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April 6, 2012 

 

 

Ruth Pierpont 
Deputy State Historic Preservation Officer 
New York State Office of Parks, Recreation and Historic Preservation 
Peebles Island Resource Center 
P.O. Box 189 
Waterford, NY 12188-0189 
 
Re:  EPT Concord Resort, Sullivan County, New York 
 
Dear Ms. Pierpont: 
 
EPT Concord II, LLC (referred to as “EPT” or the “Applicant”) proposed to develop a master planned 
destination resort community (referred to as the “Proposed Project”) on approximately 1,538 acres of land 
that it owns in the Town of Thompson in Sullivan County, New York (the “Project Site”). To evaluate the 
impacts of the Proposed Project, a Draft Generic Environmental Impact Statement (DGEIS) would be 
prepared. The DGEIS would also include a Site Specific Draft Environmental Impact Statement (DEIS) 
to analyze the potential impacts of the proposed development of Phase 1 (the “Phase 1 Project”), an 
approximately 124-acre parcel located within the larger 1,538 acre Project Site (the “Phase 1 Project 
Site”). The Proposed Project would require approvals from the Town of Thompson Planning Board, 
permits from the New York State Department of Health (Sewer System Extension Permit), the United 
States Army Corps of Engineers (Nationwide or Individual Wetland Permit), and a number of permits 
from the New York State Department of Environmental Conservation. As such, the environmental review 
would be conducted pursuant to the New York State Environmental Quality Review Act (SEQRA) and 
would also be subject to review under Section 106 of the National Historic Preservation Act of 1966, as 
amended, and Section 14.09 of the New York State Historic Preservation Act of 1980. While not yet 
established, the Town of Thompson plans to serve as the lead agency under SEQRA.  

The purpose of this letter and the attached “Cultural Resources Methodology” (Attachment A) is to afford 
your office the opportunity to review the proposed methodologies for the study of archaeological and 
architectural resources, including 1) the proposed definition of the Area of Potential Effect (APE); 2) 
methodology for the identification of historic properties; and 3) proposed impacts assessment criteria for 
the project. Attachment A also contains a more detailed description of the Proposed Project and the Phase 
1 Project. Please note that the Phase 1 Project scope is still being developed, and, as project plans evolve, 
refinements may be made to the boundaries and/or character of the elements that define the Phase 1 
Project as described in the attached methodology. We do not expect the proposed methodologies and 
impacts assessment criteria to change significantly; however, specific project elements may be altered that 
could require changes to the geographic definition of the APE. As mandated by the regulations governing 
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such work, the archaeological and architectural resources analyses will be prepared in consultation with 
the State Historic Preservation Office (SHPO). 

We look forward to discussing the project and the proposed methodologies with you. Please do not 
hesitate to contact me at 646-388-9745 if you have any questions or need further clarification about the 
proposed project. 

 

 

Sincerely,  

 

Claudia Cooney 
Vice President 
 

 

Enclosures 

cc:  Nicole Emmons, Hart Howerton 
 Chris Robbins, Peter Feroe, AKRF, Inc.    
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Attachment A: Cultural Resources Methodology 

PROJECT DESCRIPTION 

EPT Concord II, LLC (referred to as “EPT” or the “Applicant”) proposes to develop a master 
planned destination resort community (the “Proposed Project”) on approximately 1,538 acres of 
land that it owns in the Town of Thompson, Sullivan County, New York (the “Project Site”). 
See Figure 1 for location of the Project Site. EPT Concord Resort would provide a variety of 
spaces, residential choices, destinations, amenities and experiences for a diverse market. When 
complete, the EPT Concord Resort would include an 18-hole golf course; a racino and harness 
racing track; hotels; a residential village with a mix of unit types including condos, apartments, 
townhouses and detached single family homes; a civic center; a medical home; an active adult 
community; an entertainment district with cinema and supporting retail; an RV park; and  multi-
use trail system with abundant open space. 

To evaluate the impacts of the Proposed Project a Draft Generic Environmental Impact 
Statement (DGEIS) would be prepared. The DGEIS would also include a Site Specific Draft 
Environmental Impact Statement (DEIS) to analyze the potential impacts of the proposed 
development of Phase 1 (the “Phase 1 Project”). Phase 1 consists of an approximately 124 acre 
parcel within the 1,538 acre project site, located southwest of the intersection of Thompsonville 
and Joyland Roads (the “Phase 1 Project Site”). See Figures 1 and 2 for the location of the Phase 
1 Project. Phase 1 would contain a projected 10-story hotel, a three-story racino, and a harness 
racing track and related facilities, including manure management. Also as part of the Phase 1 
Project, utilities would be installed along portions of Thompsonville and Joyland Roads, a 
sanitary sewer would be constructed from the Phase 1 site to the Town of Thomspon Water and 
Sewer Department Kiamesha Wastewater Treatment Plant, and a water tank area would be 
developed. The Phase 1 Project may also include improvements to a portion of Thompsonville 
Road, improvements and potential widening of Joyland Road between Thompsonville Road and 
NYS Route 17, and modifications to the intersection of Thompsonville Road and Heiden Road 
(Route 161).  

Top develop the Proposed Project, the Applicant has initiated the following: First, the Applicant 
has petitioned the Town Board of the Town of Thompson for an amendment to the Town of 
Thompson Planned Resort Development (“PRD”) section of the zoning law (Town Code § 270-
27.2) to enable the development of the EPT Concord Resort at the site of the former Concord 
Resort. Second, the Applicant seeks approval from the Town Board for a new PRD 
Comprehensive Development Plan (“CDP”) for the approximately 1,538 acre Project Site. The 
Proposed Project is independent of the previously approved project sponsored by Concord 
Associates, LP (CALP) adjacent to the Project Site, on the west side of Concord Road and 
within the PRD zoning district. Third, the Applicant seeks Site Plan Approval from the Town of 
Thompson Planning Board for the first phase development of the Proposed Project – the Phase 1 
Project. The Applicant intends to begin construction of Phase 1 by the end of 2012, pending the 
receipt of the necessary approvals. The Proposed Project would also be seeking permits from the 
New York State Department of Health (Sewer System Extension Permit), the United States 
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Army Corps of Engineers (Nationwide or Individual Wetland Permit), and a number of permits 
from the New York State Department of Environmental Conservation. As such, the Proposed 
Project would be subject to review under the New York State Environmental Quality Review 
Act (SEQRA), Section 14.09 of the New York State Historic Preservation Act of 1980, and 
would also be subject to review under Section 106 of the National Historic Preservation Act of 
1966, as amended.  

PROPOSED ARCHAEOLOGICAL AND HISTORIC RESOURCES 
METHODOLOGIES 

The methodologies used for evaluating the Proposed Project’s potential effects on historic 
properties, including historic resources and archaeological resources, are described below. The 
following sections describe the proposed definition of the APE, the methodologies for 
identifying historic properties, and the criteria under which potential Project effects would be 
assessed (the proposed impacts assessment criteria). 

As background for the Proposed Project, a number of cultural resources surveys were prepared 
as part of the Concord Resort Redevelopment FEIS completed in October 2006. This previous 
project and the Proposed Project share the same 1,538 acre parcel, the Project Site. Cultural 
resources surveys completed as part of this previous project included Phase 1A and Phase 1B 
literature review and archaeological sensitivity assessments completed by Hartgen Archeological 
Associates, Inc.1 The Phase 1A archaeological assessment was prepared for the full 1,538 acre 
Project Site. Phase 1B archaeological testing was undertaken for specific parcels or sections of 
the Project Site – parcels H2 and I—located north and east of the proposed Phase 1 Project Site. 
In a letter dated February 15, 2008, SHPO indicated that they had no further concerns regarding 
archaeological resource disturbance in these areas. Historic resources inventory forms were also 
prepared for a number of properties located in parcels sections H2 and I, as well as properties 
located along the south side of Thompsonville Road, east of Joyland Road, in parcel Section H1. 
In SHPO’s February 15, 2008, determinations of NR eligibility were provided for the properties 
presented in the Historic Resources Inventory Forms.  

