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PROJECT OVERVIEW 
 
 Overview  
 
 Our analysis has concentrated on the demand for housing from population growth in the 
Watertown / Fort Drum Region due to the expansion and transformation that has occurred at the Fort 
Drum Military Base. Throughout the report we will be referring to specific army and housing 
terminology.  A detailed explanation of these terms, reference sources and acronyms are 
located in the addendum of the report. The addition of new troops to the region has put constraints 
on the housing market, and there remains limited private or public investment in the community to 
accommodate the additional demand. It is projected that 6,251 soldiers will move to the Watertown / 
Fort Drum area as part of the transformation (2003 – 2008). The need for housing within the region is 
specifically related to the expected growth of 3,690 soldier households between 2005 and 2008, and 
mobility of existing renter households; basically the additional or new growth.   
 
 Our analysis concentrates on the demand for housing within the Watertown / Fort Drum housing 
market area. This area is referred throughout this report as the Primary Housing Market. The report will 
address community housing as a whole, and is not specific to the needs of the army.  Adequate and 
affordable housing is required by army personnel and existing civilian households in the region, and this 
analysis will outline prospective development segments and options that should be provided to 
accommodate these needs.    
 

Military Housing   
  

Currently, there are 2,272 on-base rental-housing apartments situated at the Fort Drum Military 
Base that are specific to family military personnel. There are eight privately owned rental projects located 
within the Watertown / Fort Drum region that are currently under lease agreements with the Army as 
Section 801 Housing totaling 1,598 units, and additional projects in secondary areas that provide 402 
rental units.  The Section 801 housing contracts are set to expire starting in 2007, and all will expire by 
2010. These projects will convert to some form of market rate housing at lease expiration.  In addition, it 
is estimated that there are between 400 to 500 military families residing in owner-occupied single family 
housing throughout the region based on information provided by the Army housing division and various 
reports prepared for the military.  In addition, 125 households reside in outlying areas including the 
Syracuse market. 

   
In order to accommodate growth at the military base, an additional 845 units will be built on post 

to increase on-base housing from 2,272 housing units to 3,117. There are also plans for a 2nd phase that 
is estimated to include 482 additional housing units. These new units will help to offset some of the 
additional demand, but will not accommodate the total projected growth to the region from the military.   
 

The Army has experienced significant constraints in locating suitable housing for new and 
existing soldiers in the market.  This resulted in increased occupancy levels and rental rates, and 
extensive wait lists at existing facilities throughout the market. While the army has expanded “short 
term” housing options for new troops, there is a sense of urgency to create new housing options to 
accommodate new soldiers in the immediate area.    
 
 Single (unaccompanied) enlisted soldiers that rank between E1 and E5 are required to remain on 
post in barrack housing. These barrack units are not included in rental housing statistics and provide only 
an adequate supply of housing to single soldiers within this category. We have assumed that the army 
will continue to expand on-base facilities to accommodate single soldiers within this classification, namely 
through additional barrack units on base. Our analysis does not address the housing needs of 
single soldiers with on-base housing requirements.     
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 Personnel Projections 
 
 Current and projected personnel at the Fort Drum Military Base are summarized below for 
accompanied (married) and unaccompanied (single) soldiers.    
 

TABLE 1 
FORT DRUM PROJECTED PERSONNEL 

2003 to 2008 
 

Status 
 

2003 
 

2004 (2) 
2008 (1) 

Projected End-Strength 
Single Soldiers  5,373 6,090 7,574 
   E1 – E5 4,649 5,186 6,449 
   E6 – E9 370 295 367 
   Officers  354 610 758 
    
Married Soldiers  5,908 7,752 9,957 
   E1 – E5 2,741 4,453 5,721 
   E6 – E9 2,313 2,158 2,772 
   Officers 854 1,141 1,465 
    
Total Personnel  11,281 13,842 17,532 

Source:  Army Housing and GAR Statistics  
 

(1)  Projected end-strength is expected to be in place by December 2008.   
(2) Extrapolated totals based on 2006 ratio of end-strength households and 2004 military households   
 
Army Personnel  

 
 By December 2004, troop strength had grown from 11,281 to over 13,842 - an increase of 2,561 
soldiers. By the spring of 2005, additional soldiers were arriving, creating an extremely tight housing 
market within the region. Recent deployments have temporarily eased the tight market conditions. 
However, many of the deployed soldiers are expected to return to the region in the Spring of 2007, and 
will again create a significant shortage in the housing market.   
 

Based on Army provided data, the total soldier growth between 2004 and 2008 will include 3,690 
additional soldiers. This will include 220 unaccompanied (single) soldiers with a rank of E6 or above. 
Single soldiers above the rank of E6 are expected to find housing in the general market and are not 
provided housing in Army controlled units. These unaccompanied soldiers will be considered as part of 
our analysis. In addition, it is expected that 2,205 of the 3,690 new soldiers to arrive by 2008 will be 
accompanied. These new families will increase demand for housing and be considered part of our 
analysis.  
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 Single Soldier Households (Unaccompanied) 

 
 Army projections indicate that the unrestricted growth of 220 single or unaccompanied soldiers 
will occur between 2005 and 2008. It is anticipated that these soldiers will look to find suitable housing 
either in smaller studio or one-bedroom rental units, or may consider a roommate situation and occupy 2 
and 3 bedroom rentals.  These 220 single soldiers are not provided on-base housing since they are higher 
ranked.     
 
  Family Households (Accompanied) 
 
 Army projections suggest that 2,205 family households will transition to Fort Drum between 2005 
and 2008. This market segment will have a significant influence on housing patterns and trends, 
especially larger 2 to 5 bedroom units based on the typical household size. We will explore the influence 
on the rental market and discuss the impact/potential for home ownership options for this demographic 
group.    
 
  Voluntary Separations (Geo-Bachelors) 
 
 The family household segment will include a portion of households that will move to the 
Watertown / Fort Drum area without their spouse or dependents. These are technically family 
households, but are referred to as Geographical bachelors since the spouse/family choose not to move to 
Fort Drum. These soldiers will likely look for affordable rental housing locally, since the majority of the 
BAH will be used to pay for family housing elsewhere. Accordingly, these geo-bachelors will look for 
affordable housing well below there BAH level.   
 
 Our analysis has identified that there are up to 2,300 existing geo-bachelors within the current 
soldier population. As many as 44% or 1,012 arrived prior to 2004, with the additional 1,288 arriving 
since 2005. Many of these soldiers will look to move their families into the market once suitable housing 
is found, but it is also strongly believed that a good percentage will remain separated from their families 
until their required stay expires. It is believed that the geo-bachelor population is higher than typical, 
since many of the soldiers were moved to Fort Drum, and subsequently immediately deployed; therefore 
choosing not to move their families for a short term, rather they would wait and move their families to 
the Jefferson County/Fort Drum area when their deployment ends. Many of the deployments for these 
geo-bachelors will end this spring when they are brought back to the United States from their current 
deployment status.  
 
 Those who remain geo-bachelors will still impact the need for housing, and some will likely 
choose roommate situations as a cost saving measure. This needs to be considered as part of unit mix, 
and it also influences overall demand. It should be noted that Army projections indicate that 
around 5% of the total end-strength will likely include geo-bachelors.    
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 Current Housing Market – Watertown / Fort Drum Region 
 
 Our research into the local housing market indicates that the rental market was extremely tight 
by January 2005. On-base and primary Section 801 housing units were fully occupied and the military 
housing division maintained an extensive wait list from new and existing troops. Secondary 801 housing 
projects located outside the 20-mile market area had typically maintained 65% - 75% occupancy levels, 
and were also full.  Occupancy at the larger market rate rental projects was 100% with wait lists, as well. 
Many of the new soldiers that have entered the market have taken occupancy in smaller projects, mainly 
two to four family residential properties that were either formerly vacant, or where landlords have 
displaced existing tenants to provide housing to soldiers. There was an extremely limited supply of 
suitable housing in the primary market area to accommodate the continued growth.   
 
 As of summer of 2006, the market had softened somewhat namely due to deployments. This 
short-term pattern was actually expected for two reasons: 
 

• The current deployment is more significant that what will be considered typical. 
 
• The deployment occurred after the new soldiers had been moved on a short-term basis to the 

Jefferson County/Fort Drum area. Accordingly, many did not bring families, and they did not have 
time to search for permanent places of residency.  

 
It is fully expected that the current economic conditions impacting supply and demand are short-

term and that the stable environment for operating performance in the Fort Drum area will improve 
subsequent to troops being moved back to the Jefferson County area. 

 
Affordable housing projects located within the City of Watertown and throughout the region are 

currently full, and have accommodated some of the displacement that has occurred in the market.  This 
displacement has been the result of increased rents and a tight housing market.  
 

Many of the affordable projects maintain wait lists for housing.  The affordable market will be 
detailed in the Supply Section of the Report.    
 
 In addition, families have relocated to areas further south of the Watertown / Fort Drum market, 
into southern Jefferson County and as far as the Syracuse market to find suitable housing. The military 
has identified up to 125 families living in the Syracuse market as of July 2006.    
 
 The deployment activity during 2005 softened the market, and created some vacancy at many of 
the market rate projects. On-base and 801 housing maintained levels over 90% occupancy. The current 
market situation does indicate availability of units. But again, this is primarily due to the deployment of 
the soldiers, and is expected to tighten as these troops return from their deployment.  
 
 The rent levels in the Watertown / Fort Drum area have been positively impacted during the 
transition, with most of the larger projects achieving $10 to $50 rent increases on a monthly basis. 
Smaller residential properties have experienced the largest rental change, with some increase near $100 
per month.   
 
 These increases occurred during 2005, and were a result of the initial increase in the military 
strength. There have been no increases since January 2006 and rents generally have remained consistent 
based on current market conditions. 
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 Discussions with real estate agents have indicated that the “for sale” market has been impacted 
by the population growth, and many soldiers have expressed interest in purchasing existing or new build 
housing. The interest has specifically been for moderate priced housing ranging from $75,000 to 
$125,000, for which there is limited supply of housing available.     
 
