a large roll door. A man door leads to a stair to the upper floor and a hallway leading to some 

smaller rooms including the boiler room. There is also a large storage area without windows in the 

back. The upper floor, divided into two rooms, has been used as the firemen’s meeting area and 

is well maintained. Because the grade rises significantly toward the back of the building, the upper 

level has an additional entrance from the alleyway between Buildings 2 and 3. The firehouse 

appears to be structurally in good condition; bathrooms and mechanical and electrical systems 

are functional. 

Adaptive Reuse Options 

The fire engine space with its roll door suggests a commercial use on the lower level. Alternately, 

it could be repurposed as a community space. A residential use on the first floor is not advisable 

because of the lack of opportunities for daylighting. The upper floor only needs minor work to 

transform it into 1 or 2 attractive loft apartments. The insulation value of walls, roof, and windows 

and the boiler do not meet today’s energy standards, however, and would require upgrading. 



 Section 2: Site Reuse Feasibility Study  

 

X  

 FORMER WHITE PLAINS LINEN COMPLEX FEASIBILITY STUDY 49 

 

Recommendations  

The firehouse is an appealing architectural structure and has historical significance for the local 

community. It has a clear reuse scenario that recommends its retention as part of a rehabilitated 

complex with a residential focus. A low-impact commercial use on the lower level that will be 

financially successful and accepted by the neighborhood may be hard to find. The new complex 

will require community space, which is a more than compatible use for a former firehouse. The 

roll door could be changed into a large, inviting glass element with an industrial look. 

Changing the upper floor into apartments could be done at a minimum estimated price tag of 

$50/sf or $150,000. To create new medium- or high-end loft spaces, a complete restoration of 

the building for about $150/sf is recommended. 

     

Building 4 – Firehouse West Elevation   Building 4 – Fire Engine Garage 

 

     

Building 4 – 2nd Level Entrance from Alleyway  Building 4 – North Elevation above Building 3 
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Building 4 Upper Level Interior    Building 4 Upper Level Interior 

Building 5 – 407 Highland Ave. 

Existing Conditions 

The L-shaped building on the southwest corner of the White Plains Linen property is by far the 

largest of the complex and a structure of historical significance. The exterior walls are white 

painted brick and feature consistent architectural details. Because the building was originally 

designed for industrial purposes, appearing on early maps as a “factory,” the roof trusses span 

the whole width of each wing to allow large spaces on the upper level. The west wing along 

Highland Avenue has two stories; the south wing (abutting the neighboring two-story structure on 

the corner commercial site) has three rows of arched windows. The “third floor” in its current form 

is only a mezzanine along the west and south walls within a large second-floor space occupying 

the entire south wing. The lower level has several smaller roll doors and entrances to Highland 

Avenue, but is below grade at the rear of the building. It was mostly used for storage and 

workshops and is connected to the main floor through three small stairways that do not meet 

current egress codes. The upper floor, in conjunction with the additions of Building 6, was the 

main part of the White Plains Linen processing sequence—many remnants of the industrial use 

are still visible. The rear is accessible by truck through the ascending driveway between Buildings 

4 and 5. The structure of Building 5 appears to be generally in sound condition. None of the 

original arched windows have survived, and a few window openings have been closed. Some of 

the architectural brick details have been removed over the years. A 6-foot-high parapet wall was 

built on top of the two-story wing, apparently to cover mechanical equipment on the roof. 

Adaptive Reuse Options 

This solidly build complex, with historic character and in a prominent location, is a prime candidate 

for a tax credit-supported conversion into apartments. Wide spanning roof trusses allow flexible 

floor plans. A renovation could increase the square footage from the current approximately 

19,600 sf (including mezzanine) to over 26,000 sf. A full third floor (replacing the mezzanine) can 

be installed into the south wing, and a third story can be added on top of the two-story wing along 
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the street, incorporating the existing parapet walls or constructing a completely new penthouse. 

We estimate the cost for the renovation of the existing structure (including window replacement, 

new insulation and an overhaul of plumbing, mechanical, and electrical systems), additions on 

the third floor, and the construction of apartments, at $190/sf, or a total of $4,900,000. 

The lower level with its access to the street, could also serve commercial uses; the rear part of the 

east wing is below grade and not suitable for residential uses. 

Recommendations  

Building 5 is a well-executed example of early industrial architecture and should be preserved and 

restored to its original exterior appearance.  

Preliminary layouts show that at least 20 units can be installed in the front of the first floor, the 

second floor and a complete third floor as described above. We are imagining a central lobby at 

Highland Avenue with an elevator, and two more entrances from the rear future parking area. 

One limiting factor for the apartment layouts in the building code is the fire separation distance. 

It requires a minimum of 3 feet between a wall with openings and the property line. As a result, 

new openings in the south wall that is built on the southern property line would not be allowed; 

existing windows have to be closed.  

Under the current conditions, the rear part of the south wing cannot be used for residential 

purposes. It can provide 7 or 8 additional parking spaces or be used for storage and utility rooms. 

As with Building 2, the spaces on the entire ground floor can easily be converted in variably sized 

commercial spaces, if lucrative applications can be found that are also accepted by the 

neighborhood. Residents in the area are pleased that White Plains Linen has moved out of the 

neighborhood and are unlikely to tolerate new, large commercial enterprises that produce traffic, 

noise or odor. 

 

     

Building 5 – 407 Highland Ave. West Elevation  Building 5 from Southwest 
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Building 5 Gable at East Elevation    Building 5 Detail Southwest Corner 

 

 

     

Building 5 Upper Level South Wing   Building 5 South Wing Roof Trusses       
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Building 5 South Wing   Building 5 Mezzanine         Building 5 Stair First Floor         

    

Building 5 Upper Level West Wing   Building 5 Lower Level Rear        

Building 6 – Connecting Structures 

Existing Conditions 

Building 6 is actually not one building but a conglomerate of additions from different periods, 

some in poor condition. They were constructed to connect Buildings 1, 2 and 5 and allow for a 

continuous conveyor system for the White Plains Linen production process. All slabs appear to be 

poured on-grade, sloping to compensate for different floor levels in the different buildings. Walls 

are generally concrete block with stucco and plaster; roofs are lightweight steel trusses with low 

pitched metal or asphalt roofing. A loading dock provides access to the court yard. 

Adaptive Reuse Options 

The connecting structures have no architectural value or viable reuse scenario. 
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Recommendations 

We recommend these structures be demolished (and the large amount of steel recycled). 

Monitoring must be in place before and during demolition to detect toxic materials and any volatile 

remnants of former industrial activity. The new open space can provide required parking for future 

apartments in Buildings 1, 2 and 5. Additional landscaping will contribute to the overall quality of 

the future complex. 

 

     

Building 6 Courtyard            Building 6 from N Division St      

 

     

Building 6 Interior                      Building 6 Courtyard  Building 6 Interior      
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2.2 EXISTING INFRASTRUCTURE CONDITIONS 

In this task, John Meyer Consulting (JMC) analyzes the former White Plains Linen site’s 

infrastructure, including capacity of water, sewer and other utilities; roads and driveways; 

sidewalks; and site easements. This will help to identify any necessary infrastructure 

improvements to facilitate reuse of the site, as well as any variations based on specific potential 

reuses (i.e., residential use vs. office, commercial or institutional). 

A. Existing Utilities 

As identified below, the site is served by various existing utilities, consisting of natural gas, electric, 

municipal sanitary sewer, municipal water, telephone and cable television (see Figure 11).   
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Figure 11: Existing Utilities
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B. Natural Gas 

Existing Conditions 

The site is served by natural gas which is provided by Con Edison (Consolidated Edison Company 

of New York). Underground natural gas mains are located within North Division Street (full length), 

Constant Avenue (full length) and Highland Avenue (from intersection of Constant Avenue to 

Peekskill Beer Distributor). No natural gas main is located within Orchard Street. The following are 

the sizes and available pressures: 

 North Division Street: 4” Medium pressure gas main 

 Constant Avenue: 4” Medium Pressure gas main 

 Highland Avenue: 2” Medium Pressure gas main 

Capacity/Recommendations 

Based on the previous intense commercial use of the former White Plains Linen facility and the 

existing urban development in the vicinity of the property, it is our professional opinion that 

sufficient capacity will be available in the existing natural gas mains located adjacent to the site 

to provide service for a multitude of redevelopment options. 

C. Electric 

Existing Conditions 

The site is served by electric services which are provided by Con Edison (Consolidated Edison 

Company of New York). Overhead electric lines mounted on wooden utility poles are located within 

North Division Street (across the street from site), Constant Avenue (site side of street), Highland 

Avenue (across the street from site) and Orchard Street (across the street from site and site side 

of street). The following are the electric services to the site: 

 Constant Avenue: Overhead three phase connection  

 Highland Avenue: Overhead three phase connection to a pad mounted transformer 

Capacity/Recommendations 

Based on the previous intense commercial use of the former White Plains Linen facility and the 

existing urban development in the vicinity of the property, it is our professional opinion that 

sufficient capacity will be available in the existing electrical lines located adjacent to the site to 

provide service for a multitude of redevelopment options. 
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D. Municipal Sanitary Sewer 

Existing Conditions 

The site is served by municipal sanitary sewer which is provided by the City of Peekskill Water and 

Sewer Department. Sanitary sewer mains are located within North Division Street (full length), 

Constant Avenue (full length), Highland Avenue (full length) and Orchard Street (full length). The 

following are the available sewer main sizes on each street: 

 North Division Street: 10” Sanitary Sewer main 

 Constant Avenue: 10” Sanitary Sewer main 

 Highland Avenue: 10” Sanitary Sewer main 

 Orchard Street: 10” Sanitary Sewer main 

Current sewer services are located on Constant Avenue and on Highland Avenue. 

Capacity/Recommendations 

Based on the previous intense commercial use of the former White Plains Linen facility and the 

existing urban development in the vicinity of the property, it is our professional opinion that 

sufficient capacity will be available in the existing sanitary sewer mains located adjacent to the 

site to provide service for a multitude of redevelopment options. 

E. Municipal Water 

Existing Conditions 

The site is served by municipal water which is provided by the City of Peekskill Water and Sewer 

Department. Water mains are located within North Division Street (full length), Constant Avenue 

(full length), Highland Avenue (full length) and Orchard Street (full length). The following are the 

available water main sizes on each street: 

 North Division Street: 12” Water main 

 Constant Avenue: 6” Water main 

 Highland Avenue: 6” Water main 

 Orchard Street: 4”, 6” and 12” Water main  

Four (4) fire hydrants are located adjacent to the subject property: one at the intersection of North 

Division Street and Constant Avenue (across the street from site), one at the intersection of North 

Division Street and Orchard Street (across the street from site), one at the intersection of Orchard 

Street and Highland Avenue (site side of street) and one at the intersection of Constant Avenue 

and Highland Avenue.  
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Water services to the site are three (3) from Constant Avenue, and one (1) service at Highland 

Avenue coming from a 12” high-pressure dedicated water main to the site. 

Capacity/Recommendations 

Based on the previous intense commercial use of the former White Plains Linen facility and the 

existing urban development in the vicinity of the property, it is our professional opinion that 

sufficient capacity will be available in the existing water mains located adjacent to the site to 

provide service for a multitude of redevelopment options. It is suggested that an additional fire 

hydrant be located at the Constant Avenue and Highland Avenue intersection. 

F. Stormwater 

Existing Conditions 

The site has available municipal stormwater systems. Drain inlets and manholes are located at 

the intersection of North Division Street and Constant Avenue, at the intersection of North Division 

Street and Orchard Street, at the intersection of Orchard Street and Highland Avenue and at the 

intersection of Constant Avenue and Highland Avenue. 

Capacity/Recommendations 

Based on the impervious nature of the site and taking into consideration the current infrastructure 

conveys the contributing drainage from the site and adjacent roadways, it is our professional 

opinion that the existing stormwater infrastructure is sufficient for a multitude of redevelopment 

options. 
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G. Telephone, Internet and Cable 

Existing Conditions 

The site is served by telephone, internet and cable lines which are offered by various providers. 

Cablevision (Optimum), Verizon, AT&T, etc. are typically available in this geographic area. The 

various telephone, internet and cable lines are typically located on existing utility poles supplying 

primary electric to a property. As explained above, these existing overhead wires are mounted on 

wooden utility poles located within North Division Street (across the street from site), Constant 

Avenue (site side of street), Highland Avenue (across the street from site) and Orchard Street 

(across the street from site and site side of street).   

Capacity/Recommendations 

Based on the previous intense commercial use of the former White Plains Linen facility and the 

existing urban development in the vicinity of the property, it is our professional opinion that 

sufficient capacity will be available in the existing telephone, internet and cable located adjacent 

to the site to provide service for a multitude of redevelopment options. 

H. Roadways 

Existing Conditions 

The site is surrounded by four (4) paved roadways. North Division Street borders the site to the 

east and is approximately 33 feet wide. It is an asphalt concrete-paved, double yellow-striped 

roadway with on-street parallel parking spaces (located across the street from the site), also lined 

with existing deciduous trees plantings (adjacent to the site). Constant Avenue borders the site to 

the north and is approximately 30 feet wide. It is an asphalt-paved, one-way traffic roadway. 

Highland Avenue borders the site to the west and is approximately 33 feet wide. It is an asphalt 

concrete, double yellow-striped roadway. Orchard Street borders the site to the south and is 

approximately 35 feet wide. It is a cement concrete-paved, double yellow-striped roadway. All four 

streets are maintained by the City of Peekskill Department of Public Works and are built and 

designed to City standards, with 50-foot right-of-ways. 

