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MEMO

70 Maxess Road
Melville, New York 11747

631.427.5665

 
To:  Mayor Timothy Tenke  

From:  Nelson Pope Voorhis 

CC:  Glen Cove Community Development Agency 

Date:  June 15, 2020 

Project:  BOA STEP III Implementation Strategy for the Orchard Neighborhood and Sea Cliff 
Avenue Corridor 

NPV No:  15257 

Subject:  BOA Step III Refinements since January 2019 Acceptance by the City Council 

 
 
This overview highlights substantive changes made to the City of Glen Cove’s Brownfield Opportunity Area (BOA) 
Step III Implementation Strategy for the Orchard Neighborhood and Sea Cliff Avenue Corridor since January 2019, 
when  the  Glen  Cove  City  Council  accepted  the  Implementation  Strategy  for  purposes  of  commencing 
environmental review.  
 
The public hearing on the draft BOA Step III Implementation Strategy for the Orchard Neighborhood and Sea Cliff 
Avenue Corridor and Draft Generic Environmental Impact Statement (DGEIS) was held on June 27, 2019 and the 
comment period was kept open through July 29, 2019.  Following receipt of the transcript and written comments, 
a Final GEIS and a Draft Findings Statement were prepared.   
 
The City Council met on September 24, 2019 to discuss acceptance of the Final GEIS.  However, there was not 
consensus on accepting the Final GEIS and therefore it was not adopted, nor was the Findings Statement finalized 
for adoption. 
 
The website contains a version of the BOA Step III document which does not reflect the input received through 
the public comment period during the environmental review process; however, an internal BOA Step III document 
was prepared  to  reflect  the  concerns  and  comments  received  from  the City  Council,  involved  and  interested 
agencies  (including  neighboring  municipalities),  and  public.    This  internal  document  may  be  reviewed  by 
contacting  the  Glen  Cove  Community  Development  Agency  (http://glencovecda.org/contact/).    The  following 
provides the main updates to the Step III document as compared to the January 2019 Step III document on the 
City website.   
 

 Additions related to community participation and the State Environmental Quality Review Act (SEQRA) 

process, including the public hearing on the Step III and DGEIS that was held on June 27, 2019. 
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 Updated  information  to  reflect  conditions  at  the  time of  the  grant  close‐out  (including progress with 

remediation of the Pall Corp. and Photocircuits/Pass & Seymour Superfund sites; and new parking at the 

rear of the former Coles School). 

 Clarification that the zoning language included as appendices are recommendations for consideration by 

the City Council in the future (where it was formerly noted as “proposed” zoning). 

 A new recommendation for assessment of the creation of a not‐for‐profit Orchard Community Land Trust 

(CLT) to support retention of affordable housing in the Orchard Neighborhood.  

 Clarification that the recommendation for Transit‐Oriented Development (TOD) includes two properties 

south of the Glen Street Station (specifically, the properties located at 4 and 10 Cedar Swamp Road). 

 Recommendations  regarding special use permit  language  for 10‐acre parcels  in  the  I‐2  zoning district, 

which applies to the south side of Sea Cliff Avenue as a “Regional Commercial Center,” have been revised 

based upon input received through the SEQRA process, in order to remove the potential for a wholesale 

warehouse club at this location.  The amended recommended code language instead includes a “Gateway 

Commercial Park” use which would permit a mix of uses, including large retail, but not at the scale of a 

wholesale club use. 

 Discussion regarding the Photocircuits/Pass & Seymour site and its location in both the City of Glen Cove 
and Town of Oyster Bay.  A meeting was held with the Mayor of Glen Cove and representatives from the 
Town of Oyster Bay, and agreement was made that any future development of this site would need to be 
reviewed by the Town.  A new recommendation was added to the document for coordination between 
the City of Glen Cove and Town of Oyster Bay with regard to any future site plan review.  The Town would 
also be a SEQRA involved agency for any development project on this site.   

 A recommendation was added that any future code amendments considered by the City Council include 

incentives to encourage the use of Green Infrastructure. 

A memo that was provided by the BOA consultants to the Glen Cove City Council in September 2019 (prior to the 
Council  meeting  at  which  adoption  of  the  Final  GEIS  was  discussed)  has  been  attached  to  this  overview  for 
reference.  The memo provides additional details regarding updates to the Step III document at that time.  
 
Although the Step  III was not adopted by the City of Glen Cove,  the document provides valuable analysis and 
recommendations  for  consideration  for  revitalization  of  strategic  sites  and  areas  identified  through  the 
implementation phase of the BOA process.  A number of positive outcomes were achieved through the project, 
and  it  is hoped that when the City considers revitalization of  the strategic areas  in the future, the Step  III will 
provide background and support for implementation. 
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MEMORANDUM 
 
TO: Mayor Tenke and the Glen Cove City Council 
       
FROM:  Nelson, Pope & Voorhis, LLC 
   
CC:  Glen Cove Community Development Agency 
 
SUBJECT: FINAL GEIS  
  MODIFICATIONS TO THE BOA STEP III Implementation Strategy for the 
  Orchard Neighborhood and Sea Cliff Avenue Corridor 
 
DATE:  September 13, 2019 
 

 
This memorandum provides a summary of the revisions that NPV has made to the BOA Step III 
Implementation Strategy for the Orchard Neighborhood and Sea Cliff Avenue Corridor (hereafter 
the “Step III” document) since the City Council accepted the draft Step III in January of 2019 for 
the purpose of proceeding with review required under the State Environmental Quality Review 
Act (SEQRA), which involved preparation of a Draft Generic Environmental Impact Statement 
(GEIS) and a public hearing which was held on the Draft GEIS and Step III on June 27, 2019.   
 