 Fourth Brigade   
 

It is our understanding that the 10th Mountain Division currently has a Fourth Brigade in place at 
Fort Polk.  While there are no plans to do so in the immediate future, if moved to Fort Drum, this unit of 
action could potentially increase troop strength by an additional 3,000 to 5,000 soldiers.  The net effect 
of these additional soldiers on the housing market would be consistent with the affect of the Third 
Brigade. Additional accompanied soldiers would require additional housing. This would put further 
restraints on the housing market, and increase housing demand projections for all segments of housing; 
affordable, market rate and home ownership.   
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 Market Concerns / Issues 
 
 There are a number of variables that have changed since our previous analysis, and there are 
additional concerns with regards to information provided. These include: 
 

• Army Information – Prior to 2005, information was gathered at the 
garrison level, and was not directly tied to the BAH pay schedule. This 
resulted in differing information between 2004 reports and more 
recent data provided by the Army as of August 2006.  The primary 
variation related to the ratio of married versus single soldier households. The 
information provided in 2006 differed significantly from 2004 information, 
regarding the ratio of family versus single. It is now believed that the make-up 
of the army is 56% family and 44% single soldier households. These ratios have 
been reapplied to data previously received in 2004.    

 
• Deployment – Based on our discussions with military officials, there has been 

and will continue to be a consistent deployment of troops. This deployment will 
include between 3,000 to 3,500 soldiers on an annual basis. While end-strength 
will be 17,532 households, the actual number of households that will require 
housing will be more consistent at around 15,500 households.   

 
In order to determine the long-term impact of the consistent deployment, we 
analyzed our demand model based on full troop strength/increase, and also 
analyzed a scenario reflecting typical deployment conditions. Accordingly, it is 
important to have an understanding of how the deployment calculations were 
applied.  

 
Deployment Calculations 

 
Deployment is estimated at 3,200 soldiers, occurring at a regular level over the 
next few years. These soldiers will typically be deployed for up to 12 months. 
We have made the assumption that ratio of family versus single soldiers within 
each deployed unit will be consistent with existing household data. This would 
result in a deployment of 1,382 single soldiers (43.2%) and 1,818 family soldiers 
(56.8%). Ratios for soldiers who will choose to retain their existing housing are 
supported based on tenant turnover experienced at many of the market rate 
developments within the area. Our assumptions include: 
 

• 25% of the Single households will retain their unit, and an 
estimated 75% will discontinue their lease arrangement or 
essentially give up their housing unit.  

 
• 65% of the family households will retain their unit, and 35% will 

discontinue their lease arrangement. This means that 65% of the 
families will remain in Jefferson County, with 35% of the designated 
“family” households moving back to their home location without 
retaining lease agreement. For the most part we feel that the 
distinguishing variables here will be families with school aged 
children versus those with non-school aged children or family 
households with simply a husband and a wife.    
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A series of calculations were performed to arrive at the stabilized demand for 
housing. The first included the apportionment of single and family soldiers in the 
rank categories. This was based on existing ratios for the entire end-strength. 
The next calculation was a factor applied to these households for retention of 
units. The remaining totals were then deducted from projected end-strength to 
derive the stabilized totals.  
 
The results indicated the loss of 50 single E6-E9 households and 104 single 
Warrants/Officers. For the families, the E1-E5 category was adjusted by 365, the 
E6-E9 was adjusted by 177, and Warrants/Officers was adjusted by 94.  

 
• Army Housing – The military continues to look to add additional on-base 

housing. There are discussions regarding the addition of approximately 300 
family apartments and 182 dormitory style housing units. While plans are not 
firm for these projects, we must account for the potential to add these units. 
Funding for the additional housing has apparently not been secured, but as in 
the past it has been evident that if the Army perceives a demand or need for 
additional housing units that the availability for funding is usually obtained. 
Accordingly, when making policy or housing decisions pertaining to the 
additional demand in the Watertown/Jefferson County area, it is felt reasonable 
to consider the additional impact of this prospect on base housing. Clearly, the 
dormitory style units that are proposed would directly influence the geo-
bachelor and single soldier classification.   

 
• Army End-Strength – The ratio of family to single soldiers continues to vary. 

Initial details provided by the army indicated a ratio of 44% family and 56% 
single households. This ratio has significantly changed based on new reports 
provided by the army, which indicates a 56% family ratio.  

 
• Voluntary Separations (Geo-Bachelors) - The concern with the ratios 

provided relate to the amount of voluntary separations that have occurred. 
Reports provided, support the assumption that up to 2,300 soldiers are 
identified as family households and have not and may not choose to move their 
families into the region. Again we have made assumptions based on more 
recent information, and a comparison between the G1 report and DFAS reports 
provided by the army.  

 
Voluntary Separations Calculation 

 
It is believed that during the initial growth prior to 2005, that 1,012 geo-
bachelors arrived at Fort Drum, and subsequent to the 2005, the remaining 
1,288 geo-bachelors moved to the region. Our analysis assumes that 60% of the 
2,300 soldiers will eventually move their families into the region, and require 
family housing. This amounts to 1,380 families. The remaining 920 geo-bachelor 
households were factored using a 25% single and 75% roommate factor. This 
indicates that 25% will remain single and find suitable housing, while 75% will 
look to a roommate situation, and therefore the need for a housing unit is not 
created. The 690 geo-bachelors that will look to a roommate situation will only 
require 345 housing units. Therefore, we have deducted these 345 units in the 
needs analysis; 230 geo-bachelors will require dormitory, efficiency unit or one-
bedroom type housing in the market. This need will be offset by the 182 
proposed RCI dormitory style units.   
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 One last point pertaining to the voluntary separations is that the current total was influenced by 
the known deployment. Troops that were moved to the Fort Drum/Jefferson County area from other 
regions knew that they were coming to this market only for a short period of time and would be deployed 
for active military duty. Accordingly, the ratio of singles moving to the market without their families was 
higher than typical. Lastly, it should be noted that our totals of 920 geo-bachelors are fairly consistent 
with military estimates at a total of around 5% of the end-strength will reflect geo-bachelors.  
 
 Conclusion 

 
Clearly there will be an unmet demand for adequate housing within the region based on the 

expanded demand (growth) from the Army. There will be continued need for additional market rate and 
affordable housing within the community, and ongoing demand from the existing population base, which 
is accounted for in our analysis as a function of mobility (movement by existing households), and 
population growth related to the service industry that has expanded in the region to accommodate the 
military growth.   
 
 The focus of our demand analysis and the results of the study apply to the anticipated growth in 
military personnel, and the movement of existing military and civilian renters as a result of displacement 
or affordability concerns. The current market is fully saturated and at stable occupancy levels, but has 
been able to accommodate the recent expansion that has occurred. There are very few options remaining 
in the Watertown / Fort Drum area for new troops entering the market, and surrounding areas have seen 
occupancy levels increase from the recent population growth.  
 

It is expected that those areas outside the primary area will continue to accommodate soldiers in 
the short term, and that as new housing is made available, many households will look to relocate closer 
to the Fort Drum Military Base.        
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 Demand Conclusions 
 
 Need for housing based on the total projected military growth and renter mobility patterns 
indicates that there is an unmet demand as for housing projected at up to 913+ housing units. 
Technically, these units will be needed by December 2008 to accommodate military growth and the 
displacement of existing renter households in the market.  

 
Our analysis also considers the need for housing based on stable deployment levels at 

the Fort Drum Military Base. This will essentially reduce the total number of military 
households in the market at any given time, due to deployment patterns. This accounts for 
the long-term housing need of the region assuming that the RCI units will be developed, and 
deployment remains consistent with army projections.  When accounting for stable 
deployment patterns, there is an unmet need for housing projected at up to 125 housing 
units (detailed within the report).   
 

TABLE 2 
UNMET DEMAND ANALYSIS 

PROJECTED DEMAND 
 Current  

End-Strength 
Army Household Growth – unrestricted (2005 to 2008) 2,426 
801 Housing Mobility 200 
Mobility Back From Syracuse  125 
Other Mobility 410 
Total Project Housing Demand 3,161 
   Less: RCI Build -845 
   Less: New Housing – Approved -331 
   Less: New Housing – County  -245 
   Less: RCI Phase II -300 
   Less: RCI Dormitory Housing -182 
   Less: Voluntary Separation/Roommate Situation -345 
  
Total Demand For Housing 913+ 

 
 Market Area Demand 
 
 The forecasted demand for new housing will come from three primary sources: 
 

• Growth at Fort Drum (military specific) between 2005 and 2008 – 3,690 soldier 
households. 

 
• 801 housing mobility assumes that secondary 801 housing will return to a stable 

occupancy level near 50%. This housing is not strongly desired by military 
personnel, and as additional units come on the market (whether on base or near 
post), they will reflect a more desirable living option. It must be remembered 
that those soldiers residing in the 801 housing need to utilize their full BAH like 
they will for other on base housing being developed. Accordingly, they are 
paying a fairly significant sum for living in an outlying area in a unit that is 
generally considered older and more dated in nature.     

 
• Soldier households residing in the Syracuse market will return – 125 soldier 

households currently located in the Syracuse market 
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• Other renter mobility (movement by existing renters within the market area, 
including both military and civilian households) and movement by existing 
renters underserved, unsatisfied or outside the primary market area that are 
either military or civilian households.   

 
As will be detailed within this report, projected growth will reflect the largest segment of demand 

over the next few months.  Renter mobility will reflect typical mobility patterns of existing renters that will 
look to move from their current rental situation either into different rental housing or home ownership.  
We have projected demand based on affordability levels and rent thresholds currently found in the 
market.  Demand from renter mobility will account for existing renters currently unsatisfied with their 
housing, either as a result of housing condition or rent overburden. The 801 mobility will reflect the 
movement of existing military personal that will look to move closer to the base, provided satisfactory 
housing is available. This is calculated based on historical occupancy levels at the secondary 801 housing 
projects that typically averaged in the 50 to 60% occupancy range, prior to the transformation.     

