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AN HISTORIC MILESTONE

On September 5th, 2007, New York State Governor Eliot Spitzer publicly an-
nounced an agreement on a major new resort complex in the Catskills – the 
largest and most environmentally advanced development project in the region in 
generations – and the protection of more than 1,400 acres of land in the Catskill 
Forest Preserve. 

The unprecedented agreement, which the Governor’s office mediated, garnered 
signatures from the NYS Department of Environmental Conservation, the New 
York City Department of Environmental Protection, seven nationally-recognized 
environmental groups headed by the Natural Resources Defense Council, and the 
Developer, Crossroads Ventures, L.L.C. The impact the agreement and project 
will have on the region earned national media attention from outlets such as the 
New York Times, USA Today and the Wall Street Journal.

The Belleayre Resort at Catskill Park includes two hotels – a 250-room, 4-star 
facility and a 120-room, 5-star spa resort; a conference center; a total of 249 detached time-share or fractional interest lodging units, and a 
championship, Davis Love III-designed golf course. The new resort will be built on the border of Ulster and Delaware Counties in the towns 
of Shandaken and Middletown. The land is adjacent to the state-owned Belleayre Mountain Ski Center and will feature ski-in/ski-out access, 
many fair-weather outdoor activities and proximity to some of New York’s most intriguing small towns including Woodstock, Phoenicia and  
Margaretville.  

In addition, the City of New York has agreed to give the developer access to its Pine Hill Wastewater Treatment facility, thus obviating the 
need for two wastewater treatment plants Crossroads had previously planned to construct and operate on its own property.

The projected cost of the project is $400 million. It is expected to create 450 full time permanent jobs, 150 part-time jobs as well as 1,800 
man-years of construction jobs over an estimated eight-year construction period. 

“This project will simultaneously revitalize the region’s economy by creating hundreds of new jobs and protect the environment through 
green buildings, watershed protection and land preservation,” said Governor Spitzer. “The Belleayre Resort will not only draw more people 
here to appreciate the Catskills but, it will also lead to an economic vitality that will keep our kids here when they graduate from high school 
or college.”

As part of the agreement, the State has agreed to acquire and re-activate the defunct-but-fondly-remembered Highmount Ski Center, owned 
by Crossroads, as part of expansion plans for the adjacent Belleayre Ski Center. The plans will ultimately see trails and lifts that will originate/



terminate at the Belleayre Resort’s hotels, effectively making the resort a championship golf venue in fair weather and a ski-in, ski-out resort 
in the winter. The Ski Center expansion, expected to involve a State investment of more than $50 million, along with the addition of golf-and-
ski accommodations will significantly increase the marketability of the entire region as a vacation destination rather than a day-trip experi-
ence.

The agreement also contains many landmark environmental safeguards. The State will acquire more than 1,200 acres of land, some of which 
was previously considered for development of the resort, from Crossroads and have it designated “Forever Wild,” thus creating the largest 
stretch of contiguous wilderness in Catskill Park. The developer has also committed to seek LEED Silver certification for its buildings and 
will operate the golf course in accordance with a strict organic regimen, making it one of the first such courses in the Northeast. 

With this agreement, the Governor, Crossroads and all the parties involved have taken a major step in providing jobs and economic hope for 
the Catskills, a gorgeous but often overlooked destination a mere two hours from New York City, while ensuring that the natural surroundings 
are kept pristine for generations.



EXECUTIVE SUMMARY

The Belleayre Resort at Catskill Park is a proposed upscale hospitality complex located in the heart of the New York State’s Catskill Forest 
Preserve.  Less than two hours’ drive from the George Washington Bridge, the Resort’s primary market is the New York metropolitan area with 
a population of 21 million, all within 100 miles of the Resort.  Access is via the New York Thruway and Route 28, a major State east-west high-
way, and the area is serviced by three New York City and two regional airports.

When completed, the Belleayre Resort will be the only upscale, four-season resort directly serving the New York metropolitan area.  To reach 
the nearest equivalent, visitors from New York City would have to drive more than four or five hours to the vacation areas of the Adirondacks 
or Vermont.

The Resort, the first to be built in upstate New York in several decades, is located on a private assemblage of 620 acres, all adjacent to the exist-
ing Belleayre Ski Center.  The ski center is owned and operated by the State of New York and is legally designated as an “intensive-use area” 
to distinguish it from the more rigidly protected state lands in the Forest Preserve. It has recently benefited from a significant influx of State 
funding and new lift and trail construction over the last four years.  This improvement has produced an increase in annual skier visits of almost 
250 percent over the same period.

Since the events of September 11, 2001, the region has benefited from a notable upturn in visitation and is currently experiencing a dramatic 
real estate boom which has been building for the better part of the last decade.  The result is increased attention to the area and the attraction of 
year round visitors.

The resort is centered around two hotels.  The Highmount Hotel & Spa will be a five-star property consisting of 240 units, 120 located at the 
central facility and 120 as detached lodging units.  The Highmount Spa will be a combination resort and medical spa with more than 30,000 
square feet of space, making it one of the largest spa facilities in the Northeast. Service standards and amenities of the Highmount Hotel & Spa 
will be equal in quality to the developers’ nearby Emerson Inn & Spa in Mt. Tremper, NY.  The Highmount Resort is configured to offer an 
extensive menu of treatments in an atmosphere of unparalleled luxury in a stunning wilderness setting.

The Wildacres Hotel, a four-star family vacation and conference center, will feature 389 lodging units including 250 located in the central facil-
ity and 139 as detached lodging units located around an 18-hole championship golf course designed by Davis Love III.  The Wildacres Hotel 
facilities have been designed by Robert Lamb Hart, one of the most respected resort architects in the country and whose firm, Hart-Howerton, 
is responsible for the master planning of the Resort. Wildacres is located directly across from the main entrance to the Belleayre Ski Center and 
features, in addition to its other amenities, a Wilderness Activities Center with an extensive program designed to give visitor access to the many 
specialized outdoor experiences unique to the Catskill Region.

Guests of both hotel facilities will be able to take advantage of several restaurants, shops, conference space and other services as well as enjoy 
ski-in, ski-out convenience in winter and access to the Highmount Golf Club in warmer months. 



