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Introduction

The RXR Glen Isle Mixed Use Waterfront Development as designed has the potential to be a great asset to the City of Glen Cove.  Adding a significant residential component and waterfront recreation to the downtown area can be very helpful for revitalizing downtown Glen Cove.  

The project fits within the boundaries of the City of Glen Cove Master Plan that was recently adopted and received a Smart Growth Award from our organization. The Glen Cove Creek Revitalization Plan proposed a vision of environmental cleanup and reuse as a marine-oriented redevelopment. The plan resulted in the rezoning of the 96-acres on the north side of the Creek as a MW-3 (Marine Waterfront) District. The area would thus feature an emphasis on mixed-use development combined with a residential component, to complement Glen Cove’s existing downtown. 

The recent set of successful community outreach that ensued with the inclusion of RXR as a partner on the project addressed a set of earlier process concerns our organization had for this project. The joint redesign team, comprised of RXR Glen Isle Partners LLC and IDA/CDA, enacted several modifications to the development program and building and open space designs. The continued inclusion of community stakeholders and the general public shows a commitment to creating an area that appropriately benefits the existing community. 

The overall analysis from the developer was designed by some of the most talented planners/designers including Economics Research Associates, Zimmerman/Volk, Beyer Binder Belle, AECOM (formerly Urbitran). Economics Research Associates is a renowned international consulting firm dealing primarily with real estate, land use policy, and planning. Zimmerman/Volk Associates, Inc, specializes in the analysis of compact and sustainable development and mixed-use urban revitalization, among other things, and is recognized as national experts on the market feasibility of New Urbanist communities. Beyer Binder Belle is an architecture firm that was founded soon after the birth of the urban renewal movement in the United States. It has won over 100 awards for design and planning. AECOM is a company devoted to enhancing and sustaining the world’s built, natural, and social environments. It has won various Excellence Awards including Best Large Project, Best Technical Innovation, and Best Win. 
Compatibility with Downtown Glen Cove

The mix of uses within this development seems to be appropriate for complementing rather than competing with downtown Glen Cove.  The earlier proposal promoted by former Mayor Suozzi with a much higher retail component would have added to the over saturation of retail on Long Island in general, and compete with the existing businesses in downtown Glen Cove.  

Adding a large number of residents close to the downtown should help existing businesses as well as attract new businesses to the downtown.  The number of residences currently proposed should make up for any lost income from the loss of retail as well as follow more recent real estate trends towards multi family housing.  However, since the residents will not be in downtown, but adjacent to it, the connection between the property and the downtown should be strengthened in order to encourage residents to patronize the downtown businesses and not drive elsewhere to shop.

The mix of a Luxury hotel, spa/conference center, 50,000 square feet of office, and 25,000 square feet of retail are well planned and fit perfectly into a vision for a renovated waterfront district.  The project also has expanded boating opportunities, making good use of the valuable waterfront property. Moreover, mixed-use areas foster stronger and more diverse economic bases, serve to attract a large amount of people to the area, and rejuvenate public spaces and overall community life. Consequently, these various spaces will infuse Glen Cove with a new vitality and provide Glen Isle with a strong, distinct identity. 

 

Residential Rental to Ownership mix

The balance between ownership and rental units within this project seems to be appropriate for a healthy community.  There are 594 condo and 180 apartments with 86 workforce units (10%).  Assuming workforce units are rental, since it doesn’t appear to be stated in the document, the ratio is 69% ownership and 31% rental.  This should provide a good variety of housing options for different types of people.

Workforce Housing

The project has incorporated workforce housing, a range of housing product types into the plan. The Long Island Housing Partnership or another housing advocacy group would manage this housing program. With a proposed 86 units, the program would target community service providers or young, first time buyers. Eligibility requirements for the units would be set in consultation with the City. By providing for a variety of housing options, Glen Isle will be able to support a more diverse population and ensure that households of all sorts find their own place within the growing community. Mixed-use housing can offer an economic stimulus and ensure a more 24-hour life in the area. 

The 10% workforce housing proposed in this application conform to existing State laws and are the minimum amount required for a project of this type.  Given the existing affordable housing stock in Glen Cove compared to surrounding communities this balance, though at a minimum, is appropriate.

Placemaking and Walkability

The footprints of buildings, particularly on the western portion of the site, are laid out in a very contemporary sort of fashion.  The position of buildings relative to the road is not done in a way that creates a “street wall” or defined edge.  The street edge helps to give a sense of enclosure to pedestrians, increasing comfort as well as create an environment that helps to slow drivers down.  There are large sections of the buildings that are close to the street, but there are also large gaps in the frontage as well jagged edges or points facing the street.  This is not to say that the effects of a more traditional street frontage cannot be accomplished with the current plan, but more attention will have to be paid to street trees and landscaping to help create the same effect.

Although the height and massing of the various buildings has been explained in great detail, there has not been much if any description of the appearance of the buildings at the street level.  Many of the buildings have parking garages at the lower levels with condominiums above, however there doesn’t seem to be any indication whether or not those garages will be screened from view of those at street level.  There appear to be townhouses on the sides of the garages that face the waterfront park, but it is unclear if there will be any facing the street.  Townhouses or other active uses would be highly recommended along the street frontage.  

Part of what makes a street walkable and attractive to a pedestrian, is having interesting and active facades along the street.  If the garages are not wrapped with some sort of active use, even if they are attractively designed, the overall streetscape will suffer as a result.  Streets without a fair amount of activity on them tend to feel insecure and discourage walking.  Having townhouses that provide some “eyes on the street” will help make the street more attractive for walking.

