
The Village of Monticello serves as 

the County Seat for Sullivan County, 

and is ripe to take advantage of the 

unprecedented growth and 

development that is occurring as a 

result of the $1.5 billion investment 

by Empire Resorts in its new 

Montreign Casino & Adelaar Resort. 

It is of paramount importance that 

Monticello’s downtown business 

district, parks, infrastructure and 

housing stock are ready for the 

growth of this community. A $10 

million dollar investment in 

Monticello will achieve a 

transformative result and 

bring lasting economic 

returns that build off 

existing investment 

already happening in 

the area.  

REDC Region:  Mid-Hudson 

Municipality: Village of Monticello 

County:  Sullivan 

Downtown Name:   

Monticello Broadway Corridor 

Monticello Downtown Revitalization Initiative Application 

The target area for purposes of the Downtown Revitalization Initiative (DRI) 

takes into account the core downtown area of the Village of Monticello as 

well as some surrounding residential neighborhoods that are representative 

of the village fabric. We have chosen a compact, well defined area that is ripe 

for reinvestment. While the Village comprises approximately 4 square miles, 

the targeted neighborhood is just under half a square mile but includes the 

majority of commercial space and residential population.  

VILLAGE OF MONTICELLO 

       DRI TARGET AREA (GENERALIZED LAND USE): 

RESIDENTIAL         MIXED USE           COMMERCIAL 

42 

42 

County Government Center 
& Shortline Bus Depot 

JEFFERSON ST 
GATEWAY 

Crawford 
Library 
(NEW) 

Village Hall & 
Police Station 

FORESTBURGH RD 
GATEWAY 

EAST 
BROADWAY 
GATEWAY 

County Courthouse 

Nesin Cultural 
Arts Center 

  Parcels # acres % 

Residential 350 116.34 42.7% 

Vacant Lots 104 44.56 16.3% 

Commercial 139 62.72 23.0% 

Community Services 29 33.48 12.3% 

Recreational 2 15.55 5.7% 

Totals 624 272.65 100% 

Ted Stroebele 
Community Center 
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15 MILE RADIUS 

BETHEL 

THOMPSON 

FORESTBURGH 

MAMAKATING 

FALLSBURG 

The overall catchment area for the targeted downtown is roughly a 15 mile 

radius that encompasses the entire Town of Thompson and portions of 

Bethel, Liberty, Fallsburg, Forestburgh and Mamakating.   

While the total population of Monticello is only 6,726, the estimated population 

within the catchment area is 66,437. In addition, over 40% of all year-round 

jobs in Sullivan County are found within the catchment area. These figures don’t 

take into account the fact that in summer months, the population triples due to 

seasonal influx of summer camps, second homeowners and tourists.  

According to data compiled by ESRI, within the catchment area there is a retail 

gap of over $72 million for retail trade and food & drink establishments. In 

particular, the area is underserved for health & personal care stores, clothing 

stores, and stores that sell electronics & appliances.  

The existing population, coupled with the impending development of the 

various projects identified, show that there will be an influx of jobs and full-time 

residents who will choose to live within the catchment area, thus creating a 

sizeable year-round population for whom Monticello will be the primary 

downtown.  

Montreign Casino & Adelaar Resort 
$1.5 billion investment 
2331 jobs proposed 

Veria Lifestyle & Wellness Resort 
$125 million investment 
330 jobs proposed 

Bethel Woods Center for the Arts 
$150 million investment 
46 full-time jobs/150 seasonal jobs 

LIBERTY 

The Center for Discovery 
$184 million in economic impact 
1,250 full time jobs 

Monticello Motor Club 
$86 million investment 
28 full-time jobs 

Monticello Casino & Raceway 
$34 million investment 
310 full-time jobs 

EXISTING 
UNDER 
CONSTRUCTION 

MAJOR EMPLOYERS & INVESTMENTS WITHIN DOWNTOWN CATCHMENT AREA 

Apollo Plaza Redevelopment 
$11.1 million investment 
250 jobs proposed 

“The beneficial influence of this revitalization 
will be felt far beyond the downtown 

Monticello area. It will be felt all 
throughout Sullivan County.”  

