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SECTION 1 INTRODUCTION 

 

1.1 Project Site Location 

 

The Modified Belleayre Resort at Catskill Park project (the Project) is located in the Central 

Catskill region of New York State near the intersection of the boundaries of Delaware County, 

Ulster County and Greene County.  The site is located approximately 35 miles west of the City 

of Kingston, accessed from Exit 19 of the New York State Thruway.  Figure 1-1, ―Regional 

Location Map‖, illustrates the project location on a regional scale, and shows the project site 

south of NY Route 28 and to the west of Belleayre Mountain Ski Center (BMSC). 

 

The project site includes lands in the Town of Shandaken in Ulster County and lands in the 

Town of Middletown in Delaware County, and the location of the site in relation to these 

boundaries is illustrated on Figure 1-2, ―Site Location Map‖.  The 739 acres that comprise the 

site are located on either side of Ulster County Route 49A south and west of the hamlet of 

Highmount and include the following. 

 

 Wildacres Resort Property-254 acres 

 Highmount Spa Resort Property – 237 acres 

 Adelstein Property – 203 acres 

 K-well Property – 35 acres 

 Q-well (Quarry) Property – 10 acres 

 

1.2 General Project Description 

 

1.2.A Project Regulatory History 

 

The initial SEQRA documentation and permit applications for the Belleayre Resort were 

submitted to the NYSDEC in 1999. These applications included the following permits: 

individual water supply permits (ECL title 15, article 15); State Pollutant Discharge Elimination 

System permits (ECL titles 7 &8, Article 17); Use and Protection of Waters permits (ECL title 5, 

article 15); and a Water Quality Certification (Section 401 of the Clean Water Act). Initially, the 

Towns of Shandaken and Middletown proposed to be co-lead agencies for the SEQRA review of 

the project because both municipalities had land use approval authority over the Resort. The 

NYC DEP, an agency with jurisdiction over the project due to its storm water regulations, 

proposed that it be lead agency. The resulting lead agency dispute was decided by the NYSDEC 

Commissioner on March 20,, 2000 in favor of the NYSDEC being lead agency due to the scope 

of the necessary NYSDEC permits and approvals for the project and the regional impacts of the 

project, as well as its proximity to the Belleayre Mountain Ski Center operated by NYSDEC.   

 

NYSDEC as lead agency issued a determination of positive significance, requiring that a Draft 

Environmental Impact Statement (DEIS) be prepared for the Project. The NYSDEC conducted a 

public scoping of the project giving the public and other involved and interested agencies the 

opportunity to submit comments orally at a number of public scoping meetings, as well as an 

extended period of time to submit written comments.  The scope was approved by the NYSDEC 

on November 3, 2000. The preparation of the DEIS, as well as its review by the NYSDEC staff 
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and other involved agencies such as the Towns and NYCDEP, resulted in numerous 

resubmissions of the DEIS. A determination of completion of the DEIS and the above referenced 

permit applications was issued by NYSDEC on December 10, 2003. The Notice of Legislative 

hearing, dated December 5, 2003 was issued by NYSDEC and public hearings were held on 

January 14, January 20, February 3, and February 19, 2004. The written public comment period 

closed on April 23, 2004.  

 

An issues conference was convened on May 25, 2004 before Administrative Law Judge Richard 

Wissler and it was continued on seventeen subsequent days concluding on August 26, 2004. The 

parties to the hearing included the applicant; NYSDEC staff; NYCDEP staff; the Catskill 

Preservation Coalition (comprised of the Catskill Center for Conservation and Development, 

Riverkeeper, Inc., Natural Resources Defense Council, Inc., Trout Unlimited, Friends of Catskill 

Park, Zen Environmental Studies Institute, Pine Hill Water District Coalition, Catskill Heritage 

alliance, Theodore Gordon Flyfishers, and N.Y.P.I.R.G.) and the Sierra Club; the Coalition of 

Watershed Towns, Delaware County and the Towns of Middletown and Shandaken.   The Town 

of Shandaken Town Planning Board filed a petition for party status but did not participate in the 

issues conference. The Watershed Inspector General was granted Amicus Status. The transcript 

of the issues conference proceedings and the exhibits were extensive. After the close of the 

issues conference various motions were made to reopen the proceedings to add additional 

information and briefs and reply briefs were submitted by the participants.  

 

The Administrative Law Judge (ALJ) issued his ruling on party status and issues to be 

adjudicated on September 7, 2005. The ALJ‘s ruling was thereafter appealed to the 

Commissioner of the NYSDEC and the Commissioner‘s Interim Decision of December 29, 2006 

found that the following issues met the ―substantive and significant‖ standard set forth in 6 

NYCRR 624.4(c) and should be adjudicated:   

 

1) whether the water supply permit application for Big Indian Plateau satisfies the regulatory 

requirements for such a permit;  

 

2) whether at the pumping rates proposed in the draft water supply permit for Big Indian Plateau 

the risk exists that dewatering would occur to the detriment of aquatic habitats;  

 

3) storm water issues related to (a)the adequacy of the HydroCAD model and its assumed inputs 

and design points, (b)the adequacy of the Big Indian SWPPP and the design of its various storm 

water management controls, (c )the identification of the storm water flow paths on the project 

site, (d) the level of pre- and post-development storm water flows, and (e)the basis for the waiver 

of the requirement to have no more than five-acres exposed during construction at any one time;  

 

4) a study of operational noise impacts on users of wilderness and wild forest areas of the 

Catskill Forest Preserve arising from onsite activities at Big Indian Plateau;  

 

5) visual impacts caused by Big Indian Plateau in wintertime conditions and the extent to which 

the area in the vicinity of Big Indian Plateau would be impacted by visible lights and ―night 

glow‖, particularly from higher elevations and during winter months;  and  
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6) a supplemental evaluation of a reasonable range of alternative project designs/ layouts with 

sufficient information to undertake a comparative environmental assessment of such alternatives. 

While a small number of the issues for adjudication related to both Big Indian Plateau and 

Wildacres elements of the Belleayre Resort, the majority of the issues related only to the Big 

Indian Plateau portion of the project.   

 

While a small number of issues for adjudication related to both Big Indian Plateau and Wildacres 

elements of the Belleayre Resort, the majority of the issues related only to the Big Indian Plateau 

portion of the project. 

 

The hearing parties received encouragement to meet and attempt to narrow the issues for 

adjudication and potentially agree upon an alternative project design that would address the 

issues identified for adjudication. In the spirit cooperation and through the mediation efforts of 

the Governor‘s office over a period of several months, the project sponsor, the NYCDEP,  the 

State of New York, the Watershed Inspector General and all of the  groups that had requested 

and been awarded party status participated in the development of the Modified Project design.  

Ultimately, all but four of the intervening parties executed the AIP and endorsed the Modified 

Project design concept.   