Recommendations 

Based on the previous intense commercial use of the former White Plains Linen facility and the 

existing urban development in the vicinity of the property, it is our professional opinion that 

sufficient capacity will be available to serve the possible redevelopment options. Some road 

pavement repairs might be needed as part of a redevelopment. 
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I. Curb Cuts, Curbing and Sidewalks 

Existing Conditions 

The site is surrounded by concrete sidewalks and curbs. North Division Street contains a public 

sidewalk on the site side of approximately 5 feet wide. Constant Avenue contains a public sidewalk 

on the site side raging from approximately 5 feet wide to 8 feet wide. Highland Avenue contains a 

sidewalk on the site side of approximately 8 feet wide. Orchard Street contains a public sidewalk 

on the site side of approximately 5 feet wide. 

Recommendations 

Based on the previous intense commercial use of the former White Plains Linen facility and the 

existing urban development in the vicinity of the property, it is our professional opinion that the 

sidewalks in the area of acceptable width to serve the possible redevelopment options. Some 

sidewalk repairs might be needed as part of a redevelopment. 
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 RECOMMENDED REUSE SCENARIO 

3.1 PRELIMINARY REUSE SCENARIOS 

As a starting point, several potential mixed-use reuse scenarios were discussed with City of 

Peekskill staff and at a public workshop on September 30, 2015. Among the issues discussed 

were appropriate scale and density of residential development, potential non-residential 

components, adaptive reuse of historic buildings and the need to accommodate adequate parking 

on-site. 

Residential 

As reinforced by the Market Analysis in Section 3.2 below, the most feasible development scenario 

is likely to include primarily residential use. Participants at the first public workshop were generally 

in favor of residential development on the former White Plains Linen site, as long as building 

heights were limited to 3-4 stories, to ensure that the building scale is similar to the surrounding 

context, and as long as parking could be provided on site. 

Non-Residential 

The City of Peekskill was interested in the potential for mixed-use components that provide 

community benefits such as a small business incubator, a multi-purpose arts center, 

neighborhood retail or ground-floor office use. The Market Analysis below evaluates the potential 

for each of these uses in greater detail, but feedback from the public and City staff indicate that 

the potential for retail and office use on the former White Plains Linen site are both limited due to 

the site’s location outside of the downtown core and the high vacancy rate for these uses within 

the City. Further, there appears to be significant support for a use that provides some community 

benefit, such as a small business incubator or a multi-purpose arts center. However, while these 

options should be evaluated by a potential development team, some outside source of subsidy or 

funding would be required in order to make the project feasible, these uses would require some 

outside form of subsidy or grant funding along with a third party organization to operate the non-

profit use.  

Adaptive Reuse of Historic Buildings 

The public and City staff have both expressed interest in the preservation of historic structures on 

the former White Plains Linen site. In particular, Building 2 and Building 5 are viewed as having 

some historic value and should be considered for adaptive reuse in any potential development 

scheme on the site. Preservation of these buildings through adaptive reuse could also provide 

eligibility for historic preservation tax credits, which could enhance the financial viability of 

redevelopment. There is also some lesser interest in preservation of the Fire House, but attendees 

at public workshops did not indicate a strong preference that this building be preserved.  
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Parking 

One of the critical issues that must be addressed on the former White Plains Linen site is the need 

to ensure that parking needs are accommodated on site. Provision of adequate parking is one of 

the limiting factors in determining the number of residential units that the site can reasonably 

carry.  

3.2 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. 

A. 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. 
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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. 

Chart 1: Goods vs. Service Jobs in Peekskill 

Source: NYS Department of Labor, Quarterly Census of Employment and Wages 
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Chart 2: Above to Below Average Wage Jobs in Peekskill 

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 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. 
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Table 5: 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.  
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Table 6: 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% 

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. 
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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 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. 
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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. 

Chart 3: Retail & Restaurant Demand vs. Supply in Peekskill by $Million of 2014 Sales Volume 

Source: ESRI Retail MarketPlace Profile, 2014 
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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. 

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. 
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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. 

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. 
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B. 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 4). 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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Chart 4: Peekskill's Historic Population Growth, 1940 to 2014 

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.  
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Table 7: Peekskill’s Population by Age Group, 2000-2013 

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% 

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% 

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%).  
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Chart 5: Population Change by Race-Ethnicity in Peekskill, 2010 to 2013 

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

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. 
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Chart 6: Peekskill Households by Type, 2010-2013 

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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Chart 7: Household Size in Peekskill, 2010 to 2013 

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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Chart 8: Peekskill's Households by Annual Income, 1999 to 2013* 

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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Chart 9: Cost Burdened Households as a Share of All Peekskill Households 

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 
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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. 

Chart 10: Cost Burdened Households by Income Bracket as a Share of Total Households in 

Peekskill, 2000-2013 

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 8 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 8: 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. 
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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 9). 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 9: Residential Building Permits, 2000-2014 

Year Single-Family Two-Family 
Three- &Four-

Family 

Five- orMore 

Family 
Total 

2000 30 0 0 87 117 

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 10). However, nearly 

four times as many of these seasonal vacant units are available for sale or rent.  
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Table 10: 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% 

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

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 11 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. 
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Table 11: Housing Units by Tenure and Age of Householder, 2000-2013 

2000 2010 2011-2013 
Change, 2010-2013 

Absolute Percent 

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 12). 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.  
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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 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 13). 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. 
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Chart 13: Single Family Home Trends in Peekskill, 2006-2015 

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

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 Table 12 and Table 13 by average 

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

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. 
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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, 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 12: 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 
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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 13: 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 

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.  
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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 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 
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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. 

C. 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 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 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 restricting 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 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, 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. 



Section 3: Recommended Reuse Scenario 

X 

FORMER WHITE PLAINS LINEN COMPLEX FEASIBILITY STUDY 93 

3.3 ALTERNATIVE REUSE SCENARIOS 

Four different Alternative Reuse Scenarios were evaluated for their fiscal impact and development 

feasibility based on the number of units, parking configuration, adaptive reuse of historic 

structures and building massing. The four scenarios, which are detailed on the following pages, 

vary by the number of residential units, development intensity (building height and bulk) and mix 

of non-residential uses, and residential unit size. An additional difference is the extent of adaptive 

reuse of existing buildings. All schemes retain Building 2 and Building 5, which have some historic 

value, and replace Building 1 with new construction. However, the treatment of Building 3 and 

Building 4 varies. Further, also the scenarios have different total numbers of parking spaces, they 

all comply with existing parking requirements in the Zoning Code and therefore maintain uniform 

parking ratios.  
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Figure 12: Option A1—Arts Center in Building 3
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3.4 FISCAL IMPACT ANALYSIS 

The alternative reuse scenarios for the former White Plains Linen Complex were analyzed from 

the perspective of their projected impacts on municipal services and the City’s tax base, the school 

district, the downtown business district and the surrounding residential neighborhoods. This 

analysis required developing estimated rents and assessed value of the property to estimate 

property tax liability. The objective was to determine the impact of property value and tax revenue 

generation on the City’s tax base, its debt carrying ability and school district budgets. 

Aggregate tax and fee revenues were compared with the cost of delivering municipal services by 

estimating the average cost impact on providing municipal services. Based upon the composition 

of feasible uses on the site and the revenue/cost calculations, a cost-benefit comparison was 

prepared for each of the alternative reuse scenarios. 

The Per Capita Multiplier method was used to estimate the fiscal impact on municipal services of 

the alternative reuse scenarios. This method estimates fiscal impact based upon development-

related demographic information and municipal and school district information on per capita 

operating expenses to project annual operating costs of the anticipated population change due to 

new development. The Per Capita Multiplier method is a conservative method for estimating fiscal 

impacts because it presumes proportional municipal and school district cost increases for each 

additional resident. However, many municipal and school district services would not require 

expansion on a per capita basis—for example, costs such as administrative staff salaries may not 

need to be expanded in response to a small increase in residents. Although the Marginal Costing 

method can be used to develop a more accurate picture of fiscal impacts, the Per Capita Multiplier 

method is used here because it presumes higher costs and is therefore a more conservative 

estimate. A detailed description of the methodology for completing this fiscal impact analysis can 

be found in Appendix 5.1. 

The fiscal impact analysis compared the relative revenues and costs generated by each for the 

four alternative reuse scenarios described in Task 3.4. The four scenarios vary in terms of total 

number of units, mix of unit types, estimated number of residents and school age students. These 

variables determine the relative impact on expenditures by the City and the school district. The 

four scenarios also vary in terms of construction costs, assessed value and effective gross rent. 

These variables determine the relative impact on revenues collected by the City. Detailed tables 

comparing the impacts on costs and revenue for the City and school district can be found in 

Appendix 5.1.  

Based upon estimates of revenue benefits and expected costs, each of the four alternative reuse 

scenarios generate an expected net-positive impact on the revenue-cost relationship. The 

alternatives that are most advantageous to the City are Option A1 and Option B. Options A2 and 

C also generate a net-benefit to the City, but the difference is less substantial. This analysis 

indicates that any of these four development scenarios would be beneficial from the standpoint 

of the fiscal impact on the City of Peekskill and the school district. Based upon this analysis, it is 

expected that any potential development on the former White Plains Linen site with a program 
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that is similar to the alternative reuse scenarios in this report would have a positive fiscal impact 

for the City of Peekskill due to the relatively low number of school children that would be added.  

A. Development Feasibility 

For the purposes of this report, hard construction costs were estimated by Stephen Tilly Associates 

based upon a conservative comparison with similar development projects in the region. Soft costs 

were conservatively assumed at 29% of hard construction costs and the property value was 

estimated at approximately $1,670,000 based upon the Assessor’s improved value of the 

buildings on site and the market value of the land. These three variables were used in order to 

develop estimated development costs.  

Existing rents in Peekskill were used as a baseline to develop an estimate for market rents for 

potential new rental residential development on the former White Plains Linen site. Assumed rents 

for the alternative reuse scenarios also include a premium on new construction or rehabilitation 

of a unique development complex, well situated in Peekskill. Based upon these factors, this report 

assumes market rate rents ranging from $1.75 per square foot for loft style units to $2.50 per 

square foot for studios. Based upon these market rents, Table 14 below shows a sample rent 

schedule for Option B, demonstrating average rents ranging from $1,700 for a studio up to 

$3,500 for a 2,000 ft2 loft unit. Based upon the Market Analysis in Task 3.3 of this report, rents 

in this range are considered to be feasible for new construction and adaptive reuse in the Peekskill 

market.  

Table 14: Sample Rent Schedule for Option B 

Unit Size Range (ft2) 
Rent per 

Square Foot 
Range of Rent per Unit 

Studio 590 700 $2.50 $1,475.00 $1,750.00 

1-Bed 825 940 $2.25 $1,856.25 $2,115.00 

2-Bed 940 1060 $2.25 $2,115.00 $2,385.00 

Loft 1400 2350 $1.75 $2,450.00 $4,112.50 

Each of the alternative reuse scenarios proposed in this report have the potential to achieve 

historic preservation tax credits. From a development perspective, this additional benefit helps 

contribute to the feasibility of a combined development strategy that includes both new 

construction and historic preservation. Building 2 and Building 5 are both assumed to have value 

for historic preservation and would be eligible to provide tax credits valued at up to 40% of 

qualifying construction costs. For the purposes of this report, it is conservatively assumed that 

33% of construction costs on Buildings 2 and 5 would qualify for the historic preservation tax 

credits. The tax credit for historic restoration of these two buildings is estimated at approximately 

$860,000. Historic tax credits may be used by a development company if the company has tax 

liability or may be sold to investors who can then apply the credit to reduce their own tax liability.  
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Finally, this report assumes that any necessary environmental remediation on-site that is required 

by federal law would be undertaken by White Plains Linen, the current owner of the site. White 

Plains Linen has conducted a Phase I ESA which included a soil sample analysis and 

magnetometer search of the site to evaluate whether there are any contaminated soils or large 

buried metal objects that could represent underground storage tanks (USTs). The Phase I ESA 

recommends further investigation to determine if there are USTs on site and further investigation 

to determine the degree of contamination in the vicinity of a former coal pile. USTs or soil 

contamination should be remediated by White Plains Linen in accordance with all applicable local, 

state and federal regulations.  

B. Assessment of Required COsts for REuse 

Estimated costs to develop the Recommended Reuse Scenarios were based on conservative 

estimates of the following factors. 

Hard Construction Costs 

Hard Construction Cost estimates are based upon expectations of the estimated costs for a 

general contractor to perform a full scope of services. This includes profit and overhead on the 

cost of construction performed by the general contractor and subcontractors. It does not include 

architectural, legal or other fees, permits, financing, or other transaction costs, which are covered 

under Soft Costs described below. Hard Cost estimates also include a 10% contingency to ensure 

that the costs are conservative. Detailed Hard Construction Costs can be found in Appendix 5.2. 

Soft Costs 

Soft Cost were conservatively estimated at 29% of Hard Costs. 

Land Acquisition 

The land property value was estimated at approximately $1,670,000 based upon the Assessor’s 

reported improved value of the buildings on site and the market value of the land. 

The sum of these three factors can be used to find the estimated Total Development Cost for each 

of the four Reuse Scenarios. A more detailed discussion of these factors and comparative Total 

Development Costs can be found in Appendex 5.1. 