For purposes of the cultural resources analyses, the analyses undertaken by Hartgen will be 
summarized. In addition, further documentation and investigation will be completed for the 
Phase 1 Project Site, including the delineation of Areas of Potential Effect (APEs) for 
archaeological and historic resource and identification of historic properties within the APEs, as 
described below. The analysis of project specific effects will be completed for the Phase 1 
Project, while the analyses for the remainder of the Project Site will be generic in nature as site 
specific plans have not yet been developed, and no new cultural resources analyses undertaken.  

AREA OF POTENTIAL EFFECT 

A required step in the Section 106 process is determining the APE, which is defined as “the 
geographic area or areas within which an undertaking may directly or indirectly cause alterations 
                                                      
1 Hartgen Archeological Associates, Inc., Phase 1A Literature Review and Archaeological Sensitivity 

Assessment, The Concord Resort and Development, Town of Thompson, Sullivan County, New York, 
prepared in April 2006, and Phase 1A Literature Review Archeological Sensitivity Assessment and 
Phase 1B Archaeological Field Investigation, The Concord Resort Redevelopment, Town of Thompson, 
Sullivan County, NY, prepared in September 2007. 
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in the character or use of historic properties, if such properties exist” (36 CFR § 800.16[d]). The 
APE is influenced by the scale and nature of an undertaking.  

In general, as defined by the Advisory Council on Historic Preservation, potential adverse 
effects on historic resources can include both direct physical effects—demolition, alteration, or 
damage from construction—and indirect effects, such as the introduction of visual, audible, or 
atmospheric elements that may alter the characteristics of the historic property that qualify it for 
inclusion in the National Register in a manner that would diminish the integrity of the property’s 
significant historic features. Potential archaeological resources may be affected by construction 
activities resulting in disturbance to the ground surface such as excavation, grading, cutting and 
filling, and staging. Adverse effects may include reasonably foreseeable effects caused by the 
undertaking that may occur later in time, be farther removed in distance or be cumulative.  

The APE for archaeological resources has been defined to include those areas that would be 
directly impacted by the Project. For Phase 1, this includes the Phase 1 development area 
southwest of the intersection of Thompsonville and Joyland Roads and additional areas of 
disturbance and excavation associated with the Phase 1 Project, including a potential water tank 
development area, proposed sanitary sewer and utility installations, improvements to 
Thompsonville Road, improvements and potential widening of  Joyland Road, and modification 
of the intersection of Thomsponville Road and Heiden Road  (Route 161) east of the Phase 1 
Project Site.  

For historic resources, the APE for the Phase 1 project has been developed based on proposed 
work activities and their potential to affect historic properties, including potential direct and 
indirect effects of the proposed project, based on information available at this time. The APE 
extends approximately ¼-mile from the principal Phase 1 Project elements, consisting of the 
Phase 1 development area and potential Joyland Road widening. The APE encapsulates areas 
that would have the most proximate views to the Phase 1 Project Site, and, therefore, where the 
Proposed Project may have potential to adversely affect the character or setting of historic 
properties. This APE also encompasses the anticipated visibility of improvements on 
Thompsonville Road, proposed utility and sanitary sewer installations, and the potential water 
tank development area. For the proposed modification of the intersection at Thompsonville Road 
and Heiden Road (Route 161) east of the Project Site, the APE is defined as the properties 
fronting onto the intersection. 

IDENTIFICATION OF HISTORIC PROPERTIES 

Historic Resources 
Historic resources are defined as buildings, structures, sites, objects, and districts, that are over 
50 years old, possess integrity, and meet the criteria of eligibility as defined by the National Park 
Service (36 CGR Part 60).  

Identification of historic resources will be undertaken in accordance with Section 106 of the 
NHPA. A list of officially recognized historic resources within the Project Site and APE for the 
Phase 1 Project will be compiled. This includes National Historic Landmarks (NHLs) and 
properties listed on the State and National Registers (S/NR) or determined eligible for such 
listing. A list of any potential historic resources within the Phase 1 Project APE will also be 
compiled.  

Potential historic resources comprise properties that may be eligible for listing on the S/NR. 
Districts, sites, buildings, structures, and objects are eligible for the State and National Registers 
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if they possess integrity of location, design, setting, materials, workmanship, feeling, and 
association, and meet the following criteria: 

• Are associated with historic events; 

• Are associated with significant people; 

• Embody distinctive characteristics of a type, period, or method of construction, represent the 
work of a master, possess high artistic value, or are otherwise distinguished; or 

• May yield information important in prehistory or history. 

Properties less than 50 years old are not ordinarily eligible. 

Identification of potential historic resources in the APE will be based on field surveys of the 
APE conducted by architectural historians who meet NPS Professional Qualification Standards 
for Architectural History, codified under 36 CFR Part 61, and additional research.  

Determinations of eligibility will be sought from SHPO for any identified potential historic 
resources. Historic Resource Inventory Forms will be prepared and submitted to SHPO for 
review and for determinations of NR eligibility.  

Archaeological Resources 
Archaeological investigations typically proceed in a multi-phase process generally consisting of 
Phase I (determining the presence of archaeological resources through documentary research and 
field testing), Phase II (determining their integrity, significance, and S/NR eligibility), and Phase 
III (mitigating unavoidable impacts through performance of a data recovery or other form of 
mitigation). The need for the next phase is dependent upon the results of the preceding phase. 

As described above, a Phase 1A study was conducted for the Project Site by Hartgen 
Archeological Associates in April 2006 with Phase 1B investigations carried out in two parcel 
sections of the Project Site located outside of the Phase 1 Project Site. No further study of 
archaeological resources will be conducted for the Project Site with the exception of the Phase 1 
Project Site (described below), beyond summarizing the archaeological potential of the Project 
Site as described in the Phase 1A/1B reports prepared for the previous Concord Redevelopment 
project. 

Additional Phase 1B archaeological surveys will be completed by Strata Cultural Resource 
Management for the Phase 1 Project Site, building on the information contained in Hartgen’s 
April 2006 Phase 1A report.  The proposed scope of work includes a review of previous 
archaeological investigations conducted in the vicinity of the project area in order to assess 
potential areas of sensitivity. In addition, a site walkover survey will be conducted to evaluate 
historic and modern land use factors that may have resulted in ground disturbance and affected 
potential archaeological resource preservation. Phase 1B field testing would then be undertaken 
in the Phase 1 Project Site as appropriate. The archaeological surveys will be undertaken in 
compliance with applicable standards and guidelines for archaeological surveys, including those 
promulgated by the SHPO, New York Archaeological Council, and the Secretary of the Interior. 

PROPOSED IMPACTS ASSESSMENT CRITERIA 

As described above, project effects on historic properties identified in this chapter may include 
both direct effects and indirect effects. Assessments of effects are based on the Advisory 
Council’s Criteria of Adverse Effect codified in 36 CFR § 800.5(a)(2). The assessment may 
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result in three possible effects findings: no effect; no adverse effect; or adverse effect. According 
to the Advisory Council’s criteria, an adverse effect is found “when an undertaking may alter, 
directly or indirectly, any of the characteristics of a historic property that qualify the property for 
inclusion in the National Register in a manner that would diminish the integrity of the property’s 
location, design, setting, materials, workmanship, feeling, or association.” Examples of adverse 
effects include, but are not limited to “physical destruction or damage of all or part of the 
property;” “removal of the property from its historic location; change of the character of the 
property’s use or of physical features within the property’s setting that contribute to its historic 
significance;” and “introduction of visual, atmospheric, or audible elements that diminish the 
integrity of the property’s significant historic features.” 

