
NATIONAL│ REAL ESTATE RESEARCH, LLC

             30 WALL STREET        8th FLOOR    NEW YORK, NY    10005    212 – 983 – 2426 
       701 BRICKELL AVENUE    SUITE 1550           MIAMI, FL    33131    888 – 589 – 3444

SUBMITTED TO: 

MR. ROBERT M. VANDELOO, JR. 
APPRAISAL & INSPECTION UNIT MANAGER 
NEW YORK STATE  
OFFICE OF GENERAL SERVICES 
BUREAU OF LAND MANAGEMENT 
CORNING 2ND TOWER, 26TH FLOOR  
EMPIRE STATE PLAZA 
ALBANY, N.Y. 12242 

A MARKETING STUDY AND STRATEGIC PLAN 
AS OF OCTOBER 18, 2016 

PREMISES 

UPL01727 
MARKET STUDY 
JN ADAM HOSPITAL / DEVELOPMENTAL COMPLEX 
10317 DAYTON ROAD – [CR 58] 
PERRYSBURG, CATTARAUGUS COUNTY, NY 14129 
TAX MAP #: 16.001-1-3.1; 16.021-1-19; 16.022-2-10; 
AND 15.002-1-15 



NATIONAL│ REAL ESTATE RESEARCH, LLC

             30 WALL STREET        8th FLOOR    NEW YORK, NY    10005    212 – 983 – 2426 
       701 BRICKELL AVENUE    SUITE 1550           MIAMI, FL    33131    888 – 589 – 3444

Transmittal Letter 

January 17, 2017 
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RE: UPL01727 
MARKETING STUDY 
J N Adam Hospital / Developmental Center 
10317 Dayton Road – [CR 58] 
Perrysburg, Cattaraugus County, NY 14129 
Tax Map Number: 16.001-1-3.1; 16.021-1-19; 
16.022-2-10 and 15.002-1-15 

Dear Mr. VanDeloo: 

According to your request, NATIONAL Real Estate Research, LLC has prepared both a 
detailed Market Study report of the J. N. Adam Hospital / Developmental Center Property 
(the “Property” herein), situated in Perrysburg, Cattaraugus County, NY.  

As directed, the New York State OFFICE OF GENERAL SERVICES (“NYSOGS”) has 
requested (1) the completion of a comprehensive marketing study for the redevelopment / 
reuse of the former J.N. Adams Developmental Center, and (2) a narrative appraisal of the 
Property. Further, NYSOGS has directed that the findings be contained in two (2) separate 
reports, i.e., a Marketing Study, and a separate narrative Appraisal Report. 

This report presents the results of the MARKETING STUDY. 

Our inspection revealed that potentially adverse environmental conditions likely 
exist throughout the improvements on the Property. NO Phase I Environmental Site 
Assessment was available for review, or for use in completing the analyses 
contained in the Marketing Study and Appraisal. 



NATIONAL | REAL ESTATE RESEARCH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 3 

This Marketing Study contains confidential information and their use is privileged. The 
Intended Use of the Marketing Study is for decision-making purposes related to disposition 
of the asset. The conclusions derived are driven by a thorough Highest and Best Use 
analysis of the complex in context of the specific characteristics of the market within the 
Town of Perrysburg, the City of Buffalo and Cattaraugus County local market area. 
 
The Intended Users of this report are NYSOGS and any contractors tasked with asset 
disposition assistance. NYSOGS or its assignees may use this study for multiple purposes 
such as asset disposition decisions, sale of the Property or for planning purposes related to 
bids at auction sales. The Reports are to be used in whole and not in part. No part of the 
Reports shall be used in conjunction with any other analyses. The marketing study 
submitted to NYSOGS for review will become property of the government of the State of 
New York and may be used for any legal and proper purpose. The reports will be distributed 
upon request to all others under the Freedom of Information Act. NYSOGS and their 
assignees are the intended users of this Marketing Study report. 
 
This Marketing Study is subject to the enclosed Underlying Assumptions and Contingent 
Conditions. The accompanying report describes the physical characteristics of the Property 
and its potential contains pertinent information considered in reaching our conclusions of 
marketability. We hereby certify that all the data gathered in our investigation is from 
sources believed to be reliable. Data in general were scarce, but nevertheless, all available 
information required or pertinent to the study that was available was considered. Data, 
information, and the calculations leading to the conclusion(s) are incorporated in the report 
following this letter.  
 
