
 DEPARTMENT OF PLANNING AND DEVELOPMENT 

 

STAFF REPORT 

 

TO: Planning Commission – January 13, 2026 

   

 FROM:    Jean Friedman, AICP, Consulting Planner 

 

APPL: Joseph G. Thompson Architect PLLC               P26-001 

 108 North Division Street, Ste 100 

 Peekskill, New York 10566 

 

 Owner:  Riverview Associates of Peekskill, Inc. 

   111 Brook Street, # 1 

   Scarsdale, New York 10583 

   

 RE:      Public Hearing by the Planning Commission regarding an Amended Site Plan Review 

pursuant to the original Site Plan Approval and Sections 575-27 A (1), 575-25 A (2), 575-

56 B (2) and (4), and 575-56 C of the City of Peekskill Zoning Ordinance, to revise the 

previously approved façade colors, and to convert two general storage rooms on the 

second and third floors of a 51-unit condominium complex into two 895 sq. ft. one-

bedroom apartments, increasing the total number of units to 53. The property is located in 

the R-6, Central Multiple Residence District. 

 Location:  505 South Street       

 Section-Block-Lot: 32.12-5-1 (Peekskill Tax Map) 

 Zoning District:    R-6, Central Multiple Residence 

 

PUBLIC REVIEW SUMMARY 

 

Governing Body Date Action/Discussion 

Planning Commission January 13, 2026 Amended Site Plan consideration 

 

 

UPDATE 

 

On July 14, 2020 this new 51 unit (46 two-bedroom and 5 one-bedroom) residential development 

received site plan approval.  The building and site work have been substantially constructed, but 

has not received a Certificate of Occupancy. 

 

On August 15, 2022 it received a minor modification: 

• to construct an 8’ to 9’ high retaining wall in front of the building 

• to add landscaping to mitigate views of the wall 

• and other minor improvements. 

 

On November 18, 2025 a second minor modification was issued: 

• to convert a ground floor storage space into a new clubhouse space, including new 

windows and a door facing South Street 
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• to add a new dog walk between the parking area and Smith Street along the north 

property line (walkway). 

• to remove the entrance gate at Smith Street. 

• to erect a 6’ high solid white vinyl fence around the east and north sides of the property, 

with lighting details for the site. 

 

The applicant is now requesting an amended site plan approval to convert two general storage 

rooms on the second and third floors into two 895 sq. ft. one-bedroom apartments.  An 

amendment is also needed to revise the approved façade colors; the colors of the installed siding 

have not been approved.  

 

The applicant has been asked to revise the attached narrative dated September 29, 2025 so that it 

accurately reflects the information above. 

 

BACKGROUND & SITE PLAN REVIEW 

 

The plans and images for the retaining wall, landscaping, clubhouse, dog walk, entrance gate, 

fence and lighting are included for the Planning Commission’s information only.  These changes 

have already received minor modification approval, and some have been substantially 

constructed.  

 

The proposed amendment includes conversion of two approved general storage areas into two 

new 895 sq. ft. one-bedroom apartments at the rear of the building on the second and third floors 

(see sheet A3.04, units #214 and #314). This will increase the total unit count from 51 units to 53 

units. When asked about storage space within the existing units, the applicant responded that 

typical units have 50 sq. ft. to 100+ sq. ft. of closet area, with most units equipped with coat 

closets, linen closets and multiple bedroom closets including 30-42 sq. ft. walk-in closets. The 

applicant has been asked to provide the square footage of general storage area to be removed, 

and the square footage and location of a possible new general storage area in the basement. 

 

Two new units require four (4) parking spaces by Code.  The plan for 51 units was approved 

with 116 parking spaces (indoor and outdoor) where 115 spaces were required. The approved 

spaces include 18 land-banked spaces (one more than is required by code) that could be 

constructed on-site in the future if needed.  Since one additional space was originally approved, 

two new units require 3 new spaces.  These are proposed as land-banked spaces in a grassy area 

near the east property line (see sheet SP-4).  If the new units are approved, 98 actual spaces will 

be provided for 53 units (46 two-bedroom and 7 one-bedroom), and 21 spaces will be land-

banked.  

 

The applicant has been asked to provide the façade colors that were approved in 2020 and those 

that are currently on the structure. The applicant will address this change at the meeting. 

 

 

 

 

 

 

Approved colors: 
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Proposed and existing colors: 

 

 
 

STAFF RECOMMENDATION 

 

This is a Type II action under SEQRA and no further SEQR review or determination is 

necessary.     

  

Staff recommends that the Planning Commission grant approval of the amended site plan pursuant to 

the original Site Plan Approval, and Sections 575-27 A (1), 575-25 A (2), 575-56 B (2) and (4), and 

575-56 C of the City of Peekskill Zoning Ordinance, to change the previously approved façade 

colors, and to convert two general storage rooms on the second and third floors of a 51-unit 

condominium complex into two 895 sq. ft. one-bedroom apartments, increasing the total number of 

units to 53. Approval of this amendment expires on July 13, 2026, subject to the following 

conditions: 

 

Conditions to be met before signing of the site plan:  

    

1. Submission of six (6) sets of the approved site plan, for signature by the Planning 

Commission Chairman, with final condition notes added or changes to the plans as 

needed. 
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2. A note shall be added to the final site plan that “Final construction plans shall provide 

adequate and appropriate interior soundproofing for individual units to address railroad 

noise.” 

3. All trash placed at the curb shall be in approved containers satisfactory to the City of 

Peekskill.   