3.5 RECOMMENDED REUSE SCENARIO 

As noted above, Option A1 and Option B are projected to be most advantageous to the City, since 

they provide the greatest estimated net tax revenue.  
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Our analysis has shown these options to be financially feasible for a developer. Option A2 may 

present the most attractive and financially feasible redevelopment scheme for a developer 

because it limits the construction costs of Building 3. In this scheme, renovations to Building 3 

are limited because the building is used for indoor parking. As a result, only minor renovations are 

required to configure interior space, provide health and safety upgrades and maintain a moderate 

indoor temperature and humidity level. 

The Alternative Reuse Scenarios and Recommended Reuse Scenario presented herein are meant 

to provide guidance to the City of Peekskill and potential developers with regard to fiscal impact 

and development feasibility. It is expected that a development may be proposed that differs from 

the configuration of these scenarios, provided that it complies with the proposed zoning code 

revisions described in Section 4.1 and Appendix 5.3. 
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IMPLEMENTATION 

4.1 RECOMMENDATIONS ON FUTURE ZONING 

In revising the Zoning Code for the C3 district, the objective is to reinforce the City’s goals in 

allowing mixed-use residential buildings near the City’s downtown business district. As currently 

written, the Special Permit allowance for mixed-use residential buildings is only very narrowly 

applicable in the C3 district. While the height bonuses achievable in the current text are only 

appropriate in very close proximity to the downtown, some lesser height increase would also be 

appropriate in areas that are slightly farther from the downtown, but still within walking distance 

and on a major bus route. This concept of allowing mixed-use residential on parcels in the C3 

district that are both walkable and transit accessible to the downtown is the key driver of the 

zoning text changes proposed here and detailed in Appendix 5.3. 

The revised zoning would allow mixed-use residential buildings in a larger area of the C3 district 

by Special Permit under a series of conditions that ensures that this type of development is 

supportive of the City’s goal of providing additional housing near the downtown. The conditions 

are as follows: 

1. As currently written, the Special Permit for mixed-use residential is only applicable to sites

that are within 150 feet of a C2 district and 200 feet of an R6 district. The proposed

revisions would also allow mixed-use residential on sites that are within a quarter mile of

a C2 and an R6 district, provided that the site is located on a designated bus route.

2. The area and bulk requirements (lot depth, maximum building coverage, maximum height,

setbacks, and minimum residential dwelling unit floor area) for mixed-use residential

buildings in the C3 district are not changed. However, maximum building height for lots

over 20,000 square feet within a quarter mile of a C2 and R6 district is proposed to be

the lesser of five stories or 55 feet and for lots from 10,000 – 20,000 square feet is

proposed to be the lesser of three stories or 35 feet. By contrast the bonus height provi-

sions that are currently available to sites within 150 feet of a C2 district and 200 feet of

an R6 district would not be applicable to sites beyond those distances. The bonus height

provisions allow for residential buildings up to 103 feet, which would not be appropriate

on sites that are not in very close proximity to the downtown.

3. To promote preservation of historic structures, the required building setback of 60 feet at

a height of 35 feet is proposed to be waived in mixed-use developments that preserve

historic buildings in combination with new construction.

4. The requirement that sites larger than 20,000 square feet must provide a loading/un-

loading zone for a jitney vehicle is proposed to be waived for sites that are located on a

designated bus route.
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4.2 CONCLUSION 

The results of this report indicate that based on review of the existing regulatory framework, 

physical conditions of the buildings and infrastructure on site, the local real estate market, and 

potential reuse scenarios, there is a feasible path to redevelop the Former White Plains Linen 

complex that is beneficial both to the City of Peekskill and a potential development team. A 

development strategy that incorporates adaptive reuse of historic buildings can take advantage 

of historic tax credits to reduce developments costs and the residential unit types evaluated in 

this report would generate a very limited number of school children, which ensures a positive fiscal 

impact for the City.  

This report also saught to evaluate development schemes that would be in keeping with the 

existing context of the surrounding neighborhood. The public outreach process was critical in 

verifying community concerns about parking, building heights and uses. The recommended zoning 

changes were crafted to respond to both community input as well as development feasibility to 

ensure that the regulatory framework is responsive to local stakeholders as well as a potential 

development group.  

The recommended reuse scenarios presented in this report demonstrate the potential to 

redevelop the Former White Plains Linen complex with mixed-use development. Given the location 

of the site near Peekskill’s downtown, but not centrally located within the downtown, the scenarios 

anticipate mixed-use development that is largely residential at a scale that fits within the 

neighborhood context and preserves historic buildings. 
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APPENDIX 
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5.1 FISCAL IMPACT ANALYSIS 

A. Methodology 

Fiscal Impact Analysis is a technique for estimating the likely cost-revenue implications of a land 

use development proposal based upon the recent historical expenditure experience of a given 

municipality or comparable locality.   

For purposes of estimating the fiscal impact of a multi-family residential and mixed use 

development, the Per Capita Multiplier method was chosen.  This method requires development-

related demographic information and municipal/school district information on operating 

expenses to project an annual operating cost assignable to a particular population and 

commercial change.  Tentative FY 2016 expenditures and budget outlays were obtained from the 

City of Peekskill.  The Peekskill School District provided 2015 school enrollment.  In addition to 

municipal information, data was acquired from the U.S. Bureau of the Census, American 

Community Survey, including 2014 household and enrollment characteristics for Peekskill and 

the NorthWest Westchester County PUMA which includes Peekskill, as well as demographic 

multipliers from the Rutgers University Center for Urban Policy Research.  For the commercial 

portion of the development, the municipal expenditures that can be attributed to commercial 

property per dollar of assessed value was applied to the proposed commercial components of the 

development based upon the proportional assessed value.   

This methodology evaluated the existing unoccupied White Plains complex under current 

conditions, and a similar methodology was applied to the proposed development under four 

potential development options in 2015 dollars.   The result of this analysis ascertained the City 

revenues received as well as City expenditures expected on an annual basis if any option of the 

proposed development were completed, compared to existing conditions.  Information on 

construction costs was obtained from Stephen Tilly, Architect (STA), while potential rents and 

market values were estimated by Urbanomics, based upon our knowledge of construction 

economics and the real estate market. 

B. Fiscal Impact Findings 

Demographic Characteristics 

The proposed development, which is comprised of five buildings, would be primarily residential, 

consisting of studio, 1-BR, 2-BR and Loft apartments, with minimal ground floor commercial space 

and the requisite parking.  One of the four development options allocates an entire building to an 

arts center.  Depending upon the unit mix, the four development options range from 39 to 65 

apartments with 49 to 82 parking spaces.  No information on phasing of the rehabilitated and/or 

new buildings clustered on the property was available for essentially a schematic design 

undertaking.   
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In an effort to get the most appropriate demographic multipliers, cross-tabulations were run using 

the American Community Survey 2010-2014 Public Use Microdata Sample (PUMS) for the 

NorthWest Westchester County PUMA which contains the City of Peekskill, limiting the queries to 

households living in rental units in buildings with five or more units over the five year period.  The 

sample size was insufficient to supply data on any school age children in such households by size 

of unit, yielding a school child multiplier as well as an average household size by bedroom mix.  

The PUMA based school child multiplier was compared with the residential demographic 

multipliers produced by Rutgers University, Center for Urban Policy Research in 2006 and close 

similarity was observed.  

Table 1 presents the bedroom mix by development option and Table 2 portrays the results of 

applying both PUMA and Rutgers school child multipliers.  The ultimate number of public school 

students was determined by applying the proportion of K-12 students enrolled in public versus 

private schools in Peekskill according to the 2010 Census of Population. 

Table 15: Bedroom Mix of the Proposed White Plains Development by Option 

Apartments by 

Option 

# of 

Units 

Bedroom Mix of Proposed Development by Option 

Studio 1-BR 2-BR Loft 

A1 39 10 18 9 2 

A2 55 15 25 13 2 

B 53 14 24 13 2 

C 65 17 29 15 4 

Table 16: Household Population & Public School Students of the Proposed White Plains 

Development by Option 

Apartments by 

Option 

# of 

Units 

Demographic Multipliers 

PUMA Rutgers 

Household 

Population 

School Age 

Students 

School Age 

Students 

Public School 

Students 

A1 39 75 10 9 8 

A2 55 104 13 12 10 

B 53 100 12 11 10 

C 65 125 17 15 13 

Source:  Urbanomics based on US Census Bureau ACS 2010-2015 5 Year Estimate and Rutgers Center for Urban Policy 

Research Residential Demographic Multipliers (2006).
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Impact on Selected City Expenditures 

Based upon the tentative City budget for FY 2016, Peekskill anticipates spending $37.3 million 

on public services under the General Fund, up from $37.1 million in FY2015. An additional $16.6 

million will be expended under the Water Fund, the Sewer Fund and the Section 8 Fund, for a 

Total Operating Fund expenditure of $53.85 million.  The Peekskill School District budget, which 

is separately funded by school taxes, is targeted at $82.6 million for 2016, of which $33.9 million 

is expected to be covered by State Aid.  The aggregate City and School District outlay of $136.4 

million amounts to a 2.6 percent increase over year end projected expenditures of $133 million 

in 2015.  For purposes of this analysis, the projected outlays of the tentative FY 2016 City and 

2015-16 School District budgets were utilized. 

In FY 2015, the City budget will provide public services for an estimated 24,173 total residents and 

3,395 enrolled students in public schools .  Educational expenditures for enrolled students (K-12), 

which are entirely attributed to residential service needs and computed on a per pupil basis, will 

represent an average annual outlay of $24,318 per public school student.  However it is crucial to 

note that the State of New York provides roughly 41 percent of the public school funding, so for the 

purposes of this study, the City’s expenditures per student were adjusted to reflect the 59 percent of 

City funding, or $14,339. 

For purposes of a Fiscal Impact Analysis of the proposed site development, selected City expenditures 

attributable to public school students and residential property are as follows: 

 Peekskill School District (59 % of total) @ $48.7 million or $14,339 per enrolled student

 Public Safety @ $12.1 million or $499.48 per resident

 Health Services @ $263,000 or $10.88 per resident

 Transportation @ $2.6 million or $108.26 per resident.

 Culture and Recreation @ $2.3 million or $96.02 per resident

 Home and Community Services @ $2.4 million or $100.77 per resident

 General Government, Employee Benefits, Debt Service and Interfund Transfers @ $17.6 mil-

lion or $726.59 per resident

 Water and Sewer Fund @ $8.4 million or $348.79 per resident

The fiscal impact of limited commercial space in the proposed development was estimated on an 

assessed value basis by assuming the share of taxable commercial assessed value in the City’s 

taxable property base is proportional to the share of municipal services consumed by all commercial 

uses.  This assumption, however, does not hold for Peekskill Public School District expenditures, since 

commercial uses do not generate K-12 enrollment.  As a consequence, among the proposed 

development options, the share of all public service expenses attributable to potential commercial 
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development in the project typically averages 20 percent or less, with the exception of Option A1 which 

contains a sizeable arts center.    

By applying FY2016 per capita/student and per commercial assessed value expenditure ratios to 

predicted demographic characteristics and commercial space use of the proposed development, this 

approach yields a current estimate of the additional public expenditures warranted by new 

development upon full buildout of the project.  As noted, this estimation was prepared for each option 

of the proposed development, based upon their unique set of uses.  Table 3 presents the annual 

expenditure requirements by public service and development option in current dollars, upon full 

occupancy. 

Table 17: Full Occupancy Public Service Expenditure Requirements per Annum by Development 

Option and All Uses 

Option 

Full Occupancy Expenditure Requirements per Annum ($000s) 

Schools 
Public 

Safety 

Health 

& 

Transp 

Culture 

& 

Recre-

ation 

Home & 

CommService 

General 

Gov’t & 

Other 

Water 

& 

Sewer 

Total 

A1 $109.4 $61.2 $14.6 $11.8 $12.3 $89.0 $42.7 $252.0 

Resid’l $109.4 $37.2 $8.9 $7.2 $7.5 $54.2 $26.0 $196.2 

Comm’l $0 $24.0 $5.7 $4.6 $4.8 $34.8 $16.7 $55.8 

A2 $145.0 $71.2 $17.0 $13.7 $14.4 $103.6 $49.7 $311.1 

Resid’l $145.0 $51.9 $12.4 $10.0 $10.5 $75.5 $36.2 $266.0 

Comm’l $0 $19.3 $4.6 $3.7 $3.9 $28.1 $13.5 $45.1 

B $140.6 $78.8 $18.8 $15.1 $15.9 $114.6 $55.0 $324.1 

Resid’l $140.6 $50.1 $11.9 $9.6 $10.1 $72.8 $35.0 $257.2 

Comm’l $0 $28.7 $6.9 $5.5 $5.8 $41.8 $20.0 $66.9 

C $189.8 $81.8 $19.5 $15.7 $16.5 $119.0 $57.1 $380.5 

Resid’l $189.8 $62.6 $14.9 $12.0 $12.6 $91.0 $43.7 $335.6 

Comm’l $0 $19.3 $4.6 $3.7 $3.9 $28.0 $13.4 $44.9 

Source:  Urbanomics based on Peekskill budget information scaled for residential and non-residential property services. 



Section 5: Appendix 

X 

FORMER WHITE PLAINS LINEN COMPLEX FEASIBILITY STUDY 110 

Impact on City Revenues 

In FY2016 Peekskill expects to collect revenues of $37.3 million for all General Fund expenditures 

while the Peekskill School District expects to receive revenues of $82.6 million including $33.9 

million from state aid.  Other elements of the City’s total operating expenditures, like the Water 

and Sewer Funds, are covered by Westchester County tax levies on Peekskill property.  Whereas 

the General Fund is financed by $16 million in property taxes, and another $5.8 million in 

payments in lieu of taxes (Pilots), the School District expects $39.1 million from the property tax 

levy.  Collectively, more than $60 million, or over 45.0 percent of all revenues, is generated by 

property taxes.  In FY2016, the town will levy property taxes on an equalization rate of 3.73 percent 

of market value as assessed value and a mill rate of $259.36 per thousand dollars of taxable 

assessed value.  

