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TECHNICAL MEMORANDUM 001 

SELF-STORAGE TEXT AMENDMENT 

CEQR No. 17DCP119Y 

ULURP Nos.: N 170425 ZRY, N 170425 (A) ZRY 

August 4, 2017 

 

A. INTRODUCTION 
 

The New York City Department of City Planning (DCP) proposes a citywide zoning text amendment to 
establish a Special Permit under the jurisdiction of the City Planning Commission for all new self-storage 
development in the proposed “Designated Areas” which are all located in Manufacturing (M) districts  and 
would largely coincide with Industrial Business Zones  (the “Proposed Action”). The Draft Environmental 
Impact Statement (DEIS) for the Proposed Action (CEQR No. 17DCP119Y) was accepted as complete on 
May 19, 2017, by DCP, acting on behalf of the City Planning Commission (CPC) as lead agency. A public 
hearing on the DEIS and the proposed A-text will be held on August 23, 2017. The time and place of the 
hearing have been publicly noticed. 

The Department of City Planning (DCP) has prepared and filed an amended  application (referred to 
hereafter as the “A-Text” or “Modified Mixed-Use Alternative”)  that addresses issues raised after 
issuance of the DEIS. The A-Text (N 170425 (A) ZRY) would permit self-storage facilities as-of-right in 
Designated Areas in M districts, provided that a minimum specified amount of ground-floor space is set 
aside for more job-intensive industrial uses. The industrial ground floor requirement could be modified or 
waived by applying for a City Planning Commission Special Permit. 

Several modifications of floor area, off-street parking and off-street loading provisions are also proposed 
by the A-Text: those would facilitate the proposed set-aside of ground-floor space for industrial use. This 
modified text amendment addresses the proposed text amendment’s objectives of promoting more job-
intensive industrial uses in the city’s strongest industrial areas. 
 
This technical memorandum considers whether the A-Text would result in any new or different significant 
adverse environmental impacts not already identified in the DEIS. As set forth below, this technical 
memorandum concludes that the A-Text would not result in any new significant adverse impacts not 
already identified in the DEIS. The Proposed Action identified significant adverse environmental impacts 
for socioeconomic conditions (effects on specific industries), hazardous materials, and historic and 
cultural resources (archaeology). For the impact categories for which the Proposed Action identified 
significant adverse environmental impacts, the A-Text would result in the same impacts with the 
exception of socioeconomic effects on the self-storage industry. It is expected that the A-Text would 
reduce the Proposed Action’s potential for a significant adverse environmental impacts on socioeconomic 
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conditions related to the self-storage industry. The analyses presented in the technical memorandum will 
be incorporated into the Final Environmental Impact Statement (FEIS). 
 
B. DESCRIPTION OF THE PROPOSED ACTION (ULURP NO. N 170425 ZRY) 

The Proposed Action would establish restrictions on new self-storage facilities within Industrial Business 
Zones to ensure that their development does not unduly limit future siting opportunities for industrial 
uses. The proposed restrictions would apply within newly established “Designated Areas” in 
Manufacturing districts, which largely coincide with Industrial Business Zones (IBZs). 

Self-storage facilities are low job-generating uses that primarily serve household needs, rather than 
business needs. They typically occupy large sites near Designated Truck Routes, which may be utilized by 
more job-intensive types of industrial activity in New York City’s most active industrial areas. Given the 
City’s numerous measures to support industrial businesses in IBZs, and the fact that industrial 
employment has been growing in IBZs since 2010, the use of such sites for self-storage conflicts with the 
City’s economic development objectives. The proposed text amendment will address these concerns by 
requiring a City Planning Commission (CPC) Special Permit for any new self-storage development within 
these Designated Areas. 

By introducing a Special Permit, DCP proposes a case-by-case, site-specific review process to ensure that 
the development of self-storage does not diminish future siting opportunities for industrial, more job-
intensive businesses. Furthermore, the case-by-case framework would allow self-storage facilities to 
locate in Designated Areas in M districts on sites where self-storage facilities are found to be appropriate. 
The measure would significantly advance the City’s economic development objectives for IBZs by 
preserving adequate sites for industrial businesses. 