The developer’s holdings represent one of the largest private acreage assemblages in the region.  The ownership of the largest holdings in the 
region, almost 200,000 acres, is in the hands of New York State and designated under the State constitution as “Forever Wild.”  New York City 
currently owns approximately 30,000 acres of land in Catskill Park, located in the New York City watershed.  The City has committed to ac-
quire, over the next decade, some 280,000 acres additional acres.  The balance of the land in the region is either already developed flood plain, 
or topographically-challenging and steep uplands.

Through an Agreement in Principle (AIP) signed in 2007, the New York State Department of Environmental Conservation has put forth a plan 
that will significantly expand, and improve, the Belleayre Ski Center.  Most notably, new trails and lifts will be constructed that will connect 
the Ski Center with the Resort.  The developer has agreed to sell more than 1,200 acres of land previously targeted for the Resort, which will 
be conveyed to the State and become part of the “Forever Wild” land of the Catskill Forest Preserve.  In addition, the developer has agreed to 
seek LEED Silver status for the Resort’s main building and will follow an organic regimen for the golf course maintenance.  Signatories of the 
AIP, which included the National Resources Defense Council and six other leading environmental groups, have hailed this agreement as being 
a model for the balance of environmental protection and smart growth.  This model is already being duplicated by other New York State proj-
ects. 

Aside from the developer’s own recent construction of The Emerson Resort & Spa, there has not been a new hotel built in the region for de-
cades.  The existing inventory of hospitality venues is distinctly limited.  The Superintendent of the Belleayre Ski Center has estimated that 
there is a current shortfall of 500 rooms in the region and anticipates this number will double as the planned improvements to the mountain are 
completed.

Thus, one of the most beautiful wilderness areas in the world, easily reached by automobile from one of the richest markets in the world, is 
underserved.  Given the scarcity of available land and the dual regulatory overlay of the State and New York City, entry into this market by 
potential downstream competitors is highly problematic and unlikely.

First phase construction of the Belleayre Resort is expected to commence by late 2008 with the main hotels and golf course venues expected to 
open by 2010 and 2011, respectively, at an investment of approximately $400 million.  In addition, eighty of the detached lodging units, mar-
keted as fractional share units, will be constructed in the first phase.  The remainder, including 139 time-share units, will come on line over the 
following five years as the market dictates via pre-sales.

The Belleayre Resort at Catskill Park is the most exciting, and innovative, project proposed in New York State in decades.  The projects prox-
imity to one of the largest and wealthiest markets in the country along with its leading-edge, environmentally sensitive design and year-round 
appeal will result in national and international appeal and a strong return on investment for its shareholders.  

Contact Us
72 Andrew Lane, Mt. Tremper, NY  12457

(845) 688-7740
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seCTion 1: 
The hisTory

Figure 1.2: Historical marketing for tourism in the Catskill Mountains

Figure 1.1: Thomas Cole’s painting of the Catskill 
Mountains.

Th e  M e t r o p o l i t a n  M u s e u m  o f  A r t  r a n  a 
retrospective of the works of the Hudson River 
School of Painters a few years ago, focusing on the 
river and the mountains of the Catskills. They called

it “American Paradise.” The region has also 
been named “America’s First Wilderness”. It 
attracted visitors from all over Europe and 
America throughout the 19th century.

The predations of loggers and tanners had a 
considerable impact on the area in the latter 
half of the 19th century. At this time the State 
of New York began buying up and preserving 
as “Forever Wild” vast stretches of land. As a 
result, and under the century-long stewardship 
of the state, the region has been brought back 
to a condition of pristine beauty. Fully a third 
of t h e  r e g i o n ’s  h i g h e s t  p e a k s  a r e  i n 

t h e  Town of Shandaken, including Slide Mountain, 
the highest. The region’s snowmelt and streams are 
the source of the world’s largest and, arguably, best 
municipal water system, serving New York City.

By the end of the 19th century, hundreds of hotels and 
a myriad of bed-and-breakfast boarding houses

under the century-long stewardship 
of the state, the region has been 
brought back to a condition of 

pristine beauty
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had sprung up throughout the Catskill Mountains. 
The first was the famous Catskill Mountain House 
at North Lake, built in 1823. It survived until the 
early 1950’s. The most luxurious was the Grand 
Hotel, built in 1882 and situated on a hill just 
opposite the Belleayre Ski Center. It survived 
until the mid-1960’s. It had 450 rooms and a golf 
course.

In its heyday, the area around Belleayre Mountain 
was one of the most popular summertime destina-
tions in the east. Within a three-mile radius there 
were an estimated 10,000 hotel beds. Eventually 
they succumbed to the changing tastes of a met-
ropolitan-based populous which was enjoying 
the blessings of air-conditioning and an increased 
range  of  t rave l  occas ioned  by  universa l

automobile ownership and cheap gasoline.

Today, although fewer than 450 hotel rooms exist in 
the immediate region, there is a renewed interest in 
recreation in the Catskill Park. Trends clearly show 
that interest in historic and ‘green’ tourism has been 
rising for years. The Belleayre Resort at Catskill 
Park will enhance the opportunities for residents 
and guests to enjoy the rich environment and history 
of the Catskill region.

A linguistic note: the Catskill Mountains we’re talk-
ing of are not and never have been part of what the 
NY Times continues to call “The Catskills”. Early 
in the 20th Century, visitors to the famous “Borscht 
Belt” hotels: Grossinger’s, The Nevele, Brown’s 
Kutcher’s, The Concord, The Granite, et. 

al., appropriated the name “Catskills”, even though 
these establishments were nowhere near the 
Catskill Mountains, the Catskill Forest Preserve, 
or the Catskill Park. They were, in fact, within 
a little chain of hills called the Shawangunks, a 
name both unpronounceable and unspellable.

This larceny has gone unpunished for many decades 
and is, at this point, irreversible. Unfortunately, 
the dilapidation of the Borscht Belt has given 
many people the impression that the Catskills are 
depressed. Not a bit of it! The real Catskills are as 
beautiful today as they were when first discovered. 
A world-class resort will change folks’ impres-
sions. This is what Crossroads proposes to 
provide.

in its heyday, the area around belleayre 
Mountain was one of the Most popular 

suMMertiMe destinations in the east. 
within a three-Mile radius there were 

an estiMated 10,000 hotel beds

Figure 1.3: Catskill Mountain House, c.1823 (Jasper 
Cropsey, artist)

Figure 1.4: The Grand Hotel, c.1882
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seCTion 2:
The Vision

The Belleayre Resort at Catskill Park, 
as envisioned, will marry the physical assets of 
the Belleayre Ski Center and the Catskill Forest 
Preserve with new facilities and programs that 
will enhance the experience of both visitors to 
the resort and the general public.

