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A. Executive Summary  
 
Leaders of the village of Monticello seek to bring long-term vacant and abandoned buildings back into 
productive reuse and ensure that the village’s housing is safe, healthy, and code compliant. This action 
plan maps Monticello’s housing markets, identifies its problem properties, recommends tools to address 
challenging properties in each type of market, and provides a set of metrics the village can use to measure 
progress over time. 
 
This plan recommends a series of state-authorized tools and tested approaches that Monticello can 
implement in its different neighborhood types, which are shown in maps throughout this plan. While 
some neighborhoods are well-maintained and stable, others suffer from significant vacancy. In addition, 
neighborhoods vary in the level of homeownership, market activity, and affordability that they offer. For 
each tool, this action plan provides a list of immediate first steps, critical follow ups, and next steps. The 
majority of recommendations will not require any additional village budget resources. The overarching 
strategy is to work cooperatively with responsible, good-faith owners to help maintain their properties and 
to apply aggressive enforcement tools to bad-faith owners who have the financial capacity to maintain 
their properties but fail to do so, leaving their properties to blight the community.  
 
There is a popular saying “it takes a village” to accomplish a difficult task. To address vacant and 
deteriorating properties, it will take more than a village. Over the past five years, Monticello has worked 
closely with Sullivan County, the Sullivan County Land Bank, and the Town of Thompson to make 
changes to its laws and policies and to adopt new financial incentives to rehabilitate long-term abandoned 
properties. Their continued involvement is critical if this initiative is to be successful.  
 
Recommendations	
 
Phase One 

1. Adopt this plan and establish task force to lead implementation; 
2. Perform consistent, strategic code inspections with effective enforcement for violations; 
3. Enact vacant property registration ordinance;  
4. Effectively enforce rental registration ordinance; 
5. Reach an agreement with the county to ensure it follows state law and makes the village 

whole for code and tax liens to obtain needed resources; 
6. Use Zombie Grant funds to expand financial counseling resources for the 13% of homeowners 

at risk of foreclosure; 
7. Work with the Monticello Housing Authority and Pathstone to ensure subsidized rental 

properties are code compliant in accordance with HUD regulations; and 
8. Reactivate Broadway using all available tools. 

 
Phase Two 

9. Mandate buyers of properties with code violation judgments cure all violations within 90 
days; 

10. Provide clear rules for real estate development, which will encourage investment; 
11. Establish an annexation policy; 
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12. Explore the use of real property actions and proceedings, such as 19A, for abandoned tax-
compliant residential properties; 

13. Take full advantage of federal, state, and county affordable homeownership programs and 
explore the creation of a home repair loan program; and 

14. Reach an agreement with the County to ensure that when it expands County offices, it does so 
in ways that revitalizes the village and does not reduce village tax revenues. 

B. Introduction 
 
Monticello, the county seat for Sullivan County, is located in the beautiful Catskills Mountains just two 
hours north of New York City. From the 1920s to the 1970s, Monticello was a popular summer 
destination as the urban center of the “Borscht Belt.” Today, the village has an exciting opportunity to 
welcome new investment and begin its next chapter. The area surrounding Monticello has attracted new 
amenities, from the Resorts World Casino and Kartrite Water Park Resort, to boutique distilleries and 
farm to table restaurants. This exciting activity has created new employment opportunities and prompted 
increased residential sales activity and rising housing values in the village in recent years.  
 
To leverage this renewed interest, Monticello, in collaboration with the Sullivan County Land Bank, has 
started to proactively identify and work with property owners to improve vacant and dilapidated 
properties. The Village of Monticello and the Land Bank contracted with May 8 Consulting and its 
partner, Reinvestment Fund, to develop a problem property remediation action plan that maps 
Monticello’s housing markets, identifies its problem properties, recommends tools to address problem 
properties in each type of market, and provides a set of metrics so that the village can measure its progress 
over time.  
  
To inform the project, Karen Black of May 8 Consulting interviewed local leaders between January and 
May 2019 about the village’s problem properties and potential solutions. The national nonprofit Center 
for Community Progress also convened stakeholders from the village, the Town of Thompson , and 
Sullivan County with May 8 Consulting and Reinvestment Fund for a one-day training on May 20, 2019. 
The training included a robust conversation about strategies to repair and reactivate Monticello’s vacant 
and deteriorated properties. Participants in the interviews and training stated unanimously that Monticello 
needs an effective and efficient approach to eliminate vacancy and abandonment that recognizes the 
village’s budgetary constraints of . Leaders were all unhappy with the status quo and communicated a 
sense of urgency about adopting a village-lead plan to address problem properties that includes the town 
and county as partners. Village leaders want to identify, categorize and prioritize problem properties and 
uniformly expressed their belief that reactivating Broadway’s long term vacant commercial buildings is 
the highest priority. Many village leaders seek increased full-time staff capacity to manage code 
enforcement and want to better understand best practices that have worked in other New York 
municipalities.  
 
Monticello seeks to address several different types of problem properties including vacant buildings, 
houses in deteriorated or dangerous conditions, and vacant lots. Studies conducted in Buffalo have shown 
that eliminating blight will raise property values, increase village revenue, and improve public safety and 
resident health. For example, the City of Buffalo found that each abandoned house that is restored and put 
back into productive use increases city taxes by approximately $20,060 over five years in the form of lost 
taxes, debris removal, inspections, and fire and policing (41% of all Buffalo fires occur in vacant 
buildings1). Reducing problem properties also improves public health and public safety.2 Buffalo’s use of 
demolition, greening of vacant lots, and rehabilitation of dilapidated buildings has contributed to a 33% 
decrease in murders and a 41% percent decrease in robberies.3 Finally Buffalo found that restoring vacant 
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homes can raise the value of nearby properties by up to $7,600, increasing wealth for surrounding owners 
and tax revenues for the village, town, and school district.4  
 
C. Problem Properties in Context – Demographic and Market Basics  
 
Data in this section comes from three sources: administrative property data provided by Sullivan County, 
the 2000 decennial census, and the U.S. Census Bureau’s American Community Survey.  
The decennial census provides a count of the nation’s population and housing units by their basic 
characteristics (e.g., sex, age, race, ethnicity, tenure for people, and vacancy status for housing units) 
once every 10 years. This data is considered very accurate and the “gold standard” against which other 
such data is evaluated. The American Community Survey (ACS) provides estimates of more detailed 
demographic, social, economic, and housing characteristics based on a survey of a sample of American 
households. As with the results of any survey, these estimates come with some margin for error. This 
means that the actual values might be somewhat higher or lower than the estimates provided. This 
document uses the ACS’s five-year estimates for 2013-2017, which are based on survey responses over a 
five-year period, providing more accuracy and precision than single-year estimates.  
 
Population increased slightly  
Over	the	approximately	15-year	period	between	2000	and	2013-2017,	Monticello’s	population	
grew	by	1%	from	6,493	residents	in	2000	to	6,562	residents	in	2013-17.	Much	of	the	population	
growth	in	Monticello	can	be	attributed	to	a	25%	increase	in	foreign	born	residents.	In	2013-2017,	
the	village	is	comprised	of	32%	Hispanic	residents	represent,	29%	non-Hispanic	White	residents,	
and	27%	Black	residents.	Over	the	same	time	period,	the	population	in	the	county	as	a	whole	grew	
nearly	twice	as	quickly.	
	
Figure	1:	Population,	Demographics	in	Monticello,	2000	to	2013-17	
	 2000	 2013-17	 Change	 	 	 2000	 2013-17	
Total	Population	 	 	 	 	 Monticello	Demographics	

Monticello	 6,493	 6,562	 1%	 	 White	 42%	 29%	
Sullivan	County	 73,966	 75,783	 2%	 	 Black	 28%	 27%	
New	York	State	 18,976,457	 19,798,228	 4%	 	 Hispanic	 25%	 32%	

Foreign	Born	Residents	 	 	 	 Asian	 3%	 3%	
Monticello	 900	 1,129	 25%	 	 Other	 2%	 8%	

Sullivan	County	 5,875	 7,155	 22%	 	 Total	 100%	 100%	
New	York	State	 3,868,133	 4,490,656	 16%	 	 	 	 	

Source:	Reinvestment	Fund	analysis	of	U.S.	Census	Bureau;	Census	2000	and	American	Communities	Survey,	
5-year	estimates,	2013-17	
	
Incomes grew by 37% 
Incomes	and	educational	attainment	among	residents	have	improved	since	2000,	but	continue	to	
lag	behind	county	and	state	averages.	In	2013-2017,	the	median	or	typical	household	income	in	
Monticello	had	grown	to	$31,169,	a	significant	increase	from	$22,761	in	2000.	Across	Sullivan	
County,	median	household	income	was	$53,877	in	2013-2017.	In	2013-17	19%	of	village	residents	
held	at	least	a	bachelor’s	degree,	up	from	14%.	
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Figure	2:	Resident	Income	and	Educational	Attainment	in	Monticello,	2000	to	2013-
17	
	 2000	 2013-17	 Change	
Median	Household	Income	 	 	 	

Monticello	 $22,671	 $31,169	 +37%	
Sullivan	County	 $36,998	 $53,877	 +46%	
New	York	State	 $43,393	 $62,765	 +45%	

Residents	25+	Years	Old	with	
Bachelor’s	Degree	or	More	

	 	 	

Monticello	 14%	 19%	 	
Sullivan	County	 17%	 23%	 	
New	York	State	 27%	 35%	 	

Source:	Reinvestment	Fund	analysis	of	U.S.	Census	Bureau;	Census	2000	and	American	Communities	Survey,	
5-year	estimates,	2013-17	
	
Homeownership fell 9% 
Since	2000,	the	number	of	homeowners	in	Monticello	fell	9%.	In	2013-2017,	there	were	665	
homeowners	in	Monticello—26.7%	of	all	households.	The	homeownership	rate	in	Monticello	lags	
far	behind	the	county,	where	approximately	67%	of	households	own	their	homes.	
	