 
-  Darlene Fedun, Chief Executive Officer 

Bethel Woods Center for the Arts 



As the Sullivan County seat, Monticello is the largest urban center in the 

county, and its downtown has great potential to grow and thrive as a 

regional hub of commerce and activity. A steady progression of public and 

private investments, near or within the downtown area, has set the stage for 

future revitalization. However, a significant financial commitment is needed 

to bolster downtown Broadway in a way that maximizes these past and 

future investments and provides an expandable platform for sustainable 

future long term investment. 

Key Prior Investments: 

 In 2004, the Monticello Casino & Raceway saw a $34 million investment of 
private capital by Empire Resorts in a 40,000 square foot Entertainment and 
Video Lottery Terminal, which created over 300 jobs.  

 Bethel Woods Center for the Arts, a $150 million dollar music arts & 
entertainment complex, located at the historic site of the 1969 Woodstock 
Festival, opened its doors in 2006.  A short drive from downtown 
Monticello, this venue welcomes hundreds of thousands of visitors annually.   

 In 2008, the Monticello Motor Club, a multimillion dollar private country 
club for automotive enthusiasts, was built on the site of the former 
Monticello Airport just 3 miles outside of the downtown business district.  
An adjacent development with 35 luxury homes by Woodstone 
Development is also underway. 

 The Sullivan Regency, a 92 unit luxury condominium complex located at 
northwestern most section of Broadway was just completed in 2015, and 
offers those seeking more refined living options in close proximity to the 
downtown area a variety of floor plans and other amenities.  

 Over $52 million in public investments have been made in Monticello in the 
past 5 years including  upgrades to water/sewer infrastructure, roads, 
sidewalks, and other public facilities (see Page 8 for details).  
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Without question, the $1.5 billion dollar 

Montreign Casino & Adelaar Resort 

destination resort and entertainment 

complex holds much promise for 

downtown Broadway, Monticello.  Located 

just one mile away, the destination will 

employ over 2300 workers when fully 

completed and attract an estimated 4 

million additional visitors annually. With 

Downtown Revitalization Initiative funding, 

the Village will be able to broaden the 

footprint of this project by drawing visitors 

and employees from this extraordinary 

destination to points of interest along the 

downtown corridor. Opportunities in 

workforce housing alternatives, retail, mid 

market accommodations, restaurants, 

specialty service industries, supporting 

infrastructure and other areas of demand 

are instantly viable given the demand the 

project will create.   

Over $125 million in private capital is currently being invested in the 

Veria Lifestyle Health and Wellness Resort just minutes from 

downtown  Monticello. Increased employment and potential visitors 

from the resort pose an extraordinary opportunity for future 

downtown development. A second and third phase at the site with 

over $200 million in additional investment are also planned.  

Adelaar/Montreign Casino  

Veria Lifestyle Health & Wellness Center 
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Job growth and investment is at the core of the future outlook for downtown 

Monticello, and by extension the greater Sullivan County Catskills region. The Sullivan 

County Partnership for Economic Development projects that impending job growth 

related solely to projects currently underway will exceed 3,300 full and part time 

positions or over 10% of the county’s employed population.   

As the largest center of commercial activity in Sullivan County, the economic growth 

and success of Monticello and its downtown core  is critical to the health of the county 

and the surrounding region. A steady path of investment and job creation, catalyzed by 

the extraordinary investments by the Montreign Casino & Adelaar Resort and Veria 

Lifestyle Health & Wellness Resort have set the stage for future investments and job 

growth. A significant portion of that job growth will be in administration, first & second 

tier supervisors, information technology, marketing & sales, and many other 

managerial positions in the hospitality sector.  

This influx of mid to upper level professionals will bring with it specific demand 

commensurate with the expectations of those working within this class. Unique living 

options, service businesses, restaurants, consumer goods, and transportation choices 

among many other demands will be directly associated with re-growth  of a long 

awaited  middle class in Monticello. Increased job opportunities and higher incomes 

will bring a demand for better and more variety in housing as well. In fact, during the 

first quarter of 2016, housing sales in Sullivan County rose by 40 percent. 

