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Glen Cove's Visual Simulation Ordinance: An Update on its use in the Planning Review and
Permitting Process
City of Glen Cove, New York
 
"There will be no more squinting and straining and imagining. Everyone will be able to see the same
thing at the same time."
(Mayor Ralph Suozzi, Newsday 31 January 2010)
 
In December 2009, the City of Glen Cove amended its Municipal Code/Zoning Regulations to require
the use of verifiable visual simulations (e.g., verifiable photomontages to photorealistic immersive 3D
models of proposed actions) in its land-use review and public decision-making process (Visual
Simulation Ordinance). The Code amendment, drafted in consultation with the Environmental
Simulation Center ("ESC"), is among the first in the country.  The amendment is  are based on the
ESC's report, Using Visual Simulation in the Planning, Review and Permitting Process. 
 
It focused on the procedural steps in the City's discretionary zoning (e.g., plat and site plan review) and
historic preservation reviews and recommends ways that visual simulation tools can be integrated into
the public review process from initial meetings with the Planning Board through Public Hearing to offer
officials, citizens, and the applicant clear choices, and help them make informed decisions about
changes to the environment. 

Aerial View of Glen Cove North Manor Estates: Existing and Proposed Conditions
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Eye Level View of Glen Cove North Manor Estates: Existing and Proposed Conditions

The ESC has been retained by two developers to assist them in meeting both the intent and substance
of the Visual Simulation Ordinance. The first developer is Livingston LLC and the second is Glen Cove
Property, LLC whose proposed North Manor Estates at the Glen Cove Mansion is the focus of this
Update. North Manor Estates is currently going through Preliminary Site Plan review with the Planning
Board and the adjacent community. Consistent with the intent of the Visual Simulation Ordinance, the
developers have done their due diligence providing pertinent information regarding the project and its
context (e.g. digital survey with 2 ft. contours, land forms and natural features, significant trees,
wetlands, and existing buildings (and structures both on and off-site). In addition to existing conditions
the developers have prepared a preliminary site plan with landscaping and proposed residential buildings
in digital format.  
 
The ESC has taken this digital information and has created real-time 3D models of existing and
proposed conditions. Most importantly, the 3D models are verifiable - that is the model can be queried...
for example, building heights, lot coverage, floor area, cut and fill/landscape disturbance, etc. By having
existing and proposed conditions 3D models a viewer can compare the two models to better understand
the changes being proposed. In fact, in a recent meeting with the adjacent community attendee's were
able to choose their own path to view and experience the proposal. The ability of the participant to
move freely through the 3D model - seeing the proposal their way resulted in a positive response from
the community as well as highlight their concerns at this early phase of the project. Those concerns are
now being addressed by the project team, in an iterative process which the ESC will model and record.

 
Trust and transparency, goals of the Visual Simulation Ordinance, are critical to a successful public
review process. Because the ESC does not advocate for its client, but rather, advocates a transparent
public review process, its 3D models are accepted by the public as being fair and honest representation
of the project. This has been our experience with the proposed North Manor Estates at the Glen Cove
Mansion.

 
To learn more about Glen Cove's Visual Simulation Ordinance, you can read the ESC's report here. In
addition, you can access the current state of the 3D model and interact with it as have the Glen Cove

Planning Board and citizens by clicking here. 
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