Figure	3:	Homeowners	and	Homeownership	Rate	in	Monticello,	2000	to	2013-17	
	 2000	 2013-17	 Change	
Homeowners	 	 	 	

Monticello	 727	 665	 -9%	
Sullivan	County	 18,845	 18,521	 -2%	
New	York	State	 3,739,247	 3,942,483	 +5%	

Home	Ownership	Rate	 	 	 	
Monticello	 28.28%	 26.69%	 -2%	

Sullivan	County	 68.13%	 66.91%	 -1%	
New	York	State	 52.99%	 53.99%	 +1%	

Source:	Reinvestment	Fund	analysis	of	U.S.	Census	Bureau;	Census	2000	and	American	Communities	Survey,	
5-year	estimates,	2013-17	
	
Housing prices are rising but still affordable 
The	housing	market	in	Monticello	is	characterized	by	high	numbers	of	moderately	priced	single-
family	homes,	low	homeownership,	and	high	investor	activity.	While	Monticello	is	home	to	a	small	
number	of	large	and	moderate-sized	multi-family	properties,	the	majority	of	homes	in	Monticello	
are	single-family	detached	houses.	Figure	4	shows	the	median	price	of	a	home	sold	between	2013	
and	2018	in	Monticello.	Over	that	time	period,	median	prices	rose	steadily	in	the	village,	from	a	low	
of	$34,125	in	2014	to	$60,500	in	2018.	Even	at	$60,500,	home	prices	in	Monticello	remain	
affordable	compared	to	Sullivan	County	as	a	whole,	where	the	median	home	price	estimated	by	
Zillow	was	$110,000	in	2017	(the	most	recent	year	for	which	these	data	are	available).		
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Figure	4:	Median	Home	Sale	Prices	in	Monticello,	2013	to	2018	

	
Source:	Reinvestment	Fund	analysis	of	Sullivan	County	property	transactions	data	
	
Homeownership offers an affordable alternative to renting 
For some residents that currently rent, homeownership may actually be more affordable than renting. The 
U.S. Census Bureau estimates that between 2013 and 2017, the median or typical rent in Monticello was 
$876 per month. Between 2013 and 2019, the median sales price for a home in Monticello was only 
$45,000. The monthly payment for a 30-year mortgage with an interest rate of 4.5% on a $45,000 home, 
assuming the buyer puts 10% down and pays private mortgage insurance (PMI) would be $225 a month. 
When taxes are included, the resident’s estimated monthly payment nearly doubles to $472.55 per month. 
The table below shows the estimated monthly mortgage and PMI cost of purchasing a home in Monticello 
at different price points and different down payment amounts. 
 
The table highlights three important considerations. First, at some price points, ownership may be more 
affordable than renting. Second, the cost of taxes are considerable when compared to the cost of financing 
a mortgage. Once taxes are included, the monthly cost of homeownership nearly doubles at every price 
point shown below. Encouraging existing homeowners and potential homeowners to take advantage of 
homestead and tax exemptions designed for homeowners may be critical to unlocking affordability. 
Third, it is important to acknowledge that homeownership requires a greater commitment and financial 
capacity on the part of the owner to repair and maintain the home in good condition than does rental 
housing. While the village has many low-cost homes, residents’ financial ability to repair and maintain 
their homes maybe challenged without additional resources. 
 
  

$42,500

$34,125
$40,000 $41,000

$53,000

$60,500

2013	(82	home
sales)

2014	(100	home
sales)

2015	(97	home
sales)

2016	(121	home
sales)

2017	(127	home
sales)

2018	(109	home
sales)
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Figure 5: Housing Affordability and Mortgage Payment Estimated Costs 

Home 
Price 

Estimated 
Monthly 
Tax Bill 

Assuming 5% Down,  
4.5% Interest Rate + PMI  

Assuming 10% Down,  
4.5% Interest Rate + PMI  

Mortgage 
Payment 

Total Monthly 
Payment 

Mortgage 
Payment 

Total Monthly 
Payment 

$45,000 $234.94 $237.61 $472.55 $225.11 $460.05 
$90,000 $463.20 $475.23 $938.43 $450.22 $913.42 
$135,000 $691.47 $712.84 $1,404.31 $675.32 $1,366.79 
$165,900 $848.22 $876.00  $1,724.22 $829.90 $1,678.12 
$175,116 $894.97 $924.67 $1,819.64 $876.00 $1,770.97 

Source: Reinvestment Fund Analysis of data from the Sullivan County Treasurer’s Office  

Mapping homeownership 
By	using	tax	data	to	identify	homes	with	property	tax	exemptions	reserved	for	homeowners,	it	is	
possible	to	estimate	the	rate	of	homeownership	in	different	parts	of	the	village.	Figure	6	below	
shows	the	share	of	residential	properties	in	different	neighborhood	submarkets	with	tax	
exemptions	for	homeowners.	Darker	areas	represent	portions	of	the	village	with	the	highest	rates	
of	home	ownership.		
	
Figure	6:	Share	of	Residential	Properties	with	Homestead	Exemptions	Reserved	for	
Homeowners	

	
	
Identifying problem properties through foreclosure filings, water shut-offs and code violations 
Problem	properties	and	deferred	property	maintenance	are	a	substantial	challenge	across	the	
village.	Many	owners	want	to	pay	to	maintain	their	properties	and	pay	their	mortgages	and	
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property	taxes,	but	lack	the	necessary	income	or	have	a	crisis	that	depletes	their	cash	reserves.	
Foreclosures	are	often	a	leading	indicator	of	market	distress,	since	they	signal	economic	and	
financial	distress	among	homeowners,	who	may	struggle	to	pay	not	only	their	mortgages	but	also	
for	general	upkeep.	Although	the	number	of	mortgage	foreclosures	in	Monticello	has	fallen	each	
year	since	the	Great	Recession,	between	2016	and	2018,	there	were	89	foreclosures	and	pending	
real	estate	litigations	(lis	pendens)	filed	in	the	village.	With	665	homeowners	living	in	the	village,	
nearly	13%	of	homeowners	may	have	experienced	a	foreclosure	or	lis	pendens	between	2016	and	
2018.		
	
At	any	given	time,	some	number	of	homes	in	the	village	will	be	uninhabited,	either	because	they	
serve	as	seasonal	residences	or	because	they	are	rental	properties	in	between	tenants.	So	long	as	
these	homes	are	well	maintained,	their	presence	is	not	necessarily	a	detriment	to	surrounding	
properties.	However,	when	these	uninhabited	homes	became	blighted	and	vacant,	they	may	begin	
to	exert	a	negative	influence	on	the	surrounding	submarket.	While	the	village	does	not	currently	
have	a	complete	list	of	all	vacant	and	blighted	properties	and	has	only	recently	begun	
systematically	issuing	code	violation	notices,	it	is	possible	to	develop	a	close	approximation	of	how	
many	properties	are	vacant	or	blighted	by	identifying	properties	with	recent	code	violations	or	
inactive	water	accounts	(indicating	the	property	is	not	occupied).	Figure	7	shows	the	proportion	of	
properties	in	different	neighborhood	submarkets	with	either	a	recent	code	violation	(last	18	
months)	or	an	inactive	water	account	(or	both).	This	identifies	53	residential	properties—nearly	
4%	of	all	residential	properties	in	the	village.	Pockets	of	the	village	have	highly	elevated	vacancy	
rates	while	others	appear	largely	untouched.		
	
Figure	7:	Share	of	Properties	with	Code	Violation	or	Inactive	Water	Account	

	
	
Investment in housing has increased 
Despite	these	challenges,	the	village	has	experienced	a	moderate	amount	of	increased	investment.	
The	number	of	homeowners	pulling	permits	for	renovation	or	new	residential	construction	is	a	
helpful	leading	indicator	of	investment,	since	it	indicates	those	areas	where	residents	or	investors	
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are	putting	their	own	money	into	their	properties.	In	June	2018,	the	village	began	recording	
permits,	and	Figure	8	shows	the	proportion	of	residential	parcels	in	different	neighborhood	
submarkets	with	at	least	one	renovation	or	new	construction	permit.	Across	the	village,	7%	of	
homes	were	issued	a	permit	for	renovation	or	new	construction	between	2018	and	2019.		
	
Figure	8:	Share	of	Properties	Renovation	or	New	Construction	Permits	

	
	
Homeowners are denied home improvement loans more than half of the time 
Within Monticello and Sullivan County, mortgage denial rates for home repair and purchase mortgages 
are substantially higher than statewide denial rates. Between 2013 and 2017, 46% of applications for 
home repair mortgages were denied by lenders in all of Sullivan County, compared with only 28% of 
applications across the state of New York. Denial rates were especially high in Monticello, where 55% of 
applications for home repair mortgages were denied, almost double the statewide denial rate.  
 
