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In 2013, the City of Peekskill agreed to serve as one of four pilot municipalities that would use the 
services of the Land Use Law Center at Pace Law School to examine how they could incorporate 
elements of sustainability identified by the Mid-Hudson Regional Sustainability Plan (MHRSP) into 
their respective land use plans and regulations. As part of this effort, the City seeks to create greater 
opportunity for transit-oriented development (TOD) within its borders, a form of development that 
the MHRSP identifies as a critical strategy to achieving the long-term economic and environmental 
sustainability of the Mid-Hudson Region.  

This capstone report represents the culmination of several related efforts to define and advance the 
use of transit-oriented development (TOD) in the City of Peekskill. Appendix A to this report is a 
Waterfront Market Analysis prepared by Kevin Dwarka LLC that evaluates the real estate market 
within Peekskill’s Waterfront District to determine the types and level of development that may be 
market supported. Appendix B is a LEED-ND Audit conducted by the Land Use Law Center. The 
Center completed this analysis by evaluating the City’s Waterfront zoning district requirements 
using strategies presented in the Technical Guidance Manual for Sustainable Neighborhoods (TGM), 
which shows planners how to incorporate specific criteria from the Leadership in Energy and 
Environmental Design (LEED) for Neighborhood Development (LEED-ND) Rating System into local 
plans, codes, and policies. Through this audit, the report in Appendix B identifies potential barriers 
to and opportunities for creating sustainable neighborhood development within the WF district 
that will implement TOD. 

This capstone report begins by defining TOD and highlighting municipal efforts to implement TOD-
supportive zoning from around the country. The report then recommends TOD goals for the City of 
Peekskill to consider incorporating into its Local Waterfront Revitalization Program, which 
program the City is currently updating. Next the report identifies several key TOD-related metrics 
that will help Peekskill determine its progress in achieving greater TOD within its Waterfront 
District. Finally, the report concludes with a few recommendations for amendments to the City’s 
zoning code and its land use approval process that will assist the City with TOD implementation. 

I. What is Transit-Oriented Development? 

Transit-Oriented Development (TOD) is compact and pedestrian-friendly and incorporates housing, 
retail and commercial growth within walking distance of public transportation, including commuter 
rail, light rail, ferry, and bus terminals. It has become an essential sustainable, economic 
development strategy throughout the country that responds to changing demographics and the 
need to reduce greenhouse gas (GHG) emissions to mitigate climate change and reduce health-
related impacts. TOD-supportive zoning sets specific development standards for the area 
surrounding transit, encouraging transit use by requiring higher densities, a mix of uses, and 
bicycle and pedestrian amenities, among other items. 
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Communities around the country are pursuing TOD because of its environmental, economic, and 
health benefits. TOD helps to reduce greenhouse gas (GHG) emissions by encouraging transit use 
over the automobile. It can be a catalyst for sustainable economic development by responding to 
emerging market demand from young professionals and seniors alike, who are not as interested in 
maintaining large homes and relying on cars to get around and are looking for neighborhoods that 
are more convenient and are in short supply. 

By reducing the need for a car to commute to work or conduct daily activities, TOD can also reduce 
transportation costs thereby making housing more affordable. Similarly, in many communities, TOD 
incorporates moderate and lower priced housing units to ensure the provisions of affordable 
housing. And finally, TOD can also promote health by providing opportunities for physical activity 
through carefully planned neighborhood design and accessible active transportation options like 
walking and biking. 

II. TOD Best Practices 

Coordinating land use decisions with transportation improvements is essential for the City of 
Peekskill as it works to revitalize its historic waterfront district and create a walkable, transit-
oriented neighborhood. One means of coordination is ensuring that zoning within the City’s 
Waterfront District is supportive of TOD by providing necessary ridership. Zoning practices from 
across the country that support TOD serve as evaluation tools that will allow the City to determine 
whether current zoning should be amended. This section of the report provides an overview of 
those characteristics of transit-oriented development that support commuter rail as well as those 
elements that help establish more compact, walkable communities generally. 

Examining best practices from across the country reveals a number of development characteristics 
that are essential to promote TOD centered on increased use of commuter rail. These 
characteristics, listed below, must be authorized by municipalities through their zoning within a 
TOD neighborhood: 

 Compact, context sensitive, higher density development within a ten-minute walk of transit 
facilities, with a minimum net residential density of 20 dwelling units/acre, a minimum 
Floor Area Ratio (FAR) of 2.0 for non-residential development, and minimum building 
height of at least 4 stories in a significant portion of the district;  

 A mix of land use types, including residential and commercial;  

 A variety of housing types, including affordable units that promote mixed-income, 
residential opportunities;  

 Improved pedestrian and bicycle safety and access, including sidewalks, bike parking, and 
an integrated street network; 

 Structures, buildings, streets and open spaces that are arranged to create an inviting, 
walkable, human-scale environment, including a prohibition of drive-through 
establishments and reduction in curb cuts to the street; 
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 A reduction in the amount of required parking through a variety of parking strategies, 
including shared parking and competitive parking pricing; and 

 Parking that is located and designed so as to avoid unduly dominating the area surrounding 
the transit station. 

A more detailed look at and explanation of some of these core TOD-supportive zoning provisions is 
provided below. 

A. Boundaries of the TOD neighborhood 

How large the TOD neighborhood will be is generally a product of how far residents are willing to 
walk or bike to access a transit stop. As noted by Ewing and Bartholomew (2013), in choosing 
whether or not to take transit, riders are influenced by the distance from, and the amount of time it 
will take them to walk to, the transit stop. They explain that the likelihood of a resident to walk is 
further influenced by characteristics of the potential rider, as well as the context and character of 
the station area, and the neighborhood, transit stop and route features, and climate. According to 
Ewing and Bartholomew, transit use drops by 0.14 percent for every one percent increase in 
distance to the nearest transit stop. Typically, TOD design manuals assume walking distances from 
one-eighth to one-half mile, and the old transit industry standard—that transit users will walk a 
quarter-mile, or five minutes at three miles per hour, to a transit stop, is still fairly realistic. 

B. Mixing uses and identification of permitted, accessory, and conditional uses 

As noted above, a critical element to establish TOD-supportive zoning is allowing land uses to be 
mixed and not segregated from one another. The reason for such a requirement is to establish a 
variety of uses within walking distance of the transit station where pedestrian activity is occurring 
throughout the day creating lively, active street fronts. Interestingly, empirical studies suggest that 
a diverse land use mix has a stronger influence on rates of walking and transit use than density 
(Ewing 2011). 

Mixing uses may occur both horizontally and vertically. In the horizontal context, mixing uses 
allows commercial and retail establishments to be interspersed with residential uses along a street 
front (i.e., adjoining uses in separate buildings within a single project). Vertical mixing of uses 
occurs where different uses are allowed within the same building. For example, district regulations 
may allow a retail establishment at the street level, professional offices on the second floor and 
residential uses occupying the third and fourth floors. Ideally, a TOD-supportive zoning code will 
authorize both horizontal and vertical mixing of uses as a permitted use. 

In addition to mixing land uses, the zoning code provision should also establish the types of uses 
that may be allowed within the TOD neighborhood. Generally, where a use is not listed among the 
permitted uses, it will be deemed prohibited. As such, it is important for a municipality to consider 
all of the possible uses that it may want to allow within a TOD neighborhood district and list them 
as a permitted use. The City of Rahway, New Jersey in its TOD-supportive, M-X Mixed Use Zone 
authorizes the following principle permitted uses: 

 Townhouses or row houses 
 Low-rise apartments  
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 High-rise apartments 
 Public uses 
 Professional offices 
 Medical and dental offices  
 General and business offices  
 Restaurants, including restaurants with plenary retail consumption licenses 
 Hotels 
 Commercial recreational uses 
 Cultural facilities 
 Child-care centers  
 Parks and playgrounds  
 Bars and taverns 

Certain uses also conflict with the need to establish the neighborhood as pedestrian friendly. 
Because they hinder the movement of people on foot and break up the continuity of the walking 
environment, drive-throughs, such as those for fast food establishments, and other auto-dependent 
uses, such as gasoline stations, should not be permitted with the TOD neighborhood. It is important 
to note that use prohibitions are less important than the design and character the district is seeking 
to create. 

A municipality may also want to establish accessory and special uses within the TOD neighborhood. 
An accessory use is a use that is incidental and customary to a permitted use. For residential 
property, an accessory use may be an apartment over a garage. It is important for the municipality 
to consider what accessory uses may or may not be appropriate for the TOD neighborhood. Like 
permitted uses, special uses are authorized by the zoning code, but before a special use will be 
allowed, an applicant for that use must demonstrate that additional requirements will be satisfied. 
Some types of uses that may be made conditional within a TOD neighborhood district include retail 
establishments above a certain square foot size (e.g. in excess of 10,000 SF).  

C. Appropriate Density and Intensity of Use 

Density is a difficult topic, but the reality is that higher density is an important factor in the success 
of a TOD neighborhood. The scale and character of a place as well as the relationship between the 
building and the street, rather than density, should be the focus of community conversation around 
TOD.  Citizens are often surprised to find that higher densities are often associated with the types of 
places they like. That is because higher density promotes walkable neighborhoods that contribute 
to the viability of a wider range of businesses resulting in more destinations to which residents can 
walk. It also supports housing choice and affordability. Through an increase in density, a 
community can offer a variety of housing choices such as apartments, townhouses, accessory units 
such as in-law apartments, and even live-work spaces that accommodate a broader range of 
lifestyles. As noted above, density can also promote fiscal benefits. For example, where new 
development is focused on existing city or town centers, the provision of water and sewer service is 
substantially less than if a municipality is required to extend costly sewer lines to service growth in 
areas not previously served. 

Higher densities also help support transit options. Promoting density at a level that is supportive of 
transit is a critical aspect of TOD. To ensure existing levels of or improvements in transit service, 
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transit agencies, such as Metro-North Railroad, need riders. TOD neighborhoods, if developed at 
recommended densities, provide more ridership.  

Ensuring adequate density that will support the level of transit available (or desired) and the 
vibrancy of the neighborhood is probably the second most critical element of TOD-supportive 
zoning after ensuring a mix of land uses.  While residential densities are dependent on local market 
conditions and context, a review of residential densities in TOD neighborhoods from across the 
country indicates that a minimum of 20 to 25 dwelling units per acre (DUA) is necessary to support 
commuter rail service like that provided by Metro-North. For example, according to NJ Transit’s 
Planning for Transit-Friendly Land Use (1994), for moderate to high transit ridership levels, 
frequent transit service, active street life, and viable neighborhood businesses, higher densities 
from 15 to 24+ DUA are required. Other communities recommend higher densities in the area 
immediately adjacent to a transit station. For example, the San Francisco Bay Area Rapid Transit 
District (BART) suggests a minimum residential density of 40 DUA within ½ mile of a BART station 
servicing areas outside of the City of San Francisco. 

Instead of establishing a minimum residential density, some transit authorities establish a 
minimum residential dwelling unit size. The Capital District Transportation Authority (CDTA) in 
Albany, NY, endorses a minimum residential dwelling unit size of 500 square feet for residences 
within its model TOD-1 Downtown Overlay zone. This zone is characterized by buildings that may 
not exceed 100 feet in height and may occupy 90 percent of the lot area on which they are located. 
Converting this minimum residential unit size into dwelling units per acre results in a DUA of 87. 
(Please note that a smaller residential unit size will result in a greater the number of units per acre.) 

Ultimately, the level of density authorized by a municipality will depend on the amount of existing 
density present and the willingness of the residents within the TOD neighborhood to accept higher 
densities. 

Many TOD neighborhoods also regulate the intensity of non-residential development, such as 
commercial establishments or office buildings, through floor area ratio (FAR). FAR is the ratio of 
total building floor area to the area of its zoning lot. In those zoning districts that rely on FAR, the 
allowable size of a structure is determined by multiplying the FAR by the lot area of the zoning lot. 
For example, on a 10,000 square foot lot in a district with a maximum FAR of 1.0, the floor area on 
the zoning lot cannot exceed 10,000 square feet. How this amount of square footage is arranged on 
the lot is determined by lot coverage limitations (how much a lot may be covered by impervious 
surface) that may be imposed in the district as well as building height limitations. Three examples 
are presented below: 
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Figure 1 – FAR and Lot Coverage Examples 

A national review of FAR to support TOD neighborhoods suggests that a minimum FAR of 1.0 to 3.0 
should be established for any new TOD neighborhood. In its TOD Design Guidelines the Florida 
Department of Transportation recommends a minimum FAR of 2.0 to 3.0 for TOD neighborhoods in 
more suburban areas similar in density to Peekskill’s waterfront. The Metropolitan Atlanta 
(Georgia) Rapid Transit Authority (MARTA) provides a wider range of recommended non-
residential FAR in its Model TOD Zoning Overlay. It suggests an FAR of 1.5 to 5.0 in Neighborhoods. 
MARTA describes these Neighborhoods, which are comparable to the Peekskill’s Waterfront 
District, as areas: 

[L]ocated in primarily residential districts [and] the immediate station area is 
appropriate for higher-density housing or neighborhood-scale mixed-use 
development, taking advantage of the daily flow of pedestrians around the station to 
support retail, public space, and professional offices. Beyond the immediate station 
area, land use transitions to traditional neighborhood patterns of lower-density 
housing. 

The Dallas Area Rapid Transit recommends that non-residential development intensity within ¼ 
mile of its transit stations provide a minimum FAR of 0.8 to 1.0.  

D. Building Height 

Another important consideration with respect to the form of building is height. Similar to the 
discussion framed under density above, height drives character thereby creating a sense of place 
through the built form. Regulating the number of stories that a building extends upward affects the 
density and intensity of development. To ensure an adequate level of residential density or non-
residential intensity, municipalities must provide an appropriate building height. For example, 
allowing a one-story building within a TOD neighborhood would likely reduce the amount of 
permitted residential density that could be achieved. A review of TOD districts and TOD design 
manuals from around the country suggests that a minimum building height of 3 ½ stories or 45 feet 
be incorporated into a significant portion of the TOD neighborhood. This minimum building height 
will offer sufficient three dimensional space in which to satisfy the residential density and non-
residential intensity identified above. 
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E. Build-To Requirements – Creating the Streetwall 

In addition to density and building height, build-to requirements (often found in code books as 
setbacks) can affect the visual appeal of a TOD neighborhood by creating a strong definitive street 
wall. A street wall is the part of a building that faces the street, but it generally refers to how and 
where several buildings line up to define a proper walking environment. At the most basic level, 
buildings should be set back an equal distance so that facades are fairly even for as far as a 
pedestrian can see. An ideal street wall offers a sense of formality and includes a continuous variety 
of first floor businesses. A well-defined street wall is considered essential for walkable 
neighborhoods because it forms a protected and uninterrupted pedestrian zone1.where the public 
domain (streets and plazas) are framed with appropriately placed buildings and architectural 
features.  

In most cases, it is recommended that buildings be built to the street, as opposed to setback and 
disconnected from the public realm. Build-to lines usually offer some flexibility to allow for some 
variation and to create more visual interest along the street, but the framing of the street remains 
an important focus. The Leadership in Energy and Environmental Design (LEED) for Neighborhood 
Development (LEED-ND) green neighborhood rating system encourages reduced property setbacks 
to facilitate a pedestrian friendly street wall, sidewalk proximity, and minimum property line 
distances.  Moreover, enabling building placement closer to the street frees space in the rear of a lot 
for parking located behind or under a building (for more information regarding parking, see 
discussion below). In its TOD Guidebook, CDTA recommends that there be no setbacks within its 
TOD-1 Overlay. 