A strong public-private partnership is at the core 
of the developer’s Vision Statement. To this 
end, the Resort will plan to utilize existing local 
providers, guides, instructors, outdoor outfitters, 
etc., as well as not-for-profit entities including 
but not limited to the DEC, the DEP, Frost 

the belleayre resort at catskill park 
will enhance the experience of both 

visitors to the resort and 
the general public.

Figure 2.1: Thomas Cole’s “Kindred Spirits”.

Valley, and the Phoenicia Fish and Game 
Association.

The Resort will be an active community, 
integrating the assets of the Forest Preserve, 
the history of the region and the special 
character of the land to form a place for all 
the family to have fun, learn and be with 
nature.

The Resort will be the catalyst, the motor 
that will drive the revitalization of year round 
tourism and the quality of life for those who 
live and visit the Catskill Park:

The program of the Resort will be orches-
trated with educational, entertainment, and 
recreational opportunities which can blend 
seamlessly into the wonderful fabric of the 
Catskill Mountains.
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seCTion 3:
The DeVelopmenT ConCepT

the belleayre resort 
project intends to becoMe a 
center of outdoor activity 
while developing prograMs 

and physical connections 
with the existing belleayre 

ski center in a collaboration 
which eMbodies the highest 

potential of a true 
public-private partnership. 

Crossroads Ventures, L.L.C., a New York State 
company, is developing a major year-round resort 
facility on some 620 acres of privately-held land

in the Catskill Park, a two hour drive from New 
York City. These lands bracket and abut the State of 
New York’s Ski Center on Belleayre Mountain.

The ski center was built in the early 1950’s to 
stimulate economic development at a time when 
most of the region’s hotels were suffering from a 
downturn which began with the onset of the Great 
Depression. As it was, most of the hotels of that day 
were summertime venues - uninsulated and unheat-
ed - and their hard-pressed operators had little

capital with which to winterize and take advan-
tage of the new 12 to 14 week winter season. 
Belleayre Mountain has remained, for most of its 
history, a drive-to, day-trip destination. 

Crossroads – responding to the series of studies 
conducted over almost forty years by the State 
of New York, the Regional Plan Association, 
New York City, the Towns of Middletown and 
Shandaken and the Catskills Planning Alliance 
– has undertaken to fulfill the unanimous rec-
ommendations of those studies that, in order to 
prosper, the region must have a considerable new 
inventory of accommodations, built to modern 
standards, plus year-round activities, foremost 
among them golf.Figure 3.1: Scale model of overall development at the Belleayre Resort at Catskill Park.
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The Belleayre Resort project intends, as 
well, to become a center of outdoor activ-
ity, connecting to resources and expertise 
throughout the region, while developing 
programs and physical connections with 
the existing Belleayre Ski Center in a col-
laboration which embodies the highest 
potential of a true public-private partner-
ship. 

The goal of this development, the Belleayre 
Resort at Catskill Park, is:
• to serve as the tourism focal point for the 
Catskill Park and Forest Preserve, includ-
ing many of the picturesque small hamlets 
and villages in the region, and;
• to build upon, and strengthen, the 
Belleayre Ski Center, into which the State 
of New York has breathed new money and 
new energy over the past four years.

To take advantage of the broadest segments 
of the market, Crossroads has developed 
two complementary venues, the four-star 
Wildacres Resort, and the upscale, five-
star Highmount Resort & Spa.

Figure 3.2: Artist’s illustrastion of the Wildacres Resort.
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Figure 3.3: Architectural elevation of the Wildacres Resort (north elevation).

3.1 WilDaCres 

The Wildacres Resort, one of several integrated 
resort components, is positioned directly across 
from the main entrance to the Ski Center. The 
resort comprises a 250 -room hotel and up to 139 
timeshare units located around an 18-hole, organi-
cally maintained golf course, designed by Davis 
Love III Enterprises (“The Highmount Golf Club”). 
Additional amenities include a 24,000 square foot 
conference center, a Wilderness Activities Center, 
clubhouse and spa, restaurants, shops, tennis and 
swimming facilities, and a ballroom/auditorium.

The Wildacres Resort and Highmount Golf Club 

have been designed by Robert Lamb Hart, designer 
of the Trump National Country Club and dozens of 
other nationally-known resorts and recipient of the 
1998 AIA Award for Environmental Excellence for 
his work on the 20,000 acre Santa Lucia Preserve 
and Country Club in Carmel, California. The resort 
will be the present-day replacement for the Grand 
Hotel which once flourished a stone’s-throw away.

As part of its assemblage of the Wildacres site, the 
developer acquired a magnificent mansion, built in 
1904 for the famous Shakespearean actress, Julia 
Marlowe. An historic landmark, it will be renovated 
as an amenity for resort guests. 

Figure 3.4: Marlow Mansion at Wildacres.
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The developers have a history of the adaptive reuse 
of historic building, including the restoration of the 
1874 Cockburn House for the original Emerson 
Inn and the 1840 Riseley Barn, now home to the 
Emerson Country Store.

The Wilderness Activities Center is located at the 
base of the former Highmount Ski Center, with ski-
ing access from the top of the new “High Peaks” 
trails of the Belleayre Ski Center. This facility will 
offer year-round programs for families and young 
people in a format similar to the one successfully 
developed at Smuggler’s Notch in Stowe Vermont. 

Figure 3.5: Marlow Mansion at Wildacres.

Highmount Estates consists of 21 private residences 
on sites varying between 2 and 20 acres. 

Of the 620 acres of the Wildacres assemblage, 
273 will be developed under the proposed plan. 
The remaining 476 acres, or 66% of the total 
Wildacres assemblage, will remain by deed restric-
tion as permanent open space.

Figure 3.6: The luxurious Emerson Resort & Spa; evi-
dence of the area’s revival.



B e l l e a y r e  R e s o r t  a t  C a t s k i l l  P a r k

8page

At the developer’s request, Love Enterprises, 
Inc. has engaged the services of Beth Daniel, 
LPGA Golf Hall of Fame champion. Ms. 
Daniel will be working with Love Enterprise’s 
chief golf course architect, Paul Cowley and 
with Davis Love III to ensure that the layout 
of the course from the vantage point of women 
golfers and their club house amenities are 
equal to those provided for the men.