 
The results of this analysis indicate the need for up to 270 units to accommodate single soldiers 

and geo-bachelors, and up to 645 units to accommodate family households. This must be considered 
when establishing unit mix and unit design for new housing.   
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updated August 10, 2006
Pre-Transformation Households - 2003 11,281                                
August 2004 Military Households 13,842                                
Projected End Strength Households (2) 17,532                                
Projected Growth - 2005 to 2008 3,690                                 
2005 Projected End Strength 15,740                                
Prior Projected Growth 1,898                                  

Family 9,711                                  55.4%
Single 7,404                                  42.2%

 

Rank 2003 2004 (1) End Strength  (2) Growth (3) GAR Stabilized (9) Growth
E1 - E5 (2) 4,649     5,186       6,449                                  1,263                         5,272                         86         
E6 - E9 (2) 370        295          367                                     72                              317                            22         
Warrants/Officers (2) 354        610          758                                     148                            654                            44         

5,373     6,090       7,574                                  1,484                         6,243                         153       
47.6% 44% 43.2%  

Rank 2003 2004 (1) End Strength  (2) Growth GAR Stabilized (9) Growth
E1 - E5 (2) 2,741     4,453       5,720                                  1,267                         5,355                         902       
E6 - E9 (2) 2,313     2,158       2,772                                  614                            2,595                         437       
Warrants/Officers (2) 854        1,141       1,465                                  324                            1,371                         230       

5,908     7,752       9,957                                  2,205                         9,321                         1,569    
52.4% 56% 56.8%  

 Growth at End Strength GAR Stabilized (9)

Growth to Market - Singles (7) 220                                     66                              

Growth Stats - Married
Growth to Market - Family 2,205                                  1,569                         

Total Need from Army Growth - July 2006 (8) 2,426                                 1,636                       

(1) 2006 ratios for weighted average by rank and type based on 2004 soldier population  
(2) From Army supplied data - dated August 30th, 2006 applies as of 12/2008 
(3) Projected growth with current transformation based on 2003 households and DFAS demographics
(4) Households statistics utilized in prior report based on information provided by Army
(6) From G1 Report dated May 12, 2006 and new report Dated August 1, 2006
(7) E6 and above growth - no on-base requirments
(8) Based on 17,532 end strength
(9) Growth based on 2006 ratios for weighted averages by rank and type with one deployed unit

Single

Family

Current End Strength Ratio

FORT DRUM HOUSING - JULY 2006
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Demand Assumptions 
 
 Assumptions that have been applied to conclude the need for housing units include:   
 

• Our analysis deducts the 845 approved RCI units from the growth demand.  Essentially, 
these units will not be in place until 2009, therefore short term demand will be much 
greater.   

 
• We have deducted for proposed on-base housing including approximately 300 addition 

RCI build units, and 182 dormitory units.  
 
• Our analysis accounts for new approved multi-family housing in the market, including 

331 units that have received funding and/or are under construction. In addition, we have 
deducted for new housing starts within the target market area, totaling 245 units. The 
new units are primarily related to DANC projects and primarily involve State Tax Credit 
developments. There are currently four known projects. Relating to the housing starts, 
this accounts for single family development within the primary target market area that 
will accommodate additional growth, thus eliminating the need for additional new multi-
family units. This has been based on recent and current trends.  

 
• Renter mobility and 801 renter mobility will be detailed in the report. Essentially, these 

segments include the annual movement of existing renters that are unsatisfied with their 
current housing situation; either unsatisfied due to condition, unit size, or rent 
overburden.    

 
• Voluntary separations account for nearly 2,300 soldiers that are accounted as family 

households. We have adjusted to account a percentage of geo-bachelors that would 
choose a roommate situation, and therefore, not require a specific housing unit. This 
calculation is detailed on page 6, and results in a deduction of 345 units.   

 
• Our net demand considers renter mobility – willingness of renters to relocate, and project 

capture- the ability of the project to capture available renters.   These will be detailed 
later in the report.    

 
• Military growth will continue through December of 2008. The RCI build will not be 

completed until 2009.   
 

It should be noted that we have not accounted for other planned/proposed units that 
have been mentioned as potential developments, but have no firm plans or approvals in 
place.   
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 Additional Factors to Consider 
 

On the positive side, in addition to the net demand for 913 housing units (without deployment), 
the need for potential additional housing units may be influenced by the following: 
 

• Potential for spillover growth from employment in the service sector created by growth in 
the market. Recent economic reports obtained by DANC and reviewed by GAR Associates 
indicates that this spillover effect may not be significant. However, the impact of the 
additional military personnel at Fort Drum will clearly impact civilian employment, and 
may have an influence on housing.   

 
• The Fourth Brigade is in place at Ft. Polk, and would add 3,000 – 5,000 new troops to 

the area when this unit is moved.  
 

• Voluntary separations accounts for a significant portion of the family growth. It is 
expected that many of these soldiers will choose to relocate their families to the 
Watertown region post deployment. However, some will continue to serve their 
assignment as a voluntary separation. We have accounted for a 60% ratio of voluntary 
separations that will reconnect with family, and choose to move their families to the 
region. Any variation from this assumption will result in a change in unmet need for 
housing in the market. The resulting ratio of 920 geo-bachelors of the entire 17,532 
projected end-strength is 5.25%, and is consistent with historical information provided 
regarding this segment of the military. 

 
Deployment Impact 
 
The results of our analysis indicate that there could be a significant impact on the need for 

additional housing because of the Army growth based on consistent and stable deployment. We 
understand that on an annual basis, between 3,000 and 3,500 soldiers will be deployed. This will have an 
impact on the need for permanent housing, based on data previously provided on Page 6 of our analysis, 
where it was assumed that 25% of the single soldiers would retain their units, but that the majority 
would discontinue their lease agreements, and that 65% of the family households would retain their unit 
with 35% discontinuing. It is critical to recognize that the percentages and ratios applied, 
however, are purely estimates and could vary dramatically. Over time we will have the real 
answer as to what the impact of the consistent deployment is on the housing market, but 
our statistics have been based on recent and historical data.  
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Specific Demand Requirements 
 

 The following table shows the summary of housing needs to accommodate growth and mobility 
within the Watertown / Fort Drum region.  Growth will occur specifically from the transition at the Fort 
Drum Military base, which will add 220 single soldiers into the market, and 2,205 family households. 
Mobility accounts for the movement of existing households (both existing military and civilian households) 
that have taken occupancy within the region and would choose to relocate.    
  

Our analysis has segmented the demand by household affordability levels, including housing 
provided for lower-income affordable households at or below the 60% area median income levels, 
affordable housing for families earning between 60% and 90% of area median income levels, and pure 
market rate projects with no rent or income limitations. We have identified affordable housing as 
representing any housing complex that restricts occupancy based on minimum or maximum 
income limits.   

 
Projected housing demand from all demand segments is summarized below: 
 

TABLE 3 
NET HOUSING DEMAND – TOTAL UNITS 

 
Income Bands < 60%   60% - 90%  Market  
      
Family Growth Up to 140  Up to 255 Up to 250 
Single Growth  - Up to 135 Up to 135 
Totals Up to 140 Up to 390 Up to 385 
    
- Housing demand from projected growth and renter mobility 
- Breakdown based on affordability requirements and estimated  
  market rent thresholds that are detailed in the Demand Analysis. 
    

 
 The current 2006 Area median income for Jefferson County is $46,800, and the State Non-Metro 
area median is $49,900.  Both levels are considered when establishing affordability thresholds for income 
and rent levels.  Jefferson County maximum income levels are provided below based on household size 
for the levels at or below 60% of AMI and 90% of AMI: 
 

MAXIMUM INCOME ALLOWANCE 
  60% AMI 

Maximum 
90% AMI 
Maximum 

One Person  $20,940 $31,410 
Two Person  $23,940 $35,910 
Three Person  $26,940 $40,410 
Four Person  $29,940 $44,910 
Five Person  $32,340 $48,510 
Six Person  $34,740 $52,110 
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SUMMARY OF FINDINGS 
 
 Potential Housing Options   
 
 In order to accommodate demand, various housing types must be considered.  These include: 
 

Rental Housing 
 
  - Market Rate Garden style 
  - Market Rate town home / patio home style 
  - Dormitory style 
  - Rehabilitation of existing housing stock 
  - Affordable housing market at or below 90% AMI levels 
  - Senior housing market – market rate and affordable projects 
 
 Home Ownership 
 
  - New construction 
  - Rehabilitate existing housing stock 
  - Affordable Housing options 
  - Cluster development 
 
 Manufactured Housing   
 
  - Rental and ownership 
 

The concentration of these options will be explored throughout the analysis as potential housing 
alternatives.  Each housing type has been considered based on the requirements of the demand pool 
established, feasibility concerns with regards to construction costs and rent levels or selling price, and 
product desirability.  Later in the report, we will provide specific housing options that should be explored 
as potential developments to provide a mix of rental and home ownership housing to the market.      

 
 Projected Demand and Capture 
 

Our analysis has considered existing wait lists at area projects, projections from the Army 
Division considering household size, status, rank, age, etc. and other market factors to establish ranges 
for the various housing options.  Growth and renter mobility will provide the greatest support for new 
housing developments. These housing options are identified as follows:    

 
 Market Growth 

 
 Demand for new housing includes growth from the transformation occurring at Fort Drum for all 
non-restricted military personnel.  Our analysis has concentrated on the growth occurring from January 
2005 to 2008, which includes 220 single soldiers and 2,205 families being added to Fort Drum. Based on 
income levels and the military rank of these new households, there will be a limited need for affordable 
housing at or below 60% area median levels from the growth segment. However, if housing needs at 
higher income levels go unsatisfied, displacement of households at or below the 60% level 
could accelerate.    
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SUMMARY OF FINDINGS 
 

Much of the growth will occur in the E1 to E5 military ranks many of which would qualify for 
affordable housing at or below 90% area median income levels, but not below the 60% AMI income 
thresholds when considering salary and housing allowance.  Details of the income levels by rank and 
comparison to the affordability standards will be presented in the Market Section and Demand Analysis.   