 





Phase I: Illustrative Plan and Historic Resources Study Area
Figure 1EPT CONCORD RESORT SHPO
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Phase I: Limit of Work
Figure 2EPT CONCORD RESORT SHPO
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April 26, 2012 

 
Kathleen LaFrank 
New York State Office of Parks, Recreation and Historic Preservation 
Peebles Island Resource Center 
P.O. Box 189 
Waterford, NY 12188-0189 
 
 
Re:  EPT Concord Resort, Sullivan County, New York 
 
 
Dear Ms. LaFrank: 
 
EPT Concord II, LLC (referred to as “EPT” or the “Applicant”) proposes to develop a master planned 
destination resort community (referred to as the “Proposed Project”) on approximately 1,538 acres of land 
that it owns in the Town of Thompson in Sullivan County, New York (the “Project Site”). To evaluate the 
impacts of the Proposed Project, a Draft Generic Environmental Impact Statement (DGEIS) would be 
prepared. The DGEIS would also include a Site Specific Draft Environmental Impact Statement (DEIS) 
to analyze the potential impacts of the proposed development of Phase 1 (the “Phase 1 Project”), an 
approximately 124-acre parcel located within the larger 1,538 acre Project Site (the “Phase 1 Project 
Site”). We submitted an initiation package to Ruth Pierpont on April 6, 2012, describing the proposed 
project and the proposed methodologies for the study of historic architectural resources, including 1) the 
proposed definition of the Area of Potential Effect (APE); 2) methodology for the identification of 
historic properties; and 3) proposed impacts assessment criteria for the project. We also discussed this 
submission on a call with Douglas Mackey on April 18, 2012.  

The APE for Phase 1 has been identified as the area within approximately ¼ mile of the Phase 1 Site (see 
Figure 1 from April 6th submission). Enclosed are two Historic Resources Inventory Forms prepared for 
two properties located in the APE for the Phase 1 Site. One, the Breezy Corners Bungalow Colony at 253 
Joyland Road, is also located on the 1,538 acre Project Site. The other, the Joyland Acres Bungalow 
Colony at 130 Joyland Road, is located in the APE southeast of the Project Site. We are seeking 
evaluations of National Register eligibility for these properties. 

We are also requesting a re-evaluation of National Register eligibility of the J. Gray Barn. This structure 
was determined National Register eligible in combination with a 19th century house located at 18 Chalet 
Road, as per a February 15, 2008 letter sent by Kenneth Markunas. I have enclosed a copy of the Historic 
Resources Inventory Form submitted to you on January 9, 2008 by Hartgen Archaeological Associates for 
your reference. Subsequently, the house at 18 Chalet Road has been demolished (by others than EPT 
Concord II, LLC) and only the barn remains. A current (2012) photograph of the barn is also provided. 
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We look forward to receiving eligibility determinations on the above referenced properties at your earliest 
possible convenience. Please do not hesitate to contact me at 646-388-9745 if you have any questions or 
require further information. 

 

Sincerely,  

 

Claudia Cooney 
Vice President 
 

 

Enclosures 

cc:  Nicole Emmons, Hart Howerton 
 Chris Robbins, Peter Feroe, AKRF, Inc.    
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J. Gray Barn 
Across Chalet Road from former 19th century House at 18 Chalet Road 

Current Photograph 2012 – View west from Chalet Road 





OFFICE USE ONLY 
 

USN:   
 

   HISTORIC RESOURCE INVENTORY FORM 
 
 
NYS OFFICE OF PARKS, RECREATION    
  & HISTORIC PRESERVATION 
P.O. BOX 189, WATERFORD, NY 12188  
                  (518) 237-8643 

 
 
IDENTIFICATION 

Property name(if any)  Joyland Acres  

Address or Street Location  130 Joyland Road   

County Sullivan   Town/City  Thompson    Village/Hamlet:     

Owner  Joyland Park, Inc.   Address  1252 53rd Street, Brooklyn, NY 11219______________________________________ 

Original use  Residence and vacation bungalows   Current use  vacation units (assumed)  

Architect/Builder, if known     Date of construction, if known  circa 1920-1951  

 
DESCRIPTION 

Materials --  please check those materials that are visible  

Exterior Walls:     wood clapboard   wood shingle   vertical boards   plywood  

   stone    brick   poured concrete   concrete block 

   vinyl siding   aluminum siding   cement-asbestos   other:    

Roof:   asphalt, shingle   asphalt, roll   wood shingle   metal   slate 

Foundation:   stone   brick   poured concrete   concrete block 
 
Other materials and their location:    
 
Alterations, if known:   Date:    
 
Condition:   excellent   good   fair   deteriorated 
 
 
Photos 
Provide several clear, original photographs of the property proposed for nomination.  Submitted views should represent the property as a 
whole.  For buildings or structures, this includes exterior and interior views, general setting, outbuildings and landscape features.  Color 
prints are acceptable for initial submissions.   
 
Please staple one photograph providing a complete view of the structure or property to the front of this sheet.  Additional views should be 
submitted in a separate envelope or stapled to a continuation sheet. 
 
Maps 
Attach a printed or drawn locational map indicating the location of the property in relationship to streets, intersections or other widely 
recognized features so that the property can be accurately positioned.  Show a north arrow.  Include a scale or estimate distances where 
possible. 
 
 
 
 
Prepared by:  Claudia Cooney   address  AKRF, Inc, 440 Park Avenue South, New York, New York 10016  
 
Telephone:  212-696-0670   email  ccooney@akrf.com  Date  April 2012  
 

(See Reverse) 
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Narrative Description of Property:  Briefly describe the property and its setting.  Include a verbal description of the location (e.g., north side of NY 17, 
west of Jones Road); a general description of the building, structure or feature including such items as architectural style (if known), number of stories, 
type and shape of roof (flat, gabled, mansard, shed or other), materials and landscape features.  Identify and describe any associated buildings, 
structures or features on the property, such as garages, silos, privies, pools, gravesites.  Identify any known exterior and interior alterations such as 
additions, replacement windows, aluminum or vinyl siding or changes in plan.  Include dates of construction and alteration, if known.  Attach additional 
sheets as needed. 
 
The Joyland Acres property consists of a house built in the first two decades of the 20th century and a number 
of mid 20th century cottages set around a lawn with a gazebo (see Figures 1-3). There is also a pool and a 
recently constructed children’s playground at the east end of the property. 
 
The house is set along Joyland Road with the main (Joyland Road) façade facing west. The house is 2 stories 
with a gable roof and two dormers facing west. It is primarily clad in clapboard though the dormers and an 
addition to the south are clad in asbestos siding and an addition to the north appears to be clad in vinyl siding. 
Online property records indicate the house was built in 1920, and the house also appears on the 1911/1933 
USGS map.1 The house has been altered through the construction of one-story additions to its north and south 
facades and alterations to provide fire access. This includes the lowering of the middle window on the second 
story of the west façade to create a doorway that leads to a metal fire escape. The fire escape extends along the 
north bay of the house. The central main entrance also appears to have been altered through at least the removal 
of original moldings. Online property records indicate the house contains four bedrooms, four baths, and 4 
kitchens, indicating that the house has likely been subdivided for use as vacation rental units. 
 
Located to the north and east of the house is a number of cottages/accessory structures (a total of 10) arrayed in 
a horseshoe shaping around a lawn that includes a gazebo. The cottages are typically one-story with gabled 
roofs. There is also a two-story building with centrally located dormers facing north and south. Five structures 
are depicted in the general vicinity of the property on the 1943 Military/ACOE map. The 1966/1982 USGS map 
depicts ten structures on the property.2 Online property records are not clear though date of construction for the 
commercial portion of the property is given as 1949 and with construction dates provided for a shed and  
porches of between 1949-1951.  
 
Online property records indicate that there are 19 rental units on the property. Real estate data indicates that the 
property contains 38 bedrooms and 16 bathrooms. 3 
 
 
Narrative Description of Significance:  Briefly describe those characteristics by which this property may be considered historically significant.  
Significance may include, but is not limited to, a structure being an intact representative of an architectural or engineering type or style (e.g., Gothic 
Revival style cottage, Pratt through-truss bridge); association with historic events or broad patterns of local, state or national history (e.g., a cotton mill 
from a period of growth in local industry, a seaside cottage representing a locale's history as a resort community, a structure associated with activities of 
the "underground railroad."); or by association with persons or organizations significant at a local, state or national level.  Simply put, why is this property 
important to you and the community.  Attach additional sheets as needed.  
 
