Awosting document
details quietland deals,
leadership conflict

and need for
clustering approval

ierce public opposition
has apparently caused
the partners proposing

to build the Awosting Reserve .

gated community on the
Shawangunk Ridge to triple
original company estimateson
completing the permitapproval
process, from two years up to
six years; and appears to have
led toanacknowledgment that
the project cannot be built as
originally proposed. There also
appears to be arift among the

(Continued on page 14) .
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INTRIGUE AND INFIGHTING
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< partners, according to aninternal document written by

Roger Beck, the president of the limited liability cor-
poration, and the apparent clash among principals may
come at a bad time for the controversial proposal.

Thedocumentisan “updateletter” written by Beck for
Jim Chaffin and Jim Light, of Chaffin Light Associates,
aColorado-based development company, to provide a
“frank look at where the Awosting Development Plan is
inthelocal and environmental approval processes.” The
document was mistakenly sent by e-mail to areporter
on May 22. During extensive off-the-record discussions
ofthe matter, both the employee who sent the material
and Beck requested the material notbe used. Beck says
useofthe material for anewspaper articleis “unethical.”
(See sidebar)

The company could also befacing akey legal blockade.
The document states that the Gardiner town planner
believes town law does not permit a private sewage
treatment on the Awosting Reserve (AR) property,
where they propose to build some 349 large houses as
part of a gated community on the southeastern slopes
of the fragile Shawangunk Ridge.

Ifthe town planner’s interpretation stands, itcould a
force drastic reduction of the controversial project.

Butthe company istaking stepsto keep the projecton
track. The AR document says an unnamed town attor-
ney believes a sewage treatment plant would be legal if
the projectwere to be reviewed as a cluster subdivision,
a supposition that may put a different context on the
disputed recommendation by the town planning board
that the Awosting Reserve proposal be reviewed as
such. That recommendation was tabled by the town
board June 3, after overwhelming opposition was ex-
pressed to the idea by town residents. But it could be
enacted at any future meeting.

Beck denied thatthere was ariftamong the partners.

The AR document appears to reveal a serious clash
among principals of the Awosting Reserve (AR) plan.
John Bradley, the principal land owner of the 2,600
acres, which he spent decades acquiring, decided in
April thathe must “take over management of Awosting
Reserve” from Chaffin Light Associates, according to
thedocument. CLAisanational development firm that
has built upscale communities in locales around the




country and have partnered with Bradley on the AR
proposal.

Beck, in a subsequent phone interview, said the dis-
agreements over leadership of the project have been
smoothed over. “John [Bradley], as all partners do,
disagreed with some of our approaches, but we've

worked through those problems and it’s not an issue
tt_lat is still present. We're getting along fine.” He said
disagreements among partners on major projects are
“notuncommon.”

John Bradley did not return calls for comment.

‘The documentappears to shows that AR officials were
s.urprised by opposition to their plan. Terming opposi-
tion “very strong and very well organized,” Beck writes.
He continues and says|laterin the document, “Perhaps
asmaller plan can prevail - but notone with 349 residen-
tialunits.”

In the phone interview, Beck said that a number of

units allowed for a conventional plan “has not been
finalized.”

Abharshreception

Awosting Reserve LLC (AR) isalimited partnership
thatis seeking to build a 349%-home gated community on
approximately 2,600 acres along the southeastern
slopes ofthe Shawangunk Ridge, immediately adjacent
state preserve land and one of New York’s state parks.
‘The Shawangunk Ridge wasrecently deemed one of the
75 “Last Great Places on Earth” by the Nature Conser-
vancy, partly due to extensive stands of rare dwarf pitch
pine and other rare and endangered species.

The AR plan would include homes sized up to 4,500
square feet on parcels sized up to nearly five acres
spread in a conventional subdivision layout. Plans in-
cludeaprivate 18-hole golf courseand a private beach
onTillson Lake,and other amenities. Though touted by
company officialsasenvironmentally progressive, the

ARproposal has drawn overwhelming opposition from
local groups under the umbrellaorganization Save the
Ridge, and is being oppoc~d by the Mohonk Preserve
and such national environmental organizationsasthe
SierraClub. :

In the phone interview, Beck said the company is
continuing to analyze the project on an ongoing basis,
but hasnotchanged its approach dueto the strength of
opposition, nor to the revised estimates on howlong the
process will take. “The process itself requires you to
analyze the plan as you go along. The opposition is
greater than we anticipated, yes, butthathas notinand
ofitself required any changes. Certainly we are rethink-
ing the plan as part of the review process.”

