
A long-term timber investment property that is protected by a 
conservation easement, with maturing timber resources, solid 

access, and positive cash flow from recreational leases. 

Price: $4,680,000 



Cranberry Forest represents a long-term 
timber investment opportunity with 
attractive species composition, and a high 
quality timber resource, well-positioned for 
robust asset appreciation. 

The ownership, The Conservation Fund 
(TCF), is a nonprofit conservation 
organization whose Mission Statement is: 
“TCF, working with public, private and 
nonprofit partners, protects America’s 
legacy of land and water resources through 
land acquisition, sustainable community 
and economic development, and leadership 
training, emphasizing the integration of 
economic and environmental goals.” Their 
goal in divesting this property is to raise 
funds to further their forestland 
conservation work on new projects. 

Investment highlights include: 

• Northern Adirondack Park location, a
region with solid forest product
markets;

• Exceptional, maturing timber investment
asset with a standing timber value well
above the asking price;

• Ideal species composition, dominated
by northern hardwoods, black cherry,
spruce/fir and white pine;

• Developed access facilitating future
forest management activities and
recreational pursuits;

• Existing recreational lease program
with income exceeding annual taxes;

• Subject to a conservation easement
held by the State of NY, an excellent
partner as the new owner manages the
timber resource.

The property is located in a rural, highly scenic region of northern New York, situated just north of 
Cranberry Lake, the 3rd largest lake in the Adirondack Park. The small community of Cranberry Lake is 
located at the lake's northern end and just south of the land.  

The region is known for its productive forest resource, particularly its black cherry, maple and softwood 
stands, with well-developed forest product markets extending over the border into Canada. 

The community of Tupper Lake is located 26 miles to the east. New York City is a 5.25-hour drive to the 
south, while Montreal, Canada is a 2.45-hour drive to the northeast.  



Cranberry Forest offers ideal access, facilitating 
forest management activities on all of the land. 
Access to the property is via State Route 3, Tooley 
Pond Road, right of ways and a comprehensive 
internal road network. 
  
The southern section of the land is accessed by 
Route 3, where there are 1.1 miles of frontage and a 
developed right-of-way road north of the Grasse 
River. The western end of the land offers 2.63 miles 
of frontage along the paved Tooley Pond Road. 
  
Internal access is provided by over 15 miles of 
developed gravel roads, suitable for summer, fall 
and winter forest operations. Winter roads add an 
additional 3.5 miles of access. The entire road 
network has developed landing areas, ready to 
support future silvicultural operations. In addition, 
extensively established gravel pits facilitate future 
road maintenance. 
 

The Conservation Fund owns the property. Property 
taxes for 2021-22 were $43,797. However, the 
assessments do not reflect the recent conservation 
easement transaction, which will reduce the 
property tax burden by as much as 46% so that the 
future annual tax burden will be ROUGHLY $22,000. 
The land is enrolled in and subject to, New York 
State’s Real Property Tax Law, 480-A. Access to 
detailed documents related to the property are 
available upon execution of an NDA which is 
available upon request or at the Fountains Land 
website. 
  
There are three recreational leases covering the 
land with various associated camps. The annual 
lease income is roughly $30,000. 



The property holds a considerable footprint, spanning 
nearly 5 miles east to west and nearly 2.6 miles north 
to south. This landscape covers various terrain, with 
the commercial timberland characterized by mostly 
rolling slopes. The upland sites support northern 
hardwoods and black cherry stands, while the lower, 
level sites host mixed species and softwood stands. 
The center of the tract is bisected by the wild and 
scenic South Branch of the Grass River, a water and 
forever wild forest corridor owned by the State of 
New York.  

Elevation throughout the land ranges from a high 
point of 1,652' to a low point of 1,400' at Dillon 
Pond. This relatively narrow, high-to-low 
elevation gap creates mostly rolling terrain with 
minimal steep slopes, facilitating forest 
management activities and road maintenance.   

There are 5 named streams running through 
the property and various wetland habitat 
areas supporting several small, scenic ponds. 
The protected, 16-acre Dillon Pond is located 
along Tooley Pond Road at the land’s southwestern 
edge.  

The 36 acres west of Tooley Pond Road (see maps for 
location) are not covered by the conservation 
easement and are available to build a camp or 
homesite and sell separately from the main tract. 

Considering the land's large size, this is one of the 
more carefully managed forest properties in the 
region, where for 40 years, the silvicultural focus has 
been on producing high-quality stands. 



