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1.0	
   Background

The	
  Cappelli	
  Organiza>on	
  proposes,	
  in	
  coopera>on	
  with	
  the	
  Mohegan	
  Tribal	
  Gaming	
  Authority,	
  
to	
  develop	
  a 	
  des>na>on	
  resort	
  casino	
  at	
  the	
  site	
  of	
  the	
  former	
   Concord	
  Hotel 	
  in	
  the	
  Town	
  of	
  
Thompson,	
   Sullivan	
  County,	
   New	
   York.	
   The	
  facility	
  will 	
  be	
  branded	
  as	
  “Mohegan	
  Sun	
   at	
   the	
  
Concord.”	
  

It	
  will	
  be 	
  located	
  adjacent	
  to	
  a	
  proposed	
  master	
  planned	
  resort	
  that	
  includes 	
  the	
  Monster	
  Golf	
  
Course	
   and	
   several 	
   other	
   ameni>es 	
   and	
   resort	
   a[rac>ons.	
   Mohegan	
   Sun	
   at	
   the	
   Concord	
  
facili>es	
  will	
  include	
  a 	
  52,000	
   square 	
  feet	
   casino,	
  2,100	
   gaming	
  posi>ons 	
  (1,800	
   slots	
  and	
  50	
  
tables 	
  games 	
  at	
   6	
   posi>ons	
  each),	
   Class 	
  III	
  table	
  gaming,	
  high-­‐end	
  player	
   lounges,	
  252	
   hotel	
  
rooms	
  (including	
  21	
  suites),	
  parking	
  for	
  2,250	
  vehicles,	
  four	
  restaurants	
  (including	
  a	
  food	
  court),	
  

a 	
  94-­‐seat	
  entertainment	
   lounge,	
   1,460	
   square 	
  feet	
   of	
   retail,	
   29,800	
   square	
  feet	
   of	
  mee>ng/
event	
  space	
  and	
  a	
  2,900	
  square	
  foot	
  fitness	
  center.	
  

All 	
  hotel 	
  and	
  casino	
  founda>ons 	
  are	
  in	
  place	
  and	
  sized	
  to	
  allow	
  future	
  expansion	
  to	
  750	
  hotel	
  
rooms	
  if	
  warranted.	
  The	
  project	
  is	
  already	
  has 	
  legal	
  en>tlements 	
  to	
  proceed	
  based	
  on	
  an	
  earlier	
  

proposed	
  project.	
  Approximately	
  $480.7	
  million	
  will	
  be	
  invested	
  in	
  the	
  project.

The	
  Sullivan	
  County	
   economy	
  has	
  experienced	
  considerable 	
  economic	
  difficul>es 	
  over	
  the	
  last	
  
several 	
  years,	
  following	
  a 	
  long	
  decline	
  of	
  the	
  Catskill 	
  resort	
  industry.	
  	
  Total 	
  employment	
  in	
  2013	
  
averaged	
  only	
  30,600	
  persons 	
  in	
  2013,	
  according	
  to	
  the	
  New	
  York	
  State	
  Department	
  of	
  Labor.	
  

This 	
  was 	
  below	
  the	
  31,700	
  employed	
  persons	
  average 	
  for	
  2000,	
  indica>ng	
  the	
  county	
  economy	
  
has 	
  essen>ally	
  gone	
  nowhere	
  except	
   for	
  a 	
  brief	
  up>ck	
  in	
  2004-­‐2008,	
  when	
  employment	
  reach	
  
as	
  high	
  as	
  33,500	
  persons.	
  

While	
   labor	
   sta>s>cs 	
   for	
   the	
   Hudson	
   Valley	
   Region	
   (Dutchess,	
   Orange,	
   Putnam,	
   Rockland,	
  

Sullivan,	
   Ulster	
   and	
   Westchester	
   Coun>es)	
   for	
   the	
   12-­‐month	
   period	
   ending	
   in	
   April 	
   2014,	
  
indicates 	
  2.1%	
   job	
  growth	
  occurred	
   in 	
  leisure	
  and	
  hospitality	
   industries,	
   but	
   Sullivan	
   County	
  
(-­‐1.1%)	
  was	
  the	
  only	
  area	
  in	
  the	
  region	
  that	
  experienced	
  a	
  decline	
  in	
  private	
  sector	
  job	
  count.	
  
Overall,	
  regional 	
  employment	
  growth	
  in	
  the	
  private 	
  sector	
   lags 	
  that	
  of	
  the	
  state	
  (+1.3	
  percent)	
  
and	
  the	
  na>on	
  (+2.1	
  percent).
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The	
   recent	
   economic	
   recession	
   produced	
   very	
   high	
   unemployment	
   within	
   Sullivan	
   County,	
  
which	
  is	
  reflected	
  in	
  the	
  chart	
  below:
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The	
  tourism	
  economy	
  of	
  the	
  county	
   took	
  a 	
  major	
  dive 	
  in	
  1998	
  when	
  the	
  Concord	
  Hotel 	
  closed	
  
and	
  it’s 	
  never	
  recovered.	
  The 	
  table	
  and	
  chart	
  following	
  on	
  the 	
  next	
  page	
  illustrate 	
  vividly	
  how	
  
the	
   loss 	
  of	
   the	
  Concord	
  economically	
   impacted	
   the	
   famous 	
  Catskills 	
  tourist	
   region.	
   Infla>on	
  

adjusted	
  payroll 	
  data 	
  from	
  the	
  Census	
  Bureau’s 	
  County	
   Business 	
  Pa[erns	
  site 	
  shows	
  the	
  2012	
  
payroll 	
  related	
  to	
  Sullivan	
  County	
  workers	
  employed	
  in	
  the 	
  “arts,	
  entertainment	
  &	
  recrea>on”	
  
and	
  “accommoda>ons 	
  &	
   food	
  service”	
   sectors 	
  that	
   define	
  the	
  bulk	
  of	
  tourism	
  was	
  less 	
  than	
  
40%	
  of	
  what	
  it	
  was	
  in	
  1998	
  before	
  the 	
  Concord	
  closing.	
  Moreover,	
  the 	
  number	
  of	
  first	
  quarter	
  
employees	
  declined	
  by	
  39%	
  and	
  the 	
  number	
  of	
  business 	
  establishments	
  is	
  s>ll 	
  below	
  where 	
  it	
  

was	
  in	
  1998.	
  There	
  is	
  no	
  significant	
  pa[ern	
  of	
  tourism	
  growth	
  in	
  Sullivan	
  County.	
  Therefore,	
  all	
  
growth	
  connected	
  with	
  the	
  Mohegan	
  Sun	
  at	
  the	
  Concord	
  will	
  be	
  incremental.

Mohegan Sun at the Concord
Economic Impact/Benefit Analysis

 

Shepstone Management Company, Inc.
 Page 2 of 27

Exhibit IX.A.2.a. - 1 Local Impacts and Costs Mohegan Sun at The Concord

http://www.census.gov/econ/cbp/
http://www.census.gov/econ/cbp/


$0##

$20,000,000##

$40,000,000##

$60,000,000##

$80,000,000##

$100,000,000##

$120,000,000##

$140,000,000##

$160,000,000##

0""

500""

1,000""

1,500""

2,000""

2,500""

3,000""

3,500""

4,000""

19
98
"
19
99
"
20
00
"
20
01
"
20
02
"
20
03
"
20
04
"
20
05
"
20
06
"
20
07
"
20
08
"
20
09
"
20
10
"
20
11
"
20
12
"

Sullivan"County"Employment"in"Arts,"Entertainment"&"RecreaBon"
and"AccommodaBons"&"Food"Service"Sectors"

1st"Quarter"
Employees"

Annual"
Payroll*"

Mohegan Sun at the Concord
Economic Impact/Benefit Analysis

 

Shepstone Management Company, Inc.
 Page 3 of 27

Exhibit IX.A.2.a. - 1 Local Impacts and Costs Mohegan Sun at The Concord



2.0	
  	
   Basic	
  Methods	
  and	
  Assump>ons

The	
  following	
  are	
  the	
  specific	
  methods	
  and	
  the	
  key	
  assump>ons	
  employed	
  in	
  this	
  analysis:

1)	
   The	
   project	
   development	
   cost	
   is 	
   es>mated	
   at	
   $480.7	
   million,	
   of	
   which	
   hard	
   costs	
  
($202.6	
   million),	
   design	
   expenses,	
   furniture,	
   fixtures,	
   equipment	
   and	
   financing	
  
cons>tute	
  $363.0	
  million	
   and	
  the	
  remainder	
   represents	
  purchase	
  of	
   an	
  exis>ng	
   land	
  

mortgage,	
  license 	
  fees 	
  and	
  already	
  expended	
  amounts	
  for	
  exis>ng	
  improvements.	
  Labor	
  
costs 	
   are	
   es>mated	
   at	
   $165.5	
   million	
   or	
   46%	
   of	
   total 	
   development	
   costs 	
   (the	
  
Pennsylvania	
  average)	
  and	
  other	
  output	
  amounts	
  to	
  $197.5	
  million	
  or	
  54%	
  of	
  the	
  total.

2)	
   It	
   is 	
  assumed,	
   for	
   purposes 	
  of	
   this 	
  analysis,	
   that	
  all 	
  construc>on	
  ac>vity	
   will 	
  occur	
   in	
  

2015-­‐16.	
  

3)	
   Overall 	
  economic	
  impacts 	
  are	
  analyzed	
  over	
  a	
  20-­‐year	
  period	
  of	
  2015-­‐2034.	
   	
  This	
  period	
  
is 	
  based	
  on	
   the 	
  construc>on	
   period	
   plus 	
   a	
   reasonable	
   period	
   for	
   assessing	
   the	
   net	
  
present	
   value	
   of	
   long-­‐term	
   benefits 	
  (addi>onal 	
  economic	
   ac>vity	
   and	
   governmental	
  

revenues	
  generated)	
  and	
  long-­‐term	
  costs	
  (addi>onal 	
  governmental	
  expenses)	
  produced	
  
as	
  a	
  result	
  of	
  the	
  project.	
  Tax	
  revenues	
  are	
  projected	
  over	
  five	
  years.

4)	
   Gaming	
  revenues	
  have	
  been	
  independently	
  projected	
  by	
   the 	
  Spectrum	
  Gaming	
  Group,	
  
which	
  es>mated	
  $255	
   million	
  of	
   gross	
  gaming	
   revenue	
  (assuming	
  a 	
  second	
  casino	
   in	
  

Sullivan	
  County)	
  for	
  the	
  first	
  full 	
  stabilized	
  year	
  of	
  opera>on	
  in	
  2018,	
  increasing	
  to	
  $321	
  
million	
  in	
  2026.	
  Revenue 	
  for	
  years 	
  following	
  is	
  assumed	
  to	
  increase	
  at	
  2.7%	
  per	
  year.	
   	