Thedocumentrevealsthat AR hurriedly putforward
a development plan last Décember in an attempt to
thwart opposition to any development on the ridge,
after quietly acquiring “a key land parcel that was nec-
essary toconnect the mountain landsto the Tillson Lake
lands.”

- Also, “we were advised that we should not talk publicly
aboutthe plan so thatitdid notbecome acampaign issue
during the election for governor.”

Butthe company felt opposition was growing quickly
asword oftheirintentionsleaked out and the plans were
rushed to public officials to pre-date a proposed mora-
torium in Gardiner. “John Bradley, Jim Chaffin, Jim
Light, and I were concerned that Gardiner would ap-
prove amoratorium so we worked hard to get the plan

submitted,” Beck wrote.

The letter cites the “harsh reception” the Awosting
reserve development plan received from local and re-
gional citizens and environmental groups. “While the
climate for approval is very difficult, we are still hopeful
that a modification of the plan will ultimately be ap-
proved,” wrote Beck.

The state Department of Environmental Conserva-
tion is the designated Lead Agency under the state

environmental quality review act (SEQRA) laws that
govern permitting of projects in New York State. The AR
document said that instead of a state approval process
of some twoyears, as originally anticipated,thg approvzyx,l
process will likely last “between three and six years.
The document suggeststhe projecthas al'rea‘ldy proven
costly. “The Founding Partners subscription agree-
ments have all been funded for a total contrlbutlgn of
$13,500,000. Approximately $3.9M of cgsh remains,
wrote Beck. The documentdoes notprovideany details
beyond that statement. )
Beck would not comment on funding fqr the project.
“It'sinappropriate for meto be talking publiclyaboutany
ofthe financial numbers ofaprivately held company. ’It
was never intended for your eyes or your reader’s
es.”
eYl‘he document discussesthe view of ARofficials that
deed restrictions that would limitthe extent of clegqng
homeowners could do on their property,and requiring
natural colorsfor homes, aswellas CLA’sreputationas
progressive developers, would aid theircause. “Wenow
believe we were far more optimistic than was war-
anted,” Beck writes.
) The document discusses efforts by Beck and Bra(_iley
overthe courseoflastwinterto agreeonapublic relanpns
firm. The issue hasapparently sparked other contention.

“John Bradley insisted we contract fo:: a §1tuatlona1
analysisbyafirmhe recommended. He mdxcat’e.d that
after that analysis he would be in a better position to
determine which [public relations] firm he.would sup-
port. Reluctantly CLA agreed. That ar}alysxs was com-
pleted in April. Based on that analysis, John Bra_dley
became convinced that no public relations/ public af-
fairs firm should be hired and that he, John Bradley,
should take over management of Awosting Reserve
from CLA.”

In a different section of the document, Beck notes,
“The absence of a cohesive public relations effort has
allowed the opposition to set the agendq. In tr}xth.
however, itisunlikely thatevenagreat publicrelations
effort would have overcome this opposition. Perpaps
asmaller plan can prevail -butnotone with 349 residen-
tialunits.”




“Clustering” to the rescue?

“Inordertoachievetheresidential unitcount called for
inthe Cluster Plan, the unit count must be justified in the
Conventional Plan. To achieve that justification, our
Conventional Plan includes a sewage treatment plant
(STP)...” Beck writes, butalso citesa major snag. “The
Town of Gardiner planner has taken the position that
because sewage treatment plants are not listed as a
specific land use in our area, a sewage treatment plant
cannot be permitted on AR property.”

That view is supported by a series of detailed docu-
ments submitted to Gardiner town officials by engineer

David Clouser on behalf of the Shawangunk Valley
Conservancy, one ofthe groups opposed to the ARplan.
Clouser notes that Gardiner’s master plan and zoning
law specifically prohibit sewage treatment plants out-
side the hamlet at the town’s center.

ButBeck citescompany hopesthat their attorneycan
prevail by challenging Gardinerlawin court, and wrote,
“The town’s attorney has not weighed in with his
opinion on this matter. (He does believe we can con-
sider aSTPin the Cluster Plan after the residential lot
countisestablished.)” [parenthesesin original

Beck said that in the document, the comments he
attributes to an unnamed attorney for Gardiner should
havebeenattributed tothe town planner, James Freiband.

“Whatthe document should have said was it was Jim
Freiband who said that a sewage treatment plantprob-
ably could be considered in the cluster plan and notin
theconventional plan.”