4. Resolution of all remaining engineering matters to the satisfaction of the City. 

5. Provision of performance requirements (cash or irrevocable letter of credit) as deemed 

necessary and in an amount determined by the Director of Planning.  Any performance 

instrument must be acceptable to the City Corporation Counsel as to form, manner of 

execution and surety.   

6. Payment of all outstanding application fees and escrow balances. 

7. Continuation of escrow fees during the duration of the project to cover consulting costs for 

engineering and planning.  Such fees shall be held in escrow, and any amounts not used 

shall be returned to the Applicant. 

8. Any changes between the plan reviewed at the hearing and the final submitted site plan, 

other than those described in the conditions of approval, may be approved by the City 

Engineer for engineering matters and the Director of Planning as minor modifications 

provided that such changes meet the criteria outlined in Section 575-56 C of the zoning 

ordinance. Otherwise, the applicant must return to the Planning Commission to obtain 

approval of the amendment(s). 

 

To be completed prior to issuance of a Building Permit: 

 

1. Payment of a Parkland and Recreation Fee of $5,665 for each new dwelling unit to the 

City of Peekskill.  $5,665 x 2 = $11,330. 

 

Conditions to be met before issuance of a Final Certificate of Occupancy: 

 

1. Completion of the work as shown in the approved plans.   

2. Payment of all water / sewer tapping / connection fees, if applicable. 

3. Final landscaping type, size (caliper and height) and location shall be satisfactory to the 

Director of Planning and shall be maintained in a vigorous, healthy condition.   

 

Conditions to be met at all times: 

 

1. Compliance with plans and conditions from the July 14, 2020 site plan approval and from 

the August 15, 2022 and November 18, 2025 minor modification approvals, except as 

revised by this amended site plan approval. 

2. Vehicles are prohibited from parking on or blocking the City sidewalk.   

3. Adherence to City of Peekskill Noise Code requirements. 

4. Construction will be limited to Monday to Friday, except holidays from 8:00 AM to               

8:00 PM, and Saturdays from 9:00 AM to 5:00 PM. No activities will be permitted on            

Sundays or City holidays. 

 

 

DRAWING(S) REVIEWED IN PREPARATION OF STAFF REPORT 

 

1. Narrative dated September 29, 2025 from Joseph Thompson Architect 
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2. Drawing SP-4 Parking and Signage Plan, with revised parking calculations and proposed 

land-banked parking spaces. 

3. Sheet A3.04 showing proposed Units #214 and #314. 

4. Color rendering of approved façade colors 

5. Current photograph showing proposed colors. 

6. Drawing CSP-3.1, Site Development Plan revised June 19, 2020 by Cronin Engineering. 
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To:  City of Peekskill Planning Commission 

City Hall 
840 Main Street 
Peekskill, New York 10566 
 

Attn: Chair Stern & Planning Commission Members 
 
Date:  September 29, 2025 
 
RE:  EAST POINT ON HUDSON- PROJECT NARRATIVE 
 505 South Street, Peekskill, New York 10566  

S-B-L: 32.12-5-1 
  
 
Our office is pleased to represent Riverview Associates of Peekskill, Inc. to propose 
modifications to the project currently under construction at the property at 505 South Street.  
This new luxury residential apartment development that is planned to be completed this Winter 
offers graciously sized apartment units, ample amenities and spectacular views of the Hudson 
River.    
 

 
Figure 1. Photograph of current construction of East Façade taken on September 17, 2025. 
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Summary of modifications proposed: 
 

• Increase unit count from 51 units (46 Two-Bedroom/ 5 One-Bedroom) to 53 units (46 
Two-Bedroom/ 7 One-Bedroom):   

o Two 895 SF storage rooms, one on the second and one on the third floor, are 
proposed to be built-out as one-bedroom apartment units. 

o Provide increase in land banked parking from 18 Land Banked Spaces to 21 Land 
Banked Spaces. 

 

• New Clubhouse amenity space.  An area originally planned for storage units is proposed 
to be converted into a new Clubhouse amenity space. 
 

• New Dog Walk.  Provide Dog Walk area in the section of property connecting the 
outdoor Parking area to Spring Street. 
 

• Siding Color: Change of color to light gray (See Figure 1 above) 
 

• Entrance Gates: Remove prior proposed entrance gates. 
 
Additional Documents provided as per request of the Planning Department: 
 

• Photometric Plans required as a condition of approval: 
o General Parking Lot Lighting that includes a combination of pole type fixtures and 

building mounted fixtures. 
o New bollard lighting along walking paths. 

 

• As-Built Survey of Retaining Walls (See attached and Figure 2 below) 
 

 
Figure 2. Photograph of current site construction & retaining walls taken September 17, 2025. 
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Figure 3. Photograph of existing basement space proposed to convert to new Clubhouse taken 
on September 17, 2025. 
 

 
Figure 4. Photograph of the view from patio area immediately outside proposed new 
clubhouse taken on September 17, 2025. 
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Figure 5. Photograph of West Façade, Outdoor Courtyard and Pool Construction taken on 
September 17, 2025 
 

 
Figure 6. Photograph of Outdoor Courtyard and Pool Area Construction taken on September 
17, 2025 
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The changes outlined above are proposed in the interest of improving building amenities and to 
provide additional housing opportunity within the building as constructed.  We look forward to 
further reviewing this application with the Board.  Please contact me should you have any 
questions or should any further information be required. 
 
