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VILLAGE OF PELHAM MANOR, NY 

NOMINATION FOR THE WESTCHESTER MUNICIPAL PLANNING FEDERATION 

PLANNING ACHIEVEMENT AWARD 

 

PROJECT DESCRIPTION 

Over the past decade, and in response to a changing economic environment, the Village of 
Pelham Manor has enacted several new local laws to update the Village’s Zoning Code as a 
means to more effectively guide and encourage commercial development in the Village. These 
new business zoning districts were created to facilitate an area wide revitalization with 
development consistent with the vision for this portion of the Village, and encourage a mix of 
commercial retail and service uses to meet the needs of Village residents. In the past few years, 
the goals of these local laws have been realized through the development of the Pelham Manor 
Shopping Plaza and Post Road Plaza. 

DESCRIPTION OF THE SPECIAL PLANNING ACHIEVEMENT ASSOCIATED 

WITH THIS PROJECT 

From 2000 to 2012, the Village of Pelham Manor business districts underwent a complete 
transformation. Infrastructure was upgraded, new sidewalks and landscaping was provided along 
Pelham Parkway, and new mixed use commercial development was advanced. To facilitate these 
improvements and implement their vision, during this time the Village Board of Trustees 
actively pursued and adopted a series of local laws to improve and enhance the original business 
district zoning (the complete history of planning and zoning actions are summarized in 
Appendix A). These zoning amendments included text changes in 2003 to further incentivize 
development within the rezoning area; updates to the signage, landscaping, and lighting 
regulations for regional shopping centers in 2006 and 2007; and the transition to two business 
districts in 2009.  

As a result of their efforts, the Village is now home to two regional shopping centers – Pelham 
Manor Shopping Plaza and Post Road Plaza. Together these centers comprise approximately 
595,000 square feet of retail space on 37 acres, and include national and regional tenants such as 
BJ’s Wholesale Club, PetSmart, Fairway Market, Home Goods, Modell’s, and Five Guys 
Burgers and Fries. (See Appendix B) 

One of the goals of these rezoning efforts was to improve tax ratables in the Village. That vision 
has now become a reality, and the Village is reaping the benefits of having an increased tax base 
from the development of two high performing retail centers. In 2010, the residential tax levy 
dropped approximately 4% and the commercial levy increased approximately 22%. 
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VILLAGE OF PELHAM MANOR 

BUSINESS DISTRICT ZONING HISTORY 

 

PROJECT OVERVIEW 

Since 2000, and in response to a changing economic environment, the Village of Pelham Manor 
has enacted several new local laws to update the Village’s Zoning Code as a means to more 
effectively guide and encourage commercial development in the Village. The impetus for the 
rezoning efforts was the decline of and lack of investment in several industrially zoned sites in 
the southwestern portion of the Village. Many of the properties within this approximately 75-
acre portion of the Village were not well maintained making this gateway to the Village appear 
run down.  Consequently, these and nearby properties were not producing the quality of tax 
ratables that the Village felt was possible in the current market. As such, the Village sought to 
rezone these underperforming industrially zoned sites to several newly created business zoning 
districts (B1, B2, and B3).  

These new business zoning districts were created to facilitate an area wide revitalization with 
development consistent with the vision for this portion of the Village, and encourage a mix of 
commercial retail and service uses to meet the needs of Village residents. Instead of a single 
business zoning district, the three zoning districts (B1, B2, and B3) were created to reflect the 
diversity in land use in this commercial area of the Village, infrastructure constraints, and use 
limitations that had been imposed on several properties due to environmental circumstances 
relating to past industrial uses (such as a former manufactured gas plant).  

The purpose of the B1 District was to encourage retail development, and the zoning regulations 
included standards and guidelines to enhance the district’s aesthetic character, increase parking, 
and to upgrade the streetscape to create an attractive and appealing business environment for 
consumers. The B2 District was established to function as a mixed use district made up of high 
quality, medium intensity, commercial service and design uses. The B3 District was intended as 
a transitional zoning district, one which would permit businesses that are complementary to and 
supportive of the commercial development permitted in the B2 District, but allow for heavier 
commercial uses. However, as the neighborhood transitioned to a more retail environment, the 
intent of the Village would be to phase this zoning district out.  