Sullivan County was sparsely settled prior to the late18th century, with the late 18th and early 19th century 
bringing the first significant settlements within the county. Settlement increased with the opening of several 
railroads, including the New York and Erie Railroad, completed in 1851, and the New York, Ontario and 
Western Railroad, opened in 1872, which opened up a direct connection with New York City and opened the 
Catskill region to summer vacationers. By the late 19th to early 20th century, the Sullivan County became an 
                                                           
1 http//webapps.co.sullivan.ny.us, Tax ID: 23.-2-15.1; 1931/1911 USGS Monticello 15’ Topographic Quadrangle, New 
York. 
 
2 1943 U..S. Army Corps of Engineers, Monticello, NY; 1982/1966 USGS Monticello 7.5’Topographic Quadrangle, New 
York. 
3 www.realtor.com 

PLEASE PROVIDE THE FOLLOWING INFORMATION 
IF YOU ARE PREPARING A NATIONAL REGISTER NOMINATION, PLEASE REFER TO THE ATTACHED INSTRUCTIONS 
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important vacation destination for residents of New York City. By the beginning of the 19th century, more than 
700 hotels were in existence in Sullivan County in the mountains and surrounding lakes, including several large 
hotels such as Grosinger and the Concord Resort at Kiamesha Lake, along with cheaper accommodations, 
including bungalow colonies. 4 The area was especially popular with Jewish vacationers and developed into a 
Jewish resort area, known to many as the “Borscht Belt”.5 These resorts flourished up to the 1970s, with a 
variety of factors, including changes in family structure and gender roles, a loosening of family and religious 
traditions, aging of the older vacationing guests, increased geographic and economic mobility, change in 
vacation habits, and the beginning of the economic downturn in 1973, bringing about their demise. 6 During the 
1980s, there was a trend toward the conversion of the bungalow colonies to co-ops. Others were purchased by 
religious and ethnic groups, including the Hasidic community.7  
 
Overcrowding on the Lower East Side, as well as the health benefits and escape from anti-semitism played a 
large role in the growth of Jewish communities in the Catskills and subsequent development of the Catskills 
resorts, which experienced their heyday between the end of World War II through the 1960s. 8 Boardinghouses 
were created on operating farms, with Jewish farming in the Catskills developing towards the end of the 19th 
century. Descending from the boarding houses, kuchalayns and bungalow colonies offered inexpensive 
alternatives to resort hotels and were conducive to large families. The kuchalayn (Yiddish for “cook alone”) 
was essentially a large house where renters cooked for themselves in a common kitchen. This term was also 
used to refer to bungalow colonies, where food was also prepared by the renters but took a different form.9  
 
Bungalow colonies are groups of small cottages, frequently arranged in a circle or semi-circle. Colonies with 
over a dozen cottages typically provided recreational amenities such as casinos or social halls, basketball 
courts, baseball fields, and later pools. Bungalow colonies frequently took the form of expansions of 
boardinghouses and were inexpensive and easy to construct, with the cottages sometimes developed piecemeal 
and of different appearances. As described by Phil Brown, the bungalow colonies reflected a community living 
style rooted in the Eastern European shtetl, where neighbors, friends, and relatives could share responsibilities 
such as child care, shopping, and entertainment.10 Bungalow colonies often had their own food stores.  
 
For the most part, the rental bungalows were, architecturally speaking, simply articulated. They typically 
consisted of two- and three-room units, which consisted of a kitchen and bedrooms but no living room. Most 
had porches, some of which were screened. Bungalows are typically rectangular or square with gable roofs, 
without foundations and usually set on concrete or wooden piers. Bungalows can be semi-detached or paired 
units, and sometimes strung together like a motel. Most bungalows were built with clapboard siding, with other 
siding including asbestos shingles. Very few bungalows (with the exception of Hasidic and New Orthodox 
colonies which experienced building booms in the 1970s and 1980s) were built after the 1960s.11 The interiors 
were also relatively simple, and could include arts- and crafts detailing, such as decorative window and 
doorway moldings. Interiors typically had full height or chair-rail-height wood paneling.  
 
The Joyland Acres property appears to be typical of a mid-20th century bungalow colony built in Sullivan 
County, whereby an earlier structure was incorporated into the bungalow colony and renovated for use as rental 

                                                           
4 Hartgen Archeological Associates, Phase 1A Literature Review Archeological Sensitivity Assessment and Phase 1B 
Archaeological Field Investigation, The Concord resort Redevelopment, Town of Thompson, Sullivan County, New York, 
September 2007, p. 6. 
5 Phil Brown, Catskill Culture, A Mountain Rat’s Memories of the Great Jewish Resort Area, Philadelphia: Temple 
University Press, 1998, p. 11. 
6 Brown, p. 232. 
7 Constance L. Hays, “Catskill Bungalows: Rustic Goes Co-op,” The New York Times, August 24, 1987, p. B1. 
8 Brown, pp. 25-27, 41. In 1957, the Route 17 Quickway was completed, rendering the Catskills only a 90 minute trip from 
New York City, p. 42. 
9 Brown, p. 45. 
10 Brown, p.50. 
11 Irwin Richman, Borscht Belt Bungalows, Memories of Catskill Summers, Philadelphia: Temple University Press: 1998), 
pp. 6-11. 
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units. Additional units are provided in smaller detached cottages that are oriented around a public green and 
with amenities provided such as a pool. 
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Joyland Acres Bungalow Colony 
130 Joyland Road  

Figure 2 

View east from Joyland Road at house at 130 Joyland 
Road. 

View east from Joyland Road of cottages and 
gazebo north of the house at 130 Joyland Road. 





Joyland Acres Bungalow Colony 
130 Joyland Road  

Figure 3 

View northeast from Joyland Road of house and 
adjacent cottage at 130 Joyland Road. 

View northeast of south façade of house at 130 Joyland 
Road. 
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May 7, 2012 

 
Kathleen LaFrank 
New York State Office of Parks, Recreation and Historic Preservation 
Peebles Island Resource Center 
P.O. Box 189 
Waterford, NY 12188-0189 
 
 
Re:  EPT Concord Resort, Sullivan County, New York 
 
 
Dear Ms. LaFrank: 
 
Further to our submission of April 26, 2012, we have made minor revisions to the Historic Resources 
Inventory Form for the Breezy Corners Bungalow property. The Historic Resources Inventory Form has 
been revised to reflect a more accurate date for the construction of the casino/recreation building on the 
property, and to describe other alterations of building configuration on the property, based upon a review 
of historic aerials. We also enclose a Historic Resources Inventory Form for another property that 
contains a bungalow colony with addresses 42 and  71 Joyland Road in the Town of Thompson, New 
York. We are seeking evaluations of National Register eligibility for these properties.  

We look forward to receiving eligibility determinations on the above referenced properties at your earliest 
possible convenience. Please do not hesitate to contact me at 646-388-9745 if you have any questions or 
require further information. 

 

Sincerely,  

 

Claudia Cooney 
Vice President 
 

 

Enclosures 

cc:  Nicole Emmons, Hart Howerton 
 Chris Robbins, Peter Feroe, AKRF, Inc.    
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   HISTORIC RESOURCE INVENTORY FORM 
 
 
NYS OFFICE OF PARKS, RECREATION    
  & HISTORIC PRESERVATION 
P.O. BOX 189, WATERFORD, NY 12188  
                  (518) 237-8643 

 
 
IDENTIFICATION 

Property name(if any)  Breezy Corners Bungalow Colony  

Address or Street Location   253 Joyland Road  

County Sullivan   Town/City  Thompson    Village/Hamlet:     

Owner  EPT Concord II, LLC   Address  P.O. Box 227, Kiamesha Lake, NY 12751___________________________________ 

Original use  vacation bungalows   Current use  vacant  

Architect/Builder, if known     Date of construction, if known  1952-1971  

 
DESCRIPTION 

Materials --  please check those materials that are visible  

Exterior Walls:     wood clapboard   wood shingle   vertical boards   plywood  

   stone    brick   poured concrete   concrete block 

   vinyl siding   aluminum siding   cement-asbestos   other:    

Roof:   asphalt, shingle   asphalt, roll   wood shingle   metal   slate 

Foundation:   stone   brick   poured concrete   concrete block 
 
Other materials and their location:    
 
Alterations, if known:   Date:    
 
Condition:   excellent   good   fair   deteriorated 
 
 
Photos 
Provide several clear, original photographs of the property proposed for nomination.  Submitted views should represent the property as a 
whole.  For buildings or structures, this includes exterior and interior views, general setting, outbuildings and landscape features.  Color 
prints are acceptable for initial submissions.   
 