F. Parking 

Parking matters. It plays an important role in the success of cities, communities, and places as well 
as the development of mixed-use projects and sustainable transportation. Parking has a direct 
impact on the ability to create compact, healthy communities. Too much parking at residential 
properties correlates with more automobile ownership, more vehicle miles traveled, more 
congestion, more carbon emissions, and higher housing costs. It also results in lost development 
opportunity because excess parking area could have been used instead for residential or 
commercial development or public realm uses such as parks and plazas. 

Parking also has both direct and indirect environmental consequences. Direct environmental 
impacts include excessive land consumption, increased stormwater flows, degraded water quality, 
and exacerbated heat island effects. Additionally, parking structures themselves use substantial 
amounts of natural resources and energy to construct and require on-going maintenance to 
operate. In many cases parking structures are seen as unsightly when they are not internalized in 
mixed-use buildings or wrapped by liner buildings.  Parking also indirectly affects the environment 
because it influences how and where people choose to travel. Where free and ample parking is 
provided, people make the rational choice to drive almost everywhere — and these areas register 
more vehicle miles of travel per capita with resulting increases in greenhouse gases and other 
pollutants. 

                                                 
1
 Duerksen, Christopher and C. Gregory Dale, AICP. Creating City Centers. American Planning Association. Summer 1999. 

http://myapa.planning.org/thecommissioner/summer99-1.htm
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Striking a balance between parking supply and development is a crucial challenge in developing the 
character of TOD. Residents in TOD projects are twice as likely not to own a car as other US 
households. They’re also two to five times more likely to commute by transit than others in the 
region. On the other hand, residents will need access to cars even if not on a daily basis and 
commercial establishments require some amount of parking to service their non-walking clientele. 
In many cases, developers will be unable to secure financing unless parking is provided. 

Unfortunately, many communities have simply applied conventional parking ratios to TOD projects. 
Because such standards have a suburban bias and are based largely on low-density single land uses 
they limit the expected community benefits of TOD, and possibly, lead to project failure. 

When establishing parking requirements within a TOD neighborhood, best practices suggest it is 
important to keep in mind a number of transit supportive parking principles: 

 Parking requirements established should be based upon maximums, not minimums. 

 Parking should be shared among different buildings and facilities whenever possible to take 
advantage of different peak periods. 

 Off-street parking facilities should be provided with convenient and safe access to public 
rights-of-way. 

 No off-street parking should be allowed between a public street or pedestrian way and the 
required frontage for a building. 

 Bicycle parking should be required and automobile parking requirements reduced as an 
incentive. 

G. Design Standards 

Strong transit-supportive design guidelines are essential for insuring a compact and pedestrian 
friendly environment with a successful public realm. An important goal of TOD-supportive zoning is 
to knit together seamlessly public and private sites with each other and the transit station. The 
transit-supportive site design principles articulated in the Manual of Best Practices for Transit-
Oriented Development prepared by the New Jersey Department of Transportation and NJ TRANSIT 
provide an excellent overview of the necessary design elements for land use and transportation 
integration, pedestrian connectivity and site design, building placement and street walls, new 
streets, open space and the public realm, and parking structures. Another superb resource for the 
design considerations of TOD is Pedestrian & Transit-Oriented Design by Ewing and Bartholomew 
published by the Urban Land Institute and the American Planning Association. This volume covers 
all of the design aspects touched upon here and many others beyond the scope of this report. It 
provides a comprehensive discussion of urban design qualities as well as checklists of essential and 
highly desirable features of TOD. 

 

 

http://www.state.nj.us/transportation/community/village/pdf/todbestpracticesmanual2013.pdf
http://www.state.nj.us/transportation/community/village/pdf/todbestpracticesmanual2013.pdf
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III. Peekskill’s Metro-North Station and Waterfront District 

To determine which of the above best practices for TOD might be used within the City of Peekskill, 
it is important to understand the area surrounding Peekskill Metro-North Railroad station. Located 
at 300 Railroad Avenue, the station serves residents of the City and surrounding region via the 
Hudson Line. Trains leave for New York City every hour on weekdays and about every 25 minutes 
during rush hour. It is 41.2 miles from Grand Central Terminal and travel time to Grand Central is 
approximately one hour. 
 

 

Figure 2 – Peekskill Metro-North Railroad Station 

The station is situated within Peekskill’s Waterfront zoning district. The district itself is divided into 
three sub-areas: WF-1, WF-2 and WF-PRD. For purpose of this assessment, the Land Use Law 
Center focused on two of the three sub-districts, specifically WF-2 where the Metro-North Station is 
located, and WF-PRD (Figure 3, below). (The WF-1 zoning district includes that portion of the 
waterfront bounded by the Hudson River on the west and is comprised of publicly owned parkland, 
which serves as an important public amenity for district residents and the city at large.) 

The WF-2 zoning district is at the western boundary of the City and creates a Y shape. The District is 
across the railroad tracks from WF-1 and the Hudson River, and includes North Water Street to the 
northwest, Central Avenue, ending at Park Street, to the Northeast, and Railroad Ave., South Water 
Street, and South Street to the south. The WF-2 district’s permitted uses include commercial uses 
with a maximum floor area of 4,000 square feet per structure, including retail stores, art studios 
and museums, professional and business offices, parlors and salons, furniture stores, dance studios, 
restaurants with 199 or fewer seats, artists’ lofts, and municipal parks and playgrounds. Several 
other uses are allowed by special permit, and include residential uses, nonresidential professional 
or business offices greater than 4,000 square feet, restaurants with 200 or more seats, day care 
centers, houses of worship, museums, libraries, and bed and breakfasts. 
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Figure 3: WF-2 and WF-PRD Zoning Districts 

The WF-PRD zoning district lies to the south of WF-2 and consists of an area of high-end 
townhomes, which have prices ranging from $250,000 for a one-bedroom housing unit to $550,000 
for a three-bedroom housing unit. The average incomes in this area are significantly higher than the 
average income of the WF-2 zoning district. 

IV. TOD Goals 

To achieve a greater level of TOD within Peekskill’s Waterfront District, and to implement any of 
the best practices highlighted above, the City’s efforts must be guided by comprehensive planning 
as required by New York law. Within the Waterfront District, this guidance is provided by the City’s 
Local Waterfront Revitalization Program (LWRP).  

New York municipalities along major coastal and inland waterways may coordinate with the New 
York Department of State (DOS) to prepare an LWRP, which consists of a comprehensive land and 
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water use plan for a community’s waterfront and developed waterfront resources. A municipality’s 
LWRP addresses waterfront redevelopment, expansion of public access to water, resource 
protection, and water dependent uses. After the New York State Secretary of State and the federal 
Office of Coastal Resources Management approve an LWRP, state and federal actions must be 
consistent with it. Additionally, all LWRPs must include a local consistency review law. These laws 
ensure that municipal actions are consistent with the LWRP’s policies, uses and projects, as well.  

The City of Peekskill’s most recent LWRP was adopted in 2004 and the City is currently preparing 
an update to be considered for adoption by the end of 2015. As the comprehensive planning 
document for the Waterfront District, having goals that seek to achieve a greater level of TOD 
within the district is vital. These goals establish the vision for development that will ultimately lead 
to implementing TOD-supportive zoning.  

As part of the LWRP update process, the Center suggests that Peekskill consider adding the 
following development policies that will steer the City towards greater TOD implementation: 

 Site an appropriate level of new housing units within 1/2 mile of the Peekskill Metro-North 

Railroad Station based upon existing market trends; 

 Within the WF-2 sub-area, ensure a continued mix of uses that will support transit use 

throughout the day and meet identified needs of transit riders and the immediate area; and 

 Improve the pedestrian environment within the WF-2 and WF-PRD sub-areas and work to 

create a sense of place around the Station that is compatible with the nature, scale and 

aesthetics of the surrounding neighborhood. 

V. TOD Metrics 

To determine if the City of Peekskill is advancing towards its long-term goal of increasing TOD 
within its Waterfront District, it is critical to have measures by which the City can benchmark its 
progress. Based upon TOD literature and the efforts of a number of communities from around the 
country, there are several standard metrics that the City may employ to assess its level of TOD 
implementation over the next thirty years. These metrics look at the amount and type of 
development within a certain distance of the transit station and the quality of the pedestrian 
environment surrounding the station. For each of the metrics below, the City should establish 2015 
as its baseline year. Relevant metrics include: 

 Number of residential units broken down by unit type (e.g. one-bedroom condo, two-

bedroom townhome, detached single-family home); 

 Amount of non-residential development expressed in square feet within ¼ and ½ mile of 

the Peekskill Station; 

 Number of vertically mixed-use buildings within ¼ and ½ mile of the Peekskill Station; 

 Number of commercial establishments within ¼ and ½ mile of the Peekskill Station broken 

down by categories including retail, services, and restaurants; 

 Number of daily and monthly riders at the Peekskill Station; 

 Amount of linear feet of high-quality, pedestrian sidewalk within ¼ and ½ mile of the 

Peekskill Station;  
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 Amount of parkland within ¼ and ½ mile of the Peekskill Station; 

 Percentage of 0-car households within the Waterfront District; and 

 Percent of income spent on transportation for residents within the Waterfront District. 

Once baseline numbers are established for each of the metrics, the City will be able to track its TOD 
progress at five-year intervals. 

VI. TOD-Supportive Zoning Recommendations 

As the Waterfront Market Analysis in Appendix A indicates, Peekskill’s waterfront can support 
continued mixed use development. Peekskill’s WF-2 sub-area is well poised to absorb residential 
land uses, especially for young professional and retirees, as the New York City real estate market 
continues its upward trend. Peekskill also has a high potential for absorbing artists’ needs and 
marketing itself as an arts friendly community due to current uses in the area and the proximity to 
art museums to the north and south. Additionally, the Market Analysis reveals that density within 
the WF-2 district could support additional local business, provided the businesses are geared 
towards retail and entertainment uses, making Peekskill a 24-hour destination with seamless 
linkages between its waterfront and downtown. 

Given that the local real estate market can support further development within the Waterfront 
District, it is important that the City ensure its land use regulations authorize the type of TOD that 
the City hopes to encourage. To this end, the Land Use Law Center conducted an analysis of the 
district’s land use regulations in light of the Technical Guidance Manual for Sustainable 
Neighborhoods (TGM). Using TGM, which emphasizes compact, mixed-use, pedestrian friendly 
development (i.e. those elements that undergird TOD), the Center conducted an assessment of the 
zoning for the WF-2 and WF-PRD sub-areas to evaluate the regulatory support within those sub-
areas for TOD. In many instances, the zoning regulations currently applicable to the WF-2 and WF-
PRD sub-areas already satisfy the LEED-ND standards as noted in the LEED-ND Audit Report in 
Appendix B. However, zoning amendments can be made that will further support TOD in light of 
LEED-ND and the TOD best practices discussed above. Below, the Center highlights some of the key 
recommendations from the report. These recommendations include, but are not limited to: 

1. Amending zoning applicable to the WF-2 and WF-PRD districts to allow a number of 

additional permitted uses including grocery stores less than 2,500 SF, hardware stores, 

gyms, health clubs, farmers markets, cultural facilities such as performing arts centers, 

and live-work units; 

2. Amending zoning to authorize specific types of accessory uses. For example, these 

provisions could list desirable home occupations, such as beauty parlors; dressmaking; 

professional occupations including accounting, legal, and medical services; financial 

advising; music schools; and travel agencies, among others; 

3. Within the WF-PRD, increasing gross residential density to 12 DUA from its current 

gross of 7 DUA. This increase will bring residential density in line with the LEED-ND 

standard of 12 DUA; 

4. Increasing the height limitation above the current 38 feet. While the current height 

limitation is consistent with LEED-ND standards, it does not satisfy current TOD best 
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practice for height limitations, which would typically be a maximum of four to five 

stories (45 – 55 ft.) within a neighborhood similar in residential density and commercial 

intensity to the Waterfront District; and 

5. Amending parking regulations applicable to the Waterfront District to allow parking 

reductions when project applicants offer other amenities, such as shared parking, that 

decrease off-street parking demand. 

In addition to these and other zoning recommendations including in the LEED-ND audit report, the 
City should consider eliminating the requirement for a special permit for residential development 
within the WF-2 and WF-PRD sub-areas.2 Traditionally, a municipality requires a particular use to 
obtain a special permit where the use’s compatibility with surrounding properties necessitates a 
more careful examination, even though the project is authorized within the zoning district. A good 
example of this is a municipality that requires a church to obtain a special permit where it will be 
located within a residential district. 

Here, requiring higher density residential development within walking distance of the Peekskill 
Station to secure a special permit suggests that the City is very concerned about the development 
impacts of such development. As noted above, however, a key element of TOD is the mixing of uses, 
with an emphasis on higher density residential development within ¼ mile of a transit station. 
Requiring an applicant to seek a Common Council special permit adds another layer of land use 
approval that otherwise would be absent if the use was simply authorized as a permitted use.  

Instead of requiring a special permit, the Center recommends that all residential development 
within the WF-2 and WF-PRD sub-areas be authorized as permitted uses subject to review by the 
Planning Commission in light of the Waterfront Design Guidelines promulgated by the City.  

VII. Conclusion 

The Waterfront District of the City of Peekskill is positioned to be a vibrant TOD neighborhood that 
will increase economic development within the City while helping to lessen the City’s carbon 
footprint. Considering the recommendations made herein will help strengthen that position by 
authorizing additional uses that can be mixed within the Waterfront sub-areas, allowing greater 
building height that will increase development density appropriately, reducing parking and 
streamlining an aspect of the current land use approval process for residential development. Taken 
together, these recommendations will assist the City in its efforts to implement more transit-
oriented development. 

                                                 
2
 The Center notes that a special permit is not required for the construction of a single-family dwelling within the 

WF-PRD sub-area. 
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SUMMARY OF FINDINGS  
 
The City of Peekskill is analyzing opportunities for revitalizing the WF-2 zoning area along the City’s 
waterfront. This document is designed to help the City better understand the current market trends in 
the WF-2 area, the City of Peekskill as a whole, and the surrounding communities through the 
compilation of quantitative, qualitative, and spatial data.  
 
Key findings include:  

 Peekskill is uniquely positioned on the Hudson River in close proximity to New York City and the 
Hudson Valley. It is well-served by regional road and transit networks. The City’s WF-2 zoning area is 
well poised to absorb residential land uses, especially for young professional and retirees, as the 
New York City real estate market continues its upward trend. Peekskill also has a high potential for 
absorbing artists’ needs and marketing itself as an arts friendly community due to current uses in 
the area, its flourishing downtown arts community, and the proximity to art museums to the north 
and south.  
 

 Like many communities in the metropolitan New York area, Peekskill’s housing market has yet to 
recover to pre-recession price points and sales levels. Housing prices in Peekskill are demonstrably 
lower in comparison to those in other parts of Westchester County. However, the market potential 
for housing on underutilized waterfront properties is high especially given their proximity to the 
train station, the downtown, and the waterfront recreational area. Luxury housing projects in 
Peekskill have performed well, commanding significantly higher prices than the median housing 
prices in Peekskill and resulting in few vacancies. The waterfront is also primed to support housing 
for seniors and empty nesters seeking a more compact, transit-oriented housing product with lower 
maintenance requirements. 

 

 Peekskill has only limited potential for capturing the office market. Income and educational levels of 
the existing population are low (relative to other parts of Westchester), making it less desirable for 
companies attempting to locate corporate offices proximate to an established labor supply. 
Moreover, Peekskill does not have an established commercial office core and is located within the 
sluggish Northern Westchester office sub-market. The most recent absorption and leasing activity 
data for this sub-market suggest an oversupply rather than demand for office space.   