From 2000 to 2012, the Village of Pelham Manor business districts underwent a complete 
transformation. Certain environmental limitations were remedied, infrastructure was upgraded, 
new sidewalks and landscaping was provided along Pelham Parkway, and new mixed use 
commercial development was advanced. To facilitate these improvements and implement their 
vision, during this time the Village Board of Trustees actively pursued and adopted a series of 
local laws to improve and enhance the original business district zoning (as summarized below). 
These zoning amendments included text changes in 2003 to further incentivize development 
within the rezoning area; updates to the signage, landscaping, and lighting regulations for 
regional shopping centers in 2006 and 2007; and the transition to two business districts in 2009.  

In addition, the 2006 zoning amendments required regional shopping centers to prepare 
comprehensive signage design package that would be approved by the Village Board of Trustees 
and that would govern all tenant signage within the shopping center. The intent of a signage 
design package is to create a uniform look for a shopping center and encourage high quality 
design. The signage design packages regulate size, placement, mounting style, lighting, and 
color (see Post Road Plaza example in Appendix D). The Village has successfully prohibited all 



internally illuminated light box signs within regional shopping centers, and instead promotes 
halo-lit pin mounted lettering. 

PLANNING COMES TO FRUITION 

Pelham Manor Shopping Plaza (Slayton-Acadia Realty) 
In 2005, the Village of Pelham Manor received an application for the development of a Regional 
Shopping Center within the new B2 Zoning District. The application involved the construction 
of an approximately 323,000 square foot Regional Shopping Center on a ±16 acre former 
industrial site. Since the Village had prepared a GEIS for the rezoning area, the requirements of 
SEQRA were able to be met with an Expanded Environmental Assessment Form (EEAF), which 
included a traffic analysis specific to the proposed project. The Village and its consultants 
reviewed the traffic analysis prepared by the Applicant’s consultants, and required specific 
intersection improvements to the Boston Post Road and Pelham Parkway that were later 
implemented. The Village Board of Trustees also required the applicant to re-design Pelham 
Parkway from a pedestrian and aesthetic standpoint, which included the addition of sidewalks 
and landscaping. The redevelopment of the site is complete, and it is currently occupied by 
several national retailers, including among others BJ’s Wholesale Club, PetSmart, Michaels, T-
Mobile, GameStop, Vitamin Shop, and Five Guys Burgers and Fries. (See Appendix B) 

Post Road Plaza (Levin Management) 
Also in 2005, the Village of Pelham Manor received an application for the redevelopment and 
re-occupancy of the existing Post Road Plaza. Post Road Plaza was an underperforming retail 
center across Pelham Parkway from the proposed Pelham Manor Shopping Plaza. The 
redevelopment involved extensive remediation by ConEdison of a former manufactured gas 
plant that had leached onto the property, as well as the renovation and rehabilitation of 
approximately 270,000 square feet of retail space on a ±21 acre lot. 

The Village Board of Trustees commissioned a traffic study to evaluate the potential traffic 
impacts associated with the redevelopment of the proposed Post Road Plaza (Levin) site. The 
Traffic Impact Study (TIS) focused on the cumulative impacts of the Post Road Plaza and 
Pelham Manor Shopping Plaza on the local street network, and included site specific 
recommendations. The Village coordinated with the New York State Department of 
Transportation and the Westchester County Department of Transportation to implement these 
changes. 