Figure 3.8: Highmount Golf Club routing plan.

“i believe the highMount course 
will be one of the prettiest Mountain 

courses anywhere in the world.”
davis love iii

Beth Daniel

positioned directly across froM the Main entrance to the belleayre ski center, 
the resort coMprises a 250 -rooM resort hotel and up to 139 tiMeshare units 

located around an 18-hole, top-of-the-line golf course, also 
designed by davis love enterprises
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3.2 Highmount Hotel & Spa

The original concept for the Belleayre Resort's five-
star property, the Big Indian Resort & Spa, is being 
altered due to the Agreement in Principle stipulation 
that no development will take place in the Ashokan 
Reservoir Basin. However, a commitment to a “green” 
design remains a priority for the new Highmount 
Hotel & Spa.

The Belleayre Resort’s close proximity to the Belleayre 
Ski Center will be one of its most marketable assets. 
And the Highmount Hotel & Spa will take even more 
advantage of that positioning than the Big Indian 
Resort could claim.

Also located directly adjacent to the ski mountain but 
at a higher elevation than the Wildacres Hotel, the 
Highmount Hotel & Spa will provide an exclusive, 
luxury experience matched by stunning views of the 
surrounding mountains. A full-service, five-star hotel 
will attract national and international travelers in con-
cert with a luxury 30,000+ square foot spa that will be 
one of the largest on the East Coast.

Once planned expansion of the Belleayre Ski Center 
is complete, guests of the Highmount Hotel & Spa 
and the Wildacres Hotel will enjoy ski-in, ski-out 
convenience including ski lifts located directly on the 
resort’s property.

Figure 3.9: Big Indian Hotel, original con-
cept, by Emilio Abasz.



B e l l e a y r e  R e s o r t  a t  C a t s k i l l  P a r k

10page

3.3 Belleayre Mountain Ski Center 

Belleayre Mountain Ski Center is owned by 
the State of New York and operated by the 
Department of Environmental Conservation. 
Although much of the surrounding area 
is designated within the Constitution of New 
York State as “Forever Wild”, the ski center is 
reserved as a high impact, intensive use recre-
ation zone. Its proposed DEC Unit Management 
Plan calls for advancing the present 176,000 
annual skier visits to 250,000. The facility enjoys 
regular improvements and new amenities. The 
Ski Center includes alpine skiing facilities with 8 
lifts and 37 trails. The Ski Center has 2,193 acres 
of terrain (185 acres of skiable terrain), 1,404 
vertical feet, and will have the capacity to accom-
modate 9,000 people at one time. The Ski Center 
also has 9.2 kilometers of nordic trails. There 
are also three base lodges and a summit lodge.

Through the signed Agreement In Pricinple with 
Crossroads Ventures and leading environmental 
organizations, the State DEC has committed 
to expansion of the Belleayre Ski Center. Total 
number of skiable miles will increase from 16 
to 23. A large portion of this growth will come 
from the former Highmount Ski Center, which 

will be conveyed to the State by Crossroads Ventures. 
The addition of the Highmount trails to Belleayre will 
significantly increase the amount of advanced-level ski 
terrain, making the ski center more appealing to a wider 
range of skiers.

The new Highmount trails will be adjacent to the 
Highmount Hotel & Spa. New lifts will be added, giving 
hotel guests the convenience of ski-in/ski-out accessabil-
ity. Non-hotel guests skiing these trails will take advan-
tage of restaurants and shops located at lift origination 
points, furthering the advantage the Hotel’s location. 

With the ski center expansion, Belleayre is positioned 
to become a premiere East Coast skiing destination, 
making the Resort’s locale ideal.

Figure 3.11: Belleayre Ski Center trail map.

Figure 3.10: 
Highmount 
brochure.

 The ski cenTer now has 2,193 acres of 
Terrain (161 acres of skiable Terrain), 
1,404 verTical feeT, and has The cur-
renT capaciTy To accommodaTe 6,000 

people aT one Time. The ski cenTer also 
has 9.2 kilomeTers of nordic Trails. 

Highmount trails 
are located just west 

of the Belleayre 
Ski Center
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 each visitor will choose his or her activities 
froM an extensive Menu ranging froM shopping 
in a local village to exploring the thousands 

of adjacent acres of “forever wild” 
forest preserve.

3.4 Resort Programming

The Resort will be a place where the visitor can 
access the natural environment in a secure, com-
fortable preserve setting. Guests and their families 
can spend a weekend, week, or season learning, 
shopping, recreating, or relaxing. New Yorkers can 
rediscover the Catskills, its environment, its culture, 
its history, and its vast potential for recreation. Each 
visitor will choose his or her activities from an 
extensive menu ranging from shopping in a local 
village to exploring the thousands of adjacent acres 
of “Forever Wild” forest preserve. 

Integral to the Resort will be the Wilderness Activity 
Center. In mild weather months, The Wilderness 
Activity Center, located at the former Highmount 
Ski Center, will be a day-use activity center for 
resort members, guests and the public. Activities 
will include hiking, guided nature trail walks, moun-
tain biking and horseback riding. In winter, guests 
and visitors will enjoy snowshoeing, alone or with a 
guide, and cross-country skiing. 

The Belleayre Resort will provide shuttle service 
connecting the activity center with each hotel and 
with the amenities of the Belleayre Mountain Ski 
Center.

Figures 3.12a-c: Photo examples of the natural beauty of the region around the Belleayre Resort.
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Recreational Programming
All recreational programming opportunities for 
the Resort begin at the Wildacres Resort Center. 
If a particular activity occurs at another resort 
location, Wildacres Resort guests will be directed 
or taken there. 

A number of activities will be integrated as part of 
the clubhouses, Conference Center or hotel facili-
ties. The Wildacres Resort golf course may also 
be home to a golf academy. Tennis, horseshoes, 
croquet, bocci and billiards may all be played on 
the grounds surrounding the clubhouses or hotels 
or in the buildings themselves. A swimming pool, 
children’s play area and health & fitness club may 
also occur at these locations. 

Seasonal activities such as flower collecting, 
berry picking, mushroom hunting, maple syrup 
collecting, birdwatching, as well as such sports as 
hiking and orienteering may occur in the undevel-
oped areas of the Resort. The Wilderness Activity 
Center will include a ropes course and climbing 
walls. 