C. DESCRIPTION OF THE AMENDED APPLICATION - A-TEXT (ULURP NO. N 170425 (A) ZRY) 

DCP has prepared and filed an A-Text, as ULURP application N 170425 (A) ZRY) that expands upon the 
Mixed-Use Alternative presented in the DEIS.  

Public comments on the proposed Self-Storage Text Amendment have been mixed, with community 
boards, Borough Presidents and other stakeholders both supportive and in some cases, critical.  The 
concerns include that the proposed CPC Special Permit is too restrictive, that insufficient consideration 
has been given to self-service storage facilities’ role serving residents and small businesses alike, and that 
the restriction on self-storage in IBZs could potentially cause an increase in self-storage development in 
M and C8 districts outside of IBZs, which are often closer to residential areas. 

In response to those concerns and the results of the DEIS, which acknowledged the potential of the 
original proposed text amendment for a significant impact on the self-storage industry, DCP studied a 
modified proposal. The DEIS Mixed-Use Alternative considered the potential effects of allowing new self-
storage uses as-of-right in Designated Areas above a ground floor devoted to a more job-intensive 
industrial use. A Mixed-Use Alternative was recognized to reduce the potential for significant impacts on 
the self-storage industry, while still supporting the Proposed Action’s goal of maintaining adequate future 
siting opportunities for more job-intensive industrial uses in the Designated Areas in M districts. 

The DEIS considered that although the Mixed-Use Alternative would not maintain as much flexibility in 
future siting opportunities for the larger industrial businesses as the Proposed Action, it could create new 
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space that suits needs of growing, but small and medium-scale industrial and light manufacturing 
businesses. Integrating such businesses into self-storage facilities would also address concerns regarding 
the small number of jobs associated with self-storage: an industrial business operating on a lot smaller 
than 20,000 sf in an Industrial Business Zone has an average of 14 employees, according to a DCP analysis 
of 2015 NYSDOL Quarterly Census of Employment and Wages data. 

The analysis in the DEIS assumed that the Mixed-Use Alternative would be limited to developments with 
a building footprint of not less than 30,000 sq. ft. and a ground floor limited to occupancy by Use Groups 
16D (excluding self-storage), 17 and 18. The analysis assumed that space for lobbies and loading to the 
self-storage use may occupy the ground floor, but that space dedicated for the required ground floor uses 
not be less than 20,000 sq. ft. It also assumed separate off-street loading docks and entrances for the self-
storage and ground floor industrial uses. New self-storage facilities not meeting the requirements for an 
as-of-right development in the Designated Areas in M districts would still be subject to the Special Permit 
requirement as described in the Proposed Action.  

The A-Text would clarify this alternative, upon further analysis.  It would allow new self-storage facilities 
as-of-right in Designated Areas in M districts, under the condition that at least 20,000 sq. ft. of the ground 
floor be dedicated to specified semi-industrial and industrial uses. The industrial ground floor requirement 
could be modified or waived by applying for a CPC Special Permit. In detail, this modified zoning text 
amendment includes: 

(1) a requirement that in designated M districts, at least 20,000 square feet of ground floor 
space on the same zoning lot as a new self-storage facility be dedicated to manufacturing,  
semi-industrial and industrial uses in Use Groups 11A, 16A, 16B, 16D, 17 and 18; art 
studios in Use Group 9A; and photographic or motion picture production studios, radio or 
television studios in Use Group 10A; 

(2) changes to the originally proposed CPC Special Permit, so that it applies only to modify or 
waive the industrial ground floor requirement; 

(3) specifications for the ceiling heights of the required ground floor industrial space; 
(4) a reduction of the off-street parking and loading dock requirements associated with the 

required industrial ground floor space, to facilitate the mixed-use prototype in which the 
ground floor is shared with the lobby and loading areas for the self-storage facility; 

(5) a reduction in the dimensions of the required loading berths associated with the self-
storage use from 50 feet to 37 feet, consistent with the size of trucks that self-storage 
customers typically use; and 

(6) an allowance for up to 20,000 square feet of the required industrial floor area to exceed 
the 1.0 FAR cap in M1-1 districts, to facilitate the mixing of uses on the zoning lot. 
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D. A-TEXT REASONABLE WORST CASE DEVELOPMENT SCENARIO (ANALYTICAL FRAMEWORK) 

