
 

Price: $3,080,000 

4,202 GIS Acres 
Fine and Pitcairn, St. Lawrence County NY 

Quality sugar maple resource, good access,  
stunning shore frontage along Greenwood Lake  

and a revenue-generating hunt club program  

GREENWOOD LAKE FOREST 

Fountains Land, an F&W company, 10 Pine St Glens Falls, NY 12801 
Contact: Todd Waldron ~ todd. Waldron@fountainsland.com ~ Cell: 518-926-8734 

fountainsland.com 



LOCATION 
The 4,202-acre Greenwood Lake Forest is a quality 
sugar maple timber land property, now available for sale 
in New York’s Adirondack Mountains. The property’s 
solid investment opportunity is driven by a 
professionally-managed, well-stocked northern 
hardwood resource and a long history of recreational 
leasing opportunities. Greenwood is located just west of 
the village of Star Lake, NY, in the town of Fine, St. 
Lawrence County. The surrounding region offers a 
‘vintage’ Adirondack experience, consisting of an 
expansive quilt of working and protected forestlands 
which are dotted with countless lakes, ponds and rivers. 
 
NY State Route 3 passes through the area, linking the 
northwest Adirondack foothills to regional population 
centers east and west. Tupper Lake is situated 40 miles 
east of the property, while Watertown is located 45 
minutes to the west. Plattsburgh is 105 miles east (2 
hours), while Ottawa lies only 120 miles northwest and 
Syracuse is within an easy 2 hour commute by car.  
Montreal is 155 miles northeast (3.5 hour commute by 
car) and New York City and Boston are 6.5 hours 
southeast and east respectively.   
 
ACCESS 
Access to the property is considered exceptional for a 
timberland property of this size in the Adirondacks. 
There are three strategic points of access along the 
northern, eastern and western boundaries, which 
enhance forestry operations and provide multiple entry 
options to various timber stands. Access is as follows:  
 
State Route 3 – Approximately 6,700 feet of frontage 
along this strategic forest products transportation route 
connecting the region with Interstate 81 and the Tupper 
Lake region.  
 
Ridge Road – 1,000 feet of frontage along Ridge Road, 
the primary access point to the eastern half of the 
property. A gated internal woods road system provides 
seasonal 4-WD access to the forest here. 
 
Greenwood Road – access to the southwest corner of 
the property. Gated woods road continues for several 
miles, providing access to nearby recreational camps 
and some of the best quality sugar maple stands in the 
Adirondacks.  

CAPTION 

CAPTION 

Fountains Land  —  Specializing in the sale of forestland and rural estates. 

Greenwood Lake has a professionally managed 
timber resource and a lot of curb appeal—a 
beautiful pond, good access and a strong hunting 
lease program. 

Middle— Year round access along State Route 3 
Bottom— A quality sugar maple stand situated in the 
southwest corner of the property is as nice as it gets 
in the Adirondacks.   



ACCESS (continued) 
Along with its extensive paved road frontage, 
Greenwood Lake has an internal jeep road 
network that provides four-wheel-drive access 
well into the heart of the property. Two gated 
entry points from Route 56 and Stark Road 
converge just a few hundred yards off the 
pavement and continue southward for a couple 
of miles toward the far southern boundary. 
 
SITE OPPPORTUNITY  
Greenwood Lake Forest has all the key 
ingredients necessary to grow quality northern 
hardwood timber while also offering quality 
water frontage and a long-standing hunting club 
program whose annual revenue exceeds 
property taxes.  
 
The property’s favorable terrain and site 
productivity are characteristic of the surrounding 
northwestern Adirondack foothills – gentle 
slopes, productive hardwood growing sites, and 
reasonable operability. Its named for Greenwood 
Lake, a stunning eleven-acre pond situated 
within the far southern hills of the property. The 
approximately 2,200’ of shoreline frontage is 
absolutely gorgeous and is accented by granite 
cliffs along the entire western shore.  A nice 
recreational lease camp overlooks the water’s 
edge along the north shore and this is a popular 
swimming destination for the club members. 
 
Greenwood Lake Forest’s terrain is best 
described as undulating hardwood ridge ground 
with good growing conditions along the mid 
slopes and occasional granite outcroppings on 
some of the ridges.  The lower lying areas are 
comprised of naturally diverse wetlands and 
fresh water streams that are key habitat features 
for wildlife. Greenwood Creek and Yellow Creek 
are the two main stream basins on the property 
and both drain north towards the Oswegatchie 
River and eventually the St. Lawrence River.  
 
PROPERTY TAXES 
Annual property taxes in 2017-2018 are $20,478, 
while reported hunting lease income is $28,708. 
The property Is NOT enrolled in New York State’s Real Property Tax Law 480-A, which significantly 
reduces the annual tax burden. Greenwood Lake Forest is listed as Town of Fine and Pitcairn tax parcels 
201.004-1-10.1, 201.004-1-10.2, 201.004-1-8, 201.004-2-14, 201.004-2-15, 201.004-2-3, 201.004-2-7, 201.004-2-8, 
212.000-1-10, 212.000-1-2, 212.000-1-3, 212.000-1-4, 212.000-1-8, 212.000-1-9, 212.001-1-35, 212.003-1-10, 
212.003-1-21, 212.003-1-8, 212.003-1-9, 213.000-1-18, 213.000-1-2, and 213.000-1-3. Deed information can be 
found in the St. Lawrence County Clerk’s office in Book 2008 page 7241.  Tax acres are reported at 4,265 
acres, while GIS acreage is calculated to be 4,202 acres. 
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The 11 acre Greenwood Lake’s northern shoreline is located 
on the property and offers stunning views. 