 

Most importantly, AIP‘s Modified Project design eliminated the Big Indian Plateau portion of 

the Project which was the primary source of environmental concern The AIP provided for the 

acquisition of the property on which Big Indian Plateau was to have been built by or on behalf of 

the State of New York. To preserve the economic viability of the overall project, 240 out of 330 

(72%) of the lodging units and related amenities that were to have been built on the Big Indian 

Plateau were reassigned to the western portion of the project, and some units there were 

eliminated altogether. Moreover, the AIP also provided for an evaluation of the ways in which 

the redesigned project, along with an expansion of the BMSC operated by NYSDEC, could 

further enhance tourism and economic development in the region and further improve the 

likelihood of success of the redesigned project. The AIP also provided for preparation of a 

SDEIS on the revised project, as well as the proposed changes to the unit management plan 

(UMP) for the BMSC. The AIP, as signed by all but three of the parties involved in its 

development dated September 7, 2007 and attached in Appendix 1, set forth a proposed scope for 

the SDEIS and, in many cases, the agreed upon additional studies that needed to be undertaken 

as well as a procedure for allowing the parties to the AIP an opportunity to review and comment 

on those studies. This draft SEIS and supporting studies set forth in the appendices to the SEIS 

satisfy both the requirements of SEQRA and the AIP.  
 

1.2.B General Description of the Modified Project 
 

Figure 1-3, ―Project Master Plan‖, illustrates the location and general types of development 

being proposed as part of the Project.  Also see the Master Plan (MP) drawings in the Site Plan 

set that is part of this SDEIS which shows the project layout on a larger scale. 

 

The Project contains a mix of resort land uses that include recreational, lodging, lodging-related 

commercial, spa, a conservation easement area and other areas to remain undeveloped.  Each 

component of the proposed development is summarized below.  Section 2 of this SDEIS 

provides a more detailed project description. 
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Wildacres Resort (Wildacres) is located on approximately 254 acres on the eastern side of the 

Project site with access from County Route 49A south of the Alpine Osteria and near the upper 

driveway to BMSC as well as access from Gunnison/Kraft Road.  The old Wildacres Motel and 

the former Marlowe Mansion are currently located on this part of the site.  Most of the Wildacres 

site is currently wooded with second and third growth trees, and there is evidence of past 

agricultural use of the property in many locations.  Development proposed for Wildacres 

includes a hotel building with 250 units and ancillary hotel uses (dining, spa and limited hotel-

related commercial), 139 lodging units in multi-unit buildings operated by but detached from the 

hotel, and an 18-hole golf course.  The existing buildings at the base of the former Highmount 

Ski Area will be adaptively reused as the Resort‘s Wilderness Activity Center. 

 

Highmount Spa Resort (Highmount) is located on approximately 237 acres with development 

proposed to the south and west of the former Highmount Ski Area with access proposed off 

Route 49A.  This part of the Project site includes the upper portion of the old Ski Area as well as 

lands to the west, most of which was previously used for agriculture (the old Leach farm).  Much 

of this portion of the project site is also currently wooded.  Development proposed for 

Highmount includes a 120 unit hotel with spa facilities.  Also located in the hotel/spa building 

are 53 ―semi-detached lodging units‖.  A multi-level lodge building is proposed near the 

hotel/spa and will contain 27 ―semi-detached‖ lodging units. Forty (40) additional truly detached 

lodging units in 32 buildings are also proposed.  The terms ―semi-detached‖ and truly detached 

are used for the purpose of tracking the numbers and types of units allowed in the AIP, which 

allowed for 120 hotel rooms and 120 detached units.  In order to further cluster the development 

on the site and to develop vertically rather than horizontally, 80 of the 120 AIP-allowed detached 

units were placed inside larger buildings, 53 were placed into the Hotel building and 27 were 

placed into the Lodge building.  That is why these units are referred to as semi-detached.  A 

portion of Highmount, approximately 77 acres, may be leased or sold to New York and could be 

used to locate a public ski lift and trails.   

 

There is a 17acre wooded parcel north of Highmount Spa Resort and north of County Route 49A 

that will remain undeveloped. 

 

The part of the Project site furthest to the west, known as the Adelstein parcel, is approximately 

203 acres in size and in accordance with the AIP, is under a Conservation Easement held by the 

City of New York.  The Conservation Easement allows for passive recreational uses associated 

with Highmount and Wildacres, such as cross country skiing, snowshoe trails, hiking, horse 

riding, and accessory structures, and/or an outdoor amphitheater, but provides that there will be 

no residential, overnight lodging, or industrial uses.  See a copy of the recorded Conservation 

Easement attached in Appendix 2. 

 

The Modified Project will have its own central water supply system and the source of potable 

water will be wells (―K‖ and ―Q‖) that are located in the valley along NY Route 28 further west 

of the project site.  Figure 1-4 shows the location of the K-well property off Todd Mountain 

Road as well the Q-well or Quarry parcel off of Moran Road. 
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The Modified Project will have its own central wastewater collection system and wastewater will 

be sent to the NYCDEP Pine Hill Wastewater Treatment Plant (Pine Hill WWTP) as agreed to in 

the AIP. 

 

All internal project roads will be privately owned and maintained.  

 

Figure 1-5, Phasing Plan, shows how the resort project will be built out over time.  Construction 

will start with the two hotel buildings and 10 holes of the golf course in phase 1.  The remainder 

of the golf course will be built in phase 2.  The remaining lodging units will be built in the third 

phase and buildout will be based on market demand and sales.  The time period for the buildout 

of the project is dependent on market factors which makes estimating the duration of this phase 

of the Project difficult.  For the purpose of the analyses in the SDEIS, an 11-year buildout was 

used.  More details on project phasing can be found in sections 2.8.7 and 2.8.9. 

 

1.3 Project Purpose, Need and Benefits 

 

1.3.A. Area‘s History as a Resort Destination 

 

The DEIS (Section 1.3.1(A)) describes the period from the mid 1800‘s through the mid 1900‘s 

and how resort hotels and golf courses flourished in the area. 

 

Subsequent to the DEIS, the Vision Statement of the Comprehensive Plan for Shandaken, which 

was adopted in 2005, recognizes the importance of tourism in the area. 

 

“Overall  we seek to build our region as one with bustling hamlets, interesting shops, successful 

restaurants and attractive overnight accommodations, surrounded by open spaces and unspoiled 

natural beauty – one with a prosperous economy centered around tourism, historically our most 

enduring business.  We seek to protect the existing family businesses which have been the 

backbone of our economy for generations.” 

 

“Above all, we want to preserve the artistic, cultural, educational and historical assets of our 

town.  We recognize that The Catskill Park and Forest Preserve, the Belleayre Ski Center and 

the scenic value of Route 28 and 42 are our centerpiece assets.  We want to preserve the 

character of these corridors as clusters of commercial enterprises separated by open spaces and 

with a minimum of roadside advertisements and with non-intrusive signage.  We also want to 

encourage the development of the Belleayre Ski Center into an all-seasons attraction.” 

 

1.3.B. History of Belleayre and Highmount Ski Centers 

 

There is a description of the history of BMSC in DEIS Section 1.3.1.     

 

Skier attendance for the period 1987 to 2002 were presented in the DEIS, and SDEIS Figure 1-6, 

below is an update to show how total ski season attendance has increased over the period 1987-

1988 to 2009-2010.   
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Figure 1-5   

BMSC Ski Season Attendance 

 

 
 

In the period following the DEIS, the peak daily attendance at BMSC occurred over the Martin 

Luther King holiday weekend in 2008 when Saturday attendance was 5,890 people. 

 

As of February 2011, it was thought that the current ski season may set records for annual 

attendance at BMSC.  ―With the spring skiing season just around the corner, the state-owned 

Belleayre Mountain center is hoping to break its 2007-2008 season total of more than 181,000 

skiers. Through this past Presidents‘ Day weekend, more than 125,000 people hit the slopes so 

far this winter. More skiers mean more tourists, said Ulster County Tourism Director Rick 

Remsnyder. ‗Belleayre has such a great economic impact on Ulster County,‘ he said. ‗You can 

see the ripple effect of the Mountain in the number of people in the streets and shops of Ulster‘.  