  A	
  
lower	
  range	
  es>mate 	
  of	
  $230	
  million	
  and	
  a	
  high-­‐range 	
  es>mate	
  of	
  $280	
  million	
  are	
  also	
  
assumed	
  for	
  purposes 	
  of	
  comparing	
  rela>ve	
  economic	
  impacts 	
  at	
  those	
  arbitrary	
  levels	
  
of	
  gross	
  gaming	
  revenue	
  (GGR).

5)	
   Construc>on	
  of	
  the 	
  facili>es	
  will,	
  at	
  the 	
  roughly	
  $119,300	
  of	
  development	
  costs 	
  per	
  job	
  
average 	
   found	
   with	
   respect	
   to	
   the	
   construc>on	
   of	
   12	
   rela>vely	
   new	
   casinos 	
   in	
  
Pennsylvania,	
  yield	
  a	
  total 	
  of	
  3,042	
  direct	
  and	
  1,521	
  indirect	
  construc>on	
  jobs 	
  during	
  the	
  
course 	
  of	
  construc>on.	
  	
  It	
  is	
  an>cipated	
  80%	
  of	
  these 	
  jobs 	
  will	
  go	
  to	
  Sullivan,	
  Orange	
  and	
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Ulster	
  Coun>es 	
  with	
  approximately	
  one-­‐third	
  going	
  to	
  currently	
  unemployed	
  individuals,	
  
and	
  the	
  remainder	
  of	
  the	
  jobs 	
  to	
  underemployed,	
  individuals.	
   	
  The	
  80%	
  figure 	
  is 	
  based	
  
on	
  experience	
  with	
  the 	
  Turning	
  Stone	
  Casino	
  where 	
  80%	
  of	
  capital 	
  expenditures	
  went	
  to	
  
just	
  three	
  coun>es	
  surrounding	
  the	
  casino.	
  

	
   Based	
  on	
  the 	
  Pennsylvania	
  average	
  of	
  one	
  direct	
   job	
  per	
  $187,000	
  of	
  gaming	
  revenue,	
  
Mohegan	
  Sun	
  at	
  the	
  Concord	
  is 	
  capable 	
  of	
  producing	
  a 	
  minimum	
  of	
  1,365	
   direct	
   jobs	
  
during	
   the	
   first	
   full 	
   year	
   of	
   opera>on.	
   Indirect	
   employment	
   may	
   be	
   es>mated	
   by	
  
comparison	
  to	
  the	
  Mohegan	
  Sun	
  at	
  Pocono	
  Downs 	
  facility	
  in	
  Wilkes-­‐Barre,	
  Pennsylvania,	
  

where	
  the 	
  direct	
   to	
  total 	
  employment	
  mul>plier	
   has 	
  been	
  es>mated	
  to	
  be	
  1.58.	
   This	
  
indicates 	
  the	
  project	
  can	
  be	
  expected	
  to	
  generate 	
  a 	
  minimum	
  of	
  792	
  addi>onal 	
  indirect	
  
jobs.	
   	
   These	
  indirect	
   jobs	
  are	
  a 	
  result	
  of	
   the	
  spinoff	
  or	
  mul>plier	
  effects 	
  of	
  the 	
  payroll	
  
expenditures	
  within	
  the	
  region.

6)	
   Labor	
   income	
  is	
  es>mated	
  at	
   $56,400	
   per	
   job	
  average,	
  which	
   is 	
  based	
  on	
   the 	
  labor	
  
income	
  generated	
   by	
   Pennsylvania 	
  casinos 	
  divided	
  by	
   the 	
  number	
   of	
   jobs 	
  created	
   in	
  
total,	
  which	
  includes	
  fringes	
  and	
  other	
  extras.

7)	
   Sales 	
  taxes 	
  a[ributable 	
  to	
  the 	
  increased	
  buying	
  power	
   generated	
  by	
   the	
  construc>on	
  

and	
  permanent	
  payrolls 	
  the	
  facility	
  will 	
  produce	
  are 	
  calculated	
  on	
  the	
  assump>ons 	
  that	
  
50%	
  of	
  the	
  project	
  payroll 	
  will 	
  consist	
  of	
  Sullivan	
  County	
  residents,	
  50%	
  of	
  such	
  payroll	
  
will 	
  be 	
  spent	
  on	
  taxable 	
  items 	
  in 	
  Sullivan	
  County	
  and	
  that	
  total 	
  labor	
  income,	
   including	
  
indirect	
   or	
   "spin-­‐off"	
   gains,	
   is 	
  1.58	
   >mes	
   direct	
   personal 	
   income	
   (incorpora>ng	
   the	
  
"mul>plier	
  effect").	
  This 	
  economic	
  mul>plier	
  is 	
  based	
  on	
  experience	
  at	
  Mohegan	
  Sun	
  at	
  

Pocono	
  Downs.	
   A	
  mul>plier	
   of	
  1.5	
   is 	
  used	
  for	
   construc>on	
  based	
  on	
  experience	
  with	
  
similar	
  projects.	
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3.0	
  	
   Overall	
  Incremental	
  Economic	
  Benefit

Mohegan	
   Sun	
  at	
   the	
   Concord	
   can,	
   according	
   to	
   independent	
   projec>ons	
   developed	
   by	
   the	
  
Spectrum	
  Gaming	
  Group,	
  be	
  conserva>vely	
   expected	
  to	
  produce	
  $255	
  million	
  of	
  gross 	
  gaming	
  
revenue	
  (assuming	
   a 	
  second	
   casino	
  in	
   Sullivan	
  County)	
   for	
   the 	
  first	
   full 	
  year	
   of	
   opera>on	
   in	
  
2018,	
  increasing	
  to	
  $321	
  million	
  in	
  2026.	
  Revenue	
  for	
  years 	
  following	
  is 	
  assumed	
  to	
  increase	
  at	
  
2.7%	
  per	
  year.	
   	
  This 	
  ac>vity,	
  based	
  on	
  the	
  Pennsylvania 	
  average 	
  of	
  one 	
  direct	
  job	
  per	
  $187,000	
  

of	
  gaming	
  revenue,	
  indicates 	
  Mohegan	
  Sun	
  at	
  the	
  Concord	
  is 	
  capable 	
  of	
  producing	
  1,365	
  direct	
  
jobs 	
  during	
   the 	
  first	
   full	
  year	
   of	
   opera>on,	
   although	
   full-­‐>me	
  equivalent	
   (FTE)	
   numbers 	
  are	
  
expected	
  to	
  be	
  in	
  the	
  range	
  of	
  75%	
  of	
  this	
  number	
  .	
  

Indirect	
  employment	
  may	
  be 	
  es>mated	
  by	
  comparison	
  to	
  the	
  Mohegan	
  Sun	
  at	
  Pocono	
  Downs	
  

facility	
  in	
  Wilkes-­‐Barre,	
  Pennsylvania,	
  where	
  the	
  direct	
  to	
  total 	
  employment	
  mul>plier	
  has 	
  been	
  
es>mated	
  to	
  be 	
  1.58.	
  This 	
  indicates 	
  the 	
  project	
  can	
  be	
  expected	
  to	
  generate	
  a 	
  minimum	
  of	
  792	
  
addi>onal 	
  indirect	
   jobs.	
   	
  These 	
  indirect	
   jobs	
  are 	
  a 	
  result	
  of	
  the	
  spinoff	
  or	
  mul>plier	
   effects	
  of	
  
the	
  payroll	
  expenditures	
  within	
  the	
  region.

Moreover,	
   construc>on	
   of	
   the	
   facili>es 	
  will,	
   at	
   the	
   roughly	
   $119,300	
   per	
   construc>on	
   job	
  
average 	
  found	
  with	
   respect	
   to	
  the	
  construc>on	
  of	
  12	
  rela>vely	
   new	
  casinos 	
  in	
  Pennsylvania,	
  
yield	
   a 	
   total 	
   of	
   3,042	
   direct	
   and	
   1,521	
   indirect	
   construc>on	
   jobs 	
   during	
   the	
   course	
   of	
  
construc>on.	
   	
  It	
  is 	
  an>cipated	
  80%	
  of	
  these	
  jobs	
  will 	
  go	
  to	
  Sullivan,	
  Orange	
  and	
  Ulster	
  Coun>es	
  
with	
  approximately	
  one-­‐third	
  going	
  to	
  currently	
   unemployed	
  individuals,	
  and	
  the	
  remainder	
  of	
  

the	
  jobs	
  to	
  underemployed,	
  individuals.	
  	
  

The	
  80%	
  figure	
   is 	
  based	
  on	
  experience	
  with	
   the	
  Turning	
  Stone	
  Casino	
  where	
  80%	
  of	
   capital	
  
expenditures	
  went	
   to	
   just	
   three	
   coun>es 	
  surrounding	
   the	
  casino.	
   	
   It	
   is 	
  assumed,	
   based	
   on	
  
experience 	
  with	
  other	
  projects	
  in	
  the	
  vicinity	
   and	
  the	
  central 	
  loca>on	
  of	
  Mohegan	
  Sun	
  at	
  the	
  

Concord	
  within	
  the	
  county,	
  that	
  50%	
  of	
  all	
  jobs	
  would	
  go	
  to	
  Sullivan	
  County.

Labor	
   income	
   is 	
  es>mated	
  at	
   $56,400	
   per	
   job	
   average,	
   which	
   is 	
  based	
  on	
   the	
   labor	
   income	
  
generated	
   by	
   Pennsylvania 	
   casinos	
   divided	
   by	
   the 	
  number	
   of	
   jobs 	
  created	
   in	
   total,	
   which	
  
includes	
  fringes 	
  and	
  other	
  extras.	
   The 	
  total 	
  annual 	
  economic	
   impact	
   of	
   the	
  payroll	
  from	
  the	
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facility,	
  including	
  spinoff	
  effects 	
  from	
  applying	
  an	
  income	
  mul>plier	
  of	
  1.58	
  to	
  the	
  direct	
  annual	
  
payroll 	
  an>cipated,	
  will 	
  be	
  a 	
  minimum	
  of	
  $121.6	
  million	
  (some	
  $77.0	
  million	
  direct	
  and	
  $44.7	
  
million	
  indirect).