 

 Peekskill’s WF-2 area has a diverse mix of ethnic, educational, and economic backgrounds. While 
luxury housing can be supported in the region as evidenced by full occupancy in already-existing 
housing developments, a wider range of price points could be absorbed especially given the high 
level of cost burdened owners and renters.  
 

 Peekskill has a much denser urban core than surrounding communities but also has extremely high 
retail leakage. This density could support additional local business, but the businesses must be 
geared less towards office space uses and more towards retail, restaurants, cultural attractions, and 
entertainment uses. The provision of a visitor-friendly retail mix at the waterfront could also help 
generate foot traffic to the downtown and support its retail establishments.  
 

 Converting abandoned properties in the WF-2 district will add additional revenue to the tax rolls and 
thereby strengthen the City’s fiscal position.  
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INTRODUCTION 
The City of Peekskill is analyzing opportunities for revitalizing the WF-2 zoning area along the City’s 
waterfront. This document is designed to help the City better understand the current market trends in 
the WF-2 area, the City of Peekskill as a whole, and the surrounding communities through the 
compilation of quantitative, qualitative, and spatial data.  

 Section 1: Geographic Context establishes the regional and local context surrounding the WF-2 

zoning area. This section also explains the methodology enlisted for the document’s spatial 

analysis.  

 

 Section 2: Demographic Trends compares the key characteristics of the residents residing within 

the Peekskill waterfront area to residents in the rest of the city as well as Westchester County.  

 

 Section 3: Employment Trends offers regional job trends as an indicator of particular land uses 

that might be appropriate for the waterfront. 

 

 Section 4: Office Market presents recent data on the Northern Westchester office sub-market 

(in which Peekskill resides) in order to assess the potential for adaptively reusing industrial 

space for office space.  

 

 Section 5: Housing Market compares the performance of the housing market in Peekskill with 

the market in Westchester. Recent rental and sales data is included in this section.  

 

 Section 6: Retail Market offers a brief discussion of the opportunities for the retail sector, a 

sector that has already been extensively studied by the City of Peekskill in prior studies.  

 

 Section 7: Case Studies offers profiles of successful adaptive reuse projects that could offer a 

model for the redevelopment of certain sites on the waterfront.   

 

The data in this report has been culled from a variety of primary and secondary sources including the US 

Census, PolicyMap, the Hudson Gateway MLS, the New York State Department of Labor, and private real 

estate companies. The information has also been triangulated with members of Peekskill’s real estate 

community including brokers, real estate agents, developers, and city staff. The opinions expressed in 

this document are based on professional best practices in urban planning and data interpretation. They 

do not constitute a formal valuation intended for the purposes of public and private investment 

decisions. The document is instead designed to facilitate strategic thinking about the range of uses that 

are marketable on the waterfront and the necessity for certain kinds of regulatory changes in land use 

and zoning to enable these uses.   
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SECTION I: GEOGRAPHIC CONTEXT 

Regional Context 

The City of Peekskill is located on the eastern shore of the Hudson River in Westchester County, 

approximately 50 miles north of New York City.  Peekskill is served by several major thoroughfares, 

including Route 9, running north to south, Route 6, running east to west, and the Bear Mountain State 

Parkway, which connects with Route 202. Peekskill is also served by the Metro North Railroad Hudson 

Line and has a train station along the river. Peekskill’s strong transportation linkages in tandem with its 

geographic location on the waterfront enhance its market position for housing, retail, as well as tourism.  

 

 

Local Context   

Peekskill is a city in Westchester County. Peekskill is bordered by Buchanan to the southwest, Cortland 

to the southeast, Cortland Manor to the East, and Putnam Valley to the north. The Hudson River is 

located immediately to the west. Peekskill has a walkable urban center and is served by the Westchester 

Bee Line bus service. Route 9 serves as the City’s primary north-south access road. Route 6 serves as a 

key east-west artery.  

PEEKSKILL’S REGIONAL CONTEXT 
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The Waterfront Study Area (WSA) 

The Peekskill Study Area is a subarea of the WF, or waterfront zoning district, established by the City of 

Peekskill1 along the Hudson River. The City of Peekskill has specifically identified the WF-2 zoning district 

as the target area. The WF-2 zoning district is at the far western boundary of the city and creates a Y 

shape. The District flows along the Hudson River, and includes North Water Street to the northwest, 

Central Ave, ending at Park Street, to the Northeast, and Railroad Ave, South Water Street, and South 

Street to the south.  

                                                           
1
 City of Peekskill Code Chapter 575 Zoning Section 575-43: Waterfront District 

PEEKSKILL’S LOCAL CONTEXT 



C I T Y  O F  P E E K S K I L L  |  W A T E R F R O N T  M A R K E T  A N A L Y S I S   

K E V I N  D W A R K A  L L C  |  8  

 

The WF-2 district’s permitted uses include commercial uses with a maximum floor area of 4,000 square 

feet per structure. Permitted uses include retail stores, art studios and museums, professional and 

business offices, parlors and salons, furniture stores, dance studios, restaurants with 199 or fewer seats, 

artists’ lofts, municipal parks and playgrounds. Several other uses are allowed by special permit, and 

include residential uses, nonresidential professional or business offices greater than 4,000 square feet, 

day care centers, houses of worship, museums, libraries, and bed and breakfasts.  

For purposes of this market analysis, the Peekskill Waterfront Study Area is slightly larger than the WF-2 

zoning district, and is based upon geographic units used by the US Census. For analytical purposes, it 

became necessary to include areas beyond the WF-2 zoning district because of the boundaries of census 

blocks, the small unit available for spatial analysis. Current analytical tools do not allow for the 

BOUNDARIES OF THE WF-2 ZONING DISTRICT  
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“splitting” of blocks into finer grain analytical units. As such, only two options were available for defining 

the analysis area. The ‘inclusive’ option entailed the full inclusion of the WF-2 zoning district along with 

the adjoining areas outside of this district, including areas zoned for R-4, R-6, and C-4 districts. An 

‘exclusive’ option entailed confining the analysis area only to areas directly within the WF-2 zoning 

district but this approach would require trimming out sections of the WF-2 zoning district itself.  

 

The inclusive approach was ultimately selected not only to ensure inclusion of the entire WF-2 zoning 

district but because the areas outside the WF-2 district have a direct impact on the development of the 

WF-2 zoning district. The population changes, retail market, and housing trends in these adjacent 

parcels affect the marketability of the WF-2 district. 

The choice for an inclusive approach to defining the analysis generates two limitations.  First, historical 

trends are sometimes difficult to document. This issue stems from a change that was made in the 

boundaries of Peekskill’s census blocks from 2000 to 2010. In 2000, the WF-2 zoning district consisted of 

block groups 361190141006, 361190141005, 361190141001, and 361190143003. But from 2010 

onward, the block groups in the WF-2 zone included 361190141001, 361190141004, and 

361190143003. Sections of 361190141006 and 361190141005 were added to 361190141004, but 

portions were removed as well. These changes in block boundaries occasionally result in skewed 

historical trends in which temporal variations are better explained as a consequence of changes in 

boundaries rather than actual shifts in data.  Whenever this issue emerged in the data analysis, it is 

noted and explained.  

PEEKSKILL WATERFRONT STUDY AREA 
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Second, the Peekskill Study Area consists of one outlying node, which is in the Waterfront zoning district 

but not the WF-2 zoning district. This outlying node is an area of high-end townhomes which have prices 

ranging from $250,000 for a one-bedroom housing unit to $550,000 for a three-bedroom housing unit. 

The average incomes in this area are significantly higher than the average income of the WF-2 zoning 

district. Yet due to this neighborhood’s immediate proximity to the WF-2 area, the information was 

included, as residents of this community have a direct impact on the spending and retail mix of the area. 

Again, throughout this report, any stark change or difference of data due to this choice of inclusion over 

exclusion is clearly noted and explained.  

SECTION II: DEMOGRAPHIC TRENDS 

Population Trends  

Total Population  

A growing population is a key indicator of a strong housing market. As shown in the graph below, 

Peekskill’s overall population has grown at a faster rate from 2000-2010 than New York City or 

Westchester County, and has grown similarly to Westchester County and New York City from 2010-

2012. Yet the Waterfront Study Area (WSA) has decreased in population during this time frame.  

As previously mentioned, the drastic decline from 2000-2012 is partially attributable to a change in 

block groups from 2000 to 2010, and no change from 2010 to 2012. In 2000, the WSA consisted of block 

groups 361190141006, 361190141005, 361190141001, and 361190143003. As of 2010, the block groups 

in the WF-2 zone included 361190141001, 361190141004, and 361190143003. Sections of 

361190141006 and 361190141005 were added to 1004, but portions were removed as well, accounting 

for the bulk of the change in population.  

Given these alterations in census geography, a more accurate depiction of population change for the 

WSA is the ‘Percentage Change 2010 to 2012’ statistic, indicating a -3.88% decline.  

Location 2000 2010 2012 Percentage Change 
2000 – 2010 

Percentage 
Change 2010 - 
2012 

Waterfront Study 
Area (WSA) 

4,827 4,566 4,389 -9.1% -3.88% 

Peekskill (City) 22,441 23,583 23,568 4.85% 0.1% 

Westchester County 923,459 949,113 950,227 2.8% 0.1% 

New York City  8,008,278 8,175,133 8,199,221 2.1% 0.3% 

New York 
Metropolitan 
Region  

N/A 18,897,109 18,923,404  0.1% 
 

Source: 2000 and 2010 data from US Census Decennial Census; 2012 from US Census American Community Survey 2008-2012; Notes: The New York Metropolitan 

area includes the most populous city in the United States (New York City); counties comprising Long Island and the Mid- and Lower Hudson Valley in the state of 

New York; the five largest cities in New Jersey (Newark, Jersey City, Paterson, Elizabeth, and Edison) and their vicinities; six of the seven largest cities in Connecticut 

(Bridgeport, New Haven, Stamford, Waterbury, Norwalk, and Danbury) and their vicinities; and five counties in Northeast Pennsylvania. 
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Size of Millennial Population (Age 25-34) 

The viability of urban multifamily housing is often considered in relationship to the size of the millennial 

population. Market trends indicate that millennials are increasingly embracing higher density living. 

Thus, a growing millennial population may indicate a stronger market for multifamily housing, especially 

in communities served by a walkable downtown and regional transit. Despite a decrease in overall 

population in the WSA from 2010 to 2012, there was a 15% increase in the WSA, and a 14.8% increase in 

millennial in Peekskill as a whole.   

Location 2000 2010 2012 Percentage Change 
2000 – 2010 

Percentage 
Change 2010 - 
2012 

Waterfront Study Area (WSA) 810 697 818 -14% 15% 

Peekskill (City) 3,705 3,660 4,167 -1.3% 14.8% 

Westchester County 923,459 949,113 950,227 2.8% 0.1% 

New York City  8,008,278 8,175,133 8,199,221 2.1% 0.3% 

New York Metropolitan Region  N/A 18,897,109 18,923,404  0.1% 
Source: US Census in PolicyMap 

Population Over Age 65  

A growing population over age 65 indicates a possible demand for increased senior housing and 

healthcare functions. From 2010 to 2012, the number of people age 65+ has decreased in both the 

Waterfront Study Area and the city as a whole, while Westchester County and New York City have seen 

small increases in the numbers of seniors in the area.  

Location Percentage of Total 
Population that are 

Seniors in 2000 

Percentage of Total 
Population that are Seniors 

2010 

Percentage of Total 
Population that are Seniors 

2012 

Waterfront Study Area N/A 13.10% 8.11% 

Peekskill (City) 11.52% 11.81% 11.18% 

Westchester County 14% 14.66% 14.73% 

New York City  11.73% 12.15% 12.23% 

New York Metropolitan Region  N/A 13.09% 13.19% 
Source: US Census in PolicyMap 

Population Between 45-54  

Additionally, Peekskill has seen a decline in people ages 45-54, the demographic group that will most 

likely demand senior housing and additional health care needs within the next 10 to 15 years. The 

percentage of population between the ages of 45 and 54 has remained stagnant from 2010 to 2012 in 

the City of Peekskill, and has decreased by almost half in the Waterfront Study Area. Although these 

numbers may suggest that there is not a rising demand for senior housing within the current population 

in Peekskill, the future demand for senior housing in Peekskill is also driven by the demographic shifts in 

the surrounding areas.  

Location 2000 2010 2012 

Waterfront Study Area N/A 13.10% 8.11% 

Peekskill (City) 12.54% 15.7% 15.6% 

Westchester County 14.07% 14.86% 14.74% 

New York City  12.7% 13.55% 13.47% 
Source: US Census in PolicyMap 
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Population Density  

While not nearly as dense as New York City, the City of Peekskill’s population density of 5,396 persons 

per square mile is significantly higher than its surrounding neighbors. High population density can be an 

indicator of success in downtown or walkable community revitalizations, as areas with high walkability 

and density allow for downtown retail growth.  

While numerical data is not available for the Waterfront Study Area, it is clear from the population 

density map, shown below, that the highest population in Peekskill is in the northeast area of the city. 

The study area, outlined in orange, still has a significantly higher population density than the 

surrounding communities, but does not account for the bulk of Peekskill’s density.  

Location 2010 2012 

Waterfront Study Area N/A N/A 

Peekskill (City) 5,399.99 5,396.15 

Westchester County 2,204.69 2,207.28 

New York City  27,012.44 27,092.03 

New York Metropolitan Region  2,825.99 2,829.92 

Source: US Census in PolicyMap 

  

 
Source: US Census: American Community Survey 2008-2012; 

Race and Immigration 

Racial and Ethnic Composition – Peekskill (City) 

Peekskill is diverse compared to surrounding areas. While 45.91% of the City’s population identifies as 

“white,” 37.7% of the “white” subset identifies as Hispanic. Therefore, Peekskill’s population is primarily 

POPULATION DENSITY – PERSONS PER SQUARE MILE, 2012 
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divided among Hispanic, African American, Some Other Race, and White, as 37.7%, 23.46%, 22.53%, and 

8.21% respectively – significantly more diverse than the surrounding communities.  

Race 2000 2010 2008-2012 
Percent of Total Population in 2008-
2012 

White 12,809 12,099 10,819 45.91% 

African American 5,972 5,576 5,528 23.46% 

Asian 285 716 955 4.05% 

Native Hawaiian or Pacific Islander 0 0 0 0 

American Indian or Alaskan Native 0 0 0 0 

Some Other Race 2,276 3,674 5,310 22.53% 

Two or More Races 1,071 1,368 917 3.89% 

      

Hispanic Identified Population  4,859 8,713 8,885 37.7% 
Source: US Census Decennial and American Community Survey data 

Racial and Ethnic Composition – Peekskill Waterfront Study Area 

The Waterfront Study Area mirrors the City of Peekskill, with 73.8% of the White population identifying 

as Hispanic, followed by African American, Some Other Race, and White.   

Race 2000 2010 2008-2012 
Percent of Peekskill  Total Population 
2008-2012 

White 
2,284 2,244 

 
2,081 48% 

African American 1,474 1,244 1,170 27% 

Asian 83 109 181 4% 

Native Hawaiian or Pacific Islander 0 0 0 0 

American Indian or Alaskan Native 0 0 0 0 

Some Other Race 770 664 782 18% 

Two or More Races 207 267 146 3% 

      

Hispanic Identified Population  1,424 1,795 1,537 35.25% 
Source: US Census Decennial and American Community Survey data 

Public Safety 
In January 2010, a public opinion study was conducted for stakeholders living and working along the 

Central Ave. and South Water St. Corridors, which are in the Waterfront Study Area.2 One common 

concern of these stakeholders was lighting and public safety.  