 
Timber data in this report are based on a 
timber inventory conducted in Spring 2018 by 
the ownership's forest consultant, F&W 
Forestry Services. Three hundred one 
inventory points were sampled (1 plot per 21.2 
acres). Upon adding growth for the 2018-2022 
seasons, the data reveals a total sawlog 
volume of 35,562 MBF International ¼" scale 
(5.6 MBF/acre) and 78,047 pulpwood cords 
(12.3 cords/acre). The combined total per acre 
volume is 23.5 cords. F&W assigned stumpage 
values to the volumes in September of 2022, 
producing a property-wide Capital Timber 
Value (CTV) of $6,162,700 ($968/commercial 
acre). See the Timber Valuation in this report 

for details.  
 
Species Composition: 
 

A species composition dominated by 
hardwoods prevails, with hardwoods at 73% 
and softwoods at 27% of total volume. Species 
composition for all products combined offers 
a favorable mix and is dominated by black 
cherry (30%), The Maples (34%),  yellow birch 
(7%), Spruce/Fir (12%), and white pine (9%), 
with the balance consisting of miscellaneous 
species. The sawlog species breakdown is led 
by black cherry, with softwoods and The 
Maples accounting for much of the balance 

(see graph below).  
 
Stocking and Stem Quality: 
 

Overall, forest stocking is fairly consistent 
throughout the property, with nearly all stands 
fully stocked with overstory sawlogs and pole-
sized stems (the latter being 7" -11" hardwood 
stems). Natural regeneration in the form of 
seedlings and advanced saplings have 
become established in areas that were 
previously harvested over the last 20 years. 
The average Basal Area (BA) is 75 ft2/ac on 
162 stems/acre. The acceptable growing stock 
basal area is 59 ft2/ac, indicating good stem 
quality, sufficient to fully stock each acre, 
ensuring robust asset appreciation in the 
coming decade. The black cherry resource is 
particularly appealing as it diversifies the 
species composition and offers a high, current 
& future veneer quality resource. 



Sawlog Value: 
 

Sawlog value is dominated by black 
cherry (46%), sugar maple (16%), white 
pine (12%), red spruce (11%), and red 
maple (8%).    
 

Diameter Distribution: 
 

The average diameter for all products 
combined by volume is 14", while the 
average sawlog diameter is 16". The 
average diameters for the four major 
species are black cherry  17.5", The 
Maples 15", white pine 24.5", and spruce/
fir 10". The white pine and black cherry 
resources are of particular interest as 
they are mature and available for considerable income generation once cash flow is desired.  
   
Management History: 
 

The forest has been carefully and professionally managed for the last 40 years by the same forest 
management team with the goal of concentrating growth on the best crop trees and promoting a mature 
age class. The silvicultural accomplishment is visible over the entire property setting the stage for robust 
asset appreciation over the coming decade.  
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The State of New York holds the conservation easement on the property with the easement terms 
administered by the Department of Environmental Conservation (DEC). A working forest "partnership" with 
The DEC offers the new owner predictability and cooperation, given the long history and solid reputation 
this Agency has in overseeing other conservation easements under its stewardship.  
  
The primary objectives of the easement are to limit development, prohibit subdivision, protect scenic and 
natural resource values, allow for sustainable forestry, and provide opportunities for recreational uses.   

  
Easement highlights include: 
 

Most sustainable and traditional forestry and sugarbush activities are permitted to support the long-term 
stewardship of the protected property; 
  
• Public recreation is allowed from December 16 until Labor Day 

weekend; 

• Silvicultural activities are limited to sustainable levels; 

• Certain no-harvest buffer zones apply along various streams and 
wetlands; 

• Three additional camps are allowed in the designated zone. 

Total GIS acreage is +/-7,211 with productive forested acreage 
(including roads) at +/-6,368. Total tax acreage is 7,252.7. 
 
The property is subject to various rights-of-ways, power line easements, and other rights as summarized in 
the owner's title. On the land, off Tooley Pond Road, is the former town landfill which covers 1-2 acres, 
which was closed in 1986. The DEC monitors the site for groundwater quality. A Phase 1 environmental 
report was conducted on the entire property in November 2021. Phase 1 and 10/2021 DEC monitoring report 
is available in the data room.  

Acreage Chart

Item Acres

GIS Acreage 7,211

No Cut Easement Acreage 158

Non-Productive Acreage 685

Total Non-Productive Acres
1 843

Total Productive Acres 6,368

Note 1 - Included in the productive acreage are 

31 acres of road surface given the timber 

inventory took plots in roads.