Please staple one photograph providing a complete view of the structure or property to the front of this sheet.  Additional views should be 
submitted in a separate envelope or stapled to a continuation sheet. 
 
Maps 
Attach a printed or drawn locational map indicating the location of the property in relationship to streets, intersections or other widely 
recognized features so that the property can be accurately positioned.  Show a north arrow.  Include a scale or estimate distances where 
possible. 
 
 
 
 
Prepared by:  Claudia Cooney   address  AKRF, Inc, 440 Park Avenue South, New York, New York 10016  
 
Telephone:  212-696-0670   email  ccooney@akrf.com  Date  May 2012  
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Narrative Description of Property:  Briefly describe the property and its setting.  Include a verbal description of the location (e.g., north side of NY 17, 
west of Jones Road); a general description of the building, structure or feature including such items as architectural style (if known), number of stories, 
type and shape of roof (flat, gabled, mansard, shed or other), materials and landscape features.  Identify and describe any associated buildings, 
structures or features on the property, such as garages, silos, privies, pools, gravesites.  Identify any known exterior and interior alterations such as 
additions, replacement windows, aluminum or vinyl siding or changes in plan.  Include dates of construction and alteration, if known.  Attach additional 
sheets as needed. 
 
 
The Breezy Corners Bungalow Colony is located on the west side of Joyland Road, south of Thompsonville 
Road in the town of Thompson, NY (see Figure 1). It consists of a number of bungalows, 2 ranch-style houses,  
a swimming pool, basketball courts, and casino/recreation hall (see Figures 2-7). Historic maps indicate the 
bungalow colony was developed sometime between 1943 (1943 Military/ACOE map) and 1982 (1966/1982 
USGS).1  Online property records indicate the presence of a ranch-style house constructed in 1952-58 and other 
structures built on the site between 1952 and 1971.2 The majority of the buildings date to 1952, and it is 
assumed that the bungalows date to this time period. The casino/recreation hall was built between 1963 and 
1966.3 A few of the bungalows are mobile homes, which online property records indicate date to 1971. A 
historic aerial from 1963 indicates that there was a building south of the basketball courts along Joyland Road 
which has been demolished. The aerial also seems to indicate that the central bungalow/office building was 
enlarged sometime after 1963 with a southern addition.  
 
The bungalows are primarily set back from Joyland Road, with the majority of the bungalows grouped in a U-
shape around the swimming pool. The bungalows are typically single and paired structures of one-story, clad in 
clapboard and with gable roofs. The bungalows typically have associated porches or uncovered wood decks. 
Photographs dating from circa 2005 indicate that the interiors of the bungalows were of a simple and rustic 
design, with wall paneling, some decorative millwork at the windows and doorways, and carpeted or faux wood 
flooring.4 A longer bungalow building is located along Joyland Road that is single story with a central second 
story addition. Besides containing a number of vacation units, it is likely that this building also contained 
offices of the Bungalow Colony, as a “Welcome to Breezy Corners” sign was formerly located in front of this 
building. South of this building and set back farther from Joyland Road is a larger structure that served as the 
bungalow colony’s casino and recreation hall. The building is a long, one-story shed-like structure with a gable 
roof and with a cover porch at its northern end. 
 
The property also contains a rectangular, in-ground swimming pool west of the central bungalow/office 
building and former basketball courts south of it. 
 
A 1985 brochure for Breezy Corners indicated that Breezy Corners provided accommodations for over 60 
families in furnished one and two bedroom units. Amenities included an Olympic size pool, kiddie pool, 
handball and basketball courts, ball fields, video game area, food concession, night club and cocktail lounge.5 
The property was vacated circa 2008 .  
 
 
 
 
 
 
 
                                                           
1 1943 U.S. Army Corps of Engineers, Monticello, NY; 1982/1966 USGS Monticello 7.5’ Topographic Quandrangle, New 
York 
2 http//webapps.co.sullivan.ny.us, Tax ID: 23.-1-54.1 
3 Comparison between 1963 historic aerial (www.historicaerials.com) and 1982/1966 USGS. 
4 www.vanishingcatskills.us 
5 dl.lib.brown.edu   
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Narrative Description of Significance:  Briefly describe those characteristics by which this property may be considered historically significant.  
Significance may include, but is not limited to, a structure being an intact representative of an architectural or engineering type or style (e.g., Gothic 
Revival style cottage, Pratt through-truss bridge); association with historic events or broad patterns of local, state or national history (e.g., a cotton mill 
from a period of growth in local industry, a seaside cottage representing a locale's history as a resort community, a structure associated with activities of 
the "underground railroad."); or by association with persons or organizations significant at a local, state or national level.  Simply put, why is this property 
important to you and the community.  Attach additional sheets as needed.  
 
Sullivan County was sparsely settled prior to the late18th century, with the late 18th and early 19th century 
bringing the first significant settlements within the county. Settlement increased with the opening of several 
railroads, including the New York and Erie Railroad, completed in 1851, and the New York, Ontario and 
Western Railroad, opened in 1872, which opened up a direct connection with New York City and opened the 
Catskill region to summer vacationers. By the late 19th to early 20th century, the Sullivan County became an 
important vacation destination for residents of New York City. By the beginning of the 19th century, more than 
700 hotels were in existence in Sullivan County in the mountains and surrounding lakes, including several large 
hotels such as Grosinger and the Concord Resort at Kiamesha Lake, along with cheaper accommodations, 
including bungalow colonies. 6 The area was especially popular with Jewish vacationers and developed into a 
Jewish resort area, known to many as the “Borscht Belt”.7 These resorts flourished up to the 1970s, with a 
variety of factors, including changes in family structure and gender roles, a loosening of family and religious 
traditions, aging of the older vacationing guests, increased geographic and economic mobility, change in 
vacation habits, and the beginning of the economic downturn in 1973, bringing about their demise. 8 During the 
1980s, there was a trend toward the conversion of the bungalow colonies as co-ops. Others were purchased by 
religious and ethnic groups, including the Hasidic community.9  
 
Overcrowding on the Lower East Side, as well as the health benefits and escape from anti-semitism played a 
large role in the growth of Jewish communities in the Catskills and subsequent development of the Catskills 
resorts, which experienced their heyday between the end of World War II through the 1960s. 10 Boardinghouses 
were created on operating farms, with Jewish farming in the Catskills developing towards the end of the 19th 
century. Descending from the boarding houses, kuchalayns and bungalow colonies offered inexpensive 
alternatives to resort hotels and were conducive to large families. The kuchalayn (Yiddish for “cook alone”) 
was essentially a large house where renters cooked for themselves in a common kitchen. This term was also 
used to refer to bungalow colonies, where food was also prepared by the renters but took a different form.11  
 
Bungalow colonies are groups of small cottages, frequently arranged in a circle or semi-circle. Colonies with 
over a dozen cottages typically provided recreational amenities such as casinos or social halls, basketball 
courts, baseball fields, and later pools. Bungalow colonies frequently took the form of expansions of 
boardinghouses and were inexpensive and easy to construct, with the cottages sometimes developed piecemeal 
and of different appearances. As described by Phil Brown, the bungalow colonies reflected a community living 
style rooted in the Eastern European shtetl, where neighbors, friends, and relatives could share responsibilities 
such as child care, shopping, and entertainment.12 Bungalow colonies often had their own food stores.  
 