The	
   construc>on	
   and	
   opera>on	
   of	
   Mohegan	
   Sun	
   at	
   the	
   Concord	
   will 	
   also	
   have	
   significant	
  
impacts	
  on	
  the	
  total 	
  economic	
  output	
   of	
  the	
  region	
  and	
  state	
  by	
   virtue	
  of	
  direct	
  non-­‐payroll	
  

expenditures	
  for	
  materials,	
  equipment,	
  supplies	
  and	
  services,	
  the 	
  spinoff	
  benefits	
  of	
  which	
  will	
  
go	
  far	
  beyond	
  the	
  ini>al	
  construc>on	
  cost	
  and	
  annual	
  budget	
  for	
  these	
  items.	
  

The	
   value	
   of	
   this 	
   non-­‐payroll 	
   economic	
   output	
   generated	
   by	
   the	
   project	
   has 	
   also	
   been	
  
es>mated.	
   	
  Pennsylvania 	
  data 	
  on	
  12	
  casino	
  opera>ons	
  in	
  that	
  state,	
  which	
  is	
  referenced	
  above	
  

and	
  in	
  other	
  sec>ons 	
  of	
  this 	
  report,	
  indicates 	
  the 	
  project	
  can	
  be	
  expected	
  to	
  generate	
  an	
  annual	
  
average 	
  of	
  $117,400	
  of	
  total 	
  output	
  (payroll	
  plus 	
  value	
  added)	
  per	
  employee 	
  or	
  $160.2	
  million	
  
in	
  total,	
  of	
  which	
  $77.0	
  million	
  is 	
  direct	
  payroll,	
  meaning	
  there	
  is 	
  another	
  $84.8	
  million	
  of	
  direct	
  
output	
   related	
  to	
  materials,	
   equipment,	
  supplies 	
  and	
  non-­‐payroll 	
  services.	
  Applica>on	
  of	
  the	
  
previously	
   referenced	
  mul>plier	
   of	
  1.58,	
  yields 	
  an	
  addi>onal	
  indirect	
   impact	
  of	
   $83.2	
  million.	
  

Combined	
  direct	
  and	
  indirect	
  impact	
  of	
  $160.2	
  million	
  in	
  non-­‐payroll 	
  output	
  can	
  be	
  expected	
  to	
  
be	
  associated	
  with	
  the	
  project.
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Finally,	
   there	
   is 	
   also	
   addi>onal 	
   non-­‐labor	
   economic	
   output	
   associated	
   with	
   construc>on.	
  
Assuming	
   labor	
   costs 	
  are	
  46%	
   of	
   total 	
  development	
   costs 	
  (the	
  Pennsylvania 	
  average),	
   labor	
  
costs 	
   represent	
   $165.5	
   million	
   of	
   that	
   total 	
   and	
   other	
   output	
   amounts 	
   to	
   $197.5	
   million.	
  
Applying	
   a 	
   total 	
   non-­‐labor	
   economic	
   output	
   mul>plier	
   of	
   1.50	
   to	
   this 	
   investment	
   suggests	
  

addi>onal	
  spinoff	
  benefits	
  from	
  the	
  project	
  totaling	
  about	
  $98.8	
  million.	
  

Altogether,	
  this 	
  brings	
  total 	
  output,	
  direct	
  plus 	
  indirect,	
   to	
  some	
  $797.7	
  million	
  using	
  the	
  mid-­‐
range	
  (expected)	
  revenue	
  performance	
  es>mate.

A	
   lower	
   range	
  es>mate	
  of	
  $230	
  million	
  and	
  a 	
  high-­‐range	
  es>mate 	
  of	
  $280	
  million	
  in	
  GGR	
  are	
  
also	
   assumed	
  for	
   purposes	
  of	
   comparing	
   rela>ve	
  economic	
   impacts 	
  at	
   those 	
  arbitrary	
   GGR	
  

levels.	
   If	
   the	
  low-­‐range	
  es>mate	
  of	
   $230	
  million	
   in	
  annual 	
  GGR	
   is 	
  used,	
   the 	
  total	
   impact	
   of	
  
construc>on	
   and	
   first-­‐year	
   opera>ons 	
  drops 	
  slightly	
   to	
   $772.9	
   billion	
   and	
   if	
   the	
  high	
   range	
  
number	
  of	
  $280	
  million	
  in	
  annual	
  GGR	
  is 	
  applied,	
  then	
  the 	
  total 	
  impact	
  swells 	
  to	
  $822.5	
  million.	
  
These	
  numbers,	
  net	
  present	
  valued	
  over	
  a 	
  20-­‐year	
  period	
  at	
  a 	
  5%	
  discount	
  rate,	
  yield	
  current	
  
values	
  of	
  $3.18	
  billion	
  at	
  the	
  low-­‐range	
  es>mate,	
  $3.43	
  billion	
  at	
  the	
  mid-­‐range	
  level	
  and	
  $3.72	
  

billion	
  at	
  the	
  high-­‐range	
  number.
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These	
  overall	
  economic	
  benefits 	
  are	
  en>rely	
   incremental 	
  to	
  the 	
  the	
  Town	
  of	
  Thompson	
   (the	
  
host	
  municipality),	
  nearby	
   municipali>es 	
  and	
  the	
  three-­‐county	
   region	
  of	
  Sullivan,	
  Orange 	
  and	
  
Ulster	
  Coun>es,	
  as 	
  there	
  are 	
  no	
  other	
  comparable	
  casinos 	
  	
  or	
  resorts 	
  within	
  this 	
  region	
  or	
  the	
  

Catskills/Hudson	
  Valley	
  region	
  as	
  defined	
  by	
  the	
  New	
  York	
  State	
  Gaming	
  Commission.	
  

This 	
  facility,	
  in	
  fact,	
  will 	
  replace	
  the	
  original	
  Concord	
  Hotel 	
  that	
  was 	
  the 	
  premier	
  resort	
  of	
  the	
  
Catskills 	
  for	
   decades,	
  but	
  was 	
  closed	
  several 	
  years	
  ago	
  and	
  then	
  razed.	
   It	
   will 	
  not,	
   therefore,	
  
compete	
  for	
  revenues	
  with	
  any	
  other	
  facility.	
  

The	
  Mon>cello	
  Raceway	
   and	
  Casino	
  is 	
  also	
  located	
  within	
  the 	
  Town	
  of	
  Thompson,	
   of	
  course,	
  
but	
   it	
   is 	
   not	
   comparable 	
   with	
   Mohegan	
   Sun	
   at	
   the	
   Concord,	
   as	
   it	
   does 	
   not	
   offer	
   hotel	
  
accommoda>ons,	
   is 	
  strictly	
   a	
  VGM	
   facility	
   and	
   the	
  long-­‐term	
  plan	
   calls	
  for	
   this 	
  facility	
   to	
  be	
  
relocated	
   on	
  adjoining	
   property	
   as 	
  part	
   of	
   a 	
  complementary	
   master	
   planned	
  development.	
  

Therefore,	
   li[le	
   or	
   no	
   impact	
   is 	
  expected	
   on	
   the 	
  revenues 	
  of	
   that	
   facility.	
   Rather,	
   the	
   two	
  
facili>es	
  can	
  be	
  expected	
  to	
  enhance	
  the 	
  value	
  of	
  Mon>cello	
  and	
  the	
  Town	
  of	
  Thompson	
  as 	
  an	
  
important	
  East	
  Coast	
  gaming	
  des>na>on,	
  with	
  significant	
  clustering	
  benefits	
  akin	
  to	
  retail 	
  stores	
  
that	
  rou>nely	
  locate	
  close	
  together.	
  

There	
  are,	
  of	
  course,	
  other	
  gaming	
  des>na>ons 	
  within	
  New	
  York	
  State	
  (e.g.	
  Turning	
  Stone)	
  but	
  
all 	
   are 	
   located,	
   not	
   only	
   well 	
   outside 	
   the	
   Catskills/Hudson	
   Valley	
   region,	
   but	
   substan>al	
  
distances 	
   away	
   where	
   there 	
   is 	
   no	
   possibility	
   of	
   significant	
   impacts 	
   on	
   revenues 	
   of	
   those	
  
facili>es.

Tax	
   revenues	
  to	
  various	
  units	
  of	
  government,	
  which	
  cons>tute	
  a	
  por>on	
  of	
  total 	
  output,	
   are	
  
also	
  separately	
  analyzed.	
  See	
  Sec>on	
  5.0.
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4.0	
  	
   Posi>ve	
  and	
  Nega>ve	
  Impacts	
  on	
  Local/Regional	
  Economy

Mohegan	
  Sun	
  at	
   the	
  Concord	
  can,	
  at	
   a	
  minimum,	
   as	
  detailed	
  in	
  Sec>on	
  2.0,	
   be	
  expected	
  to	
  
generate	
  a	
  combined	
  economic	
   impact	
  of	
   $797.7	
  million	
  during	
   the	
  construc>on	
  period	
  and	
  
first	
   year	
   of	
   opera>ons.	
   	
   Data	
   from	
   the	
   Turning	
   Stone	
   opera>on	
   indicates 	
  80%	
   of	
   capital	
  
expenditures	
  and	
  86%	
  of	
  opera>onal	
  output	
  is 	
  likely	
  to	
  be	
  spent	
  within	
  the	
  three-­‐county	
  region	
  
of	
  Sullivan,	
  Orange	
  and	
  Ulster	
  Coun>es 	
  and	
  it	
  is 	
  es>mated	
  50%	
  is	
  spent	
  within	
  Sullivan	
  County	
  

based	
  on	
  the	
  central	
  loca>on	
  of	
  the	
  facility	
  within	
  the	
  county.	
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   >me	
  
can	
  also	
  be	
  net	
  present	
  valued	
  to	
  ascertain	
  current	
  total 	
  economic	
  value	
  of	
  the	
  project	
  to	
  the	
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local 	
  and	
  regional	
  economy.	
   Assuming	
  a 	
  development	
  cost	
  of	
   $363	
  million	
  (excluding	
  license	
  
fees 	
  and	
  exis>ng	
  improvements,	
  etc.)	
  and	
  stabilized	
  gaming	
  revenues	
  of	
  $255,000,000	
  per	
  year	
  
(actual 	
  GGR	
  is 	
  expected	
  to	
  increase	
  but	
  this	
  may	
  be	
  assumed	
  to	
  be	
  roughly	
  equal 	
  to	
  infla>on	
  for	
  
purposes 	
  of	
  a	
  conserva>ve	
  analysis),	
  the 	
  net	
  present	
  value	
  of	
  the	
  direct	
  plus 	
  indirect	
  economic	
  

benefits 	
  stream	
  over	
  20	
   years 	
  (including	
  the	
  construc>on	
  period),	
  discounted	
  at	
   5%,	
   is 	
  $3.43	
  
billion	
  ($3.18	
  billion	
  at	
  the 	
  low-­‐range 	
  level	
  and	
  $3.72	
  billion	
  at	
   the	
  high-­‐range 	
  GGR	
  level).	
  The	
  
chart	
   preceding	
   compares 	
  total 	
  economic	
   impact	
   at	
   all 	
  three	
  levels 	
  for	
   Sullivan	
  County,	
   the	
  
three-­‐county	
  region	
  of	
  Sullivan	
  Orange	
  and	
  Ulster	
  and	
  in	
  total.