The redevelopment of the Post Road Plaza is complete. The shopping center is currently 
occupied by major retailers such as Fairway Market, Home Goods, Dress Barn, Marshalls, 
Modell’s, GNC, and Mandee. (See Appendix B) 

 

SUMMARY OF THE BUSINESS DISTRICT PLANNING AND REZONING ACTIONS 

1999 – BUSINESS AND INDUSTRIAL DISTRICT STUDY 

In September 1999, the Village commissioned a Business and Industrial District Study. This 
study served as the basis for pursuing subsequent zoning amendments which were further 
evaluated in a 2000 Draft Generic Environmental Impact Statement (DGEIS) and 2000 Final 
Generic Environmental Impact Statement (FGEIS). The study looked at existing conditions in 
the southwestern corner of the Village (“study area”), characterized primarily by industrial and 
commercial land uses. Many land uses predated the Village’s zoning ordinance, resulting in a 
number of non-conforming uses. Over time, as businesses and building occupancies changed, 



the Village Zoning Board of Appeals (ZBA) were challenged with determining whether new 
uses were permissible under existing zoning. Further, the existing zoning code did not 
necessarily encourage the kind of growth and land uses that were in keeping with the Village’s 
vision. 

The Business and Industrial District Study determined that the study area had significant 
potential for revitalization and aesthetic improvements. First, a set of goals and 
recommendations were established to improve the study area. Second, the study created a 
specific land use plan for future development in the study area, including types of desired land 
uses and the aesthetic goals for new construction. Specific recommendations included 
concentrating heavy industrial and commercial uses north of Secor Lane; locating large 
commercial uses west of Pelham Parkway; creating areas of open space; and encouraging 
cultural and entertainment uses, as appropriate, within the study area.  

The study recommended implementing zoning changes that would be a useful tool for guiding 
growth in the Village. The study area was divided into three sub-areas: (1) the area between the 
Hutchinson River and Secor Lane; (2) the area between Secor Lane and Boston Post Road; (3) 
and the area southeast of Boston Post Road. Sub-area 1 was recommended for heavier 
commercial uses; sub-area 2 was recommended for higher-end commercial, service, design, and 
retail uses; and sub-area 3 was recommended for community service and lighter commercial 
uses. 

In addition to promoting compatible land uses through revised zoning regulations, the study 
emphasized the importance of aesthetics, such as architecture, signage, façade improvements, 
and landscaping. Renovation guidelines for existing structures and construction guidelines for 
new development were suggested as a way to ensure future development would preserve the 
character of the Village and be consistent with existing structures east of Pelham Parkway. 

 

2000 – REZONING OF BUSINESS AND INDUSTRIAL DISTRICTS 

April 2000 – Draft Generic Environmental Impact Statement (DGEIS) 
Following the preparation of the 1999 Business and Industrial District Study, the Village and its 
consultants prepared a draft local law to amend the existing zoning code and map (described 
further below). Because of the nature and scale of the proposed action, it was assumed that a 
positive declaration of potential environmental impacts would be issued by the Village Board of 
Trustees and an EIS would be required, pursuant to the New York State Environmental Quality 
Review Act (SEQRA). A Draft Generic Environmental Impact Statement (DGEIS) was prepared 
to assess potential impacts from the proposed zoning text revisions to Article IV, Sections 46 
and 47 of the Zoning Law of the Village of Pelham Manor as well as the zoning map. The 
DGEIS was submitted to the Village Board of Trustees on April 24, 2000. A public hearing was 
held on May 22, 2000 by the Board of Trustees to receive comments from the public. 

The DGEIS concluded that the proposed rezoning action would not directly result in any 
significant adverse environmental impacts. However, it identified the potential for increased 
commercial development and therefore included a full build out analysis and the potential 
impacts of such a development. The DGEIS evaluated the proposed action’s potential impacts 
on land use, zoning, and public policy; historic and archaeological resources; infrastructure; 
community resources; socioeconomics; visual resources; hydrology, stormwater, and flooding; 
natural resources; geology, soils, and topography; hazardous materials; traffic and 
transportation; air quality; noise; and construction impacts. The DGEIS presented existing 



conditions within the study area, analyzed the future without the proposed project (“no action”), 
and analyzed potential impacts of the proposed action. 

The DGEIS demonstrated that the proposed action would have an overall positive effect on the 
Village. The zoning amendments would promote commercial development that would be more 
compatible with the Village’s vision; improve visual aspects of the study area; increase pervious 
surface areas, thereby reducing flooding; and require landscaping and an increase in vegetation. 
Several potentially adverse impacts were identified as related to infrastructure, traffic, air 
quality, and noise. However, since the analysis of these potentially adverse impacts would be 
dependent on a level of detail that would accompany a site specific development project, it was 
determined that a generic analysis would be sufficient until such time as a site-specific 
development project was pending before the Village.  