For the most part, the rental bungalows were, architecturally speaking, simply articulated. They typically 
consisted of two- and three-room units, which consisted of a kitchen and bedrooms but no living room. Most 
had porches, some of which were screened. Bungalows are typically rectangular or square with gable roofs, 
without foundations and usually set on concrete or wooden piers. Bungalows can be semi-detached or paired 
                                                           
6 Hartgen Archeological Associates, Phase 1A Literature Review Archeological Sensitivity Assessment and Phase 1B 
Archaeological Field Investigation, The Concord resort Redevelopment, Town of Thompson, Sullivan County, New York, 
September 2007, p. 6. 
7 Phil Brown, Catskill Culture, A Mountain Rat’s Memories of the Great Jewish Resort Area, Philadelphia: Temple 
University Press, 1998, p. 11. 
8 Brown, p. 232. 
9 Constance L. Hays, “Catskill Bungalows: Rustic Goes Co-op,” The New York Times, August 24, 1987, p. B1. 
10 Brown, pp. 25-27, 41. In 1957, the Route 17 Quickway was completed, rendering the Catskills only a 90 minute trip from 
New York City, p. 42. 
11 Brown, p. 45. 
12 Brown, p.50. 
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units, and sometimes strung together like a motel. Most bungalows were built with clapboard siding, with other 
siding including asbestos shingles. Very few bungalows (with the exception of Hasidic and New Orthodox 
colonies which experienced building booms in the 1970s and 1980s) were built after the 1960s.13 The interiors 
were also relatively simple, and could include arts- and crafts detailing, such as decorative window and 
doorway moldings. Interiors typically had full height or chair-rail-height wood paneling.  
 
The Breezy Corners Bungalow Colony represents a typical post-WWII bungalow colony which retains its 
principal components of vacation cottages, casino/recreational hall, and outdoor recreational facilities (pool, 
basketball court) as well as a number of 1950s ranch houses and 1970s mobile homes (that also served as 
bungalows).  

                                                           
13 Irwin Richman, Borscht Belt Bungalows, Memories of Catskill Summers, Philadelphia: Temple University Press: 1998, 
pp. 6-11. 
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Breezy Corners Bungalow Colony 
253 Joyland Road  

Figure 2 

View southwest of bungalow colony, including 
two ranch style houses, at the intersection of 
Joyland and Thompsonville Roads. 

View northwest on Joyland Road including central 
bungalow/office building. 





Breezy Corners Bungalow Colony 
253 Joyland Road  

Figure 3 

View west from Joyland Road of the former basketball 
courts and bungalows beyond.  

Central bungalow/office building, view southwest 
from Joyland Road. 





Breezy Corners Bungalow Colony 
253 Joyland Road  

Figure 4 

 

Breezy Corners bungalow, view from Joyland Road. Breezy Corner Bungalows, south grouping, view 
west. 
Source: Hartgen Archeological Associates, Phase 1A Literature Review and 
Archeological Sensitivity Assessment, The Concord Resort & Development, 
Town of Thompson, Sullivan County, NY, April 2006, image 66 





Breezy Corners Bungalow Colony 
253 Joyland Road  

Figure 5 

 

Breezy Corners bungalows, north grouping, view 
northwest of the pool facades of the bungalows. The 
pool is on the left. 
Source: Hartgen Archeological Associates, Phase 1A Literature Review and 
Archeological Sensitivity Assessment, The Concord Resort & Development, 
Town of Thompson, Sullivan County, NY, April 2006, image 65 
 

Casino/Recreation Hall, view west from Joyland Road. 
 





Breezy Corners Bungalow Colony 
253 Joyland Road  

Figure 6 

 

 

Representative bungalow bedroom. 
Source: www.vanishingcatskills.us 

Representative bungalow kitchen. 
Source: www.vanishingcatskills.us 
 





Breezy Corners Bungalow Colony 
253 Joyland Road  

Figure 7 

 

 

Representative bedroom in the central 
bungalow/office building. 
Source: www.vanishingcatskills.us 

Representative kitchen in the central bungalow/office 
building.  
Source: www.vanishingcatskills.us 
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   HISTORIC RESOURCE INVENTORY FORM 
 
 
NYS OFFICE OF PARKS, RECREATION    
  & HISTORIC PRESERVATION 
P.O. BOX 189, WATERFORD, NY 12188  
                  (518) 237-8643 

 
 
IDENTIFICATION 

Property name(if any)   bungalow colony  

Address or Street Location   42 & 71 Joyland Road  

County Sullivan   Town/City  Thompson    Village/Hamlet:     

Owner  Nachlai Emunah Bungalows Inc/Shevas Achim Bungalow Colony Inc.          Address:  4 Sanz Ct 104, Monroe, NY 10950_______ 

Original use  bungalow colony (seasonal)   Current use  bungalow colony (seasonal)  

Architect/Builder, if known     Date of construction, if known  1940-present  

 
DESCRIPTION 

Materials --  please check those materials that are visible  

Exterior Walls:     wood clapboard   wood shingle   vertical boards   plywood  

   stone    brick   poured concrete   concrete block 

   vinyl siding   aluminum siding    cement-asbestos   other:    

Roof:   asphalt, shingle   asphalt, roll   wood shingle   metal   slate 

Foundation:   stone   brick   poured concrete   concrete block 
 
Other materials and their location:    
 
Alterations, if known:   Date:    
 
Condition:   excellent   good   fair   deteriorated 
 
 
Photos 
Provide several clear, original photographs of the property proposed for nomination.  Submitted views should represent the property as a 
whole.  For buildings or structures, this includes exterior and interior views, general setting, outbuildings and landscape features.  Color 
prints are acceptable for initial submissions.   
 
Please staple one photograph providing a complete view of the structure or property to the front of this sheet.  Additional views should be 
submitted in a separate envelope or stapled to a continuation sheet. 
 
Maps 
Attach a printed or drawn locational map indicating the location of the property in relationship to streets, intersections or other widely 
recognized features so that the property can be accurately positioned.  Show a north arrow.  Include a scale or estimate distances where 
possible. 
 
 
 
 
Prepared by:  Claudia Cooney   address  AKRF, Inc, 440 Park Avenue South, New York, New York 10016  
 
Telephone:  212-696-0670   email  ccooney@akrf.com  Date  May 2012  
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Narrative Description of Property:  Briefly describe the property and its setting.  Include a verbal description of the location (e.g., north side of NY 17, 
west of Jones Road); a general description of the building, structure or feature including such items as architectural style (if known), number of stories, 
type and shape of roof (flat, gabled, mansard, shed or other), materials and landscape features.  Identify and describe any associated buildings, 
structures or features on the property, such as garages, silos, privies, pools, gravesites.  Identify any known exterior and interior alterations such as 
additions, replacement windows, aluminum or vinyl siding or changes in plan.  Include dates of construction and alteration, if known.  Attach additional 
sheets as needed. 
 
 
The bungalow colony with addresses at 71 and 42 Joyland Road is located east and west  of Joyland Road, near 
NYS Route 17, in the town of Thompson, NY (see Figures 1-12). The property on the west side of Joyland 
Road (71 Joyland Road) contains  67 buildings with 63 seasonal units. The property on the east side of Joyland 
Road (42 Joyland Road) contains 23 buildings with 20 seasonal units.1 On the west side of Joyland Road, the 
bungalows are one- and two-story buildings with gable roofs. The bungalows typically have wood decks of 
more recent construction or enclosed screened porches. The bungalows are clad in vinyl or with clapboard, 
asbestos, and vertical wood siding and are set on wooden piers or on concrete foundations. They are typically 
arranged in rows running parallel and perpendicular to Joyland Road. On the east side of Joyland Road the 
bungalows are arranged both in a row perpendicular to Joyland Road and with buildings also built in a curve 
enclosing a courtyard. The bungalows are one-story structures with peaked roofs, screened porches and wood 
decks, clad in vertical wood siding and vinyl, and set on wooden piers or on concrete foundations. There are 
also larger one-story buildings with several seasonal units and a pool.  
 