In addition to property taxes, new development generates additional revenue in the form of one-

time real estate transfer fees, site plan applications and escrow fees, and building department 

charges or GAP fees.  The impact of proposed new development on revenue generation in the City 

is assessed from the perspective of annual yields in FY2016 rates and, separately, from the 

perspective of one-time construction related impacts.  However, this determination rests upon an 

accurate evaluation of the market value of the proposed development.  Table 4 presents an 

estimate of the market and taxable assessed value of the development by option, based upon 

current construction costs and the market rate rents they require for the development to be 

financially feasible. 

Table 18: The Computation of Market Value, Assessed Value and Effective Gross Rents in 

Thousands of Current Dollars ($000) 

Option 

Hard 

Construction 

Cost 

Market Value 

Assessed 

Value @ 

3.73% 

With Cap Rate 

Soft Cost 

& Land 

Total 

Devel’t 

Cost 

Of 

& 50% 

Vacancy & 

Operating 

Expense 

= 

Effective 

Gross 

Rent 

A1 $12,612 $6,174 $18,786 $700.7 3.9% $740.4 $1,480.8 

A2 $14,666 $7,055 $21,721 $810.2 4.2% $917.9 $1,835.8 

B $16,225 $7,723 $23,948 $893.3 3.7% $888.0 $1,776.0 

C $17,589 $8,308 $25,897 $965.9 4.1% $1,066.3 $2,132.6 

Source:  Urbanomics based on STA high construction cost estimate, Peekskill equalization and mill rate, REIS cap rate 

ratio and IRR (Integra Realty Resources) suburban multifamily cap rate average in the East. 

There exists a relationship between total development costs of a project and the market feasible 

rents it will achieve.  That relationship is expressed as a cap rate, or the measure of a property’s 

investment potential, independent of a specific buyer.  Investors and lenders use a real estate 



Section 5: Appendix 

X 

FORMER WHITE PLAINS LINEN COMPLEX FEASIBILITY STUDY 111 

market’s current cap rate to estimate the appropriate purchase price for different types of income 

producing properties.  Across all real estate markets in the nation, multifamily development has 

been brisk and far-reaching in recent years.  Cap rates are lowest for urban and suburban 

multifamily development relative to retail, office and industrial uses.  Moreover, cap rates for 

multifamily properties are lower in the East at 5.7%, than in the South and Central regions.   

Going-in cap rates, which are based upon the acquisition of a property, express the relationship 

between expected annual net operating income and the purchase price or development cost of a 

project.  Typically, they assume 50 percent of potential rent revenue will be expended on vacancy 

losses or concessions and operating expenses.  For purposes of estimating the market value of 

the proposed White Plains Linen complex development, reasonable assumptions of construction 

cost, cap rate and rental rate measures were reconciled to yield this estimate, as follows: 

 With hard construction costs provided by STA, soft costs and land costs were added for a

total market value based upon the assumption that soft costs will conservatively repre-

sent 29 percent of construction costs and the Assessor’s reported market value of the

three tax parcels will represent the land acquisition costs.

 The current East Coast cap rate of 5.7% for suburban multifamily development is a target

rate for the proposed development.

 Existing rental apartments in Peekskill, not assumed to be of recent construction, are re-

ported to range from $1,323 per studio to $3,100 per 3-BR unit per month, or average

roughly $2 per square foot.  The premium on new construction or rehabilitation of a unique

development complex, well situated in Peekskill, is assumed to be able to support market

rate rents that range from $1.75 to $2.50 per square foot, with studios commanding the

higher psf rents.  Rents for commercial space are assumed at $20 per square foot per

annum, and parking spaces at $100 per month.

The market value estimated by development option in Table 4 is based upon the resolution of 

these assumptions which support a feasible cap rate of 4 percent and residential unit rents that 

average roughly $2,500 per month, as shown in Table 5.  Option A2 would be the most attractive 

option to a developer from the perspective of return on investment, while Option C would generate 

the largest rent roll and property tax yield, as shown in Table 5.  An appendix table displays the 

assumed monthly rent per residential unit size based upon the average square footage per option 

measured on a gross, not net rentable, basis. 
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Table 19: Estimated Annual Revenue Generation for the Property Owner and the City of 

Peekskill/School District 

Option 
# of 

Units 

Property Revenue FY 2016 Public Revenue 

Effective 

Gross 

Rent 

($000) 

Ave 

Unit 

Rent* 

Assessed 

Value 

($000) 

City 

Property 

Tax 

($000) 

School 

Property 

Tax 

($000) 

Total of  

One Time 

Fees 

($000s) 

A1 39 $1,480.8 $2,526 $700.7 $181.7 $181.7 $208.5 

A2 55 $1,835.8 $2,511 $810.2 $210.1 $210.1 $283.0 

B 53 $1,776.0 $2,512 $893.3 $231.7 $231.7 $274.7 

C 65 $2,132.6 $2,536 $965.9 $250.5 $250.5 $328.8 

Source:  Urbanomics based on Peekskill mill rate and estimated market prices. 

*Note:  Average Unit Rent based on monthly rents for bedroom mix of residential units, not including rents for commercial

space.  Effective Gross Rents includes rents from all residential and commercial space based on $20 per annum for all 

commercial space and $100 per month for parking space. 

Table 5 depicts the public revenue generated by the proposed development options under the 

current equalization and mill rate assumptions of 3.73 percent of market value taxable at 

$259.3613 per thousand dollars of assessed value.  The tax rate applies to both municipal and 

school district services on an annual basis and is supplemented on a one time basis by several 

development related charges, as follows: 

 A transfer fee of 1 percent was assumed for acquisition of the White Plains Linen complex

of buildings and parcels at reported market values

 A mortgage recording tax could not be estimated because it is imposed by New York State

and Westchester County and the returns are pooled by municipality

 A Peekskill Building Department residential permit or GAP fee of $4,500 per proposed

residential unit was assumed by option

 A Peekskill Planning Department site planning application and escrow fee for conceptual,

preliminary and final review of residential development was assumed by option.

 Additional public fees may apply for zoning determination and/or the non-residential com-

ponent of development by the City of Peekskill.  In addition, Westchester County will col-

lect a county, sewer, and water tax based upon taxable assessed value.

Revenue-Cost Relationship 

The following table summarizes the revenue-cost relationship for the City’s selected revenues and 

expenditures at full build-out by development option.  From this perspective, Option B is the 

preferred development alternative for the City. 



Section 5: Appendix 

X 

FORMER WHITE PLAINS LINEN COMPLEX FEASIBILITY STUDY 113 

Table 20: The City’s Revenue-Cost Relationship by Proposed Development Option 

Options 

# of Units & 

Commercial 

Space 

Revenue-Cost Relationship 

Revenue 

Benefit 
Expected Cost Difference 

For Selected Items in FY2016 Budget 

Existing Conditions/ 

Unoccupied White 

Plains Linen Complex 

0 $32,213 $46,009 -$13,796 

A1 

39 units + 

15,300 sf comm’l 

& parking. 

$363,476 $341,031 $22,445 

A2 

55 units + 

15,300 sf comm’l 

& parking. 

$420,256 $414,663 $5,593 

B 

53 units + 

15,100 sf comm’l 

& parking. 

$463,355 $438,695 $24,659 

C 

65 units + 8,600 

sf comm’l & 

parking. 

$501,056 $499,599 $1,457 

Source:  Urbanomics. 

Table 21: Assumed Monthly Rents by Bedroom Mix and Option 

Apartments by 

Option 

# of 

Units 

Rents by Bedroom Mix 

Studio 1-BR 2-BR Loft 

A1 39 $1,990 $2,490 $2,990 $3,490 

A2 55 $1,990 $2,490 $2,990 $3,490 

B 53 $1,990 $2,490 $2,990 $3,490 

C 65 $1,990 $2,490 $2,990 $3,490 

Source:  Urbanomics 
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5.2 PROGRAMMING AND CONSTRUCTION COSTS 



PROGRAMMING FORM - APARTMENTS STEPHEN TILLY, ARCHITECT

JOB #: 1515 DATE: 1/14/2016

NAME: White Plains Linen PROJECT: Feasibility Study

Targeted Apartment Sizes: Gross sf. Net sf. (85%)

Studios 590 - 700 500 - 600

One Bedroom 825 - 940 700 - 800

Two Bedroom 940 - 1060 800 - 900

OPTION A1 Loft 1400 - 2350 1200 - 2000

BUILDING Floor # of Scope Area Average Apartm. # of Apt. Average Apartm. Total 

Units (sf.) Size (Gross) Units Type Size (Gross) sf

BUILDING 1 1 lobby, comm. - NEW [1800]

2 13 units - NEW 7800 13 Studios 600 7800

Subtotal:  Building 1 13 7800 600 13 7800

BUILDING 2 1 2 lofts - REHAB 3500

2 2 lofts - REHAB 5500 4 Lofts 2250 9000

Subtotal:  Building 2 4 9000 2250 9000

BUILDING 3 1 arts center - LITE REHAB [7200]

Subtotal:  Building 3

BUILDING 4 1 comm. - REHAB [3000]

2 2 lofts - REHAB 3000 2 Lofts 1500 3000

Subtotal:  Building 4 2 3000 1500 3000

BUILDING 5 1 4 units - REHAB 5500

1 parking - REHAB [3300] 4 Studios 699 2796

2 8 units - REHAB 8800 8 1 - BR 928 7424

3 5 units - REHAB 5100 3 2 - BR 960 2880

3 3 units - NEW 3700 5 Lofts 2000 10000

Subtotal:  Building 5 20 23100 1155 20 23100

GRAND TOTAL 39 42900 sf

Total incl. non-apartment areas 58200 sf 17 Studios

8 One Bedroom

3 Two Bedroom

11 Lofts

39 Units

PARKING/UNITS 49 Parking Spaces for 39 Units

Prepared by Stephen Tilly 1/14/2016 Page 1



PROGRAMMING FORM - APARTMENTS STEPHEN TILLY, ARCHITECT

JOB #: 1515 DATE: 1/14/2016

NAME: White Plains Linen PROJECT: Feasibility Study

Targeted Apartment Sizes: Gross sf. Net sf. (85%)

Studios 590 - 700 500 - 600

One Bedroom 825 - 940 700 - 800

Two Bedroom 940 - 1060 800 - 900

OPTION A2 Loft 1400 - 2350 1200 - 2000

BUILDING Floor # of Scope Area Average Apartm. # of Apt. Average Apartm. Total 

Units (sf.) Size (Gross) Units Type Size (Gross) sf

BUILDING 1 1 lobby, comm. - NEW [1800]

2 9 units - NEW 7800 7 Studios 630 4410

3 9 units - NEW 7800 10 1 - BR 879 8790

PH 6 units - NEW 4600 7 2 - BR 1000 7000

Subtotal:  Building 1 24 20200 842 24 20200

BUILDING 2 1 2 lofts - REHAB 3500

2 4 lofts - REHAB 5500 6 Lofts 1500 9000

Subtotal:  Building 2 6 9000 1500 9000

BUILDING 3 1 parking - REPAIR [7200]

Subtotal:  Building 3

BUILDING 4 1 comm. - REHAB [3000]

2 2 lofts - REHAB 3000 2 Lofts 1500 3000

Subtotal:  Building 4 2 3000 1500 3000

BUILDING 5 1 5 units - REHAB 5500

1 parking - REHAB [3300] 5 Studios 700 3500

2 9 units - REHAB 8800 10 1 - BR 822 8220

3 6 units - REHAB 5100 3 2 - BR 960 2880

3 3 units - NEW 3700 5 Lofts 1700 8500

Subtotal:  Building 5 23 23100 1004 23 23100

Total apartments 55 55300 sf

Total incl. non-apartment areas 70600 sf 12 Studios

20 One Bedroom

10 Two Bedroom

13 Lofts

55 Units

PARKING/UNITS 69 Parking Spaces for 55 Units

Prepared by Stephen Tilly 1/14/2016 Page 1



PROGRAMMING FORM - APARTMENTS STEPHEN TILLY, ARCHITECT

JOB #: 1515 DATE: 1/14/2016

NAME: White Plains Linen PROJECT: Feasibility Study

Targeted Apartment Sizes: Gross sf. Net sf. (85%)

Studios 590 - 700 500 - 600

One Bedroom 825 - 940 700 - 800

Two Bedroom 940 - 1060 800 - 900

OPTION B Loft 1400 - 2350 1200 - 2000

BUILDING Floor # of Scope Area Average Apartm. # of Apt. Average Apartm. Total 

Units (sf.) Size (Gross) Units Type Size (Gross) sf

BUILDING 1 1 lobby, comm. - NEW [1600]

2 8 units - NEW 7800 2 Studios 680 1360

3 8 units - NEW 7800 5 1 - BR 940 4700

9 2 - BR 1060 9540

Subtotal:  Building 1 16 15600 975 16 15600

BUILDING 2 1 2 lofts - REHAB 3500

2 2 lofts - REHAB 5500 4 Lofts 2250 9000

Subtotal:  Building 2 4 9000 2250 9000

BUILDING 3 1 parking, lobby - NEW [7200]