 
 Existing Renter Mobility  

 
 This market segment considers the need for new housing or renovation of existing housing stock 
to accommodate movement from existing army and civilian renters in the market.  Our projections 
include a mix of affordable and market housing will be required to accommodate renter relocation. Renter 
mobility or turnover is typical of any market, but in the Watertown / Fort Drum market we are 
anticipating activity stimulated in large part by the demand influence by market growth.      
 

Mobility Calculations 
  <60% 60% - 90% Market  
Renter Households       16,078        16,078        16,078   
Previously Vacant           827            827            827   
  Less Vacant          (929)          (929)          (929)  
  Less Seniors       (1,940)       (1,940)       (1,940)  
  Less On-Base       (2,272)       (2,272)       (2,272)  
  Less 801       (1,598)       (1,598)       (1,598)  
Eligible Households       10,166        10,166        10,166   
Income Qualified          0.42           0.33          0.25   
Qualified Households        4,270         3,355         2,542   
  Less Subsidized       (2,866)          (331)             -     
Adjusted Households        1,404         3,024         2,542   
Target Income Band          0.65           1.00           1.00   
Mobility Factor 100% 40% 25%  
Net Demand           912          1,210           635       2,351  
10% Capture             91            121             64  276 
15% Capture           137            181             95  413 
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SUMMARY OF FINDINGS 
  

 Home Ownership 
  
 Home ownership is an additional segment that will be explored.  Currently, it is estimated that 
there are between 400 and 500 military homeowners in the market, based on information provided by 
the military, including housing reports and statistics. This reflects less than 4% of the total households at 
Fort Drum. We have considered the impact of the military stabilization program, current and projected 
salary levels for military personnel and the requirements of the military and existing civilian population 
looking to purchase housing.    
 
 Conclusion – Summary of Findings 
 
 There is sound support for the addition of up to 913+ new housing units in the Watertown / Fort 
Drum market area due to the Fort Drum transformation and consideration of the impact on existing 
renter patterns. The results of the demand analysis indicate that much of the need will represent rental 
housing, with some home ownership. Support for these conclusions will be presented in the demand 
analysis section of the report.   
 

The detailed makeup of these housing units includes the need for up to 270 units to 
accommodate single soldiers and geo-bachelors, and up to 643 units to accommodate family households. 
This must be considered when establishing unit mix and unit design for new housing.  See page 21 for 
a more detailed breakdown on unit types, mix and styles.  
 
 Our analysis details the need for three primary housing types in order to accommodate the 
changing demand patterns. This includes:   
 

• New construction of multi-family rental housing 
• Redevelopment and rehabilitation of existing occupied rental housing in smaller 2 to 12 

units complexes   
• Home ownership including single-family   

 
New Construction – Multi-Family Housing 

 
 Based on our demand analysis, the need for up to 773 new construction rental 
housing units are projected.  This would accommodate both growth and mobility of family and single 
households at all income levels.   
 

The unit-mix and breakdown has been established based on a review of current wait lists for on-
base housing at Fort Drum and wait lists at area rental housing complexes. Some Dormitory style housing 
should be considered to accommodate single soldiers and geo-bachelors, and could be coordinated with 
the Jefferson Community College (JCC) to accommodate local students as well.    
 
 The need for up to 270 dormitory or smaller efficiency and one-bedroom units is evident based 
on the number of single and geo-bachelor type soldiers. Additionally, the need for up to 140 affordable 
housing units at or below the 60% of AMI levels are evident based on mobility patterns evident in the 
market and affordability standards. The remaining new construction (up to 363 units) would 
accommodate those families earning between the 60% and 90% of AMI levels and market rate housing.  
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SUMMARY OF FINDINGS 
 
  Multi-Family Rehab Housing 
 
 A significant amount of rental housing within the Watertown / Fort Drum area reflects older, 
dated housing stock, in smaller 2 unit to 12 unit properties. Rental rates have escalated based on recent 
demand, however, the ability to maintain these properties and maintain rent levels remains a concern. 
We project that renovation of anywhere up to 50 existing occupied rental units would be 
supported and will help to maintain and stabilize existing neighborhoods. This would involve 
rehab of smaller rental projects, mainly two to twelve unit properties within the City of Watertown, and 
surrounding communities.   This reflects the renovation of up to 50 existing renter occupied units, not the 
units that are vacant and uninhabitable.  Without this reinvestment, these units will likely go vacant once 
newer projects are completed, and therefore these are considered to be new housing units.   
 

 Home Ownership   
 
 Existing soldier tenure patterns indicate that less than 4% of all military households have 
purchased housing within the Watertown / Fort Drum area.  This results in 400 to 500 home ownership 
units.  Recent activity in the market and the Army stabilization program suggests that demand for single-
family housing may increase over time.    
 
 We have projected the need for up to 90 home ownership or “for sale” housing units. 
There will be significant constraints on pricing, as demand will likely be in the $75,000 to $150,000 price 
range based on typical military family income qualifications, and the cost of construction continues to 
rise. This could be alleviated by offering cluster developments where some costs be offset by efficiencies 
(town homes, patio homes, etc). There will be some upper end market demand from higher ranked 
soldier families, with pricing expected to exceed $200,000.   
 

The current supply of “for sale” new construction has reflected upper end housing, with pricing at 
over $200,000.  Absorption of lots at these projects has been slowed due to the pricing thresholds, and 
limited number of builders in the market. These projections could change if funding sources are made 
available to provide more moderate priced housing. There are currently no moderate priced housing 
($125,000 - $150,000) developments available within the primary market area.    
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SUMMARY OF FINDINGS 
 

Conclusion – Housing Totals 
 
We have summarized the recommended unit mix by housing segment. These ranges have been 

established to reflect recommended housing segment mix to accommodate growth and mobility.  It is not 
recommended that the upper end threshold be developed for all housing options, as oversupply may 
result. It should be noted that additional support for these various housing types will be presented in 
greater detail within the context of the detailed report to be issued. 

 
         Recommended Units 

 Rental Housing 
 
  - Family size Market Rate Apts., Garden, Townhome Home Style up to  180  
  - Dormitory style, efficiency or one-bedroom   up to 270* 
  - Rehabilitate existing occupied housing stock   up to 50 
  - Affordable family housing at the 60% and 90% AMI levels up to 180  
  - Affordable family housing at or below 60% AMI levels  up to 140  
   
 Home Ownership Options     
 

- New construction (single-family),Rehabilitate  
of existing vacant housing stock, Affordable Housing  
options, cluster development (town homes/patio homes)   up to 90 

 
 ∗ Considers the impact of likely RCI build. 
 

Demand By Pricing Thresholds  
 
 On Page 21 is a more detailed breakdown of the projected unit type and mix to accommodate 
the demand from the market. The following assumptions were applied: 
 

• Demand by unit type was based on a review of wait lists for Army specific housing 
(including on-base and 801 housing). The ratio was based on a 60% need for 2 BR units, 
30% need for three-bedroom units and a 10% need for 4+ BR units.  

 
• Demand for smaller efficiency, dormitory or one-bedroom type units is evident from both 

the single growth and growth in the geo-bachelor category. We have allocate the need 
for up to 48 units for geo-bachelors based on the assumption that 182 dormitory units 
will be built as part of the RCI.  

 
• We have not accounted for the potential that a portion of the growth in the single soldier 

households would be accommodate by RCI. In addition, no consideration was given to 
the potential for a roommate situation.  
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SUMMARY OF FINDINGS 
 

Other important items relating to the chart on the following page, include: 
 

• Ranges have been established based on potential capture levels and demand for certain 
housing types   

 
• Wait lists have been referenced to establish intended unit mixes.  There is strong 

demand for 2 bedroom units, both from family and single soldiers.  While this is expected 
to continue, our analysis also considers the need for additional three-bedroom units to 
accommodate potential household size growth over the next few years.   

 
• Target class indicates the likely occupants for the various housing options.  Given that 

salary levels and housing expectations vary, we have presented target classes to identify 
salary constraints and potential constraints on rent levels.   

 
• Income range includes all sources of income; BAS, BAH and Salary. 

 
• Housing Cost threshold is the ability of the renter to afford the housing costs.  

Typically, 30% to 40% of gross income is used as an indication of market affordability.  
We have utilized an affordability factor of 35% for this analysis.  It is important to note 
that this does not correlate to the BAH in some cases, as we are establishing typical 
renter and owner housing income thresholds, not the total income by BAH.  Simply 
because the BAH is issued does not mean that the soldier would use the entire allowance 
for rent/housing.    

 
• Estimated Feasibility Rent is presented to show the variation between potential rent 

levels and feasible rent levels.  An estimate of typical costs for garden apartment projects 
is from $90,000 to $120,000 per unit and is slightly higher for town home projects.  In 
order to support these costs, rent levels as indicated by the feasibility rents would be 
required. This represents the gross rent level, inclusive of all utilities.  Feasibility rents 
were established based on rent levels at new projects throughout New York State, and 
related back to the cost of the project.  The variation in market rent and feasibility rent 
can be addressed by various subsidy or PILOT programs.  