On the west side of Joyland Road, the 1982/1966 USGS map and a historic aerial from 1963 indicate that these 
were two separate groupings of bungalow structures whose configuration has been substantially altered through 
the demolition of structures and construction of additional bungalows, support buildings and pools.2   The 
1982/1966 USGS map depicts 25 structures (15 in the northern grouping of buildings and 10 in the southern  
grouping) as having been built by 1966 with six others constructed by 1982 (see Figure 2). A small number of 
structures are shown on an earlier 1943 Military/ACOE map.3  Online property records indicate that the 
property on the west side of Joyland Road contains bungalows built in 1940 and 1988, pools constructed in 
1940, 1950 and 1993, a shed constructed in 1994, and porches and decks built in 1960 and 1980.4  A historic 
aerial from 2004 indicates that at least 9 new bungalows have been constructed on the site since 2004.5 The 
older bungalow structures are one-story and clad in vinyl, clapboard, asbestos siding, and vertical wood siding 
with enclosed porches. The more recently built structures, most likely constructed in 1982 and 1988 and also 
post-2004 based on information shown on the 1982/1966 USGS map, online property data, and the 2004 aerial, 
are one- and two-stories, clad in vinyl, and with wood decks. These newer structures exceed the number of 
older structures with the more recently built structures (those built after 1966  and totaling 42 buildings) having 
infilled the area that separated the two groupings of bungalows. The more recent structures  have been built 
fronting on Joyland Road, constructed towards the rear of the north grouping of buildings, and replacing 
structures in the area of the south grouping of buildings.  
 
On the east side of Joyland Road, the 1943 Military/ACOE map depicts one structure in the general vicinity of 
the bungalow colony. A historic aerial from 1963 depicts about 14 buildings. The 1982/1966 USGS map 
depicts 12 buildings, all built by 1966 (see Figure 2). By 2004, the bungalow colony appears to have its current 
configuration, with a pool, two buildings located next to the pool, and at least three larger multiple unit 
bungalows constructed between  1982 and 2004. Online property records indicate that this portion of the 

                                                           
1 Unit count provided by online property records at http//webapps.co.sullivan.ny.us, Tax ID: 31.-1-18 and 23.-1-63 
2 1982/1966 USGS Monticello 7.5’ Topographic Quandrangle, New York; www.historicaerials.com  
3 1943 U.S. Army Corps of Engineers, Monticello, NY. 
4 http//webapps.co.sullivan.ny.us, Tax ID: 31.-1-18 and 23.-1-63 
5 www.historicaerials.com 
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bungalow colony contains bungalows built in 1947 and 1951, alterations including open, covered and screened 
porches built in 1955 and 1971, and a shed built in 1950.6 
 
 
Narrative Description of Significance:  Briefly describe those characteristics by which this property may be considered historically significant.  
Significance may include, but is not limited to, a structure being an intact representative of an architectural or engineering type or style (e.g., Gothic 
Revival style cottage, Pratt through-truss bridge); association with historic events or broad patterns of local, state or national history (e.g., a cotton mill 
from a period of growth in local industry, a seaside cottage representing a locale's history as a resort community, a structure associated with activities of 
the "underground railroad."); or by association with persons or organizations significant at a local, state or national level.  Simply put, why is this property 
important to you and the community.  Attach additional sheets as needed.  
 
History of Bungalow Colonies in Sullivan County 
 
Sullivan County was sparsely settled prior to the late18th century, with the late 18th and early 19th century 
bringing the first significant settlements within the county. Settlement increased with the opening of several 
railroads, including the New York and Erie Railroad, completed in 1851, and the New York, Ontario and 
Western Railroad, opened in 1872, which opened up a direct connection with New York City and opened the 
Catskill region to summer vacationers. By the late 19th to early 20th century, the Sullivan County became an 
important vacation destination for residents of New York City. By the beginning of the 19th century, more than 
700 hotels were in existence in Sullivan County in the mountains and surrounding lakes, including several large 
hotels such as Grosinger and the Concord Resort at Kiamesha Lake, along with cheaper accommodations, 
including bungalow colonies. 7 The area was especially popular with Jewish vacationers and developed into a 
Jewish resort area, known to many as the “Borscht Belt”.8 These resorts flourished up to the 1970s, with a 
variety of factors, including changes in family structure and gender roles, a loosening of family and religious 
traditions, aging of the older vacationing guests, increased geographic and economic mobility, change in 
vacation habits, and the beginning of the economic downturn in 1973, bringing about their demise. 9 During the 
1980s, there was a trend toward the conversion of the bungalow colonies as co-ops. Others were purchased by 
religious and ethnic groups, including the Hasidic community.10  
 
Overcrowding on the Lower East Side, as well as the health benefits and escape from anti-semitism played a 
large role in the growth of Jewish communities in the Catskills and subsequent development of the Catskills 
resorts, which experienced their heyday between the end of World War II through the 1960s. 11 Boardinghouses 
were created on operating farms, with Jewish farming in the Catskills developing towards the end of the 19th 
century. Descending from the boarding houses, kuchalayns and bungalow colonies offered inexpensive 
alternatives to resort hotels and were conducive to large families. The kuchalayn (Yiddish for “cook alone”) 
was essentially a large house where renters cooked for themselves in a common kitchen. This term was also 
used to refer to bungalow colonies, where food was also prepared by the renters but took a different form.12  
 
Bungalow colonies are groups of small cottages, frequently arranged in a circle or semi-circle. Colonies with 
over a dozen cottages typically provided recreational amenities such as casinos or social halls, basketball 
courts, baseball fields, and later pools. Bungalow colonies frequently took the form of expansions of 
boardinghouses and were inexpensive and easy to construct, with the cottages sometimes developed piecemeal 
and of different appearances. As described by Phil Brown, the bungalow colonies reflected a community living 

                                                           
6 http//webapps.co.sullivan.ny.us, Tax ID: 23.-2-27.2 
7 Hartgen Archeological Associates, Phase 1A Literature Review Archeological Sensitivity Assessment and Phase 1B 
Archaeological Field Investigation, The Concord resort Redevelopment, Town of Thompson, Sullivan County, New York, 
September 2007, p. 6. 
8 Phil Brown, Catskill Culture, A Mountain Rat’s Memories of the Great Jewish Resort Area, Philadelphia: Temple 
University Press, 1998, p. 11. 
9 Brown, p. 232. 
10 Constance L. Hays, “Catskill Bungalows: Rustic Goes Co-op,” The New York Times, August 24, 1987, p. B1. 
11 Brown, pp. 25-27, 41. In 1957, the Route 17 Quickway was completed, rendering the Catskills only a 90 minute trip from 
New York City, p. 42. 
12 Brown, p. 45. 
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style rooted in the Eastern European shtetl, where neighbors, friends, and relatives could share responsibilities 
such as child care, shopping, and entertainment.13 Bungalow colonies often had their own food stores.  
 
For the most part, the rental bungalows were, architecturally speaking, simply articulated. They typically 
consisted of two- and three-room units, which included a kitchen and bedrooms but no living room. Most had 
porches, some of which were screened. Bungalows are typically rectangular or square with gable roofs, without 
foundations and usually set on concrete or wooden piers. Bungalows can be semi-detached or paired units, and 
sometimes strung together like a motel. Most bungalows were built with clapboard siding, with other siding 
including asbestos shingles. Very few bungalows (with the exception of Hasidic and New Orthodox colonies 
which experienced building booms in the 1970s and 1980s) were built after the 1960s.14 The interiors were also 
relatively simple, and could include arts- and crafts detailing, such as decorative window and doorway 
moldings. Interiors typically had full height or chair-rail-height wood paneling.  
 