In the winter guests could cross-country ski or 
snowshoe around the golf course at Wildacres 
Resort. The outdoor areas surrounding the club-

 all recreational prograMMing 
opportunities for the resort begin 

at the wildacres resort center.

Figure 3.13: Photos depicting some of the 4-season 
activities that will be available at the Belleayre Resort 
at Catskill Park.

houses and hotels could be the sites of an ice 
skating rink, snowplay/snow sculpturing area and 
bonfire pit. The slopes of the Wilderness Activity 
Center may be used for winter or summer grav-
ity sports, such as tobogganing, mountain biking, 
mountain boarding, alpine slides, and all-terrain 
in-line skating. The climbing wall will become an 
ice wall in the winter.

A Family Fun Zone, possibly located at the 
Wilderness Activity Center, could include play-
grounds, miniature golf, the human maze, an 
alpine slide, volleyball and basketball courts, bat-
ting cages and a trampoline.
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During winter months, the availability of new hotel 
accommodations and amenities suited to the mod-
ern skier demographic will accomplish several key 
economic objectives. Most notably, it will transform 
visitation to the Belleayre Mountain Ski Center from a 
day-use area to a vacation destination, supporting both 

seCTion 4: 
The markeT

overnight weekend stays as well as week-long vacations. 
Spokesmen for the State’ ski facility - which has already 
increased volume from 74,000 skier visits in 1998 to 
146,000 skier visits in the 2007 season - indicate that 
there is currently a need for as many as 500 new hotel 
rooms to cover present demand. This lodging deficit 
will worsen with the projected increase of skier visits to 
250,000 once expansion of the ski center is complete, 
unless new facilities are developed. 

The Belleayre Resort has been designed to offer a higher 
quality and scale than currently available in the region, 
resulting in a marked effect on all three major ski centers 

in the Catskill Region: Windham, Hunter and Belleayre. 
The increased awareness of the region created by the 
Resort will help to attract a larger percentage of skiers 
already traveling north from New York, New Jersey and 
Connecticut. Currently these potential guests regularly 
continue past the Catskills’ ski centers on the New York 
State Thruway, intent on spending time and money in the 
resorts of Vermont and New Hampshire much farther to 
the north.

While golf and skiing are season-specific activities, spas 
are a year-round, featured amenity that has become the 
fastest growing segment of the hotel/resort industry. 

Figure 4.1: 
Milton Glaser’s rare 
and coveted Catskill 
Four Season poster 
series.
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Annual revenue generated by the spa industry in 2006 
was $9.4 billion, up from $7.0 billion in 2003, a growth 
of 34 percent. The medical spa segment saw revenue 
grow from $469 million in 2005 to more than $1 billion 
in 2006. The Belleayre Resort will feature a full-service 
resort and medical spa, making it one of the only combi-
nation spas in the northeast. The proximity of the resort 
to non-spa related activities including golf, skiing, and 
outdoor adventure activities provide the resort with a 
well-rounded appeal to a broad market. 

Increased tourism activity resulting from the Belleayre 
Resort will mean significant increases in tax revenue for 
the towns in which the resort is located. An additional 
benefit to the area will come in the form of jobs creation. 
This economic impact was not lost on New York State 
Governor Eliot Spitzer who proclaimed, “The Belleayre 
Resort will not only draw more people here to appreciate 
the Catskills but, it will also lead to an economic vitality 
that will keep our kids here when they graduate from 
high school or college.” the priMary target Market for the 

belleayre resort is coMprised of the 
residents of new york, new jersey, 

Massachusetts, connecticut and 
pennsylvania. there are over 17 Mil-
lion residents in new york and new 

jersey alone.

A unique moment in history.

The shocking events of 9/11 have created a 
new and unprecedented set of circumstances, 
with potential impacts for the hospitality indus-
try of the Catskill region. Hotels and Resorts all 
over the world have experienced a mark down-
turn in occupancy rates due to the public’s 
continued anxiety over terrorism and the new 
emphasis on airport and flight security. ‘Drive-
to’ destinations are fast becoming the most 
promising sector of the industry. The Belleayre 
Resort’s unique positioning, a few hours’ drive 
from the richest metropolitan market in the 
world, suggest that a new era of tourism revi-
talization has become a realizable goal for our 
immediate future. 

Figure 4.2: Employees of the Emerson Resort & Spa.

Figure 4.3: Entrance to the Emerson Spa
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seCTion 5: 
The Team

The investment in Crossroads Ventures LLC, 
which has served to date to carry forth the 
planning and acquisition program of the 
Crossroads development, has been furnished 
by the founding members: Dean Gitter, Emily 
Fisher Alexander, Kenneth D. Pasternak, 
Richard B. Fisher and Anthony Sanfilippo.

Mr. Gitter and Mrs. Alexander are the same team 
which produced the most notable and successful 
new development to arise in the Catskill Region 
in the last fifty years: The Emerson Resort & Spa. 
The Emerson, a $2.8 million project which opened 
in 1996, consists of luxury and family accommo-
dations, spa services and facilities, fine dining, 
conference/meeting space, retail and attractions. 
The project is a prime example of adaptive re-use, 
having transformed old barns, Victorian home-
steads and Adirondack-style lodges into top-of-
the-line, world-class facilities. The project has been 
acclaimed for its originality, its commitment

to quality and excellence, and its deliberate 
intention to serve as an example and nucleation 
site for similar high-quality tourism accommo-
dations so clearly needed in the area.

The Emerson development team has devel-
oped a deep familiarity with the local regula-
tory climate, permitting processes and over-
sight authorities during the development of 
the Emerson project. The quality of their work 
and the manner in which they have lived up to 
all their development promises should serve 
to reassure those agencies and non-govern-
mental organizations whose cooperation in the 
Crossroads permitting process is desired. 

Their vehicle for the Emerson project, Kaatskill 
Development Associates LP, was named “1998 
Developer of the Year” by the Ulster County 
Development Corporation. More recently, the 
Emerson was awarded “Tourism Business of 
the Year” by the Ulster County Chamber of 
Commerce and Ulster County Development 
Corporation. From these same organizations 
Mr. Gitter was presented the first ever “Heart 
of Ulster County” award in 2005 for his com-
mitment to providing high-quality business 
assets and career positions to the County. 