 
• Capture reflects the relationship between potential demand and unit mix. When 

considering that the market is basically at full or stabilized capacity, the “capture” 
assumption for new households (or growth) is that each new family will require a new 
housing unit. Remember that our goal is to determine the impact on total market 
demand, so while new households generally will correlate to a new unit of demand, 
capture for renter mobility will reflect more typical ratios of 10% to 20%. 
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 Demand Housing Cost Estimated
Multi-Family Housing Need Units Target Class Income Range (1) Potential (2) Threshold (3) Feasibility Rent (4)
  Family Growth Segment 188  
        60% - 90% Units 118 118    
  2 BR - garden style 42 E1 - E4 $25,000 - $35,000  $730 - $1,020 $900 - $1,100
  3 BR - garden style 21 E1 - E4 $25,000 - $35,000  $730 - $1,020 $1,100 - $1,300
  4 BR - garden style 7 E1 - E4 $25,000 - $35,000  $730 - $1,020 $1,200 - $1,400
  Dormitory Style 48 E6 - Officer $45,000 - $115,000 $400 - $1,200 $500 - $700
 
        Market Rate 38 38
  2 BR - townhouse 22 E5 - E9 $38,000 - $65,000 $1,100 - $1,895 $900 - $1,100
  3 BR - townhouse 12 E5 - E9 $38,000 - $65,000  $1,100 - $1,895 $1,100 - $1,300
  4 BR - townhouse 4 E5 - E9 $38,000 - $65,000  $1,100 - $1,895 $1,200 - $1,400

 
        Market Rate 32 32
  2 BR - townhouse 18 Officers $50,000 - $115,000 $1,450 - $3,350 $900 - $1,100
  3 BR - townhouse 10 Officers $50,000 - $115,000  $1,450 - $3,350 $1,100 - $1,300
  4 BR - townhouse 4 Officers $50,000 - $115,000  $1,450 - $3,350 $1,200 - $1,400

 Single Growth Segment   
        Market Rate 220 220    
  Dormitory Style / 1 BR (5) up to 220 E6 - Officer $45,000 - $115,000  $400 - $1,200 $500 - $700

 Demand Housing Cost Estimated 
Multi-Family Housing Units Target Class Income Range (1) Potential (2) Threshold (3) Feasibility Rent (4)
  Renter/Other Mobility Segment
       <60% Affordable Units 140 912    
  2 BR 84 Civilian Renters $15,000 - $25,000  $400 - $500 $900 - $1,100
  3+ BR 56 Civilian Renters $15,000 - $25,000  $400 - $500 $1,100 - $1,300

       60% - 90%  Affordable Units 180 1210   
  2 BR 108 E1 - E4 / Civilian $20,000 - $36,000  $600 - $1,050 $900 - $1,100
  3 BR 54 E1 - E4 / Civilian $20,000 - $36,000  $600 - $1,050 $1,100 - $1,300
  4 BR 18 E1 - E4 / Civilian $20,000 - $36,000  $600 - $1,050 $1,200 - $1,400

        Market Rate 95 635
  2 BR - garden / townhouse 57 E5 + / Civilian $40,000 +  $875 + $900 - $1,100
  3 BR - garden / townhouse 29 E5 + / Civilian $40,000 +  $875 + $1,100 - $1,300
  4 BR - garden / townhouse 9 E5 + / Civilian $40,000 +  $875 + $1,200 - $1,400

HOME OWNERSHIP    Demand Housing Cost Estimated 
Single Family Housing Units Target Class Income Range (1) Potential (2) Threshold (3) Feasibility Cost (4)
  Growth and Mobility 90
3 BR - single family 65 E7+ $45,000 + 381 $125,000 - $225,000 $150,000 - $250,000
4 BR - single family 25 E7 + $45,000 + 381 $125,000 - $225,000 $150,000 - $250,000

(1) Soldier gross income based on BAH, BAS, and average annual salary.
(2) # of qualified households for specific unit type
(3) Based on ability to pay 35% of gross annual income, not BAH levels  
(4) Based on current constrcution costs and developer return criteria
(5) Does not consider the potential for roommate situations

DEMAND BY PRICING THRESHOLDS

EXISTING RENTER MOBILITY- Army and Civilian

MARKET GROWTH - New Army  Personnel 
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SOURCES AND REFERENCES 
 
 Conclusions and projections supported throughout this report have been based on information 
and resources provided by various market participants and other sources.  These include: 
 

Sources 
 

- Census demographics for 2000 with forecasts for primary market boundary area 
- HISTA Data compiled by Claritas in conjunction with Ribbon Demographics   
- Army Housing Division - housing information by status and rank     
- Jefferson/Lewis County Board of Realtors 
- Army 2006 BAH and Salary allotments 
- City of Watertown Assessment information 
- HUD / Affordable housing information 

 
Contacts*   
 

-Army Housing Division  
-Actus Lend Lease 
-Jefferson/Lewis County Board of Realtors 
-Market Rate housing managers and leasing agents 
-Affordable Housing project manager / DANC 
-City of Watertown Municipal Housing 
-Various real estate agents and housing officials 

 
 * A complete list of contacts is included in the addendum 
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DEVELOPMENT ISSUES  
 
 Ongoing development in the Watertown / Fort Drum region will continue to be influenced by the 
Fort Drum Military Base, and other factors that influence housing patterns within Upstate New York. 
While there is projected growth in the market, there continues to be limited interest by developers to 
provide housing. Some concerns and perceptions of the market have been summarized below:       
 

Uncontrollable Items 
 

• RCI build is currently set at 845 on-base units. This number may change.   
 

• The RCI build will likely involve additional phases including 300 typical apartments and 
182 dormitory style housing units. 

  
• General Army standards and requirements could change with regard to barrack 

requirements, housing standards and BAH levels. 
 

• Consistent deployment will occur, indicating that only for very limited times will all 
soldiers physically be in place at Fort Drum. Obviously, some of the families will retain 
their housing unit, but deployment will impact the total level of demand generated by the 
full implementation of military personnel.  

 
Private Sector Perceptions/Issues 

 
• The demand for housing in the Watertown/Jefferson County area is clearly related to 

decisions made by the Army for military specific reasons. Their desire to move additional 
Army personnel to Fort Drum obviously benefits the region and the area, but their 
deployment status, and how they handle these transitions are beyond the control of any 
private sector entities.  

 
• The Military can alter requirements for housing. This is clearly evident based on review of 

economic changes regarding the number of RCI units to be built. When we previously 
analyzed this market there were over 1,200 proposed, which has been decreased to 845. 
The Army has now offset this to a certain degree by proposing a Phase II that will 
involve additional housing units. Clearly, their housing decisions fluctuate based on the 
decisions pertaining to military personnel. The private sector, and public agencies in the 
area have absolutely no control over these variables. 

 
• Rents and affordability for housing is specifically tied to the BAH which will not allow for 

feasibility of development under most scenarios without subsidy or other financial 
incentives 

 
• Return on investment and potential future risks will require developers to have their 

investment amortized more quickly.   
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DEVELOPMENT ISSUES  
 

How to Overcome these Issues 
 

• The Army Stabilization Policy will provide for longer assignments and provide households 
the opportunity to  grow within the community and stabilize the housing market 

 
• Creation of financial incentive for development to cover cost gap  and allow for adequate 

returns 
 
• Provide some soft financing or accelerated financing options that will expedite the pay 

down of mortgages.  This will allow developer to achieve their return on investment in a 
shorter period, and will alleviate the concern on future resale value.   

 
•  Potential for even greater long term growth with a Fourth Brigade.   
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ASSUMPTIONS 
 

The following assumptions were applied to develop our projections: 
 

1.) The Primary Market Area has been identified as an approximately 20-mile 
boundary surrounding Fort Drum and includes 35,290 housing units occupied by 
30,880 households.  Approximately 16,078 units are considered rental housing, and 
14,292 were occupied (40.5%) at the start of 2004.  It is projected that currently 
15,149 rental-housing units were occupied as of January 1, 2005, with the addition 
of new troops into the market between January 2004 and December 2004.    

 
2.) The RCI development will add 845 new units to the existing on base housing 

totals, increasing the rental housing total to 16,923 in the primary market area.    
 

3.) Accompanied families include married soldiers and soldiers with dependents.   
 

4.) Unaccompanied (single) soldiers are bachelors with no dependents.    
 
5.) Census information indicated that 12.5% of the rental housing stock was considered 

vacant, or 4,410 housing units. We have determined that 1,786 rental-housing units 
were vacant at the start of 2004, based on census documentation provided.    

 
6.) Our analysis has accounted for occupancy of 857 of the 1,786 vacant units during 

2004 from new household growth, with the remainder of units (929) deemed either 
uninhabitable or otherwise simply vacant (market stabilization). The 827 total was 
calculated based on review of existing housing and household growth.    

 
7.) 22% of all occupied rental units are studio or one-bedroom apartments 

 
8.) Voluntarily separated personnel (Geographical Bachelors) have been included in 

the accompanied (family) statistics, and will later be broken out 
 

9.) All information has been verified with census statistics, housing managers and other 
housing organizations within the region.  A detailed summary of these contacts is 
provided in the addendum.  

 
10.)  There are various estimates and projections in circulation relating to actual reported   

personnel and projected personnel. Our estimates are based on information 
provided as of July 2006. Certain items have been extrapolated from the 
documentation reviewed.   
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ANALYSIS OF THE AREA – JEFFERSON COUNTY 
 
 The Area 
 
 Outlined on the following pages is an overview of economic conditions impacting Jefferson 
County and the surrounding North Country region.    
 
  Regional Overview  
   
 Jefferson County is located in the northeast portion of New York State where Lake Ontario meets 
with the St. Lawrence River.  The County borders include Lake Ontario to the west, the St. Lawrence 
River to the north, Lewis and St. Lawrence counties to the East and Oswego County to the south.   The 
location is along the western boundary of the Adirondack Mountains.   
 

The topography of the county is widely varied, providing for a mix of activities and developments. 
To the north and west, the land is generally flat.  To the south and southeast, sections of the county are 
marked by high plateau, rising to an elevation of 1,200 to 1,500 feet above sea level.     
 

 
 
 The population of the county is distributed among 22 towns, 20 villages and 1 city.  The City of 
Watertown is centrally located within the county, approximately 15 miles east of Lake Ontario.  The City 
of Watertown serves as the County Seat and the heart of the economic characteristics.    
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 Highway service to the Watertown / Fort Drum Area is provided via Interstate 81, which is a 
major north-south route through New York State.  To the north, Interstate 81 connects with Ontario, 
Canada and the Thousand Island Bridges.  To the south, Interstate 81 passes Syracuse and extends to 
the Pennsylvania border, near Binghamton. Route 11 is an east-west road that extends through the City 
of Watertown, and then in a northeast direction into the Adirondack region. State highways 3, 12 and 37 
extend from Route 11 and provide access to the other portions of the county.   
 
