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John Lynch, Consultant Planner
Department of Planning and Development
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840 Main Street

Peekskill, NY 10566

County Planning Board Referral File PKS 21-001 — SOLO Diversified Use Development
1005, 1009, 1011, 1013, 1017 Lower South Street
Special Permit and Site Plan Approval

Dear Mr. Lynch:

The Westchester County Planning Board has received a site plan (dated revised January 20, 2021) and
related materials for a proposed site plan and special permit application to construct a new “diversified
use development” on a 11.64 acre site located within five properties on Lower South Street (SBLs 32.20-
2-4, 5, 5.1, 6,7). The site is located in the M-2B — Design Industrial district and all five properties are
currently owned by the City. The developer has entered into an agreement with the City to purchase the
properties, and will demolish one of the existing four buildings, keeping three structures on the southern
third of the site. The site lies within an industrial neighborhood, and had been used previously for various
industrial uses in the past. A Remedial Action Plan has been approved for the site by NYSDEC for
brownfield restoration. US Route 9 runs along the rear of the site, including the southbound entrance
ramp from Louisa Street. Travis Lane runs along the northern edge of the site, acting as a driveway for
the site and the adjacent properties.

The developer plans to re-subdivide the site into four parcels to better align the properties to
accommodate the planned construction. The two southern parcels would continue to be used as
commercial/light manufacturing, and the two northern parcels are proposed to be developed under
special permit regulations for “diversified use” in the M-2B district which allow for multi-family
development. The proposed development would consist of six four-story residential buildings totaling
231 affordable apartment units. One of the six buildings is to be reserved for senior residents. The three
existing buildings on the site, located in the southern commercial parcels, are to be rehabilitated. Two of
the three buildings would receive new second stories, providing a total of 91,330 square feet of
commercial space. Specific uses or a site layout have not been developed for the commercial portions of
the site.

The residential portion would utilize the existing layout of Travis Lane as an entrance route, and the lane
would be continued around the perimeter of the residential site, separating the commercial and residential
sections before reconnecting to Lower South Street. Three surface parking lots located between or next
to the residential buildings would provide 271 parking spaces for the residents and visitors. Pedestrian
pathways are proposed to provide access to the various apartment buildings, and a new sidewalk is
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proposed along Lower South Street to connect Travis Lane to Louisa Street. A new playground, gazebo,
and passive recreation lawn are proposed as amenities on the site.

We have reviewed the site plan under the provisions of Section 239 L, M and N of the General Municipal
Law and Section 277.61 of the County Administrative Code and we offer the following comments:

1. Potential for stigmatization of affordable housing.

The proposed development, by redeveloping underutilized City-owned property with affordable
housing, is consistent with he County Planning Board’s long-range planning policies set forth in
Westchester 2025—Context for County and Municipal Planning and Policies to Guide County
Planning, adopted by the Board on May 6, 2008, amended January 5, 2010, and its recommended
strategies set forth in Patterns for Westchester: The Land and the People, adopted December 5,
1995. This development also appears to be consistent with the City’s goals of redeveloping this area,
including the recently adopted special permit regulations which allow for residential development.

However, the subject site is challenging in that it will host the first new multi-family development to
utilize these new special permit regulations. As such, the proposed development will be in an isolated,
industrial location on a former brownfield site that abuts a limited access highway. Therefore it will be
critical for the development to be designed carefully, so that it avoids a stigmatizing appearance. It would
be better to view this development perhaps as a catalyst that will be the first step in reinventing this
neighborhood. With that in mind, we recommend the following be considered:

a. Sidewalks and building orientation.

The proposed site plan, with wide buildings oriented around surface parking lots, is very similar
to the way many public housing developments were constructed in the mid-20™ Century. A site
plan that features more buildings oriented to the street, with parking behind the buildings, may
be better suited for a multi-family development that is intended to begin the transformation of
this area. Sidewalks should be placed along all road frontages, including internal roadways and
the site’s full frontage with Lower South Street. This will enable any future redevelopment on
the surrounding properties to connect to the development. We also recommend the City include
crosswalks at the intersection of Louisa Street and Lower South Street to connect the
development to the bus stops, parks and the train station, all of which are north of Louisa Street.

b. Additional uses.

Given that a new community of apartments will be created, we encourage the consideration of
adding a small commercial or retail element, or perhaps a community space, to the proposed
development that would serve the residents as well as attract visitors or customers from
elsewhere.

c. Open space amenities.

The site plans show open space amenities located towards the periphery of the site and not in a
more centralized space that could be a focal point for the surrounding buildings. We recommend
consideration be given towards creating a space to engage this new community.
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d. Architectural considerations.

The proposed buildings should be designed architecturally to not look like other affordable
housing developments. While this consideration can be viewed as subjective, we encourage the
City to look at other affordable housing developments in Peekskill and the surrounding areas to
ensure the proposed buildings do not look overly similar.

2. Potential for reduced parking.

The site plan shows 271 parking spaces, which exceeds the 231 spaces required. Given the visual and
environmental impacts of parking areas, we recommend the City and the applicant consider working
together to reduce the on-site parking through the use of parking management practices or landbanking.
Land that does not need to be used for parking spaces could potentially be used for stormwater
management practices or additional open space.

3. Stormwater management.

While the proposed site plan shows subsurface stormwater quality and retention infrastructure, we point
out that subsurface methods of stormwater management can be of diminishing effectiveness over time
if not properly cleaned and maintained. To ensure the continued operability of this stormwater
management system into the future, the applicant should provide an enforceable maintenance program
that will prevent the system from being clogged with sediment, and in turn force a higher amount of
stormwater runoff into the City’s storm drain system. The applicant should also be encouraged to explore
aboveground stormwater management solutions that treat runoff on-site wherever possible, such as using
pervious paving for parking areas, or the use of vegetative rain gardens, which could also serve as a
landscaping element.

4. County sewer impacts.

The proposed development will increase sewage flows from this site into the existing infrastructure. The
increased flow will add to the volume of sewage flow requiring treatment at the Peekskill Water
Resource Recovery Facility operated by Westchester County. Since 2010, it has been the policy of the
County Department of Environmental Facilities (WCDEF) that municipal governments require the
applicant to identify mitigation measures that will offset the projected increase in flow. The best means
to do so is through the reduction of inflow and infiltration (I&I) at a ratio of three for one for market rate
units and at a ratio of one for one for affordable units.

The County Planning Board further recommends that the City implement a program that requires
inspection of sewer laterals from private homes for leaks and illegal connections to the sewer system,
such as from sump pumps. These private connections to the system have been found to be a significant
source of avoidable flows. At a minimum, we encourage the City to enact a requirement that a sewer
lateral inspection be conducted at the time property ownership is transferred and any necessary corrective
action be enforceable by the municipal building inspector.
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5. Recycling provisions.

While we note that the plans show a specific refuse area to handle waste generation, the City should
request the applicant to verify that sufficient space will be available to store recyclables under the County
recycling program, which includes plastics numbered 1 through 7. County regulations for plastic
recycling may be found at: http://environment.westchestergov.com.

6. Green building technology and bicycle parking

We encourage the applicant to include as much green, or sustainable building technology as possible
into the proposed development. We also encourage the applicant to provide bicycle parking on this site,
particularly since it is within bicycling distance of the Peekskill train station and downtown Peekskill.
Electrical outlets should also be provided near the parking area for the charging of e-bicycles.

Please inform us of the City’s decision so that we can make it a part of the record.

Respectfully,
WESTCHESTER COUNTY PLANNING BOARD

By: MUW

Norma V. Drummond
Commissioner

NVD/MV