Ski resort Superintendent Tony Lanza said he expects they will ‗catch up‘ to that record year of 

two seasons ago. He is predicting between 177,000 and 187,000 skiers this year.‖ 

(http://www.midhudsonnews.com/News/2011/February/23/Belle_record-23Feb11.html) 

Additional information regarding BMSC can be found in the UMP/DEIS in Part A of this 

document. 
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Highmount Ski Area was opened in 1946 by the Davenport family.  Highmount was one of the 

earliest ski areas in New York State, following the Pine Hill Tow behind the Colonial Inn and 

then Simpson Memorial Ski Slope in Phoenicia which opened in January 1936.  Through the mid 

1970‘s Highmount was serviced by a tow rope and in 1983 it installed its first chairlift, the 

Friend‘s Double Chair which was obtained from Jiminy Peak.  A Poma lift was installed shortly 

thereafter.  Prior to its closing, Highmount was listed as having a vertical drop of 1,050 feet with 

8 trails, a longest run of 1.5 miles, and a lift capacity (at that time 3 t-bars, 1 tow and 1 chair) of 

5,000 per hour.  Highmount ceased operations in 1993.  Below is a photograph of the trail map at 

Highmount. 

 

 

 

 
Figure 1-6 Trail map at old Highmount Ski Area 

 

1.3.C. Background and History of Local and Regional Land Use Regulations 

 

1.3.C.1  Local Level 

 

The Towns of Shandaken and Middletown have zoning ordinances and subdivision regulations 

in place.  See the DEIS for a description of the chronology of the adoption and updating of these 

regulations.  Shandaken and Middletown land use regulations have not changed since the 
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preparation of the DEIS.  It should be noted that the importance of tourism to the Town of 

Shandaken is demonstrated by the provision in the Zoning Ordinance which allows resorts, by 

special permit, in any zone in Shandaken. 

 

Subsequent to the DEIS, the Town of Shandaken adopted a Comprehensive Plan in 2005.  The 

following 6 goals and objectives are contained in the Comprehensive Plan. 

 

 Protect and preserve the environmental, historical and cultural features and resources within 

the Town of Shandaken from harm, physical degradation and visual impacts. 

 Promote the economic development of the Town of Shandaken to ensure an acceptable 

standard of living for its residents. 

 Provide programs and laws to guide future development toward desired patterns within the 

Town of Shandaken. 

 Provide the infrastructure necessary to meet the other Comprehensive Plan goals and to meet 

the health safety and quality of life needs of the residents of Shandaken. 

 Be proactive in establishing regional partnerships to address issues that transcend the Town 

boundaries. 

 Develop community education and outreach programs to foster an understanding of key 

issues facing the Town and encourage public participation in developing effective solutions. 

 

Section 3.8 of this SDEIS, Land Use and Planning, provides an assessment of the proposed 

project‘s consistency with the pertinent goals and objectives of the Comprehensive Plan. 

 

1.3.C.2 County Level 

 

The DEIS (see page 1-8) also discussed any pertinent County-level (Ulster and Delaware) 

planning documents that were in place at the time. 

 

Subsequent to the DEIS the following County-level documents have been prepared. 

 Ulster County Open Space Plan (Ulster County Environmental Management Council and 

Ulster County Planning Board), 

 Ulster Tomorrow, a Sustainable Economic Development Plan for Ulster County (Ulster 

County Development Corporation, Ulster County Industrial Development Agency and Ulster 

County Planning Board), 

 Priority Strategies to Support Housing Development in Ulster County (Economic and Policy 

Resources, Crane Associates, Cope Associates, and Ulster County Planning Board) and 

 East Branch Delaware River Stream Corridor Management Plan (Delaware County Soil and 

Water Conservation District and Delaware County Planning Department in cooperation with 

NYCDEP). 

 

1.3.C.2.a. Ulster County Open Space Plan 

 

The December 2007 Ulster County Open Space Plan lists 7 resource strategies that form the 

basis of the Plan. 

 

 Identify, permanently protect and manage critical open space resources and systems 
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 Protect and manage water resources 

 Enhance the viability and protection of working landscapes 

 Protect the County‘s valuable landforms and natural features 

 Develop priority biodiversity areas and ensure that land use decisions incorporate habitat 

protection and species diversity 

 Promote stewardship of historic and cultural resources 

 Create, preserve, enhance and provide managed access to parks, hiking trails, active and 

passive recreation facilities, and historic resources. 

 

Section 3.8 of this SDEIS, Land Use and Planning, provides an assessment of the proposed 

project‘s consistency with the pertinent goals and objectives of the Ulster County‘s Open Space 

Plan. 

 

1.3.C.2.b Ulster Tomorrow, A Sustainable Economic Development Plan for 

Ulster County 

 

This March 2007 Plan states 4 goals and provides a number of strategies to achieve these goals. 

 

Goal 1:  Focus the economic development process 

 

 Cultivate a community of economic development leaders 

 Create a culture of change and collaboration 

 Develop measured accountability 

 Redesign the economic development services network 

 Streamline local and permit review process 

 

Goal 2:  Improve economic development capacity 

 

 Develop appropriate infrastructure 

 Preserve and enhance quality of life 

 Create a labor force capability in line with business needs 

 

Goal 3:  Energize economic development services 

 

 Target assistance to emerging businesses 

 Recruit a diverse business base 

 Retain and expand existing businesses 

 

Goal 4:  Strengthen key industries 

 

 Enhance travel and tourism 

 Maintain viability of agriculture 

 Develop ―green‖ and renewable energy technologies 

 Nurture creative economy, including knowledge-based industries 
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The project will assist the County in strengthening its key travel and tourism industry. 

 

1.3.C.2.c Priority Strategies to Support Housing Development in Ulster 

County 

 

In this July 2005 document recommendations on housing issues were developed as suggested 

approaches for the Ulster County Housing Consortium to consider.  As per language in this 

document, these recommendations are advisory unless or until they are adopted-implemented by 

the Consortium in its on-going efforts, and/or are codified in municipal ordinances, and in state 

and county statute for those tools-policies that require ordinance changes and enabling 

legislation. 

 

These advisory recommendations are aimed at County and municipal-level efforts and are not 

particularly pertinent to the resort project.  No changes to the local land use regulations in either 

Shandaken or Middletown have been made as a result of this document, and the local land use 

regulations remain in place as they were at the time of the DEIS.   

 

1.3.C.3  Regional Level  

 

The DEIS discussed a number of pertinent plans and studies including the following. 

 

 Catskill Park State Land Master Plan (CPSLMP) 

 Big Indian-Beaverkill Wilderness Area Unit Management Plan 

 Shandaken Wild Forest Unit Management Plan 

 Watershed Memorandum of Agreement 

 Route 28 Corridor Committee Study 

 Tourism Development Plan for the Central Catskills 

 West of Hudson Economic Development Study 

 Catskill Forest Preserve Access Plan 

 Vollmer Associates 1963 Evaluation of Belleayre Mountain Ski Center  

 Sno-engineering 1988 Evaluation of Belleayre Mountain Ski Center. 

 

The DEIS discussed how the DEIS-project was consistent with many of the goals and objectives 

of these numerous plans and studies. 