 Syracuse is located approximately 70 miles south of Jefferson County, and easily accessible via 
the I-81.  Syracuse serves a major city within the Central New York area and is within a one-hour drive.   
 
  Population Trends 
 
 Population within the county reflects patterns that are fairly typical of other portions of the 
Adirondack Region and Upstate New York; a moderate growth over the last decade and general 
stabilization anticipated. A summarization of population patterns for Jefferson County municipalities is 
overviewed below: 
 

POPULATION PATTERNS – JEFFERSON COUNTY* 
 
Municipality 

 
1990 

 
2000 

Total 
Change

 
% Change 

Jefferson County 110,943 111,738 795 .72% 
City of Watertown 29,456 26,705 -2,751 -9.4% 
Fort Drum Military Base 11,713 12,236   523 4.5% 
Adams 4,977 4,737 -240 4.8% 
Alexandria Bay 1,194 1,102 -92 -7.7% 
Brownville 5,604 5,740 136 2.4% 
Dexter 1,030 1,118 88 8.5% 
Glen Park 527 478 -49 -9.3% 
Cape Vincent 2,768 3,327 559 20.2% 
Carthage 4,344 3,667 -677 -15.6% 
West Carthage 2,166 2,112 -54 -2.5% 
Champion 4,574 4,400 -174 -3.8% 
Clayton 4,629 4,950 321 6.9% 
Ellisburg 3,386 3,532 146 4.3% 
Mannsville 444 441 -3 -.68% 
Henderson 1,268 1,375 107 8.4% 
Hounsfield 3,089 3,387 298 9.7% 
Black River 1,349 1,286 -63 -4.7% 
Le Ray 17,973 19,795 1,822 10.1% 
Lorraine 766 917 151 19.7% 
Chaumont 593 554 -39 -6.6% 
Lyme 1,701 2,020 319 18.8% 
Orleans 2,248 2,417 169 7.5% 
Glen Park 527 478 -49 9.3% 
Philadelphia 2,136 2,140 4 .19% 
Rutland 3,023 2,938 -85 -2.8% 
Theresa 2,281 2,355 74 3.2% 
Watertown Town 4,596 4,341 -255 -5.6% 
Deferiet 293 345 52 17.8% 
Herrings 140 141 1 .71% 
Wilna 6,899 6,235 -664 -9.6% 
Worth 219 237 18 8.2% 

 
SOURCE: US Census Bureau - 1990 and 2000 Census 
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Jefferson County was one of the fastest growing counties in New York State between 1980 
(88,161) and 1990 due to the increase in personnel at the Fort Drum Military Base during this time. The 
2002 Census forecasts indicate the Jefferson County population declining to 108,160 persons. The 
information also shows a slight decline in population for all areas detailed in the previous exhibit (see 
addendum for 2002 forecasts).       
 
 The activation of the U.S. Army’s 10th Mountain Division (L.I.) in the mid 1980’s increased the 
county population base over 21% between 1980 and 1990.  This also stimulated the need for additional 
housing and commercial services in the mid to late 1980’s.   The current transformation at the base will 
increase total households to 17,532 by 2008.   
 
 While overall population throughout the county remains relatively consistent with 1990 census 
figures, there have been some wide variations in change within the individual municipalities.  Factors to 
consider when reviewing the county’s population include the following: 
 

• The county’s population is primarily comprised of the City of Watertown and Town of Le Ray, 
which encompasses over 42% of the population for the county.    

 
• Census totals include the Fort Drum Military Base population into the general population for the 

Town of Le Ray.  The increase in population is primarily due to the increase in military personnel 
over the past decade.   

 
• Many of the older regions within the county, Watertown, Carthage, Wilna, and Adams have 

experienced a large decline in population.  This is primarily due to aging infrastructure and an 
aging population. 
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  Demographic Profile 
 
 The current 2006 Area median income for Jefferson County is $46,800, and the State Non-Metro 
area median is $49,900.  Other demographic information is summarized below: 

 

Characteristic 2000 Number 
Median Age 32.6 
Average HH Income $41,974 

Households By Income Level:  
<$15,000 19.1% 

$15,000 - $24,999 16.9% 
$25,000 - $34,999 15.2% 

$35,000 - $49,999 19.2% 
$50,000 - $74,999 17.8% 

$75,000 - $99,999  6.9% 
$100,000 - $149,999 3.5% 

$150,000 + 1.4% 
Median Home Value $68,159 

Median Rent $388 
Total Housing Units 54,070 

  Occupied Housing Units 40,068 
    Owner-Occupied 60% 

    Renter-Occupied 40% 
Vacant Housing Units 25.9% 

SOURCE:  ESRI Business Information Solutions 
 

 When reviewing general demographics from Jefferson County, other items include: 
 

• Household growth rates are forecasted to increase slightly; less than 1% over the next five years, 
consistent with population growth.    

 
• The majority of housing was constructed prior to 1969; over 57.7% in Jefferson County. The 

median year built is 1960.  
 
• Although the county has a large percentage of households earning below $15,000, over 19%, the 

county offers a strong middle class base providing a source of skilled employees.  The middle 
class resembles an income base earning between $25,000 and $75,000, which is consistent with 
national levels. 



 

ANALYSIS OF THE AREA –JEFFERSON COUNTY 
 

Economics & Employment 
 
 Historically, and currently, the workforce in Jefferson County remains centered around the Fort 
Drum Military Base and Government services.   Retail trade and manufacturing encompasses over 20% of 
the labor force.   
 
 The county is comprised of approximately 85,400 residents over age 16, with the resident labor 
force of around 54,572. The 2000 Census indicated Civilian Unemployment at 4.8%.   
 
 Despite the national economic downturn, Jefferson County did experience some minor growth 
and new investment in the technology field, and well as telecommunications and tourism.  Some recent 
developments include: 
 

• In 2002, a new call center was opened in Watertown.  Stream International provides technical 
support computer software and hardware and employs over 900.   

 
• The Development Authority of the North Country has completed the installation of over 400 miles 

of fiber optic lines across the North Country.   
 

• Verizon is expanding their fiber base in the region, and other telecommunications companies are 
launching regional wireless and other data services.   

 
• Additionally, there has been economic activity of a retail nature namely along the highway 

corridor. In part, this activity has been generated by the lack of additional competition, and the 
growth of the military personnel. Examples of this economic activity include the development of a 
new Wal-Mart Super Center near the North Gate of the Fort, and numerous new establishments 
along the highway off of Arsenal Street; Kohl’s, Target, development of a Holiday Inn hotel, TGI 
Friday’s and other nationally recognized retailers.  

 
• Plans for a DestiNY USA retail tourism center in Syracuse, as well as a smaller center in Jefferson 

County, may spur development plans between Syracuse and Canada, running through Jefferson 
County.  The Watertown Chamber has developed agencies to improve tourism infrastructure, and 
advance economic development and job potentials.  

 
• A $14.5 million court complex was completed in 2005 in the City of Watertown that compliments 

the area’s historic ambience. 
 
Jefferson County area development provides some statistics in regards to occupational mix and 

the area’s largest employers. These charts are presented below: 
 

Occupational Mix Jefferson County 

Agricultural/Mining 5.2% 

Construction 5.6% 

Manufacturing 2.4% 

Retail Trade 13.6% 

Transportation/Utilities 4.5% 

Information 2.5% 

Real Estate/Insurance 3.1% 

Services 43.4% 

Public Administration 9.1% 

Source:  ESRI Business Information Solutions 
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 The areas largest employers are summarized below: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  Jefferson County Job Development Corporation 
 
 Recent statistics from the New York State Department of labor indicate that the August 2006 
unemployment rate within Jefferson County was 4.7% with 50,000 employed. This reflects a decrease 
from the August 2005 level of 4.8%. Compared with the North Country area, the 2006 unemployment 
rate in August was 4.8%, while in the City of Watertown the rate was 4.9%.   
 
 Employment totals for Jefferson County have increased over the past three years from 46,300 
persons in 2003 to 46,800 in 2005.  
 

Comparative annualized unemployment rates are presented on the following exhibit: 
 

 
Area 

2003 2004 2005 

North Country 6.5%  6.5% 5.8% 
Jefferson County 6.9%  7.0% 6.2% 
City of Watertown 6.2%  6.3% 5.3% 

 
Source:  New York State Department of Labor 

Largest Employers  
Fort Drum 10th Mountain Division 11,281 Military/Defense 
Fort Drum Civilians 2,368 Military/Defense 

New York State 2,100 Government 
Samaritan Medical Center 1,231 Health Care 

County of Jefferson 856 Government 
Carthage Schools 718 Education 

Jefferson-Lewis BOCES 650 Education 
Jefferson Rehabilitation Center 629 Education  

Genesis Healthcare of NY 611 Health Care 
City of Watertown  460 Government 

New York Air Brake 358 Industry 
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  Transportation 
 
 Watertown International Airport, located in the Town of Hounsfield along Route 12F, is owned 
and operated by Jefferson County.  US Airways Express provides passenger service and both Federal 
Express and UPS provide packaging service to the US Airways hub in Pittsburgh.   
  
 The Syracuse Airport is the nearest major airport facility offering service to several major hub 
airports with service provided by major airlines including US Airways, United, American and Delta.  The 
Syracuse Airport is approximately one hour south of the Watertown / Fort Drum area.   
 
 Interstate 81 provides north – south highway service throughout New York State, extending from 
the Canadian border to the north, south into Pennsylvania.  The Interstate 81 connects with the New 
York State Thruway (I-90) near Syracuse. 
 
 Local routes include New York State Highways 3, 12, 37 and Route 11.  These roadways utilize 
city streets in Watertown and surrounding communities and provide direct access to all portions of the 
New York State.   
 