Also,	
  using	
  the	
  low-­‐range	
  es>mates 	
  of	
  economic	
   impact,	
   it	
   is 	
  es>mated	
  Mohegan	
  Sun	
  at	
  the	
  
Concord	
  will 	
  create 	
  1,365	
  direct	
   jobs	
  and	
  another	
  792	
   indirect	
  jobs 	
  (see	
  Sec>on	
  2.0).	
   Sullivan	
  
County’s 	
  labor	
  force	
  is 	
  roughly	
  33,500	
  people	
  of	
  whom	
  approximately	
  2,900	
  are	
  unemployed.	
  If	
  
50%	
  of	
   the	
  es>mated	
  new	
   jobs 	
  go	
   to	
   exis>ng	
   Sullivan	
  County	
   residents 	
  this	
  will 	
  reduce	
  the	
  
number	
  of	
  unemployed	
  to	
  1,535	
  and	
  lower	
  the 	
  unemployment	
  rate	
  from	
  8.7%	
  to	
  4.6%,	
  a 	
  major	
  

improvement.

The	
  project	
  will 	
  simultaneously	
   create	
   small 	
  business 	
  opportuni>es.	
   The	
  number	
   of	
   tourism	
  
establishments 	
  in	
  the	
  county	
   has	
  stayed	
  flat	
  at	
  around	
  300	
  since	
  1998,	
  while 	
  job	
  numbers 	
  and	
  
payrolls 	
  have	
   declined	
   by	
   39-­‐40%.	
   This	
   has 	
   forced	
   many	
   small	
   businesses 	
   into	
   precarious	
  

financial	
  condi>on.	
   	
  The	
  number	
  of	
  small 	
  non-­‐employer	
  businesses 	
  in	
  Sullivan	
  County,	
   in	
  fact,	
  
dropped	
   from	
  558	
   to	
   in	
  2007	
   to	
  512	
   in	
  2012,	
   according	
   to	
   the	
  Economic	
   Census.	
   The	
   total	
  
receipts	
  for	
  those 	
  businesses 	
  dropped	
  from	
  $17,459,000	
  in	
  2007	
  to	
  $14,120,000	
  in	
  2012,	
  a 	
  loss	
  
of	
  more	
  than	
  $3,300,000	
  in	
  sales.	
  

Mohegan	
  Sun	
  at	
  the	
  Concord	
  will 	
  inject	
   some	
  $296.3	
  million	
  of	
  new	
  demand	
  into	
  the 	
  region	
  
from	
  the	
  construc>on	
  project	
  and	
  another	
  $131.5	
  million	
  annually	
   (an	
  es>mated	
  $198.4	
  million	
  
and	
  $65.8	
  million,	
  respec>vely	
   into	
  the	
  county)	
  for	
  products 	
  these	
  small 	
  businesses 	
  can	
  assist	
  in	
  
providing	
  and	
  help	
  to	
  stabilize	
  and	
  grow	
  them	
  again.

Finally,	
   Mohegan	
   Sun	
   at	
   the	
   Concord	
   will 	
   drive 	
  more 	
   traffic	
   to	
   the	
   region	
   that	
   not	
   only	
  
patronizes	
  the	
  casino	
  and	
  other	
  businesses,	
  but	
  also	
  cultural 	
  ins>tu>ons	
  such	
  as 	
  the 	
  Museum	
  at	
  
Bethel 	
   Woods,	
   which	
   celebrates 	
   the	
   history	
   of	
   the	
   Woodstock	
   Fes>val,	
   and	
   many	
   other	
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a[rac>ons.	
  The	
  museum	
  is	
  located	
  but	
  8-­‐10	
  miles	
  from	
  the	
  proposed	
  casino.

These	
  benefits	
  are 	
  offset,	
   to	
  some	
  extent	
  by	
   addi>onal 	
  costs	
  to	
  governments	
  and	
  the	
  costs 	
  of	
  
business 	
  lost	
  by	
  poten>ally	
  compe>>ve	
  non-­‐gaming	
  enterprises 	
  that	
  operate	
  outside	
  the 	
  resort	
  

environment.	
  

The	
  former	
  consist	
  of	
  impacts	
  on	
  road	
  systems,	
  emergency	
  services 	
  and	
  social 	
  service 	
  systems.	
  	
  	
  	
  
The	
  addi>onal 	
  traffic	
   to	
  and	
  from	
  the	
  casino	
   is 	
  unlikely	
   to	
  generate	
  significant	
   costs,	
   as	
  the	
  
access 	
  road	
  to	
  the 	
  facility	
   is 	
  located	
  a 	
  very	
   short	
  distance	
  from	
  Exit	
  105	
  of	
  Route	
  17	
   and	
  the	
  

connector	
   sec>on	
   of	
   New	
   York	
   State	
  Route	
  42	
   is 	
  already	
   four	
   lanes 	
  in	
  width,	
   signaled	
   and	
  
maintained	
   by	
   the 	
   State	
   of	
   New	
   York.	
   	
   Moreover,	
   the 	
   New	
   York	
   State	
   Department	
   of	
  
Transporta>on	
   es>mates 	
  the 	
  current	
   average 	
  daily	
   traffic	
   as 	
  only	
   8,840	
   ADT,	
   which	
   is 	
  well	
  
below	
   the	
  capacity	
   of	
   the	
  route,	
  which	
  was 	
  designed	
  to	
  accommodate	
  Concord	
  Hotel	
  traffic.	
  
Therefore,	
   no	
   significant	
   addi>onal 	
  costs	
  to	
  the	
  Town	
  of	
  Thompson,	
   or	
   Sullivan	
  County,	
   are	
  

expected	
  in	
  connec>on	
  with	
  Mohegan	
  Sun	
  at	
  the	
  Concord.

Demand	
  for	
  emergency	
  services,	
  primarily	
  policing	
  services,	
  can	
  be	
  expected	
  to	
  increase 	
  based	
  
on	
  the	
  experience	
  of	
  other	
  casinos,	
  simply	
  because	
  they	
  introduce	
  new	
  visita>on	
  to	
  an	
  area,	
  if	
  
nothing	
  else.	
   Assuming	
  Mohegan	
  Sun	
  at	
   the	
  Concord	
  patrons 	
  spend	
  approximately	
   $100	
   per	
  

day	
   gaming	
   (typical 	
  of	
   the	
   industry),	
   this 	
  suggests 	
  the 	
  casino	
  will 	
  a[ract	
   as	
  many	
   as 	
  5,000	
  
visitors 	
  per	
  day.	
  Many	
  will 	
  arrive 	
  by	
  bus,	
  however,	
  so	
  the 	
  addi>onal 	
  ac>vity	
  in	
  terms	
  of	
  traffic	
  is	
  
far	
   more	
  limited	
  and	
  many	
   of	
   the	
  patrons 	
  will 	
  only	
   visit	
   the	
  casino	
  and	
  have	
  no	
  occasion	
  to	
  
intermingle	
  with	
  the	
  general 	
  public.	
  Any	
  safety	
   issues	
  in	
  such	
  instance	
  would	
  be	
  addressed	
  by	
  
casino	
  security	
  staff.	
  

Therefore,	
   the	
   total	
  net	
   impact	
   on	
   the	
  demand	
   for	
   policing	
  by	
   the	
  Town	
   of	
   Thompson	
  and	
  
Sullivan	
  County	
   is 	
  likely	
   to	
  be 	
  very	
   modest.	
  The	
  Town	
  of	
  Thompson	
  currently	
   relies 	
  upon	
  the	
  
New	
  York	
  State	
  Police	
  and	
  the 	
  Sullivan	
  County	
   Sheriff’s 	
  Department	
  for	
  policing.	
  The 	
  Sheriff’s	
  
Department	
  has	
  an	
  annual 	
  budget	
  of	
  approximately	
  $18,000,000	
  for	
  providing	
  police	
  protec>on	
  

to	
  roughly	
  77,000	
  residents 	
  and	
  as 	
  many	
  350,000	
  people	
  altogether	
  during	
  the	
  summer	
  tourist	
  
season.	
  Mohegan	
  Sun	
  at	
  the	
  Concord,	
  therefore,	
  will 	
  increase 	
  that	
  popula>on	
  by	
  perhaps 	
  1-­‐2%,	
  
genera>ng	
  an	
  economic	
   cost	
   of	
  somewhere	
  in	
  the	
  vicinity	
   of	
  $200,000	
   to	
  $300,000,	
  which	
  is	
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very	
  small	
  in	
  comparison	
  to	
  the	
  tax	
  revenue	
  that	
  will	
  be	
  generated	
  to	
  offset	
  it.

Other	
  emergency	
  service 	
  demands 	
  relate	
  to	
  ambulance	
  and	
  fire	
  protec>on	
  will 	
  be 	
  addressed	
  in	
  
the	
  planning	
  for	
  the	
  project	
  and	
  are	
  subject	
  to	
  special	
  district	
  taxes	
  that	
  offset	
  costs.