Presented in the table below are crime statistics for Peekskill. Finer grain data was not available for the 

Waterfront Study Area. Overall, most kinds of crime rates have dropped from 2007 to 2012.  

Crime 2007 2008 2009 2010 2011 2012 

  40 26 20 22 23 22 

Burglary 202 219 220 229 206 213 

Murder N/A 16.12 N/A 4.24 N/A 8.37 

Rape  1 N/A 2 1 2 4 

Robbery 33 24 12 6 9 9 

Motor Vehicle 
Theft 

14 12 5 3 10 8 

Source: FBI UCR and DOJ 

                                                           
2
 Central Ave. and South Water St. Corridor Study 
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Education Attainment of Working Population  
A strong housing and commercial office market is frequently correlated with high levels of education. 

Peekskill’s population consists primarily of people with associate degrees or lower. Only 27% of the 

city’s population has either a college degree or post graduate degree.  

Educational Level Attained  Number of 
Workers – 
Waterfront 
Study Area 

Percentage of 
Peekskill Workers 

– Waterfront 
Study Area 

Number of Workers – 
City of Peekskill 

Percentage of Total 
Workers – City of 

Peekskill 

Less than high school  430 22.36% 1,923 13.18% 

High school or equivalent, no 
college  

856 19.4% 4,412 30.23% 

Some college or Associate degree 562 13.12% 4,284 29.36% 

Bachelor’s Degree 390 15.4% 2,530 17.34% 

Post Graduate Degree  472 32.68% 1,444 9.90% 

Source: US Census in PolicyMap 

The Waterfront Study Area accounts for 1/3 of all post-graduate degrees in the Peekskill area. Thus, the 

study area does have a strong educational background. This seems to be due to the high home prices 

and high education attainment in the Riverbend community, the high-end townhome area. Specifically, 

the high number of workers with post-graduate degrees, at 32.68% in the Waterfront Study area, versus 

9.90% in Peekskill as a whole, is primarily attributable to the Riverbend community.  

Employment and Income Indicators  

Sources of Employment  

Based upon US Census Bureau, Longitudinal Employer-Household Dynamics – Origin Destination 

Employment Statistics, the size of Peekskill’s labor force was 5,889 persons in 2011. The table below 

shows that almost 40% of the labor force is employed in Retail Trade (13.6%), Educational Services 

(14.8%), and Health Care and Social Assistance (11.2%). Only a small number of people are employed in 

finance and insurance, retail leasing, or profesional and scientific services. Given the sluggishness of the 

Westchester office market, the lack of a defined office hub currently in Peekskill and the relatively small 

size of the professional service providers living in Peekskill, it is unlikely that there will be a strong 

demand for new office space in Peekskill.  

Sector Number of Jobs Held by Peekskill 
Residents in 2011 

Percentage of Total Jobs Held 
by Peekskill Residents in 2011 

Agriculture, Forestry, Fishing and Hunting 0 0.0% 

Mining, Quarrying, and Oil and Gas Extraction 0 0.0% 

Utilities 5 0.1% 

Construction 376 6.4% 

Manufacturing 245 4.2% 

Wholesale Trade 219 3.7% 

Retail Trade 798 13.6% 

Transportation and Warehousing 36 0.6% 

Information 193 3.3% 

Finance and Insurance 120 2.0% 

Real Estate and Rental and Leasing 88 1.5% 

Professional, Scientific, and Technical Services 142 2.4% 
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Management of Companies and Enterprises 172 2.9% 

Administration & Support, Waste Management 
and Remediation 

327 5.6% 

Educational Services 870 14.8% 

Health Care and Social Assistance 662 11.2% 

Arts, Entertainment, and Recreation 55 0.9% 

Accommodation and Food Services 426 7.2% 

Other Services (excluding Public 
Administration) 

765 13.0% 

Public Administration 390 6.6% 
Source: US Census Bureau, Longitudinal Employer-Household Dynamics – Origin Destination Employment Statistics 

Spatial Distribution of Peekskill Workers 

The heat map below shows where Peekskill workers live based upon data collected from the US Census 

Bureau, Longitudinal Employer-Household Dynamics – Origin Destination Employment Statistics. As, 

shown, the residential addresses of workers are concentrated in the downtown area and near the 

southern border of Peekskill with Buchannan.  

 
         Source: US Census Bureau, Longitudinal Employer-Household Dynamics – Origin Destination Employment Statistics 

 

The additional map below shows the number of workers employed in each area of Peekskill. The orange 

area indicates the study zone. As seen from the deep purple areas, the majority of workers employed in 

Peekskill are along the southwest boarder of the study area and the northeast portion of the study area, 

near downtown and Main Street.  

PLACE OF RESIDENCE OF PEEKSKILL WORKERS 
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Household Income  

The median household income for the study area was $48,907, compared to $60,833 for Peekskill as a 

whole, and $81,093 for Westchester County.  

Location 2000 2012 Percent Change 2000 - 2012 

Waterfront Study Area N/A $48,907 N/A 

Peekskill (City) $47,177 $60,833 22.51% 

Westchester County   $63,582 $81,093 21.59% 

New York City  $38,293 $51,865 26.17% 

NY Metro Area   $65,791 N/A 
Source: US Census Bureaus: Decennial Census and American Community Survey 

 
Source: US Census: American Community Survey 2008-2012 
 

As previously mentioned, the Waterfront Study Area consists of several blocks, including blocks 

361190141001, 361190141004, and 361190143003. While the average of all blocks create a median 

household income of $48,907, looking at each block individually, it is clear that the study area has one 

block with some of Peekskill’s highest household incomes, at $95,673. This area, along the river and in 

the southwest portion of the study area, is extremely prosperous, yet the northeast corridor has some 

of the lowest median household incomes in all of Peekskill, as seen from the table and map below. 

Again, due to Block 1004’s Riverbend community, the 361190141004 block has a significantly higher 

income.  

 

Block Group  2012 Income Levels for Block Groups 
Located Within the Waterfront Study Area  

Block 361190141001 $27,500 

Block 361190141004 $95,673 

Block 361190143003 $22,548 

MEDIAN HOUSEHOLD INCOME, CITY OF PEEKSKILL, 2012 
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Family Income 

According to the US Census' American Community Survey, the median income for a family in 2012 in the 

City of Peekskill was $68,859 compared to a median income of $79, 243 for those in the New York Metro 

Area. Just as with Median Household Income, the Waterfront Study Area has a lower family income than 

Peekskill as a whole. Yet when analyzing each block, Block 1004 has a significantly higher family income 

due to the greater number of family homes in the Block 1004 area.  

Location 2000 2012 Percent Change 2000 - 2012 

Waterfront Study Area N/A $58,394 N/A 

Peekskill (City) $52,645 $68,859 23.55% 

Westchester County   $79,881 $103,545 22.85% 

New York City  $41,887 $57,113 26.66% 

NY Metro Area  N/A $79,243  
Source: US Census Bureaus: Decennial Census and American Community Survey 

Location 2012 

Waterfront Study Area 

Block 361190141001 $33,966 

Block 361190141004 $96,090 

Block 361190143003 $43,125 
 

Poverty Levels as of 2012 

10.12% of people in the Waterfront Study Area are in poverty, and 18.78% of families are in poverty. 

Thus, these levels do not account for the bulk of the City of Peekskill’s poverty levels, which are higher 

than the Westchester County levels yet lower than the New York City and New York Metro Region 

levels.  

 

MEDIAN HOUSEHOLD INCOME, WATERFRONT STUDY AREA, 2012 



C I T Y  O F  P E E K S K I L L  |  W A T E R F R O N T  M A R K E T  A N A L Y S I S   

K E V I N  D W A R K A  L L C  |  1 8  

Location Poverty Levels (Persons) Families 

Waterfront Study Area 10.12% 18.78% 

Peekskill (City) 12.72% 11.08% 

Westchester County 9.27% 6.72% 

New York City  19.88% 16.88% 

New York Metropolitan Region  13.59% 10.69% 
Source: US Census: 2010 Decennial  

SECTION III: EMPLOYMENT TRENDS   
This section presents data on employment trends at the regional level. This data is especially useful for 

assessing the market potential of commercial uses includes offices and health care sectors. However, 

the data, provided by the New York State Department of Labor, is of limited value because it is only 

available at the regional level. Nonetheless, it is valuable to at least contemplate Peekskill’s positioning 

in the context of broader regional trends.  

Employment Trends and Projections  
The regional data compiled for the ‘Westchester-Putnam-Rockland County’ area by the New York State 

Department of Labor offers a useful index of the employment trends. As indicated below, the 

employment market in this part of the Hudson Valley has yet to recover to pre-recessionary levels. In 

2008, the total number of jobs in the area was 579,000. As of 2014, the number of jobs in this area is at 

566,000.  

 
Source: New York State Department of Labor 

 

Sectoral Trends 
It may be beneficial to consider leisure and hospitality uses in the Waterfront Study Area. For the period 

ending December 2014, private sector employment in the Hudson Valley increased most in the leisure 

and hospitality subsection, with 3,500 new jobs. Educational and health services also saw significant 

gains, with 2,700 new jobs.3  Given the availability of larger developable spaces along the waterfront, it 

                                                           
3 http://labor.ny.gov/stats/hud/default.asp 
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may be possible to capture the growing market for these growing sectors, all of which require larger 

footprints. Although professional services are also a growing sector in the region, Peekskill is less 

positioned to capture this growth on account of its lack of a defined commercial office hub and the 

general sluggishness of the Northern Westchester Office Market.  

 

 
Source: New York State Department of Labor 

Unemployment Rates  
Currently, Peekskill does not have specific unemployment data. However, the trend data for 

Westchester County shows that the unemployment rates are returning back to their pre-recessionary 

levels.  

 
Source: Local Area Unemployment Statistics Program 

1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Profess/Sci/Tech 24 23 24 23 24 24 25 26 28 30 32 33 33 33 33 33 33 34 34 32 32 32 33 33 34
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Ed 15 15 16 16 16 17 18 19 20 21 21 21 21 22 22 22 23 23 24 25 25 26 26 27 28
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SECTION IV: OFFICE MARKET  

General Positioning  

The Westchester Market provides a valuable supply of office buildings suitable for corporate 

headquarters as well as back-office operations. Proximity to New York City as well as excellent rail and 

road access help position office properties competitively. Peekskill is within the Northern submarket 

that major commercial brokers use for office analysis in Westchester County.  The map below shows the 

spatial boundaries of the sub-markets in Westchester.  

 
    Source: Colliers International  

Asking Rents  

As of the fourth quarter in 2014, the average asking rent for office space in the Northern Westchester 

submarket was $24.53 per square foot.  Over the past year, there has not been a considerable change in 

asking rents in this submarket. The Northern Westchester submarket has not been a historical driver of 

increases overall in Westchester, with the premium office space being clustered along the I-287 

corridor.  

Westchester Office Sub-Markets 
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Source: Colliers 

Current Asking Rents 

The table below shows the asking rents recorded in February 2015 for commercial properties in 

Peekskill. 

Peekskill Market Study Prices - Data from LoopNet  

Property Name Location Price Per Sq. Ft.  
Space 
Available 
(Sq. Ft)  

Total 
Building 
Size 

Medical Use - Peekskill 

1 Park Place, Peekskill Suite 110 Downtown N/A 1180 60,000 

1 Park Place, Peekskill, Suite 205 Downtown N/A 6063 60,000 

2 Stowe Road - Suite 7 Near HV Hospital 12.50-15.91 1185-2400 15,000 

2 Stowe Road - Suite 7 (also for sale)  Near HV Hospital 143,100-202,500 1185-2500 15,000 

  Average (Rental) $14.21     

  Average (Sales)  $172,800.00     

     Mixed Use - Peekskill 

1223 Park St (for rent) (Office/Warehouse) Adjacent to Downtown 12.50-12.80 4,200-6,720 17,820 

1223 Park St(also for sale) 
(Office/Warehouse) Adjacent to Downtown $1,600,000  17,820 17,820 

201 N. Division Street (Office/Warehouse) Adjacent to Downtown $700,000  15,500 15,500 

1061 Main Street (Office/Warehouse) Downtown $1,000,000  6,000 6,000 

100 North Division Street 
(Retail/Restaurant) Downtown  $24  2,000 27,000 

929-933 South Street, Peekskill (Mixed 
retail/restaurant) Downtown Peekskill $735,000.00 6,140 6140 

2013 3Q 2013 4Q 2014 1Q 2014 Q2 2014 Q3 2014 Q4

White Plains CBD $29.40 $30.40 $30.21 $29.96 $29.86 $30.21

West I-287 $24.75 $24.61 $25.34 $25.04 $24.87 $24.52

East I-287 $27.67 $27.94 $28.05 $28.11 $28.51 $28.26

Southern Westchester $19.98 $19.90 $19.48 $19.35 $19.81 $20.91

Northern Westchester $23.21 $23.53 $23.58 $24.30 $24.33 $24.53

All of Westchester $25.25 $25.51 $25.85 $25.92 $26.05 $26.24

 $18.00
 $20.00
 $22.00
 $24.00
 $26.00
 $28.00
 $30.00
 $32.00

Asking  
Rental Rate / 
Square Foot 

Asking Rental Rates in Westchester and Submarkets 
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702-708 N. Division Street, Peekskill (Mixed 
residential/retail) Downtown Peekskill $615,000.00 3,612 3,612 

1045 Park Street (Strip Mall - Mix of 
Office/Retail)  Downtown Peekskill $15  630-3,000 10,000 

41 North Division Street Downtown $2,100,000  33,400 33,400 

  Average (Rental) $29      

  Average (Sales) $5,000,000      

Offices - Peekskill* N/A = Negotiable, Price Upon Request 

2 John Walsh Blvd Study Area $15.00 6,229 9000 

1006 Park Street Downtown $1.00 1,260 5200 

8 John Walsh Blvd Study Area $12,999,999.00 141,000 141,000 

1200 Brown Street Downtown  $16.50 1,600 20,000 

1001 Park Street Downtown 925,000 6,400 6400 

  Average (Rental):  $32.50     

  Average (Sales):  $6,962,499.50     

Industrial- Peekskill 

899 Washington, Peekskill Auto Business $1,100,000.00 3,800 3,800 

1000 Lower So. Street, Peekskill Warehouse $999,000.00 10,000 21,833 

1698 Main Street, Peekskill Warehouse - refrigerated $10.00 1,000-14,000 14,000 

1698 Main Street, Peekskill (also for sale) Warehouse - refrigerated $875,000.00 14,000 14,000 

Highland Self Storage  Self Storage Center $6,750,000.00 80,000 80,000 

616 Roosevelt Avenue Warehouse $4.52 3,850 3,850 

  Average (Rental):  $7.26     

  Average (Sales):  $2,431,000.00     

 

Vacancy and Availability  

As shown in the line graphs below, approximately 18.0% of the office space inventory in the Northern 

Westchester district is available. Note that “available” means that the space is on the market for lease or 

sub-lease regardless of whether or not the space is currently occupied.  Over the past year, the 

availability rate for the Northern submarket has slightly risen from 17.6% at the end of fourth quarter 

2013 to 18.0%, the highest it has been in six quarters.  
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Source: Colliers 

Leasings  

Over the past year, leasing activity has been up and down not only in the Northern Westchester market 

but throughout Westchester. Leasing activity in Northern Westchester in fourth quarter 2014 was the 

lowest it has been over the last six quarters.  