Respectfully Submitted, 
 
 
 
 
Joseph G. Thompson, RA, M. Arch, NCARB, LEED AP, CSBA, CDT 
NYS Registered Architect 
 
 
Attachments: 
 

1. Proposed New Apartment Unit #214/#314 Plan dated December 13, 2024 (1 Sheet) 
2. Proposed New Clubhouse Drawings dated September 15, 2025 (3 Sheets) 
3. Proposed New Land Banked Parking Site Diagram dated July 15, 2025 (1 Sheet) 
4. Fence Site Diagram dated September 9, 2025 (1 Sheet). 
5. Exterior Lighting & Photometric Plans prepared dated August 28, 2025 (4 Sheets) 
6. Retaining Wall As-Built Survey dated March 18, 2024 (1 Sheet) 
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Date: September 15, 2025

Revisions:

Joseph G. Thompson Architect, PLLC
108 N Div is ion Street , Suite 100
P e e k s k i l l ,  N e w  Y o r k  1 0 5 6 6

PH: (8 4 5) 5 3 2 - 8 1 5 6
EM: joe@jthompsonarch.com

NOTES:

IT IS A VIOLATION OF THE LAW FOR
A N Y  P E R S O N ,  U N L E S S  A C T I N G
U N D E R  T H E  D I R E C T I O N  O F  A
LICENSED ARCHITECT OR ENGINEER,
TO ALTER AN ITEM IN ANY WAY. IF AN
ITEM BEARI NG T HE SEAL  OF  AN
A R C H I T E C T  O R  E N G I N E E R  I S
ALTERED, THE ALTERING ARCHITECT
OR ENGINEER SHALL AFFIX TO HIS
ITEM THE SEAL AND THE NOTATION
"ALTERED BY" FOLLOWED BY HIS
SIGNATURE AND THE DATE OF SUCH
A L T E R A T I O N ,  A N D  A  S P E C I F I C
DESCRIPTION OF THE ALTERATION.

D O  N O T  S C A L E  D R A W I N G S .
WRITTEN DIMENSIONS GOVERN.

© JOSEPH G THOMPSON ARCHITECT,
P L L C.   AL L  R I GHT S RES E RV E D.

Joseph G. Thompson, RA
New York State License #036057
Expiration: August 31, 2027
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G0.00

Basement Key Plan
Scale: 1/16" = 1'-0"

1
G0.00

GENERAL:

G0.00 TITLE SHEET / KEY PLAN
G0.01 GENERAL NOTES

LIFE SAFETY:

LS1.00 NEW CLUB ROOM EGRESS PLAN

STRUCTURAL:  (BY MJ ENGINNERING & DESIGN)

SK-1 PROPOSED NEW WINDOW OPENING AT WEST ELEVATION

FRAMING:

FR1.00 NEW CLUB ROOM FRAMING PLAN & WALL TYPES

ARCHITECTURAL:

A1.00 NEW CLUB ROOM ARCHITECTURAL PLAN
A2.01 NEW WEST ELEVATION
A3.01 BUILDING SECTION AT NEW CLUB ROOM
A4.01 KITCHENETTE & ADA RESTROOM ENLARGED PLAN & INTERIOR ELEVATIONS
A4.02 ADA RESTROOM GUIDELINES, PLAN AND ELEVATIONS
A6.01 WINDOW SCHEDULE AND DETAILS
A6.02 DOOR SCHEDULE AND DETAILS

ELECTRICAL:

E1.00 NEW CLUB ROOM ELECTRICAL CEILING PLAN

NEW COMMUNITY ROOM IN MULTI-FAMILY BUILDING.

PROJECT DESCRIPTION

EAST POINT ON HUDSON
CITY OF PEEKSKILL - WESTCHESTER COUNTY

ENERGY CODE COMPLIANCE PER ECCCNYS 2020 EDITION TABLE C402.1.3
CLIMATE

ZONE
FENESTRATION

U-FACTOR
SKYLIGHT
U-FACTOR

 SHGC CEILING
R-VALUE

WOOD FRAME
WALL

MASS WALL
R-VALUE

FLOOR
R-VALUE

BELOW GRADE
WALL

4 0.38 FIXED
0.45 OPER

0.5 *0.36 38 CAVITY 20 CAVITY 11.4 CI 30 CAVITY R-7.5 CI

4 N/A 38 CAVITY N/A N/A

CRITERIA

MIN. REQ'D
VALUE

PROVIDED
VALUE

SLAB

10, 4 FT

*MOST RESTRICTIVE VALUE BASED ON CLIMATE ZONE AND A WINDOW PROJECTION FACTOR OF 0 HAS BEEN UTILIZED.
NOTE: CLIMATE ZONE 4 ESTABLISHED FOR WESTCHESTER COUNTY.
NOTE: BUILDING ENVELOPE SHALL BE TESTED IN ACCORDANCE WITH ASTM E779 AT A PRESSURE DIFFERENTIAL OF 0.3 INCH WATER GUAGE (75 Pa) AND SHALL NOT HAVE A LEAKAGE RATE GREATER THAN 0.4 CFM/SF

21 CAVITY N/A0.38 FIXED
0.45 OPER

ROOF
(ABOVE DECK)

30 CI (AVG)

N/A N/A0.36

ENTRANCE DOORS
U-FACTOR

0.77

0.77

Signed ________________________________________________________
Joseph G. Thompson, NYS Registered Architect (License # 036057)