Bungalow Colony at 71 and 42 Joyland Road 
 
The Bungalow Colony at 71 and 42 Joyland Road contain bungalows originally constructed in the mid-20th 
century. However, the configuration and placement of bungalows and other accessory buildings on the property 
has been altered through the  construction of new buildings  and demolition of older structures. On the west side 
of Joyland Road infill construction has  merged the two colonies into one large grouping of buildings that 
contain structures built between 1940 up to the present.  This pattern seems to reflect that of Hasidic or New 
Orthodox colonies that expanded during the 1970s and 1980s and continue to exist in the area. 

                                                           
13 Brown, p.50. 
14 Irwin Richman, Borscht Belt Bungalows, Memories of Catskill Summers, Philadelphia: Temple University Press: 1998, 
pp. 6-11. 



Property Location

0 1,000 2,000
Feet
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Map source: USGS 2010
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Figure 2 - USGS 7.5 Minute Topographic Map - Monticello Quad
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Original USGS Map: 1966
Revised: 1982
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Bungalow Colony at 71 Joyland Road  
Figure 3 

View west from Joyland Road of northernmost 
Bungalow Colony buildings. 

View west from Joyland Road of northern Bungalow 
Colony buildings. 





Bungalow Colony at 71 Joyland Road  
Figure 4 

View west from Joyland Road of one of the two-story 
Bungalow Colony buildings 

View west from Joyland Road of one of the two-story 
Bungalow Colony buildings.  





Bungalow Colony at 71 Joyland Road  
Figure 5 

One-story building on north side of the north driveway  
into the Bungalow Colony. View west from Joyland 
Road. 

View southwest from Joyland Road of the north 
facades of the bungalows located on the north side of 
second northern driveway into the bungalow colony 
property. The closest structure fronts onto Joyland 
Road. 





Bungalow Colony at 71 Joyland Road  
Figure 6 

View of the east (Joyland Road) façade of bungalow 
building located on the north side of second northern 
driveway into the bungalow colony. 

View west from Joyland Road of the bungalows built 
between 2004 and 2012. 





Bungalow Colony at 71 Joyland Road  
Figure 7 

Closer view of bungalows built between 2004 and 
2012. 

View west from Joyland Road of newer and older 
bungalow buildings. 





Bungalow Colony at 71 Joyland Road  
Figure 8 

View west from Joyland Road of structures, including 
a mobile home, near the pool and partial north façade 
of the one of the larger buildings on the Bungalow 
Colony property. 

View west from Joyland Road of one of the larger 
buildings on the  Bungalow Colony property (north 
façade of same building shown in photo on left). 





Bungalow Colony at 71 Joyland Road  
Figure 9 

View west from Joyland Road of a row of connected bungalows on the Bungalow Colony property.  





Bungalow Colony at 71 Joyland Road  
Figure 10 

View west from Joyland Road of the bungalows across 
from Lorraine Drive (Towner Rd). 

View west from Joyland Road of bungalows towards 
the south end of the property. 





Bungalow Colony at 71 Joyland Road  
Figure 11 

View northwest from Joyland Road of 2-story building at the 
south end of the Bungalow Colony property. 





Bungalow Colony at 42 Joyland Road  
Figure 12 

View north from Towner Road of bungalows. 
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Memorandum 

  

To: Anthony Opalka, SHPO 

From: Claudia Cooney 

Date: May 30, 2012 

Re: EPT Concord Resort – Breezy Corners Bungalow Colony 

cc: Nicole Emmons, Hart Howerton; Chris Robbins, Peter Feroe, AKRF. Inc. 

  
 

Tony, 

As requested, attached is additional information regarding the Breezy Corners Bungalow Colony at 253 
Joyland Road in the Town of Thompson in Sullivan County. Information provided is as follows: 

• Figure 1: the 1982/1966 USGS. I’ve included this figure, which you have already, to serve as a 
comparison to the existing site plan and the historic aerial presented in Figure 2. 

• Figure 2: a screen shot of the 1963 aerial. This will be helpful in getting a sense as to how conditions 
have changed at the bungalow colony, when compared to the 1982/1966 USGS (Figure 1) and 
existing site plan (Figure 3). You can see that the north end of the property has been heavily modified. 
A large building shown on the 1963 aerial and the 1982/1966 USGS has been replaced with mobile 
homes. The third ranch house from the north on Joyland Road appears to have been built after 1982. 
The bungalow structure on Thompsonville Road shown on Figure 6 appears to have been constructed 
after 1963.  At the south end of the property, the casino/recreational building was constructed between 
1963 and 1966. At least one building, originally located south of the main bungalow/office building 
along Joyland Road, has been demolished since 1963.The main bungalow/office building along 
Joyland Road appears to have been enlarged to the south.  

• Figure 3: a site plan of the bungalow colony with a photo key. I’ve marked up the site plan to show 
the locations of the ranch houses, mobile homes, and to note that some structures depicted on the plan 
are no longer present (shown with a red “X”). 

• Figures 4-15: photographs of the site.  Exterior photographs are keyed to the site plan. I have included 
several additional photos so you can better see conditions of the buildings and building location.  

I will give you a call to discuss and walk you through the information.  

Thanks very much.  
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Breezy Corners Bungalow Colony

253 Joyland Road 

1963 aerial image

Figure 2

Thompsonville Rd

Joyland Rd





Breezy Corners Bungalow Colony

253 Joyland Road 

Site Plan with Photo Key

Figure 3
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Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 4

1. View southwest of bungalow colony, including three 

ranch style houses, at the intersection of Joyland and 

Thompsonville Roads.

2. Second ranch house from the north (just south of the red 

ranch shown in photo 1 to the left) and oriented 

perpendicular to Joyland Road.  A bungalow structure is 

located behind it (to the west).





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 5

3. View west of the second ranch house from the north (also 

pictured in photo 2).

4. View west of the third ranch house from the north, facing 

Joyland Road.





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 6

5. View south from Thompsonville Road of ranch house at 

corner of Joyland Road and bungalow building to the west.

6. View southwest from Thompsonville Road of bungalow 

building west of the ranch house (pictured in photo 5 to the 

left).





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 7

7. View west from intersection of Joyland Road and 

Thompsonville Road of ranch houses and bungalow building 

along Joyland Road. 

8. View northwest on Joyland Road including central 

bungalow/office building. 





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 8

10. View west from Joyland Road of the former 

basketball courts and bungalows beyond. 

9. Central bungalow/office building, view southwest 

from Joyland Road.





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 9

11. South end of the central bungalow/office 

building along Joyland Road.

12. North end of central bungalow/office building along Joyland

Road.





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 10

13. View north of the south façade of the central 

bungalow/office building , the basketball court, and cottages to 

the west. 

14. View west of mobile homes and the cottage set back from 

Joyland Road (and shown in photo 15), north of the central 

bungalow/office building  (its corner is at the left of the photo.)





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 11

15. Breezy Corners bungalow, view from Joyland Road. 16. Breezy Corner Bungalows, south grouping, view 

west.
Source: Hartgen Archeological Associates, Phase 1A Literature Review and 

Archeological Sensitivity Assessment, The Concord Resort & Development, 

Town of Thompson, Sullivan County, NY, April 2006, image 66





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 12

17. Breezy Corners bungalows, north grouping, view 

northwest of the pool facades of the bungalows. The 

pool is on the left.
Source: Hartgen Archeological Associates, Phase 1A Literature Review and 

Archeological Sensitivity Assessment, The Concord Resort & Development, 

Town of Thompson, Sullivan County, NY, April 2006, image 65

18. Casino/Recreation Hall, view west from Joyland

Road.





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 13

19. South end of the Casino/Recreation Hall. 20. North  end of Casino/Recreation Hall.





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 14

Representative bungalow bedroom.
Source: www.vanishingcatskills.us

Representative bungalow kitchen.
Source: www.vanishingcatskills.us





Breezy Corners Bungalow Colony

253 Joyland Road 

Figure 15

Representative bedroom in the central 

bungalow/office building.
Source: www.vanishingcatskills.us

Representative kitchen in the central bungalow/office 

building. 
Source: www.vanishingcatskills.us
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