The use of parking garages rather than surface parking for much of the off street parking is good for creating an attractive walkable place.  However, care should be taken that the driveways that enter and exit these garages does not break up the continuity of the sidewalks.  Frequent auto related interruptions in the sidewalk detract from the walkability of an area.  Garage entrances should be designed in a way to make them safe for those who may be walking past them on the sidewalk.

The distance from Dickson Street to the termination of Glen Street is approximately half a mile.  This is twice as long as the general guideline of placing housing within one quarter of a mile from shops.  One quarter mile is the typical distance at which the average person would walk rather than drive to a location.  In order to ensure that as many as possible of the residents of this development walk to downtown rather than drive, the pedestrian experience should be enhanced to make it as comfortable a walk as possible.  Some method of traffic calming should be added at Glen Cove Ave./ Brewster Street, so that making that crossing is less dangerous and more comfortable.

The transportation mitigation, including the widening of roadways and ferry and shuttle bus service to the Long Island Railroad, addresses the intensification of use on the site. Additional parking spaces will be created to accommodate the increased demand. In accordance with the principles of smart growth, an esplanade and walkway network would allow for pedestrian and bicycle movement, especially along the waterfront, in order to encourage a pedestrian-oriented region. 

Shuttles to take residents to the train stations is a good idea and will help mitigate some rush hour traffic as well as reduce the need for multiple cars per household.  The developer should work with Long Island Bus to bring bus service closer, if not into, the site to provide more transportation options.  

Greening and Sustainability

In addition to issues of placemaking and walkability, there are a few other concerns that Vision Long Island has regarding this project.  In the executive summary, under potential impacts, it is mentioned that water capacity cannot be met in the event of a major well being closed down.  If this is the case, will the development use water saving measures to the buildings and site to reduce water usage levels?  Dual flush toilets, low flow showerheads, waterless urinals and drip irrigation systems can help to dramatically reduce water usage within the development.  It is mentioned in the DEIS that there will be many green building features incorporated into the design of these buildings.  Vision would encourage the developer to commit to a level or standard of energy efficiency or “green-ness” so that these features are not eliminated later in the design process.

This project has succeeded in securing public and private investment for a massive amount of Brownfields remediation. When industrial companies vacated the area, they left behind hazardous materials. The redevelopment of the area, which the project requires, will actually further the cleanup and transformation of the brownfield site. Thus, the project can be cited as the driving force for the city and the state to prioritize and accelerate the remediation process. Already the project has aided in improving the area’s environmental health. 

The project factored in improved public space and public access as well as important view corridors, based on previous meetings. In total, the project would incorporate 19.4 acres of publicly accessible open space, which is about 35% of the project area. Open space, largely sitting along the waterfront, would exist in the form of multi-use park lawns, planting and plaza areas, water features, an esplanade, pathways and hardscape areas, and a lawn amphitheatre. Open spaces are indispensable for any town, particularly one with a waterfront. The preservation of open spaces upholds smart growth goals by enhancing the quality of life for residents, safeguarding the environment, and strengthening local businesses. Public access to these spaces is key to ensure that all are able to enjoy these spaces. 

Historic Preservation

In the executive summary of the document, there a pre-1837 house is mentioned on one of the parcels that make up this property.  Does this house have any historic value, and if so can it be preserved or relocated so that it is not lost.  Historic buildings help to create a sense of place that enhances a community.  They are part of a community’s history and cannot be recreated once they are lost.

Tax Benefits

Based on the developer’s analysis, the project has significant tax benefits as outlined in the Draft EIS. The additional income taxes, sales taxes, property taxes, and other fees would have an overall positive benefit for the city, county, and even the state, by bringing in an estimated annual $27.6 million. Property taxes in particular would appear to provide a surplus for public school districts, police, fire, and other community services, demonstrating the project’s ability to offset the cost of a population increase. Thus, any financial burdens incurred by the project would be outweighed by the tax revenue the project contributes. 

In conclusion

This project has many good features that will be a significant benefit to the surrounding community.  Care should be taken to ensure that the details are designed and built properly so that a high level of quality is met.  In addition issues of walkability and the pedestrian experience should be carefully considered throughout.  Kudos to the developer and the City of Glen Cove for partnering on an important project of regional significance.  

Vision Long Island supports the concept of this project as it achieves many of the goals of proponents of Smart Growth and is on its way to becoming one of Long Island’s premier developments, one that helps sets the standard for the future of our region.   

We have spent over twelve years and 1,400 public presentations listening to Long Islanders work through the challenges of growth and development.  We strongly believe that Long Island residents and businesses alike can come together to make projects like the Glen Cove Waterfront an excellent place for our young and old alike.  Let’s work together to see this project approved and built over the coming months/years.  
About Vision Long Island

Vision Long Island advocates for “Smart Growth” planning and development that includes: a mix of land uses; compact building design; a range of housing choices; walkable neighborhoods; attractive communities with a strong sense of place; preservation of open space; infill development; a variety of transportation choices; decisions that are predictable, fair, and cost effective; and encouraging community and stakeholder collaboration in the development process.

Vision supports the principles of organizations like the Congress for the New Urbanism (CNU).  We encourage reinvestment in and restoration of urban centers and new ‘towns’ and the creation of vibrant, active communities. Placeless sprawl has poisoned Long Island as has the increasing separation of our population by race and income.  We have lost most of our agricultural lands and have little in the way of a built heritage.  

Vision believes that we can solve some of Long Island’s social and economic problems by building new communities or restoring existing ones that provide economic vitality, community stability, and environmental health. We must attract business and provide housing for our workforce. 

Vision supports projects that provide neighborhoods with a diversity of uses and population, are designed for the pedestrian and transit as well as the car, and are enhanced by great architecture and landscape design.

Vision is, as the CNU says “committed to reestablishing the relationship between the art of building and the making of community, through citizen-based participatory planning and design.” 
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