Figure 9: Mortgage Application Outcomes in New York, Sullivan County, Monticello, 2013 
to 2017 

 Home Repair Mortgages Home Purchase Mortgages 
 Loan 

Denials 
Loan 

Applications 
Denial 
Rate 

Loan 
Denials 

Loan 
Applications 

Denial 
Rate 

Monticello 6 11 55% 28 84 33% 
Sullivan County 109 236 46% 609 2,973 20% 
New York State 16,948 60,923 28% 103,097 801,857 13% 

Source: Home Mortgage Disclosure Act Filings, Consumer Finance Protection Bureau, 2013 to 2017. Monticello 
Boundaries defined as Census Tracts 36105951800 and 36105951600 
	
Investors are purchasing almost half of available properties. 
Investors	play	a	substantial	role	in	the	residential	market	in	Monticello.	Between	2013	and	2018,	
investors	purchased	47%	of	all	properties	sold	in	Monticello.	Figure	10	shows	the	share	of	home	
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sales	between	2013	and	2018	that	were	purchased	by	an	investor.	In	many	areas	of	the	village,	over	
half	of	all	transactions	are	investor	and	bank	purchases.		
	
Figure	10:	Share	of	Home	Sales	to	Investors	or	Banks	

	
 

D. Housing Market Characteristics Analysis  
 
The	research	team	conducted	a	quantitative	analysis	to	identify	housing	submarkets	within	the	
village	to	help	establish	a	baseline	of	information	to	inform	the	development	of	the	plan.	Housing	
submarkets	are	geographic	areas	with	similar	physical	environments	and	observable	market	
characteristics.	The	analysis	identifies	areas	that	are	the	highest	demand	markets	in	the	village	as	
well	as	areas	with	the	greatest	distress,	and	various	market	types	in	between.	The	results	of	the	
submarket	analysis	offer	insights	into	the	variation	in	market	strength	and	weakness	with	the	
village,	allowing	stakeholders	to	target	investments	and	activities	to	leverage	existing	strengths	and	
address	persistent	challenges.		
	
The	research	team	identified	five	unique	housing	submarket	types	in	the	village,	described	in	
figures	11	and	12	below.	The	five	submarkets	capture	the	nuances	of	the	distinct	characteristics	
that	are	prevalent	across	Monticello.		
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Monticello’s	submarkets	classified	
as	Category	A	represent	the	
strongest	real	estate	submarkets	
in	the	Village.	Category	A	
submarkets	have,	on	average,	the	
highest	home	prices.	These	areas	
are	characterized	by	market	
stability	and	relatively	high	home	
ownership.	Category	A	
submarkets	had	the	lowest	rates	
of	foreclosure.	There	were	only	3	
foreclosures	per	100	homes	in	
these	areas	between	2016	and	
2018,	and	few	property	sales—
there	were	only	2.7	home	sales	for	
every	10	homes	between	2013	
and	2019.	Within	Category	A,	35%	
of	residential	parcels	had	property	
tax	exemptions	reserved	for	
homeowners.	Investments	and	
policy	in	these	areas	should	be	
intended	to	leverage	the	strength	
and	desirability	in	these	areas	to	
support	adjacent,	more	distressed	
areas.		
	
Submarkets	classified	as	Category	
B,	are	similar	to	Category	A	
markets,	with	high	home	prices	and	homeownership,	but	they	also	experienced	substantially	more	
market	activity,	both	positive	and	negative.	Eight	percent	of	homes	in	Category	B	markets	had	
permits	for	renovation	or	new	construction	in	the	last	year	and	a	half,	more	than	twice	the	rate	of	
Category	A	markets.	At	the	same	time,	there	were	9	foreclosures	for	every	100	homes	in	Category	B,	
nearly	three	times	the	rate	of	Category	A	markets.	Category	B	markets	also	had	higher	sales	activity	
than	A	markets.	Between	2013	and	2019,	there	were	4.3	home	sales	for	every	10	homes	in	B	
markets.	The	rate	of	investor	purchases	in	B	submarkets	was	lower	for	village	standards,	but	higher	
than	A	markets.	Whether	investors	are	buying	homes	to	renovate	and	resell	or	to	rent	could	
determine	whether	an	individual	submarket	classified	as	B	is	trending	towards	becoming	an	A	
market	or	a	C	market.	Like	A	markets,	investments	and	interventions	in	B	markets	can	be	designed	
to	leverage	the	desirability	of	these	areas	to	help	improve	adjacent,	weaker	areas.	Policymakers	
should	also	continue	to	monitor	foreclosure	rates	in	B	markets.		
	
Category	C	submarkets	represent	relatively	stable	middle	market	areas.	Home	prices	in	C	markets	
are	closer	to	the	village	median	($45,000	between	2013	and	2019)	and	only	31%	of	residential	
parcels	had	property	tax	exemptions	reserved	for	homeowners	compared	with	35%	and	38%	in	A	
and	B	markets,	respectively.	Category	C	submarkets	appear	to	be	relatively	stable	areas,	but	
stakeholders	in	Monticello	should	monitor	these	areas	to	ensure	they	improve,	eventually	
transitioning	into	A	or	B	submarkets,	rather	than	declining	to	D	or	E	submarkets.	A	steady	rise	in	
foreclosures	or	code	citations	for	property	maintenance	would	be	troubling	signs	for	these	areas.		
	

Developing a Housing Market Analysis  
The housing market typology described in this document was 
developed using a principal component analysis (PCA) of multiple 
housing market characteristics. PCA is a statistical procedure that 
identifies linearly uncorrelated factors, called principal components, 
within a dataset of possibly correlated variables. The analysis is used 
to identify the important characteristics of a dataset containing 
multiple correlated measures, in this case, various measures of 
market strength and distress for each housing submarket in 
Monticello.  
 
To create the analysis, the first two factors from a PCA of the eight 
variables listed below were combined to create market categories. 
Market categories were labeled A – E in order of their market 
strength.  
 
Variables Analyzed in the Monticello Housing Market Analysis 

1. Median Home Sales Prices, 2013 – 2019 
2. Share of Residential Properties Sold, 2013 – 2019 
3. Share of Sales to Investors, 2013 – 2019 
4. Share of Homes with Homestead Exemption, 2019 
5. Share of Homes with Renovation or New Construction 

Permits, 2018 – 2019 
6. Share of Homes with a Foreclosure or Lis Pendens, 2016 – 

2019 
7. Share of Homes with Code Violations or Inactive Water 

Accounts, 2019 
8. Share of Parcels Classified as Residential, 2019 
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Category	D	submarkets	are	characterized	by	higher	levels	of	instability	and	investor	activity.	These	
markets	have	the	highest	rate	of	property	turnover	and	foreclosure.	Between	2013	and	2019,	there	
were	just	over	6	home	sales	for	every	10	homes,	and	14	foreclosures	for	every	100	homes,	the	
highest	rates	among	all	submarket	types.	Investors	were	especially	active	in	Category	D	
submarkets.	Between	2013	and	2019,	63%	of	home	sales	were	sold	to	investors.	On	average,	8%	of	
properties	had	an	indicator	of	blight	or	vacancy	(a	code	violation	or	an	inactive	water	account).	The	
low	number	of	homes	with	homestead	exemptions	suggests	D	submarkets	are	primarily	home	to	
renters.	With	high	rates	of	foreclosures	and	investor	activity,	it	is	important	for	Monticello	
stakeholders	to	ensure	any	continued	investor	activity	in	these	areas	attracts	responsible	landlords	
willing	to	maintain	and	improve	their	properties.	
	
Category	E	submarkets	are	characterized	by	low	home	prices	and	high	indicators	of	blight	and	
vacancy.	Nearly	1	in	10	homes	(10%)	in	Category	E	submarkets	had	a	code	violation	or	an	inactive	
water	account.	Homes	in	Category	E	had	the	lowest	rate	of	property	tax	exemptions	reserved	for	
homeowners,	only	16%	of	homes,	compared	with	35%	in	Category	A	markets,	indicating	high	rates	
of	rental	properties.	Notably,	only	62%	of	the	residential	parcels	in	Category	E	submarkets	were	
single	family	homes,	with	a	sizable	share	of	the	residential	land	area	in	these	submarkets	comprised	
of	multi-family	properties	and	vacant	land.	The	housing	market	in	Category	E	submarkets	is	largely	
inactive.	Investments	and	interventions	in	these	areas	should	be	designed	to	build	and	develop	
nodes	of	strength	that	can	eventually	increase	the	desirability	of	these	areas.	
	