The development scenario for the A-Text is identical to the development scenario for the Proposed Action 
except that it would allow new self-storage facilities as-of-right in Designated Areas in M districts, under 
the condition that at least 20,000 sq. ft. of the ground floor be dedicated to specified semi-industrial, 
industrial and manufacturing uses. This requirement would apply to both new developments and 
conversions to self-storage. The industrial ground floor requirement could be modified or waived by 
applying for the CPC Special Permit as described in the Proposed Action. Several modifications of floor 
area, off-street parking and off-street loading provisions are also proposed: those would facilitate the 
proposed set-aside of ground-floor space for industrial use.  These are described below. 

Proposed zoning changes applicable to the development or enlargement of the self-service storage 
portion of the building: 

- Required depth of loading berths for self-storage use is 37 feet, not 50 feet.  This reflects the fact that 
self-storage users do not typically utilize tractor-trailer trucks that require a longer loading depth. The 
Proposed Action includes a definition for self-storage. In so doing, its loading needs can be 
distinguished from other wholesale and distribution uses. Self-storage customers are typically limited 
to small two-axle trucks that can be driven without special licenses. Those vehicles can easily be 
accommodated in shorter loading berths of 37 feet. 

- For existing buildings, a change of use to self-storage from another use in Use Group 16D shall not be 
considered a change of use for purposes of applying the requirements of Section 44-52 (Required 
Accessory Off-Street Loading Berths).  This maintains the current situation, in which self-storage in 
not separately defined and thus, conversions to self-storage are not considered a change of use. 

Proposed zoning changes applicable to the ground floor industrial space in the case of development or 
enlargement of self-storage facilities in Designated Areas in M districts 
 
Use: 

The required industrial space could be occupied by a list of industrial uses including: 
 

Use Group 9A only art studios 
Use Group 10A only photographic or motion picture production studios, radio or 

television studios 
Use Group 11A   as specified in Section 32-20; 
Use Group 16A  as specified in Section 32-25; 
Use Group 16B  as specified in Section 32-25; 
Use Group 16D as specified in Section 32-25, excluding moving or storage offices 

and warehouses that are #self-service storage facilities#  
Use Group 17  as specified in Section 42-14; 
Use Group 18  as specified in Section 42-15; 

 

The added uses in Use Groups 9A, 10A, 11A, 16A and 16B are more inclusive than those specified in the 
DEIS Mixed-Use Alternative, but are all uses that are currently permitted as-of-right in M districts. 
Including those uses, which are also considered industrial uses, makes the revised Mixed-Use Alternative 
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more consistent with other provisions of the Zoning Resolution and will facilitate administration of this 
alternative. 

Bulk: 

- In M1-1 districts, up to 20,000 SF of the required industrial floor area may exceed the 1.0 FAR cap in 
underlying zoning. This will permit a wider range of practical lot sizes for the mixed-use alternative in 
these low-FAR districts.  (The DEIS prototype on p. 23-17 has a lot size of 60,000 sf, half a typical New 
York City block.  This is larger lot than average in many industrial areas).  M1 -1 districts already allow 
FARs greater than 1.0 for enlargements of existing manufacturing buildings (ZR Section 43-121) and 
for community facility uses (ZR Section 43-122). 

- The floor-to-ceiling height of the ground floor industrial space shall be at least 15 feet, and one third 
of the industrial space shall have floor-to-ceiling heights of at least 23 feet. The portion of the 
industrial space that has a 23-foot ceiling would be expected to be a single story. Such clear heights 
are a necessity for many industrial businesses. 