In addition, ancillary investment in and around Monticello is beginning to take hold, 

which will result in additional job creation. For example, there are currently three 

projects that are approved or completing planning board approvals that will add an 

additional 300 hotel rooms immediately proximate to the downtown Broadway 

corridor. Renovation of existing commercial space (Beer World, Monticello Cinema) and 

new franchise development (Dunkin Donuts and Taco Bell) are also underway. 

By investing in Monticello and its downtown, the Mid-Hudson Regional Economic 

Development Council will ensure that New York State’s decision to locate a casino 

project in Monticello accomplishes its initial intent. It will ensure that tourism dollars 

and activity is driven northward to upstate New York to such a scale that it positively 

affects the entire Hudson Valley Region and beyond.  

This new investment, in the form of new job opportunities and higher wages, is what 

will create the critical mass needed to retain and draw young professionals to 

downtown Monticello. Funding through the Downtown Revitalization Initiative will 

continue and build upon the momentum that has been created thus far and position 

the Monticello downtown area for sustainable growth in the decades to come.  

Sullivan County has experienced a 
significant drop in unemployment via 
direct and indirect construction 
opportunities. The chart above shows an 
annual average drop of nearly 3% from 
2013 to 2015 with 2016 continuing that 
trend.  

According to a recent study 
commissioned by Empire Resorts, during 
the estimated 30-month casino 
construction build out, an average of 
2,626 full-time equivalent direct, indirect 
and induced jobs will be created. 

Upon its completion in 2018, the casino is 
expected to have 1,484 full-time 
permanent employees on site, and over 
time is expected to generate 2,331 full-
and part-time direct, indirect and 
induced jobs within the region. 

In addition, it is estimated that the Veria 
Lifestyle Health & Wellness Resort will 
create another  330 permanent jobs in 
the first phase of its development 
project. 

8.1% 6.6%
5.5%

0.0%

5.0%

10.0%

2013 2014 2015

Sullivan County Unemployment Rate

Source:  NYS Department of Labor 

“THIS GRANT WILL ENABLE THE VILLAGE TO 
PROVIDE COMPELLING REASONS TO OUR 
PROSPECTIVE  EMPLOYEES TO CHOOSE 
MONTICELLO AS A GREAT PLACE TO LIVE AND 
RAISE A FAMILY…” 

Charlie Degliomini    
Executive Vice President 

Empire Resorts 

Sullivan County’s Top 10 Employers  

Center For Discovery Harris 1,250 

Catskill Regional Medical Harris 1,200 

County of Sullivan Monticello  1,200 

Walmart Supercenter Monticello 486 

Woodbourne Correctional Woodbourne 400 

Sullivan Arc Monticello 390 

Empire Resorts Monticello 310 

Murray's Chickens Fallsburg 300 

Camp Shira Monticello 200 

Iroquois Springs Rock Hill 200 



The Village of Monticello possesses several characteristics that 

contribute to the attractiveness and livability of the downtown: 

HOUSING:   Housing is a critical component of a vibrant downtown economy, 

and the target area contains a wide variety of different housing types and 

affordability levels. For example, located within walking distance of Broadway 

is the Regency Manor, a 76 unit senior living complex, and the John Crawford 

Senior Citizen Housing complex with 95 rent-assisted units.  In addition, 

Golden Ridge Apartments, a 342 unit multiphase affordable housing 

development was built less than one mile from the downtown core. On West 

Broadway, the recently completed Sullivan Regency, a 92 unit luxury 

condominium complex, offers more refined living options for high income 

earners.  Monticello is also ripe for middle-income earners looking for first-

time homebuyer opportunities, as 85.6% of the housing stock in the Village is 

valued at less than $200,000.  Finally, with recent zoning changes enacted to 

allow residential uses on the upper stories along Broadway, there is currently 

an abundance of  developable mixed-use spaces ready for investment. 

PHYSICAL ENVIRONMENT:   In order for a downtown to be successful, the 

physical environment must be of a character and quality that people will want 

to live and shop there.  Monticello not only has an abundance of historic 

buildings that give it architectural diversity and character, its streetscape was 

completely transformed only four years ago.  NYSDOT invested $15 million to 

reconstruct Broadway, including new landscaping, sidewalks, crosswalks, 

signalized intersections, railings and water/sewer infrastructure. The 

reconstruction project was designed with “complete streets” principles in 

mind, making Monticello a safe and walkable community.  In fact, according to 

the US Census Bureau, 7.4% of village residents currently walk to work. 