Figure	11:	Average	Characteristics	in	Housing	Submarkets		

	

Median	
Sales	Price,	
2013-19	

Share	of	
Single-
Family	
Homes,	
2019	

Residential	
Parcels	with	
Homestead	
Exemptions,	

2019	

Property	
Sales	Per	
10	Homes,	
2013-19	

Homes	
with	

Permits,	
2018-19	

Foreclosures	
Per	100	
Homes,	
2016-18	

Homes	with	
Code	Violation	
or	Inactive	

Water	Account,	
2019	

Share	of	
Home	Sales	
to	Investors,	
2013-19	

A	 $81,042	 91%	 35%	 2.7	 3%	 3.1	 1%	 29%	

B	 $63,101	 96%	 38%	 4.3	 8%	 9.0	 0%	 42%	

C	 $51,159	 81%	 31%	 4.7	 9%	 10.0	 2%	 47%	

D	 $33,756	 85%	 23%	 6.2	 8%	 14.2	 8%	 63%	

E	 $34,575	 62%	 16%	 4.4	 7%	 4.8	 10%	 51%	
	
Figure	12:	Residential	Parcels	and	Land	Area	within	Each	Housing	Submarket	

 Total Residential Parcels Parcels with Homeowner Tax 
Exemptions Total Land Area (in Acres) 

A 204 (13%) 60 (14%) 258 (9%) 

B 331 (21%) 123 (29%) 376 (14%) 

C 494 (32%) 134 (31%) 433 (16%) 

D 189 (12%) 44 (10%) 127 (5%) 

E 160 (10%) 29 (7%) 197 (7%) 
Non-Residential/ 
Insufficient Data 186 (12%) 37 (9%) 1,354 (49%) 

Village Total 1,564 (100%) 427 (100%) 2,744 (100%) 
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Figure	13	shows	Monticello,	with	shading	to	indicate	the	submarket	category	in	each	area	of	the	
village.		
	
Figure	13:	Submarkets	in	Monticello	

	
 

E. Village is Actively Adopting New Tools to Address Problem Properties and Welcome 
Investment 
 
Monticello has worked closely with Sullivan County, the Sullivan County Land Bank, and the Town of 
Thompson to make changes to its laws and policies and to adopt new financial incentives to rehabilitate 
long-term abandoned properties. In the last three years, Monticello has: 

Þ Eliminated an earlier zoning restriction that prohibited residential uses on upper floors of 
commercial buildings on Broadway;  

Þ Hired an engineering firm and a consultant to complete fire and safety inspections and provide 
baseline data for a strategic code enforcement database; 

Þ Applied for historic designation for Broadway to make the rehabilitation of historic commercial 
buildings eligible for federal and state historic tax credits; 

Þ Finalized the adoption of a 485A tax abatement to encourage investment; 
Þ Partnered with Sullivan County Land Bank to demolish several long-term blighted properties; and 
Þ Identified owners of vacant historic multi-story buildings on Broadway. 

 

F. Recommendations  
 
Monticello,	in	collaboration	with	the	Sullivan	County	Land	Bank,	seeks	to	expand	the	use	of	state-
authorized	legal	tools	to	target	problem	properties	effectively.	Monticello	leaders	recognize	that	
there	is	no	magic	bullet	or	single	action	that	can	address	the	varied	types	of	problem	properties	
within	the	village.	Rather,	the	village	seeks	to	work	cooperatively	with	responsible,	good-faith	
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owners	to	help	repair	their	properties	and	to	apply	enforcement	tools	aggressively	with	bad-faith	
owners	who	have	the	financial	capacity	to	maintain	their	properties	but	fail	to	do	so,	leaving	their	
properties	to	blight	the	community.		
	
Under	New	York	law,	a	village	has	broad	authority	to	enforce	basic	property	condition	standards.	
Local	law	establishes	standards	for	maintaining	safe	conditions	on	privately	owned	real	estate.5	The	
village	is	also	authorized	to	perform	the	needed	maintenance	and	repairs	on	a	property	where	the	
owner	fails	to	do	so	or	to	repair	or	demolish	the	property	if	needed	and	assess	the	costs	the	village	
incurred	against	the	owner.6	If	unpaid,	the	assessment	becomes	part	of	the	annual	tax	levy	against	the	
property	for	the	purpose	of	collection.7		
	
The	Monticello	Problem	Properties	Remediation	Plan	offers	a	series	of	recommended	tools	to	
prevent	and	eliminate	blighting	conditions	and	encourage	investment	in	different	market	types.	
These	tools	must	be	applied	strategically	given	the	Village’s	limited	resources	and	the	applicability	
of	the	tools	to	different	types	of	properties,	neighborhood	markets	and	owner	types.	Monticello	
leaders	were	clear	that	they	will	not	be	able	to	tackle	everything	at	once,	so	this	plan	recommends	
two	phases	of	actions	that	will	create	an	effective	approach.	Early	wins	and	visible	improvements	
will	help	to	drive	the	momentum	for	strategic	action.		
	
Recommendations	Phase	One	(2019-2020)		
	
1. Adopt	this	Remediation	Action	Plan	and	Establish	A	Task	Force	to Lead Implementation 

 
This plan offers a detailed set of tools to achieve a future for Monticello where vacant and 
deteriorated properties are not a routine part of the landscape. This collaboratively developed plan, 
with actionable outcomes, will require the collective resources and expertise of Sullivan County, the 
Village of Monticello, the Town of Thompson, the Sullivan County Land Bank, and other key 
stakeholders to be successful. The implementation of this plan hopefully will attract new technical 
and financial resources and mobilize renewed resident and business support within the village and 
county.  

	
As	Tarik	Abdelazim,	Associate	Director	of	National	Technical	Assistance	for	the	Center	for	
Community	Progress,	pointed	out	at	the	May	2019	training,	a	task	force	that	prioritizes,	directs,	
and	monitors	efforts	to	address	vacant	and	deteriorated	properties	in	regularly	scheduled	
meetings	is	an	essential	ingredient	of	a	successful	blight	plan.	While	some	task	forces,	like	
Syracuse’s	Interdepartmental	Vacant	Property	Taskforce,	include	solely	government	staff,	
Monticello	would	be	better	served	by	a	task	force	that	includes	nonprofit	leaders	and	
community	stakeholders	to	increase	capacity	and	ensure	a	coordinated	effort.	That	said,	since	
2017,	the	Syracuse	Taskforce	has	managed	70	demolitions	and	reduced	the	number	of	vacant	
residential	properties	by	12.3%.8	

	
The	task	force	will	need	staff,	which	the	Sullivan	County	Land	Bank	has	generously	offered	to	
provide.	The	task	force	should	schedule	regular	meetings	and	methodically	implement	the	
actions	in	this	plan.	Its	first	task	should	be	to	create	a	detailed	implementation	plan	in	the	form	
of	an	excel	spreadsheet	listing	for	each	action	step,	the	responsible	party,	supporting	partners	
and	timeline.	Its	second	task	should	be	to	create	a	top	10	problem	properties	list	to	target	task	
force	and	village	resources	on	properties	with	the	highest	negative	impact	on	the	village.	Once	
the	conditions	are	ameliorated,	a	new	property	can	replace	it	on	the	list.		
	



 

 15 

Immediate first step: Village passes resolution adopting plan. Village invites its key staff, including 
police and fire chiefs, as well as key staff from Thompson, Sullivan County, the Sullivan County 
Housing Authority, Sullivan County Land Bank, nonprofits, and funders, as well as residents, and 
business owners who work, live or invest in the village to join the task force.  
Critical follow up: Create task force and schedule meetings for 2019 and 2020. Land bank will 
provide resources to staff task force and prepare detailed agendas to ensure each meeting adds 
value. Create a detailed implementation plan in the form of an excel spreadsheet listing for each 
action step, including the responsible party, supporting partners, and timeline. 
Next steps: Create a top 10 list of problem properties with the highest negative impact to focus 
efforts. Work methodically through plan approaches. Monitor progress and outcomes. 

 
2. Perform Consistent, Strategic Code Inspections with Effective Enforcement for Violations 

 
In	2019,	Monticello	hired	an	engineering	firm	and	a	code	enforcement	contractor	to	complete	
state	mandated	fire	inspections9	and	safety	inspections	of	all	rental	and	vacant	properties	in	
order	to	better	enforce	state	and	local	codes.	The	firm’s	work	has	not	been	completed	as	of	the	
writing	of	this	plan,	but	partial	data	has	been	analyzed	and	mapped.	The	village	does	not	
currently	have	code	enforcement	officers	on	staff.	The	village	also	updated	its	progressive	fee	
schedule	to	cover	the	costs	of	this	enhanced	enforcement.	These	fees	do	not	exceed	the	cost	of	
administering	the	new	program	and	should	be	monitored	each	year	to	determine	whether	they	
cover	all	costs.	The	goal	for	past	and	future	enforcement	measures	is	compliance	with	the	law	
rather	than	to	impose	fines.	Where	owners	want	to	maintain	a	property	but	lack	the	money	to	
do	so,	fines	will	only	divert	needed	funds	from	home	repairs.		
 
The village has the legal authority under state and local law to inspect the interior of properties 
periodically in order to enforce state and local housing and building codes.10 Where owners and 
tenants refuse to give permission to inspect, the village must obtain a judicial warrant for an 
administrative search.11  
 
Monticello	must	create	a	consistent,	efficient	process	to	inspect	the	majority	of	properties	so	
that	it	can	focus	limited	resources	on	high-impact,	blighted	properties	where	owners	refuse	to	
voluntarily	comply	with	the	law.	Code	enforcement	in	the	state	of	New	York	is	time	consuming	
and	requires	court	involvement	to	impose	penalties.	Buffalo,	Syracuse,	and	several	other	small	
cities	have	gained	state	authorization	for	administrative	adjudication	and	ticketing	under	
General	Municipal	Law	§§	380	et	seq,	but	administrative	ticketing	is	not	currently	available	to	
Monticello.		
	