September 2000 – Final Generic Environmental Impact Statement (FGEIS) 
In response to written and oral comments on the proposed zoning actions analyzed in the 
DGEIS, the zoning text amendments for the proposed business districts were revised. These 
revisions were discussed in a Final Generic Environmental Impact Statement (FGEIS). On 
September 11, 2000, the FGEIS was submitted to the Village Board, as lead agency, and 
subsequently accepted as complete. The SEQRA process was concluded by the Village Board 
with the issuance of a Statement of Findings. 

The amended zoning law, Local Law No. 4 of 2000 (described below) was adopted on 
September 25, 2000. 

Local Law No. 4 of 2000 
Based on conclusions and recommendations from the Business and Industrial District Study, the 
Village of Pelham Manor drafted and enacted Local Law No. 4 in 2000 to amend its zoning 
code. A primary component of this rezoning was to eliminate the existing business and industrial 
zoning districts, and replace them with the Business 1 (B-1), Business 2 (B-2) and Business 3 
(B-3) zoning districts. As described above, a GEIS was prepared to evaluate the potential 
impacts of the proposed action.  

As stated in the local law, the objective of the rezoning action was “…to establish a clear 
direction for future land use and commercial development in the southern portion of the Village 
that is consistent with the community character in the Village and that strengthens the Village’s 
commercial tax base.” Manufacturing-based industries were becoming less prevalent; 
nevertheless, industrial zoning dominated the southwestern portion of the Village. 

The intent of the rezoning was to allow commercial land uses that would be more in line with 
market trends in the area and that would meet the needs of the Pelham Manor community. As 
stated in Local Law No. 4 of 2000, the purpose of the B-1 district was to preserve the scale, type 
and intensity of existing uses within the business area southeast of Boston Post Road. The B-2 
district was intended to establish a mixed-use district of high quality and medium intensity 
commercial uses. The B-3 district, primarily confined to the area north of Secor Lane, was 
intended to permit a more limited array of businesses uses that would be complementary to and 
supportive of commercial uses in the B-2 district, yet reflective of several unresolved 
environmental conditions that were in need of remediation. 

The local law provided a sunset clause for the continuation of exiting non-conforming uses. 
However, any alterations to uses or structures on these properties would be required to comply 
with the revised zoning code. It was the Village’s aim to eliminate non-conforming uses by 



September 30, 2005, by which time non-conforming uses were required to relocate or 
discontinue. 

Maintaining and improving aesthetic qualities of these business districts were also primary 
objectives. Lot and bulk regulations were established and the revised zoning law included 
provisions for preserving architectural integrity and enforcing landscaping requirements. 
Lighting standards were also implemented. These regulations were intended to ensure that 
community character would be preserved and that streetscapes would remain visually appealing. 

Other incidental amendments were included in Local Law No. 4 of 2000, such as the addition 
and revision of a number of zoning definitions; revisions to the schedule of parking regulations; 
revisions to off-street loading standards; and amendments to site development plan 
requirements.  

 

2003 – PROPOSED ZONING TEXT CHANGES FOR BUSINESS DISTRICTS (B-1, B-2, & B-3) 

Following the adoption of Local Law No. 4 2000, no new development occurred in the business 
zoning districts. Lack of development was attributed in part to the events of September 11, 2001, 
the closing of the Kmart Store, the overall malaise in the economy, and pending litigation on the 
adequacy of the SEQRA process in the adoption of the business district zoning. Judgment was 
initially found in favor of the property owner challenging the SEQRA review which 
implemented Local Law No. 4 of 2000; however, an appellate court overturned this ruling and 
declared that preparation of the SEQRA process was sufficient. 