BUILDING CONSTRUCTION COMPLIANCE - CERTIFICATION

- Title 19 (NYCRR)
- Chapter XXXIII - State Fire Prevention and Building Code Counsel
- Subchapter A - Uniform Fire Prevention and Building Code

I do hereby certify that these drawings and specifications have been prepared under  my
supervision, and that to the  best of my knowledge and professional judgment, the  design has
been made in conformance with  all applicable requirements of Title 19  (NYCRR) - Chapter
XXXIII, Subchapter A and the following referenced codes of New  York State:

New York State Building Code- 2020 Edition
New York State Energy Conservation Construction Code- 2020 Edition

Seismic

C

Category

Wind Design

30 *120 

Topo
Effects

No

Wind-borne
Debris Zone

No

Special Wind
Region

Yes

Wind
Speed

N/A

Flood
Hazards

Yes

Ice Shield
UnderlaymentTermite

42"

Frost
Depth

Severe

Weathering

Subject to Damage From

1,500 or Less

Air Freezing
Index

51.6

Mean Annual
Temp

Moderate to
Heavy

CITY OF PEEKSKILL, NEW YORK

HABITABLE SPACE NATURAL LIGHT & VENTILATION
CLUB ROOM (?? SF+/-)
LIGHT: 8% REQ'D (12.16) ARTIFICIAL LIGHTING PROVIDED
VENT: 4% REQ'D (6.08) MECHANICAL VENTILATION
PROVIDED

TV ROOM (?? SF+/-)
LIGHT: 8% REQ'D (22.40) 16.14% PROVIDED (45.20)
VENT: 4% REQ'D (11.20) 15.07% PROVIDED (42.20)

ENERGY CONSERVATION
COMPLIANCE - CERTIFICATION

The proposed envelope system represented in these drawings and specifications has been
designed to meet the requirements of Chapter 4 of the New York State Energy Conservation
Construction Code - 2020 Edition

I do hereby certify that these drawings and specifications have been prepared under my
supervision, and that to the best of my knowledge and professional judgement, the design
has been made in conformance with all applicable requirements of Title 19 (NYCRR) -
Chapter XXXIII, Subchapter B - Part 1240

General Contractor shall be required air seal the building envelope as required meet
minimum air leakage test requirements in accordance with ECCCNYS 2020 Section C406.9
(Reduced Air Infiltration). Test results shall be submitted to Building Inspector and Architect
for review.

General Contractor shall be required to insulate ductwork and test for air leakage in
accordance with ECCNYS 2020 Section C403.11.  Certification of the testing results shall be
submitted to the Building Inspector for review and approval prior to issuance of a Certificate
of Occupancy.

A COMcheck energy compliance analysis signed and sealed by a NYS Licensed Mechanical
Engineer shall be submitted in addition to meeting the prescriptive method insulation
requirements as noted on this sheet in accordance with ECCNYS 2020 Table C402.1.3 and
shall be submitted to the Building Inspector for approval prior to start of construction.

- Title 19 (NYCRR)
- Chapter XXXIII - State Fire Prevention and Building Code Counsel
- Subchapter B - State Energy Construction Conservation Code
- Part 1240 - Energy Conservation Construction Code

Signed __________________________________________________________ 
Joseph G. Thompson, NYS Registered Architect (License # 036057)

Ground
Snow
Load

*115 MPH to 120 MPH, The special wind region should serve as a warning to design professionals in
evaluating wind loading conditions.  Wind speeds higher than the derived values taken from Section
1609 of the IBC and Figure R301.2(4)A of the IRC are likely to occur and should be considered in the
design.

DRAWING INDEX
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Date: September 15, 2025

Revisions:

Joseph G. Thompson Architect, PLLC
108 N Division Street,  Sui te 100
P e e k s k i l l ,  N e w  Y o r k  1 0 5 6 6

PH: (8 4 5) 5 3 2 - 8 1 5 6
EM: joe@jthompsonarch.com

NOTES:

IT IS A VIOLATION OF THE LAW FOR
A N Y  P E R S O N ,  U N L E S S  A C T I N G
U N D E R  T H E  D I R E C T I O N  O F  A
LICENSED ARCHITECT OR ENGINEER,
TO ALTER AN ITEM IN ANY WAY. IF AN
I TEM BEARI NG THE SEAL  OF AN
A R C H I T E C T  O R  E N G I N E E R  I S
ALTERED, THE ALTERING ARCHITECT
OR ENGINEER SHALL AFFIX TO HIS
ITEM THE SEAL AND THE NOTATION
"ALTERED BY" FOLLOWED BY HIS
SIGNATURE AND THE DATE OF SUCH
A L T E R A T I O N ,  A N D  A  S P E C I F I C
DESCRIPTION OF THE ALTERATION.

D O  N O T  S C A L E  D R A W I N G S .
WRITTEN DIMENSIONS GOVERN.

© JOSEPH G THOMPSON ARCHITECT,
P L LC.   A L L  R IG HTS  RE S E RVE D.

Joseph G. Thompson, RA
New York State License #036057
Expiration: August 31, 2027
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New Club Room Architectural Plan
Scale: 1/4" = 1'-0"
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MIN PARKING REQUIREMENTS
1.5 SPACES/ONE BEDROOM
1.75 SPACES/TWO BEDROOM
.5 VISITOR SPACES/UNIT

5 x 1.5 (ONE BED= 9
46 x 1.75 (TWO BED)= 80.5
51 x .5= 25.5
115 SPACES REQ'D.