 

Net Absorption 

The line graph below shows that absorption levels in the Northern Westchester submarket experienced 

negative absorption in 2014. A positive reading means that more office space was leased than was 

placed back onto the market or introduced as new space. A consistently negative reading indicates that 

the market is oversupplied as is the case for Northern Westchester.  

2013 3Q 2013 4Q 2014 1Q 2014 Q2 2014 Q3 2014 Q4

White Plains CBD 17.7% 19.7% 20.7% 21.9% 20.9% 20.8%

West I-287 15.5% 15.9% 15.5% 15.5% 15.4% 16.1%

East I-287 20.5% 22.8% 22.8% 23.1% 23.3% 22.3%

Southern Westchester 16.1% 15.2% 15.3% 15.8% 14.8% 14.7%

Northern Westchester 14.9% 17.6% 17.6% 17.9% 17.3% 18.0%

Overall Westchester 17.7% 18.7% 18.8% 19.2% 18.8% 18.7%

14.0%
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16.0%
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18.0%
19.0%
20.0%
21.0%
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23.0%
24.0%

Percentage of  
Office Space  
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Availability Rates in Westchester and Sub-Markets, 2013-2014 

2013 3Q 2013 4Q 2014 1Q 2014 Q2 2014 Q3 2014 Q4

White Plains CBD 83,807 179,642 91,090 56,575 59,078 52,142

West I-287 106,272 53,627 59,464 110,477 66,529 46,608

East I-287 103,274 164,742 147,275 53,993 93,411 127,460

Southern Westchester 106,439 94,976 57,720 13,126 65,638 31,303

Northern Westchester 17,305 9,870 25,305 43,869 32,238 9,592
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Leasing Activity in Westchester Sub-Markets, 2013-2014 
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SECTION V: HOUSING MARKET  

Housing Tenure & Household Size 
Home ownership is on the rise in Peekskill. Across the city, an estimated 53.03%, or 4,650 households, 

owned their home in 2012, up from 46.66% in 2000. In 2000, 53.44% of the population rented homes. 

An estimated 46.97%, or 4,118 households, rented their homes in 2012.  

The average size of a household in the city was 2.66 persons in 2012, as compared to the average 

household size for Westchester County at 2.68 and New York State at 2.6, respectively.  

Existing Housing Stock 

Types of Units 

Peekskill is denser than surrounding areas, yet 40.53% of the housing stock is single family homes.  More 

than half of the housing stock consists of multifamily housing. In the Waterfront Study Area, the 

majority of homes are apartment units and duplexes, accounting for the additional population density in 

the region.  

Housing Type  Waterfront Study 
Area 

Peekskill Westchester New York State 

Single family detached homes 239 12.58% 2,746 28.31% 168,877 45.63% 3,412,067 42.11% 

Single family attached homes 186 11.92% 1,185 12.22% 19,762 5.34% 396,123 4.89% 

2-unit homes and duplexes 349 14.05% 1,095 11.29% 32,108 8.67% 868,509 10.72% 

Units in small apartment 
buildings 

520 21.69% 2,749 28.34% 92,096 24.88% 1,994,255 24.61% 

Units in large apartment 
buildings 

818 35.45% 1,443 14.88% 56,887 15.37% 1,230,702 15.19% 

Mobile homes or 
manufactured housing 

0 0% 0 0% 348 0.09% 196,818 2.43% 

Other types – Medium 
Apartment Buildings 

81 3.96% 482 4.97% 55 0.01% 3,749 0.05% 

Source: US Census Bureau, American Community Survey 2008-2012 

2013 3Q 2013 4Q 2014 1Q 2014 Q2 2014 Q3 2014 Q4

White Plains CBD 31,516 (3,496) (76,341) (91,123) 75,082 11,219

West I-287 1,142 (35,594) 34,532 (5,314) 14,709 (48,350)

East I-287 (143,924) (298,110) (8,122) (32,686) (26,371) 126,871

Southern Westchester 39,902 81,726 (12,539) (44,614) 89,710 15,968

Northern Westchester (33,522) (213,491) 4,559 (26,194) 44,316 (41,373)

All of Westchester (104,886) (466,265) (54,111) (200,881) 175,847 64,335
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General Vacancy  

Peekskill’s General Vacancy rate is lower than Westchester County and New York City, and the 

Waterfront Study area has an even lower vacancy rate than the City. Yet the rate has increased by 35.7% 

in the Waterfront Study Area since 2000.  

Location 2000 2012 Percent Change 2000 - 2012 

Waterfront Study Area 89 249 35.7% 

Peekskill (City) 357 932 38.3% 

Westchester County   12,303 25,258 48.7% 

New York City  179,324 308,071 58.2% 

NY Metro Area  N/A N/A  

 

Postal Vacancy  

10.9% of homes are vacant in the Peekskill Waterfront Study Area, while 9.61% of City of Peekskill 

homes are vacant. This is higher than Westchester and New York State.  

  Waterfront Study 
Area 

Peekskill Westchester New York State 

Vacant Homes (# / % of 
Total) 

240 10.9% 9,700 9.61% 9463 2.61% 309,347 3.96% 

Luxury Market  

Peekskill has several high-end residential communities throughout the City boundaries. The 

communities are not in the downtown area, but are rather scattered on the southwestern boundary 

along the river as well as in the northwest corner. These communities are primarily owned versus 

rented, although some units are available for rent outside the study area. The two largest luxury 

communities are Riverbend Peekskill and Chapel Hill. Both properties are developed by Ginsberg 

Development Companies. Ginsberg, based in Valhalla, NY, is a luxury developer in the New York and 

Connecticut region.4  Chateau Rive is a rental community located in the northwest corner of Peekskill 

and was converted from a former boarding school. The low turnover and unit availability in these 

communities indicates that Peekskill can support a higher-end housing market and may be able to 

support increased higher-income density in the Waterfront Study Area. Proximity to the train station is 

often a draw for commuters to Manhattan. 

Riverbend Peekskill 

Riverbend, developed by Ginsberg in 2007, consists of 201 duplex units in 19 buildings. The community 

overlooks the Hudson River, and is within walking distance to the Peekskill Metro North station. There is 

a community clubhouse, swimming pool, and game room. While Riverbend Peekskill is located in the 

Waterfront Study Area, it is not in the WF-2 zoning district. Instead, it is located in the W-F PRD zoning 

district. As previously mentioned, the W-F PRD district was included in the study area due to the 

breakdown in Census blocks and the immediate influence this zoning district has on the WF-2 zoning 

district. Of the 201 units in the community, as of March 2015, 9 units were for sale and 1 was for rent. 

The prices for these units range from$300,000 to $579,000.  

                                                           
4 http://www.gdcllc.com 



C I T Y  O F  P E E K S K I L L  |  W A T E R F R O N T  M A R K E T  A N A L Y S I S   

K E V I N  D W A R K A  L L C  |  2 6  

Chapel Hill Peekskill 

Chapel Hill, also developed by Ginsberg in the early 2000s, is located on the site of a former Catholic 

retreat house. The site consists of 100 acres, and has 72 semi-attached two to four bedroom homes, 94 

two to three bedroom townhomes, and 28 lofts in a former monastery building. The project was 

completed in 2005. A chapel located on the property was converted into a community center and 

recreation facility, and a community pool was added. Residents have access to a surrounding wildlife 

preserve. As of March 2015, there were four available units in Chapel Hill, ranging from a one bedroom 

and one bathroom condominium for $225,000 to three bedroom and three bathroom homes priced 

between $429,000 and $495,500. 

 

Chateau Rive 

Chateau Rive is also built on a former Old St. Mary’s School property and in the northwestern corner of 

the City. The site was developed in the 1980s by PLK Associates, and consists of sixty apartments. The 

apartments have been rentals because of the historic features, which fall under the National Register of 

Historic Places and require rentals over condominiums for a five-year period. Although the five-year 

period has ended, the apartments have remained rentals.  

Rental Market  

Rental Inventory 

Peekskill’s housing stock is comparable to Westchester County and New York State, with the majority of 

units being 0-1 bedrooms, followed by 2 bedrooms and 3 bedrooms as shown in the table below.  

 Waterfront Study Area Peekskill Westchester New York State 

Type of 
Rental Unit  

Number 
of Units  

Percentage 
of Total 
Units  

Number of 
Units  

Percentage 
of Total 
Units  

Number 
of Units  

Percentage 
of Total 
Units  

Number 
of Units  

Percentage 
of Total 
Units  

0 or 1 
Bedroom 

890 58.32% 1,737 43.44% 54,795 43.27% 1,361,060 42.83% 

2 Bedrooms 419 27.45% 1,378 34.46% 44,502 35.14% 1,136,942 35.78% 

3 or more 
Bedrooms 

217 14.22% 884 22.11% 27,329 21.58% 679,532 21.39% 

All 1,526 100%- 3,999 100% 126,626 100% 3,177,534 100% 
Source: US Census Bureau, American Community Survey 2008-2012 

Rental Rates 

For 2012, typical (median) gross rent for this area was $1,229. The table below shows the range of rental 

prices for apartments advertised in February 2015. This data, though anecdotal, indicates that the rental 

costs for available inventory in Peekskill are relatively high given the low income levels of the current 

population.  

Property Details Property Location Going Rate per Month  Sq Ft  

Single Family Homes - Rental 

  1859 Carhart Avenue $3,100.00  1,700  

  Average: $3,100.00    

Studio 
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  1008 Main Street $3,000.00  1,600  

  100 Overlook Avenue #7g $950.00  500  

  Average: $1,975.00   

1 Bedroom Rental Apartments 

1 bed, 1 bath 1879 Crompond Road $1,300.00  750  

1 bed 1979 Crompond Road D-1 $1,300.00  720  

1 bed, 1 bath 360 Southhard Ave $1,400.00  550  

1 bed, 1 bath 916 Main Street Unit B $1,250.00  900  

1 bed, 1.5 bath 305 St. Mary's Street #305 $1,550.00  600  

1 bed, 1 bath 1840 Crompond Road 7a $1,250.00  750  

  Average: $1,341.67    

2 Bedroom Apartments 

2 beds, 2.5 baths 122 Highridge Court $2,350.00  1,264  

2 beds, 1 bath 669 North Division Street $1,600.00  964  

2 beds, 2.5 baths 128 Riverbend Dr.  $2,350.00  1,563  

2 beds, 1 bath 5106 Villa At The Woods $1,800.00  900  

2 beds, 1 bath 108 North Division Street Unit 5 $1,400.00  725  

2 beds, 1 bath 321 Ringgold Street Unit 2 $1,500.00  750  

2 beds, 1 bath 321 Ringgold Street Unit 1 $1,600.00  1,000  

2 bed, 1 bath 1438 Main Street $1,600.00  750  

2 bed, 1 bath 5106 Villa and The Woods $1,800.00  900  

3 bed, 1 bath 844 Mckinley Street $1,800.00  1,000  

2 bed 2 bath 106 Chateau Drive #106  $2,050.00  1,000  

2 beds, 1 bath 7 North James Street E $1,450.00  875  

2 beds, 1 bath 101 St. Mary's Street $1,950.00  900  

  Average: $1,788.46    

3 Bedroom Apartments 

3 Bed, 1.5 Bath 115 High Street A $2,300.00  1,500  

3 Bed, 1 bath 929 Paulding Street $2,225.00  1,500  

  Average: $6,850.00    

Multi-Unit Complex       

Hampton Oaks Apartments 1-3 beds, 2 baths $980-1330  1,075  
Sources:  Trulia, Zillow, Rent.com as of Monday, February 23, 2015 

Housing Affordability for Renters 

According to the U.S. Census' ACS, 2,385, or 57.92% of renters in this area were cost burdened (paying 

more than 30% of their income towards rent) in 2010. Of those renters, 445, or 58.63% were over the 

age of 65. (19.7 for Westchester and 19.84 for New York State).  

1,420, 34.48% of Peekskill renters are severely cost burdened (paying more than 50% of their income 

towards rent) as of 2010, compared to 28.05% of Westchester County and 27.28% in New York State.  
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Home Values  

Median Home Sales Prices 

As shown in the table below, the median sales price for a home in January 2015 was $183,750 compared 

to $535,000 in Westchester. These figures include all types of housing units including both single family 

homes and apartments. Given the lower number of single family homes in Peekskill relative to 

Westchester, it is not surprising that the median sales prices are also lower. However, the gap is also 

explained by the relatively weaker housing market in Peekskill and its greater distance from the New 

York City employment market relative to other Westchester communities. The table below also shows 

that neither Peekskill nor Westchester have recovered to their pre-recession housing prices. However, 

Peekskill appears to be on a continued downward trend whereas Westchester appears to be advancing 

forward on a gradual state of recovery.  

 
Source: HGMLS for Peekskill Data; and Zillow for Westchester Data 

Fluctuations in Sales Prices 

The chart below shows volatility in median housing prices for both Peekskill and Westchester. However, 

the plunges in housing prices for Peekskill have been more severe than those for Westchester. The most 

recently available data suggests that Peekskill’s housing market is not yet on a stable path of recovery. 

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015

Peekskill $407,500 $297,000 $293,000 $262,250 $230,000 $285,000 $162,500 $200,125 $231,000 $183,750

Westchester $582,000 $554,000 $533,000 $486,000 $518,000 $543,000 $479,000 $487,000 $542,000 $535,000
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 Source: HGMLS for Peekskill Data; and Zillow for Westchester Data 

 

Home Sales 
Although median housing prices in Peekskill are still sluggish overall, the number of housing sales has 

been rising since 2009 as shown below.  

Source: HGMLS  
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Peekskill -27% -1% -10% -12% 24% -43% 23% 15% -20%

Westchester -5% -4% -9% 7% 5% -12% 2% 11% -1%
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SECTION VI: RETAIL MARKET 

Downtown Peekskill Retail Recruitment Strategy (DPRRS) 
Peekskill has been actively trying to recruit more businesses and dining options to the downtown area. 

In 2012, the city conducted a Downtown Peekskill Retail Recruitment Strategy (DPRRS) with the help of 

JGSC Group and Larisa Ortiz Associates. As seen from the zoning map below, the study area for the 2012 

retail study consisted primarily of the C-2 zone, but the WF-2 zone was also considered in the study.  

 
                    Source: Downtown Peekskill Retail Recruitment Strategy, 2012 

 

The DPRRS identified the Paramount Theater as an anchor for the downtown area and as a key draw for 

outside visitors. Specifically, the DPRRS recommended that the surrounding areas use the artist theme 

of the Theater to draw similar businesses and restaurants that could give a theatergoer a “complete” 

experience in Peekskill, bringing more foot traffic and, in turn, more dollars, to the downtown area. 

Further, outdoor dining is limited in numerous districts, and establishments that serve alcohol must also 

serve food, eliminating the option for bars that do not serve food in the area.  In fact, the study 

estimates that Peekskill is losing out on approximately $5.69 million in dining leakage every year.  

 

One recommended solution is to create “daytime” and “nighttime” nodes in Peekskill – districts where 

office workers can dine during the day, and areas where tourists and locals alike could come at night. As 

seen from the map below, the evening node would encompass the area immediately surrounding the 

Paramount Theater, and the daytime node would encompass areas with more office space.  
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      Source: Downtown Peekskill Retail Recruitment Strategy, 2012 

 

Retail Opportunities in the Waterfront Study Area  
However, the Waterfront Study Area is notably missing from inclusion in either the daytime node or 

nighttime node even though it serves as a key transition area between the waterfront itself and the 

downtown and served by the Metro North Station. Road infrastructure partially impairs the quality of 

the pedestrian linkage between the station area and the downtown. However, given the walkable 

distance between the station area and the downtown, it is possible for enhanced retail activities on the 

waterfront to enhance rather than threaten the performance of retail in the downtown.  

