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George Latimer
County Executive
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William H. Holmes, Deputy City Clerk
City of Mount Vernon

One Roosevelt Square
Mount Vernon, NY 10550

County Planning Board Referral File MTV 21-004B —Gasoline Station Convenience Store
Zoning Text Amendment

Dear Mr. Holmes:

The Westchester County Planning Board has received a revised amendment to the text of the Mount
Vernon Zoning Ordinance which would create a definition for gasoline station convenience stores in the
ordinance and retain it as a special permit use in the NB, CB, and I districts. Gasoline station convenience
stores would also be permitted by special permit in the RMF-15 and RMF-10 districts subject to
additional standards that take these residential districts into account. In particular, gasoline station
convenience stores could only be established within existing gas stations on lots more than 10,000 square
feet in size.

The proposed zoning text amendment is a revision to an earlier petition to add “Conversion on an existing
lot located on a street exceeding one mile in length of an existing Motor Vehicle Service Station to a
Convenience Store — Motor Vehicle Service Station” as a permitted use in the RMF-15 district. That
prior petition was associated with a development proposal to renovate an existing gasoline station located
at 434 Gramatan Avenue (SBL 165.38-1162-2) and convert the building to a convenience store.

We previously reviewed the initial 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 responded
to the City in a letter dated March 8, 2021. We are appreciative that the City has revised the proposed
regulations in response to the comments from this Board and the City’s planning consultant, which called
for the consideration of special permit regulations that are more finely-tuned to multi-family residential
districts. We offer the following additional comment:

1. Potential for reduced parking.

The proposed parking ratio for gasoline station convenience stores is the same ratio as the city-wide
parking ratio for all retail stores: 1 space per 200 square feet. In the case of gasoline station convenience
stores, parking spaces at the gasoline pumps may not be used to satisfy the parking requirement for the
convenience store.

We recommend the City consider a lower parking requirement for the convenience store, since many
customers use these stores to get both gas and convenience store items. Also, given that these stores are
in or near higher density residential areas, many customers may walk to these stores. Because of this
potentially reduced need for parking spaces, the City should balance the benefit of having extra available
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parking against the visual and environmental impacts that parking areas cause. Using land for stormwater
management practices or green space may be more beneficial for gasoline station convenience stores
located in or near residential areas.

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
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Norma V. Drummond
Commissioner
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