Given	the	time-consuming	nature	of	the	code	enforcement	process,	wherever	possible	the	
village’s	self-financing	code	enforcement	program	should	encourage	voluntary	compliance.	
Syracuse’s	Tenant-Owner-Proactive	(TOP)	program	assigns	code	inspectors	to	certain	
neighborhoods	to	work	with	owners	to	fix	violations	before	the	city	is	forced	to	take	legal	
action.	The	city	is	experiencing	high	rates	of	owner	compliance	without	the	need	to	send	
violation	letters.12	Smithtown	and	Gouveneur	New	York	both	upgraded	their	technology	to	give	
code	enforcement	officers	tablets	to	use	in	the	field,	allowing	them	to	enter	real-time	data	into	
office	systems,	and	this	may	improve	inspector	efficiency	and	outcomes	in	the	courts	for	
Monticello.13	Regardless	of	whether	staff	or	contractors	perform	future	inspections,	the	village	
should	provide	rigorous	oversight	to	ensure	equitable	treatment	of	all	owners	and	to	ensure	
fees	and	penalties	are	waived	where	owners	can	show	that	they	do	not	have	sufficient	money	to	
address	the	violations.	The	village	should	also	routinely	keep	detailed	records	for	each	
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inspection	and	verbal	or	written	communication	with	each	property	owner,	as	well	as	photos	of	
all	violations	visible	on	each	date	they	are	observed	to	present	to	the	court.	
	
A	municipality	is	also	permitted	under	law	to	remedy	code	violations	itself	where	an	owner	
repeatedly	refuses	to	do	so	and	to	add	abatement	costs	and	code	liens	not	paid	within	30	days	
to	the	property	tax	bill	as	a	highest	priority	lien.14	For	example,	a	lien	based	on	demolition	of	a	
dangerously	dilapidated	property	is	a	super	priority	lien	and	has	the	same	priority	as	property	
taxes.	This	offers	a	significant	collection	advantage	that	is	not	available	in	the	majority	of	states.	
The	village	will	only	be	able	to	recoup	its	costs,	however,	where	the	county	agrees	to	make	the	
owner	whole	by	reimbursing	it	for	code	liens	as	discussed	below.	A	change	in	county	policy	is	
critical	to	allow	the	village	to	repair	a	property	and	obtain	reimbursement	by	the	owner	so	that	
it	can	use	those	resources	to	clean	the	next	property.	In	2002,	the	village	amended	local	law	at	
Chapter	119-13	to	make	all	assessments	incurred	by	the	village	in	connection	with	repairing,	
securing,	demolishing,	or	removing	unsafe	buildings	plus	a	charge	of	15%	for	administrative	
costs	and	fines	recoverable.15	The	village	should	partner	with	the	land	bank	to	proactively	make	
repairs	in	select	circumstances	where	the	property	is	negatively	impacting	surrounding	
properties.	Syracuse	has	used	this	approach	extensively	under	its	“Blight	Busting”	program	that	
addresses	vacant	but	tax-current	properties.	Under	the	Blight	Busting	program,	the	city	
corrects	exterior	code	violations	and	bills	the	owner	of	record.	If	unpaid,	the	costs	are	levied	in	
the	following	year’s	property	taxes.	The	city	then	uses	funds	collected	from	this	effort	to	
replenish	the	repair	fund.	Syracuse	reports	that	the	mere	threat	of	the	city	taking	action	under	
the	Blight	Busting	program	and	recouping	costs	has	resulted	in	the	improvement	of	63	
properties.16		
 

Immediate first step: Complete and share results of baseline comprehensive code inspections 
conducted in 2019. Create and regularly update database that includes each property address, 
inspection, a description, and photograph of each violation and evidence of any continuing violations 
that can be presented to  the court. At meeting regarding task force formation, explain to public and 
prospective members why code enforcement is important, how owners can help, and how program 
will be financed through annual fees and fines. Make clear that goal is not to collect fines but to 
ensure compliance and create procedure for waiving fines where owners can demonstrate that they 
are not financially capable of repairing the violations. 
Critical follow-up: Reinspect all properties with violations within 60 days and work with owners to 
resolve. Photograph evidence of code violations and send owners another notice. Where property 
owners do not have the money to make needed repairs, refer them to available assistance.  
Next steps: Regularly inspect all properties every three years and continue to photograph and cite 
properties with code violations. Bring owners who have sufficient money to make repairs but fail to 
address code violations to court. Where owner remains noncompliant, remedy exterior code 
violations and add liens to the property tax bill for collection. 

  
3. Enact Vacant Property Registration Law 

 
Adoption	of	a	vacant	property	registration	requirement	is	the	number	one	requested	tool	by	
Monticello	leaders.	This	tool	will	allow	the	village	to	monitor	and	track	vacant	properties,	
obtain	fees	to	help	offset	additional	costs	imposed	by	vacant	properties,	and	require	a	
remediation	plan	by	the	owner.	Typically,	New	York	jurisdictions	with	vacant	property	
registration	laws	impose	a	uniform	fee	per	property	but	increase	that	fee	a	small	amount	each	
year	as	the	blighting	impact	of	long-term	vacant	properties	increases.17	Fees	cannot	exceed	the	
cost	of	the	program	itself.		
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To	bring	vacant	structures	into	productive	use,	Schenectady	requires	owners	of	vacant	
properties	to	submit	a	“Statement	of	Intent”	for	approval.	.	The	statement	must	include	a	
detailed	plan	for	demolition,	rehabilitation,	or	holding	property.18	Albany’s	Vacant	Property	
Registration	Law	went	into	effect	July	1,	2000.	While	exempting	fire-damaged	buildings,	it	
requires	that	all	other	buildings	be	registered	within	30	days	of	becoming	vacant	and	begins	
with	a	$250	registration	fee	that	increases	each	year.19	The	vacant	definition	does	not	include	
secured	properties	with	no	code	violations.	The	city	cited	736	unregistered	properties	in	2017	
and	collected	$116,906	from	registration	fees.20	During	the	summer	of	2019,	Albany	amended	
its	law	to	require	interior	inspection	within	seven	days	of	registration,	which	allows	inspectors	
to	define	structural	problems,	obtain	proof	that	all	utilities	have	been	terminated	to	prevent	
serious	damage	to	the	properties,	and	ensure	winterization	of	the	abandoned	vacant	
properties.21	Newburgh’s	vacant	property	registration	law	requires	owners	of	vacant	properties	
to	acquire	and	maintain	liability	insurance	of	not	less	than	$300,000	for	one	to	two	units	and	$1	
million	for	all	other	buildings.	Newburgh’s	registration	fee	begins	at	$250	in	year	one	and	can	
rise	up	to	$2,000	by	year	three.	Owners	are	exempt	from	these	requirements	if	they	submit	
detailed	restoration	plans	to	return	the	property	to	productive	use	and	occupancy	within	a	year	
of	registration	and	if	they	follow	through	with	those	plans.	22	
 
Immediate steps: Pass vacant property registration ordinance, based on laws of peer cities, with 
features that may require owners to pay a fee, name a local agent, allow interior inspection, 
terminate utilities, possess insurance, and file a remediation plan with timeline. Incentivize owners 
to reactivate property by waiving fee for those who will rehabilitate or sell property within one year. 
Create database that records for all vacant properties, ownership, condition, and code violations.  
Critical follow-up: Task force should work with the village of Monticello Water Department to 
identify last known addresses for all owners with water shutoffs. Send letter to owners informing 
them that the ordinance will take effect in 90 days and explain how they can avoid annual fees and 
other responsibilities by reactivating or selling their property.  
Next steps: Task force tracks each vacant property, its condition, and plans to reactivate. Where 
possible, land bank staff should help owners to obtain tax credits, tax abatements, grants and other 
assistance to make rehabilitation financially viable. 

 
4. Enforce Rental Registration 

 
The majority of village residents rent their homes. Landlords, in return for a fair profit, have a legal 
obligation to provide safe, healthy housing. Monticello has a rental registration law in place based on 
its home rule authority. Under Chapter 202 of the Village of Monticello Code23, every rental unit is 
required to pay a fee that covers the costs of an annual inspection. The 2010 law is intended to be 
self-financing and to prohibit a rental from being advertised or rented without an annual inspection, 
yet regular rental inspections have not been performed. That is changing now as periodic inspections 
are a critical tool to prevent and eliminate problem properties. In order to increase the number of 
registered rental properties, the village can contact all property owners without a homestead 
exemption and work with the water department to track properties that are turning on and shutting off 
water service with a frequency that suggests these are rental properties with tenant turnover.24 
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Immediate steps: Create database of all rental properties. Encourage owners of all rental properties 
to register. 
Critical follow-up: Work with water department to define rentals based on water shuts offs and 
turn-ons that are more than seasonal. Contact all owners who are not registered and do not have 
tax exemptions reserved for homeowners to obtain compliance with the law.25 
Next steps: Amend law to require a local agent who can be contacted if there are any issues with 
the property.  
 