 

Since the time the DEIS was completed changes were made to NYSDEC‘s August 2003  

Draft Revision to the CPSLMP, and the 1985 Master Plan was officially updated with the 

issuance of the September 2008 Catskill Park State Land Master Plan. 

 

Specific changes from the original plan include the following: 

 Create a new land classification-Primitive Bicycle Corridor-to encompass approximately 156 

acres. The Master Plan reclassifies four trail corridors (100 feet wide) through existing or 

proposed new wilderness areas, mostly in Greene County, that will allow the public to use a 

bicycle but will otherwise be managed according to wilderness guidelines. These corridors 

are along old roads and have had historic bicycle use:  
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a. Indian Head Wilderness: Mink Hollow Road-its entire length through the Indian Head 

Wilderness (3.2 miles)  

 

b. Indian Head Wilderness: Overlook Turnpike from the Overlook Mountain Wild  

Forest boundary to Platte Clove and Prediger Road (4.5 miles)  

 

c. Hunter-Westkill Wilderness: Diamond Notch Road-its entire length through the Hunter-

Westkill Wilderness (3.2 miles)  

 

d. Blackhead Range Wilderness: Colgate Lake -Dutcher Notch Trail, an old road including 

Colgate Lake Wild Forest to Stork's Nest (2.4 miles)  

 

 In Wild Forests, allow for bicycle use on roads open to the public, state truck trails, old wood 

roads, foot trails, snowmobile trails, and horse trails, unless such use is deemed unsuitable 

through the Unit Management Planning process.  

 

 Increase the size of the Colgate Wild Forest from 600 acres to 1,495 acres, utilizing the 

2,400-foot contour as the boundary. This will provide increased opportunities for recreation 

appropriate in Wild Forests, including bicycle use.  

 

 Include invasive species management, as the original Master Plan did not contain any 

reference to this emerging threat. DEC and its new Office of Invasive Species will work with 

the Catskill Region Invasive Species Partnership to help identify and educate the public 

about invasive species. In addition, DEC may take necessary actions to control exotic 

invasive species where there is potential for significant degradation to the native ecosystem.  

 

Section 3.8 of this SDEIS, Land Use and Planning, provides an assessment of the proposed 

project‘s consistency with the pertinent goals and objectives of the new CPSLMP.  

 

1.3.D & E. Project Need 

 

For almost fifty years, the economic decline of the Central Catskills and the potential for a 

revitalized tourist economy has been subject of studies by a variety of consultants and 

commissions.  Crossroads Ventures, LLC was formed to address the recommendations these 

studies have made, and believes that the Belleayre Resort Project is the ideal fulfillment of the 

needs stressed by these studies.  

 

Section 1.3.2 of the original DEIS previously noted that the BMSC was the primary economic 

engine of the Catskill High Peaks area at the nexus of the three major Catskill counties: Ulster, 

Greene and Delaware. 
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BMSC is the major attraction, the key destination, the focus of activity for outsiders and the 

major generator of information for the world outside the region.  When its annual visitation is 

down – as it was for the middle years of the 1990‘s – all of the region‘s businesses suffer.  When 

annual visitation is up, as it is currently, virtually all local businesses benefit and with the newly 

identified capital expenditures, as outlined in their updated UMP/DEIS (Part A), the BMSC 

would be able to substantially increase its present visitation even more.  

 

The overwhelming majority of its current visitors drive to and from the area in a single day.  In 

order for the BMSC to have the most salutary effect on the local economy, a major portion of 

these day-trips need to be converted into overnight stays.  Only then will the local shops, 

restaurants, and lodging facilities see a significant improvement in their fortunes.  One of the 

primary barriers to this transition is the number and character of available hotel rooms.  Of the 

limited available rooms in the region many of them are quite fine, but many more offering only 

very basic and out-dated accommodations.  If BMSC is to achieve its potential, it needs a major 

increase in the number and caliber of hotel rooms on the order of 500 additional hotel rooms.     

 

With this need in mind Crossroads Ventures also recognizes that Resort areas – whether based 

on skiing or other activities – require a rounded menu of high-end and moderately priced rooms, 

together with an exciting array of shopping, après-ski and other entertainments and these for a 

variety of family age-groups.  The Belleayre Resort at Catskill Park has been conceived and 

planned to serve as a major contributor to the ambient circumstances which will enable BMSC – 

and the region – to reach its full potential.  As proposed it will become an unrivaled upscale, 

four-season resort directly serving the New York metropolitan area.  It will also be the most 

environmentally advanced and responsible lodging development project the region has ever seen.  

With ski-in, ski-out privileges, ±15,000-square-foot conference facilities, 18 holes of 

championship golf, and two separate full-service spa operations, the resort features a full array of 

year-round demand generators.  For example, the conference facilities alone address a core need 

of the region for space with attached lodging where one can hold conferences, weddings, proms, 

banquets and the like. This feature in turn would generate an increase in the need for local 

florists, photographers, entertainers and other ancillary services.  In addition, the projected 

annual expenditures of $10.64 million by resort guest and employees outside the resort would 

provide a major stimulus to the local economy as well as support local and regional cultural 

events. 

 

As more fully detailed in Appendix 5 ―Fiscal and Marketing Information‖ a market study and 

feasibility analysis on the viability of the Belleayre Resort at Catskill Park was prepared by two 

internationally acclaimed hotel and lodging consultants, HVS International of New York, pre-

eminent specialists in hotel consulting and appraisal worldwide, and Ragatz Associates of 

Eugene, Oregon, perhaps the country‘s leading authorities on time-share and factional interest 

developments.  These studies evaluated the project site, physical improvements to the site 

together with proposed amenities, resort visitation and occupancy, projections of income and 

expense for the various resort lodging units and a review of the competitive resort lodging 

facilities that could compete with the Belleayre Resort. 

 

Their conclusion was as follows: 
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 “The Belleayre Resort at Catskill Park represents a development with no regional 

parallel.  The resort will offer an exceptional combination of natural features and 

architectural integrity, convenience to a large population base with high levels of 

disposable income, and world-class facilities.  The project developer will seek to affiliate 

the hotels with separate but complementary brands, which will greatly enhance the 

marketability of the vacation ownership units.  The characteristics and operating 

advantages detailed here amount to an extraordinary asset that can reasonably be 

expected to gain recognition as one of the premier destinations and vacation ownership 

communities in the world, and the top-quality facility of this sort in the Northeastern 

United States” (HVS). 

 

 “The Belleayre Resort at Catskill Park as currently proposed, will become the only 

upscale, four season resort directly serving the New York metropolitan area.  It will also 

be the most environmentally advanced and responsible large-scale development project 

the region has ever seen” (Ragatz). 

 

While these conclusions alone do not guarantee the financial success of the proposed Belleayre 

Resort, they do point to the underlying facts that: 

 

 The Belleayre Resort will be located within a 150 minute drive of over 23 million potential 

customers. 

 The resort‘s customer base is one of the most affluent in the country. 

 There is no competition in the Northeast like it closer to the greater NYC metropolitan area.  

To reach the nearest equivalent, visitors from there would have to drive more than four or 

five hours to the vacation areas of the Adirondacks or Vermont. 

 The resort is able to appeal to and attract both mid and high income resort guests. 

 The resort intends to set a new standard for environmental sensitivity in terms of architectural 

design, operation and resort programming. 

 The resort, being situated next to the Belleayre Ski Center, close to hundreds of miles of 

hiking and bike trails, offering a wide variety of outdoor and in-door recreational activities 

from skiing, golf, tennis and swimming to fly fishing and bird watching, provides resort 

guests an opportunity to experience the region in any season. 