2 7 units - NEW 6000 5 Studios 680 3400

3 7 units - NEW 6000 5 1 - BR 920 4600

4 2 - BR 1000 4000

Subtotal:  Building 3 14 12000 857 14 12000

BUILDING 4 1 comm. - REHAB [3000]

2 2 lofts - REHAB 3000 2 Lofts 1500 3000

Subtotal:  Building 4 2 3000 1500 3000

BUILDING 5 1 4 units - REHAB 5500

1 parking - REHAB [3300] 4 Studios 700 2800

2 8 units - REHAB 8800 5 1 - BR 920 4600

3 5 units - REHAB 5100 4 2 - BR 1000 4000

4 Lofts 2000 8000

Subtotal:  Building 5 17 19400 1141 17 19400

GRAND TOTAL 53 59000 sf

Total incl. non-apartment areas 74100 sf 11 Studios

15 One Bedroom

17 Two Bedroom

10 Lofts

53 Units

PARKING/UNITS 67 Parking Spaces for 53 Units

Prepared by Stephen Tilly 1/14/2016 Page 1



PROGRAMMING FORM - APARTMENTS STEPHEN TILLY, ARCHITECT

JOB #: 1515 DATE: 1/14/2016

NAME: White Plains Linen PROJECT: Feasibility Study

Targeted Apartment Sizes: Gross sf. Net sf. (85%)

Studios 590 - 700 500 - 600

One Bedroom 825 - 940 700 - 800

Two Bedroom 940 - 1060 800 - 900

OPTION C Loft 1400 - 2350 1200 - 2000

BUILDING Floor # of Scope Area Average Apartm.# of Apt. Average Apartm. Total 

Units (sf.) Size (Gross) Units Type Size (Gross) sf

BUILDING 1 1 lobby, comm. - NEW [2500]

2 9 units - NEW 7800 7 Studios 630 4410

3 9 units - NEW 7800 10 1 - BR 879 8790

PH 6 units - NEW 4600 7 2 - BR 1000 7000

Subtotal:  Building 1 24 20200 842 24 20200

BUILDING 2 1 2 lofts - REHAB 3500

2 2 lofts - REHAB 5500 4 Lofts 2250 9000

Subtotal:  Building 2 4 9000 2250 9000

BUILDING 3/4 1 parking, lobby - NEW [2800]

2 8 units - NEW 7000 4 Studios 620 2480

3 9 units - NEW 7000 8 1 - BR 840 6720

5 2 - BR 960 4800

Subtotal:  Building 3/4 17 14000 824 17 14000

BUILDING 5 1 4 units - REHAB 5500

1 parking - REHAB [3300] 4 Studios 699 2796

2 8 units - REHAB 8800 8 1 - BR 928 7424

3 5 units - REHAB 5100 3 2 - BR 960 2880

3 3 units - NEW 3700 5 Lofts 2000 10000

Subtotal:  Building 5 20 23100 1155 20 23100

GRAND TOTAL 65 66300 sf

Total incl. non-apartment areas 74900 sf 15 Studios

26 One Bedroom

15 Two Bedroom

9 Lofts

65 Units

PARKING/UNITS 82 Parking Spaces for 65 Units

Prepared by Stephen Tilly 1/14/2016 Page 1



PROGRAMMING & ROUGH COSTING FORM

JOB #: 1515 DATE: 1/14/2016

NAME: White Plains Linen PROJECT:Feasibility Study

OPTION B

BUILDING Floor Scope Area Subtotals Costing Adjusted Appl. Costs Tax Credit

(sf.) Gross sf. Multiple Cost / sf Subtotal 33% 40%

BUILDING 1 1 lobby, comm. - NEW 1600 1.00 250.00 $400,000

2 8 units - NEW 7800 1.00 225.00 $1,755,000

3 8 units - NEW 7800 1.00 225.00 $1,755,000

Subtotal:  Building 1 17200 $3,910,000

BUILDING 2 1 2 units - REHAB 3500 1.00 200.00 $700,000

2 2 units - REHAB 5500 1.00 225.00 $1,237,500

Subtotal:  Building 2 9000 $1,937,500 $639,375 $255,750

BUILDING 3 1 parking, lobby - NEW 7200 1.00 100.00 $720,000

2 7 units - NEW 6000 1.00 225.00 $1,350,000

3 7 units - NEW 6000 1.00 225.00 $1,350,000

Subtotal:  Building 3 19200 $3,420,000

BUILDING 4 1 comm. - REHAB 3000 1.00 140.00 $420,000

2 2 units - REHAB 3000 1.00 150.00 $450,000

Subtotal:  Building 4 6000 $870,000

BUILDING 5 1 5 units - REHAB 5500 1.00 225.00 $1,237,500

1 parking - REHAB 3300 1.00 75.00 $247,500

2 9 units - REHAB 8800 1.00 225.00 $1,980,000

3 6 units - REHAB 5100 1.00 225.00 $1,147,500

Subtotal:  Building 5 22700 $4,612,500 $1,522,125 $608,850

Total $14,750,000 $2,161,500

Tax Credit Savings $864,600

GRAND TOTAL $14,750,000

TOTAL SQUARE FEET 74100

CALCULATED COST PER SQUARE FOOT $199

CALCULATED HIGH COST PER SQUARE FOOT $219

ESTIMATED TOTAL COST $14,750,000

ESTIMATED HIGH COST (+10%) $16,225,000

PARKING/UNITS 67 Parking Spaces for 53 Units

Tax Credit

NOTE:  This estimate is of the cost you would expect to pay a General Contractor to perform a full scope of services.  It includes profit and 

overhead on the General Contractors portion of the work performed by subcontractors.  It does NOT include architectural, legal, or other fees,

permits, financing, or other transaction costs for which it is customary to allow a 20% contingency--above and beyond the 20% estimating 

contingency for hard construction costs above.  This and all other cost estimates prepared for this project represent our best judgement as 

design professionals familiar with the construction industry.  

STEPHEN TILLY, ARCHITECT

Prepared by Stephen Tilly 1/14/2016 Page 1
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5.3 DEMOLITION COSTS 
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5.4 PROPOSED ZONING TEXT AMENDMENTS 

Note: Proposed zoning text amendments are indicated in red underline or strikethrough. 
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20,000 to 59,999 2 
Each 50,000 over 60,000 1 additional 

All other uses As deemed necessary by 
the Planning Commission 

I. 

[1] 

Site plan approval. In approving the site plan as provided in § 575-56 hereof, the Planning Commission 
shall make every effort to achieve continuity of retail frontage and the highest achievable quality of 
design of any open spaces. 

Editor's Note: See also Art. III, Supplementary District Regulations. 

§ 575-34. C-3 General Commercial District.

[Amended 7-14-1986; 7-26-1993; 11-29-1994; 9-26-1995] 

A. Permitted uses. No building or premises shall be used, and no building or part of a building shall be 
erected which is arranged, intended or designed to be used, in whole or in part, for any purpose except 
the following: 

(1) 

(2) 

(3) 

(4) 

(5) 

(6) 

(7) 

(8) 

(9) 

Retail stores, including photocopying services. 

Banks, including drive-in windows. 

Restaurants; restaurants, fast-food, drive-through. 
[Amended 9-10-2012 by L.L. No. 12-2012] 

Beauty parlors, barbershops, tailors, nail shops. 

Taxi service headquarters or dispatch office, provided that no vehicle repair maintenance or 
servicing is performed on site. 

Business, professional or governmental offices and schools. 

Funeral parlors. 

Dance studios, martial arts studios. 

Household appliance repair for appliances normal and incidental to residential uses. 

(10) Dry-cleaning store solely for pickup and delivery and provided that no dry cleaning may be 
performed on the property. 

(11) 

(12) 

(13) 

Museums. 

Libraries. 

Business schools. 

B. Special permit uses and performance standards. 

(1) Uses subject to issuance of a special permit. The following uses are permitted pursuant to 
performance standards enumerated in § 575-34B(2), and subject to the issuance of a special 
permit by the Director of Planning upon authorization of the Common Council or, where 
indicated, by the Planning Commission, in accordance with the provisions of § 575-57 herein and 
subsequent approval by the Planning Commission of a site plan in accordance with § 575-56 
herein: 
[Amended 5-8-2000; 7-19-2010 by L.L. No. 7-2010] 
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(a) 

(b) 

Car wash. 

Day-care centers and school-age child care as a principal use, subject to the following 
conditions: 

[1] Buffering five feet in width and a six-foot-high opaque fence with the finished side 
facing out shall be required between all play areas and all lot lines, subject to Planning 
Commission full or partial waiver of this requirement. 

(c) 

(d) 

(e) 

(f) 

(g) 

(h) 

(i) 

(j) 

(k) 

(l) 

(m) 

Warehouse and distribution activities, but excluding secondhand lumber and junkyards, 
automobile dismantling plants or storage of used parts of automobiles or other machines or 
vehicles or of dismantled or junked automobiles. 

Manufacturing, assembling, converting, altering, finishing, cleaning or any other processing 
or storage of products or materials, regardless of where offered for sale, provided that only 
oil, gas or electricity is used as fuel. 

Printing businesses, regardless of where product is offered for sale. 

Auto repair facilities for minor repairs in conformance with § 575-10, but excluding auto 
sales, auto repair facilities for major repairs and auto body and paint shops. 

Health clubs. 

Theaters subject to submission of a management plan detailing hours of operation, staffing 
and security for review and approval by the Commissioner of Public Safety. 

Construction businesses which require the storage of heavy equipment such as backhoes, 
front-end loaders or outdoor storage of heavy motor vehicles as defined in these 
regulations. 

Laundromats, both coin-operated and drop-off laundry services, provided that an attendant 
is present during the hours of operation, excluding dry-cleaning services or any process 
utilizing chemical treatment of clothing. 

Restaurants with a designed seating capacity of more than 200 patrons are permitted 
pursuant to performance standards enumerated in § 575-34B(2), and subject to the 
issuance of a special permit by the Director of Planning upon authorization of the Planning 
Commission. 

An amusement center and/or children’s amusement centers, subject to submission of a 
management plan detailing hours of operation, staffing and security for review and approval 
in addition to the performance standards set forth below in Subsection B(2)(h). 
[Amended 5-29-2012] 

Artist lofts, pursuant to the performance standards enumerated in § 575-34B(2)(j) and 
subject to the issuance of a special permit by the Director of Planning upon authorization of 
the Planning Commission. 
[Added 10-14-2014 by L.L. No. 6-2014] 

(2) Performance standards. In addition to bulk and area requirements provided in § 575-34F hereof, 
the following criteria shall apply to special permit uses. Wherever any provision of this section 
shall be inconsistent with § 575-34F, the following provisions of this § 575-34B(2) shall be 
controlling: 

(a) A minimum lot size of 20,000 square feet shall be required for each special permit use, 
excluding laundromats regulated by Subsection B(2)(d) and (e) below; restaurants as 
described in § 575-34B(1)(k) and regulated by Subsection B(2)(f) below; day-care center 
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and school-age-child-care facilities as principal uses and as regulated by § 575-34B(1)(b) 
above; amusement centers as regulated by Subsection B(2)(h) below; and artist lofts as 
regulated by § 575-34B(2)(j) below. 
[Amended 5-8-2000; 10-14-2014 by L.L. No. 6-2014] 

(b) 

(c) 

(d) 

For all special permit uses abutting any property containing a residential use, a minimum of 
twenty-five-foot rear yard and fifteen-foot side yards from each abutting residential  
property line shall be provided. The rear and side yards shall be kept free of structures other 
than fencing that may be used in screening the business from adjacent properties. 
Landscaping and screening shall be provided in accordance with § 575-13 of this chapter. 

Special permit uses requiring the use of tractor trailers for delivery of materials or 
equipment shall be limited to lots located on arterial streets as defined in Section 278-3 of 
the City Code. 

Special permits for laundromats upon compliance with the following requirements without 
variance: 

[1] 

[2] 

[3] 

[4] 

[5] 

[6] 

[7] 

Minimum lot size of 7,000 square feet. 

The laundromat shall not exceed 1,000 square feet in aggregate floor area. 

No more than 20 washing machines and 10 dryers will be permitted as part of the 
operation. 

Laundromats shall not open before 7:00 a.m. nor close later than 10:00 p.m. 

On-site parking shall be provided at a ratio of not less than one space per 300 square 
feet of floor area. 
[Amended 5-8-2000] 

Provision shall be made for storage of recyclables within the principal building. 

Exhaust vents shall be directed away from residential properties and be architecturally 
treated to screen vents from residential properties and from the street. 

(e) Special permits for laundromats, which are supervised by an attendant and provide both 
wash and fold service and self-service machines, upon compliance with the following 
requirements, without variance(s): 
[Added 5-8-2000] 

[1] 

[2] 

[3] 

[4] 

[5] 

[6] 

ǌ HYPERLINK 
"http://ecode360.com/prin
t/6433253" \l "6433253" \h 

[7] 

Minimum lot size of 7,000 square feet. 

The laundromat shall not exceed 2,500 square feet in aggregate floor area. 

No more than 60 machines in any combination of washers or dryers shall be permitted 
as part of the operation. 

Laundromats shall not open before 7:00 a.m. nor close later than 10:00 p.m. 

On-site parking shall be provided at a ratio of not less than one space per 300 square 
feet of floor area. 

Provision shall be made for storage of recyclables within the principal building. 

Exhaust vents shall be directed away from residential properties and shall be 
architecturally treated to screen vents from residential properties and from the street. 