5. Reach	an	Agreement	with	The	County	to	Ensure	It	Follows	State	Law	and	Makes	the	
Village	Whole	for	Code	and	Tax	Liens	to	Obtain	Needed	Resources		
	
A	critical	change	Sullivan	County	must	make	to	support	the	village’s	efforts	to	address	problem	
properties	is	to	treat	the	village	in	the	same	manner	that	it	treats	the	Town	of	Thompson	and	
reimburse	all	outstanding	village	tax	and	code	liens	where	the	county	forecloses	on	a	property.	
Both	Monticello	and	Sullivan	County	collect	taxes	from	property	owners.	Under	Real	Property	
Tax	Law	§1442(1)	a	village	may	request	that	the	county	collect	delinquent	village	taxes.	Real	
Property	Tax	Law	§1442(3)(4)	requires	that	the	county	pay	the	village	the	amount	of	unpaid	
village	taxes	and	then	re-levy	the	taxes	on	the	owner	for	collection	by	and	owing	to	the	county.	
If	the	village	has	adopted	a	local	law	that	assesses	unpaid	remediation	costs,	then	delinquent	
taxes	to	be	re-levied	and	collected	by	the	county	would	include	these	costs.	The	Village	of	
Monticello	and	Sullivan	County	created	a	memorandum	of	understanding	surrounding	
payments	to	the	village	in	cases	where	the	county	forecloses	on	a	property.	However,	Section	
1442	of	the	Real	Property	Tax	Law	does	not	authorize	a	county	to	choose	which	unpaid	items	
on	a	village’s	tax	bill	to	re-levy	and	collect.26		Currently,	when	Sullivan	County	forecloses	on	a	
property	within	the	village,	it	fails	to	make	the	village	whole.	In	fact,	the	current	process	when	
the	county	forecloses	on	a	property	is	to	reimburse	the	county	for	all	taxes	owed	and	then	to	
split	any	remaining	amount	with	the	village,	regardless	of	the	amount	of	village	taxes	owed.	
This	county	policy	for	villages	differs	from	its	policy	towards	towns,	which	are	routinely	made	
whole	from	foreclosed	properties.	The	policy	removes	county	tax	foreclosure	as	a	tool	for	the	
village	to	recover	the	costs	to	inspect	and	remedy	code	violations.	This	change	in	policy	to	
comply	with	state	law	will	allow	Monticello	to	be	reimbursed	for	its	back	taxes	and	code	
enforcement	liens	placed	on	properties	and	therefore	help	the	village	create	a	self-financing	
code	enforcement	program.			
 
Immediate steps: Review Section 1442 of the Real Property Tax Law and legal opinions that require 
the county to pay the amount of unpaid taxes and outstanding code violations to the village. Sit 
down with the county to reach an agreement on how it will reimburse the village for outstanding 
code liens and delinquent taxes in cases of foreclosure. 
Critical follow-up: Obtain written agreement or contact New York State Conference of Mayors and 
Municipal Officials to provide neutral assistance in resolving this question of law. 
Next steps: Determine whether it is possible to retroactively receive reimbursement for previously 
foreclosed properties. 
 

6. Use Zombie Grant Funds to Offer Financial Counseling to the 13% of Homeowners at Risk of 
Foreclosure  
 
Thirteen percent of Monticello’s residential properties were at risk of foreclosure between 2016 and 
2018. Preventing new foreclosures and the resulting vacancies is as important as addressing the 
problem properties that already exist. The New York State “Zombie Grant” funded Monticello to 
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conduct outreach to at-risk homeowners, letting them know their rights and connecting them to 
resources that can help them. Cities have used different strategies for reaching homeowners at risk of 
tax or mortgage foreclosure. In West Seneca, the clerk sends letters to the owners for every lis 
pendens filed against a house in town, advising them to reach out to the clerk’s office if they are in 
danger of foreclosure. The City of Hornell provides meeting space where a non-local HUD-certified 
counselor can counsel at-risk homeowners, reducing travel time and the cost of accessing services.27 
Monticello should offer similar interventions. 
 
Immediate steps: If possible, work with the courts and the county to send letters to all owners of 
properties with a lis pendens filed with the court, alerting them to available help and resources. The 
lis pendens is the first filing made during the foreclosure process. If not, regularly send notices to all 
property owners with monthly water bills. 
Critical follow-up: Bring in a HUD-certified financial counselor four times a year to a local meeting 
place to meet with at-risk owners. Advertise availability to owners. 
Next steps: Track whether the actions are in fact reducing the number of foreclosures. 
 

7. Work with the Housing Authority and Pathstone to Ensure Subsidized Rental Properties Are 
Code Compliant in Accordance with HUD Regulations 
 
Housing	Choice	Vouchers	(Section	8)	make	up	a	substantial	portion	of	the	village’s	rental	
housing	stock.	The	U.S.	Department	of	Housing	and	Urban	Development’s	Federal	Housing	
Voucher	Housing	Quality	Standards	require	the	Sullivan	County	Housing	Authority	to	have	a	
housing	quality	standards	(HQS)	inspector	inspect	each	rental	unit	that	houses	a	tenant	with	a	
voucher	before	the	beginning	date	of	the	lease,	annually,	and	subsequent	to	a	complaint	by	
anyone,	including	a	third	party.28	Local	administrators	are	required	to	cooperate	with	village	
code	enforcement	officials	to	obtain	uniformity	of	inspections.	When	a	unit	fails	inspection,	the	
owner	is	notified	in	writing	of	the	amount	of	time	to	correct	(typically	30	days)	or	housing	
assistance	rent	payments	are	stopped,	and	the	owner	is	not	repaid	these	rents	after	the	period	
of	abatement.		
	
Immediate first step: Partner with Sullivan County Housing Authority to ensure that HQS inspectors 
inspect all properties with housing voucher leases for outstanding local code violations. Invite the 
housing authority to join task force as it plays a critical role in improving and maintaining a 
significant segment of the private rental market. 
Critical follow-up: Request that the housing authority provide the village with quarterly inspection 
reports.  
Next steps: Monitor the condition of properties and report to the housing authority where one of 
their properties has code violations to ensure a swift response. 

 
8. Reactivate Broadway Using All Available Tools 

 
The	viability	of	Monticello	is	strongly	correlated	with	the	economic	vibrancy	of	its	main	
commercial	corridor	on	Broadway.	Every	stakeholder	interviewed	asserted	that	it	must	be	a	top	
priority	to	create	a	vibrant,	mixed-use	downtown	with	a	strong	core	of	ethnic	restaurants	and	
specialized	retail	on	Broadway.		
	
Currently	there	are	a	number	of	vacant	storefronts	on	both	sides	of	the	street	whose	owners	
have	allowed	their	properties	to	sit	vacant	and	unavailable	for	new	business	development.	A	
poor	zoning	decision	made	by	village	leaders	decades	ago	banned	residential	uses	on	the	upper	



 

 20 

floors	of	these	buildings,	which	made	it	impossible	for	owners	to	earn	sufficient	income	to	
maintain	and	improve	their	buildings.	This	prohibition	has	been	reversed.	The	allowance	for	
upper	floor	residential	improves	the	likelihood	that	building	maintenance	and	improvement	
will	be	financially	viable	and	should	bring	new	residents	and	customers	to	Broadway.	In	fact,	a	
recent	study	in	Batavia	found	that	every	new	household	living	downtown	brings	approximately	
$19,000	in	demand	for	retail	goods	and	services.	Conversion	of	downtown	commercial	to	
residential	apartments	on	vacant	second	and	third	story	buildings	has	been	a	key	element	
adding	vibrancy	to	Batavia	and	should	similarly	do	so	for	Monticello.29	
	
In	addition,	the	vacant	property	registration	law	will	help	to	shift	monetary	incentives.	By	
requiring	the	owner	to	pay	annual	fees	and	create	a	plan	for	the	reuse	of	their	property,	it	will	
discourage	investor	owners	to	use	Monticello	commercial	properties	as	a	tax	write-off	on	
passive	income.	In	addition,	the	village	is	in	the	process	of	designating	Broadway	as	historic,	
which	will	make	projects	eligible	for	state	and	federal	historic	tax	credits	that	are	often	crucial	
to	making	rehabilitation	a	viable	option.	As	importantly,	the	village	has	approved	tax	
abatements	that	will	similarly	contribute	to	making	the	numbers	“pencil	out”	on	a	project.		
	
Given	these	new	incentives	and	changes	to	legal	land	uses,	the	village	should	send	all	Broadway	
property	owners	a	carefully	worded	letter	that	sets	out	the	steps	the	village	and	land	bank	are	
taking	to	revitalize	Broadway.	While	the	letter	should	state	the	specific	consequences	for	failure	
to	register	a	vacant	property,	it	should	also	share	good	news	and	explain	that	there	are	financial	
incentives	available	to	help	owners	convert	upper	floor	vacancies	into	residential	apartments	
that	will	provide	new	revenue	source	for	property	owners	and	a	built-in	customer	base	for	
street	level	retail	spaces	.	Opening	more	active	communication	with	owners	will	also	allow	the	
land	bank	and	village	to	gather	appropriate	information	for	applications	to	possible	state	grant	
programs,	such	as	a	building	façade	improvement	program.		
	
The	county	and	its	partner	nonprofits	can	help	guide	business	development	and	marketing	by	
offering	technical	assistance	and	giving	investors	the	information	they	need	to	improve	their	
properties.	The	county	can	also	help	connect	owners	with	individuals	with	knowledge	and	
experience	in	commercial	real	estate	development	and	financing	the	rehabilitation	of	historic	
commercial	buildings.	