 The resort adds to Belleayre Mountain's year round activities to balance skiing. 

 

Based upon the projected sales pace of the time-share and fractional interest units being offered 

at the Resort, as detailed in the Ragatz marketing and feasibility analysis, it is anticipated that the 

various elements of the Project will be built out in four distinct stages as outlined below and as 

further detailed in Section 2.8.9.F, ―Overall Construction Schedule‖.  It is the intention of the 

developer to construct the detached lodging units in Stages 2-4 on an ―as sold‖ basis, over a 

projected period of eight to nine years after construction of each hotel.  Depending on market 

demand this timeline could be shortened or extended.  The dates indicated here are subject to the 

timely issuance of permits necessary to begin construction and the projected sales pace: 
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Wildacres Resort Stage 1  (3/2012 – 9/2014) 

 Golf Course & Club Facilities 

 208 Hotel Units 

 42 Hotel Fractional Units 

 Detached Parking Garage 

 (1) 8 Unit ―Model‖ Octoplex 

  

 Sub-Total: 258 Units 

 

 

Highmount Spa Resort Stage 1 (3/2012 – 3/2014)  

 120 Hotel Units 

 53 Semi-detached Fractional Units  

 Sub-Total: 173 Units 

 

 

Wildacres Resort Stage 2 (3/2014 – 3/2019) 
 Front 9 Village Community Club House 

 84 Detached Time Share Units 

 47 Detached Fractional Units 

 Marlowe Mansion Adaptive Reuse 

Wilderness Activity Center 

 Sub-Total: 131 Units 

 

 

Highmount Spa Resort Stage 2 (6/2016 – 9/2017) 

 27 Semi-detached Fractional Unit Lodge Building 

 Sub-Total: 27 Units 

 

 Stage 3 (9/2017-9/2019) 

 19 Detached Fractional Units 

 Sub-Total: 19 Units 

 

 Stage 4 (9/2020 – 9/2022) 

 21 Detached Fractional Units 

 Leach Farm Conference Center Adaptive Reuse 

 

  Sub-Total: 21 Units 

 

 Grand Total at Wildacres:  389 Units 

 Grand Total at Highmount:  240 Units 

 

1.3.F. Current Economic Development Strategy for the Region 

 

Section 1.3.2 of the DEIS discussed a number of studies and strategies for the region including 

the following.  
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 1963 Vollmer Associates, BMSC Assessment 

 1988 Sno-engineering BMSC Comprehensive Management Study 

 1994 Router 28 Corridor Committee Study 

 1998 Tourism Development Plan for the Central Catskills 

 1998 & 1999 West of Hudson Economic Development Study 

 

The proposed project is consistent with the goals of all of these studies. 

 

Recently, both Delaware County and Ulster County recognized the need for the Modified Project 

and its importance for economic development in the region.  In April of 2010 both the Ulster 

County Legislature and the Delaware Board of Supervisors passed resolutions supporting the 

construction of the Project.  Copies of these resolutions can be found in Appendix 6. 

 

Both Counties expressed their commitment to and strong support for economic development and 

the tourism industry.  Over the past 10 years Ulster County alone has spent almost $10 million to 

improve economic development with over 2/3 of that total spent on efforts to improve and 

encourage tourism. 

 

Both Counties reported declining economic conditions including recent job losses, reductions in 

household income, and flat or decreasing tax revenues.  The job creation, wages and tax revenues 

projected for the Project were cited to in both Counties‘ resolution of support.  

 

In the summer of 2000, a Business Community Survey was conducted, and the results of this 

study were discussed in Section 7 and Appendix 26 of the DEIS.  Of the 153 survey returns, 17 

demanded anonymity, while 136 or nearly 89% were comfortable revealing who they were.  As 

of February 09, 2011, of the 136 businesses who participated in the survey and identified 

themselves by name, 44 businesses, or nearly 1/3, have since closed and have not been replaced 

by a similar or another business. Of the 44 closed, the breakdown is as follows:   9 restaurants;   

3 hotels; 4 automotive; 1 amusement/recreation; 1 real estate agency; 6 building 

construction/materials; 13 miscellaneous retail; and 7 personal services. 

 

1.3.G. Project Benefits 

 

1. Employment 

 

The proposed project will provide significant employment opportunities.    

 

During the construction phase the project will generate a total of 2,176 person years of direct 

employment and an additional 1,812 person years of indirect employment.  The construction 

phase will produce direct wages and salaries of $112.7 million and indirect wages and salaries of 

$191.34 million.  

 

The operation phase of the project will generate approximately 541 full-time jobs and 230 

seasonal and part-time positions, or a total of 771 jobs, with an annual payroll of $24.85 million.  
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The operation phase of the project will also produce 264 indirect off-site jobs in the region with 

indirect wages and salaries of $12.96 million. 

 

A breakdown of the full-time salaried and hourly staff positions in each hotel by their title and 

anticipated pay (not including fringe benefits and gratuity income) is detailed below: 

 

Highmount Spa Resort  Wildacres Resort 
# HIRED SALARIED PAY POSITIONS # HIRED  SALARIED PAY POSITIONS 

 

 1 $130,000.00 General Manager 1 $130,000.00   General Manager 

 1 $  61,600.00 Director of Operations 1 $ 61,600.00  Director of Operations 

 1 $  63,500.00 Revenue Manager 1 $ 63,500.00  Revenue Manager 

 1 $  35,000.00 Executive Secretary 1 $ 35,000.00  Executive Secretary 

 1 $  40,000.00 Laundry Manager 1 $ 40,000.00  Laundry Manager 

 1 $  97,400.00 Director of Sales 1 $ 97,400.00  Director of Sales 

 1 $  85,300.00 Senior Sales Manager 1 $ 85,300.00  Senior Sales Manager 

 1 $  45,000.00 Executive Meeting Manager 1 $ 45,000.00  Executive Meeting Mgr. 

 1 $  55,600.00 Conference Services Manager 1 $ 55,600.00  Conference Service Mgr. 

 1 $  62,300.00 Director of Catering 1 $ 62,300.00  Director of Catering 

 1 $  35,000.00 Catering Sales Manager 1 $ 35,000.00  Catering Sales Manager 

 4 $  45,000.00 Sales 4 $ 45,000.00  Sales 

 1 $  40,000.00 Reservations Manager 1 $ 40,000.00  Reservations Manager 

 1 $  44,300.00 Front Office Manager 1 $ 44,300.00  Front Office Manager 

 1 $  44,300.00 Guest Services Manager 1 $ 44,300.00  Guest Services Manager 

 1 $  30,000.00 Asst. Front Office Manager 1 $ 30,000.00  Asst. Front Office Mgr. 

 1 $  50,000.00 Executive Housekeeper 1 $ 50,000.00  Executive Housekeeper 

 1 $  38,700.00 Asst. Executive Housekeeper 1 $ 38,700.00  Asst. Exec. Housekeeper 

 1 $100,000.00 Spa Manager 1 $ 80,000.00  Spa Manager 

 1 $  70,000.00 Director of Rooms 1 $ 70,000.00  Director of Rooms 

 1 $  86,200.00 F & B Operations Manager 1 $ 86,200.00  F & B Operations Mgr. 