Based upon the input received at the public hearing and through the written comment period 
which was held open for over one month following the public hearing (through July 29, 2019), a 
number of substantive changes have been made to the Step III document.  In addition, a number 
of clarifications and minor changes in language have been made to improve readability.   
 
Written responses to all substantive comments are provided in the Final GEIS which is pending 
acceptance by the City Council.   
 

⧫  ⧫  ⧫  ⧫ 
 
The following provides a summary of the substantive changes that have been made to the Step 
III document to date.  Following acceptance of the Final GEIS, the Step III document will be 
finalized to incorporate any additional changes and provided to the City Council so that this 
document may be considered for adoption.  As has been extensively discussed, the adoption of 
the Step III by the City Council would not result in any action related to zoning changes, as any 
recommended zoning amendments would need to be provided to City Council as a separate 
action.   
 
 

1. The most significant change to the Step III document was previously described in a 
memorandum dated August 13, 2019 and relates to the modifications to 
recommendations for the I-2 District which remove the potential for a 
wholesale/warehouse club.  The new recommendation is that a special use termed 
Gateway Commercial Park allow a mix of uses planned as a whole that is intended for 
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three or more tenants and meets a number of special use criteria including direct access 
to the northbound and southbound lanes of a State Highway and demonstration that the 
mix of uses will not result in significant traffic impacts, based upon submission and review 
of a Traffic Impact Study prepared by a qualified traffic engineer as well as other criteria 
outlined in the aforementioned memo which is included in Appendix C of the FGEIS.   

 
2. The Step III document has been modified to clarify that zoning map and code 

amendments are recommended and not proposed at this time.  Therefore, the word 
“proposed” has been replaced with the word “recommended” throughout the document 
or otherwise clarified to make it clear that consideration of zoning map or zoning code 
amendments would require future action on the part of the City Council.  This change 
occurred within the text, appendix titles and one figure (now named the Recommended 
Zoning Map). 

 
3. Several additions regarding the SEQRA process and the public input that was received 

have been incorporated into the Executive Summary, Section 3.0, Community 
Participation, and Section 5.0, Implementation Strategy.  
 

4. Revisions have been made to Section 4.5 to update information on items that have 
occurred since January 2019 related to the remediation at the Pall Corp. site and  the 
adjacent City property where the Glen Cove Child Day Care Center and Boxing Club are 
located, in addition to the related access agreement with the NYSDEC, and enhanced air 
monitoring program. 
 

5. Language that related to a former recommendation to reduce the minimum area to be 
eligible for townhouse development by special use permit in the RIO-ON District from 
15,000 SF to 9,500 SF has been removed.  (Though this recommendation was not included 
in the Step III document accepted in January 2019, one sentence related to the concept 
remained from an earlier draft).  This has been remedied.  Related to this, the draft 
correspondence for circulation to the City Zoning Board of Appeals, related to the practice 
of granting relief for two-family homes on properties less than 7,500 SF and how this 
practice should be curtailed, has been modified to remove reference to the formerly 
recommended reduction in property size.  
 

6. Text in Table 5-9, “Implementation Matrix” which stated that Transit Oriented 
Development (TOD) “north” of the Glen Street Station is encouraged, was an error, and 
has been revised to read “south” of the Glen Street Station. 
 

7. The document has been updated to reflect the recommendation for establishing a 
Community Land Trust (“CLT”) as an additional means for addressing the need for 
retaining affordable housing in the Orchard Neighborhood. The CLT recommendation is 
included on Figure 5-7 Implementation Tasks.   
 

8. Section 5.1.4 and Figure 5-7 have been modified to clarify that while the conceptual plan 
analyzed the feasibility of Transit Oriented Development (TOD) on the property adjacent 
to the Glen Street Station, the overall TOD recommendation includes the property to the 
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south of that property as well (specifically, the properties located at 4 and 10 Cedar 
Swamp Road would be eligible if the City were to move forward with the recommended 
extension of the RIO-ON District and recommended amended code language to permit 
TOD). (See Appendix D of the FGEIS for a copy of the Recommended Zoning Map). 
 

9. Section 5.1.5 has been revised to state that the Town of Oyster Bay will require Site Plan 
review and would be an involved agency for any development on the Photocircuits site.  
 

10. The Step III document contains recommendations for as many as 22 green infrastructure 
projects within the BOA in the future; however, additional opportunities for these types 
of facilities on private redevelopment sites is possible.  Therefore, the transit-oriented 
mixed-use commercial and residential structures section of the recommended RIO-ON 
code was revised with language stating that “[t]he project shall, without further density 
bonus, incorporate green infrastructure measures in the drainage design.”  The additional 
incentives and bonuses section of the recommended RIO-ON code was revised as follows: 
“Density for incorporation of Green Infrastructure.  The Planning Board may reduce the 
minimum lot area per dwelling unit by up to 10% for development plans which 
incorporate green infrastructure as part of the overall stormwater management 
technique.”  See Appendix D of the FGEIS. 
 

11. The text of the BOA Step III Implementation Strategy was revised to recommend that 
future code amendments considered include incentives to encourage the use of Green 
Infrastructure, in addition to the green building design incentive which is already 
incorporated in the RIO-ON language.  The recommended RIO-ON District code language 
includes suggested incentives. 
 

12. Table 5-7 Implementation Tasks was revised to include recommendations stating that 
applicable standards, mitigations and conditions of the adopted Findings Statement must 
be considered and addressed accordingly during the review of future actions.   
 