 The Adirondack Trailways terminal is located within the City of Watertown, at 540 State Street.  
Greyhound provides bus service throughout New York State and the U.S.  Thousand Island Bus Lines 
operates daily round trip service between Watertown and Ogdensburg with stops in Clayton and 
Alexandria Bay.   
 
 Freeman Bus Corp. provides services for schools and charter bus service.  The Watertown Citi-
Bus Corp., provides service within the city limits.  
 
  Government 
  
 Jefferson County is governed by a Board of Legislators consisting of elected officials (two year 
terms) from 15 districts averaging 7,400 residents per district.  The Board of Legislators appoints a full 
time County Administrator.  The Jefferson County Office Building is located along Arsenal Street, in the 
City of Watertown.   
 
 There are 22 towns in Jefferson County governed by town councils.  There are 20 villages in the 
county, each governed by a Village Board, Trustees and a Mayor.   Several of the towns and villages have 
full or part time police and fire departments, while others rely solely on volunteers.  All towns and villages 
are covered by the Emergency 911 system.   
 
 The New York State Police Barracks are located in the City of Watertown.  Other agencies within 
the county include the 1000 Islands Bridge Authority and 1000 Islands State and Park Recreation and 
Historical Preservation Commission.   
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  Education 
 
 Jefferson County offers a number of public and private elementary, high school and college 
schools.  The Watertown City School District operates five elementary schools for grades K-3, and one 
intermediate school for grades 4 – 6.  There are one Junior High and one High school.     
 
 In addition to the Watertown City School District, there are ten central school districts in 
Jefferson County which offer elementary (K-8) and high school (9-12) facilities.  These include: 
 
  Alexandria Central    LaFargeville Central 
  Belleville-Henderson Central    Lyme Central   
  Carthage Central   Sackets Harbor Central 
  General Brown Central   South Jefferson Central 
  Thousand Island Central   Indian River Central 
 
 In addition to the public school system, Jefferson County offers seven private elementary schools 
and one Catholic High School.  
 
 Jefferson Community  College (JCC) is located off Coffeen Street in the City of Watertown.  JCC is 
a unit of the State University of New York (SUNY) with an enrollment of over 3,200 full and part-time 
students.  Classes are also held at extension sites at Fort Drum, Indian River and Lowville. 
 
 SUNY College of the North Country is comprised of nine SUNY educational units including JCC, 
SUNY Oswego, Potsdam and Plattsburgh, the College of Technology at Canton, the Institute of 
Technology at Rome-Utica, the College of Environmental Science and Forestry at Syracuse, the Health 
Science Center at Syracuse and the Empire State College.  Each of these colleges/universities is located 
within a 100 mile radius of the City of Watertown. 
  
 Health Care Services 
 
 The Samaritan Medical Center is located within the City of Watertown and operates a 319 bed, 
not-for-profit regional center that services all of Jefferson County.  SMC employs over 175 physicians and 
other health professionals.   
 
 The Samaritan Home Keep is a 272 bed, not-for-profit long-term care facility that provides special 
services including nursing and assisted living.   
 
 The Carthage Area Hospital is located in the Carthage and offers 48 acute care beds and 30 
skilled nursing units.  The Carthage Area Hospital has a fully staffed 24-hour Emergency Room.   
 

The Mercy Care Center of NNY provides long term care with 300 beds. 
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 Regional Summary 
  
 Clearly, Jefferson County offers a variety of services and amenities required to support the over 
42 communities within the County and service the entire North Country region.  The county has 
maintained a stable economy, and population and growth trends are consistent with other Upstate New 
York areas. 
 
 The County’s long-term advantages include having a large Government employment base and 
proximity to the Canadian border will help to maintain industry and trade jobs.     
 

The North Country Region has not experienced any major economic growth or development with 
the exception of development activity related to the Fort Drum Military Base.  Our discussions with 
Jefferson County Job Development Corporation, and other development agencies suggests that there will 
be no major reinvestment in the area which will result in the increase in population or job formations 
over the next few years. 
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GLOSSARY OF TERMS 
 

The report contains a number of references to military and market study terminology 
that has been defined and presented in the following glossary of terms.  
 

RCI – This is the Residential Communities Initiative that promotes attractive on base housing for 
military personnel.  The goal of the RCI is to accommodate family households at Fort Drum.  The RCI will 
provide 845 on-base rental-housing units, in addition to the existing on-base housing. The RCI 
incorporates public and private investment.  Rent is paid directly Mountain Community Homes.    

 
BAH – This refers to the Basic Housing Allowance that is a maximum living allowance provided 

to the military.  The BAH factors current rent levels, including other costs of living such as utilities and 
rental insurance. The BAS is calculated on annual basis, and is specific to rank and years in service.       

 
BAS – This refers to the Basic Allowance for Substances, and allows for clothing and other 

personal needs.  The BAS is set at a fixed amount depending on rank.  
 
On-Base Housing – Rental housing located on the Fort Drum military base and specific to 

military families.   
 
Section 801 Housing – The Section 801 housing was created in the mid 1980’s to 

accommodate growth at Fort Drum.  There are currently 2,000 rental units available to military families 
as part of the 801-housing contract.  This contract provided developers with mean of building and 
managing community based housing specific to the army.  Original leases were put into place in 1987 
through 1989, under a 20 year lease agreement.  Similar to on-base housing, rent is paid directly through 
the BAH and covers housing, utilities and renters insurance.   

 
Accompanied Soldiers – Defined and referenced throughout the report as all soldiers, 

regardless of whether the spouse and/or children have moved to Fort Drum.   
 
Unaccompanied Soldiers – Refers to all unmarried soldiers that are stationed at Fort Drum.   
 
Geographical Bachelors – Refers to married soldiers that have chosen to maintain residency 

somewhere outside the Watertown / Fort Drum region.  These soldiers will essentially move fulfill their 
military requirements at Fort Drum, but will not move their family to the area.   

 
3rd Brigade – This is a specific brigade that is part of the 10th Mountain Division stationed at Fort 

Drum.  The First and Second units have been in place since the mid 1980’s, with the 3rd unit taking 
occupancy through 2005 and totaling over 5,000 soldiers.   

 
4th Brigade – This is a specific brigade that is also part of the 10th Mountain Division, but 

currently resides at Fort Polk Louisiana. The 4th Brigade has not been moved to Fort Drum, but could 
increase total population by an additional 3,000 to 5,000 soldiers.   

 
Rank – The military identifies soldiers by rank, and includes Enlisted soldiers (E1 – E7), and 

Officers. Rank is based on military criteria, and offers varying pay scales and BAH levels.   
 
BRAC – Refers to Base Realignment and Closure.  The military will utilize BRAC criteria to make 

recommendations for closure or realignment of military installations inside the United States.   
 
DoD – This refers to the Department of Defense that monitors and maintains the requirements 

and standards of the military. 
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 GAR ASSOCIATES, INC. 
 APPRAISAL QUALIFICATIONS OF DAVID M. CARLON 
 
 
PRESENT OCCUPATION: 
 
David M. Carlon is currently employed full-time with GAR Associates, Inc. as an appraiser associate.  He 
performs tasks related to specific appraisal assignments as well as performs mass appraisal application 
for commercial and residential properties.  He has been employed with GAR since 1993. 
 
EDUCATION: 
 

Bachelor of Science - Finance and Accounting            
University of New Haven, West Haven, Connecticut           
Graduated, 1993. 

 
St. Joseph's Collegiate Institute, Kenmore, New York 
Graduated, 1989. 

 
APPRAISAL COURSES  
 

* Standards of Professional Practice and Ethics- 410/A and 420/B - October 1994  
 

* R-1 Introduction to Real Estate Appraisal - September 1998 
 

* R-2 Valuation Principles and Procedures - October 1998  
 

* 310 - Basic Income Capitalization - November 1999 – Appraisal Institute 
 
* 510 – Advanced Income Capitalization - 2003 
 
*  Various technical seminars presented by NYS Office of Real Property, the Appraisal Institute 
 and other real estate agencies 

 
PARTICIPATED IN APPRAISAL ASSIGNMENT/PROJECTS FOR: 
 

Town of Amherst 
City of Buffalo 
Town of Cheektowaga 
Town of Clarence 
Town of Lockport 
City of Niagara Falls 
City of Lockport 
HSBC Bank 
First Niagara Bank     
Chase Bank 
Key Bank of New York 
Buffalo Savings Bank  
Evans Bank 
New York State Department of General Services (GSA) 
Department of Housing and Urban Development (HUD) 
Private Tax Assessment Cases 
Divorce and Matrimonial Cases 
Other Private Clients 



 

 GAR ASSOCIATES, INC. 
 APPRAISAL QUALIFICATIONS OF DAVID M. CARLON 
 
GOVERNMENT/ASSESSMENT PROJECTS 
 
 Town of Amherst    1995 – Current 
  Manager – Commercial/Residential Valuation 
 
 Town of Clarence    2002 – Current 
  Manager – Commercial/Residential Valuation 
 
 City of Lockport     1999 – Current 
  Manager – Commercial/Residential Valuation 
 
 City of Niagara Falls    2000 – Current 
  Manager – Commercial/Residential Valuation 
 
 City of Batavia     2003 – Current 
  Manager – Commercial/Residential Valuation 
 
 Town of Lockport    1997 – Current 
  Manager – Commercial/Residential Valuation 
 
 City of Buffalo     1999 – 2003 
  Commercial Valuation 
 
 Town of Scriba     2002 – Current 
  Commercial Valuation 
 
 Town of Allegany    2002 – Current 
  Commercial Valuation 
 
 Town of Clarkson    2003 – Current 
  Commercial Valuation 
 
 Town of Hanover    2003 – Current 
  Commercial Valuation  
 
PROPERTY TYPES APPRAISED 
 

Included are commercial, industrial, retail, residential and vacant land property types, along with 
mass appraisals and multi-family housing market studies.   