 3 $  42,200.00 Dining Room Manager 2 $ 42,200.00  Dining Room Manager 

 1 $  81,400.00 Executive Chef 1 $ 81,400.00  Executive Chef 

 3 $  50,600.00 Dining Room Chef 3 $ 50,600.00  Dining Room Chef 

 1 $  51,800.00 Banquet Chef 1 $ 51,800.00  Banquet Chef 

 1 $  51,800.00 Pastry Chef 1 $ 51,800.00  Pastry Chef 

 1 $  62,300.00 Banquet Manager 1 $ 62,300.00  Banquet Manager 

 1 $  49,000.00 Director of Security 1 $ 49,000.00  Director of Security 

 1 $  75,300.00 Human Resources Director 1 $ 75,300.00  Human Resources Dir. 

 1 $  51,000.00 Training Coordinator 1 $ 51,000.00  Training Coordinator 

 1 $  55,000.00 Fractional Share Manager 1 $ 55,000.00  Time Share Manager 

 1 $  81,600.00 Hotel Controller 1 $ 81,600.00  Hotel Controller 

 1 $  44,300.00 Night Manager 1 $ 44,300.00  Night Manager 

 1 $  35,000.00 Purchasing Manager 1 $ 35,000.00  Purchasing Manager 

 1 $  65,000.00 IT Manager 1 $ 65,000.00  IT Manager 

 1 $  60,000.00 Chief Engineer 1 $ 60,000.00  Chief Engineer 

 1 $  48,300.00 Asst. Chief Engineer 1 $ 48,300.00  Asst. Chief Engineer 

    1 $ 50,000.00   Retail Manager 

    1 $ 90,000.00  Golf Manager 

    1 $ 45,000.00  Asst. Golf Manager 

 44 $  56,463.64 Avg. Salary for 44 Positions 46 $ 56,678.26 Avg. Salary for 46 Positions 
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Highmount Spa Resort Wildacres Resort 
# HIRED HOURLY RATE FULL TIME STAFF # HIRED HOURLY RATE FULL TIME STAFF 

 

 29 $13.00 Front Office/Reservations/Valet 29 $13.00 Front Office/Reservations/Valet 

 44 $12.00 Housekeeping 41 $12.00 Housekeeping 

 20 $25.00 Engineering / Security 12 $25.00 Engineering / Security 

 27 $17.00 Restaurant 28 $17.00 Restaurant 

 8 $17.00 Bar 5  $17.00 Bar 

 6 $17.00 Room Service 5  $17.00 Room Service 

 5 $17.00 Banquets 12 $17.00 Banquets 

 24 $15.00 Kitchen / Steward 23 $15.00 Kitchen / Steward 

 4 $15.00 Accounting 4  $15.00 Accounting 

 7 $13.00 PBX 7  $13.00 PBX 

 3 $15.00 Administration 3  $15.00 Administration 

 4 $15.00 Laundry 4  $15.00 Laundry 

 4 $10.00 Life Guards 4  $10.00 Life Guards 

     9  $11.00 Retail 

     4  $12.00 Wilderness Center 

     4  $12.00 Children‘s Center 

     5  $15.00 Time Share Admin. 

 185 $14.87 Avg. Hourly Wages 199  $14.66 Avg. Hourly Wages 

 

 

Highmount Spa Resort Wildacres Resort 

                     HOURLY                HOURLY  

# HIRED    RATE          SUB-CONTRACTORS # HIRED  RATE        SUB-CONTRACTORS  

 

 45 $30.00 Spa Therapists    22         $30.00        Spa Therapists 
 

TOTAL: 274  employed at Highmount TOTAL:  267  employed at Wildacres 

 

In addition to the need for full-time employees, the resort is expected to employ up to 230 part-

time/seasonal employees with wages ranging from $10.00-$16.00 per hour.  About 87% (190) of 

the part-time employees would be needed in hotel administration, guest services, food and 

beverage, and housekeeping, with another 17% (40) to maintain the golf course and hotel 

grounds.  

 

Because the Belleayre Resort at Catskill Park is envisioned as a world class resort with a wide 

range of offered amenities and dining experiences it is critical to employ a well trained staff to 

set and maintain lodging and hospitality standards common to such resorts and the hotel brands 

they may be affiliated with.  To ensure that the high four and five star standards are achieved for 

the operation of the Belleayre Resort, it is envisioned that the resort developers will seek out 

affiliation with nationally recognized first class and luxury hotel brand operators.  (See HVS 

―Market Study & Feasibility Analysis‖)   Such operators typically conduct extensive staff 

training programs prior to the commencement of new a hotel as well as ongoing training 

programs during their tenure as resort operators.  These training programs help to ensure that all 

employees of the resort provide a consistent level of service that meets the standards of the resort 

operators and the expectations of resort guests. 

 

To further ensure the availability of personnel to qualify for employment at the Belleayre Resort 

complex, resort developers will establish on-going relationships with various state and regional 

education institutions, such as Cornell, NYU, SUNY Delhi, SUNY New Paltz, Culinary Institute 
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of America, etc., who offer degree and advanced course programs in various hospitality 

disciplines.  By working closely with these institutions to support the employment needs of the 

resort, the resort developers hope to help staunch the outflow of post-secondary school graduates 

from the region, looking for career opportunities beyond the Catskills, as well as provide job 

opportunities for local residents with skills needed to successfully operate the resort. 

 

2. Preservation of Open Space 

 

Crossroads proposes to preserve the vast majority of its land holdings as open space, both public 

and private.  The AIP and the Modified Project contemplate the conveyance of the Big Indian 

parcels containing approximately 1,189 acres of undeveloped land into public ownership and 

potential for eventual inclusion into the State Forest Preserve.  The lands are contiguous with the 

Big Indian Wilderness Area and nearby the Shandaken Wild Forest.  Public ownership of these 

lands would allow for additional recreational opportunities and protection of natural resources 

and water quality.  The protection of water quality is especially important because the property is 

located in the watershed of Esopus Creek and the Ashokan Reservoir watershed, both of which 

are in New York State‘s 2010 list of Section 303(d) List of Impaired Waters. 

 

An additional 203+/- acres of Project site lands, known as the Adelstein Property located west of 

the former Highmount Ski Center was recently put into a Conservation Easement granted to the 

City of New York as outlined in the AIP.  See Section 2.5 for a description of the Conservation 

Easement and Appendix 2 for a copy of the recorded easement.     

 

Approximately 77 acres of project site lands that include portions of the former Highmount Ski 

area will also be available for sale or lease to the State of New York for operation by BMSC as 

part of this Project. 

 

With respect to the remaining 739 acres held by Crossroads Ventures for the Project, 504 acres, 

or 68%, is proposed to remain undeveloped. 

 

3. Roadway Improvements 

 

The proposed project includes some road improvement measures that are also necessary to 

improve access and circulation around the BMSC.  These improvements are needed and will be 

beneficial under the current operating conditions of BMSC.  Roadway improvements proposed 

as part of this project include realignment of a section of Ulster County Road 49A in the vicinity 

of the existing main (upper) driveway to the BMSC.  Motorists making a right turn out of the 

BMSC main (upper) driveway to go towards NY Route 28 currently have to contend with 

limited sight distances to their left.  Horizontal and vertical realignment on Ulster County Road 

49A proposed as part of the project will improve sight distances and provide safer conditions.  