Figure 5.1: A Royal Suite at the Emerson Inn

Figure 5.2: A Luxury Suite at the Emerson Lodge

…the saMe teaM which produced 
the award-winning eMerson resort & spa:

2007 best tourisM business of the year, ulster county
2007 best resort hotel - hudson valley Magazine

2005,2006, 2007 Mobil four star spa
2006 best hotel/resort spa - dayspa Magazine
2005 Most outstanding inn in north aMerica - 

conde nast johansens
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5.1 Consulting Team

A number of consultants have been or are now 
working with Crossroads Ventures in a variety 
of matters. Each has been given the same direc-
tion: carry out the planning of the Project in such 
a manner as to insure that, when completed, the 
Belleayre Resort at Catskill Park will be a model 
of environmental responsibility.

Planning and Architecture: 
Emilio Ambasz & Associates (Big Indian Resort);
Hart Howerton Master Planners;
Robert Lamb Hart & Co. (Wildacres Resort); 
SE Group (land use, ski development).

Golf Course Design: 
Love Enterprises & Associates, Inc. 
(Davis Love III);
Beth Daniel (womens’ golf amenities).

General Coordinators for Environmental 
Review and Approvals: 
The LA Group, PC.

Surveying, Engineering/Environmental 
Studies: 
The LA Group, PC. Saratoga Springs, NY;
Delaware Engineering, PC. Albany, NY;
Rettew Engineering & Surveying, PC.   
Margaretville, NY;
Alpha GeoScience Engineering. Albany, NY.

Traffic and Road Design: 
Creighton Manning Engineering, LLP. 
Albany, NY

Marketing and Financial Projections: 
RCI Consulting (Dr. Richard Ragatz); 
Hillier & Associates (Dennis Hillier); 
HVS International – Steve Rushmore;
Edwin H. McMullen & Associates;
The National Golf Foundation;
The Office of Thomas Martin.

Socio-Economic and Secondary Impact 
Studies: 
Allee, King, Rosen & Fleming, Inc.

Legal: 
Environmental counsel: 
Whiteman Osterman & Hanna, LLP
Venable, LLP

Archeological Research:
Greenhouse Consultants, Inc.;
Hartgen Archeological Associates, Inc.

Acoustical and Air Quality:
ENSR International
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seCTion 6: 
CosTs anD eConomiC benefiTs

The total build-out of the Belleayre Resort at 
Catskill Park will cost in excess of $400 million, 
55 percent of which will be spent in the first two 
to three years; the balance – time-share and frac-
tional interest units – will be built and sold over 
subsequent years as the market dictates. 

During the construction phase, the Project will 
generate more than 1,800 person-years of employ-
ment, providing over $81 million in direct salaries 
and wages.  Once completed, the project will 
create the full-time equivalent of more than 450 
full-time jobs; and many of the 300 or so part-time 
employees of the Belleayre Mountain Ski Center, 
annually laid off at the end of each ski season, will 
have the opportunity to work in many capacities 
at the Resort. 

As at the Emerson Resort & Spa, preference will 
be given to local job applicants, and they will 

be afforded growth opportunities providing for 
permanent career paths and advancement.

The Belleayre Resort is not expected to exert any 
upward pressure on Town, School or Highway 
budgets. The Project will build and maintain its 
own internal roads. The developers will make 
substantial annual contributions to both the Big 
Indian and Pine Hill Fire departments. The com-
pany will fund and build the connection needed to 
the Pine Hill Waste Water Treatment, eliminating 
the environmental impacts, and costs, of an on-
site treatment center. Resort guests and owners of 
the timeshare detached lodging units, since they 
will not be long-term residents, will not effect 
the local school systems’ populations. Further, 
the employment pool will come from population 
centers within 45 minutes of the resort resulting is 
a reasonable commute and no need for relocation. 
The resort will deploy its own internal security 
officers. 

The Resort, will, however have a large economic 
impact which should result is stable or lower taxes 
for town residents. It has been estimated that for 
each three percent increase in Town expenditures 
- roughly the annual inflationary factor - $8 mil-

lion in new construction is needed to keep property 
taxes at present levels. Crossroads could maintain 
present rates for 30 years or more.
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appenDix 1: 
DeVelopmenT DeTails

A1-1 Wildacres Resort

The Wildacres Hotel, which will be built and 
managed by a national high-end resort operator, 
will be a three-to-four star resort built around the 
proposed championship golf course and featuring 
ski-in, ski-out convenience. 

• A 250 room hotel  across from the 
entrance to the Belleayre Mountain Ski Center. 
50 rooms are lodging units with kitchens. The 
hotel will contain 10 resort-related shops, two 
restaurants of 150 and 300 seats respectively, 
a 100-seat beverage lounge, an indoor pool, two 
tennis courts, a full service spa with 15 treat-
ments rooms and a lap pool, a 250-seat inter-
faith chapel, a Conference Center with a 500-
seat ballroom/auditorium, a 200-seat ballroom, 
8 meeting rooms in 5,000 sq.ft., and a facility-
wide laundry. The existing Marlowe Mansion 
will be restored and used for resort functions and 

activities. Around the Resort will be:
• 139 2-bedroom lodging units located near the 
proposed golf course; 17 octoplex units, situated 
in two areas, with private clubhouse facilities con-
taining reception, sales and operational offices, an 
outdoor pool, 2 tennis courts, game room, 40 seat 
snack bar, a health club. 

Architect’s model of the Wildacres Resort.

• Children’s Center. For member’s and guest’s 
children, ages 6 weeks to mid-teens. (Note: The 
Children’s Center, 12 of the 18 holes, 112 of the 
lodging units, 2 tennis courts, and the lodging unit 
clubhouse are located in Middletown, Delaware 
County – zoned: Resort).
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A1-2 The Highmount Resort & Spa

The Highmount Resort & Spa will be a five-star 
vacation club with 120 club membership units and 
a 120-room hotel. The development will include:

• Highmount Hotel. A luxury hotel with 120 
rooms and 2 restaurants (with 75 and 150 seats 
respectively). Hotel will feature ski-in, ski-out 
convenience, spectacular mountain and Hudson 
Valley views, banquet facilities, and five star 
services and amenities. Restaurants and banquet 
facilities will be available to the general public.