Cranberry Forest

Timber Valuation Summary
Prepared By

F&W Forestry Services, Inc.

St. Lawrence County, New York 7,211   Acres
September 2022 6,368   Commercial Acres

Species                    Volume Unit Price Range Total Value
MBF/CD Low High Likely Likely

   Sawtimber - MBF (Int. 1/4 Rule)
Black Cherry 6,513 275.00 375.00 300.00 1,953,800
Sugar Maple 1,547 350.00 450.00 425.00 657,700
Spruce/Fir 5,849 90.00 105.00 100.00 584,900
Red Maple 1,538 150.00 220.00 200.00 307,600
White Pine 4,258 100.00 135.00 125.00 532,300
Black Cherry Pallet 4,834 40.00 60.00 50.00 241,700
Hardwood Pallet 3,172 40.00 60.00 50.00 158,600
Sugar Maple Veneer 63 600.00 1,500.00 1,200.00 75,900
Black Cherry Veneer 220 600.00 1,500.00 1,000.00 220,100
Yellow Birch Veneer 65 600.00 1,000.00 750.00 48,400
Yellow Birch 565 220.00 280.00 265.00 149,600
Sugar Maple Pallet 1,948 50.00 85.00 55.00 107,100
Tamarack 1,806 30.00 45.00 35.00 63,200
White Pine Pallet 2,108 20.00 50.00 40.00 84,300
Yellow Birch Pallet 582 40.00 60.00 50.00 29,100
Hemlock 264 40.00 60.00 50.00 13,200
White Ash 72 140.00 200.00 185.00 13,300
Red Pine 55 50.00 90.00 60.00 3,300
Other Softwood 33 30.00 40.00 35.00 1,100
Aspen 39 30.00 50.00 40.00 1,600
Cedar 18 30.00 50.00 40.00 700
Beech 13 30.00 40.00 35.00 500

   Pulpwood - Cords
Hardwoods 62,912 8.00 14.00 13.50 849,300
Softwood 14,595 2.00 6.00 4.00 58,400
Hemlock 540 8.00 14.00 13.00 7,000

   Totals
Sawtimber Total 35,562   MBF $5,248,000
Sawtimber Per Acre 4.932   MBF $728
Sawtimber Per Comm. Acre 5.584   MBF $824

Cordwood Total 78,047   Cords $914,700
Cordwood Per Acre 10.8   Cords $127
Cordwood Per Comm.  Acre 12.3   Cords $144

Total Per Acre $855

Low High Likely

$5,556,000 $6,680,000 $6,162,700

The volumes and values reflect estimated total capital value of merchantable timber.
The volumes and values are not a liquidation value.

Prices are adjusted to reflect, access, quality and operability of the site.

Total Value

301 BAF 10 Inventory Points - At the 95% CL - standard error of 9.4% for Sawlogs, 7.8% on Pulpwood and 6.06% on all products

BASED ON SPRING 2018 INVENTORY CRUISE BY F&W FORESTRY - 5 YEARS GROWTH ADDED (3% ON SAWLOGS AND 1% ON PULPWOOD) WITH 2020 HARVEST REMOVALS
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New York State
DEPARTMENT OF STATE
Division of Licensing Services Customer Service:  (518) 474-4429
P.O. Box 22001  Fax:  (518) 473-6648
Albany, NY 12201-2001  Web site:  www.dos.state.ny.us

New York State Disclosure Form for Buyer and Seller 

THIS IS NOT A CONTRACT
New York State law requires real estate licensees who

are acting as agents of buyers and sellers of property to
advise the potential buyers and sellers with whom they
work of the nature of their agency relationship and the
rights and obligations it creates. This disclosure will help
you to make informed choices about your relationship with
the real estate broker and its sales associates.

Throughout the transaction you may receive more than
one disclosure form. The law requires each agent assisting
in the transaction to present you with this disclosure form.
A real estate agent is a person qualified to advise about
real estate.

If you need legal, tax or other advice, consult with a
professional in that field.

