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Dear Mr. Lynch: 

The Westchester County Planning Board has received a site plan (revised July 23, 2020) and related 
materials for a proposed site plan application to construct a new mixed-use building on a 7,035 square-
foot site located at 823 South Street (SBL 33.37-2-18), at the intersection of Union Avenue. The site is 
located in the C-2 – Central Commercial district within the Downtown, and is currently vacant. 

The proposed building would contain 13 residential units (3 one-bedroom, 6 two-bedroom, and 4 three-
bedroom) within the second through fourth floors. The ground floor would contain 1,437 square feet of 
retail space facing South Street, a residential lobby at the street corner, and a 19 space parking garage 
utilizing automatic parking lifts. The vehicular entrance to the garage would be from South Street, 
requiring a new curb cut. A rooftop terrace would be located on the second floor 

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. Consistency with County Planning Board policies.  

The proposed development is generally consistent with the 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, because it would direct new development to an existing center where 
infrastructure can support growth, where public transportation can be provided efficiently, and where 
redevelopment can enhance economic vitality. We appreciate the applicant’s use of design and materials 
that relate to the existing character of the neighborhood, and for developing a long-vacant site on a 
prominent corner in the City. 

2. Affirmatively furthering fair housing (AFFH). 
The submitted materials do not indicate if any of the proposed residential units are to be developed as 
affordable affirmatively furthering fair housing (AFFH) units. We urge the City to work with the 
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developer to provide affordable housing opportunities within this new development, following the 
County’s Model Ordinance Provisions for guidance. The County developed these Provisions to 
standardize the affordable housing programs across Westchester to make it easier for both residents and 
developers to understand qualifications and requirements, and to provide fair housing throughout all 
municipalities. 

3. Parking.  
It is not clear if the applicant intends to assign individual parking spaces to individual apartments and 
bundle the cost of parking with the rent. We recommend against bundling the cost of parking with the 
cost of rent as it can encourage unnecessary levels of car ownership, since the parking is included in the 
rent that a tenant already pays, regardless of whether they need the parking or not. Unbundling parking 
from rents has now also become the standard practice for most new residential buildings near transit in 
Westchester County.  The main exception to this are situations where the cost of unbundled parking 
would increase living expenses for tenants of affordable AFFH units above the income levels set in the 
regulations; therefore parking should be provided at no additional cost to the residents of the affordable 
units.   

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. 

5. County road.  

South Street (CR 63II) is a County road. Approval for this work from the Westchester County 
Department of Public Works and Transportation under Section 239-F of General Municipal Law is 
required. Pertinent drainage, utility, erosion control and curb cut details need to be provided at the time 
of Section 239 F submittal.  
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6. Green building technology. 

We commend the applicant for including a green rooftop terrace over the parking garage area of the 
building. We encourage the applicant to include as much further green, or sustainable building 
technology as possible within the proposed development. We note that the residential rooftop could be 
suitable for a secondary green roof, or the installation of solar panels. 

7. Bicycle and electric vehicle parking.  

We encourage the applicant to include an indoor bicycle parking area for residents and bicycle racks for 
customers and visitors in order to provide full parking options within the site. We note that this building, 
much like the whole of the downtown, is distant from the Peekskill Metro North train station. Providing 
bicycle infrastructure would provide an alternative for residents to access the station without the use of 
automobiles. We also recommend the applicant include a power supply for the charging of e-bicycles 
within this bicycle storage room. In addition, the Village and the applicant should give consideration 
towards the provision of electric vehicle parking capabilities within the proposed parking garage. 

8. Provisions for recycling.  

The City should require the applicant to verify that there is sufficient space to accommodate the storage 
needs for recyclables under the County’s recycling program. County regulations for plastic recycling 
may be found at: http://environment.westchestergov.com. 

9. Universal design. 

We encourage the City to consider the principles of universal design in this development. Universal 
design standards allow all residents and visitors to fully engage in our public spaces. Universal design is 
also an important means of allowing households to age in place as well as to allow for persons with 
mobility issues to visit. Information on universal design can be found at: 
https://www.section508.gov/blog/Universal-Design-What-is-it. 

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: 

 
Norma V. Drummond 
Commissioner 

NVD/MV 
cc: Michael Dispenza, Contract Administrator, County Department of Public Works and Transportation 
 Kevin Roseman, Traffic Engineer, County Department of Public Works and Transportation 
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