To the Editor:

Your extensive coverage of Douglas Durst’s vision for the 2,200-acre Carvel Estate fails to mention one crucial point: the Pine Plains Planning Board is not being asked to approve the creation of a “high-end,” second-home golfing resort with homes priced around $1 million apiece, nor is the developer under any obligation to deliver one. 

Based on 40 years of housing trends in the Hudson Valley and on interviews with several local real estate experts, a more likely market for the 951 proposed homes will be full-time families moving north from densely populated suburbs in search of cheaper housing, more land and less crowded schools.  

In this probable case, current residents of the Pine Plains Central School District will see their school taxes skyrocket, net of tax revenues generated by the new homes. My research forecasts an annual school tax deficit of nearly $10 million each year if these homes follow the enrollment patterns seen elsewhere in fast-growing districts. A study commissioned by Pine Plains United, using much more conservative assumptions, estimates the 951 homes would require around $2 million in new annual school taxes. 

When asked to identify comparable precedents for their rosy vision of thousands of wealthy weekenders driving 100 miles from the New York metropolitan area to live on a “world-class” golf course with six months of seasonal weather, Mr. Durst’s profit-sharing partners in the Carvel project, Landmark Land, cited Kiawah Island off the coast of South Carolina.  Mr. Durst is duly acknowledged for his credentials as a “green developer,” but I doubt even he could replicate South Carolina golfing weather in the Taconic Hills. 

If the Dursts have convincing evidence that the subdivision will produce, as one supporter stated in your paper, “a lot of high-end houses that will bring in big taxes and not send anyone to school,” then they should present it to the Planning Board and to the public.  Otherwise, the board’s review, and your paper’s reporting, should begin from the more skeptical and supportable premise that Carvel’s future occupants will require much more costly public services than the windfall weekenders who are often touted but never seem to arrive at “luxury” developments elsewhere in Dutchess County and around the nation.
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