Finally,	
   there 	
  is 	
  poten>al 	
  demand	
  on	
   social 	
  services 	
  related	
  to	
  problem	
   gamblers 	
  who	
  may	
  
reside	
  in	
  the	
  area 	
  and	
  the	
  like.	
  The 	
  studies 	
  that	
  have 	
  been	
  performed	
  on	
  this	
  issue	
  vary	
  widely	
  
in	
  their	
  conclusions	
  and	
  many	
  have	
  been	
  conducted	
  by	
  organiza>ons 	
  with	
  an>-­‐gaming	
  agendas	
  
and,	
  therefore,	
  are	
  unreliable.	
  An	
  analysis 	
  of	
  these	
  studies 	
  by	
  the	
  Philadelphia	
  Federal 	
  Reserve	
  

Bank	
  offers	
  the	
  following	
  (emphasis	
  added):

At	
   least	
  two	
   studies	
   cited	
  by	
   Rose	
   (1999)	
   found	
  no	
   sta?s?cally	
   significant	
   increase	
  in	
  
pathological	
   gambling	
   aBer	
   the	
   introduc?on	
   of	
   casino	
   gambling	
   in	
   Minnesota	
   and	
  
South	
  Dakota	
   (Emerson	
   et	
   al.	
   1994;	
   Volberg	
   and	
   Stuefen	
   1994).	
   A	
  more	
   recent	
   study,	
  

which	
   compared	
   the	
  gambling	
   behavior	
  of	
   800	
   residents	
  of	
  Hull,	
  Quebec,	
   over	
  a	
   four-­‐
year	
  period	
  following	
  the	
  opening	
  of	
  the	
  casino	
  in	
  that	
  city,	
  with	
  the	
  behavior	
  of	
  a	
  similar	
  
sample	
   in	
   Quebec	
   City	
   where	
   there	
   was	
   no	
   casino,	
   reached	
   the	
   same	
   conclusion	
  
(Jacques	
  and	
   Ladouceur	
   2006).	
  While	
   invesSgators	
   for	
   the	
   NaSonal	
  Gambling	
   Impact	
  
Study	
   Commission	
   (NGISC)	
   found	
   that	
   the	
   presence	
   of	
   a	
   casino	
   within	
   50	
   miles	
   was	
  

associated	
  with	
  a	
  significantly	
  higher	
  prevalence	
  of	
  problem	
  and	
  pathological	
  gambling	
  
(Gerstein	
  et	
  al.	
  1999),	
  the	
  study	
  does	
  not	
  permit	
  drawing	
  a	
  direct	
  connec?on	
  between	
  
the	
  opening	
   of	
  a	
   casino	
  and	
  an	
   increase	
  in	
   problem	
  gambling.	
   The	
  authors	
  of	
  a	
  2002	
  
meta-­‐analysis	
  concluded	
   that	
  “it	
  can	
  appear	
  that	
  gambling	
  causes	
  social	
  problems,	
  and	
  
it	
   even	
   might	
   be	
   that	
   gambling	
   is	
   a	
   cause	
   of	
   these	
   social	
   problems.	
   However,	
   the	
  

current	
  state	
  of	
  scien?fic	
  research	
  simply	
  does	
  not	
  permit	
  this	
  conclusion”	
  (Shaffer	
  and	
  
Korn	
  2002,	
  p.	
  178).

Given	
  all 	
  this,	
   it	
   is	
  simply	
   not	
   possible	
  to	
  es>mate	
  addi>onal 	
  social 	
  costs 	
  with	
  any	
   accuracy.	
  
Harvard	
  Medical	
  School 	
  data 	
  indicates 	
  about	
  1%	
  of	
  American	
  adults 	
  are	
  pathological 	
  gamblers.	
  

If	
  so,	
  there 	
  are,	
   perhaps,	
  500	
  such	
  individuals 	
  among	
  the	
  adult	
  popula>on	
  of	
  Sullivan	
  County.	
  
However,	
  those	
  individuals 	
  have	
  already	
  been	
  exposed	
  to	
  a 	
  readily	
  available	
  gaming	
  venue 	
  at	
  
the	
  Mon>cello	
  Raceway	
  and	
  it	
  appears	
  to	
  have 	
  had	
  li[le	
  impact	
  on	
  the	
  costs	
  to	
  the	
  county.	
  This	
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is 	
  because 	
  the	
  state 	
  has 	
  funded	
  the	
  county	
   to	
  provide 	
  the	
  gambling	
  addic>on	
  services 	
  it	
  offers,	
  
which	
  have	
  ranged	
  from	
  as	
  high	
  as 	
  $179,000	
  several	
  years 	
  ago,	
  to	
  $78,000	
  this 	
  year.	
  Addic>on	
  
services 	
  are,	
  in	
  fact,	
  more	
  likely	
  to	
  generate 	
  a 	
  revenue 	
  surplus	
  than	
  a	
  deficit,	
  based	
  on	
  a	
  review	
  
of	
  the	
  last	
  seven	
  county	
  budgets.

Overall,	
   then,	
   the	
  total 	
  addi>onal 	
  costs 	
  to	
  the	
  town	
  and	
  county	
   are	
  very	
   limited	
  and	
  consist	
  
primarily	
  of	
  poten>al	
  addi>onal	
  policing	
  costs.

The	
   costs 	
  of	
   business 	
   lost	
   by	
   poten>ally	
   compe>>ve 	
  non-­‐gaming	
   enterprises 	
  that	
   operate	
  

outside	
  the 	
  resort	
  environment	
  are	
  negligible 	
  as	
  labor	
   sta>s>cs 	
  for	
   the	
  Hudson	
  Valley	
   Region	
  
indicate	
  Sullivan	
  County	
  (-­‐1.1%)	
  was 	
  the 	
  only	
  area 	
  in	
  the 	
  region	
  that	
  experienced	
  a	
  decline	
  in	
  
private	
  sector	
   job	
  count.	
  The	
  number	
  of	
  non-­‐tourism	
  non-­‐employer	
   businesses 	
  dropped	
  from	
  	
  	
  
5,467	
   in	
  2006	
  to	
  5,184	
  in	
  2012,	
   indica>ng	
  the	
  nature	
  of	
  the 	
  problem.	
  Likewise,	
   the	
  number	
  of	
  
non-­‐tourism	
  employer	
  establishments 	
  declined	
  from	
  1,725	
  to	
  1,665	
  over	
  the	
  same	
  period.	
  The	
  

county	
   is 	
  already	
  under	
  severe	
  economic	
  distress	
  that	
  can	
  only	
  be	
  lessened	
  by	
   the 	
  infusion	
  of	
  
addi>onal	
  dollars	
  into	
  the	
  region	
  by	
  Mohegan	
  Sun	
  at	
  the	
  Concord.
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5.0	
  	
   Projec>ons	
  of	
  State,	
  County	
  and	
  Local	
  Tax	
  Revenue

In	
  addi>on	
  to	
  these	
  basic	
   employment	
  and	
  direct/indirect	
   impacts 	
  from	
  the	
  construc>on	
  and	
  
opera>on	
  of	
  Mohegan	
  Sun	
  at	
  the	
  Concord,	
  there	
  are 	
  several	
  other	
  specific	
  economic	
  benefits	
  to	
  
the	
  State	
  of	
  New	
  York,	
  Sullivan	
  County	
  and	
  the	
  Town	
  of	
  Thompson	
  in	
  the	
  form	
  of	
  tax	
  revenue.	
  

The	
   Spectrum	
   Gaming	
   Group	
   has	
   projected	
   total 	
   stabilized	
   GGR	
   of	
   $255	
   million	
   under	
   a	
  

scenario	
  involving	
  the	
  approval 	
  of	
  two	
  casinos 	
  for	
  Sullivan	
  County.	
  This	
  includes 	
  $201.6	
  million	
  	
  
in	
   slot	
   win	
   and	
   $53.6	
   million	
   in	
   table	
   wins.	
   The	
   Upstate	
   New	
   York	
   Gaming	
   Economic	
  
Development	
  Act	
   specifies 	
  the	
  Mohegan	
  Sun	
  at	
   the	
  Concord	
  would	
  be 	
  subject	
  to	
  a	
  tax	
  rate	
  of	
  
39%	
  on	
  slot	
  win	
  and	
  10%	
  on	
  all	
  other	
   games,	
  meaning	
   the 	
  project	
  can	
  be 	
  expected	
   to	
  yield	
  
$78.6	
  million	
  of	
  tax	
  revenue 	
  from	
  slots 	
  and	
  $5.4	
  million	
  from	
  tables,	
  a 	
  total 	
  of	
  $84.0	
  million.	
  The	
  

legisla>on	
  also	
  specifies	
  these 	
  revenues	
  be	
  distributed	
  as	
  follows:	
  80%	
  for	
  K-­‐12	
  educa>on	
  and	
  
property	
   tax	
  relief	
  statewide;	
  10%	
  to	
  be	
  distributed	
  equally	
  between	
  the 	
  host	
  municipality	
  and	
  
the	
  host	
   county;	
   and,	
   10%	
   to	
  be	
  distributed	
  to	
  coun>es	
  in	
  the	
  host	
   region	
  for	
   real 	
  property	
  
relief	
  and	
  educa>on.	
  There 	
  is	
  also	
  a	
  $500	
  annual	
  fee	
  on	
  all 	
  slot	
  machines	
  and	
  table 	
  games 	
  that	
  
is	
  to	
  be	
  dedicated	
  to	
  problem	
  gambling	
  programs.	
  Combining	
  these	
  yields	
  the	
  following:
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Low-­‐range	
  and	
  high-­‐range	
  cases	
  have	
  also	
  been	
  calculated	
  as	
  follows:

Addi>onally,	
  Mohegan	
  Sun	
  at	
  the	
  Concord	
  will 	
  generate	
  income,	
  real 	
  property,	
  room	
  and	
  sales	
  
taxes	
  to	
  these	
  respec>ve	
  units	
  of	
  government.
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Income	
  taxes 	
  to	
  the	
  State	
  of	
  New	
  York	
  are	
  based	
  on	
  an	
  es>mated	
  $56,400	
  of	
  total	
  labor	
  income	
  
(the	
  average	
  labor	
  income 	
  generated	
  by	
  Pennsylvania 	
  casinos)	
  for	
  the	
  2,146	
  direct	
  and	
  indirect	
  
jobs 	
  resul>ng	
   from	
   casino	
   resort	
   opera>ons.	
   There	
  are	
  also	
   the	
  previously	
   es>mated	
   4,563	
  
direct	
  and	
  indirect	
  construc>on	
  jobs 	
  (see	
  Sec>on	
  2.0),	
  which	
  are 	
  expected	
  to	
  produce	
  average	
  

labor	
  income 	
  of	
  $54,400	
  each	
  (46%	
  of	
  the 	
  $363	
  million	
  in	
  projected	
  development	
  costs	
  divided	
  
by	
  3,042	
  jobs	
  for	
  the	
  direct	
  por>on).	
  

New	
  York	
  State	
  income	
  tax	
   tables	
  indicate 	
  a 	
  head	
  of	
  household	
  at	
  these 	
  income 	
  levels 	
  would	
  
pay	
   $3,151	
   and	
  $3,022,	
   respec>vely,	
   in	
  state	
   income	
  taxes,	
   yielding	
   $6.8	
   million	
  annually	
   in	
  

taxes 	
   on	
   labor	
   income	
   from	
   opera>ons 	
   and	
   $13.8	
   million	
   from	
   labor	
   income	
   related	
   to	
  
construc>on.	
  