Peekskill’s downtown struggled to draw outside visitors because there were too many “local” businesses 

– businesses that only draw people from the immediate area rather than outside communities. These 

include barber shops, nail salons, and convenience stores. The Waterfront Study Area, as a link between 

the train station and downtown, is well positioned to attract more businesses that would draw outside 

tourists in, such as art studios, unique retail stores, or stores that connect to the water, such as outdoor 

equipment stores.  

Additionally, W-F2 zoning allows for outdoor dining, artist lofts, and many other uses by special permit 

which could allow growth that otherwise wouldn’t be possible in other zoning districts. 
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The Costs of Retail Space 
The table below, based on original internet research, shows the asking prices (rents and sales prices) for 

available retail spaces in Peekskill during the month of February, 2015. These rates are more affordable 

in comparison to the asking rents and sales prices in other Westchester downtowns.  

Address Location  

Asking Rent per square 

foot or Asking Sales 

Prices 

Rentable 

Square Feet 

Square Feet in 

Building 

1008 Main Street, Peekskill Downtown Peekskill $24.00 3,500 10,000 

622 South Street, Peekskill Downtown Peekskill $21.60 1,000 1000 

590 South Street, Peekskill Adjacent to Downtown $235,000 2,600 2,600 

1453 Main Street, Peekskill Downtown $299,000.00 2,863 2,863 

 

SECTION VII: CASE STUDIES   

Industrial Reuse  

Kingston Lace Mill, Kingston, NY 

The Lace Mill was used to produce lace curtain in the early 1900s. The property employed several 

generations of people in Kingston, NY, a Hudson Valley river town, but has been predominantly vacant 

over the past 20 years. The building is undergoing an adaptive reuse to become a mixed use 

development of affordable housing aimed at artists. In addition to affordable housing units, there will be 

community art spaces. The property is on the national and state registry of historic places. RUPCO, a 

local not-for-profit housing organization, is developer and managing agent of the project, which is being 

financed by numerous state government organizations.5  

 
Source: National Park Service; Hudson Valley Pattern for Progress 

 

                                                           
5 http://pattern-for-progress.org/sites/default/files/Urban%20Pioneering%20in%20the%20Hudson%20Valley%20FINAL.pdf 
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Poughkeepsie Underwear Factory, Poughkeepsie, NY  

The Poughkeepsie Underwear Factory was used in the 1870’s as a dry goods factory, then later as an 

undergarment distributor. Hudson River Housing (HRH) acquired the property in 2012 for $175,000, and 

developed an adaptive reuse concept. The building will be 1/3 commercial or light industrial. There will 

also be 15 affordable rental apartments and work/live lofts. The project is being financed through 35% 

owner equity, 50% public grants, and 15% debt financing.6   

 
              Source: middlemain.com 

Dia Art Project and the Roundhouse – Beacon, NY 

The Dia Art project was a conversion of a former Nabisco warehouse that became abandoned. The 

museum was opened in 2003 on the banks of the Hudson River.7  The museum now sees over 65,000 

visitors annually, with 95% of attendees coming from outside Dutchess County, where the museum is 

located. Dia has put Beacon on the map as a major art destination in the Hudson Valley.8  Additionally, 

ease of access thanks to the Metro North train has allowed city dwellers to easily take a day trip to the 

area.9 Also in Beacon is the Roundhouse, a former a hat factory along Fishkill Creek. After sitting 

abandoned for decades, it was transformed in 2011 to a mixed-use space consisting of two restaurants, 

a boutique hotel, yoga studios, a wedding venue, and lofts.  

 

 

                                                           
6 http://pattern-for-progress.org/sites/default/files/Urban%20Pioneering%20in%20the%20Hudson%20Valley%20FINAL.pdf 
7 ABOUT DIA, Dia Art Foundation, available at http://www.diaart.org/contents/page/info/102 
8 http://web.williams.edu/Economics/ArtsEcon/library/pdfs/DiaBeaconSummary.pdf 
9 http://www.aspiremetro.com/urban-renewal-along-the-hudson-river/#paterson 
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Source:aspiremetro.com/urban-renewal-along-the-hudson-river/#beacon; 

http://www.wsj.com/articles/SB10001424052702304356604577337912911174148 

 

Otis Elevator Building – Yonkers, NY 

The Otis Elevator Building, located along the river in Yonkers, was purchased by National Resources from 

the Port Authority of NY/NJ in 1999. The building and site were converted into an 800,000 square foot, 

24-acre campus directly across from the Yonkers train station. All but ten percent of office space has 

been leased to tenants such as Kawasaki, Saint Joseph’s Hospital, a public library, the New York State 

DMV, and ContraFect, a biotech company. The space has been appealing due to its loft-like floor plans 

and proximity to public transportation. Additionally, rents are significantly more affordable than the 

surrounding areas, at $18 to $24 per square foot.10 

 
                                    Source: westchestermagazine.com 

 

                                                           
10 http://www.westchestermagazine.com/914-INC/Q4-2014/Hot-Spot-iPark-Hudson-In-Downtown-Yonkers/ 
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Parking Lot Reuse  

Berkeley Brower Center/Oxford Plaza, Berkeley, CA 

In 2000, the city of Berkeley, California transformed a downtown parking lot into a vibrant mixed-use 

community. With the help of Seifel Advisors and Catellus Developers, the 1.14 acre downtown site was 

transformed from an abandoned parking lot to the David Brower Center, which consists of 97 units of 

affordable housing, a 50,000-square foot LEED Platinum-certified environmental center and 10,000 

square foot retail establishment. There is parking underneath the building, and easy access to public 

transportation.  

 
                                           Source: http://www.seifel.com/index.php/our-work/our-services/urban-land-reuse-menu 

Sugar Beach, Toronto, Ontario, Canada 

In 2010, Toronto took an approximately 2 acre abandoned parking lot attached to a former sugar factory 

along the water and transformed it into a public park. It now consists of 150 chairs and 36 beach 

umbrellas and is operated and maintained by the City of Toronto.11 While the park itself does not 

directly generate revenue for the city, it has benefited surrounding businesses and has become a 

destination for community events, such as musical performances and Sail-In Cinema, an event where an 

inflatable movie screen is mounted on a barge in the lake and movies are projected to those on the 

beach.  

                                                           
11 http://www.waterfrontoronto.ca/explore_projects2/east_bayfront/canadas_sugar_beach 
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                               Source: http://tumblr.thisbigcity.net/post/74394135693/sugar-beach-a-surface-parking-lot-turned-urban 

Park East Corridor, Milwaukee, WI 

The City of Milwaukee, Wisconsin did more than renovate a parking lot. In 1999, the city removed an 

entire freeway spur and replaced it with an at-grade, 6 lane boulevard to open up space for 

development. 60 acres were opened, 24 which were prime for redevelopment. Thus far, there has been 

construction of both market rate and affordable homes, hotels, stadiums, and mixed office and retail 

spaces.12 While such a major infrastructure redevelopment would not be possible in Peekskill, the 

Wisconsin project shows that redevelopment on previous transit and automobile spaces is feasible and 

can be highly successful.  

 

                                                           
12 http://city.milwaukee.gov/Projects/ParkEastredevelopment.htm#.VQRO0lpqkbh 
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                      Source: http://city.milwaukee.gov/ImageLibrary/Groups/cityDCD/parkeast/images/ParkEastMap.JPG?Original 

GM Vacant Lot Initiative, Detroit, MI 

General Motors, one of Detroit’s largest stakeholders, has created a vacant lot and industrial re-use 

program. General motors is using shipping crates and other industrial scraps to create urban gardens on 

vacant lots throughout Detroit. Community residents are able to pick and use the produce generated on 

these sites, and are encouraged to participate in the maintenance of the gardens.  The excess produce is 

donated to community food banks.13  

CONCLUSION  
The Waterfront Study Area has significant development potential for four primary reasons: ease of 

access to the Metro North Train Station, the market demand for transit-oriented development by 

millennials and empty-nesters, the low rent prices but high retail and dining leakage to surrounding 

communities, an expansive amount of waterfront parkland and recreational opportunities, and 

successful industrial reuse in comparable riverfront municipalities.  

The Metro North Train Station is a crucial piece of the Waterfront Study Area, turning the corridor into a 

"first look" for visitors. Yet it also serves as a direct link from the station itself to the surrounding retail 

and residential zones. Thus, creating a welcoming, safe, and easily navigable link is of vital importance.  

Additionally, the train station can be used to drive Transit Oriented Development in the area. Peekskill 

                                                           
13 http://media.gm.com/media/us/en/gm/news.detail.html/content/Pages/news/us/en/2013/Aug/0829-urban-gardens.html 
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has already begun the task of establishing itself as a hip, art-based community thanks to a new local 

brewery, a variety of restaurants, entertainment opportunities, and a renovated concert venue. 

Peekskill has the walkable downtown and outdoor recreation options with its extensive waterfront trail 

network, as well as lower cost of living that many people desire in a home. Peekskill has managed to 

increase the millennial population by 14.8% within its municipal borders and by 15% in the Waterfront 

Study area. This increase is likely attributable to a lower median sales price for Peekskill ($183,750) 

compared to Westchester County as a whole ($535,000).  

Yet Peekskill could capture a larger portion of the millennial population. Millennials are drawn to the 

waterfront area, as evidenced by the success of the Riverbend community. Peekskill may be able to 

attract additional millennials - as well as empty nesters looking to downsize - by creating additional 

multifamily housing.  A mix of affordable and rental housing, as well as traditional fee-simple housing, 

could serve the dual purpose of bringing more people and dollars to the downtown area. Further, having 

additional housing in the Waterfront Study Area could also reduce the need for parking and create a 

walkable, safe, inviting link between the train station and surrounding Peekskill areas.  

A wider range of affordable price points is recommended in these buildings, as 58% of Peekskill renters 

are cost burdened, while 35.5% are severely cost burdened. These numbers are significantly higher than 

the New York metro area as a whole. Affordable components could allow those with higher incomes to 

move into market rate units, while allowing those who are cost burdened to move into affordable units 

and have dollars to spend in Peekskill. Additionally, a mix of housing stock could help define Peekskill as 

a diverse community and prevent the Waterfront Study Area from becoming an exclusive enclave of 

only high-income families, isolated from the rest of the community.  

The Waterfront Study Area also has the potential for retail and dining success. There is extremely high 

retail leakage in Peekskill, evidenced by the net outflow of dining and entertainment dollars. The 

waterfront zone consists of numerous properties which have Hudson River views, are near the train 

station, and are on the way to current residential and artistic attractions of downtown. Full service 

restaurants could also be added, as there are a mere handful of full service restaurants in the waterfront 

area.  

One use that is not recommended for this zone would be offices. Peekskill already has an abundance of 

unleased office space already on the market. Further, Peekskill is located in the Northern Westchester 

office park market, which is not an especially profitable segment in Westchester County.   

The WF-2 zone would be better served by focusing efforts on retail, housing, and artistic endeavors. 

Retail and dining options would be better served in this area because of the zone's significantly higher 

household and family income and low rents. Further, the WF-2 zoning area consists of numerous 

industrial and vacant properties that are ripe for reuse. Numerous Hudson River towns have had striking 

success with industrial property reuse to restaurants, art spaces, yoga studios, and apartments. Other 

communities have had success turning parking lots into public spaces which bring in tourism dollars. The 

Peekskill waterfront district contains the necessary components to achieve similar successful results. 
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LEED-ND AUDIT OF THE WATERFRONT DISTRICT         

City of Peekskill, New York 
June 2015 

 
I. Introduction 

The Waterfront Market Analysis conducted by Kevin Dwarka LLC indicated that the local 
real estate market can support further development within the Waterfront District. In light 
of this finding, it is important that the City of Peekskill ensure its land use regulations 
authorize the type of transit-oriented development (TOD) that the City hopes to encourage 
within its Waterfront District. To this end, the Land Use Law Center at Pace Law School 
conducted an analysis of the district’s land use regulations in light of the Technical 
Guidance Manual for Sustainable Neighborhoods (TGM).  

TGM is based upon the Leadership in Energy and Environmental Design (LEED) for 
Neighborhood Development (LEED-ND) rating system, a voluntary program that provides 
substantial guidance for developers who wish to develop projects in smart locations that 
are designed to create connected neighborhoods constituted by green buildings and 
infrastructure. The LEED-ND rating system, jointly developed by the U.S. Green Building 
Council (USGBC), Congress for the New Urbanism (CNU), and the Natural Resources 
Defense Council (NRDC), expands the definition of “green building” to include projects at a 
neighborhood or district scale, with greater consideration for project location. As a national 
standard for green neighborhood planning and design, the LEED-ND rating system 
emphasizes site selection, design, and construction elements to bring buildings and 
infrastructure together and relate the neighborhood to its local and regional context. The 
LEED-ND rating system is divided into three credit categories: Smart Location and Linkage 
(SLL), Neighborhood Pattern and Design (NPD), and Green Infrastructure and Buildings 
(GIB). The SLL category emphasizes project location on connected and previously 
developed sites with existing infrastructure, near transit, and away from important natural 
resources. NPD recognizes compact, walkable, vibrant, mixed-use neighborhoods with 
good connections to nearby communities. Finally, GIB recognizes building and 
infrastructure performance that reduces energy and water use, encourages historic 
preservation, and minimizes waste. 

TGM assists communities and their professionals by guiding them through the process of 
using LEED-ND to evaluate local plans, codes, and policies to incentivize sustainable 
growth and eliminate barriers to sustainable development projects. The manual aids this 
evaluation process because it breaks apart the standards contained within LEED-ND’s 
prerequisites and credits and redistributes them into the structure of a typical local plan 
and code. 
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This report presents an analysis of the City of Peekskill’s Waterfront (WF) zoning district in 
light of the standards established by LEED-ND and strategies presented in TGM. Through 
this TGM audit, the report identifies potential barriers to and opportunities for creating 
sustainable neighborhood development in the WF district and recommends zoning 
amendments the City can adopt to remove these barriers and facilitate this type of 
development. Because the City wishes to encourage mixed-use, transit oriented 
development in these subareas, this report focuses its analysis primarily on Subareas WF-2 
and WF-PRD. 
 
Below, this report compares the WF district’s existing zoning requirements to TGM 
recommendations for use, density, bulk and area requirements; parking and loading 
requirements; and design standards. In particular, this analysis identifies TGM strategies 
Peekskill can implement in the WF district to further encourage transit oriented 
development. After recommending zoning changes the City can adopt to facilitate transit 
oriented development, the report concludes by proposing next steps the City could take to 
implement these changes and continue the TGM audit for its other land use regulations, 
plans, and policies.  
 

II. Analysis of WF-2 & WF-PRD Use Regulations 

City of Peekskill Code Section 575-43 lists permitted, special permit, and accessory uses for 
the City’s WF district. This section of the analysis compares these use regulations to TGM 
Sections 2.1 Mixed Uses, 2.2 Housing Variety, 2.5 Home Occupations, 2.6 Accessory Dwelling 
Units, and 2.7 Produce Gardens and Greenhouses. According to LEED-ND, separated land 
uses require automobiles to access necessary retail, services, employment centers, and 
other destinations, which results in a large amount of greenhouse gas emissions from 
personal automobile use. In contrast, when a diversity of residences, retail, services, and 
jobs are located near each other, such mixed-use development enables and encourages 
walking, bicycling, and transit use for daily errands and commuting, reducing emissions 
and supporting public health.  
 
