Pulte Homes . . .
A huge development for Fallsburg?
This development is being proposed by a nationwide corporation, Pulte Homes: 427 houses, packed in as close as they can get, for people age 55 and older, with a commercial area, directly across from Morningside Lake. It will be visible from Rt 52  all along the park, and from a good portion of Brophy Rd and Loch Sheldrake Rd. The land, now part of the park, is being sold by the town to Pulte.  
The project requires a major zoning change which was granted by the Town Board. The project was denied approval by the Sullivan 
County Dept of Planning and Community Development (DPCD), who cited numerous detrimental effects discussed below. The Town Board chose to over-ride the County, dismissing their denial as “political” and now the project is nearing final approval.
The County’s concerns are substantive and real, and should be fully addressed and resolved before proceeding.
Fallsburg Smart Growth and Why Pulte is not smart
Fallsburg Smart Growth, a local, non-political organization dedicated to growth based on community vision and quality-of-life issues agrees with many of the County’s findings: 
“DPCD is concerned that the creation of another hamlet area will have a negative impact on the existing adjacent hamlets, sewer capacity in different areas of the town, traffic, possible school capacity impacts and growth policies stated at both the town and county level.”
This development is too large for our community. It will set a precedent for more huge self-contained developments. Is this the direction you favor for our town? There has been not one single study showing concretely what the cumulative effects of these major developments will be. Where are the facts that show our town is ready for this?
Traffic. Each of us is an expert here. Consider our roads in summer. Pulte will add thousands more car trips per day on the routes to Monticello, along Brophy Rd. and through South Fallsburg on Rt. 42. There is no plan for alleviating the bottlenecks and congestion that 
already exist. With the addition of Pulte what will summer traffic be like? Again, Town officials say of Pulte “little impact; no problem”.
A major impact on our town infrastructure.

Where will we get the extra firemen, policemen, ambulance drivers, road crew? The Town says there will be no increase needed. Can this be? 
The loss of high-quality public parkland. 
200 acres - almost half of our town land – with beautiful forests, fields, trails, enjoyed for hiking 
and cross-country skiing, pond, wetlands. Natural beauty is a cornerstone of Sullivan County economy. We should be protecting our parkland as an irreplaceable asset that will continue to increase in value and be a draw to our town’s future prosperity. 
This project should not be considered while our town is rewriting its Comprehensive Plan.

Fallsburg is in the process of updating the Comprehensive Plan (master plan) to define zoning and guide growth. It is based on community vision of what we want our town to be in the future. Development follows that vision. Other smaller developments requesting zoning changes have been put on hold until the 
Plan is updated. Why should a project of this magnitude be allowed to proceed?

The DPCD specifically addressed this in their 239 Review saying:
“Zoning changes should be in response to a comprehensive plan, not geared towards a specific project and development” and yet the Town Board still voted for the zoning change after they received this recommendation. 
Why does the Town Board want this project?
There have been several reasons offered: Pulte makes quality houses; it will bring in more tax money; the residents will shop locally; jobs for construction workers; they will play golf at our golf courses. We will gain 2.5 million dollars for use for recreation (and subsidize our town’s two golf courses). They all add up to: it will help the local economy. Will it do that? 
The real costs: Increased taxes
There has been not one study to support the claim that this project will lower taxes. On the contrary, a recent study on Cost of Community Services for Sullivan County prepared jointly by the Division of Planning & Community Development and Partnership for Economic Development shows that for every dollar in revenue generated for residential development, the Town of Fallsburg spends $1.58 to cover services. 
The study recommends that “towns facing growth and development pressures need to understand how local land uses impact their budget. The results presented here show that residential land use, on the average, is demanding more in services than it is contributing in revenues. This fact should caution towns to think carefully about development proposals which … increase demand for services” 

The Cost of Social Services
Increased costs to taxpayers: Medicaid was 70% of the county budget last year.
Additional stress on current ambulance services, hospitals, Medicaid, prescription fulfillment and home care all add to our tax burden. These programs are not at all dependent on income. They have become middle class entitlement programs with huge costs to government. As this population ages, these health care costs are expected to skyrocket. Our seniors deserve social services. We as a town need to be prepared to pay the bill, rather then say it will not cost us. 

What is the real economic impact? 

What will happen if the promised revenue surplus does not materialize and we have incurred major new expenses?

What price can be put on changing the rural character of our town?

Are our officials planning for the future? Or are they simply responding to the requests of developers? Normally any project of this size would require a full Environmental Impact Study; was it required of Pulte? Why not?
Are plans in place to respond to a development of this size? We think not. 

Study after study of towns similar to ours that have already experienced the pressures of suburban sprawl show increased taxes, rising crime, traffic congestion and many other unforeseen effects of growing too fast. 

Growth is Good

To be very clear, growth is welcome. That is not the issue here. There is a difference between planned growth appropriate to our town’s size, infrastructure and rural character which will enhance our town, and huge homogenous developments like Pulte which are detrimental.
What Are the Alternatives?
It is very possible for us to create a prosperous town while maintaining our community and rural character. Town such as Rhinebeck, Warwick, Marbletown and Ghent, have followed Smart Growth principles and are succeeding. 
Our county has created a master plan, “Sullivan 2020”, full of guidance. 
Our town’s Comprehensive Plan Committee is hard at work to create a plan. Let’s have the plan in place before we consider projects like this.
What you can do
Again, since the project is all but approved, the time to express your concerns is now.
Clear community participation will make a difference.

Speak to your Town Supervisor and Council; speak up at the Town Board meetings; request a temporary building moratorium on large developments. All over NY State, towns are enacting temporary moratoriums to enable their Comprehensive Plans to be created; without them, developers are rushing to get projects approved while the Comp Plan Committees are in progress. This defeats their purpose.  

Let the Planning Board know how you feel. Write letters stating your concerns; ask them to not move ahead on this project
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