There	
  are	
  also	
  corporate	
  income	
  taxes,	
  which	
  are	
  based	
  on	
  profits.	
  The	
  average	
  profit	
  for	
  the	
  
industry	
   has 	
  varied	
  a 	
  great	
   deal 	
  but	
  was 	
  es>mated	
  at	
   7.8%	
   in	
  2005.	
   Addi>onal	
  compe>>on	
  

since	
   then	
   is	
   believed	
   to	
   have	
   reduced	
   that	
   profit	
   margin,	
   so	
   a	
   5%	
   profit	
   is 	
  assumed	
   for	
  
purposes 	
  of	
   es>mated	
   taxable	
  income,	
   against	
   which	
  an	
  average	
  New	
  York	
  State	
  corporate	
  
income	
  tax	
  rate	
  of	
  7.1%	
  is	
  applied.	
  

The	
  combined	
  es>mate	
  of	
  gaming	
  and	
  non-­‐gaming	
  revenues	
  in	
  the	
  case 	
  of	
  Mohegan	
  Sun	
  at	
  the	
  

Concord	
  for	
   the	
  first	
   full 	
  year	
   of	
   opera>ons	
   in	
  2018	
   (first	
   full	
   year	
   of	
   stabilized	
  revenue)	
   is	
  
$294.5	
  million,	
  which	
  will,	
  under	
  these 	
  assump>ons,	
  yield	
  $1,045,502	
  in	
  state	
  corporate	
  income	
  
taxes

Real	
  property	
   taxes	
  to	
  the	
  Town	
  of	
  Thompson	
  and	
  Sullivan	
  County	
   are	
  now	
  based	
  on	
  an	
  87%	
  

equaliza>on	
   rate,	
   meaning	
   the	
  $480.7	
  million	
   project	
   (less 	
  an	
  es>mated	
  $95	
   million	
   in 	
  non-­‐
taxable 	
  furniture,	
  fixtures,	
  equipment	
  and	
  other	
  non-­‐taxables)	
  can	
  be	
  expected	
  to	
  be	
  assessed	
  
for	
  approximately	
  $340	
  million.	
   	
  Es>mated	
  real 	
  property	
  tax	
  rates	
  for	
   the 	
  Town	
  of	
  Thompson,	
  
Sullivan	
   County	
   and	
  Mon>cello	
   School 	
  District	
   in	
   2017	
   based	
  on	
   current	
   rates 	
  adjusted	
   for	
  
infla>on	
  are	
  0.8%,	
  0.9%	
  and	
  2.25%,	
  respec>vely,	
  a	
  total	
  of	
  3.95%.	
  

This 	
  property	
  has	
  been	
  previously	
  approved	
  and	
  can	
  be	
  expected	
  to	
  be	
  subject	
  to	
  real	
  property	
  
tax	
   abatements,	
   the 	
   precise	
   form	
   of	
   which	
   is 	
   yet	
   to	
   be	
   determined.	
   It	
   is 	
   assumed	
   the	
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abatements 	
  will 	
  average 	
  95%	
  for	
   the	
  first	
   five	
  years,	
  reducing	
  by	
   approximately	
  10%	
  per	
  year	
  
thereaser,	
   based	
   upon	
   previous	
   such	
   agreements.	
   This 	
   yields 	
   total	
   net	
   real	
   property	
   tax	
  
revenues,	
   during	
   the 	
  first	
   full 	
  year	
   of	
   opera>ons,	
   of	
   $136,000	
   to	
   the	
   Town	
   of	
   Thompson,	
  
$153,000	
  to	
  Sullivan	
  County	
  and	
  $382,500	
  to	
  the 	
  Mon>cello	
  School 	
  District,	
  a	
  total 	
  of	
  $671,500,	
  

which	
  will	
  climb	
  in	
  future	
  years.

Room	
  taxes	
  in 	
  Sullivan	
  County	
   are	
  set	
  at	
  a 	
  rate	
  of	
  5%.	
  Mohegan	
  Sun	
  at	
  the 	
  Concord	
  will 	
  have	
  
252	
  rooms 	
  (including	
  21	
  suites).	
  Assuming	
  an	
  occupancy	
   rate	
  of	
  90%	
  and	
  average	
  room	
  rate 	
  of	
  
only	
  $150	
  ($300	
  for	
  each	
  suite),	
  the 	
  hotel 	
  opera>on	
  should	
  generate 	
  $615,900	
  annually	
  in	
  room	
  

taxes	
  to	
  Sullivan	
  County.

Sales 	
  taxes 	
  will 	
  apply	
  both	
  to	
  hotel	
  rooms 	
  and	
  other	
  non-­‐gaming	
  ac>vi>es 	
  such	
  as 	
  restaurants.	
  
The	
  hotel 	
  opera>ons 	
  are	
  expected,	
   based	
   on	
  the	
  above 	
  assump>ons,	
   to	
  yield	
  $13.5	
   million	
  
annually.	
  Other	
  non-­‐gaming	
  sales	
  taxable	
  ac>vi>es	
  are	
  increasingly	
  a 	
  source	
  of	
  casino	
  revenues	
  

with	
  some	
  long-­‐established	
  gaming	
  regions 	
  developing	
  as 	
  much	
  as 	
  62%	
  of	
  revenue	
  from	
  hotel	
  
revenue	
  and	
  these	
  ac>vi>es.	
  

It	
  is 	
  conserva>vely	
  es>mated	
  in	
  this	
  instance 	
  the	
  combina>on	
  of	
  hotel 	
  and	
  these 	
  other	
  ac>vi>es	
  
will 	
  be	
  approximately	
  15-­‐16%	
  of	
  GGR	
  or	
  roughly	
  $40.0	
  million.	
  The 	
  sales 	
  rate	
  in	
  Sullivan	
  County	
  

is 	
  8.0%,	
   half	
   of	
  which	
   goes 	
  to	
   the	
   State 	
  of	
   New	
   York,	
   the	
  other	
   half	
   going	
   to	
   the	
   county.	
  
Mohegan	
  Sun	
  at	
  the	
  Concord,	
  therefore,	
   is	
  expected	
  to	
  generate	
  a 	
  minimum	
  of	
  $3.2	
  million	
  in	
  
combined	
  sales	
  taxes	
  annually,	
  $1.6	
  million	
  each	
  to	
  Sullivan	
  County	
  and	
  the	
  State	
  of	
  New	
  York.

The	
   total 	
   tax	
   revenue	
   that	
   can	
   be	
   expected	
   to	
   be	
   generated	
   by	
   unit	
   of	
   government	
   is	
  

summarized	
  in	
  the	
  following	
  table	
  for	
   the	
  mid-­‐range	
  average	
  or	
  expected	
  outcome.	
  Addi>onal	
  
tables 	
  also	
  follow	
  to	
  provide	
  low	
  and	
  high	
  range	
  projec>ons.	
   	
  They	
   indicate	
  total	
  tax	
   revenues	
  
over	
  the	
  construc>on	
  period	
  plus 	
  the	
  first	
  five	
  years 	
  of	
  opera>on	
  will 	
  range 	
  from	
  $463.9	
  million	
  
to	
  $559.6	
  million	
  with	
  an	
  expected	
  average	
  of	
  $511.7	
  million.
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6.0	
  	
   Projec>ons	
  of	
  State,	
  County	
  and	
  Local	
  Costs

Sec>on	
  3.0	
  of	
  this	
  report	
  addresses 	
  many	
  of	
  the	
  expected	
  impacts 	
  and	
  costs 	
  to	
  local 	
  and	
  state	
  
government	
   in	
   connec>on	
   with	
   the	
   Mohegan	
   Sun	
   at	
   the	
   Concord	
   project.	
   The 	
   following	
  
expands	
  on	
  these.

Local 	
  and	
   state 	
  impacts	
  consist	
   largely	
   of	
   those	
  upon	
  road	
  systems,	
  emergency	
   services 	
  and	
  

health	
  and	
  social	
  service	
  systems.	
  Schools	
  are	
  not	
  an	
  issue,	
  given	
  enrollment	
  declines.	
  

Road	
  Systems

The	
  addi>onal 	
  traffic	
  to	
  and	
  from	
  the	
  casino	
  is 	
  unlikely	
  to	
  generate	
  significant	
  costs,	
  as 	
  the	
  main	
  

access 	
  road	
  to	
  the 	
  facility	
   is 	
  located	
  a 	
  very	
   short	
  distance	
  from	
  Exit	
  105	
  of	
  Route	
  17	
   and	
  the	
  
connector	
   sec>on	
   of	
   New	
   York	
   State	
  Route	
  42	
   is 	
  already	
   four	
   lanes 	
  in	
  width,	
   signaled	
   and	
  
maintained	
   by	
   the 	
   State	
   of	
   New	
   York.	
   	
   Moreover,	
   the 	
   New	
   York	
   State	
   Department	
   of	
  
Transporta>on	
   es>mates 	
  the 	
  current	
   average 	
  daily	
   traffic	
   as 	
  only	
   8,840	
   ADT,	
   which	
   is 	
  well	
  
below	
  the	
  capacity	
  of	
  the 	
  route,	
  it	
  having	
  been	
  designed	
  to	
  accommodate 	
  Concord	
  Hotel 	
  traffic.	
  	
  

Some	
  upgrading	
  could	
  be	
  required	
  with	
  respect	
   to	
  the	
  Concord	
  Road	
  (County	
   Road	
  No.	
  182)	
  
and	
  Kiamesha	
  Lake	
  Road	
   (County	
   Road	
  No.	
   109)	
   accesses 	
  to	
   the	
  property,	
   but	
   the	
  affected	
  
stretches	
  are	
  very	
  limited	
  in	
  length	
  and	
  both	
  road	
  sec>ons	
  are	
  in	
  reasonably	
  good	
  condi>on.	
  