(f) Special permits for restaurants with accessory outdoor dining may be granted for a period 
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of one year upon compliance with the following conditions: 
[Amended 4-22-2002; 7-11-2011 by L.L. No. 8-2011; 9-10-2012 by L.L. No. 12-2012] 

[1] 

[2] 

[3] 

[4] 

[5] 

[6] 

[7] 

All accessory outdoor dining shall be accessory to and used in conjunction with an 
enclosed restaurant located on the same parcel. 

Separation of adjacent properties and the public right-of-way, including sidewalks, from 
customers by landscaping, low walls or fencing. 

All tables, chairs or other seating and activities shall take place entirely on the subject 
parcel. The City right-of-way shall at all times remain clear of the accessory outdoor. 

Evening closing time shall be no later than 10:00 p.m. for the accessory outdoor dining 
service. 

The accessory outdoor dining area shall be kept free of debris and litter. 

No outdoor entertainment shall be allowed. 

Liquor may only be sold and consumed in conjunction with the sale of food. 

(g) 

(h) 

A special permit for a construction business requiring storage of heavy equipment shall 
provide a landscape treatment which adequately screens the subject equipment from 
adjoining properties and the City right-of-way and shall post a maintenance cash guarantee, 
letter of credit, or other form of liquid asset to the satisfaction of the Corporation Counsel 
and City Comptroller guaranteeing the upkeep of the site and landscaping in an amount as 
determined by the Director of Planning. 
[Amended 5-13-2002 by L.L. No. 1-2002; 5-29-2012] 

Special permits for amusement centers may be granted for a period of two years upon 
compliance with the following conditions: 
[Added 5-8-2000] 

[1] 

[2] 

[3] 

[4] 

[5] 

[6] 

[7] 

Evening closing time shall be no later than 9:00 p.m. on weekday evenings, including 
Sunday, and 10:00 p.m. for Friday and Saturday nights. 

No outdoor music or entertainment shall be allowed. 

Maximum site-generated lighting shall not exceed 0.5 footcandle at any property line 
abutting a residential district, and the source of all outdoor lighting shall not be visible 
beyond the property line. All selected lighting fixtures shall direct light toward the 
ground. All lighting plans, interior and exterior, are subject to the approval of the 
Director of Planning or designee. 
[Amended 5-29-2012] 

On-site parking shall be provided as a sum total of all uses on the property as regulated 
by Subsection H(1) and (2) below. 

No liquor or cigarettes are to be sold or consumed within the facility. 

In areas adjacent to residential districts, a visual and noise buffering shall be provided to 
the satisfaction of the Planning Commission. Such buffering shall include a minimum of 
twenty-foot-wide-perimeter vegetative buffering, fencing, earthen berm, other 
materials or some combination thereof, as determined necessary by the Planning 
Commission to mitigate off-site impacts associated with the subject use. 

The applicant shall prepare a traffic impact study, which shall include proposals for any 
necessary mitigation measures to be undertaken by the applicant to the satisfaction of 
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the Planning Commission. 

[8] As a minimum, the applicant shall provide two security personnel at all times during the 
hours of operation. If the applicant proposes more than one primary access to the 
facility, an additional security officer will be required to monitor each access point. In 
addition, the applicant shall prepare and submit for review a security analysis, which 
shall include proposals for any mitigation measures to be undertaken by the applicant 
to the satisfaction of the Common Council. 

(i) In order to increase the range of housing available in and near the City's downtown business 
district, and to increase the complement of residential uses that would support downtown 
businesses, the uses allowed in the C-3 District by special permit are amended to include the 
following, by special permit of the Common Council: 
[Added 9-14-2009 by L.L. No. 15-2009] 

[1] Mixed-use residential buildingsdevelopments, according to the following regulations: 

[a] 

[b] 

The land area provided for each dwelling unit shall not be less than 525 square 
feet. 
[Amended 10-14-2014 by L.L. No. 7-2014] 

For each dwelling unit, there shall be provided suitably improved and usable 
recreation area and/or open space in the following amounts: 200 square feet for 
each bedroom. Usable recreation area and open space may be provided in the 
following ways, including: 

[i] 

[ii] 

[iii] 

[iv] 

[v] 

Outdoor landscaped area; 

Outdoor passive/active recreation area; 

Rooftop passive/active recreation area; 

Indoor community center with appropriate facilities; 

Combination of the above. 

[c] 

[d] 

[e] 

Mixed-use residential building development projects will have to provide certain 
amenities to the City of Peekskill, as outlined in § 575-34B(2)(i)[1][r] below. 

The portion of the building used for residential purposes shall have an entrance 
that does not require access through the portion of the building used for 
nonresidential purposes, other than by means of a common lobby. 

Only the following nonresidential uses are permitted in a mixed-use building: 

[i] 

[ii] 

[iii] 

[iv] 

[v] 

Retail stores (limited to the first and second floors); 

Computer, electronics, shoe and appliance repair shops (limited to the first 
and second floors); 

Restaurants, with or without accessory outdoor facilities (limited to first, 
second and rooftop floors); 
[Amended 9-10-2012 by L.L. No. 12-2012] 

Tailors and dry-cleaning stores solely for pickup and delivery and provided 
that no dry cleaning may be performed on the property (limited to the first 
and second floors); 

Health clubs (limited to first, second and rooftop floors); 
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[vi] Artist galleries or dance studios used solely for commercial purposes (limited 
to the first and second floors); 

[vii] Museum, library or exhibit space (limited to the first and second floors). 
[viii] Community room or performance space. 

[f] 

[g] 

Accessory uses. In addition to the accessory uses currently allowed in the C-3 
District (except for § 575-32C(6), day-care facilities), accessory uses may also 
include laundromats and guest suites for the sole use of the residents of the 
mixed-use residential building. 

Development regulations. Each site seeking to construct a mixed-use residential 
building shall be subject to the following development regulations: 

[i] For lots with a minimum of 20,000 square feet: 

[A] 

[B] 

[C] 

[D] 

[E] 

Lot depth: No lot shall have an average depth of less than 100 feet. 

Maximum building coverage: 90%. 

Maximum height: five stories or 55 feet, whichever is less. Please see 
§ 575-34B(2)(i)[1][s] for bonus height provisions for an increase in
height of up to a maximum of nine stories or 103 feet. 

Setbacks: 
{1} At street level: ten-foot maximum setback from the property 

line, except for property lines facing Brown Street, where a 
minimum setback of 25 feet is required. 

{2} At 35 feet above street level: sixty-foot minimum setback from 
property line except in mixed use developments that preserve 
historic buildings in combination with new construction. In the 
case of mixed-use developments that preserve historic 
buildings, at 40 feet above street level, there shall be a 
minimum setback of 15 feet. At 50 feet above street level, 
there shall be a minimum setback of 60 feet. 

{3} At 79 feet above street level: seventy-five-foot minimum setback 
from property line. 

Minimum residential dwelling unit floor area. Minimum floor area shall 
be 600 square feet for a studio, 750 square feet for a one-bedroom unit, 
850 square feet for a two-bedroom unit, and 1,000 square feet for a 
three-bedroom unit. No more than 50% of the dwelling units in a mixed- 
use residential building are permitted to have a floor area less than 800 
square feet. 
[Amended 10-14-2014 by L.L. No. 7-2014] 

[ii] For lots between 10,000 square feet and 20,000 square feet in size: 

[A] 

[B] 

Maximum building coverage: 90%. 

Maximum height: three stories or 35 feet, whichever is less. Please see § 575-
34B(2)(i)[1][s] for bonus height provisions for an increase of up to a maximum of 
five stories or 55 feet.
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[C] Setbacks: 
{1} At street level: ten-foot maximum setback from the property 

line, except for property lines facing Brown Street, where a 
minimum setback of 25 feet is required. 

{2} At 35 feet above street level: sixty-foot minimum setback from 
property line.

[D] Minimum residential dwelling unit floor area. At least 80% of the 
dwelling units in a project must have a minimum floor area of 900 
square feet for a one-bedroom unit, 1,200 square feet for a two- 
bedroom unit and 1,500 square feet for a three-bedroom unit. Up to 
20% of the dwelling units in a project are permitted to be either studio 
or one-bedroom units with a minimum floor area of 700 square feet. 
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[h] 

[i] 

[j] 

[k] 

[l] 

[m] 

Proximity to downtown business district. Mixed-use residential buildings are 
intended to introduce a diverse twenty-four-hour-a-day residential population to 
the City's downtown area. In addition, it is expected that the additional traffic 
generated by mixed-use residential developments will require that convenient off- 
street parking be available on site and within the immediately surrounding 
neighborhood. Therefore, in an effort to reduce car dependency, utilize existing 
parking resources, and maintain a walkable, pedestrian-friendly community, all 
mixed-use residential buildings must be located adjacent to the City's downtown 
district where such additional parking resources exist. All developments containing 
mixed-use residential buildings must be located within 150 feet (as measured from 
the center of the tax lot) of a property designated as C-2 on the City of Peekskill 
Zoning Map or a quarter mile of a property designated as C-2 on the City of 
Peekskill Zoning Map if the site is located on a designated Bus Route. 

Proximity to higher-density residential development. All developments containing 
mixed-use residential buildings must be located within 200 feet (as measured 
from the center of the tax lot) of an R-6 District on the City of Peekskill Zoning 
Map or a quarter mile of a property designated as C-2 on the City of Peekskill 
Zoning Map if the site is located on a designated Bus Route. 

View preservation/design review. In considering the site plan for mixed-use 
residential buildings, the Planning Commission must find that the proposed mixed- 
use residential building does not adversely affect the views from surrounding 
residential development, and is compatible with surrounding development on 
issues such as, but not limited to, architecture (See § 575-34B(2)(i)[1][r][i].), 
facade treatment, wall openings, and landscaping. The Planning Commission must 
issue a finding that the development is compatible with the design guidelines for 
mixed-use development in the C-3 District. 

Off-street parking. Except for residential units, for which 1.25 off-street parking 
spaces are required for each unit, off-street parking shall be provided as outlined 
in the City of Peekskill Zoning Code. In considering site plans, the Planning 
Commission may approve the joint use of spaces, as outlined in § 575-12B of the 
Zoning Code. 

Off-street loading. Provisions for off-street loading shall be provided as required 
by the Zoning Code. All loading berths shall be screened from streets and 
surrounding residential uses. Due to the potential for significant adverse effects 
on residential and other uses sharing the same lot, provisions for loading shall be 
given particular attention during the site plan review process. The Common 
Council will have the authority to waive any portion of the off-street loading 
requirement for developments applying for a mixed-use residential building special 
permit. 

Approval standards. In addition the standards outlined below, all mixed-use 
development must be found consistent with the approval standards for site plans 
and special permits outlined at § 575-56 of the City of Peekskill Zoning Code. 

[i] Homeowners' associations required in the case of ownership: 

[A] Covenant and restriction. The applicant shall deliver to the City of
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 Peekskill for its approval a covenant and restriction, in a form suitable 
for filing in the office of the Westchester County Clerk, prohibiting, 
inperpetuity, any land which is designated for common usable open 
space from being used for any other purpose. The applicant will pay 
the filing fee and present proof of the filing. Upon approval of the 
covenant and restriction the developer shall, forthwith, record same in 
the office of the Westchester County Clerk and, in any event, before the 
issuance of the first certificate of occupancy in the development. 

[B] 

[C] 

[D] 

[E] 

Organization for common ownership required. The applicant shall 
establish a legally constituted condominium or homeowners' association 
for the ownership and maintenance of all common space and any 
streets not accepted for dedication by the City of Peekskill. This 
organization shall not be dissolved nor shall it dispose of any common 
usable open space, by sale or otherwise, except to another organization 
conceived and established to own and maintain the common usable 
open space and nondedicated streets. 

Rules of organizations. Any homeowners' association established shall: 
{1} Be established before a certificate of occupancy or temporary 

certificate of occupancy has been issued for any dwelling unit in 
the development. 

{2}  Make membership automatic and mandatory for each owner of 
a dwelling unit and any succeeding owner thereto, being 
accomplished by the purchase of a dwelling unit in the 
development. 

{3} Guarantee access to all the common usable open space to all 
persons legally residing in the development and limit that 
access to the legal residents and their tenants and guests only. 
Every member of the association shall have a right and 
easement of enjoyment in and to the common usable open 
space. 

{4} Be responsible for liability insurance, taxes and the maintenance 
of the common usable open space and undedicated streets. 
The certificate of incorporation shall contain provisions so that 
adequate funds will be available for maintenance. 

{5} Require owners of dwelling units to pay their pro rata share of 
the costs listed above and provide that an assessment levied by 
the organization shall have the same force and effect as a debt 
or ground rent or lien against the real property. 

{6} Be able to adjust the assessment to meet changing needs. 

Common usable open space maintenance. The documents establishing 
or creating such organization shall provide a plan for the maintenance 
of all common usable open space and undedicated streets in the 
development. The City of Peekskill shall not be responsible for 
maintenance or enforcement of the site plan or association rules. 

The developer shall convey title to the common usable open space area 
to the aforesaid homeowners' association at such time as the aforesaid 
association is able to maintain the area or at such time as may be 
designated by the Planning Commission, which date shall be consonant 
with the policy expressed herein. 

[n] Traffic and circulation. Provision must be made for vehicle entrances and exits to
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 be laid out so as to minimize traffic hazards. The potential generation of traffic 
from the combined uses must be found to be within the capacity of the existing or 
planned streets providing access to the mixed-use residential building. 
Appropriate mitigation shall be required if a traffic study (done to the satisfaction 
of the City's Traffic Engineer) indicates that the project will result in a degradation 
in levels of service at nearby intersections or through streets. Furthermore, on 
sites larger than 20,000 square feet, a loading/unloading zone must be provided 
for a jitney vehicle except for sites located on a bus route. The Common Council 
has the authority to waive this requirement if it deems such a loading/unloading 
area to be infeasible for the site. 