DOWNTOWN AMENITIES:   Amenities like public parks, gathering spaces, 

outdoor seating areas and farmers’ markets make a downtown more 

appealing and promote a sense of place.  Broadway contains two attractive 

pocket parks  — Joe’s Park and Sharoff Park — that have recently been 

improved and which provide a pedestrian gateway to abundant off-street 

municipal parking.  Two larger municipal parks (DeHoyos Park and Dillon Park) 

are a short distance from Broadway and offer a variety of recreational 

opportunities for all ages.    

Just last year, a $5 million capital project to locate a new library in the heart of 

the downtown was completed.  The E.B. Crawford Library is a now a vibrant 

downtown anchor that contains a large public gathering space designed with 

“placemaking” principles in mind.  Several downtown eateries have capitalized 

on Broadway’s wide sidewalks by installing outdoor seating  areas, and 

Monticello now has a farmer’s market that provides access to fresh, locally 

grown foods.  Finally, through a 5 year, $1.25 million grant from the NYSDOH 

called Creating Healthy Schools and Communities, Cornell Cooperative 

Extension has 2 full time staff dedicated to working with Monticello to increase 

access to healthy foods and physical activity.  
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Monticello serves as the county seat and is 
home to the County Courthouse, Sheriff’s 
Dept., Government Center, and  Center for 
Workforce Development’s One Stop Center. 

Monticello’s annual Bagel Festival and other 
community events  have drawn several 
thousand people into the downtown. 

Founded in 1804, Monticello is rich in historic 
buildings with the potential for developable 
mixed use spaces & live-work opportunities.  

In an effort to increase access to fresh, locally-
grown foods, Catskill Mountainkeeper 
manages a weekly farmers’ market at the Ted 
Stroebele Community Center 
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There are several policy changes in place or planned in Monticello that 

will help to increase the livability and quality of life downtown: 

ZONING:   In 2015, the Village Board amended its zoning law to allow 

residential uses on the upper floors in the downtown business district for the 

first time in over 30 years. This is one of several sweeping changes as part of a 

comprehensive zoning re-write that is nearing completion. The proposed 

changes include zoning map amendments designed to reverse the past trend 

of converting single-family residences to multi-family dwellings. By re-zoning 

several neighborhoods immediately surrounding Broadway from multi-family 

residential back to single and two-family 

residential, the hope is to stabilize these 

neighborhoods and encourage more affordable 

home-ownership opportunities for working 

families. In addition, the proposed zoning changes 

are designed to limit and control unattractive light 

industrial use along key gateway corridors such as 

Jefferson Street, East Broadway and Route 42/

Forestburgh Road. 

 

LAND BANK:   Sullivan County is currently 

preparing an application to Empire State 

Development to establish a land bank as a way to 

stabilize the market and improve vacant, 

abandoned and derelict properties. According to County Manager Josh 

Potosek, the geographic focus would be the villages of Monticello and Liberty 

initially, with the goal of trying to rehabilitate residential neighborhoods and 

generating housing opportunities for middle-income workers. The county’s 

current foreclosure list includes 497 properties county-wide, with 52 

properties available for auction in the Village of Monticello. Of those 52 

properties, 24 are single or multi-family residential structures that hold 

tremendous opportunity for rehabilitation and reinvestment. 

 

TRANSPORTATION:   While the Village Board has not formally adopted a 

“complete streets” policy, Monticello has taken several steps to make the 

community more walkable and pedestrian-friendly. Two separate grants 

totaling over $1 million have been secured through the NYSDOT’s 

Transportation Enhancements Program (TEP) to construct new sidewalks and 

pedestrian amenities designed to link  Broadway with nearby residential areas, 

businesses, and schools. In addition, the Village recently hosted a “walk audit” 

with national public health, planning and transportation consultant Mark 

Fenton (see sidebar). Finally, although Monticello doesn’t have access to 

passenger rail service, the Shortline/Coach USA bus depot is located within 

walking distance to the downtown. Shortline provides a local and regional 

public transportation network, including linkages to Port Authority and 

beyond.  