Therefore,	
   no	
   significant	
   addi>onal 	
  costs	
  to	
  the	
  Town	
  of	
  Thompson,	
   or	
   Sullivan	
  County,	
   are	
  

expected	
  in	
  connec>on	
  with	
  Mohegan	
  Sun	
  at	
   the	
  Concord	
  that	
  will 	
  not	
  easily	
   be	
  more	
  than	
  
offset	
  by	
  the	
  increased	
  revenue	
  to	
  the	
  county.	
  The	
  two	
  county	
   road	
  accesses 	
  comprise	
  roughly	
  
1.5	
   miles	
   in	
   total	
   and	
   Sullivan	
   County	
   spends 	
   $52,000	
   per	
   mile	
   on	
   average 	
   in	
   annual	
  
maintenance	
  expenses.	
  Approximately,	
  $33,350	
  per	
  mile	
  is 	
  county	
  funded	
  and	
  $9,500	
  per	
  mile	
  
comes 	
  in	
  the 	
  form	
  of	
   state 	
  aid.	
  This 	
  means 	
  the	
  total	
  cost	
   to	
  Sullivan	
  County,	
   even	
  assuming	
  

Mohegan	
  Sun	
  at	
  the 	
  Concord	
  was 	
  responsible 	
  for	
  all	
  the	
  traffic	
  on	
  these	
  roads	
  will 	
  be	
  roughly	
  
$50,000	
  or	
  0.7%	
  of	
  what	
  the	
  county	
  will	
  receive	
  in	
  taxes 	
  as	
  a	
  result	
  of	
  the	
  project	
  and	
  the 	
  cost	
  
to	
  the	
  State 	
  of	
  New	
  York	
  will 	
  be	
  about	
   $14,250	
  or	
  0.02%	
  of	
  what	
   the	
  County	
   will 	
  receive 	
  in	
  
taxes.	
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Emergency	
  Services

Demand	
  for	
  emergency	
  services,	
  primarily	
  policing	
  services,	
  can	
  be	
  expected	
  to	
  increase 	
  based	
  
on	
  the	
  experience	
  of	
  other	
  casinos,	
  simply	
  because	
  they	
  introduce	
  new	
  visita>on	
  to	
  an	
  area,	
  if	
  

nothing	
  else.	
   Assuming	
  Mohegan	
  Sun	
  at	
   the	
  Concord	
  patrons 	
  spend	
  approximately	
   $100	
   per	
  
day	
   gaming	
   (typical 	
  of	
   the	
   industry),	
   this 	
  suggests 	
  the 	
  casino	
  will 	
  a[ract	
   as	
  many	
   as 	
  5,000	
  
visitors 	
  per	
  day.	
  Many	
  will 	
  arrive 	
  by	
  bus,	
  however,	
  so	
  the 	
  addi>onal 	
  ac>vity	
  in	
  terms	
  of	
  traffic	
  is	
  
far	
   more	
  limited	
  and	
  many	
   of	
   the	
  patrons 	
  will 	
  only	
   visit	
   the	
  casino	
  and	
  have	
  no	
  occasion	
  to	
  
intermingle	
  with	
  the	
  general 	
  public.	
  Any	
  safety	
   issues	
  in	
  such	
  instance	
  would	
  be	
  addressed	
  by	
  

casino	
  security	
  staff.	
  

Therefore,	
   the	
   total	
  net	
   impact	
   on	
   the	
  demand	
   for	
   policing	
  by	
   the	
  Town	
   of	
   Thompson	
  and	
  
Sullivan	
  County	
   is 	
  likely	
   to	
  be 	
  very	
   modest.	
  The	
  Town	
  of	
  Thompson	
  currently	
   relies 	
  upon	
  the	
  
New	
  York	
  State	
  Police	
  and	
  the 	
  Sullivan	
  County	
   Sheriff’s 	
  Department	
  for	
  policing.	
  The 	
  Sheriff’s	
  

Department	
  has	
  an	
  annual 	
  budget	
  of	
  approximately	
  $18,000,000	
  for	
  providing	
  police	
  protec>on	
  
to	
  roughly	
  77,000	
  residents 	
  and	
  as 	
  many	
  350,000	
  people	
  altogether	
  during	
  the	
  summer	
  tourist	
  
season.	
  

Mohegan	
   Sun	
   at	
   the	
   Concord,	
   therefore,	
   will 	
   increase	
   that	
   popula>on	
   by	
   perhaps 	
   1-­‐2%,	
  

genera>ng	
  an	
  economic	
   cost	
   of	
  somewhere	
  in	
  the	
  vicinity	
   of	
  $200,000	
   to	
  $300,000,	
  which	
  is	
  
very	
   small 	
   in	
   comparison	
   to	
   the	
   tax	
   revenue 	
  that	
   will 	
   be 	
  generated	
   to	
   offset	
   it.	
   Assuming	
  
$250,000	
   of	
  addi>onal 	
  expense	
  annually,	
  this 	
  represents	
  3.5%	
  of	
   the	
  taxes	
  Sullivan	
  County	
   is	
  
expected	
  to	
  receive	
  from	
  the	
  project.	
  

Other	
  emergency	
  service 	
  demands 	
  relate	
  to	
  ambulance	
  and	
  fire	
  protec>on	
  will 	
  be 	
  addressed	
  in	
  
the	
   planning	
   for	
   the	
  project	
   and	
   are	
   also	
   subject	
   to	
   special	
   district	
   taxes 	
  that	
   offset	
   costs.	
  
Mohegan	
   Sun	
  at	
   the	
  Concord	
  will 	
  generate	
  addi>onal 	
  tax	
   base	
  well 	
  in	
   excess 	
  of	
   the 	
  added	
  
services.	
  The 	
  Mon>cello	
  Fire	
  district	
  tax	
  rate	
  is 	
  0.184%	
  and	
  assuming	
  0.2%	
  going	
  forward,	
  it	
  will,	
  
even	
  with	
  a	
  95%	
  tax	
  abatement	
  at	
  the	
  outset,	
  generate	
  $34,000	
  per	
  year,	
  roughly	
  2.5%	
  of	
  the	
  

district’s 	
  budget.	
   	
  Given	
  the	
  small 	
  addi>on	
  of	
  building	
   space	
  to	
  the	
  town	
  inventory,	
   this 	
  is	
  a	
  
significant	
  contribu>on	
  to	
  revenues 	
  and	
  payments-­‐in-­‐lieu	
  of	
  taxes	
  agreements 	
  can	
  provide	
  for	
  
addi>onal	
  funding	
  if	
  required,	
  as	
  is	
  osen	
  done	
  with	
  emergency	
  services.	
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Health	
  and	
  Social	
  Services

Finally,	
   there 	
  is 	
  poten>al 	
  demand	
  on	
   social 	
  services 	
  related	
  to	
  problem	
   gamblers 	
  who	
  may	
  
reside	
  in	
  the	
  area 	
  and	
  the	
  like.	
  The 	
  studies 	
  that	
  have 	
  been	
  performed	
  on	
  this	
  issue	
  vary	
  widely	
  

in	
  their	
  conclusions	
  and	
  many	
  have	
  been	
  conducted	
  by	
  organiza>ons 	
  with	
  an>-­‐gaming	
  agendas	
  
and,	
  therefore,	
  are	
  unreliable.	
  An	
  analysis 	
  of	
  these	
  studies 	
  by	
  the	
  Philadelphia	
  Federal 	
  Reserve	
  
Bank	
  offers	
  the	
  following	
  (emphasis	
  added):

At	
   least	
  two	
   studies	
   cited	
  by	
   Rose	
   (1999)	
   found	
  no	
   sta?s?cally	
   significant	
   increase	
  in	
  

pathological	
   gambling	
   aBer	
   the	
   introduc?on	
   of	
   casino	
   gambling	
   in	
   Minnesota	
   and	
  
South	
  Dakota	
   (Emerson	
   et	
   al.	
   1994;	
   Volberg	
   and	
   Stuefen	
   1994).	
   A	
  more	
   recent	
   study,	
  
which	
   compared	
   the	
  gambling	
   behavior	
  of	
   800	
   residents	
  of	
  Hull,	
  Quebec,	
   over	
  a	
   four-­‐
year	
  period	
  following	
  the	
  opening	
  of	
  the	
  casino	
  in	
  that	
  city,	
  with	
  the	
  behavior	
  of	
  a	
  similar	
  
sample	
   in	
   Quebec	
   City	
   where	
   there	
   was	
   no	
   casino,	
   reached	
   the	
   same	
   conclusion	
  

(Jacques	
  and	
   Ladouceur	
   2006).	
  While	
   invesSgators	
   for	
   the	
   NaSonal	
  Gambling	
   Impact	
  
Study	
   Commission	
   (NGISC)	
   found	
   that	
   the	
   presence	
   of	
   a	
   casino	
   within	
   50	
   miles	
   was	
  
associated	
  with	
  a	
  significantly	
  higher	
  prevalence	
  of	
  problem	
  and	
  pathological	
  gambling	
  
(Gerstein	
  et	
  al.	
  1999),	
  the	
  study	
  does	
  not	
  permit	
  drawing	
  a	
  direct	
  connec?on	
  between	
  
the	
  opening	
   of	
  a	
   casino	
  and	
  an	
   increase	
  in	
   problem	
  gambling.	
   The	
  authors	
  of	
  a	
  2002	
  

meta-­‐analysis	
  concluded	
   that	
  “it	
  can	
  appear	
  that	
  gambling	
  causes	
  social	
  problems,	
  and	
  
it	
   even	
   might	
   be	
   that	
   gambling	
   is	
   a	
   cause	
   of	
   these	
   social	
   problems.	
   However,	
   the	
  
current	
  state	
  of	
  scien?fic	
  research	
  simply	
  does	
  not	
  permit	
  this	
  conclusion”	
  (Shaffer	
  and	
  
Korn	
  2002,	
  p.	
  178).

Given	
  all 	
  this,	
   it	
   is	
  simply	
   not	
   possible	
  to	
  es>mate	
  addi>onal 	
  social 	
  costs 	
  with	
  any	
   accuracy.	
  
Harvard	
  Medical	
  School 	
  data 	
  indicates 	
  about	
  1%	
  of	
  American	
  adults 	
  are	
  pathological 	
  gamblers.	
  
If	
  so,	
  there 	
  are,	
   perhaps,	
  500	
  such	
  individuals 	
  among	
  the	
  adult	
  popula>on	
  of	
  Sullivan	
  County.	
  
However,	
  those	
  individuals 	
  have	
  already	
  been	
  exposed	
  to	
  a 	
  readily	
  available	
  gaming	
  venue 	
  at	
  
the	
  Mon>cello	
  Raceway	
  and	
  it	
  appears	
  to	
  have 	
  had	
  li[le	
  impact	
  on	
  the	
  costs	
  to	
  the	
  county.	
  This	
  

is 	
  because 	
  the	
  state 	
  has 	
  funded	
  the	
  county	
   to	
  provide 	
  the	
  gambling	
  addic>on	
  services 	
  it	
  offers,	
  
which	
  have	
  ranged	
  from	
  as	
  high	
  as 	
  $179,000	
  several	
  years 	
  ago,	
  to	
  $78,000	
  this 	
  year.	
  Addic>on	
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services 	
  are,	
  in	
  fact,	
  more	
  likely	
  to	
  generate 	
  a 	
  revenue 	
  surplus	
  than	
  a	
  deficit,	
  based	
  on	
  a	
  review	
  
of	
  the	
  last	
  seven	
  county	
  budgets.