62 GARAGE SPACES
36 ON GRADE SPACES
98 SPACES + 18 LAND
BANKED SPACES
116 SPACES

RIVER VIEW

PLACE

505 SOUTH STREET

PEEKSKILL, NY

RIVER VIEW

PLACE

ASSOCIATES

10 JULIA LANE

COLD SPRING, NY

   

  



Joseph Thompson
Text Box
Proposed Revised Parking Calculations:

Addition Demand (+2 One-Bedroom Units) =                     +4 Spaces
     -1.5 Spaces Per One-Bedroom Unit * 2 =                       (3 Spaces)
     -0.5 Visitor Space/ Unit * 2 =                                           (1 Space)

Total Demand with additional proposed units =                119 Spaces

Total Existing Parking Provided =                                   *116 Spaces

Proposed Additional Land Banked Spaces =                       3 Spaces

Proposed Total Parking =                                              **119 Spaces

*Includes 18 Prior Approved Land Banked Parking Spaces
**Includes Proposed 21 Land Banked Parking Spaces 

Prepared by: Joseph G Thompson Architect, PLLC
Date: July 15, 2025

Joseph Thompson
JGT Seal & Signature

Joseph Thompson
Text Box

        +1

Joseph Thompson
Text Box

        +2

Joseph Thompson
Text Box

        +3

Joseph Thompson
Callout
Proposed New Land Banked Parking Spaces (Typ of 3)



LEGEND
сϥπлϦ IŜƛƎƘǘ {ƻƭƛŘ ²ƘƛǘŜ ±ƛƴȅƭ CŜƴŎŜ wŜŘǳŎŜŘ 
пϥπлϦ IŜƛƎƘǘ CŜƴŎŜ ƛƴ CǊƻƴǘ ¸ŀǊŘ {ŜǘōŀŎƪ
30' on South Street - 50' on Grove Street

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Line

Joseph Thompson
Callout
Provide 3' Outswing Gate with Exit Device and Self-Closing Hardware set 3'-0" off the Property Line

Joseph Thompson
Rectangle
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Scale: 1 inch= 20 Ft.
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Illuminance (Fc)

Average = 3.41

Maximum = 18.9

Minimum = 0.0

Avg/Min Ratio = N.A.

Max/Min Ratio = N.A.

Path North

Illuminance (Fc)

Average = 4.15

Maximum = 24.7

Minimum = 0.2

Avg/Min Ratio = 20.75

Max/Min Ratio = 123.50

Park North

Illuminance (Fc)

Average = 2.63

Maximum = 11.6

Minimum = 0.0

Avg/Min Ratio = N.A.

Max/Min Ratio = N.A.

Park South

Illuminance (Fc)

Average = 4.32

Maximum = 12.2

Minimum = 0.4

Avg/Min Ratio = 10.80

Max/Min Ratio = 30.50
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LightCloud Emergency
Non-LightCloud Controls

D
a

te
:8

/2
8

/2
0

2
5

S
c
a

le
: 
A

s
 N

o
te

d

D
ra

w
n

 B
y
: 
P

a
tr

ic
k
 C

a
rb

o
n

e

C
h

e
c
k
e

d
 B

y
:

D
a
te

C
o
m

m
e
n
ts

3
0
8
/2

8
/2

0
2
5

E
a
s
t 

P
o
in

t 
R

iv
e
r 

V
ie

w

5
0
5
 S

o
u
th

Luminaire Schedule

Tag Symbol Qty

Luminaire Tag Summary

Isoline Legend

Label Description

Illuminance (Fc)
Color Value

Lum. Lumens LLF Lum. Watts

Calculation Summary

Total Watts

Label CalcType Units Avg

Tag

Max Min Avg/Min Max/Min
CalcPts_1 Illuminance Fc 2.05 28.5 0.0 N.A. N.A.

Qty

Dog Run Illuminance Fc 1.37 27.3 0.0

0.2

A 5
B

N.A. N.A.
Est Property Line Illuminance Fc 0.29 1.9 0.0

0.7

4

N.A. N.A.
Est Property Line_1 Illuminance Fc

C 24
W1

0.08 0.2 0.0 N.A. N.A.
Est Property Line_2 Illuminance Fc 0.00

3

0.0 0.0 N.A. N.A.
Park North Illuminance Fc 2.63 11.6 0.0 N.A. N.A.
Park South Illuminance Fc

A 5 ALEDM3TY + ALEDMHS Direct drill, with 

shields, 3000K, set 

to 90W

17964 0.600 145.9 729.5

B 4 ALEDM4T + ALEDMHS Direct drill, with 

shields, 3000K, set 

to 90W

17956 0.600 150.3 601.2

C 24 B17D 19W 3000K Ground mounted 2811 1.000 17.9321 430.37 

W1 3 ALEDS3TWMY Wall mounted, Type

III optic, 3000K, 

set to 150W

10458 1.000 81.2 243.6

4.32 12.2 0.4 10.80 30.50
Path North Illuminance Fc 4.15 24.7 0.2 20.75 123.50
Pavement Illuminance Fc 3.41 18.9 0.0 N.A. N.A.