Greenwood Lake Forest has a quality northern hardwood 
timber resource that is poised for asset value growth over 
the coming decade. 



TIMBER RESOURCE  
Greenwood Lake Forest’s quality northern hardwood timber 
resource is distinguished by its high sawtimber value, 
which is dominated by sugar maple, birch and cherry. This 
professionally-managed timber resource offers a great 
deal of silvicultural flexibility for the next ownership. 
  
2016 Timber Inventory: 
Timber information provided in this report is based on a Fall 
2016 timber inventory. Overall, 357 BAF 10 factor points 
were taken with sampling statistics at ±12.6% for sawlog 
products and ±5.9% for all products at the 95% Confidence 
Interval. These data have been adjusted for quarterly 
growth from after the inventory through Q2 2018. Total 
sawlog volume is 11,433 MBF International ¼” scale (3.244 
MBF/commercial acre) with 50,617 pulpwood cords (14.4 
cords/commercial acre).  Combined, total commercial per 
acre volume is 20.9 cords, a figure that is above average for the region. Based on this information, Capital 
Timber Value (CTV) has been recently established at $2,423,200 ($577/acre) and reflects a quality timber 
resource that is ideally positioned for value growth over the coming decade.  
  
Species Composition and Stocking: 
Greenwood Lake’s desirable species mix 
is dominated by a portfolio of quality 
northern hardwoods that represent three 
quarters of the total stocking across the 
property. The maples represent nearly 
half (48%) of total volume by species. The 
remaining species are common northern 
forest associates and include white pine 
(16%), misc. hardwoods (10%), black 
cherry (9%), misc. softwoods (7%), 
yellow birch (6%) and ash (4%).  Sawlog 
volume by species is displayed in the 
second graph to the right. 
  
Property-wide, basal area is 79.9 square 
feet, a level indicative of well-stocked 
hardwood stands near the desired B-line 
for optimum stand production. 
Greenwood Lake Forest has been 
carefully managed by F&W Forestry’s 
Tupper Lake team for several decades. 
The last harvesting occurred on the 
property during the winter of 2015, where 
a number of hardwood stands were 
released/regenerated.  Prescriptions 
utilized include overstory removals with 
reserves and shelterwood seed 
harvesting.  
 
In general, timber quality is above 
average, specifically in the maple stands 
located at the end of Greenwood Road. 
The current ownership’s goals have been to maintain and improve overall forest health and sustainability, 
and to manage for high-quality hardwood sawtimber products and long-term asset appreciation.  

Fountains Land  —  Specializing in the sale of forestland and rural estates. 



TIMBER RESOURCE (continued) 
Sawlog Volume & Value: 
Sawlog volume is dominated by white 
pine and sugar maple, which 
collectively make up 58% of the 
property’s eleven million board feet of 
sawtimber volume. For the investor 
who has been considering a 
Northeast timber property, this 
professionally-managed property with 
such a significant volume of quality 
sugar maple volume is a must-see. 
Other key species by sawtimber 
volume include black cherry (11%), 
red maple (8%) and a suite of ash, 
birch, basswood and other pines that 
make up the balance.  
 
Nearly 60% of the total sawlog value 
is firmly rooted in two desirable 
hardwood species – sugar maple 
(37%) and cherry (21%). The nearly 
three and a half million feet of white 
pine represents 17% of total sawlog 
value. Having a fast growing species 
like white pine in the mix diversifies 
opportunities for cash flows and 
markets as the quality hardwood 
stands continue to develop and 
accrue value.  
  
Diameter Distribution: 
With its long management history, 
Greenwood Lake Forest’s timber 
resource has a balanced diameter 
class distribution across the pole and 
sawtimber spectrum. This sets the 
stage for both steady asset 
appreciation and a potential harvest 
program during the next ownership 
cycle that is capable of generating 
modest income.  Poles represent 37% 
of the diameter distribution by total 
volume, while total volume across the 
sawlog class is evenly distributed 
between the 12-14” classes (25% of 
volume) 15-18” classes (21% of 
volume) and 18” and up (16% of 
volume). There is a good balance of 
harvest-ready, financially mature 
sawtimber and younger sawtimber stems, which can continue to grow over the next ownership cycle.   
  
Sawlog diameters for key species include sugar maple: 15.1”; black cherry 16.9” and white pine 18.1”.  
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Fountains Land is the exclusive broker representing the seller's interest in the marketing, negotiating and sale of this property.  Fountains has an ethical and legal 
obligation to show honesty and fairness to the buyer.  The buyer may retain brokers to represent their interests. 

All measurements are given as a guide, and no liability can be accepted for any errors arising therefrom.  No responsibility is taken for any other error, omission, or 
misstatement in these particulars, nor do they constitute an offer or a contract.  We do not make or give, whether in these particulars, during negotiations or otherwise, 

any representation or warranty in relation to the property. 



 TIMBER VALUATION 
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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: 

Todd Waldron Fountains Land

X

X