In 2002, the Village Board authorized an update to the 1999 Business and Industrial District 
Study. Updates included an analysis of several build-out scenarios to identify areas of the zoning 
law that could be modified to encourage more capital investment in the business zoning districts. 
To stimulate growth in the business zoning districts, the Village and its consultants prepared 
Proposed Zoning Text Changes for the Business Districts (B-1, B-2, and B-3) to amend its 
zoning law. The purpose of the zoning text amendments, as stated in the local law, was “…to 
clarify the intent of the existing zoning law and to create development conditions that are more 
attractive to potential developers.” 

As an incentive to make the businesses district area more attractive for development, some lot 
and bulk regulations in the business zoning districts were modified to be more conducive for 
development. Proposed revisions included increasing maximum building coverage from 50 
percent to 65 percent; increasing maximum development coverage from 80 percent to 90 
percent; reducing front yard setbacks from 30 feet to 10 feet; and increasing floor area ratio 
(FAR) from 1.00 to 1.25. Required parking dimensions were also reduced from 10 feet wide to 9 
feet wide. For businesses partially comprising manufacturing or warehousing uses, the required 
amount of retail sales area was reduced from 30 percent to 25 percent. These proposed revisions 
would allow more flexibility for developers and provide more realistic opportunities for 
commercial development. 

The sunset clause for non-conforming uses, adopted in Local Law No. 4 of 2000, was also 
modified to extend the deadline for transforming these uses. Many property owners and 
businesses expressed difficulty relocating or attracting new investors due to the downturn in the 
economy. The allotted time for the phasing out non-conforming uses would be five years from 
adoption of the Proposed Zoning Text Changes for the Business Districts (B-1, B-2, and B-3). 



July 2003- DGEIS 
On July 17, 2003, a DGEIS for the Proposed Zoning Text Changes for the Business Districts (B-
1, B-2, and B-3) was submitted, which evaluated potential environmental impacts from the 
proposed action. Prior to preparation of the DGEIS, an expanded EAF was submitted that 
concluded an EIS was necessary to adequately assess potential impacts.  

Subject areas evaluated in the DGEIS included the following: land use, zoning, and public 
policy; historic and archaeological resources; infrastructure; community services; 
socioeconomics; visual impacts; hydrology and stormwater; natural resources; geology, soils, 
and topography; hazardous materials; traffic and transportation; air quality; noise; and 
construction impacts. The proposed action was seen as having an overall beneficial impact in the 
Village. The zoning text amendments would support land use goals of the Village and improve 
the study area, both economically and visually. Any adverse impacts were minor and would be 
sufficiently mitigated. 

A public hearing was held by the Village Board of Trustees on August 18, 2003 to allow the 
public to express concerns or comments relating to the proposed zoning changes. Written 
comments were received through August 29, 2003. 

October 2003 – FGEIS 
An FGEIS for the Proposed Zoning Text Changes for the Business Districts (B-1, B-2, and B-3) 
was submitted and accepted as complete by the Village Board on October 8, 2003. 

The FGEIS presented several revisions that were made to the proposed zoning amendments in 
response to comments. For example, minor revisions were made to the sunset language for non-
conforming uses; the zoning text was revised to allow uses other than retail on the ground floor 
in the B-2 district, provided that no more than 75 percent of the ground floor would be occupied 
by these uses; the definition of “health club” was revised; and off-street loading requirements 
were revised. 

A revised project description was incorporated into the FGEIS, which described potential 
impacts of the revised proposed zoning amendments. No significant adverse impacts resulting 
from these changes were identified from the relatively minor revisions, and any potential 
increases in traffic would likely be offset by the reduction in the minimum amount of retail 
space required in new development. 

The SEQRA process was concluded by the Village Board with the adoption of a Statement of 
Findings on October 27, 2003.  

Local Law No. 3 of 2003 
The Local Law No. 3 of 2003, described above as the “Proposed Zoning Text Changes for the 
Business Districts (B-1, B-2, and B-3),” was adopted by the Village Board of Trustees on 
October 27, 2003. 