Parking and Loading: 

- In M1-1, M1-2, M1-4, M2-1, M2-3, M3-1, M3-2 districts, the number of required off-street loading 
berths shall instead be those specified for M1-3, M1-5, M1-6, M2-2 and M2-4 districts. This effectively 
waives the required second loading berth should the industrial space exceed 25,000 sq. ft., and 
reflects the practical difficulty of providing an adequately sized ground floor industrial space, multiple 
50-foot-deep loading bays for the industrial use, and ground floor loading and lobby facilities for a 
self-storage facility. The loading berth requirements applicable to the ground floor industrial space 
are thus: 

Floor Area (in square feet) Required Berths  
First 15,000 None 
Next 25,000 1 
Next 40,000 1 
Each additional 80,000 or fraction thereof 1 

  

- The parking for the required industrial use shall amount to 1 per 2,000 sq. ft. of floor area or 1 per 3 
employees, whichever will require a lesser number of spaces - regardless of the underlying zoning 
requirements. This is, as a practical matter, the required amount of parking for a warehouse use and 
other uses in Parking Requirement Category G, as well as for a Use Group 17A contractor’s 
establishment. Manufacturing uses and wholesale establishments, both important potential users of 
this required industrial space, are subject to higher practical parking requirements (1 space per 1,000 
sf and one space per 600 sf, respectively) even though their employment densities are similarly low 
and auto use by workers is also expected to be low, given typical pay rates for nonsupervisory workers 
in these industries.  As with loading, sizable amounts of required off-street parking cannot as a 
practical matter be accommodated, given other uses required on the ground floor level.  

The proposed A-text would result in the following changes (see illustration) to the Mixed-Use examples 
as illustrated in the DEIS:  



EAS_Alternate Example 2
Lot Area: 60,000 square feet
Zoning: M1-5
FAR: 5.0
Lot: Through
Yard Setback: 20’ 

Industrial
Building Height: one story 
Loading dock: 2 
 
Self-service storage facility
Building Height: 7 stories 
Loading dock: 2  

Loading docks 

Loading docks 

23’
16’

Core 85’ or 6 stories whichever is 
less
Setback: 20’ 

Sky Exposure Plane

Core

Loading berth[2]
12’ x 37’ 

Loading berth[1]
12’ x 50’  

Alternate Example 1 with Modification 
Lot Area: 60,000 sf
Zoning: M1-1
FAR: 1.0
Lot: Through

For any use that occupies the industrial ground floor, 
regardless of the underlying zoning, the parking for the 
required use shall be at the rate of 1 per 2,000 sf  of 
floor area or 1 per 3 employees, whichever will require a 
lesser number of space. 

Rear yard requirement for
through lots [43-28] a min. 
depth of 20’ on both street lines 

16’
23’

Narrow Street 

Self-service storage 
facility [60,000 sf] 

Industrial ground floor
[In M1-1 (1.0 FAR) Districts, 
up to a max. 20,000 sf of 
the required industrial ground floor 
area may be exempt. ]



Rear yard requirement for
through lots [43-28] a min. 
depth of 20’ on both side lot 
lines 

23’
16’

Core

Alternate Example 2 with Modifications 
Lot Area: 60,000 sf 
Zoning: M1-5
FAR: 5.0
Lot: Through

Self-service storage 
facility 

Industrial ground floor
[max. 40,000 sf]

Loading berth [2]
and one may be 
waived 

Loading docks [5]
12’ x 37’ 

Covered parking requirement  

For any use that occupies the industrial ground floor, 
regardless of the underlying zoning, the parking for 
the required use shall be at the rate of 1 per 2,000 sf  of 
floor area or 1 per 3 employees, whichever will require a
lesser number of space. 

Sky Exposure Plane
[2.7  to 1] 
85’ or 6 stories
whichever is less
Setback: 20’ 
[Narrow St.]

Narrow Street 
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E. TECHNICAL ANALYSES AND CONCLUSIONS 
 

The A-Text would result in the same effects as the Proposed Action. As with the Proposed Action, the A-
Text would not result in significant adverse environmental impacts for the following impact categories: 
land use, zoning and public policy; community facilities and services; open space; shadows; urban design 
and visual resources; natural resources, water and sewer infrastructure; solid waste and sanitation 
services; energy; transportation; air quality; greenhouse gas emission and climate change; noise; public 
health; neighborhood character and construction. The Proposed Action identified significant adverse 
environmental impacts for socioeconomic conditions (effects on specific industries), hazardous materials, 
and historic and cultural resources (archaeology). For the impact categories for which the Proposed Action 
identified significant adverse environmental impacts, the A-Text would result in the same impacts with 
the exception of socioeconomic effects on the self-storage industry. It is expected that the A-Text would 
reduce the Proposed Action’s potential for a significant adverse environmental impacts on socioeconomic 
conditions related to self-storage industry. These are described further below. 

