Hello New Lebanon,

I’'m here tonight because my friends and former neighbors are abutters to this project and they are all
terrified and worried sick about their wells and their quality of life if this project gets approved at this
new scale. Many abutters are caring for and counseling each other but they have largely been afraid to
speak up due to implicit pressure to ‘get in line’ in the town.

Abbuting neighbors want affordable groceries and housing just like everyone else, but unlike all the
‘good vibes’ folks, these neighbors have spent two years pouring over the fine print of geotechnical
reports. They feel like they are about to be abandoned by the town government that is supposed to
protect their health, their property rights and to protect the public good and primary aquifer we all share.

The Tilden Commons seemed just fine to me and | supported it back when it was 28 units and was
geared towards seniors and locals. Those promises are now gone and the building has shockingly
nearly doubled in scale - now multiplying the potential environmental impacts and impacts to
community character.

The building, in the currently proposed site plan, is straight up Too Big, and it's being approved Too
Fast. The building will have a total square footage just under 60,000 square feet, including all three
stories. | encourage everyone in this room to Google images of 60,000 sqft buildings that are three
stories. You will be alarmed if you have not done so before. That is not a rural scale. It isnt even
suburban looking. 60,000 is an industrial scale.

This proposal is Too Big and it is moving Too Fast and | implore the planning board to step back from
the edge of no return.

This developer group can and should scale back their development and seek alternative funding
sources which correspond to a more reasonably-sized development and the more moderate rural
development goals which are clearly outlined in our comprehensive plan.

This notion that there is this arbitrary funding deadline urgency and therefore we need to rush this
process and ignore environmental and community concern is absurd. As the Planning Board has
confirmed, this situation is one of self-imposed hardship, as the applicants should’ve known the land
use restrictions when they purchased the parcel.

Developing ‘affordable housing’ developments is a big business in this country and many developers
are able to reap million dollar windfalls from the tax write-offs offered by federal funding sources. The
political class in this country is obsessed with ‘affordable housing development’ right now, even though
it tends to fail the needs of the working poor and many of these mixed-use developments are actually
more likely to exacerbate gentrification and speculative land values, thus raising local rents and
property valuations, which almost always leads to a corresponding increase in local property taxes.

That is almost certainly going to be the case here.
When this fancy new thing is built, | guarantee you our town will be one of the most expensive in

Columbia County and these 41 units will have been the very last “affordable” rents ever offered in
our area.



The town comprehensive plan asks us to balance development goals such as new housing and new
grocery stores with our stated conservation goals such as protecting our critical environmental
resources, our drinking water, our Shaker Swamp and our rural character. The role of our town
government is to navigate that balancing act; to protect the public good and the rights of all residents,
not just the investor-backed ones.

The original Tilden Commons plan for 28 units might've managed that delicate balance with less
impacts, but this new 41 unit behemoth is seriously oversized and it will generate at least 13,000 (or
likely more) gallons of sewage a day, partially processing it and sending it into the groundwater
adjacent to the Wyomanack creek, Brown’s pond and the Shaker Swamp.

The Orenco system will treat it to a percentage yes, but not to 100% percent. It will still send nitrogen,
potential PFAS and other nutrients into our fragile wetland ecology, potentially forever altering the
ecosystem with increased nutrient loading.

What happens when the well and septic systems can’t meet the legally required 200 ft seperation?
What happens to neighboring well draw-downs during a drought?

We've been told that their stormwater plan is solid for a 100-year flood, but every town to the west of us
just experienced catastrophic 1000-year flooding yesterday. Perhaps we’'d have more peace of mind if
they’d required an Eniviromental Impact Statement. As it is, we are just flying blind and being told to
take their word for it.

The planning board chair and town engineer are clearly concerned as well, as they’ve repeatedly
requested guidance from DEC and DOH about the water issues and are being pressured into offering
conditional approval here despite a lack of a meaningful enviromental review and despite direct
guidance and approvals from DEC and DOH.

| want to ask - Where is the Shaker Swamp Conservancy on this? Why have they registered no
concern? Is it because their board member works at Hodgson Russ, the law firm representing the
Tilden Development and the Municipal Wastewater project?

And why has the town neglected to designate the Shaker Swamp as a ‘Critical Environmental Area’
(CEA) despite repeated suggestions by both the Conservation Advisory Council and the ‘Room Enough
For Both’ report that doing so would be appropriate and protective of our critical resource?

If the Swamp had been appropriately designated it would’ve required a full Enviromental Impact
Statement.

In the last few months the Federal govenment has drastically weakened federal preservation and
environmental protections nationwide. NY State has just weakened its wetland regulatory power
significantly.