Accordingly, TGM Section 2.1 Mixed Uses recommends allowing as-of-right a wide range of 
compatible mixed uses and directs communities to reference LEED-ND’s Diverse Use 
Appendix, which includes four critical use categories:  food retail, community-serving retail, 
services, and civic and community facilities. Similarly, TGM Section 2.2 Housing Variety 
recommends allowing a wide range of housing types as-of-right and TGM Section 2.5 Home 
Occupations recommends allowing home occupations within a zoning district to encourage 
a large variety of housing in proximity to employment opportunities. To further increase 
housing variety and facilitate development densities that support transit use, TGM Section 
2.6 Accessory Dwelling Units advocates allowing accessory dwelling units as-of-right in the 
garages, carriage houses, and basements of single-family dwellings. Finally, TGM Section 2.7 
Produce Gardens and Greenhouses encourages local food production to increase access to 
fresh produce and food retail. 
 
This analysis compares these TGM sections to use regulations for Subareas WF-2 and WF-
PRD. The permitted, special permit, and accessory uses listed in Peekskill’s WF-2 and WF-
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PRD subareas coincide with TGM recommendations to a large degree. In City Code Section 
575-43(E)(1)-(2), Subarea WF-2 allows as permitted or special uses retail stores, multiple 
types of services and community facilities, professional offices, parks and playgrounds, 
artist lofts, restaurants, and multifamily dwellings. In Section 575-43(F)(1)-(2), Subarea W-
PRD allows single-family homes, multi-family dwellings, hotels, and motels by permitted or 
special use. Additionally in Section 575-43(F)(1)-(2), the entire WF district allows as 
accessory uses customary home occupations, accessory recreation facilities, and galleries 
and fabrication spaces in artist lofts.  
 
To further encourage mixed-use and transit oriented development, the City should 
consider amending Sections 575-43(E) and (F) by adding the following permitted and 
special permit uses for Subareas WF-2 and WF-PRD, as appropriate: 
 

 Food Retail 
o Grocery stores less than 2,500 SF 
o Other food stores with produce 

 Community-Serving Retail 
o Clothing store boutiques, maximum 1,500 SF  
o Convenience Store 
o Farmer’s market 
o Hardware store with appropriate size limit 
o Pharmacy with appropriate size limit 

 Services 
o Gym, health club, exercise studio 
o Hair Care 
o Laundromat, dry cleaning store 

 Civic and Community Facilities 
o Adult or senior care 
o Community/Recreation center 
o Cultural arts facility/Performing arts center 
o Educational facilities, including learning center, college extension center, 

adult education center, vocational school, community college 
o Family entertainment venue, such as a theater or sports venue 
o Government office that serves public on-site 
o Medical clinic or office that treats patients 

 Housing Variety 
o Live-work Units 

 Other compatible commercial uses subject to planning board approval  
 
Although Subarea WF-2 allows “retail stores” as permitted and special uses, which 
technically encompasses the recommended retail uses listed above, use regulations should 
include specific retail types to encourage an adequate mix of uses. Further, Subarea WF-2’s 
list of permitted uses already includes multifamily dwellings and artist lofts but could be 
expanded to include live-work units. Live-work units combine workspace with living 
quarters, with the living space located above, behind, or alongside the commercial space. 
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To allow other harmonious uses not listed in the regulations, the City should consider 
adding “other compatible commercial uses subject to planning board approval” at the end 
of the list of permitted uses for Subarea WF-2. Finally, to ensure a true mix of uses, the City 
should encourage that all development projects on vacant or redevelopment sites in the 
WF-2 zone incorporate a residential component. 
 
Additionally, Peekskill should consider amending Section 575-43(G) to allow TGM-
recommended accessory uses in the WF district. Although the WF district already allows 
customary home occupations, the City should consider amending Section 575-43(G)(1)(a) 
to include details about the type of professional offices and services the City would like to 
encourage. For example, these provisions could list desirable home occupations, such as 
beauty parlors; dressmaking; professional occupations including accounting, legal, and 
medical services; financial advising; music schools; and travel agencies, among others. The 
City should consider eliminating from these provisions requirements that limit home 
occupations, such as the ban on displays of goods and signs, as well as the limitation 
allowing “only customary household appliances and equipment.”  
 
Lastly, to increase access to local produce, the City should allow produce garden growing 
areas and greenhouses and related facilities as accessory uses in the WF district as well. In 
particular, the City could allow: 
 

 Produce gardens (in front, side, and rear yards, balconies, patios, and rooftops), 
 Greenhouses (in front, side, and rear yards, balconies, patios, and rooftops), and 
 Watering systems and storage facilities for gardens and greenhouses. 

 
 

 
II. Analysis of WF-2 & WF-PRD Lot Area and Building Requirements 

 
City of Peekskill Code Sections 575-43(E)(3) and 575-43(F)(3) list lot area and building 
requirements for the City’s WF-2 and WF-PRD subareas, respectively. This analysis 
compares the building height, yard, setback, and development density requirements in 
these provisions to TGM Sections 2.8 Greater Development Densities, 2.10 Taller Building 
Heights, and 2.11 Reduced Building Setbacks. Following this, the analysis compares WF-2 
bonus height and WF-PRD bonus density provisions in to TGM Section 6.5 Bonus Zoning or 
Density Incentives. 
 
Maximum Density 
 
The lot area and building requirement analysis begins by comparing density requirements 
for Subareas WF-2 and WF-PRD to TGM Section 2.8 Greater Development Densities. Section 
2.8 describes how LEED-ND encourages compact development to leverage and support 
public transportation, which requires minimum development densities to provide 
adequate transit ridership. TGM Section 2.8 explains how, for areas within a half-mile of 
heavy rail, LEED-ND requires the following to support transit: 
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 A nonresidential Floor Area Ratio (FAR) of at least 0.80, and 
 A residential density of at least 12 dwelling units per acre (DU/acre) of buildable 

land available for residential uses. 
 
These criteria apply to the WF district, which falls almost entirely within a half-mile radius 
of the Peekskill Metro North Train Station. Other than a minimum residential unit size, City 
Code Section 575-43(E)(3) includes no minimum nonresidential or residential 
development density for Subarea WF-2, allowing by default the LEED-ND-recommended 
densities for nonresidential and residential development near transit in WF-2. Thus, no 
change is recommended here. In contrast, 575-43(F)(3) includes minimum residential 
densities of 7 DU/acre for townhouses, 15 DU/acre for garden apartments, and 22 DU/acre 
for mid-rise apartments in Subarea WF-PRD and imposes a minimum overall gross density 
for any site or assemblage of 9 DU/acre in WF-PRD. The same provisions allow a bonus 
density award of up to an overall gross density of 11 DU/acre. Because Subarea WF-PRD, 
an area zoned for both single- and multi-family development, is adjacent to the train 
station, the City should consider increasing WF-PRD minimum residential densities for 
townhouses, as well as overall gross density, to at least 12 DU/acre to better support 
transit. 
 
Maximum Building Height 
 
Following the development density analysis, the maximum building height requirements 
for Subareas WF-2 and WF-PRD were compared to recommendations outlined in TGM 
Section 2.10 Taller Building Heights. Section 2.10 explains that to facilitate a sense of 
enclosure and pedestrian scale that encourages walking to and from transit and other 
destinations, LEED-ND requires a minimum building height-to-street-width ratio of 1:3 for 
at least 15 percent of existing and new street frontage within and bordering a project.  This 
requirement results in a minimum of one foot of building height for every three feet of 
street width, measured from façade to façade. The maximum building height for both WF-2 
and WF-PRD is three stories or 38 feet. This provision also authorizes the Planning 
Commission to waive this requirement, allowing building heights up to 52 feet in certain 
areas of the district and exempts certain features, such as chimneys and spires, from the 
height limitation in particular circumstances. 
 
Using Google Maps, rough street-width measurements were obtained for fourteen streets 
located in Subareas WF-2 and WF-PRD. Street widths were measured between “potential” 
building façades, assuming future buildings will keep to minimum setback requirements for 
WF-2 and WF-PRD, as well as any relevant setbacks in adjacent zones. Then, the 1:3 height-
to-street-width ratio was applied to these street widths to determine the LEED-ND 
preferred minimum building heights for these streets. The table below presents analysis 
results and shows that all LEED-ND-preferred minimum building heights calculated for the 
14 streets fall below the 38-foot maximum building height for Subareas WF-2 and WF-PRD. 
Although this analysis indicates that the WF-2 and WF-PRD maximum building height is 
adequate for LEED-ND purposes, the City still should consider increasing this limit if 
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market or other indicators show that development at or above the LEED-ND-preferred 
minimum building heights is unlikely given the current height limitation. 
 
Table:  LEED-ND Preferred Minimum Building Heights for 14 streets in Subareas WF-2 & WF-
PRD 

Street Name Approximate Street Width, 
Including Applicable Setbacks (feet) 

Approximate Preferred 
Minimum Building Height 

(feet) 
Old Penmart Avenue 45* 15 

Main Street 48* 16 
North Water Street 52* 17 

South Water Street 45* 15 

Railroad Avenue 75* 25 

Requa Street 53* 18 
South St/Requa St 30** 10 

Central Avenue 53 to 68* 18 to 23 

Washington Street 45ø 15 

Depew Street 28** 9 
Union Avenue 44** 15 

West Street 45** 15 

Hudson Avenue 60 to 68** 20 to 23  

Lower South Street 105Ω 35 
* Assume setbacks of 10 feet on either side of street in WF-2. 
** No setbacks required for South Street, Depew Street, and Union Avenue in WF-2 and C-2. 
ø Assume setback of 10 feet on WF-2 side of street and no setback on C-2 side of street. 
Ω Assume setback of 50 feet on WF-PRD side of street (as set forth in Waterfront District Design Guidelines 
Section  
  (D)(2)(b)) and 25 foot front yard on R-1C or R-3 side of street. 

 
Minimum Setbacks & Yard Requirements 
 
Setback and yard requirements for Subareas WF-2 and WF-PRD then were compared to 
criteria outlined in TGM Section 2.11 Reduced Building Setbacks.  Section 2.11 explains how 
LEED-ND encourages reduced building setbacks to facilitate a pedestrian friendly street 
wall, sidewalk proximity, and minimum property line distances. Reduced setbacks also free 
space in the rear for parking located behind or under a building, thus preventing parking 
facilities from disrupting the pedestrian realm. Creating and protecting a pedestrian 
friendly environment helps transit riders feel safe and comfortable as they walk to and 
from transit stations and other destinations. To accomplish these goals, Section 2.11 
recommends that buildings be set back as close to street-facing property lines as possible 
and that mixed-use and nonresidential building façades be within one foot of any sidewalk 
or its equivalent where possible. Although it does not address them directly, Section 2.11 
recommendations also can guide front yard requirements, as reduced front yards enable 
minimum property line distances for street-facing building façades.  
 
For most development projects, Subarea WF-2 zoning requires a setback of 10 feet from 
the curb; however, WF-2 zoning requires no minimum setbacks for projects located on 
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South Street, Union Avenue, and Depew Street. Design Guidelines for the Waterfront 
District (WF Design Guidelines) require 15-foot setbacks for residential developments in 
Subarea WF-2, but this requirement includes a five-foot zone for porches, balconies, and 
bay windows, essentially resulting in a 10-foot setback to the building façade. Additionally, 
Subarea WF-2 zoning requires no minimum yards but does require 10-foot side and rear 
yards where provided. Subarea WF-PRD zoning requires no minimum setback or yard 
requirements, but WF Design Guidelines require a minimum setback of 50 feet with buffer 
vegetation for housing along South Street in WF-PRD.  
 
Although required setbacks for Subarea WF-2 are significant, the City has calibrated them 
to maintain a consistent street wall with existing buildings, and WF-2 zoning authorizes the 
Planning Commission to vary these setback requirements to accommodate public open 
space, such as parks and plazas, and to better align new structures with existing adjacent 
buildings. Because these provisions likely will preserve the pedestrian friendly street wall 
and result in structures located within one foot of a sidewalk or equivalent public space, no 
change is recommended here. However, the City should consider reducing the WF Design 
Guidelines’ 50-foot setback along South Street in Subarea WF-PRD to better accommodate 
the pedestrian environment. As WF-2 and WF-PRD zoning includes no minimum yard 
requirements, no change is recommended here. 
 
Bonus Height & Density 
 
The analysis of lot area and building requirements for the WF district concludes by 
comparing WF-2 and WF-PRD bonus height and density provisions, respectively, to TGM 
Section 6.5 Bonus Zoning or Density Incentives. Section 6.5 advocates the creation of 
incentive zoning to encourage desirable community benefits in exchange for additional 
development density that supports transit, bulk requirement adjustments, or reduced 
parking requirements. Section 6.5 suggests awarding these incentives for sustainability 
features highlighted throughout the TGM, such as pedestrian friendly street environments, 
public bicycle networks and parking, affordable housing, connections to transit, and pocket 
parks.  
 
The WF-2 bonus height provision and WF-PRD bonus density provision both align with this 
recommendation. Code Section 575-43(E)(3)(g) authorizes Peekskill’s Common Council to 
grant additional building height (one additional story up to 12 additional feet in height) for 
development projects in Subarea WF-2 that provide retail uses on the ground floor of 
residential buildings. Similarly, Section 575-43(F)(3)(d) authorizes the Common Council to 
grant additional residential density (up to one additional residential unit per acre) for 
development projects in Subarea WF-PRD that (1) provide additional parkland or 
substantially increase public access or beneficial use of the City’s waterfront or (2) result in 
the rehabilitation and preservation of building(s) of special historic, architectural, or 
design importance to the City’s history and character. 
 
These public benefits coincide with sustainability features in the TGM, such as pedestrian 
friendly building design (Sections 4.3); public access to on-site open space (Section 3.26); 
and historic property and landmark preservation (Section 4.7). To further coincide with 
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TGM recommendations that facilitate transit oriented development, the City should 
consider adding the following to the list of eligible public benefits in sections 575-
43(E)(3)(g) and 575-43(F)(3)(d): 
 

 Provision of pedestrian friendly street environments and design, including street 
trees (Section 3.6); landscaping and street furniture (Section 3.10); wide sidewalks 
(Section 3.8); enhanced street connectivity (Section 3.3); appropriate street widths 
(Section 3.7); on-street parking (Section 3.9); and traffic-calming measures (Section 
3.10). 

 Provision of direct public access to the Peekskill Metro North Train Station (Section 
3.4). 

 Provision of public on-street bicycle parking and/or an on-site bicycle network that 
connects buildings to existing bicycle lanes and nearby destinations, such as transit, 
neighborhood and commercial centers, parks, and schools (Section 3.5). 

 Provision of a community garden or farmers’ market to support local food 
production (Section 5.7). 

 
Prior to adding these public benefits, the City should complete an amenity and bonus cost-
benefit analysis that considers existing real estate conditions and values, construction costs 
associated with proposed amenities, the public benefit associated with amenities, and 
possible negative impacts from bonus density. The City should use analysis results to 
calibrate an appropriate density bonus for any public amenities it adds to sections 575-
43(E)(3)(g) and 575-43(F)(3)(d).  
 
 
 
 

III. Analysis of WF Off-Street Parking and Loading Requirements 
 
City of Peekskill Code Sections 575-43(H)-(E) describe off-street parking and loading 
requirements for the WF district. This analysis compares these requirements to TGM 
Sections 2.12 through 2.18.  
 