That parenthetic clause may putanew perspective on
the controversial May 21 recommendation from the
planning board to the Gardiner town board that they
support the concept of cluster development on AR
lands. The recommendation may be at odds with town
laws requiring thatafirm number be established on how
many units can be built under a standard subdivision
model, before any conceptsfor clusteringis considered
by town officials. And it may also violate state environ-
mentallaws, which prohibitany town from making such
key determinations as considering a cluster develop-
ment, until the final environmental impact statement
(EIS)iscompleted.

As noted in the AR document, that SEQRA process

could take some six years. Thus, opponents to the
project have questioned why town officials are even
considering a declaration of AR as a cluster develop-
mentatthis point, saying sucha designation would be
improperly premature.

Lastweek, town planning board chairman Mike Boylan
said, “No comment,” when asked by a reporter if a
Sewage treatment plant is permitted or prohibited on
theridge. He said that AR has not finalized any conven-
tional plan butdeclined additional commentatthistime,

“Because they are not on our agenda, we will not
discuss them right now,” said Boylan. “Without them
beingbackin frontofus with their plan, wehave nothing
to review and nothing to come up with a number [of
housingunits] on.”

Intheinterview, Beck said that he js uncertain when
ARwill return to the Gardiner planning board. “Idon’t
know. Itcould beinJ uly, but it may be later than that.”

~Jim Gordon
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- record conversation, the relevantquotes,ﬁ*bmwhicbargi__nﬁiegrﬁcle;
 thedocument “unethical’ . :

-GaryHill, of KSTPtelevisionin Minneapolis, a29-year ve eranbr

mistakenly sent (the document) and that mightargue againstusingit, butthe obligationisto th

country and have partnered with Bradley on the AR

Process
The ethics at hand

o you write a story based o, and quoting from, adocument that has been mistakenly sentto -
you? Aninternal company documeunt that containsinformation aboutthe strategiesand tactics
ofthatcorporation asit wendsitsway through a public approval process? What happens when
the compatly asks you not to use it? What is the obligation ot the news organization?
Reporter Jim Gordon fourid himself in that predicament. He had heen the unwitting recipientofa

sensitive company e-mail from Awosting Reserve, the limited liability corporation seekingtobuilda349-

home gated community on approximately 2,600acres alongtheentheasternslopes ofthe Shawangunk

Ridge. .
Gordon received acallabout6 p.m.onMay 99, fromi a womau who works with Roger Beck, president
of Awosting Reserve. Sl

uShetold me she hadjust mistakenly e-mailed mean internal company document asil askedmetodelete
it without reading it.” Gordon, who was on the way out the door for a week-long vacation, put off the.
decision. ’ : . G
“When Ireturned frommy trip, Iread the document closely and decided thatitcontained information
that needed to be made public,” writes Gordon. “The obligation to bring important information to the
public outweighed my reluctance touse material received froman employee who madea mistake. But
it was notan easy call,and Ivacillated awhilelonger” - : ' i
Conversations with the editor ensued as Gordon’s position firmed.. ey
“OnJune9Isentane-mailto Awosting Reserveinformingthem Twould usethe documentand offering
to discuss the matter with them,” says Gordon. “On June 11, Imet with Roger Beck for 2 90-minut
the-record discussion of the matter, in which he again asked the document not be used. On,
reiterated to him my decision to use thedocument” . =~ . e
Finally, on June 23, asthe story was being prepared for publication, Gordonand Beckh
‘ . including Beckcalling

.

conversations with our atl orney; who checked the penal codes and assured us that there
liability onourpartforusingthedocument.
. Thenextcallwastotheethicshatline atthe Society

While Gordon wrestled wzth the : tory, éditors also had some:‘::woéi'k; Pirst, we had

Journalists. Therespo
castjournalist,whocon

of Professional
¢

the public’sneed to knowisthe overridingconcern. .~ ..

- Hillpointed out that we did nothing deceitful to obtain the information.

* He then ran the question through the four principles of the society’s Code of Ethi‘é’s, :
Seek the truth and report it - “you are doing that.” Lo e
. Minimize harm-“you should consider the potentialh

tothe 'organiz‘étibﬁri,;iri& tothe

" community, notthisorganization.” - .- - . :
Actindependently - “you are certainly doingthat.” .= o i i
Be accountable - “With the sidebar explanation you are doing that. You should clarify the s

explainit. Youshould disclose and invite comments as towhetheritwasan appropriate ethica
“Ithink you're headed therightway and have a strong ethical basisforwhatyou aredoing,” H

“Ifyou suppress information thatis valuable to the public at the behest of the company, youw

beactingindependently of thiscompany. Servicing the publicisyourhighest ethical obligation,

down with publishing the truth.” S G
— Brian Hi

alhas drawn overwhelming opposition from
underthe umbrellaorganization Save the

R