You know all the wetland cattail reeds in between Jimmy D’s and The Triple Nickel right on Route 207
That's a wetland fragment that is listed as part of the Shaker Swamp wetland parcel on DEC regulated
wetland maps. (See attached Wetland Map). | question why the DEC gave a letter of no designation
when that parcel is clearly within 100ft buffer of the Tiilden development. Is it because of weakened
wetland protections in NY?



Will anyone stand up for the Shaker Swamp and research the effects of Tilden Commons
generating 4.7million annual gallons of sewage being released into our groundwater?

Whatever protections our communities may have relied on in the past to protect against over
development or out-sized developments that threaten the public good - those are quickly
disappearing. We are going to be out here on our own to protect our communities against exploitation
of our resources and the poisoning of our water.

So why did our planning board fail to take the required hard look at the environmental impacts?

| applaud Chairman Brutch for her objectivity and her professional due diligence, but unfortunately the
Chairman was bullied and cut off repeatedly everytime she raised serious concerns during the SEQRA
hearing.

It seemed that the rest of the board voted on vibes and high fives and they fact that they think a grocery
is a cool idea, fully neglecting to examine any of the myriad environmental and community concerns
that they were obligated to consider, leaving them exposed when it comes to potential Article 78
proceedings, should the abutters and other concerned citizens consider taking legal action.

| ask the Planning Board once again to press pause on this development until the applicants can find
funding sources for an appropriate scaled back version of this proposal, one that is not so
gargantuan and full of unresearched enviromental consequences.

The last thing i want to say is that we are on our own here, and that this process is a test.

This is the first test of how the land use planning process might work in our small, all-volunteer town
when it is faced with outside developers with many millions to spend on high powered law firms,
designers and engineers.

This is an urgent test, as outside developers, private-equity backed developers, are indeed currently
circling our town'’s fragile resources and open spaces and planning high-end developments at scale.

Do you know how much energy and water a Hockey Facility requires?

You know what’s so interesting is that this Tilden Commons development was almost built up on the
Darrow Campus. During the August 13th 2025 joint Planning/Zoning board meeting about Tilden
Commons’, Ari Goldstein, the Tilden architect and co-developer got up and told the room how around
2021, Josh and him began looking for development sites and that at some point they were actually in
conversations with Darrow about building the development up there.... on a residentially-zoned historic
landmark school campus. This anecdote shocked me to hear, as it was shortly thereafter, in 2022,
when the Shaker Preservation Committee began pushing for a full commercial rezoning of Mount
Lebanon. Make of that what you will.

But we are not alone in this oncoming challenge.

All across the Hudson Valley and upstate NY, small communities like ours are being asked to decide on
proposals for massive luxury housing and hospitality resorts that also threaten rural aquifers and rural
infrastructure. All across rural NY, tiny volunteer planning and zoning departments like ours are being
tasked with deciding whether to approve subdivisions on wetlands, whether to allow solar farms and
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https://townhallstreams.com/stream.php?location_id=138&id=68705

battery storage facilities on farmlands; whether to allow Data Centers to be developed in open rural
spaces with fragile grids and fragile watersheds.

Over and over small town planning boards are failing to stand up to the allure of money and ‘economic
development’; a vague notion of “progress” after years of disinvestment.

I recommend a NYT piece about the Hudson Valley called “How Preservationists Are Losing the Fight
Against Luxury Real Estate™. It paints a pattern of rural towns run by old school boys clubs whose
obligations to protect the public good are repeatedly hamstrung by their personal relationships,
cronyism and backroom deals. The allure of thoretical “tax revenue” has trumped vocal community
concerns in a multitude of cases.

New Lebanon can and must do better. This is a really beautiful and phenomanally caring community.
| know everyone has positive intentions here.

But | worry about the rigor and democratic capacity of our planning process.

Will the planning process be more rigorous when the Data Centers come knocking? Even though they
too promise increased revenue? Will our planning board be able to moderate the high-end commercial
development being planned for Mount Lebanon, even when the same folks doing the development are
changing the zoning code to speed approvals and attract outside investors?

Will Elizabeth Brutch single handedly consider all the environmental and complex preservation issues
facing each of these developments, or will she be steamrolled again?

I'd like to see us pass this test.
I'd like to see this community be one of the rare ones that knows that it has a special thing going and

that it is ok to stand up to investors and say; “Hey, nice idea - but this proposal is currently too big and
it's too fast, and we want to take our time to protect what is precious, before it's too late.”



https://www.nytimes.com/2022/05/12/nyregion/historic-preservation-committees-ny.html
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