Also proposed are some improvements to County Route 49A between the upper driveway of the 

BMSC Center and the proposed entrance to Highmount.  These improvements include road 

widening and a reduction of some existing road grades (slopes).  The improvements proposed for 

the NY Route 28 and Ulster County Road 49A intersection include a left hand turn lane off of 

west bound NY Route 28 onto Ulster County Road 49A and a right hand turn lane from County 

Road 49A to NY Route 28 eastbound.  A traffic signal that will be fully operational in the winter 
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months and on flash in other months is also proposed for this intersection.  These measures will 

improve through traffic flow on NY Route 28 as well as improve turning movements onto and 

off NY Route 28. 

 

4. Tax Revenues 

 

During the operational phase when the proposed Project is fully built out, the Resort would 

provide annual sales tax revenues to Ulster County and New York State.  On an annual basis, 

these taxes are estimated to include $2.69 million in sales taxes for Ulster County, and $2.69 

million to New York State.
2
 

 

Upon full development of the proposed project, the taxable assessed value is estimated to be 

nearly $60 million. By 2031, when all construction is completed, and when all business 

investment tax exemptions have expired, there will be an estimated annual property tax revenue 

increase of $3.49 million in Shandaken and Ulster County. These future property tax amounts are 

estimated to be allocated as follows:  

 

Ulster County General $   715,205 

Shandaken Town General $   395,111 

Shandaken Highway   $   374,378 

Highmount Fire  $   167,154 

Pine Hill Fire   $     11,871 

Pine Hill Light  $       4,841 

Pine Hill Water  $       5,412 

Onteora Library  $          323 

Onteora Central School $   419,306 

Margaretville School  $1,400,446 

 

At that point in the future, there would also be an annual property tax revenue increase of an 

estimated $324,649 in Middletown and Delaware County allocated as follows: 

 

Delaware County General $    114,621 

Middletown Town  $      51,182 

Highway Outside Village $      31,843 

General Outside Village $        2,119 

Middletown FD #1  $        7,878 

Margaretville School  $    117,006 

 

In addition to the employment and tax benefits provided by the project, it is projected that annual 

off-site Resort patron spending of $10.64 million will occur, and that this will occur mostly in 

businesses located in local village and hamlet centers.  These visitor-generated expenditures 

would result in additional sales tax generation accruing to the Counties and State. 
 

                                                           
2
 The 2003 Draft Environmental Impact Statement (DEIS) estimated sales tax revenues generated by a hotel use that 

would be located within Delaware County. The revised program being advanced in this SEIS does not include uses 

that would generate sales tax revenues within Delaware County. 
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Because the construction of the project is expected to take advantage of tax-related benefits 

available through the Ulster County Industrial Development Agency (IDA), sales tax revenue 

generation would not occur as a result of the project‘s direct construction 

expenditures.  However, sales taxes would be generated by indirect construction-related 

expenditures, and from project-related, personal income, corporate and other business related 

expenses, including purchases made by contractor personnel involved in the construction of the 

Resort.  These taxes will increase at the local, county, and State levels.  For the construction 

phase of the project, tax revenues will include (in constant 2008 dollars) approximately $146,000 

for Delaware County, $810,600 for Ulster County, and tax revenues of approximately 

$14,670,100 for New York State. 

 

5. Recreation 

 

The project will help increase the attendance at BMSC.  One of the goals of the facility 

improvements that have occurred at BMSC under their current 1998 Unit Management Plan was 

to increase capacity to serve 4,500 skiers per day.  Recent attendance figures for Belleayre 

indicate that this figure was reached on four occasions during the 2009-2010 ski season.  Of 

these four days of skier attendance over 4,500, none of these occurred on weekdays.  With the 

extended stays of Resort guests weekday use will also increase as well as weekend use.  Resort 

guests would also utilize the expanding summer activities that occur at the BMSC, including 

summer lift rides, concerts, craft fairs and dining. 

 

6. Cultural Amenities 

 

There is a considerable variety of cultural and arts related activities and organizations active in 

the towns of Middletown and Shandaken.  These include: 

 

 Open-Eye Theater (Arkville) 

 

 Community Choral of the Catskills 
 

 Roxbury Arts Group Festival 

 

 October Festival at Belleayre Mountain Ski Center 

 

 Shandaken Theatrical Society 

 

 Shandaken‘s Festival of the Voice 

 

 Shandaken‘s Art Studio Tours 

 

 The German Alps Oktoberfest 

 

 Belleayre Conservatory Music Festival  
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 Woodstock Film Festival (many of whose events take place at the Emerson Resort in 

Shandaken) 

 

 Empire State Railway Museum 

 

 Margaretville Memorial Hospital Auxiliary Crafts Fair 

 

 Pakatakan Farmers Market 

 

The sponsoring organizations of these activities all operate on a not-for-profit basis and the funds 

generated by their activities are applied to a variety of community causes.  It is expected that 

some proportion of Resort guests will exhibit a keen interest in some, if not all, of these 

activities, thus enhancing the funding streams for these organizations.  

 

The project will provide the added benefit of serving as an educational/instructional resource 

regarding the Catskill Park and the New York City Watershed for Resort guests.  Information 

and activities provided by the Resort will enhance the appreciation of Resort guests of the 

benefits of the Park and the Watershed.   

 

To further ensure the availability of personnel to qualify for employment at the Belleayre Resort 

complex, resort developers will establish on-going relationships with various state and regional 

education institutions, such as Cornell, NYU, SUNY Delhi, SUNY New Paltz, Culinary Institute 

of America, etc., who offer degree and advanced course programs in various hospitality 

disciplines.  By working closely with these institutions to support the employment needs of the 

resort, the resort developers hope to help staunch the outflow of post-secondary school graduates 

from the region, looking for career opportunities beyond the Catskills, as well as provide job 

opportunities for local residents with skills needed to successfully operate the resort. 

 

7. Promotion of Local Businesses and Economy 

 

One of the important benefits provided by the Resort to local businesses along the Route 28 

corridor is the planned inclusion in the Wildacres Hotel of a dedicated room to house a chamber 

of commerce/tourist information center that will supply Resort guests with information about 

recreational opportunities and other services and attractions in the Catskill State Park. 

 

These other services and attractions could include everything from medical/dental services, auto 

repair, real estate offerings, to the full range of restaurant and food services located throughout 

the region.  This information center would be staffed by the Resort to assist resort guests in both 

booking or reserving services outside the resort as well as mapping information on how to get to 

such services. 

 

Except for any promotional materials that might be supplied by individual service providers, this 

information center would be operated at no cost to service providers outside the Resort. 
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1.4 Environmental Review, Permits, Approvals, Public Grants and Funding Sources 

 

In addition to reviewing the project as Involved and Interested Agencies under SEQRA, those 

agencies from which permits and approvals are being sought will also have separate review 

processes for the proposed project.  Below is a description of the permits and approvals being 

sought.  These are summarized in the following Table 1-1, ―Permits and Approvals.‖ 

 

Table 1-1 

Permits and Approvals 

Local 
 

Town of Shandaken Planning Board 

 Special Use Permit 

 Site Plan Approval 

Town of Shandaken Town Board 

 Approval to Form Transportation Corporation(s) 

 

Town of Middletown Planning Board 

 Special Use Permit 

 Site Plan Approval 

 

Town of Middletown Town Board 

 Approval to Form Transportation Corporation(s) 

 

Ulster and Delaware County 
 

Health Department (Ulster only) 

Water Supply Infrastructure 

Wastewater Disposal Infrastructure 

Food service 

Hotels 

Swimming Pools 

Department of Public Works Bridges and Highways Division 

Road Improvements and Driveways 

 