1.5
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L u m i n a i r e  L o c a t i o n  S u m m a r y
L u m  N o L a b e l M H T i l t
1 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
5 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
6 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
7 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
8 A L E D S 3 T W M Y 1 2 0
9 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 0 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 1 A L E D S 3 T W M Y 1 2 0
1 2 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 3 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 5 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0

3 . 5 0
3 4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 5 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 6 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0

1 6 A L E D S 3 T W M Y 1 2 0
1 7 A L E D M 3 T Y  +  A L E D M H S 1 4 0
1 8 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 9 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 0 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 1 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 2 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 3 A L E D M 4 T  +  A L E D M H S 1 4 0
2 4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 5 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 6 A L E D M 4 T  +  A L E D M H S 1 4 0
2 7 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 8 A L E D M 4 T  +  A L E D M H S 1 4 0
2 9 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 0 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 1 A L E D M 4 T  +  A L E D M H S 1 4 0
3 2 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 3 B 1 7 D  1 9 W  4 0 0 0 K
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This is to certify that this map and the survey on which it is based were made in accordance
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Surveyors.  This Survey is a representation of the property as surveyed on March 1, 2024, the
date that the field work was performed.  Subsequent revision dates do not constitute an
updated survey.
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To:  City of Peekskill Planning Commission 

City Hall 
840 Main Street 
Peekskill, New York 10566 
 

Attn: Chair Stern & Planning Commission Members 
 
Date:  November 10, 2025 
 
RE:  EAST POINT ON HUDSON- IN-HOUSE MINOR MODIFICATION NARRATIVE 
 505 South Street, Peekskill, New York 10566  

S-B-L: 32.12-5-1 
  
 
Our office is pleased to represent Riverview Associates of Peekskill, Inc. to propose 
modifications to the project currently under construction at the property at 505 South Street.  
This new luxury residential apartment development that is planned to be completed this Winter 
offers graciously sized apartment units, ample amenities and spectacular views of the Hudson 
River.    
 

 
Figure 1. Photograph of current construction of East Façade taken on September 17, 2025. 
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Summary of modifications proposed: 
 

• New Clubhouse amenity space.  An area originally planned for storage units is proposed 
to be converted into a new Clubhouse amenity space. 
 

• New Dog Walk.  Provide Dog Walk area in the section of property connecting the 
outdoor Parking area to Spring Street. 
 

• Entrance Gates: Remove prior proposed entrance gates. 
 
Additional Documents provided as per request of the Planning Department: 
 

• Photometric Plans required as a condition of approval: 
o General Parking Lot Lighting that includes a combination of pole type fixtures and 

building mounted fixtures. 
o New bollard lighting along walking paths. 

• As-Built Survey  
 

 
Figure 2. Photograph of current site construction & retaining walls taken September 17, 2025. 



East Point on Hudson   November 10, 2025 

Page | 3  

 

 
Figure 3. Photograph of existing basement space proposed to convert to new Clubhouse taken 
on September 17, 2025. 
 

 
Figure 4. Photograph of the view from patio area immediately outside proposed new 
clubhouse taken on September 17, 2025. 
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Figure 5. Photograph of West Façade, Outdoor Courtyard and Pool Construction taken on 
September 17, 2025 
 

 
Figure 6. Photograph of Outdoor Courtyard and Pool Area Construction taken on September 
17, 2025 
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The changes outlined above are proposed in the interest of improving building amenities within 
the building as constructed on site.  We look forward to further reviewing this application with 
the Board.  Please contact me should you have any questions or should any further information 
be required. 
 
Respectfully Submitted, 
 
 
 
 
Joseph G. Thompson, RA, M. Arch, NCARB, LEED AP, CSBA, CDT 
NYS Registered Architect 
 
 
Attachments: 
 

1. Proposed New Clubhouse Drawings dated September 15, 2025 (3 Sheets) 
2. Fence Site Diagram dated September 9, 2025 (1 Sheet). 
3. Exterior Lighting & Photometric Plans prepared dated August 28, 2025 (4 Sheets) 
4. As-Built Survey dated March 18, 2024 (1 Sheet) 

 
 

Joseph Thompson
JGT Seal & Signature
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G0.00

Basement Key Plan
Scale: 1/16" = 1'-0"

1
G0.00

GENERAL:

G0.00 TITLE SHEET / KEY PLAN
G0.01 GENERAL NOTES

LIFE SAFETY:

LS1.00 NEW CLUB ROOM EGRESS PLAN

STRUCTURAL:  (BY MJ ENGINNERING & DESIGN)

SK-1 PROPOSED NEW WINDOW OPENING AT WEST ELEVATION

FRAMING:

FR1.00 NEW CLUB ROOM FRAMING PLAN & WALL TYPES

ARCHITECTURAL:

A1.00 NEW CLUB ROOM ARCHITECTURAL PLAN
A2.01 NEW WEST ELEVATION
A3.01 BUILDING SECTION AT NEW CLUB ROOM
A4.01 KITCHENETTE & ADA RESTROOM ENLARGED PLAN & INTERIOR ELEVATIONS
A4.02 ADA RESTROOM GUIDELINES, PLAN AND ELEVATIONS
A6.01 WINDOW SCHEDULE AND DETAILS
A6.02 DOOR SCHEDULE AND DETAILS

ELECTRICAL:

E1.00 NEW CLUB ROOM ELECTRICAL CEILING PLAN

NEW COMMUNITY ROOM IN MULTI-FAMILY BUILDING.

