To The Tuxedo Town Supervisor and Council                                                              November 23, 2009

First of all, I would like to thank our Town Supervisor and Council and prior administrations for all of the effort that has been put into reviewing the Tuxedo Reserve project.  Good development is an essential part of the growth of towns and I appreciate your work.

My name is Allen Barnett and I have been a resident of Tuxedo Park since 1998. I have served as the Chief Financial Officer previously of insurance companies and now for the Episcopal Diocese of New York. I am also a tax attorney. Since my professional focus includes fiscal controls and investments. As CFO of the Diocese which has churches and real estate in Rockland, Orange, Sullivan, Putnam and Ulster counties, I have seen the impact both good and bad of development on small towns. The Council is now reviewing a development which will control the fiscal destiny of Tuxedo. I ask the Council to negotiate a permit which is beneficial to the Town of Tuxedo as well as profitable for the ultimate developer of Tuxedo Reserve. In that context I would like to offer three comments:

First, the project is not scheduled to break ground until 2013. As a tax attorney, it is difficult for me to see how the town will be able to realize increased tax revenue from the land until construction begins. This means that there is time for you the Council to negotiate with The Related Companies to design a project which has the best chance of being tax positive for Tuxedo.  I would request, as a taxpayer, that Council engage an independent consultant to review the fiscal impact of these proposed changes.

Second, the current amended permit substantially increases multifamily density. Higher multifamily increases the possibility of more school children that will not be covered by the taxes paid by these apartments and condos. The prior permit had an absolute cap of 305 multifamily units; that number has been increased to 413 and 390 of the units are scheduled for phase 1.

In this regard, The Town Council should heed the warning that they heard from the Mayor of North Halden at the last public hearing. The actual number of school children in North Halden far exceeded the projected number requiring expensive new school construction. The SEIS projects that the 1195 units will generate 429 new students (using a 20 county comparison), but another reasonable  and more applicable scenario contained in Appendix G of the FEIS that considers the average number of students per household using only Orange, Rockland, Bergen and Passiac counties could put the number at 493+. How many students are too many from a fiscal perspective? The SEIS must analyze how many school children will be generated by this proposed multifamily increase, particularly if, as has already happened in Goshen, age restricted units need to be converted to regular units due to lack of market demand.

Third, if obtaining a new sewer plant is an essential part of what Tuxedo gains from this development, it should be funded upfront. If we wait for more than 80 houses to be built as per the existing agreement when will the Town actually get its sewer plant? The town should also ask the question,” If an agreement is reached with Rockland County for providing sewer thus decreasing development costs, what offsetting benefit will the Town receive”? 

In the permit, the Council will approve the number of units not the selling prices of the houses. The developer is using prices that cannot be not be supported by comparable sales in today’s market. The developer could sell even lower price homes if it is not required to recoup the capital costs of a sewer plant. Lower selling prices of course mean lower tax revenues. 

While there are also questions about where to site the proposed units on very challenging terrain, I have focused on the financial side of Tuxedo Reserve. In conclusion, the financial danger to the Town is from too much multifamily: (1)multifamily may  sell at lower prices and generates less taxes, (2) multifamily may generate more than anticipated school children and (3) condominiums usually pay lower taxes like the Southfields condos that pay $1,000 a year in taxes. The existing single family/multifamily mix in the 2004 permit appears better for the Town. The Town’s fiscal life is in your hands and there needs to careful independent analysis before these important decisions are made.