Proposed zoning map amendments include 
rezoning residential neighborhoods to 
encourage rehabilitation of single-family 
homes from multi-family conversions 
(yellow), reducing future multi-family to 
existing rental housing complexes (orange) 
and extending the core commercial district 
(red) to the gateway areas along East 
Broadway, Route 42 and Jefferson Street. 

MONTICELLO PROPOSED ZONING 

Mark Fenton, a national public health, 

planning and transportation consultant, 

recently led a “walk audit” in downtown 

Monticello.  According to Fenton, improving 

streets for walking, creating safe lanes for 

bikers, or ensuring safer and more 

comfortable bus stops can not only help get 

communities more active, livable, and 

healthier, it can also lead to communities 

that are more economically stable and 

socially thriving, where people of all ages, 

abilities, and incomes can live. 
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The Village of Monticello is partnering 
with the following key stakeholder groups 
who have committed to building and 
implementing a strategic investment plan 
for the Monticello Broadway Corridor: 
 

 Monticello Chamber of Commerce 

 Empire Resorts 

 Sullivan County Legislature 

 Sullivan County Division of Planning  

 Sullivan Renaissance  
 

To date, letters of support have been 
received from the following additional 
individuals, agencies and organizations: 
 

 Senator John Bonacic 

 Assemblywoman Aileen Gunther 

 Sullivan County Chamber 

 Sullivan County Visitors Association 

 Sullivan County Partnership 

 Legislator Alan Sorensen 

 Legislator Ira Steingart 

 Bethel Woods Center for the Arts 

 Cornell Cooperative Extension 

 Monticello Central School District 

 Monticello Motor Club 

 Rolling V Transportation Services 

The Village of Monticello has had its share of challenges.  Located in a rural 

county,  the Village has faced urban issues absent the funding that is often 

awarded to more populated communities in the Mid-Hudson region with 

similar challenges. For a long time there was a lack of effective leadership or a 

clear, unified direction.   

The past is gone and the Village of Monticello, through it’s current leadership, 

staff, business and community partners are now working toward a reimagined 

Monticello. Together we are prioritizing initiatives; starting with tackling 

manageable issues to demonstrate success and build confidence; and seeing 

the possibilities.   

The business community has galvanized 

through the newly reorganized Monticello 

Chamber of Commerce that is now hosting 

community events, marketing the Village, 

and advocating on behalf of the business 

community.  Through a partnership with 

Sullivan Renaissance — a program of the 

Gerry Foundation — the Village is currently 

engaged in a multi-faceted approach to 

enhance quality of life by addressing code 

enforcement, improving the appearance of 

public spaces and taking on projects that 

promote overall community health. The 

Village of Monticello  is also actively 

partnering with the Sullivan County 

Legislature, who is in the process of 

establishing a Land Bank that would help to  

move abandoned properties to 

rehabilitated and stabilized neighborhoods. 

Recent, current and future investors such 

as Empire Resorts and the Monticello 

Motor Club are on board, and along with 

our supporters, are ready to roll up their 

sleeves and engage in this process.  If 

chosen for the Downtown Revitalization 

Initiative funding, the Village Manager will 

be the initial local lead for the program and 

will work with our partners and outside 

experts to convene a local DRI Planning 

Committee to oversee the plan.  

As the County Seat for Sullivan 

County and the main place for 

governmental affairs and 

business, when people think of 

Monticello they think of Sullivan 

County and vice versa. A 

thriving Broadway, which is 

vibrant and welcoming will help 

to increase visitor trips and to 

bolster the image of the village 

which in turn will help the 

image and positive thoughts 

associated with the county and 

region.”  