PROJECT DESCRIPTION

EAST POINT ON HUDSON
CITY OF PEEKSKILL - WESTCHESTER COUNTY

ENERGY CODE COMPLIANCE PER ECCCNYS 2020 EDITION TABLE C402.1.3
CLIMATE

ZONE
FENESTRATION

U-FACTOR
SKYLIGHT
U-FACTOR

 SHGC CEILING
R-VALUE

WOOD FRAME
WALL

MASS WALL
R-VALUE

FLOOR
R-VALUE

BELOW GRADE
WALL

4 0.38 FIXED
0.45 OPER

0.5 *0.36 38 CAVITY 20 CAVITY 11.4 CI 30 CAVITY R-7.5 CI

4 N/A 38 CAVITY N/A N/A

CRITERIA

MIN. REQ'D
VALUE

PROVIDED
VALUE

SLAB

10, 4 FT

*MOST RESTRICTIVE VALUE BASED ON CLIMATE ZONE AND A WINDOW PROJECTION FACTOR OF 0 HAS BEEN UTILIZED.
NOTE: CLIMATE ZONE 4 ESTABLISHED FOR WESTCHESTER COUNTY.
NOTE: BUILDING ENVELOPE SHALL BE TESTED IN ACCORDANCE WITH ASTM E779 AT A PRESSURE DIFFERENTIAL OF 0.3 INCH WATER GUAGE (75 Pa) AND SHALL NOT HAVE A LEAKAGE RATE GREATER THAN 0.4 CFM/SF

21 CAVITY N/A0.38 FIXED
0.45 OPER

ROOF
(ABOVE DECK)

30 CI (AVG)

N/A N/A0.36

ENTRANCE DOORS
U-FACTOR

0.77

0.77

Signed ________________________________________________________
Joseph G. Thompson, NYS Registered Architect (License # 036057)

BUILDING CONSTRUCTION COMPLIANCE - CERTIFICATION

- Title 19 (NYCRR)
- Chapter XXXIII - State Fire Prevention and Building Code Counsel
- Subchapter A - Uniform Fire Prevention and Building Code

I do hereby certify that these drawings and specifications have been prepared under  my
supervision, and that to the  best of my knowledge and professional judgment, the  design has
been made in conformance with  all applicable requirements of Title 19  (NYCRR) - Chapter
XXXIII, Subchapter A and the following referenced codes of New  York State:

New York State Building Code- 2020 Edition
New York State Energy Conservation Construction Code- 2020 Edition

Seismic

C

Category

Wind Design

30 *120 

Topo
Effects

No

Wind-borne
Debris Zone

No

Special Wind
Region

Yes

Wind
Speed

N/A

Flood
Hazards

Yes

Ice Shield
UnderlaymentTermite

42"

Frost
Depth

Severe

Weathering

Subject to Damage From

1,500 or Less

Air Freezing
Index

51.6

Mean Annual
Temp

Moderate to
Heavy

CITY OF PEEKSKILL, NEW YORK

HABITABLE SPACE NATURAL LIGHT & VENTILATION
CLUB ROOM (?? SF+/-)
LIGHT: 8% REQ'D (12.16) ARTIFICIAL LIGHTING PROVIDED
VENT: 4% REQ'D (6.08) MECHANICAL VENTILATION
PROVIDED

TV ROOM (?? SF+/-)
LIGHT: 8% REQ'D (22.40) 16.14% PROVIDED (45.20)
VENT: 4% REQ'D (11.20) 15.07% PROVIDED (42.20)

ENERGY CONSERVATION
COMPLIANCE - CERTIFICATION

The proposed envelope system represented in these drawings and specifications has been
designed to meet the requirements of Chapter 4 of the New York State Energy Conservation
Construction Code - 2020 Edition

I do hereby certify that these drawings and specifications have been prepared under my
supervision, and that to the best of my knowledge and professional judgement, the design
has been made in conformance with all applicable requirements of Title 19 (NYCRR) -
Chapter XXXIII, Subchapter B - Part 1240

General Contractor shall be required air seal the building envelope as required meet
minimum air leakage test requirements in accordance with ECCCNYS 2020 Section C406.9
(Reduced Air Infiltration). Test results shall be submitted to Building Inspector and Architect
for review.

General Contractor shall be required to insulate ductwork and test for air leakage in
accordance with ECCNYS 2020 Section C403.11.  Certification of the testing results shall be
submitted to the Building Inspector for review and approval prior to issuance of a Certificate
of Occupancy.

A COMcheck energy compliance analysis signed and sealed by a NYS Licensed Mechanical
Engineer shall be submitted in addition to meeting the prescriptive method insulation
requirements as noted on this sheet in accordance with ECCNYS 2020 Table C402.1.3 and
shall be submitted to the Building Inspector for approval prior to start of construction.

- Title 19 (NYCRR)
- Chapter XXXIII - State Fire Prevention and Building Code Counsel
- Subchapter B - State Energy Construction Conservation Code
- Part 1240 - Energy Conservation Construction Code

Signed __________________________________________________________ 
Joseph G. Thompson, NYS Registered Architect (License # 036057)

Ground
Snow
Load

*115 MPH to 120 MPH, The special wind region should serve as a warning to design professionals in
evaluating wind loading conditions.  Wind speeds higher than the derived values taken from Section
1609 of the IBC and Figure R301.2(4)A of the IRC are likely to occur and should be considered in the
design.

DRAWING INDEX
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New Club Room Architectural Plan
Scale: 1/4" = 1'-0"
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Pavement

Illuminance (Fc)

Average = 3.41

Maximum = 18.9

Minimum = 0.0

Avg/Min Ratio = N.A.

Max/Min Ratio = N.A.

Path North

Illuminance (Fc)

Average = 4.15

Maximum = 24.7

Minimum = 0.2

Avg/Min Ratio = 20.75

Max/Min Ratio = 123.50

Park North

Illuminance (Fc)

Average = 2.63

Maximum = 11.6

Minimum = 0.0

Avg/Min Ratio = N.A.