[o] 

[p] 

[q] 

[r] 

Utilities. Sufficient capacity must exist to serve the proposed mixed-use facility for 
all water, sewer and other utility services. Appropriate mitigation and/or 
infrastructure upgrades shall be required if it is determined by the applicant's 
professional engineer (and confirmed by the City Engineer) that insufficient utility 
capacity exists for the project or if the condition of infrastructure adjacent to the 
site is not of a quality satisfactory to the City Engineer and the Department of City 
Services. Additionally, CFC-based refrigerants are prohibited. 

Common spaces. Provision must be made to adequately heat and cool common 
spaces, including but not limited to lobbies, hallways and elevators. 

Elevators. All mixed-use developments must provide elevators for the use of all 
occupants according to the following schedule: for the first 50 dwelling units: one 
elevator; for buildings with 51 to 100 dwelling units: two elevators; for buildings 
with 101 to 150 dwelling units: three elevators; for buildings above 151 dwelling 
units: to be determined by the Planning Commission. Additionally, a separate 
elevator must be provided for each 20,000 square feet or part thereof of 
nonresidential use above the first floor. 

Provision of amenities. 

[i] 

[ii] 

The Common Council has determined that the promotion of exceptional 
architecture, facade revitalization and arts-related activity has historically 
resulted in positive benefits for downtown Peekskill. Therefore, any entity 
seeking a special permit under this chapter must contribute to the City's 
efforts to promote these activities. Ultimately, these contributions will 
promote the health, safety and welfare of the City of Peekskill and improve 
the value of the specific development and the downtown area as a whole. 

The Common Council must find that the following have been provided 
before issuing a special permit: 

[A] 

[B] 

[C] 

[D] 

Exceptional architecture is to be provided to the satisfaction of the 
Common Council pursuant to the design guidelines for mixed-use 
development in the C-3 District. 

At least two points must be earned under the bonus height provisions, 
as outlined in § 575-34B(2)(i)[1][s] below, in order to qualify for this 
special permit. 

Recycling areas: Coordinate the size and functionality of the recycling 
areas with the anticipated collection services for glass, plastic, office 
paper, newspaper, cardboard and organic wastes to maximize the 
effectiveness of the dedicated areas. 

Payment of the developer fee for downtown mixed-use residential
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 buildings. (See § 275-19 of the City Code.)

[s]  Bonus height provisions. 

[i] The Common Council has the authority to grant the following height 
bonuses, up to the maximums outlined in § 575-34B(2)(i)[1][g][i][C] and 
§ 575-34B(2)(i)[1]g][ii][B] above. Bonus height provisions are not applicable to sites
that are beyond 150 feet of a parcel located within a C-2 district and 200 feet of a 
parcel located within an R-6 district: 

[A] 

[B] 

[C] 

For lots greater than 20,000 square feet in size, bonuses are granted 
according to the following points-based system (Please refer to the 
points menu in § 575-34B(2)(i)[1][s][i][C] for a list of qualifying items 
and their associated point values.): 
{1} A mixed-use residential building must qualify for at least six 

points (two required points plus four bonus points) for a bonus 
of 12 feet in height. 

{2} A mixed-use residential building must qualify for at least eight 
points (two required points plus six bonus points) for a bonus 
of 24 feet in height. 

{3} A mixed-use residential building must qualify for at least 12 
points (two required points plus 10 bonus points) for a bonus 
of 48 feet in height. 

For lots between 10,000 and 20,000 square feet, bonuses are granted 
according to the following points-based system (Please refer to the 
points menu in § 575-34B(2)(i)[1][s][i][C] for a list of qualifying items 
and their associated point values.): 
{1} A mixed-use residential building must qualify for at least six 

points (two required points plus four bonus points) for a bonus 
of 10 feet in height. 

{2} A mixed-use residential building must qualify for at least eight 
points (two required points plus six bonus points) for a bonus 
of 20 feet in height. 

Bonus items and their associated point value, i.e., "points menu." 
Selected bonuses must be applied, installed or otherwise associated 
with the subject property. Bonuses are nontransferable. 
{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,
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ConEd Solutions or NYSERDA, for example) for at least 30 
years by including such language as a deed restriction: two 
points. 

{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. 

Ɛ10} 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. 
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(j) Artist lofts. 
[Added 10-14-2014 by L.L. No. 6-2014] 

[1] No artist loft may exist on the first floor of the structure in which it is located. This 
provision may be waived by the Planning Commission only if all of the following 
conditions are satisfied: 

[a] 

[b] 

[c] 

The portion of the loft space primarily intended for residential use does not 
directly face the street. 

The appearance of the loft from the street shall be consistent with the character 
of the surrounding area. 

That the entrance to the artist loft, including retail, studio and residential areas, is 
exclusive and shall not be shared with any other use in the building. 

[2] 

[3] 

[4] 

[5] 

[6] 

Each artist loft shall be separated from other artist lofts or other uses within a 
particular building. Access to artist lofts may be provided from common access areas, 
halls or corridors. 

Each artist loft must be individually equipped with an enclosed bathroom containing a 
bathroom sink, water closet, shower and appropriate venting. 

Each artist loft must be individually equipped with a kitchen that contains a four-burner 
stove and oven, with a range hood vented to the exterior of the unit. Each unit must 
provide a minimum of five feet of countertop, a kitchen sink, and a minimum of 10 
linear feet of storage cabinetry. Each unit must contain a garbage compactor and 
garbage disposal unit. 

Each artist loft must contain a livable floor area of no less than 800 square feet. 

No more than 49% of the livable floor area of the artist loft may be devoted to 
residential space. In no event may said residential area exceed 980 square feet. 

[a] Direct access between living and working areas must be provided, and no separate 
access/egress to the residential area is permitted except for emergency 
access/egress. 

[7] 

[8] 

[9] 

Sprinkler systems must be provided in all common hallways and areas of any building 
containing an artist loft if the loft contains only one legal means of egress. Hard-wired 
smoke detectors with battery backups must be provided for all units. 

In order to ensure that the use is compatible with the other nearby uses, artist lofts 
shall not be used for storage of flammable liquids or hazardous materials; welding; or 
any open-flame work. Further, the creation of art shall be so conducted as not to cause 
noise, vibration, smoke, odors, humidity, heat, cold, glare, dust, dirt or electrical 
disturbance which is perceptible by the average person located within the first-floor 
space or any other commercial or residential unit within the structure or beyond any 
lot line. 

The artist loft must be occupied by at least one person who is certified as an artist by 
the City's Artist Certification Committee. 

[10] The artwork that is to be created within the artist loft must be compatible with other 
uses which occur or are to occur within the building in which the artist loft is to be 
located. 

[11] No more than one person per 300 square feet of residential floor area may reside 
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within an artist loft. 

[12] 

[13] 

Up to three nonresident employees may be employed within an artist loft. This 
requirement may be waived for artist lofts that occur on the first floor of a structure 
that provide retail space on that first floor. 

Other than in a first-floor retail-oriented area, articles offered for sale within an artist 
loft must include those produced by the artist occupying said artist loft and may be 
offered with other like items. 

[14] Air conditioners, clotheslines and other objects or equipment shall be prohibited from 
projecting from any window that is visible from a public street. 

[15] One flush-mounted, nonilluminated sign attached adjacent to or near the street 
entrance door to the artist loft may be used to identify the artist. This sign may list only 
the name of the artist with a one- or two-word description of the type of artwork or 
craft that is to be conducted within the artist loft. Where two or more artist lofts occur 
within the same building, the signs must be placed in an orderly fashion in relation to 
each other and must be part of a coherent directory in which signs are ordered in a 
horizontal fashion. 

[16] Work space and accessory residential space shall not be rented separately or used by 
persons other than those people legally residing within the artist loft. 

C. Accessory uses shall be the same as permitted and regulated in the C-1 District, § 575-32C. 

D. All uses, whether principal uses, accessory uses or special permit uses, other than off-street parking 
and accessory outdoor dining facilities, shall be carried on in roofed buildings fully enclosed on all 
sides. 
[Amended 5-8-2000] 

E. Uses prohibited. Any use which is noxious or offensive by reason of emission of odor, dust, noise, 
smoke, gas, fumes, radiation or which presents a hazard to public health or safety is prohibited. 

F. Lot and building requirements shall be as follows: 

(1) 

(2) 

(3) 

(4) 

Minimum lot area: 10,000 square feet. 

Minimum frontage: 100 feet. 

Minimum depth: 100 feet. 

Minimum yards: 

(a) 

(b) 

Front: 10 feet. 

No side or rear yard is required, but, if provided, such yard shall have a minimum dimension 
of not less than six feet, or 10 feet where the yard abuts a street. Where a rear or side yard 
abuts a residence district boundary, no building shall be erected within 30 feet of such 
boundary. 

(5) 

(6) 

Maximum coverage: 70%. 

Maximum floor area ratio: 1.4. 

G. Location of accessory buildings on lot. Accessory buildings may be erected not closer than 10 feet to a 
rear property line, except that where such property line adjoins a residential district, such accessory 
buildings may be no closer than 30 feet. 
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H. Off-street parking. 

(1) Off-street parking requirements are the same as for the Shopping Center C-1 District plus: 
[Amended 10-14-2014 by L.L. No. 6-2014] 

Use Parking  Requirement 
Wholesale and warehouse use 1 space per 500 square feet of gross floor area 
Manufacturing 1 space per 300 square feet of gross floor area or 1 

space per employee on the largest shift, whichever is 
larger 

Automobile repair facilities for light 
vehicles, minor repairs 

1 for each employee on the maximum shift, plus 3 for 
each service bay, plus 1 for each vehicle used in 
operation of the facility 

Day-care center or school-age child care As a principal use, 1 parking space per 10 children on 
the maximum shift plus 1 parking space per employee 
on the maximum shift; as an accessory use, 1 parking 
space per employee on the maximum shift 

Museum 1 for each 1,000 square feet of gross floor area plus 1 
per employee on the maximum shift 

Libraries 1 for each 500 square feet of gross floor area plus 1 per 
employee on the maximum shift 

School, business 1 for each 2 classroom seats plus 1 for each staff 
member on the maximum shift 

Artist lofts 1.25 per artist loft 

(2) Notes relating to waiver of part or all of the parking requirement and joint use of parking area 
(§ 575-33G) shall apply to the C-3 District. 

I. 

[1] 

Off-street loading. All loading and unloading shall take place on the lot, but not nearer than 50 feet to 
any residence district boundary. The requirements are the same as for the Shopping Center C-1 
District. 

Editor's Note: See also Art. III, Supplementary District Regulations. 

§ 575-35. C-4 Neighborhood Commercial District.

[Amended 12-14-1987; 11-29-1994; 9-26-1995] 

A. Permitted uses. No building or premises shall be used, and no building or part of a building shall be 
erected which is arranged, intended or designed to be used, in whole or in part, for any purpose except 
the following: 

(1) 

(2) 

(3) 

(4) 

(5) 

(6) 

(7) 

Retail stores with a maximum of 8,000 square feet of selling area. 

Banks, including drive-in windows. 

Restaurants; restaurants, carry-out. 
[Amended 9-10-2012 by L.L. No. 12-2012] 

Beauty parlors, barbershops, tailors and nail shops. 

Business, professional or governmental offices. 

Appliance repair and job printing. 

Residential development in accordance with the provisions of the R-3 Residence District. 
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Introduction 

As part of the planning process to guide development of potential reuse strategies of the Former White 

Plains Linen Complex, the City of Peekskill hosted the first public meeting for the project on September 

30, 2015. The stakeholder workshop was attended by approximately 20 people, most with personal 

knowledge of the site, including several who live nearby. All of the participants provided ideas that 

helped to inform the planning process. In addition to the general public, the members of the consultant 

team of BFJ Planning; Stephen Tilly, Architect (STA); and John Meyer Consulting (JMC) were on hand to 

facilitate the discussion. Jean Friedman, Director of Planning and Development; Garrett Burger, Assistant 

Planner; and Jim Pinto, Economic Development Specialist, were also in attendance as was 

Councilwoman Kathleen Talbot. 

Ms. Friedman opened the public meeting by introducing the project team and summarizing the overall 

project. Next, BFJ Planning and STA presented an overview of the project, including the background of 

the study, results of market and feasibility analyses and preliminary reuse scenarios. The study 

components include a land use, zoning and transportation analysis; a survey of site reuse feasibility; 

market analysis; alternative reuse scenarios; public and stakeholder outreach and recommendations for 

implementation. The bulk of the presentation focused on the existing land use, zoning and 

transportation context and market analysis.  

Following the presentation, the participants directed questions to the consultant team and City staff. 

During this question-and-answer session, participants raised relevant questions in regard to project 

ideas, market trends and future of the site, many informed by their experience of living in close 

proximity to the former White Plains Linen site. Content from the discussion is summarized below.  