 

2006 – 2007 – UPDATES TO REGIONAL SHOPPING CENTER REGULATIONS 

Local Law No. 2 of 2006 and Local Law No. 3 of 2007 
Local Law No. 2 of 2006 and Local Law No. 3 of 2007 involved changes to the signage, 
lighting, landscaping, and parking regulations for Regional Shopping Centers. These zoning 
amendments were in response applications for redevelopment within the rezoning area. The 
Village Board of Trustees worked with the developers to ensure that while the developments 



were able to move forward, the integrity of their regulations remained. These local laws included 
the requirement of comprehensive site specific signage packages (see the Post Road Plaza 
example in Appendix D). 

 

2009 – B3 DISTRICT REZONING 

February 2009 – Expanded Environmental Assessment Form (EAF) 
Following the adoption of Local Law No.3 of 2003, and subsequent to several of the properties 
advancing their environmental remediation efforts, a resurgence of commercial development 
began to get underway in the business zoning districts. Coupled with the continued decline in the 
demand for industrial, warehousing, and light manufacturing uses in the B-3 district, the Village 
Board felt this area would be more appropriately zoned B-2, as was envisioned in the original 
2000 proposed zoning initiative. (At the time of the 2000 rezoning, the heavy industrial and 
manufacturing uses that had dominated this area (zoned B-3) had left some properties with 
contaminated environmental conditions and limitations on allowable uses. Thus, the range of 
permitted uses in the B-3 district was designed to reflect such restricted use conditions.) 

Consequently, to facilitate redevelopment of this area, consistent with the redevelopment 
occurring in the adjacent B-2 zoned area, the Village Board proposed to eliminate the B-3 
district and replace it with B-2 zoning, as originally contemplated. 

Because of the limited nature and scale of the proposed re-zoning, as well as the depth of 
previous analyses under SEQRA, it was felt that an expanded Environmental Assessment Form 
(EEAF) would be adequate to analyze the potential environmental impacts of the proposed 
action. An EEAF was submitted on February 26, 2009. 

The EEAF analyzed the potential impacts of the proposed action on land use, zoning, and public 
policy; community character; natural resources; and traffic and transportation. With the removal 
of the B-3 district, several industrial land uses (previously permitted) were eliminated as 
unconditional permitted principal uses. Other, former B-3 uses would still permitted pursuant to 
specific restrictions. Overall, these zoning changes were found to be beneficial to the Village 
and would advance the Village Board’s long standing goal of transforming this former 
manufacturing/industrial area into a unified commercial district. The proposed zoning 
amendments would facilitate growth in a direction that would enhance the function of this area, 
as redevelopment pursuant to B-2 zoning regulations would improve the appearance of this area 
and would be consistent with the substantial redevelopment efforts already underway on other 
properties in the business districts. The proposed action would also enable the potential for a 
green corridor along the Hutchinson River waterfront. While increased traffic congestion was 
identified as a potential effect, possibly requiring roadway and intersection improvements, 
without site specific development proposals it was impossible to determine the extent of 
potential impacts. Individual development proposals would therefore need to submit detailed 
traffic impact studies prior to site plan approval. 

After a review of the EEAF, the Village Board of Trustees determined that no significant 
adverse impacts would result from the proposed action, and a Negative Declaration was adopted 
by the Board of Trustees on March 23, 2009.Therefore, an EIS was not required under SEQRA.  

Local Law No. 1 of 2009 
Following the adoption of the Negative Declaration, Local Law No. 1 of 2009 was adopted on 
March 23, 2009 to rezone the entire B-3 district as B-2.  
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Figure 1

Post Road Plaza
Before Photographs
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Figure 2

Post Road Plaza
Before Photographs
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Figure 3

Post Road Plaza
After Photographs
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Figure 4

Post Road Plaza
After Photographs
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Figure 5

Pelham Manor Shopping Plaza
Before Photographs
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Figure 6

Pelham Manor Shopping Plaza
Before Photographs
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Figure 7

Pelham Manor Shopping Plaza
Before Photographs
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Figure 8

Pelham Manor Shopping Plaza
After Photographs
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Figure 9

Pelham Manor Shopping Plaza
After Photographs
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Figure 10

Pelham Manor Shopping Plaza
After Photographs
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