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George Latimer
County Executive

March 9, 2021

William H. Holmes, Deputy City Clerk
City of Mount Vernon

One Roosevelt Square
Mount Vernon, NY 10550

County Planning Board Referral File MTV 21-003 — The Attic Self-Storage, 219 West 3"¢ Street
Zoning Text Amendment

Dear Mr. Holmes:

The Westchester County Planning Board has received a petition to amend the text of the Mount Vernon
Zoning Ordinance to add self-storage facilities as a permitted use in the CB-Commercial Business Zone.
If approved, the petitioner seeks to construct a new mixed-use self-storage facility on two properties
located at 219 West 3 Street (SBL 169.21-3014-23) and 160 South 13" Avenue (SBL 169.21-3014-22)
within the CB district. The 21,880 square foot site is the location of an existing warehouse, and is
surrounded by a mix of residential, commercial, and industrial uses. The site forms the end of the block
created by South 14 Street, West 3™ Street and South 13" Street.

The proposed self-storage facility would contain two retail units totaling 5,000 square feet of commercial
space on the ground floor with the upper four stories containing a total of 53,760 square feet of self-
storage space. The first floor would consist of less floor area than the total footprint of the building, with
sections of the upper stories being supported by columns with parking or access space underneath. This
space includes a driveway which would be constructed along the northern edge of the site, permitting
vehicles to pass under the building and access a proposed drive-through window for one of the retail
units, as well access a truck loading area. One-way access would be provided to this driveway via South
13" Avenue, with vehicles exiting onto South 14™ Avenue. A 16-vehicle parking lot is proposed along
the southeastern corner of the site, which would also be partially be covered by the upper floors of the
building. The parking would be accessed via another curb cut from South 13™ Avenue. Pedestrian access
for the retail units is to be provided along West 3™ Street.

Area variances for building height, building coverage, and impervious surface coverage would be
required under the existing CB zoning regulations if self-storage buildings were to be included as a
permitted use. Parking requirements would need to be established for the self-storage use to determine
if the parking provided is sufficient.

We have no objection to the Mount Vernon City Council assuming Lead Agency status for this review.

We have reviewed the zoning petition 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:
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1. Zoning amendment is overly broad.

The submitted materials note that the Mount Vernon Zoning Ordinance does not currently permit self-
storage facilities anywhere in the City. This is concerning since Mount Vernon already has several self-
storage facilities that were built in recent years, some of which have very unusual designs. Because of
the increasing proliferation of self-storage facilities across our region, it will be critical for the City to
develop regulations that will ensure that future self-storage developments will be constructed according
to the City’s planning vision. We agree with the memorandum submitted by the City’s planning
consultant which advises against permitting self-storage buildings as-of-right within all CB districts.
Such a change to the ordinance would be too broad, allowing self-storage as-of-right in a large portion
of the City’s commercially zoned areas. Instead, we recommend the City explore a more fine-tuned
approach to the regulation of this use that would perhaps contain more specific standards for height,
setbacks, parking and building design. The City may also want to consider locational requirements to
ensure that self-storage is not inappropriately placed on sites that would benefit more from a different
form of development, such as transit-oriented uses.

We continue to encourage the City to update its zoning regulations to guide the future growth of Mount
Vernon. Part of this update should include more study of potential uses that the zoning ordinance does
not currently regulate. As noted by the City’s planning consultant, using special use permit regulations
for self-storage may be a more appropriate way to regulate this use. We recommend this be considered
as part of the further study on this issue.

2. Building design and visual impacts.

The lack of regulations for self-storage buildings in Mount Vernon may be responsible for the unusual
design of the proposed building, which has retail on the ground floor with a drive-thru for cars that is
placed underneath the self-storage floors. The applicant has also proposed a five-story building which
would create a building with substantially more bulk and height than the other buildings in the vicinity.

While we will reserve full site plan comments for the site plan review that this proposal may undergo if
the zoning amendment is approved, we hope that if the City can develop stronger standards that are
specific to self-storage buildings, the proposed building can be a better fit for this site and its surrounding
area.

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

Thank you for calling this matter to our attention.

Respectfully,
WESTCHESTER COUNTY PLANNING BOARD

By: MUW

Norma V. Drummond
Commissioner
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