The next steps in the Reuse of the Former White Plains Linen Complex process involve developing 

alternative reuse scenarios based on the public feedback; conducting a fiscal analysis of these 

alternative scenarios; and holding a second public workshop to review the scenarios. Based on input 

received at that workshop and the findings of the fiscal analysis, the team will develop a recommended 

reuse scenario and implementation strategy, including recommendations for future zoning, reuse cost 

estimates and a preliminary marketing plan. 
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Public Workshop Agenda 

1. Project Background and Timeline

 Introductions: City Team and Consultant Team

 Agenda

 Study Background

 Timeline

 Study Components

2. Former White Plains Linen Complex Site Conditions

 Site Location

 Land Use Context

 Existing Zoning

 Transportation

3. Market Analysis

 Jobs and Downtown Business

 Key assets for Peekskill

 Demographics, Income and Housing

 Development Potential

4. Preliminary Reuse Scenarios and Next Steps

 Building Characteristics and Conditions

 Potential Site Plan and Redevelopment Options

5. Question & Answer Discussion
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Presentation 
Below is a summary of the consultant team’s presentation by Frank Fish, Susan Favate and Simon Kates 

from BFJ Planning and Stephen Tilly from STA. 

1. Project Background and Timeline

Frank Fish, Principal of BFJ Planning, provided an overview of the project and why Peekskill is doing this 

study. The overview also included a description of the project timeline, which includes another 

stakeholder workshop in November and a final presentation to the Common Council.  

2. Former White Plains Linen Complex Site Conditions

Simon Kates, Associate of BFJ Planning, described the site location, existing land use and zoning context 

along with transportation conditions that affect the Former White Plains Linen Complex.  

3. Market Analysis

Susan Favate, Principal of BFJ Planning, provided an overview of the market analysis prepared by 

Urbanomics which determined that the site has a strong potential for residential development, given 

the City’s recent population growth, a lack of significant housing since 2008 and relatively low vacancies 

in rental apartments. There are also several potential non-residential options that could be considered 

for the former White Plains Linen site: a small business incubator, a multi-purpose arts center and 

neighborhood retail/office. The market analysis found that a small business incubator is not likely given 

the lack of a clear institutional or financial sponsor. A multi-purpose arts center has potential and may 

complement existing resources in the City, but would require outside funding and may be a better fit for 

the Downtown core. Similarly, the analysis found that neighborhood retail and office likely needs to be 

concentrated in the Downtown area to strengthen that market. 

4. Preliminary Reuse Scenarios

Stephen Tilly, from STA, then presented a graphic documentation of each building on the site, along with 

potential adaptive reuse possibilities. Mr. Tilly closed with a potential site plan and two options for the 

site, a mixed-use option (Option A) and a residential option (Option B). 

5. Question and Answer Discussion

After the presentation, the public directed questions to the consultant teams and the City staff. Below is 

a summary of the questions raised by the public and organized by areas of concern.  

Questions and Answers 
Market Analysis 

 There was a question among the public about how the 2% growth in Peekskill compared with

other communities and Westchester County overall. There was also a concern about the income

going down 30% especially because the residential market is price sensitive. Ms. Favate shared

data from the market analysis that indicated Peekskill’s 2% population growth since 2010

compared with growth during the same period of 1.5% for the Town of Ossining, 1.9% for the

Village of Port Chester, 2.1% for the City of White Plains and 2.5% for the County as a whole.
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Census Data and Vacancy Rates 

 One participant was concerned with the use of Census data as they believe the vacancy rate to

be higher than what was presented. This is important as the number of units for a potential new

development at the former White Plains Linen site would be affected by the vacancy rate.

Would housing surplus be a possibility? Ms. Favate shared additional data from the market

analysis that indicated, based on current real estate listings, a fairly tight housing market,

particularly for rental housing.

Housing Types 

 Workshop participants continuously mentioned that although housing stock is available in

Peekskill there is not a significant variety of options.

 Many of the participants emphasized the need for flexible, attractive and affordable housing

space with open plans in a loft-like configuration, as well as arts and performance space.

Traffic 

 Truck traffic on Constant Avenue was a concern when White Plains Linen was on the site; it was

confirmed that these impacts led to the street being made one-way. Neighbors present at the

workshop were happy with the one-way system.

Potential Uses on the Site 

 Participants felt that restaurants and arts space would facilitate the involvement of the

community of residents and organizations.

Potential Demolition 

 There was a generalized tension among the participants about rumors of demolition of the

buildings at the site. Is demolition already being considered? Mr. Fish confirmed that the BFJ

Team had not been asked to look at a complete site demolition, and that the team is

incorporating adaptive reuse in the potential development scenarios, largely because of the

potential historic preservation tax credits.

 The participants emphasized that reusing the existing structures would promote open layout

spaces and that the “bones” of structures in Peekskill are worth maintaining.

Sustainability 

 Would green roofs, retrofitting and certifying new construction be possible for any new

development? Would that affect affordability of units?

Zoning 

 Current zoning for the site does not allow residential unless as part of artists’ lofts. There cannot

be mixed uses unless there was a zoning change. City would be willing to consider a rezoning to

allow residential uses on-site.
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Conclusion 
The first stakeholder workshop was extremely helpful in gathering public opinion on the future of the 

White Plains Linen Complex and its possibilities for redevelopment. There was generalized consensus for 

the need for a greater variety of housing types, and an expressed desire for community space that will 

enhance the existing creative fabric of Peekskill.  

The next step in the process is the development of alternative reuse scenarios based on feedback from 

the stakeholder’s workshop and a fiscal analysis of the alternative reuse scenarios to determine relative 

feasibility. The BFJ team will then present the options at a second stakeholder meeting on November 18, 

2015. 
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Introduction 

As part of the planning process to guide development of potential reuse strategies of the former White 

Plains Linen Complex, the City of Peekskill hosted the second public meeting for the project on November 

18, 2015. The stakeholder workshop was attended by approximately 16 people, most with personal 

knowledge of the site, including several who live nearby. All of the participants provided ideas that helped 

to inform the planning process. In addition to the general public, the members of the consultant team of 

BFJ Planning; Stephen Tilly, Architect (STA); and John Meyer Consulting (JMC) were on hand to facilitate 

the discussion. Jean Friedman, Director of Planning and Development and Garrett Burger, Assistant 

Planner, as well as Councilwoman Kathleen Talbot, were also in attendance. 

Frank Fish opened the public meeting by welcoming everyone and reinforcing the importance of this study 

in identifying the White Plains Linen site redevelopment potential and a review of the project timeline. 

He also described the study components, summarized the results from the market study and expanded 

on JMC’s findings on the on-site infrastructure. 

Next, Stephen Tilly, presented four different alternatives for potential adaptive reuse scenarios on the 

White Plains Linen site, as described in greater detail below. During the Open House portion of the 

workshop, participants raised a number of relevant questions in regard to project ideas, which are 

summarized below. 

The next steps in the study process involve conducting a fiscal analysis of these alternative scenarios; 

discussing the options with City staff and the Common Council; and potentially meeting with White Plains 

Linen. An implementation strategy, including recommendations for future zoning, reuse cost estimates 

and a preliminary marketing plan, will be included in the final report.  
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Public Workshop Agenda 

1. Project Background and Timeline

 Why is Peekskill doing this study?

 Timeline

 Study Components

2. Overview of Site Conditions and Real Estate Market

 Market Analysis

 Site Infrastructure

3. Site Plan Options

 Option A1

 Option A2

 Option B

 Option C

4. Next Steps

 Fiscal Analysis

 Zoning Issues

 Implementation Strategy

5. Open House: Discussion of Reuse Options
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Presentation 

Below is a summary of the consultant team’s presentation by Frank Fish and Susan Favate from BFJ 

Planning and Stephen Tilly from STA. 

1. Project Background and Timeline

Frank Fish, Principal of BFJ Planning, provided an overview of the project and why Peekskill is doing this 

study. The overview also included a description of the project timeline.  

2. Overview of Site Conditions and Real Estate Market

Mr. Fish described the study’s components which includes land use and zoning, survey of site reuse 

feasibility, market analysis, public outreach, alternatives and implementation. Next, he presented an 

overview of the market study, which was presented during the previous workshop on October 2015. The 

overview touched on the potential for residential development and the challenges for non-residential 

development. Then, Mr. Fish expanded on JMC findings on the conditions of site infrastructure which has 

sufficient capacity based on the site’s previous commercial use by White Plains Linen. 

3. Site Plan Options

Stephen Tilly, from STA, presented four different alternatives for potential reuse possibilities on the White 

Plains Linen site. In all four options, Building 1 (at the corner of Constant Avenue and North Division Street) 

is replaced with a new building, Building 6 (at the center of the complex) is demolished and the lot is used 

for parking. In Option A1, Building 3 (the corner building at Constant and Highland Avenues) is used as an 

arts center or similar use, and all other buildings except for Building 1 and 6 are adaptively reused. In 

Option A2, Building 3 is used for parking within the existing structure, Building 1 gets an additional 

“penthouse” story and a portion of Building 5 (the L-shaped building on Highland Avenue) gets an 

additional story. In Option B, Building 3 is replaced with a new building; Building 1 is replaced with a 

structure similar in mass to Option A2; and the other buildings, except Building 6, are adaptively reused. 

In Option C, both Buildings 3 and 4 (the firehouse) are replaced with a new building and both Building 1 

and Building 5 get additional stories. The total number of potential residential uses for the various options 

range from 39 units in Option A.1 to 65 units in Option C. Massing diagrams for the options are shown 

below. 
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Massing Diagrams for each potential reuse possibility of the White Plains Linen site 

4. Next Steps

Susan Favate, Principal of BFJ Planning, presented the next steps of the planning process, which include a 

fiscal analysis to be developed after gathering comments and notes on the different site plan options. The 

consultant team will then estimate construction costs, required rents and fiscal impact on the City. 

Ms. Favate then explained the zoning issues that would have to be considered for redevelopment, as well 

as the potential rezoning of the former White Plains Linen site. BFJ Planning and the consultant team will 

also be looking at implementation strategies and potential coordination with White Plains Linen, which 

still owns the site. The team will meet with City staff and the Common Council to discuss potential 

implementation including zoning changes, as well as potentially the White Plains Linen owners to identify 

their objectives.  

5. Question-and-Answer Session

After the presentation, the public had the opportunity to direct questions to the consultant teams and 

the City staff. These questions are summarized as follows: 

Potential Uses 

 This site has the potential for true artists’ space. The community is aware about the fact that, to

create an arts center space on the former White Plains Linen site subsidies would be needed.

Some comments included the possibility of allowing artists to rent the residential/loft spaces and
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take care of renovations themselves. However, if the artists move into raw space, infrastructure 

costs would still need to be paid for. 

Different Reuse Alternatives 

 The participants requested to study the

possibility for Building 1 to be the only

new building and the rest of the space

become lofts and community space.

 In regards to aesthetics, participants

supported an active wall front rather

than a closed façade, especially on the

back of Building 1 on North Division

Street.

 In option A1, no parking would be

provided on-site for an art center.

Parking would have to be shared.

Timeline and Planning Process 

 The stakeholders expressed concern on the timing of a potential meeting with White Plains Linen.

They questioned whether the community should move forward with a plan that is not supported

by the property owner.

 Participants expressed that they are grateful about the fact that the process for redevelopment

of the White Plains Linen site is open and transparent to the public. They also consider that

anything new would require less capacity of utilities and be less of a nuisance than the prior use.

Infrastructure and Roads System 

 Participants were not aware that the infrastructure available at the site is in good shape, noting

that some gas lines needed to be replaced recently. They requested that White Plains Linen bear

some of the damage costs, if additional infrastructure work is needed.

 Neighbors in the area like the fact that Constant Avenue is a one-way street, don’t want to lose

the parking if Constant Avenue became a two-way street.

Sustainable Development and Environmental Concerns 

 There was a consensus from participants to incorporate green roofs and larger proportion of

green space on the development. There is a question about how much remediation the site needs.

Parking and Construction 

 The Peekskill community think that the parking ratio of 1.26 in any potential development is too

low. The White Plains Linen site is not considered to be close to downtown according to residents.

Some expressed that two parking stalls per unit, for residential redevelopment, would be the

minimum parking requirement and 3 stalls per resident the most desirable.

 Some residents want to be informed about the shared parking possibility as well as potential cost

and process of demolition and construction. They want to understand who has control over it.
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Rezoning 

 Workshop participants asked about the

potential redevelopment capacity for

the White Plains Linen site without a

zone change. If it were to be commercial

under current zoning, they want to be

informed about the type of commercial

activity that the site would hold. If

rezoning will be pursued, the

community wants to be part of the

process.
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Open House Session 
After the question-and-answer session, the participants engaged in an Open House exercise, with 

different stations for each of the alternatives, where the consultants had the opportunity to take notes 

on comments and further explain each redevelopment option. It was emphasized that the alternatives 

covered possible scenarios but not necessarily the only ones. Different combinations of components or 

even new proposals could be incorporated. The final recommendations will take all these in consideration. 

Below is a summary of the questions raised by the participants and organized by areas of concern. These 

comments will be used to refine the scenarios and evaluate them further as part of the fiscal analysis. 

Option A1 

 Some residents considered this to be the best option.

 Setback all new construction to create greenery by the sidewalk. Include as much greenery as

possible.

 Art Center must have its own parking; shared parking would not work.

 Large loft spaces are a good option for the site.

 Include solar panels.

Option A2 

 If Building 3 is all parking, can Building 4 be only an Arts Center?

 If Building 3 is all parking, it should be a 2-level parking.

 If a full building is dedicated to parking (Building 3) can there be more open space on the site?

 Green roofs and solar panels.

 Raw space to be finished off by tenants/owners.

 Wide doorways for large art.

Option B 

 What is the proportion of covered/closed parking vs. open parking?

 Potential premium for covered parking space.

 Concern about the adequate parking: 1.25 ratio might be too low.

 Include more open loft space.
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Option C 

 “Way too big”/too much development.