Regional 
 

NYCDEP  

Wastewater Treatment Plant Connection 

Stormwater Pollution Prevention and Impervious Surfaces 

 

Delaware River Basin Committee 

 Groundwater Withdrawal Approval 

 

State 
 

NYSDEC 
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Streambank Disturbance (golf cart bridge crossings) 

Water Supply Application 

Individual SPDES Permits for Stormwater Discharges associated with Construction and 

Operations 

Petroleum Bulk Storage Registration 

Chemical Bulk Storage Registration 

Sewer and Water System Infrastructure Signoffs 

 

NYSDOH (Delaware County Facilities) 

Water Supply 

Sewer System Infrastructure Signoffs 

Food Service for Delaware County Portion 

Hotels 

Swimming Pools 

 

NYSDOT 

NY Route 28 Improvements 

Speed Signage Approvals 

 

Federal 
 

US Army Corps of Engineers  

Federal Wetlands/Waters of the US Jurisdictional Determination 

 

1.4.1.A . Local Permits and Approvals 

 

Figure 1-3, ―Master Plan‖, previously illustrated the location and general types of development 

being proposed in relation to the County/Town boundary.  Also see Drawings L1.00-L1.02 in the 

Site Plan set that is part of this SDEIS which shows the overall project layout at a larger scale. 

 

The modified project will require Special Use Permit/Site Plan approvals from the Planning 

Boards in the Towns of Shandaken and Middletown.   No variances are needed.  The Site Plans 

and Water and Sewer Infrastructure Plans that are part of this SDEIS were prepared with the 

knowledge that they would also serve as the submission to the Towns for their approvals.  Both 

Town‘s Town Boards will need to approve applications to form or to use existing transportation 

corporations that will operate and maintain the project water and sewer infrastructure. Review of 

the project at the local level for final approvals will occur subsequent to the SEQRA review of 

the project.  Local Boards continue to participate in the SEQRA review of the project as involved 

agencies. 

 

B. Local Financial Assurance Requirements 

 

Shandaken‘s zoning ordinance and subdivision regulations require the posting of performance 

guarantees/performance bonds as a condition of project approval.  The amount of the surety is 

established by the Planning Board after consultation with the Town Attorney, Building Inspector, 

other local officials or its designated private consultants.  See Section 105-14(A) of the 

subdivision regulations and Section 116-53 of the zoning ordinance. 
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Section 602(C)(6) of the Middletown Zoning Ordinance states that the Planning Board may 

require as a condition of approval that a financial guarantee be provided by the owner to ensure 

that the proposed development will be built in compliance with the accepted plans. 

 

1.4.2 County 

 

A. Health Department 

 

B. Delaware County does not have a county-level health department.  The Ulster County 

Health Department previously had jurisdiction over the original project water supply 

(Rosenthal wells) and wastewater collection and disposal.  Since the Rosenthal wells are 

not part of the modified project and the modified project‘s water sources are in Delaware 

County, Ulster County DOH‘s involvement during SEQRA will be to a review the 

project‘s water distribution system and wastewater collection system. Utility drawings 

and water and sewer preliminary design reports are part of this SDEIS.   Ulster County 

DOH will also be involved with the permits/approvals for the project restaurants, but this 

involvement will occur after the SEQRA process is completed.  Highway 

 

Ulster County Bridges and Highways will need to review and approve the plans for the 

realignment of Ulster County Road 49A to enhance sight distances and improve road safety in 

the vicinity of the proposed access to the Wildacres Hotel.  All project entrances onto County 

Road 49A will need to be reviewed and approved by the County Bridges and Highways 

Department including proposed grading, signage, and signaling.  Preliminary plans and permit 

applications will be submitted to the County and the review process will run concurrently with 

the SEQRA review of the project. 

 

C. Industrial Development Agency (IDA) 

 

It is anticipated that the Ulster County IDA will be approached to utilize their financing and 

incentive programs such as mortgage recording tax exemptions, sales tax exemption, and real 

property tax abatement through a PILOT agreement.  The effect of any such business investment 

exemptions are fully discussed in the Socioeconomic and Fiscal Conditions and Effects Report 

as prepared by AKRF, Inc. and included in Appendix 3. 

 

1.4.3 Regional 

 

A. NYCDEP 

 

NYCDEP has authority to review and approve certain elements of the proposed project under its 

Watershed Regulations (15 Rules of the City of New York, Sections 18-11) including the design 

and construction of the project wastewater connection to its Pine Hill treatment plant, the 

location and construction of impervious surfaces, and the preparation and implementation of a 

stormwater pollution prevention plan to control runoff both during and after construction.  To 

date there has been extensive coordination of the stormwater plans for the project with NYCDEP 

and this coordination will occur during the SEQRA review of the project. 
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B. DRBC 

 

A permit will be required from the Delaware River Basin Commission for the groundwater 

withdrawals to serve the Project.  A copy of this completed application is in Appendix 7 of this 

SDEIS. 

 

C. Regional Agency Funding 

 

The proposed project does not presently contemplate using funding from regional agencies. 

 

1.4.4 State 

 

A. NYSDEC 

 

NYSDEC permit applications have been prepared for streambank disturbance for golf cart path 

bridge stream crossings (see Appendix 8), water supply application (see Appendix 9), and an 

individual stormwater SPDES permit (see Appendix 10).  The project will require future 

registration with NYSDEC for petroleum bulk storage for fuels associated with resort operations 

and for chemical bulk storage for chlorine used with the resort‘s water supply and swimming and 

spa facilities. 

 

B. NYSDOT 

 

NYSDOT is reviewing the revised Traffic Impact Study (SDEIS Appendix11) and the NY Route 

28 CR 49A intersection improvement plans.  A highway work permit will be required for road 

improvements at the NY Route 28 CR 49A intersections as well as for installing water and sewer 

lines within the NY Route 28 right-of-way. 

 

C. NYSOPRHP 

 

NYSOPRHP has reviewed the amended Stage 1B Supplemental Cultural Resources Studies 

(SDEIS Appendix 12), and has issued No Adverse Impact letters that are included in SDEIS 

Appendix 12. The Project Sponsor will carefully coordinate the adaptive reuse of any historic 

structures with the staff at NYSOPRHP. 

 

D. NYSDOH 

 

Per 1.4.2(A) above, NYSDOH is reviewing the project water supply plans and the Water Supply 

Preliminary Design Report (SDEIS plan sheets PN-1 through PN-19 and SDEIS Appendix13).  

NYSDOH will also be responsible for permits for Delaware County components including 

NYSDOH approval of sewer system infrastructure, food service, hotel buildings and swimming 

pools. 
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E. State Agency Funding 

 

The proposed project does not presently contemplate using funding from New York State or its 

agencies. 

 

1.4.5 Federal 

 

The USACOE previously issued approvals for the original project. 

 

On July 18, 2003 the ACOE issued a letter stating that an individual permit was not required for 

the original project and that the jurisdictional activities proposed could be accomplished under 

Department of the Army Nationwide Permit Number 14.  (See DEIS Appendix 14, .ACOE 

Materials)  

 

The modified project does not require any regulated impacts to the waters of the United States 

pursuant to Section 404 of the Clean Water Act.  This was documented in correspondence to the 

USACOE on January 11, 2011 (See Appendix 14).  Confirmation from the ACOE is pending at 

this time. 

 

The proposed project does not involve funding from the Federal Government. 
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