Land Use, Zoning and Public Policy 

Under the Proposed Action, by the build year, it is anticipated 11 new self-storage facilities would be built 
in Designated Areas and 70 new self-storage would be developed in M and C8 districts outside Designated 
Areas. 

As mentioned above, the A-Text is consistent with the Mixed-Use Alternative included in the DEIS, but 
considers additional clarifications and amendments to the underlying zoning in order to facilitate the co-
location of self-storage and industrial uses in Designated Areas in M Districts. It is still expected that by 
the Build Year, no more than 20 sites in Designated Areas in M districts would be redeveloped with mixed 
industrial/self-storage buildings. 

The A-Text is likely to result in somewhat fewer new self-storage facilities than would be expected in the 
No-Action Alternative, since the required industrial ground floor space still represents an additional 
hurdle. However, it provides some additional siting opportunities for self-storage compared to the 
Proposed Action, by proposing an as-of-right framework with specific conditions for the siting of self-
storage facilities in Designated Areas in M districts.  

Based on analysis conducted between fall 2016 and spring 2017 by the architecture firm Gensler on behalf 
of the DCP and the New York City Economic Development Corporation (EDC), mixed industrial and self-
storage development can be feasible in certain New York City markets depending on the operational, 
design and financial characteristics of the uses. Certain manufacturing, semi-industrial and industrial uses 
would be more likely to occupy the ground floor industrial space than others. The most likely uses to 
benefit are those that have more limited off-street loading needs, such as creative manufacturing, food 
and beverage manufacturing and advanced manufacturing.  Therefore, land use conditions in the future 
with the Mixed Use Alternative are likely to include more new space for manufacturing uses, but 
potentially fewer sites available to larger scale construction, wholesale and transportation businesses. 



  

7 
 

It is expected, therefore, that in the Future under the Mixed Use Alternative, sites would continue to be 
available for self-storage and could accommodate a similar rate of growth as has been experienced in 
Designated Areas in M districts in the past. It is expected that sites that would be redeveloped with mixed 
self-storage and industrial developments would be larger sites of a minimum of 30,000 square feet.  Sites 
of these sizes are widely dispersed throughout the Designated Areas in M districts. This suggests that the 
Mixed Use Alternative described above is expected to maintain feasible siting opportunities for new self-
storage developments that will allow them to locate in the Designated Areas in the With-Action Condition.   

Socioeconomic Conditions 

The A-Text is likely to result in somewhat fewer new self-storage facilities than the Proposed Action, since 
the required industrial ground floor space still represents an additional hurdle. However, the A-Text 
provides some additional siting opportunities for self-storage compared to the Proposed Action, by 
proposing an as-of-right framework with specific conditions for the siting of self-storage facilities in 
Designated Areas in M districts. This as-of-right framework is less restrictive and presents less of a 
disincentive to the development of self-storage development facilities than a CPC Special Permit (the 
Proposed Action), which can add significant time, costs and uncertainty to a project. Furthermore, the 
proposed A-text considers several modifications of floor area, off-street parking and off-street loading 
provisions: these provisions would facilitate the proposed set-aside of ground-floor space for 
manufacturing, semi-industrial and industrial uses.  

Accordingly, it is expected that the A-Text would reduce the Proposed Action’s potential for a significant 
adverse environmental impacts on Socioeconomic Conditions related to the self-storage industry.  

Transportation 

The analyses presented in Section 15.3.2 of the Self-storage Text Amendment - Draft Environmental 
Impact Statement conclude that a "worst-case" +/- 167,000 gross square foot prototype for 
transportation would generate 40 peak hour vehicle trips which falls below the CEQR Level One Screening 
threshold of 50 vehicles per hour.  The transit and pedestrian trips fall well below the applicable Level One 
screening thresholds as presented in Table 16-2 of the 2014 CEQR Technical Manual.  The analysis 
presented below reaches the same conclusion for the A-Text.  