• Highmount Spa. A full-service, 30,000 square 
foot spa with a swimming pool, a state-of-the-art 
fitness center, spa café and a facility-wide laundry. 
The Spa will include medical spa services, mak-
ing it one of the only combination leisure/medical 
spas in the Northeast. The Spa facilities will be 
open to country club members, hotel guests and 
day-spa visitors/residents.
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appenDix 2: 
markeT analysis

Some $600,000 in public funds from New 
York City, New York State, the Regional Plan 
Association, and the local governments of the 
Central Catskills have been expended in recent 
years, utilizing top consultants from around the 
country, to study and make recommendations 
regarding what economic development in the area 
would be compatible with the various interests 
needing protection: New York City, New York 
State, and the citizens thereof. All of these stud-
ies agree: the area around the Belleayre Mountain 
Ski Center should be developed for a four-season 
resort and related activities. The Crossroads proj-
ect has developed as a response to these recom-
mendations. 

These studies, which support the nature of this 
development concept, have been prepared by a 
variety of committees and have been funded and 
endorsed by relevant government officials. These

include “Tourism Development Plan for the Central 
Catskills”; “Resource Protection and Economic 
Development Strategy for the Route 28 Corridor”; 
“The Privatization of Belleayre Mountain”; and 
“The Watershed Agreement West of Hudson

Economic Development Study for the Catskill 
Watershed Corporation”. 

As indicated above, the project is a direct response 
to the recommendations made by these studies. 

Figure A-2.1: Demographic Ring Study
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The project management team and the consultant 
groups engaged are knowledgeable, experienced, 
and highly qualified to undertake the outlined 
work. The project will be done in a manner that 
is fully compatible with the sensitive nature of 
the area, and in compliance with all the regula-
tory rules and concerns. It will also serve as an 
example of the application of innovative ways to 
accomplish the goals of environmental sensitivity 
desired by all the various interests concerned.

A private study for Crossroads has been done by 
RCI Consulting, (formerly Ragatz Associates). RCI 
has been active in the resort industry since 1974, 
and has had over 1,000 assignments in 46 states and 
40 countries. Their clients have included Disney, 
Hilton, Hyatt, Four Seasons, Westinghouse, Mobil 
Oil, Marriott, and the Nicklaus Resort Group. RCI 
is the largest timeshare market maker in the world. 
The conclusion of the RCI study, summarized, is 
that: “If properly implemented, it (the Crossroads 
project) definitely has the potential to become one 
of the most successful destination resorts in the 
U.S.”

The RCI study based its conclusion on “a unique 
combination of forces”, including:

“…great site, with a wide variety of landscapes, 
views, vegetation, tranquility but activity, etc.”

“…the adjacent Belleayre Mountain Ski Center 
with its major expansion plan, furnishing an 
extremely expansive and popular amenity in the 
middle of Crossroads and at no expense (some-
thing most destination resort developers can only 
dream about)”

 “…close proximity and easy accessibility to 
perhaps the largest market in the world. Within a 
three-hour radius of Crossroads reside about 25 
million people who generate about nine mil-
lion households. More importantly, there are 
about four million households with incomes over 
$50,000 and about one million with incomes over 
$100,000.  Such households form a huge mar-
ket for users and purchasers of resort property”

“…basically no competition in a wide surrounding 
region, especially for a new year-round destination 
resort with an integrated package of ski and golf, 
both whole ownership and shared ownership of sev-
eral real estate products, and a range of overnight 
accommodations”

“…an apparent increasing recognition by the 
public sector and community leaders that tour-
ism and resort development are key features in 
the future of the Catskills, thereby facilitating the 
public regulatory process and the provision of 
economic incentives. The resulting economic 
impacts on the area will be enormous from 
employment, consumer expenditures, taxes, etc.”

“…the closer proximity to the primary market 
area than the traditional ski areas of New England 
and the Rockies, with Crossroads being easier and 
faster to reach and also providing an almost virgin 
environment as opposed to heavy commercialism 
in the other two destinations.”

The RCI study was done at the inception of 
the Belleayre Project. An additional, exhaustive 
feasibility review of the project was completed 
in December, 2002 by HVS International.  
HVS, under the direction of its president, Steve 
Rushmore, is now the world’s most respected 
analyst of projects in the hospitality industry. The 
HVS evaluation of the Belleayre Resort project is 
equally enthusiastic.

In the Catskill Region proximate to Belleayre, there
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exist only four 18-hole public cours-
es (Windham, Christman’s, Hanah, 
and Delhi), two 9-hole public courses 
(Colonial and Shepard Hills) and two 
private 9-hole courses (Onteora Park and 
Woodstock). None is the work of a recog-
nized course designer. 

With the exception of the Lodge and 
the Inn at the Emerson Resort and Spa, 
a project spearheaded by principals of 
Crossroads Ventures, no new hotel has 
been built in the region in decades and 
existing facilities are, for the most part, of 
moderate scale with few accommodations 
up to modern standards. There is no des-
tination vacation golf resort in the region.

State ownership of vast tracts of “Forever 
Wild” land in the forest preserve and 
extensive acquisition programs of New 
York City to protect its watershed strong-
ly suggests that the opportunities for 
other destination resorts of the Belleayre 
project’s scope will be severe-
ly limited, if not totally proscribed.
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appenDix 3: 
enVironmenTal ConsiDeraTions

All of the consultants who have contributed to the 
Belleayre Resort’s design were given the same 
instructions: design the Belleayre Resort at Catskill 
Park Project in such a manner that, when it is com-
pleted, it will held up as a model of environmental 
responsibility.

In 2007, a landmark agreement was signed by all 
the major regulatory and environmental parties 
involved with the Belleayre Resort that has moved 
the project into its current stage of development. 