	
The	key	recommendations	to	date	are	funded	by	charging	reasonable	fees,	fines,	and	penalties	
to	owners	of	vacant	property	or	rental	property	owners.	Where	additional	grant	dollars	become	
available,	there	are	a	number	of	actions	that	the	village,	town	and	county	can	take	to	encourage	
owners	to	reassess	the	viability	of	their	properties	on	Broadway	by:	

• Hiring	a	drone	service	to	check	the	status	of	roofs	of	key	buildings	to	complement	
fire	inspections	and	provide	invaluable	information	on	building	conditions.	The	
roof	and	walls	of	a	building	are	common	areas	for	which	the	owner	has	no	
reasonable	expectation	of	privacy	and	the	photographs	will	be	able	to	detect	
structural	instability	where	it	may	pose	a	threat	to	emergency	responders	or	
pedestrians.	

• Issue	a	request	for	information	to	artists	who	are	interested	in	temporary	gallery	
space	in	empty	commercial	retail	or	in	creating	public	art.	This	will	establish	
relationships	with	local	artists	for	upcoming	projects	to	enhance	Broadway’s	
appearance.	Owners	who	can	offer	safe	spaces	for	temporary	uses	should	obtain	a	
waiver	of	the	vacant	property	registration	fee.	To	facilitate	temporary	reactivations	
of	these	spaces,	the	village	may	want	to	pass	a	pop-up	retail	ordinance	that	allows	
for	issuance	of	temporary	certificates	of	occupancy.		
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• Partner	with	owners	to	perform	asbestos,	lead,	and	mold	assessment	for	significant	
abandoned	buildings	on	Broadway	and	make	this	information	available	to	owners	
and	investors.	By	doing	so,	the	village,	town	and	county	can	remove	some	
significant	unknowns	from	projects	and	encourage	investors	to	move	forward	with	
rehabilitation	or	demolition.	Consider	applying	to	New	York	State	programs	
designed	to	finance	brownfield	cleanup	for	this	purpose.		

• Improve	condition	and	safety	of	surface	parking	lots	that	support	visitors	to	
Broadway	retail	and	amenities.	The	village	and	town	should	improve	the	safety	and	
appearance	of	municipal-owned	surface	parking	lots	that	are	underutilized.	To	
increase	usage,	the	village	should	employ	lighting,	landscaping,	and	signage	
strategies	to	increase	the	appeal	of	walking	between	local	destinations	and	the	
parking	facilities.	While	this	recommendation	goes	beyond	addressing	blight,	
Monticello	leaders	repeatedly	cited	the	lack	of	parking	that	is	perceived	as	
convenient	and	safe	as	a	reason	for	the	lack	of	customers	coming	to	Broadway.	

 
Immediate first step: Identify owners of all Broadway properties. Contact all owners with a letter 
detailing all regulatory requirements and economic incentives. Stop providing extensions to 
Broadway commercial vacant and deteriorated property owners on payment of their village and 
county taxes. 
Critical follow-up: Meet with owners of vacant properties regarding their required remediation plan. 
Identify funding options and define plan for moving forward with demolition, sale or reactivation. 
Inspect properties regularly and cite for violations at each inspection to prepare documentation for 
court hearing if owner fails to comply with vacant property registration law.  
Next steps: Work with owner, town, land bank and county to move forward with reactivation, sale, 
or demolition. Partner with county to support downtown business development and apply for tax 
credits and grants to support property rehabilitation. 
 

 
Phase Two:  This phase includes a series of programs and policy changes that will support and 
strengthen blight prevention and elimination efforts. 

 
9. Mandate That Buyers Who Purchase Properties with Code Violation Judgments Cure Within 

90 Days 
 
Property buyers who acquire a deteriorated property with code violations through the private market 
or at tax sale should do so with clear knowledge of the property’s inadequacies and their 
responsibility to bring the property up to code within 90 days. Over the next year the village will be 
bringing properties with serious code violations to court. Once the courts have issued judgments in 
these code violation cases, this law will allow the village to require buyers to fix code violations 
within 90 days, breaking the cycle of blight. Where the property is long-term vacant, the village can 
grant an extension of time in accordance with a remediation plan. Where the owner refuses to fix 
code violations and/or allow an inspection to verify code compliance, recent court cases have upheld 
the right of the village to refuse to grant a certificate of occupancy. 30 
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Immediate first step: Pass ordinance requiring buyers of properties with code violation judgments 
to fix all code violations within 90 days.  
Critical follow-up: Inform all real estate agents and brokers of the new law and include a notice on 
all citations that owners must reveal all outstanding code violations to purchasers. 
Next steps: The county and/or village should maintain a list of properties with code violation 
judgements from the court and monitor real estate transfers of these properties. The village should 
inspect each property within 90 days of purchase.  
 

10. Provide Clear Rules for Real Estate Development to Encourage Investment 
 
Monticello’s development review process is not transparent to property owners interested in investing 
in the village. Relevant code provisions for new construction and rehabilitation requirements are 
scattered across several different web pages on the village website. Code changes made since 2007 
remain in a “New Laws” section that does not provide the title of the law or its purpose. Interested 
owners or landlords would have to click on approximately 40 hyperlinks to see whether it contains 
information relevant for their project. To make it easy for all owners to follow the rules, the village 
should regularly update its online copy of the Monticello Code and create an online manual that 
explains each step in the development review process. 
 
Immediate first step: Update the searchable online copy of the Monticello Code with all laws passed 
since 2007. Prepare a step-by-step guide for development review in the village and post it on the 
website. 
Critical follow-up: Create a frequently asked questions (FAQ) page once it is clear what the most 
common questions are. 
Next steps: Consider creating a simple guide for owners who seek building permits to repair and 
improve their properties. 
 

11. Establish Annexation Policy 
 
Cities and villages that charge higher water and sewer rates to properties outside their borders, but do 
not tax those properties, tend to pay more out in services than the income received.31 Villages have 
higher expenses to begin with, because mutual aid responsibilities require them to respond with fire 
and police service when there is an emergency in the surrounding area. Annexation of newly 
developed properties offers the village an opportunity to expand its tax base with new, higher tax-
ratable new construction. While annexation is not an easy process and requires resident approval, a 
compelling case can be made as to why it is in the overall public interest.32  

 
An argument against annexation stated by more than one participant in the May 20th training is that 
properties developed by ultra-orthodox Jewish communities are responsible for a significant portion 
of new construction. Because they are tax-exempt, there is no benefit to annexation of these 
properties. In fact, Monticello public records show only eighteen residential parcels with tax 
exemptions designated for religious organizations. Approximately half are seasonal cottages and 
bungalows with multiple buildings on the property, while another half appear to be vacant lots.33  
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Immediate first step: Compare the financial impact pf annexing a property rather than offering 
water and sewer service at an increased rate. Where the analysis shows that annexation provides 
significant benefit, adopt a policy to annex properties where a developer seeks access to village 
water and sewer. 
Critical follow-up: Create a standardized process with the Town of Thompson for annexation 
approvals. 
Next steps: Add all annexed properties to the village map, noting when annexation was approved, 
which will allow the village to evaluate how annexations have impacted its tax base over time. 

 
12. Explore the Use Of 19A For Abandoned Tax-Compliant Residential Properties Where No 

Other Strategies Have Worked34  
 
Several New York jurisdictions, including Rochester, Albany, and Schenectady, have used the New 
York State Real Property Actions and Proceedings Law (RPAPL) Article 19-A.51 to take title to an 
abandoned property. The process is lengthy and will require the village to certify the property as 
abandoned, file a proceeding in the county supreme court, and provide notice to anyone with an 
ownership interest in the property. Any person claiming an interest in the property may appear at a 
hearing to defend their ownership rights. The City of Rochester used 19-A effectively under round 1 
of the Zombie Grant awards. Two Rochester Law Department lawyers brought two 19-A cases each 
month for a year, and the city achieved a significant number of positive outcomes.35 Where other 
tools have failed to compel a tax compliant owner of an abandoned residential property to address 
serious code violations, the village’s lawyers should reach out to the Rochester Law Department and 
discuss whether the village can adopt its proven process to transfer ownership of abandoned 
residential properties to the village.36  
 
Immediate first step: For the few long-term abandoned residential tax-compliant properties that 
remain blighted after prior steps are implemented, consider whether using 19-A makes sense. 
Critical follow-up: Discuss the best process for using 19-A with Rochester Law Department or 
another jurisdiction that has used the tool successfully. Approach land bank about partnering on 
process and confer with title insurers to ensure that process will result in clear title. 
Next steps: Choose a test case and use 19-A to transfer title to the village with a plan to quickly 
transfer the property to the land bank for sale, demolition, or rehabilitation.  

 
13. Take Full Advantage of Federal, State and County Affordable Homeownership Programs in the 

Village and Explore the Creation of a Home Repair Loan Program  

Homeownership	in	Monticello	can	be	far	more	affordable	than	rental	housing.	In	addition,	
homeownership	remains	a	good	investment	in	Monticello,	as	median	prices	almost	doubled	
from	2014	($34,125)	to	2018	($60,500).	The	county	can	provide	assistance	to	renters	in	
Monticello	who	are	interested	in	buying	private	market	houses	and	can	offer	incentives	to	
purchase	tax	sale	properties.		Binghamton,	Niagara	Falls,	and	Schenectady	all	make	efforts	to	
transfer	residential	tax	sale	properties	to	homebuyers	and	Rochester	has	a	first	time	Home	
Purchase	Assistance	Program,	as	does	Schenectady.	Schenectady’s	program	offers	a	five-year	
term	loan	at	a	4%	interest	rate	for	which	75%	will	be	forgiven	if	the	purchaser	resides	in	the	
house	for	five	years.	Batavia	provides	generous	vacant	property	rehabilitation	tax	exemptions	
in	order	to	encourage	renters	to	buy	a	home.		The	Sullivan	County	Land	Bank	is	creating	a	
resource	guide	for	homeowners	that	will	describe	all	existing	resources	from	government	and	
partner	nonprofits,	such	as	RUPCO.	Widely	distributing	this	new	resource	guide	to	homeowners	
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will	help	them	to	understand	what	assistance	is	available	to	purchase,	repair,	or	rehabilitate	a	
property.	
	