Disclosure Regarding Real Estate
Agency Relationships

Seller’s Agent
A seller’s agent is an agent who is engaged by a seller to
represent the seller’s interest. The seller’s agent does this by
securing a buyer for the seller’s home at a price and on
terms acceptable to the seller. A seller’s agent has, without
limitation, the following fiduciary duties to the seller:
reasonable care, undivided loyalty, confidentiality, full
disclosure, obedience and duty to account. A seller’s agent
does not represent the interests of the buyer. The obligations
of a seller’s agent are also subject to any specific provisions
set forth in an agreement between the agent and the seller.
In dealings with the buyer, a seller’s agent should (a) exer-
cise reasonable skill and care in performance of the agent’s
duties; (b) deal honestly, fairly and in good faith; and (c)
disclose all facts known to the agent materially affecting the
value or desirability of property, except as otherwise pro-
vided by law.

Buyer’s Agent
A buyer’s agent is an agent who is engaged by a buyer to
represent the buyer’s interest. The buyer’s agent does this

by negotiating the purchase of a home at a price and on
terms acceptable to the buyer. A buyer’s agent has, without
limitation, the following fiduciary duties to the buyer:
reasonable care, undivided loyalty, confidentiality, full
disclosure, obedience and duty to account. A buyer’s agent
does not represent the interest of the seller. The obligations
of a buyer’s agent are also subject to any specific provisions
set forth in an agreement between the agent and the buyer.
In dealings with the seller, a buyer’s agent should (a) exer-
cise reasonable skill and care in performance of the agent’s
duties; (b) deal honestly, fairly and in good faith; and (c)
disclose all facts known to the agent materially affecting the
buyer’s ability and/or willingness to perform a contract to
acquire seller’s property that are not inconsistent with the
agent’s fiduciary duties to the buyer.

Broker’s Agents
A broker’s agent is an agent that cooperates or is engaged
by a listing agent or a buyer’s agent (but does not work for
the same firm as the listing agent or buyer’s agent) to assist
the listing agent or buyer’s agent in locating a property to
sell or buy, respectively, for the listing agent’s seller or the
buyer agent’s buyer. The broker’s agent does not have a
direct relationship with the buyer or seller and the buyer or
seller can not provide instructions or direction directly to the
broker’s agent. The buyer and the seller therefore do not
have vicarious liability for the acts of the broker’s agent.
The listing agent or buyer’s agent do provide direction and
instruction to the broker’s agent and therefore the listing
agent or buyer’s agent will have liability for the acts of the
broker’s agent.

Dual Agent
A real estate broker may represent both the buyer and seller
if both the buyer and seller give their informed consent in
writing. In such a dual agency situation, the agent will not
be able to provide the full range of fiduciary duties to the
buyer and seller. The obligations of an agent are also subject
to any specific provisions set forth in an agreement between
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the agent, and the buyer and seller. An agent acting as a dual
agent must explain carefully to both the buyer and seller
that the agent is acting for the other party as well. The agent
should also explain the possible effects of dual representa-
tion, including that by consenting to the dual agency rela-
tionship the buyer and seller are giving up their right to
undivided loyalty. A buyer or seller should carefully con-
sider the possible consequences of a dual agency relation-
ship before agreeing to such representation.

Dual Agent with Designated Sales Agents
If the buyer and seller provide their informed consent in
writing, the principals and the real estate broker who repre-
sents both parties as a dual agent may designate a sales
agent to represent the buyer and another sales agent to
represent the seller to negotiate the purchase and sale of real

estate. A sales agent works under the supervision of the real
estate broker. With the informed consent of the buyer and
the seller in writing, the designated sales agent for the buyer
will function as the buyer’s agent representing  the  interests
of and advocating on behalf of the buyer and the designated
sales agent for the seller will function as the seller’s agent
representing the interests of and advocating on behalf of the
seller in the negotiations between the buyer and seller. A
designated sales agent cannot provide the full range of
fiduciary duties to the buyer or seller. The designated sales
agent must explain that like the dual agent under whose
supervision they function, they cannot provide undivided
loyalty. A buyer or seller should carefully consider the
possible consequences of a dual agency relationship with
designated sales agents before agreeing to such representa-
tion.

This form was provided to me by (print name of licensee) of 

(print name of company, firm or brokerage), a licensed real estate broker acting in the interest of the:

( ) Seller as a (check relationship below) ( ) Buyer as a (check relationship below)

( )  Seller’s agent ( )  Buyer’s agent

( )  Broker’s agent ( )  Broker’s agent

( )  Dual agent

( )  Dual agent with designated sales agent

If dual agent with designated sales agents is checked: is appointed to represent the buyer;

and is appointed to represent the seller in this transaction.

I/We acknowledge receipt of a copy of this disclosure form:

signature of {   } Buyer(s) and/or {   } Seller(s):

Date: Date: 

Michael Tragner Fountains Land Inc.




