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My name is Rob Freudenberg and I am a Senior Planner for Long Island for Regional Plan Association, an independent research and advocacy organization that has promoted the livability, vitality and sustainability of the Tri- State Metropolitan region for over 85 years. More than four decades ago RPA first proposed that the Nassau Hub become one of a network of regional centers, along with Stamford, White Plains, New Brunswick, Jersey City and others. Today these places have more than a million jobs and are engines of the metropolitan economy. But the Nassau Hub’s potential remains largely untapped.  

Regional Plan Association and its Long Island Committee would like to express our strong support for the Lighthouse Development project and comment on how to maximize its benefits for the Town of Hempstead, Nassau County and the metropolitan region. 

As the country's first postwar suburb, Nassau County demonstrated to the nation that there was another alternative to urban and rural living. Between the 1950's and the 1980's, the post-war suburban ideal helped the region to thrive, providing desirable, affordable homes, a strong job market, and all of the tremendous assets that Long Island is renowned for. But to maintain this way of life, Long Island needs to evolve to provide job opportunities, housing and an expanding tax base for a new generation.


The Lighthouse project represents the best chance to demonstrate a new way forward for Long Island and RPA supports it for the following reasons: 

1. The right time
For at least four decades, this area known as the Nassau Hub has been touted for its potential, even as a series of plans and proposals have failed to be realized. We now have an exciting, viable project that has passed a series of hurdles. Failure to implement this project now would not only set back development of the area for years, it will send a signal that could inhibit needed investment throughout Long Island. Long Island has said no to too many projects that would have provided a new path toward sustainability and quality of life. Many of the stars are aligning for this project and now is the time for it to move ahead. Additionally, like the rest of the country, Long Island is mired in a recession plagued by unemployment. Moving ahead on this project will create jobs – estimates of 75,000 construction and 19,000 permanent jobs - for those who need them, in addition to the significant economic multipliers and expanded tax base the project would bring. We would encourage that efforts be taken to ensure that a majority of the workers be drawn from the surrounding communities.

2. The right place
As noted above, in its Second Regional Plan of 1968, RPA identified a number of areas throughout the region with the potential to become, regional centers. After 40 years, the Hub remains one of the few that have not realized this potential. RPA stands by its longstanding assertion that this location is a unique aggregation of educational, commercial and industrial uses that if connected by a network of transportation infrastructure could make it a new economic and residential center in a way that adds value to surrounding communities. Both the New York Metropolitan Transportation Council and Nassau County have targeted the greater Hub area for growth and the Lighthouse project could become the catalyst for development throughout the Hub area.  Additionally, with limited open space remaining on the Island - particularly in Nassau County - redeveloping on what are currently underutilized parking fields is an efficient use of scarce land.

3. The right use
The Lighthouse development project offers a diverse range of uses that can provide opportunities for all generations of Long Islanders while helping to expand the economy. In particular:

Housing – An abundant mix of housing opportunities for different generations and income levels at higher but appropriate densities for this area. 

Office - Desirable spaces in an area that has already proven to attract companies but made more desirable by having the potential for a significant workforce that lives within walking distance from the office.

Entertainment and tourism - A new home for Long Island's own hockey team plus needed hotel and convention space within close proximity to the region's airports, all make this a regional destination.

Retail - The local shops and restaurants that will fuel this community, providing a job pool and giving the site a "cool factor" that may just be enough appeal to those fleeing 20-somethings. All laid out in a walkable, integrated pattern.

Although living in this type of development is not for everyone, for many Long Islanders-particularly young people and empty-nesters--it's the kind of place they've been waiting for. The 2007 Long Island Index survey found that about a third of Long Islanders currently living in single-family homes would consider moving to a condo or a townhouse, and that four in ten Long Islanders prefer an area where they can walk to stores over a neighborhood where homes are spread out.

When the location and project are right-as is the case with the Lighthouse-Long Island should encourage development that meets this demand.

What's Needed
Transportation solutions
The missing ingredient in this project remains the lack of new transit connections that could mitigate some of the auto traffic that would be generated and help transform the rest of the Hub. This element is essential for the project’s success. We encourage the developer, the County and the Town to work together with the Federal Government, the State MTA and DOT and adjoining communities to find solutions that will take people out of cars and onto mass transit, ensuring a transit-integrated plan that ensures the necessary infrastructure. These solutions need to happen both on-site (ie adjusting parking ratios) and in adjacent areas. Some - like Light Rail or Bus Rapid Transit (BRT) connections – have been discussed for decades. Other new ideas are waiting to emerge. All options should be on the table and discussed in a constructive manner with all necessary public and private partners. The time for these conversations is now.

Designing for sustainability

Additionally, while we applaud the LEED Neighborhood Design that the project pursues, we also want to encourage this project to aim higher and be a model of innovation from water and energy use, to stormwater capture and treatment, with LEED Platinum as a guide for minimum standards. While much effort has gone into thinking about things like green roofs and stormwater capture, we hope that as the "Lighthouse" this project can take the opportunity to be a true beacon of new and emerging technologies for both energy and water.

Now is the time for Long Island to say "yes" to a type of development that will drive our region's economy and provide a place for the next generation of Long Islanders. The location is right, the mix of uses is right, and the timing is right. We hope to see this project move ahead. We strongly urge that the Town approve this project. Thank you for the opportunity to comment on this proposal. .
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