As discussed above in “Description of the Amended Application”, the A-Text would contain floor area for 
self-storage use and an additional +/- 20,000 gross square feet (gsf) of floor area for manufacturing,  semi-
industrial and industrial uses in Use Groups 11A, 16A, 16B, 16D, 17 and 18; art studios in Use Group 9A; 
and photographic or motion picture production studios, radio or television studios in Use Group 10A.  As 
in the air quality analysis presented in this Technical Memorandum, for the A-Text, a total gross floor area 
of 98,000 gsf has been assumed, with +/- 78,000 gsf of self-storage area, and +/- 20,000 gsf of 
manufacturing, semi-industrial and industrial uses. 

A two-step procedure was used to project vehicle trips associated with this Alternative.  First, the 40 peak 
hour vehicle trips identified in the DEIS for the 167,000 gsf self-storage facility were adjusted to represent 
the trips associated with the “worst case” 78,000 gsf of self-storage contemplated under A-Text.  Second, 
vehicle trips were projected for the 20,000 gsf of new manufacturing, semi-industrial and industrial uses.  
In order to provide a clearly conservative analysis, all trips were projected to be via automobile and as in 
the DEIS, auto occupancy was taken as 1.2 persons per vehicle.  The resulting analysis yields a projection 
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of 39 new peak hour vehicle trips during the busiest hour, which falls below the 50 vehicle trip CEQR Level 
1 Screening Threshold.  Transit and pedestrian trips would similarly fall below the CEQR Level 1 screening 
threshold and since a detailed traffic analysis is not needed, as per the guidelines presented in the 2014 
CEQR Technical Manual, there can be no significant adverse parking impacts. Consistent with the 
Proposed Action, the A-Text would not result in any significant adverse transportation impacts. 

Air Quality 

It is projected that the A-Text would result in the same conclusion as the Proposed Action for Mobile 
Source air quality assessment. However, since the A-Text would increase permitted floor area by up to 
20,000 sf in certain M1-1 districts, a new detailed analysis is conducted to assess the potential air quality 
impacts from the HVAC and hot water systems to the surrounding neighborhood. Alternative 1 analyzed 
is selected as representative for this analysis to study such impacts. The stationary source analysis 
considers the use of Fuel Oil #2 for HVAC systems. Using the same methodology as the Proposed Action, 
the pollutants analyzed consist of SO2 and PM2.5.  The detailed analysis is performed using the AERMOD 
model with and without downwash options for the different scenarios. 

The background pollutant concentrations and the applicable criteria are listed as follow: 

 
Pollutant 

 
Average Period 

 
Location 

Concentration 
(μg/m3) 

 
NAAQS 
(μg/m3) 

 

SO2 
1-hour1 Botanical Garden, Bronx 28.8 197 

3-hour2 Botanical Garden, Bronx 162 1,300 

PM2.5 24-hour Botanical Garden, Bronx 24 35 

Notes: 

 (1) The 1-Hour SO2 background concentration is based on the maximum 99th percentile concentration 
averaged over three years of data, from 2014–2016. 

(2) The 3-hour SO2 background concentration is based on the 5-year highest second-highest measured 
value from 2008–2012. 

Source: New York State Air Quality Report Ambient Air Monitoring System, NYSDEC, 2014-2016. 
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The Maximum Modeled Concentration (µg/m3) of the detail analysis is presented in the following table:  

Pollutant SO2 PM2.5 (Increment) 

Averaging Period 1-Hour 3-Hour 24-Hour  Annual 

Total Modeled Concentration  
(With Downwash/Without 
Downwash) 

 

29.4/30.4 163.5/164.5 0.77/4.97 0.04/0.18 

Background 28.8 162 24 N/A 

NAAQS / De Minimis 1 197 1310 5.5* 0.3* 
 

 

 

The prototypical analysis for the A-Text show that there would be no potential significant adverse air 
quality impacts from fossil fuel-fired heat and hot water systems, as the maximum modeled concentration 
for the critical pollutants are below that of the NAAQS or CEQR De Minimis thresholds. In conclusion, the 
A-Text would not result in any significant adverse air quality impacts.  

 

 (1) The PM2.5 de minimis criteria is 5.5 μg/m3 for the 24-Hour period, which is half the difference between the 
NAAQS of 35 μg/m3 and the ambient monitored background of 24.0 μg/m3, and 0.3 μg/m3 for the annual 
period. 