The following is an overview of the Agreement in 
Principle signed by: 
New York City Department of Environmental 
Protection 
New York State Governor Eliot Spitzer
New York City of Environmental Protection
National Resources Defense Council
Catskill Center for Conservation and 
Development

Trout Unlimited
Riverkeeper, Inc.
Theodore Gordon Fly Fishers, Inc.
New York Public Interest Research Group
Zen Environmental Studies Institute

a-3.1 loW impaCT DeVelopmenT

The Belleayre Resort, through the AIP, will adhere to 
certain restrictions that will make the project environ-
mentally sound and eliminate or significantly reduce 
the impact the Resort’s construction will have on the 
environment. These restrictions include:

- No construction east of the Belleayre Ski Center (see 
“Conservation and Preservation”
- No lodging units constructed on slopes greater than 
20 percent nor roadways greater than 15 percent, 
reducing the impact of storm water runoff.
- Clustered grouping of non-hotel lodging units, 
resulting in a smaller overall overall footprint than 
traditional resort construction
- Connection of the resort properties to the under-
ultilized Pine Hill Waster Water Treatment Center, 
elimination the need for an on-site treatment center.
- Underground construction of parking facilities to 
reduce and control run-off

a-3.2 foresT hisTory

None of the lands involved in the project were ever 
included in the Catskill Forest Preserve, nor does 
the project involve any old-growth parcels. They 
are entirely private and always have been. Much 
of the acreage was formerly dairy pasture and the 
remainder has been almost continuously logged for 
overa century.

a-3.3 Green builDinG DesiGn

The Belleayre Resort has been designed and will 
be constructed to green building specifications 
set forth by the United Stated Green Buildings 
Councils in order to obtain Silver Certification 
from the Leadership in Energy and Environmental 
Design, the nationally accepted benchmark for the 
design, construction and operation of high per-
formance “green” buildings. The result will be a 
reduced consumption of fossil fuels that contribute 
to global warming, a minimization of air pollution 
and water usage, and will ultimately reduce opera-
tion costs over time.
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a-3.6 ConserVaTion anD preserVaTion

Land acquired by Crossroads Development for 
the construction of the Belleayre Resort totaled 
1,960 acres, straddling the Belleayre Ski Center 
on the east and west sides. Original plans called 
for the development of 573 acres, leaving more 
than 1,300 acres as open space. 

With the AIP, Crossroads has committed to con-

a-3.4 orGaniC Golf Course

The golf course at the Belleayre Resort will be 
one of the first courses to be managed organically 
in New York State. Organic course management 
means operation and maintaining a course by 
using biological, cultural and mechanical prac-
tices that foster soil health, maintain biodiversity 
and the watershed ecology while ensuring play-
able golf course turf without the use of synthetic 
chemicals. An Organic Management Plan will 
be developed, which will reviewed by an inde-
pendent Organic Golf Course Technical Review 
Committee with subsequent inspections by that 
body to ensure adherence to the plan. The result 
will be a course of the highest quality of play and 
maintenance, making it likely for national and 
international recognition. 

a-3.5 imperVious surfaCes

Run-off from structures on the project as well as 
roadways will be collected and detained, and 
much will be re-used for irrigation. Indoor park-
ing for all visitors to the Belleayre Resort’s hotels 
will will minimize outdoor pavement and drive-
ways, and most of the outdoor parking lots will 
utilize porous formulations.

Autumn on the Ashokan Reservoir

veying 1,216 acres to the Trust for Public Land 
(TPL), which will sell the land to the State DEC, 
which plans to designate the land as “Forever 
Wild” under the State constitution, eliminat-
ing the possibility of future development and 
preserving the land for generations to come. This 
land, in combination with land already owned 
by the State, would become part of the largest 
contiguous stretch of wilderness in the Catskill 
Forest Preserve.
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appenDix 4: 
DeVelopmenT Team

a-4.1 CrossroaDs VenTures, llC –  
founDinG members

Dean Gitter, Managing Member
Mr. Gitter has been a resident of the Central 
Catskills for nearly 40 years. He is a graduate 
of Harvard (BA) and the Harvard Graduate 
School of Business Administration (MBA). 
Over a 40-year entrepreneurial career, he has 
been involved with a number of pioneering ven-
tures in the fields of the arts and new products 
development: he was a founder of Synectics, 
Inc., a Cambridge consulting firm; develop-
er of The Orson Welles Cinema Complex 
(Cambridge) and the Prince Building (Boston 
Waterfront); founder of WTZA-TV (Kingston, 
NY); a founder of the Genesis Project (New 
York); builder of Rudi’s Restaurant and 
a founder of the Big Indian Spring Water 
Company (Big Indian, NY); and as a principal 
in the Emerson Resort & Spa, Mt. Tremper, NY. 

He has served on the Planning Board of Shandaken, 
chairman of the Route 28 Corridor Committee, 
executive director of the Catskill Planning Alliance, 
and a member of the negotiating team responsible 
for the Catskill Coalition’s part in the New York City 
Watershed Agreement.

Emily Fisher Alexander
Educator, philanthropist, and long-time second-
home resident of the Catskills, Mrs. Alexander has 
demonstrated an abiding faith in the future of the 
region , a deep concern for the welfare of its citizens, 
and a constant support for environmental causes..

Previous & current positions:

• Co-founder and partner in Catskill Corners;
• Vice-chair of the Board of the American      
Museum of Natural History
• Co-chair of the Board of Bard College
• Member of the Board of Trustees of the Churchill 
School in New York City;
• Member of the Board of Trustees of Simon’s Rock 
College.

Kenneth D. Pasternak
Founder and former Chief Executive Officer 
and Director of Knight/Trimark Group, Inc., Mr. 
Pasternak has over 20 years of experience in the 
securities industry. For the past several years he has 
been the principal of Chestnut Capital.

Mr. Pasternak received his B.A. degree from 
the State University of New York at New Paltz 
in 1976. He is a native of the Catskill village of 
Fleischmanns, and serves as an honorary member of 
the Board of Trustees of the Catskill Conservatory.

Previous & current positions:

• Co-founder of Roundtable Partners, LLD 
(the predecessor to the Knight/Trimark Group, Inc.) 
and Knight Securities Inc.;
• Senior Vice-President, Limited Partner and 
Trading Room Manager for Spear Leeds & 
Kellogg/Troster Singer, July 1979 to July 1994.

Anthony Sanfilippo
Mr. Sanfilippo is an officer of Knight/Trimark 
Trading, and maintains a home in the Windham area 
of the Catskills.
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Richard B. Fisher
Upon his death in 2000, Mr. Fisher interest in 
Crossroads Ventures passed to his estate. 

Mr. Fisher was a past Chairman of the Board 
of Directors of Morgan Stanley Dean Witter, 
a firm he served for more than 30 years. He 
maintained a second home in the Catskill 
Mountains for all of that period. He also served 
as Chairman of the Board of Trustees of the 
Rockefeller Institute. 

Mr. Fisher’s generosity in life resulted in the 
construction of the spectacular Frank Gehry-
designed Richard B. Fisher Performing Arts 
Center at Bard College in Annandale-on-
Hudson, NY. 
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