Moreover,	
   the	
  Upstate	
  Gaming	
   and	
   Economic	
  Development	
  Act	
   also	
  provides 	
  for	
  a 	
  $500	
   per	
  

slot	
  posi>on	
  and	
  table 	
  license	
  fee	
  that	
  is 	
  to	
  be 	
  dedicated	
  to	
  problem	
  gambling	
  programs.	
  It	
  will	
  
generate	
  $950,000	
  of	
  revenue	
  to	
  the 	
  state.	
  The	
  long	
  existence	
  of	
  the	
  Mon>cello	
  Raceway	
  and,	
  
now	
  the 	
  VGM	
   racino	
  opera>on	
  for	
   several 	
  years 	
  do	
  not	
   indicate 	
  a 	
  significant	
   local 	
  issue	
  with	
  
problem	
  gaming,	
   so	
  this 	
  addi>onal 	
  funding	
  should	
  be	
  more	
  than	
  adequate 	
  to	
  cover	
  any	
   local	
  
and	
  state	
  impacts.	
  

Schools

The	
  Mon>cello	
  Central 	
  School 	
  District	
  and	
  others 	
  in	
   the	
  area 	
  have	
  experienced	
  roughly	
   10%	
  
declines 	
   in 	
  enrollment,	
   which	
  has 	
  caused	
   it	
   considerable 	
  budgetary	
   distress	
  and	
   forced	
   the	
  

Mon>cello	
  District	
   to	
  shu[er	
   classrooms.	
   The 	
  district’s	
  most	
   recent	
   budget	
   is 	
  $83,178,573	
   to	
  
serve	
  roughly	
   3,000	
  students,	
  or	
  $27,700	
  per	
   student,	
  approximately	
  $10,200	
  of	
  which	
  comes	
  
from	
  the	
  State.	
  

Costs	
  per	
  student	
  have	
  risen	
  significantly	
  as 	
  a 	
  consequence	
  of	
  having	
  fewer	
  students 	
  over	
  which	
  

to	
  spread	
  overhead	
  expenses	
  and	
  declining	
  state 	
  aid	
  linked	
  to	
  enrollment.	
  Assuming	
  even	
  25%	
  
of	
   the	
   2,156	
   Mohegan	
   Sun	
   at	
   the	
   Concord	
   direct	
   and	
   indirect	
   employees 	
   represent	
   new	
  
households,	
  with	
  an	
  average	
  of	
  0.48	
  children	
  per	
  household	
  (Census 	
  2010),	
  this 	
  would	
  mean	
  an	
  
addi>onal 	
  259	
  students,	
  well 	
  below	
  the 	
  district’s 	
  enrollment	
  of	
  over	
  3,300	
   students 	
  just	
  a	
  few	
  
years	
  ago.	
  Therefore,	
  the 	
  impact	
  on	
  schools	
  even	
  if	
  concentrated	
  in	
  this 	
  one	
  district	
  would	
  only	
  

restore	
  the	
  balance	
  needed	
  to	
  support	
  educa>onal	
  overhead.
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http://pattern-for-progress.org/sites/default/files/SCHOOL%20REPORT%20FINAL.pdf
http://pattern-for-progress.org/sites/default/files/SCHOOL%20REPORT%20FINAL.pdf
http://pattern-for-progress.org/sites/default/files/SCHOOL%20REPORT%20FINAL.pdf
http://pattern-for-progress.org/sites/default/files/SCHOOL%20REPORT%20FINAL.pdf
http://www.monticelloschools.net/budget/Budget1415/MontiBudget2014_FINAL.pdf
http://www.monticelloschools.net/budget/Budget1415/MontiBudget2014_FINAL.pdf
http://www.monticelloschools.net/news/2013-14/PDFs/Fac_Program_Assessment_Study_Jan_2014.pdf
http://www.monticelloschools.net/news/2013-14/PDFs/Fac_Program_Assessment_Study_Jan_2014.pdf


7.0	
  	
   Consultant	
  Qualifica>ons

Shepstone	
  Management	
  Company,	
  Inc.	
  (SMC)	
  is	
  a 	
  planning	
  and	
  research	
  consul>ng	
  firm	
  located	
  
in	
   neighboring	
   Wayne	
   County,	
   Pennsylvania.	
   	
   It	
   specializes 	
   in	
   market	
   research,	
   economic	
  
development	
  and	
  impact	
  analysis,	
  land	
  use	
  planning	
  and	
  transporta>on.	
   	
  The 	
  firm	
  has 	
  operated	
  
primarily	
   in 	
  New	
   York	
   and	
   Pennsylvania 	
  but	
   has	
   extensive 	
  experience	
   in	
   represen>ng	
   both	
  
private	
   and	
  municipal 	
  clients	
   throughout	
   the	
  Northeast	
   and,	
   in 	
  par>cular,	
   the	
   Catskills 	
  and	
  

Poconos	
  tourist	
  regions.

SMC	
   has 	
   prepared	
   numerous 	
   feasibility	
   studies 	
   and	
   market	
   research	
   reports	
   for	
   private	
  
development	
  projects,	
  including	
  convenience	
  stores,	
  housing	
  projects,	
  manufacturing	
  facili>es,	
  
retail 	
  enterprises,	
  restaurants	
  and	
  branch	
  banks.	
   	
   	
  Principal	
  Thomas	
  J.	
  Shepstone	
  also	
  provides	
  

expert	
  witness 	
  tes>mony	
   on	
  these	
  subjects.	
   	
  A	
  graduate 	
  of	
  Pennsylvania	
  State	
  University,	
  he	
  
has 	
   spoken	
   at	
   numerous	
   planning	
   conferences 	
   in	
   both	
   New	
   York	
   and	
   Pennsylvania	
   and	
  
authored	
  ar>cles 	
  in	
  Planning,	
  the	
  Pennsylvania	
  Township	
  News	
  and	
  other	
  publica>ons.	
  	
  He	
  also	
  
served	
  on	
  the	
  Board	
  of	
  Delaware	
  Otsego	
  Corpora>on,	
  a 	
  Northeast	
  region	
  rail	
  operator	
  and	
  as	
  
Chairperson	
  of	
  the	
  Wayne	
  Memorial	
  Health	
  System.	
  

SMC	
   has	
  extensive	
  experience,	
   also,	
   with	
   tourism	
   development.	
   	
   The 	
  firm	
   assisted	
   Sullivan	
  
County,	
  New	
  York	
   in	
  preparing	
  a 	
  Corridor	
  Management	
   Plan	
   for	
   the	
  Upper	
   Delaware	
  Scenic	
  
Byway.	
   	
   It	
  was 	
  instrumental	
   	
   in	
  crasing	
   the	
  successful 	
  River	
  Management	
  Plan	
  for	
   the 	
  Upper	
  
Delaware	
   Scenic	
   and	
   Recrea>onal 	
   River	
   and	
   developed	
   the 	
   Juniata 	
   River	
   Valley	
   Regional	
  

Tourism	
  Plan	
  for	
   Juniata	
  and	
  Mifflin	
  Coun>es,	
   Pennsylvania.	
   	
   It	
   is 	
  helped	
  the 	
  City	
   of	
  Oil	
  City,	
  
Pennsylvania 	
  and	
   the	
  Borough	
   of	
   Tionesta	
   in	
   assembling	
   economic	
   development	
   strategies	
  
based	
   on	
   tourism.	
   	
   It	
   assisted	
   the	
   Village	
   of	
   Deposit,	
   New	
   York	
   with	
   a	
   similar	
   endeavor.	
  	
  
Shepstone	
  Management	
  has 	
  also	
  collaborated	
  in	
  several	
  other	
  heritage	
  tourism	
  projects	
  in	
  New	
  
York	
  and	
  Pennsylvania.

Among	
  SMC’s	
  areas 	
  of	
  specialty	
  is 	
  market	
  research.	
   	
  It	
  has	
  conducted	
  commercial 	
  and	
  housing	
  
market	
   studies 	
   for	
   several 	
  major	
   builders 	
  in	
   New	
   York,	
   New	
   Jersey	
   and	
  Pennsylvania 	
  (e.g.,	
  
Teicher	
   Organiza>on,	
   Kalian	
  Homes,	
   	
   Pulte	
  Homes,	
  Westminster	
   Communi>es)	
  and	
  assisted	
  
Cherokee 	
  Investment	
  Partners 	
  in	
  evalua>ng	
  two	
  major	
  brownfield	
  projects	
  in	
  New	
  Jersey	
  that	
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were 	
  intended	
  to	
  create	
  new	
  housing	
   and	
  commerce 	
  on	
   former	
   landfill	
  sites 	
  near	
   New	
  York	
  
City.	
  	
  Other	
  market	
  studies	
  conducted	
  include 	
  one	
  for	
  a 	
  megaplex	
  theater	
  in	
  the	
  Port	
  Jervis 	
  area	
  
and	
  another	
  for	
  a	
  ski	
  and	
  waterpark	
  facility	
  in	
  Sullivan	
  County,	
  New	
  York.

SMC	
  has	
  also	
  assisted	
  several 	
  communi>es 	
  and	
  coun>es 	
  with	
  economic	
  development	
  planning.	
  
He	
  regularly	
  works 	
  with	
  Industrial	
  Development	
  Agencies 	
  in	
  both	
  New	
  York	
  and	
  Pennsylvania	
  
on	
   benefit/cost	
   analyses 	
  and	
   economic	
   impact	
   analyses 	
  (over	
   100	
   such	
   studies	
  performed),	
  
environmental 	
  assessments 	
  and	
  packaging	
  of	
  applica>ons	
  for	
  financial	
  assistance.	
  The	
  firm	
  also	
  
assisted	
   the	
   Catskill 	
   Watershed	
   Corpora>on	
   in	
   developing	
   a 	
   5-­‐county	
   strategy	
   for	
   use	
   of	
  

$60,000,000	
   in	
  New	
   York	
  City	
   funds 	
  provided	
  for	
   economic	
   development	
   of	
   the	
  region	
  and	
  
guided	
  the	
  Sullivan-­‐Wawarsing	
  Rural	
  Economic	
  Area	
  Partnership	
  in	
  developing	
  a	
  Strategic	
  Plan	
  
for	
   economic	
   development,	
   as	
   well 	
   preparing	
   an	
   Economic	
   Development	
   Plan	
   for	
   Sullivan	
  
County,	
  New	
  York.
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