In	addition,	the	task	force	may	seek	to	work	with	the	county	to	create	a	home	repair	loan	
program	to	help	existing	homeowners	stay	in	their	homes	and	make	them	safe	and	healthy.	
Throughout	Sullivan	County,	homeowners	are	experiencing	challenges	obtaining	home	
improvement	loans	from	traditional	lenders—46%	of	applicants	for	home	improvement	loans	
were	denied	from	2013-2017.	During	this	same	period,	55%	of	home	improvement	loan	
applications	by	Monticello	homeowners	were	denied.	Several	jurisdictions	across	the	country	
have	created	loan	loss	reserve	funds	that	guarantee	some	portion	of	loans	against	future	default	
and	therefore	encourage	lenders	to	extend	credit	to	those	with	imperfect	credit	or	low	home	
equity.	Sullivan	County	may	benefit	homeowners	greatly	by	establishing	such	a	loan	program	as	
a	pilot	and	work	with	lenders	to	make	capital	available	to	homeowners	who	seek	to	improve	
their	houses.	
	
Immediate first step: Sullivan County Land Bank creates homeowner resource guide that lists all 
available resources to repair, rehabilitate, or purchase a home. Task force shares these resources 
with owners with code violations and Monticello residents more generally. 
Critical follow-up: Monticello establishes that increased homeownership and safe and healthy 
homes are a goal. Village  works with task force, county, and key nonprofits to target more available 
resources to the village. 
Next steps: Task force and county explore the creation of a home repair loan fund to improve 
homeowners’ access to private capital to improve their homes. 

 
14. Reach an Agreement with County to Ensure  That When it Expands County Offices, it Does so in 

Ways That Revitalize the Village and Do Not Reduce Village Tax Revenues  
 
During	the	research	phase	of	this	report,	the	county	purchased	an	occupied	office	building	
within	the	village	for	an	expansion	of	staff	offices.	This	purchase	removed	a	viable	commercial	
property	from	the	tax	rolls	and	offered	no	net	benefit	to	the	village.	As	a	partner,	the	county	can	
contribute	to	the	viability	of	its	county	seat	by	purchasing	and	rehabilitating	a	vacant	property	
when	it	seeks	to	expand	its	presence	in	the	village	or	by	taking	other	actions	to	ensure	that	its	
expanded	presence	serves	to	benefit	the	village	and	its	revitalization	goals.		

 
Immediate first step: Village should meet with the county to discuss the ramifications of the 
county’s decision to purchase an occupied office building and remove it from village tax rolls. 
Critical follow-up: When county has need for additional office space in its county seat, it should sit 
down with village to discuss the feasibility of various options, including using tax credits, grants, and 
other available resources to reactivate one or more vacant properties within the village.  

 
I. Matching Tools to Markets  
 
When	it	comes	to	problem	property	remediation	and	prevention,	it	is	essential	to	understand	what	
types	of	real	estate	markets	exist	in	various	neighborhoods	and	tailor	actions	to	those	markets.	The	
majority	of	the	tools	recommended	in	this	plan	should	be	applied	throughout	Monticello	over	time,	
but	the	table	below	defines	markets	in	which	to	focus	early	efforts	for	highest	impact.	For	example,	
while	the	village	should	enforce	a	new	vacant	property	registration	law	throughout	the	village,	in	A	
and	B	markets	where	the	property	values	are	highest,	there	is	sufficient	value	in	a	property	for	an	
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owner	to	recover	their	investment	through	rental	or	sale.	In	these	markets	the	village	should	
aggressively	enforce	registration	laws.	In	weaker	G	and	H	markets,	by	contrast,	there	may	be	fewer	
options	for	an	owner	to	sell	or	rehabilitate	a	vacant	property	and	enforcement	will	therefore	have	
less	impact.	Recommendations	for	creating	a	tax	force	and	adopting	an	annexation	policy	are	
village-wide	tools,	so	they	are	not	included	below.		

Tools Brief Explanation A B C D E 

Consistent, strategic 
code enforcement 

After completing inspections of all rental and vacant properties, 
focus on investor-owned properties in B, C, and D markets. All three 
market types have substantial percentages of investor-owned 
properties. Values in B and C markets should be sufficient support 
property investments. Where enforcing the code re: owner-
occupied properties, pair with home repair grants and loans 
wherever possible. 

 X X X  

Vacant property 
registration 

Enforce most aggressively in downtown and in high value 
residential neighborhoods where owners can recover rehabilitation 
expenses through sale or rental.  

X X   X 

Enforce rental 
registration  Identified markets have a high percentage of rentals.   X X X 

Make village whole for 
code and tax liens 

Markets experiencing the highest levels of tax foreclosure. Where 
the county pays all tax and code liens, it will incentivize the village 
to pursue code violations and make exterior repairs to be 
reimbursed from sale proceeds.  

 X X X  

Financial counseling 
for at-risk owners  

Markets that have high homeownership and troubling amounts of 
foreclosure.  X    

Subsidized rental code 
compliance  

In all markets where subsidized housing voucher holders are 
renting. X X X X X 

Reactivate Broadway Targeting tools to Broadway to reactivate downtown.     X 

Mandate buyers cure 
code violations within 
90 days 

Identified markets have the highest investor activity and code 
violations tracked to date.     X X 

Clear rules for 
investors Markets experiencing the highest levels of new investment.     X  

Use 19A for 
abandoned, tax-
compliant residential 
properties 

Markets where properties have sufficient value to attract a 
homeowner or investor willing to adequately manage the property.  X X X   

Partner with 
nonprofits to provide 
home repair loans and 
grants 

Markets with high investor activity that offer homeowners the 
highest risk of displacement should they not be able to maintain 
their home in a safe, healthy condition.  

  X X X 
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Create a home repair 
loan program 

Markets with vulnerable homeowners who risk losing their homes 
due to deteriorating housing conditions.   X X X  

Reactivate downtown 
buildings for county 
use  

Downtown high vacancy market in county seat offers opportunity 
for county to reactivate property and help revitalize area.     X 

 
J. Metrics for Monitoring Success 
 
Sullivan	County	Land	Bank	and	Monticello	seek	to	monitor	the	implementation	and	outcomes	of	
this	plan.	The	village	and	its	partners	will	need	to	develop	a	system	to	ensure	that	as	new	activities	
move	forward,	data	are	collected,	summarized,	and	shared	at	regular	intervals.		

This	plan	will	be	successful	if	it	allows	the	county,	land	bank	and	village	to:	
• Understand	the	scope	and	scale	of	problem	properties	in	Monticello	and	elevate	the	

issue	to		village	and	county	priorities;	
• Improve	the	laws	and	code	enforcement	practices	for	dealing	with	vacant	properties;	
• Define	and	implement	tools	that	work	in	each	neighborhood	market;		
• Build	capacity	to	enforce	local	and	state	code	and	hold	lenders	and	owners	accountable	

for	the	care	and	maintenance	of	foreclosed	and	vacant	properties;	and	
• Prevent	new	vacant	houses	by	keeping	at-risk	homeowners	in	their	homes.	

	
 
METRICS	FOR	MONITORING	SUCCESS	
	 Metrics	

Residential	
Properties	

§ #	Housing	Units	
§ #	of	Owner-Occupied	Housing	Units	
§ #	of	“Non-Investor	Owned”	Residential	Properties	

Distress	and	
Blight	

§ #	of	Residential	Properties	Cited	for	Code	Violations	
§ #	of	Rental	Properties	Cited	for	Code	Violations		
§ #	of	Bank-Owned	Properties	Cited	for	Code	Violations	
§ #	of	Commercial	Properties	Cited	for	Code	Violations	
§ #	of	Homes	with	Foreclosure	Filings	
§ #	of	Vacant	Residential	Properties	
§ #	of	Vacant	Commercial	Properties	

Investment	
and	Strength	

§ #	of	Residential	Property	Sales	
§ #	of	Residential	Property	Sales	to	Investors	
§ #	of	Residential	Property	Sales	Over	$75,000	and	Over	$150,000	
§ #	of	Properties	with	Permits	for	New	Residential	Construction	
§ #	of	Residential	Properties	with	Permits	for	Renovation	

 
 
Conclusion  
The Village of Monticello has an extraordinary opportunity to leverage new employment 
opportunities and amenities in the area to attract new homeowners and renters and reactivate 
long-vacant buildings. This plan was written expressly for a small municipality in a rural county 
with very limited resources. The Sullivan County Land Bank has agreed to be active partners in 
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staffing the task force and guiding next steps. The village, however, will lead this effort to 
eliminate derelict and abandoned properties and restore integrity to every village neighborhood.  
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