- JJ Pavese, President 
  Monticello Chamber of Commerce 

“We are just now seeing the 

positive impact of several years 

of dedicated investment and 

volunteerism.  This Downtown 

Revitalization Initiative would 

be well invested in the Village of 

Monticello.  The results would 

be significant, tangible and thus 

transformative.“ 

 

- Sandra Gerry, Chair 
   Sullivan Renaissance 
   Gerry Foundation 

“The Village of Monticello’s Downtown is 

compact and surrounded by nice walkable 

neighborhoods. An infusion of $10 million in 

this relatively small geographic area would 

have a significant economic impact that 

would not be felt in much larger 

communities.”  

- Alan Sorensen, AICP, County Legislator 

Our online petition has 
garnered over  230 signatures 

to date and is growing! 

“Making our downtowns vibrant again is 

not just critical for our visitors but for 

opportunities for the residents of Sullivan 

County and the attraction of the 

additional  workforce that will be needed.“ 

 
- Ira Steingart, County Legislator 

mid-hudson-regional-economic-development-council-help-monticello-get-10-million-for-downtown-revitalization


Recent Public Investments: 

    $20 million in USDA grants and loans 
to improve the Village’s wastewater 
treatment plant and sanitary sewer 
collection system. 

$15 million invested by NYSDOT for 
reconstruction of Broadway including new 
landscaping, sidewalks, crosswalks, 
signalized intersections, railings and water/
sewer infrastructure. 

   $7.3 million in USDA grants and loans 
to improve the Village’s water delivery 
system including both plant filtration 
mechanics and in-field infrastructure. 

  $5 million invested by the E.B. Crawford 
Public library to acquire and renovate a 
historic building located in the heart of 
downtown Monticello. 

•   $3.7 million in CFA funding awarded by 
MHREDC last year for wastewater 
treatment plant improvements and 
replacement of water meters. 

$1.2 million investment by NYSDOT in 
new sidewalks and pedestrian 
improvements along Route 42 and 
Jefferson Street designed to link  Broadway 
with nearby residential areas, businesses, 
and schools.  

Over $52 million in public investments 
have been made in Monticello over the 

past 5 years! 
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A perfect storm of conditions makes Monticello right for the 

Downtown Revitalization Initiative award: 

New Leadership  & Capacity:   New Village leadership has 

brought the stability and capacity needed to move forward and 

complete a variety of stagnated projects, including significant zoning 

updates and major improvements to water and sewer infrastructure.  

For the first time in decade, there is a committed Village Manager in 

place with full backing of the Village Board. An inactive business 

association has been replaced by a new Monticello Chamber of 

Commerce, which has the active participation and support of the Village’s largest 

business, Empire Resorts. Downtown property owners, including absentee owners, 

have been engaged over the past year in taking stock of their building needs and 

planning for the work needed to make them usable again.  

Unparalleled Opportunity:  The Montreign/Adelaar casino resort is 

obligated to bring over 2,300 new jobs to the area by 2018. Other projects, 

including the Veria Lifestyle Wellness Center now under construction at the former 

Kutsher’s hotel site, raise new job expectations to over 3,000 - a 12.5% increase in 

jobs county-wide. The casino alone will generate 4 million visitors annually.  Add 

to this an overall investment by local, state and federal agencies of over $52 

million in public investments over the past five years.   

The “But… For” Situation:  The presence of thousands of new workers and 

millions of visitors less than a mile from Monticello’s downtown does not 

guarantee that people will move here, invest here, or even stop by for a cup of 

coffee. After decades of disinvestment and severe decline, the Village needs the 

resources of the DRI to help it prepare for and attract new residents, diverse 

businesses, and outside customers. Without action and assistance, the Village will 

be overlooked. Workers will opt for longer commutes, and visitors will be less 

likely to contribute to the local economy.   

Furthermore, because the casino project is located in the Town of Thompson and 

not the Village, the Village of Monticello will receive no direct financial benefit to 

help support revitalization or even to help offset the costs of potential impacts on 

public services. However, with targeted assistance from the DRI, Monticello can 

evolve from its current state of disrepair and abandonment into a thriving 

community of choice for people coming to make new lives in the area. It can do 

this quickly, because of the timetable of the new resort projects. And it can do this 

completely, because of the transformative impact the DRI can have on a 

community of this scale. 

Artists renderings of Monticello 
façade and streetscape 
enhancements prepared by IQ 
Landscape Architects 