Off-Street Parking  
 
The City’s off-street parking requirements in City Code Section 575-43(H) were compared 
to parking recommendations outlined in TGM Sections 2.12 Reduced Off-Street Parking 
Spaces, 2.13 Shared Parking, 2.14 Shared-Use Vehicle Parking and Preferential Parking 
Allowances, 2.15 Project-Level Transportation Demand Management, and 2.16 Below-Grade 
or Structured Parking. According to TGM Section 2.12, LEED-ND encourages reduced off-
street parking to prevent parking facilities from disrupting a street’s pedestrian orientation 
and to reduce adverse environmental effects associated with these facilities.  A safe, 
pleasant walking environment is necessary for transit riders as they walk to and from a 
train station. To further these goals, Section 2.12 recommends eliminating off-street 
parking minimums altogether where appropriate to enable projects to provide only that 
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parking which is absolutely necessary for project viability. Where minimum parking 
requirements are necessary to support desired uses, municipalities can offer reductions to 
applicants who provide methods for reducing demand for off-street parking. For example, 
TGM Section 2.13 recommends reducing the minimum-parking requirement when a project 
builds shared parking spaces that serve all uses adequately. 
 
The City’s off-street parking requirements for the WF district align with these 
recommendations in a few ways. Code Section 575-43(H)(2)(b) authorizes the Planning 
Commission to waive off-street parking requirements for a development project if (1) it 
falls within a minimum distance of a municipally operated off-street parking facility, (2) the 
Planning Commission certifies that the facility has adequate capacity to accommodate 
automobiles associated with the proposed use in addition to the existing uses it serves, (3) 
the applicant gives the City a payment-in-lieu of providing off-street parking (amount of 
waiver varies by parcel size) and payment is deposited in a special parking fund to provide 
off-street parking in the WF district, and (4) a shared parking analysis demonstrates that 
shared parking between two or more uses on the same lot is adequate to serve all uses. The 
WF-district off-street parking requirements also allow the Planning Commission to waive a 
portion of the minimum parking requirement for hotels if an applicant shows that hotel 
guests and employees will use parking spaces at varied times and requires fewer off-street 
parking spaces for LEED certified hotels and motels. Additionally, WF Design Guidelines for 
Subarea WF-PRD prohibit clearing of large areas of a site for surface parking. 
 
The City should consider amending section 575-43(H)(2)(b) to allow parking reductions 
when project applicants offer other amenities that decrease off-street parking demand. For 
example, TGM Section 2.14 recommends permitting or requiring shared-use vehicle 
parking to accommodate vehicles shared between multiple users, as well as preferential 
parking allowances. Similarly, TGM Section 2.15 suggests parking requirement reductions 
in exchange for the implementation of project-level transportation demand management 
(TDM) programs that help reduce automobile use, and TGM Section 2.16 suggests requiring 
or incentivizing below-grade or structured parking to remove it from the public eye.  
 
Following these recommendations, the City could amend section 331-126 to allow a 
parking reduction for or require: 
 

 The dedication of 10 percent of parking spaces serving nonresidential and mixed-
use buildings for carpools or shared-use vehicle parking, with dedicated spaces 
placed within 200 feet of building entrances and marked with signs (Section 2.14); 

 Preferential parking allowances for carpools, vanpools, electric, and hybrid vehicles 
within parking lots (Section 2.14); 

 A project-level TDM program, developed by a qualified transportation professional 
with TDM experience using Institute for Transportation Engineers (ITE) or other 
government transportation agency resources, that reduces a project’s weekday 
peak-period motor vehicle trips by at least 20 percent compared with a baseline 
case. TDM programs can achieve this reduction using:  
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o Parking cash out programs that offer cash equivalent payments to 
commuters who use alternate transportation in lieu of their free parking 
spaces,  

o Flextime or flexible work hours to avoid peak commute times,  
o Ride sharing and a ride matching systems,  
o Pedestrian and bicycle promotion policies,  
o Occasional subsidized rides home for alternate transportation commuters,  
o Car-free programs, or  
o Reduced public parking (Section 2.15); and 

 Off-street parking that is below grade, integrated within buildings or structured 
ramps, behind active uses, and screened from the view of public streets by lining the 
first floor with retail uses where economically feasible. These provisions should 
forbid or discourage structured parking that occupies street-level space, especially 
near sidewalks (Section 2.16). 

 
Prior to drafting these changes, Peekskill should conduct a parking study to determine the 
amount of parking actually necessary for specific uses within the WF district. The City 
should make this determination by conducting an inventory or audit of actual parking 
demand (relative to capacity of existing lots and structures) and considering existing and 
future transit options, available public parking, access to diverse uses, future project 
marketability, and Peekskill’s goal to increase transit efficiency.  
 
Off-Street Bicycle Parking & Facilities 
 
Following the off-street parking requirement analysis, the City’s WF-district bicycle 
parking requirements in City Code Section 575-43(I) were compared to recommendations 
outlined in TGM Section 2.18 Off-Street Bicycle Parking. TGM Section 2.18 describes how 
LEED-ND encourages bicycle parking and facilities to promote cycling and encourage 
transportation efficiency. Providing bicycle infrastructure supports transit riders who 
choose to bicycle to and from the train station. To achieve this, Section 2.18 recommends a 
minimum amount of bicycle spaces and/or shower and changing facilities for multiunit 
residential buildings, retail spaces, and other nonresidential buildings, as well as certain 
design criteria for required bicycle spaces.  
 
The WF-district bicycle parking provisions give Peekskill’s Planning Commission discretion 
to require the provision of appropriate bicycle parking in the form of secure bicycle storage 
areas, bicycle lockers, and/or bicycle racks for larger residential, commercial, or mixed-use 
projects. TGM Section 2.18 offers several ways the City can further strengthen its bicycle 
parking provisions for the WF district. First, the City should consider requiring enclosed 
bicycle parking for all development types in the WF district, as well as shower and 
changing facilities for retail and other nonresidential developments, by amending Code 
Section 575-43(I) to require: 
 

 For Multifamily Dwellings:  at least one secure, enclosed bicycle storage space per 
occupant for 30 percent of the planned occupancy but no fewer than one per unit, 
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and secure visitor bicycle racks on-site, with at least one bicycle space per ten 
dwelling units but no fewer than four spaces per project site. 

 For Retail:  at least one secure, enclosed bicycle storage space per new retail worker 
for 10 percent of retail worker planned occupancy, and visitor or customer bicycle 
racks on-site, with at least one bicycle space per 5,000 square feet of retail space, 
but no fewer than one bicycle space per business or four bicycle spaces per project 
site, whichever is greater.  

 For Nonresidential development other than retail:  at least one secure, enclosed 
bicycle storage space per new occupant for 10 percent of planned occupancy, and 
visitor bicycle racks on-site with at least one bicycle space per 10,000 square feet of 
new commercial nonretail space but not fewer than four bicycle spaces per building.  

 For Retail and other Nonresidential development:  at least one on-site shower with 
changing facility for any development with 100 or more new workers and at least 
one additional on-site shower with changing facility for every 150 new workers 
thereafter. Shower and changing facility requirements may be met by providing the 
equivalent of free access to on-site health club shower facilities if the health club can 
be accessed without going outside.  

 
Additionally, the City should consider requiring bicycle storage facilities that: 
 

 Include informational signage explaining how to use the facilities; 
 Are easily accessible by residents, patrons, and workers; and 
 Are clearly visible from a main building entry, located within 100 feet of the door, 

served with night lighting, and protected from damage by nearby vehicles. If the 
building has multiple main entries, require bicycle storage that is proportionally 
dispersed within 100 feet of each entry. 

 
 
Off-Street Parking, Driveway & Loading Dock Placement 
 
Location requirements for off-street parking and loading in the WF district then were 
compared to recommendations outlined in TGM Section 2.12 Reduced Off-Street Parking 
Spaces and Section 2.17 Loading Dock and Driveway Access Point Placement. To avoid 
disruption of the pedestrian realm at a building’s primary street frontage, Section 2.12 
recommends parking placement at the rear of a building or, if necessary, at the side of a 
building. Similarly, Section 2.17 recommends loading dock, service bay, and driveway 
placement away and screened from major street frontage. 
 
With the exception of Subarea WF-PRD and artist lofts in WF-2, City Code Section 575-
43(H)(1) requires all parking to be located at the side or rear of the building for which it is 
provided. For residential uses in Subarea WF-2, City Code Section 575-43(E)(3)(d) 
prohibits off-street parking location within the frontage abutting the street. Additionally for 
Subarea WF-2, The WF Design Guidelines prohibit visibility of surface parking from the 
street; allow parking behind the building mass or partially under the building (at grade) if 
accessed from the side or back; and prohibit garage doors from facing the street. Section 
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575-43(F)(3) includes no parking location requirements for Subarea WF-PRD, but the WF 
Design Guidelines for Subarea WF-PRD require parking accommodations within the 
building envelope or as close to the unit as possible; low and unobtrusive deck parking; and 
screened parking on convent property. Similarly, Section 575-43(I) off-street loading 
requirements for the entire WF district prohibit loading areas from fronting on the street 
and authorize the Planning Commission to provide a waiver if it has no negative impact on 
traffic, parking, and pedestrian safety. 
 
Both the WF-district off-street parking and loading requirements coincide with LEED-ND 
recommendations to a large degree, but to further protect the pedestrian realm, the City 
should consider amending Section 575-43(H) to: 
 

 Where feasible throughout the entire WF district, require off-street parking located 
in the rear, but if necessary at the side, of the principal buildings on a site and away 
from all street frontage. 

 Prohibit driveway access points along major streets where other driveway location 
options exist.  

 
VI. Analysis of Design Guidelines for the Waterfront District 

 
Finally, this analysis concludes by considering Peekskill’s Design Guidelines for the 
Waterfront District  (WF Design Guidelines). Prior to granting a special permit or 
approving a site plan, Peekskill’s Common Council must ensure that an applicant project is 
consistent with WF Design Guidelines to the maximum extent possible. This analysis 
compares the WF Design Guidelines to recommendations outlined in TGM Sections 4.1 
Building Entries on Front Façades, 4.2 Building Entries at Minimum Intervals, 4.3 Ground-
Floor Retail, 4.4 Transparent and Interesting Façades, 4.5 Elevated Finished Floors, and 4.6 
Garage, Service Bay, and Parking Lot Location and Design. These TGM sections describe how 
LEED-ND promotes varied building façades through specific design criteria for building 
entrances, doors, and windows; ground-floor features; and parking structure placement in 
order to encourage a more interesting and safer walking environment that attracts 
pedestrians. An appealing, safe pedestrian environment encourages residents to walk to 
and from the train station and other destinations, increasing transit ridership. 
 
The WF Design Guidelines feature provisions that correspond to these LEED-ND goals. 
For Subarea WF-2, the WF Design Guidelines require (1) residential building entries 
located along the street on which a building fronts, (2) non-residential and mixed-use 
buildings oriented toward the street with building entries facing the sidewalk, and (3) 
stores with main entries facing the street or public space. Except for artist lofts, City Code 
Section 575-43(E)(3)(e) also requires main entries for residential uses to face the street 
in Subarea WF-2. For each subarea, the WF Design Guidelines include parameters for 
building mass and form and materials that help create interesting building façades, 
including provisions for punched windows, bay windows, deep reveals, marked roof 
profiles, porches, and balconies; sloped roofs and dormers; building exteriors constructed 
of bricks, clapboard, stone, masonry, or stucco; and special features such as towers or 
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fenestration. Further throughout the WF district, the WF Design Guidelines require 
screening and buffering for off-street parking facilities to limit visibility and prohibit 
garage doors facing the street for residential developments in Subarea WF-2. Finally, the 
WF Design Guidelines include orientation requirements for Subareas WF-1 and WF-2 to 
maximize river views and massing requirements for WF-2 to protect the uniformity of the 
pedestrian street wall, define the public space, and reflect a village-like character. 
 
TGM Sections 4.1 through 4.6 offer several ways the City can strengthen these design 
standards to enhance the pedestrian experience in the WF district. The City should 
consider amending the WF Design Guidelines to add the following LEED-ND design 
standards: 
 

 To ensure building entrances throughout the entire WF district that offer direct 
access to sidewalks and pedestrian routes and create a more interesting and safer 
walking environment, require: 

o All new building frontage to have a principal functional entry on the front 
façade that faces a public space. Public spaces include streets, squares, parks, 
paseos, or plazas, but not parking lots. These entries should connect to 
sidewalks or equivalent provisions for walking.  If an entrance opens to a 
square, park, or plaza, that amenity should be landscaped to prevent empty 
“dead” space in the front of the building. The amenity also must be at least 50 
feet wide at a point perpendicular to each entry (Section 4.1); and  

o All buildings to have functional entries that occur at an average of 75 feet or 
less along nonresidential or mixed-use buildings or blocks.  Functional 
entries are those that encourage pedestrians to enter or exit the building 
from a street or other public space. Service entries, emergency exits, 
nonfunctioning doors, secondary side doors, and doors facing alleys, parking 
lots or other nonpublic spaces are not functional entries (Section 4.2).  

 To further promote interesting ground-level façades that offer a sense of safety and 
comfort by providing a clear view into the building with no large blank walls or 
shuttered windows, require: 

o All ground-level retail, service, and trade uses that face a public space to have 
clear glass on at least 60 percent of their façades between three and eight 
feet above grade (Section 4.4);  

o Blank walls without doors or windows to be limited to no more than 40 
percent of the façade that abuts a sidewalk (or 50 feet, whichever is less). To 
further break up blank walls, projects should include landscaping, murals, 
articulation of the wall plane, and street furniture (Section 4.4); and 

o Ground-level retail, service, or trade windows to be kept visible and 
unshuttered at night, and security bars over windows must allow a view of 
interior spaces (Section 4.4). 

 To provide privacy for ground-floor dwelling units adjacent to sidewalks, require at 
least 50 percent of ground-floor dwelling units to have an elevated finished floor no 
less than 24 inches above sidewalk grade (Section 4.5).  
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 To limit garage, service bay, and parking lot intrusions on the pedestrian experience 
throughout the entire WF district, require, if feasible:  

o No more than 20 percent of street frontages to be faced directly by garage, 
service bay openings, or surface parking lots (Section 4.6); and 

o Projects to include architectural elements that enhance any parking structure 
and break up its mass, as well as parking structure design that blocks the 
visibility of vehicle headlights from outside the structure (Section 4.6). 

 To add interest and retail destinations to the pedestrian realm, if feasible require: 
o At least 50 percent of office buildings to include ground-floor retail along 60 

percent of the length of the street-level façade; and  
o All mixed-use buildings to include ground-floor retail along at least 60 

percent of the street-level façade. The street-level façade calculation should 
include all street frontages and driveways, entryways, service entries, and 
similar areas.  

 

Prior to adopting these design standards, Peekskill planning staff should consult with legal 
counsel to ensure the standards will avoid legal attacks alleging they are void because they 
are not specific, and the City should ensure that its comprehensive plan contains clear, 
descriptive policies that support these design standards.  
 

V. Next Steps 
 
After reviewing all TGM-recommended zoning changes above, the City should consider 
amending its WF district requirements to add suggested provisions as appropriate. During 
the public comment period to adopt these amendments, the City should conduct 
stakeholder meetings, especially with affected landowners and interested developers, to 
solicit their input and ensure the amendments’ appropriateness given existing market 
conditions. Following these meetings, the City should make any necessary changes to draft 
amendments prior to adoption. If necessary, the City also should consider incorporating 
into its comprehensive plan goals, objectives, and strategies that support these regulatory 
changes. Because New York State requires local land use regulations to conform to a 
locality’s comprehensive plan, it is important to adopt planning language that provides an 
adequate policy foundation before adopting regulations that implement transit oriented 
development. Finally, the City should consider using the TGM to audit its comprehensive 
plan, other land use regulations, municipal capital improvement plans, internal policies, 
and non-regulatory programs to further encourage and support sustainable neighborhood 
development projects throughout Peekskill. 
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