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Bob Galvin, Planning Administrator
City of Mount Vernon

One Roosevelt Square

Mount Vernon, NY 10550

County Planning Board Referral File MTV 21-003C — The Attic Self-Storage
219 West 37 Street
Site Plan and Special Permit Approval

Dear Mr. Galvin:

The Westchester County Planning Board has received a site plan (revised August 18, 2021) and related
materials for a site plan and special permit application to construct a new five-story self-storage and
retail 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 - Commercial Business zone. The 21,880 square foot site
is the location of an existing warehouse, which is to be demolished, and is surrounded by a mix of
residential, commercial, and industrial uses. The site forms the end of the block created by South 14"
Avenue, West 3™ Street and South 13" Avenue, and is near the Bronx border.

The proposed building would contain two retail units totaling 5,000 square feet of retail space on the
ground floor with the upper four stories containing a total of 53,760 square feet of self-storage space.
(We note that the site plans indicate 4,320 square feet of retail space, differing from the associated
documents.) 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. The western overhang of the building would
cover a breezeway with pedestrian access to a retail unit. The rear overhang would partially cover a
driveway which would be constructed along the northern edge of the site, and include a drive-thru
window for one of the retail units and a two-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 lot would be accessed via a second curb cut from South 13
Avenue. Additional pedestrian access for the retail units is to be provided along West 3™ Street, and the
pedestrian entrance to the storage units would be from the parking lot. Underground water retention
basins are proposed to manage stormwater under the parking lot and rear driveway.

We previously reviewed a petition to amend the City’s Zoning Ordinance to permit self-storage within
the CB zone and we responded to the City in letters dated March 9, 2021 and April 30, 2021. 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:
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1. Building design and visual impacts.

We note that the proposed application utilizes special permit provisions that permit a fifth story if ground
floor retail is provided. However, permitting five stories would make this use type among the tallest
permitted in the CB zone. This provision has also resulted in a site plan for a self-storage building that
will be substantially taller than all surrounding buildings.

We recommend the City re-evaluate the provision for height bonuses for self-storage facilities,
particularly if proposals continue to be considered in the CB zone. The City should also consider the
matter of self-storage building height as part of any future comprehensive planning effort.

2. Drive-thru and loading area.

While the one-way driveway at the rear of the building will assist in managing traffic flow around the
site, we urge the City to consider the appropriateness of the drive-thru window given that it is proposed
to be located adjacent to residential properties which could be negatively impacted in terms of air quality
from idling vehicles.

Since the site plan provides only two loading spaces where four are required by zoning, it may be
preferable to use the drive-thru area for the loading spaces that are required. As currently shown, the two
loading spaces are mostly outside the building overhang and are not protected from weather. They are
also located away from the entrance to the storage building lobby. Relocating and adding loading spaces
where the drive-thru lane is currently proposed would protect the spaces from weather, and would
provide more convenient access to the building.

3. Pedestrian connectivity.

While the entrances to the retail units would access the sidewalk along West 3™ Street, and a breezeway
is included along South 14™ Avenue, we note that the site plans are unclear if pedestrian access to the
entrance of the self-storage section of the building will be provided from the street. Sidewalk access to
the self-storage entrance should be provided from West 3™ Street.

4. 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 in to 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 local 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 green roofing.
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5. 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.

6. Green building technology and bicycle parking.

We encourage the applicant to include as much green, or sustainable building technology as possible
within the proposed development. In particular we encourage the consideration of rooftop solar panels.
We also recommend that a bicycle rack be added to the plans for employee and customer use.

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

NVD/MV