Max/Min Ratio = N.A.

Park South

Illuminance (Fc)

Average = 4.32

Maximum = 12.2

Minimum = 0.4

Avg/Min Ratio = 10.80

Max/Min Ratio = 30.50



 

#

Revisions

Page 3 of 4

Fixture Color Legend
Standard
Emergency
LightCloud Controls
LightCloud Emergency
Non-LightCloud Controls

D
a

te
:8

/2
8

/2
0

2
5

S
c
a

le
: 
A

s
 N

o
te

d

D
ra

w
n

 B
y
: 
P

a
tr

ic
k
 C

a
rb

o
n

e

C
h

e
c
k
e

d
 B

y
:

D
a
te

C
o
m

m
e
n
ts

3
0
8
/2

8
/2

0
2
5

E
a
s
t 

P
o
in

t 
R

iv
e
r 

V
ie

w

5
0
5
 S

o
u
th

Luminaire Schedule

Tag Symbol Qty

Luminaire Tag Summary

Isoline Legend

Label Description

Illuminance (Fc)
Color Value

Lum. Lumens LLF Lum. Watts

Calculation Summary

Total Watts

Label CalcType Units Avg

Tag

Max Min Avg/Min Max/Min
CalcPts_1 Illuminance Fc 2.05 28.5 0.0 N.A. N.A.

Qty

Dog Run Illuminance Fc 1.37 27.3 0.0

0.2

A 5
B

N.A. N.A.
Est Property Line Illuminance Fc 0.29 1.9 0.0

0.7

4

N.A. N.A.
Est Property Line_1 Illuminance Fc

C 24
W1

0.08 0.2 0.0 N.A. N.A.
Est Property Line_2 Illuminance Fc 0.00

3

0.0 0.0 N.A. N.A.
Park North Illuminance Fc 2.63 11.6 0.0 N.A. N.A.
Park South Illuminance Fc

A 5 ALEDM3TY + ALEDMHS Direct drill, with 

shields, 3000K, set 

to 90W

17964 0.600 145.9 729.5

B 4 ALEDM4T + ALEDMHS Direct drill, with 

shields, 3000K, set 

to 90W

17956 0.600 150.3 601.2

C 24 B17D 19W 3000K Ground mounted 2811 1.000 17.9321 430.37 

W1 3 ALEDS3TWMY Wall mounted, Type

III optic, 3000K, 

set to 150W

10458 1.000 81.2 243.6

4.32 12.2 0.4 10.80 30.50
Path North Illuminance Fc 4.15 24.7 0.2 20.75 123.50
Pavement Illuminance Fc 3.41 18.9 0.0 N.A. N.A.

1.5
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L u m i n a i r e  L o c a t i o n  S u m m a r y
L u m  N o L a b e l M H T i l t
1 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
5 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
6 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
7 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
8 A L E D S 3 T W M Y 1 2 0
9 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 0 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 1 A L E D S 3 T W M Y 1 2 0
1 2 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 3 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 5 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0

3 . 5 0
3 4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 5 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 6 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0

1 6 A L E D S 3 T W M Y 1 2 0
1 7 A L E D M 3 T Y  +  A L E D M H S 1 4 0
1 8 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
1 9 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 0 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 1 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 2 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 3 A L E D M 4 T  +  A L E D M H S 1 4 0
2 4 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 5 A L E D M 3 T Y  +  A L E D M H S 1 4 0
2 6 A L E D M 4 T  +  A L E D M H S 1 4 0
2 7 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
2 8 A L E D M 4 T  +  A L E D M H S 1 4 0
2 9 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 0 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 1 A L E D M 4 T  +  A L E D M H S 1 4 0
3 2 B 1 7 D  1 9 W  4 0 0 0 K 3 . 5 0
3 3 B 1 7 D  1 9 W  4 0 0 0 K
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This is to certify that this map and the survey on which it is based were made in accordance
with the "Minimum Standard" Detail Requirements for New York State Association of Land
Surveyors.  This Survey is a representation of the property as surveyed on March 1, 2024, the
date that the field work was performed.  Subsequent revision dates do not constitute an
updated survey.

_____________________________________________________________
Eliot Senor, L.S.  New York State Lic. No. 049822

Copies of the survey map not bearing the land surveyor's original blue signature and embossed
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Certifications indicated are limited only to the entity for which this survey was prepared and
on its behalf to the title company, governmental agency and lending institution for the policy
numbers listed hereon.  These certifications are not transferable.

A Title report lists easements and restrictions that are recorded in the County Clerk's office, if
the report was not provided these easements and or restrictions may not be shown.  A copy of
the title report was not provided.  A copy of the deed was provided.  There may also be
Easements and Restrictions that are not recorded.  Survey may be subject to easements not
shown.

Surface elevations and underground appurtenances, if any, whether or not shown are not
certified. This survey shows straight lines between located points for fences or other
possession along property line.  This also applies to connections between located surface
appurtenances of underground items. These connections or possession lines generally do not
follow a straight line and therefore are schematic only.  Any dimensions shown are to the
surveyed point only. Labeled dimensions cannot be used for any other point along the line.

Unauthorized alteration or additions to the survey map is a violation of Section 7209
sub-section 2 of the New York State Education Law

Certified to: River View Place Associates of Peekskill LLC, Tompkins Community Bank, its
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