 
Prepared cost segregation studies for all property types, including medical facilities, 

office parks, strip-malls, new and renovated office buildings, apartment complexes, 
manufacturing facilities, warehouse distribution facilities, and a number of other real estate 
development projects. 



 

 GAR ASSOCIATES, INC. 
 

PROFESSIONAL QUALIFICATIONS OF: 
M. SCOTT ALLEN 

 
EDUCATION: 
 

Bachelor of Arts – Materials and Logistics Management, 
Michigan State University, East Lansing, Michigan  
Graduated 1986. 

 
Williamsville East High School, Williamsville, New York. 

  Graduated 1982. 
 

TECHNICAL TRAINING (SUCCESSFULLY PASSED EXAMS): 
 
 Highest & Best Use and Market Analysis – Class 520   2002 

HUD Map Appraisal Training      2000 
The Appraisal Institute: 
Standards of  Professional Practice C     1999 
Standards of Professional Practice A/B     1994 
Report Writing and Valuation Analysis     1991 
Case Studies in Real Estate Valuation         1990 
Capitalization Theory and Techniques – B    1989 
Capitalization Theory and Techniques – A     1988 
Standards of Professional Practices (2-3)      1988 
Basic Valuation Proceedings (IA-2)      1987 
Real Estate Appraisal Principles (1A-1)     1987 
Society of Real Estate Appraisers 
101 - Introduction to Appraising Real Property    1987 

 
SEMINARS: 

 
Housing the Low Income Elderly, Washington, D.C.   1993 
Understanding Limited Appraisals, Washington, D.C.     1994 
Low Income Housing Tax Credit Seminar    1997 
Non-residential Demonstration Appraisal Report Writing Seminar  1997  
NIC Conference on Senior Housing     1999 
DHCR Work Session – Market Studies, Buffalo, NY   2001 

 NYSAFAH Affordable Housing Conference – New York   2002 
 NCAHMA Winter Meeting, Washington D.C.    2003 
 NCAHMA Market Study Summit – Chicago, IL    2003 & 2004 
 
MEMBERSHIP AFFILIATIONS: 
 

Candidate for the Appraisal Institute, MAI designation 
NAIOP – Upstate New York Chapter, Board of Directors (1995-1997) 
NAIOP – Upstate New York Chapter, President (1998) 

 Member of NCAHMA – National Council of Affordable Housing Market Analysis 
Currently active on the Standards Committee Board of Directors  
for this organization 

 
CERTIFICATIONS: 
 

New York State Certified General Real Estate Appraiser – Certificate No. 46-4454 



 

GAR ASSOCIATES, INC. 
 

PROFESSIONAL QUALIFICATIONS OF: 
M. SCOTT ALLEN 

 (continued) 
 
PRESENT OCCUPATION: 
 

Has devoted 100% of time to real estate appraising as a commercial appraisal consultant for GAR 
Associates, Inc. since 1986.  Appointed as Vice President of the commercial division in 1992. 

 
APPRAISED OR PARTICIPATED IN APPRAISALS FOR: 
 

Numerous Savings and Loan and Commercial Lending Institutions 
Special Purpose Properties (Churches, Elderly Housing Complexes, etc.) 
Governmental Agencies (State, Towns, and Cities) 
Private Industry 
Attorneys and Private Individuals 
National Developers 
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PROFESSIONAL QUALIFICATIONS OF: 
M. SCOTT ALLEN 

(continued) 
 
RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING (2004/2005): 
 
 Recent work efforts undertaken pertaining to a variety of multiple family and senior specific housing projects 
are outlined below: 
 
Location:   Project Type:   Client:    Report Type: 
 
Rochester, Monroe Co., NY Tax Credit / HUD Family  The Comm. Preservation Corp. Appraisal 
 
Rochester, Monroe Co., NY Rent Comp Study  The Beacon Cos. LP  Market Study 
 
Ellicottville, Cattaraugus Co., NY Luxury Condo Market  Ross Wilson & Associates Market Study 
 
Orchard Park, Erie Co., NY Tax Credit – Senior  Whitney Capital Corp.  Appraisal / 
            Market Study 
 
Camillus, Onondaga Co., NY Tax Credit – Senior  First Sterling Financial  Appraisal 
 
Binghamton, Broome Co., NY Tax Credit   Court Street Companies  Market Study 
 
Wheatfield, Niagara Co., NY Tax Credit – Family  Belmont Shelter   Market Study 
 
Albany, Albany Co., NY  Tax Credit – Family  Omni Development  Market Study 
 
Syracuse, Onondaga Co., NY Tax Credit – Family  Housing Visions Unlimited, Inc. Market Study 
 
S. Dayton, Cattaraugus Co., NY Tax Credit – Family  STEL, Inc.   Appraisal / 
            Market Study 
 
Irondequoit, Monroe Co., NY Tax Credit – Senior  Oxford Consulting, Inc.  Market Study 
 
Dansville, Livingston Co., NY Tax Credit – Family  DiMarco Group   Appraisal / 
            Market Study 
 
Rochester, Monroe Co., NY HUD Sec. 8 Re-Finance  Charlotte Lake River Homes Appraisal / 
            Market Study 
 
Fredonia, Chautauqua Co., NY Market Rate – Family  M & T Bank   Appraisal / 
            Market Study 
 
Greece, Monroe Co., NY  Tax Credit – Senior  Rural Housing Opportunities Market Study 
 
Lyons, Wayne Co., NY  Tax Credit – Senior  Rural Housing Opportunities Appraisal / 
            Market Study 
 
Plattsburgh, Clinton Co., NY Tax Credit – Senior  United Group of Companies Appraisal / 
            Market Study 
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(continued) 
 
Location:   Project Type:   Client:    Report Type: 
 
Cheektowaga, Erie Co., NY Market Rate – Family  Riedman Development Corp. Market Study 
 
N. Tonawanda, Niagara Co., NY HUD Section 236  Bank of America   Appraisal 
    De-coupling 
 
Ithaca, Tompkins Co., NY HUD Section 236  AGM Financial   HUD MAP – 
    De-coupling       Appraisal 
 
Onondaga, Onondaga Co., NY State Tax Credits – Family Housing Opportunities  Market Study 
 
Walworth, Wayne Co., NY State Tax Credit – Family Housing Opportunities  Market Study 
 
Canandaigua, Ontario Co., NY Student Housing  Affordable Housing  Market Study 
 
Elmira, Chemung Co., NY HUD Section 8 /   GMAC Commercial Mortgage Appraisal / 
    Tax Credit       Market Study 
 
Webster, Monroe Co., NY Market Rate – Family  M&G Construction  Market Study 
 
Rochester, Monroe Co., NY Tax Credit – Rehab  The Comm. Preservation Corp. Appraisal 
 
Ithaca, Tompkins Co., NY Tax Credit – Family  Conifer Realty, LLC  Appraisal 
 
S. Springs, Saratoga Co., NY Tax Credit – Family  Omni Development  Market Study 
 
S. Springs, Saratoga Co., NY Luxury Condo – Market  Omni Development  Market Study 
 
Yonkers, Westchester Co., NY HUD 202 Refinance/  JPMorgan Chase  Appraisal 
    Renovation  
 
New Rochelle,    HUD 202 Refinance/  JPMorgan Chase  Appraisal 
Westchester Co., NY  Renovation 
 
Penfield, Monroe Co., NY HUD 236 Refinance  Rockport Mortgage  HUD MAP – 
            Appraisal 
 
Onondaga, Onondaga Co., NY Proposed Tax Credit –  Housing Opportunities  Market Study 
    Family 
 
Ontario County, NY  Community College  Rochester Cornerstone Group Market Study 
    Housing 
 
West 88th St., Manhattan, NY HUD 202 Refinance  JPMorgan Chase  Appraisal 
 
Cheektowaga, Erie Co., NY Tax Credit – Family  Citibank    Appraisal 
 
Utica, Oneida Co., NY  Tax Credit – Family  Key Bank   Appraisal 
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(continued) 
 
Location:   Project Type:   Client:    Report Type: 
 
Victor, Ontario Co., NY  Market Study –    DiMarco Group   Market Study 
    Senior Housing 
 
Yonkers, Westchester Co., NY HUD 236   ODM&D    HUD Rent 
            Comparability 
            Study 
 
N. Tonawanda, Niagara Co., NY HUD 236 – Senior  Bank of America   De-coupling 
            Appraisal/ 
            Market Study 
 
Arcade, Wayne Co., NY  Tax Credit – Family  The Bank of Castile  Appraisal  
 
Newburgh, Orange Co., NY Tax Credit – Family  JP Morgan Chase  Appraisal 
 
Buffalo, Erie Co., NY  HUD Section 236 –  Norstar Development  Appraisal &  
    Family         De-coupling 
            Analysis 
 
Greece, Monroe Co., NY  Assisted Living   Unity Health   Market Study 
 
Niagara Falls, Niagara Co., NY Tax Credit - Family  Key Bank   Appraisal 
 
Utica, Oneida Co., NY  HUD 236 Project  Empire State Development Appraisal 
 
Riverside Drive, Manhattan, NY HUD 236,    GMAC Commercial  Appraisal &  
    223F Financed       Market Study 
 
Brooklyn, Kings Co., NY  HUD 236,   American Property Financing Appraisal & 
    223F Financed       Market Study 
 
Hamburg, Erie Co., NY  HUD Section 8   Chason Development  HUD Rent  
            Comparability Study 
   
Carmel, Putnam Co., NY  Tax Credit Senior  Wilder Balter Partners  Market Study 
 
Livonia, Livingston Co., NY Tax Credit Senior  Sermar Management, LLC Market Study 
 
Rochester, Monroe Co., NY Market Study –   Providence Housing Dev. Market Study 
    Family – Moderate Inc. 
 
Buffalo, Erie Co., NY  Market Rate Family  Burke Bros. Construction, Inc. Market Study 
 
Cheektowaga, Erie Co., NY Tax Credit   Citibank (NYS)   Market Study 
 

Details pertaining to previous years efforts are available if required. 
 