This report, in its entirety, includes the assumptions and limiting conditions, which are an 
integral part of and inseparable from this letter. In preparing this study, we have placed 
considerable reliance upon various documents supplied to us by others. The data used in 
the discussion and analyses that follow herein were provided and / or supported by 
information from NYSOGS and supported by our investigations, and also by data contained 
within certain reports prepared by others and called “Project Documents” herein.  
 
Some of the items we relied upon include, but are not limited to the following: The Project 
Documents used herein consisted of (1) the “Structural Condition Assessment Report - JN 
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design Group, 
Penfield, NY, which is incorporated into this report by reference; (2) An OGS Bureau of Land 
Management Survey entitled “DEED PLOT SHOWING Lands of the People of the State 
of New York Known as J.N. Adam Developmental Center Situate in Lots 11, 18, 19, and 
27, Township 6, Range 9 of the Holland Land Company’s Survey, Town of Perrysburg, 
County of Cattaraugus, State of New York,” undated but included herein; (3) Various local 
government publications and Comprehensive Plans enumerated within the Scope section; 
and (4) various other letters, leases, memorandums, drawings, specifications, maps, 
surveys, and schedules given to us by NYSOGS and others, and enumerated in the report. 
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Copies of the pertinent items and excerpts have been included in the body of the report or in 
the Addendum, as space permits. 
 
THIS LETTER MUST REMAIN ATTACHED TO THIS REPORT, WHICH CONTAINS 293 
PAGES PLUS RELATED EXHIBITS, IN ORDER FOR THE OPINIONS SET FORTH TO BE 
CONSIDERED VALID.  
 
Thank you for the opportunity to provide these market study and services to you. Should you 
have any questions or require more information, please contact me directly at the phone 
number or e-mail address listed below.  
 

Yours truly, 
 

                                                                      
 

John A. Dalkowski 111, CRE, MAI 
Managing Director 
New York State Certified General 
Real Estate Appraiser No. 46000016951  
jdmai-cre@nationalrer.com 
212-983-2426 
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INTRODUCTION & EXECUTIVE SUMMARY 
 

Purpose and Scope of the Assignment 
 
The purpose of the marketing study is to formulate a broad and imaginative marketing plan 
for the asset - to the extent possible - given the current existing physical and environmental 
conditions at the Property, and considering the prevailing regional and local economic 
circumstances and real estate market conditions, local governmental controls and 
regulations, and social trends that exist in the Town of Perrysburg and Cattaraugus County, 
NY. It is the interaction of all these forces that influence and determine the value of every 
parcel of real estate in the market, and concomitantly the marketability.  
 
The requested plan seeks to include the perspectives of relevant local, regional, national 
and international [if any] stakeholders, and provide NYSOGS decision makers with the most 
beneficial plan for the sale and / or reuse of this former hospital site as possible. The study 
will consider financial (investor), environmental, historic, physical Property conditions, and 
legal (zoning) issues as well as any local planning initiatives. 
 
The marketing study will consider a wide range of possible disposition scenarios, including 
but not limited to private development, and / or possibilities for public / private partnerships. 
The report will contain a SWOT Analysis, i.e., an identification of relevant Property 
Strengths, Weaknesses, Opportunities and Threats, and will discuss any impediments to the 
potential development / reuse and / or sale of the Property, in light of the impact and costs 
associated with the identified remedy [or remedies].  

 
The specific parcels that comprise the subject Property [per the Bid Solicitation and Survey] 
are labeled A, B and C, and are highlighted on maps that follow. Total site area per the 
Survey and calculated in the table above is 644.62± acres. A chain link fence encloses the 
area of the site where the main hospital campus improvements are situated. These fenced 
areas around the buildings include two specific areas: (1) the westernmost parcel off Peck 
Hill Road, which has ten (10) old, functionally-obsolescent single-family houses and two 
other smaller, miscellaneous wood frame structures - primarily situated along the southern 
side of Inwood Drive, and (2) the area around the larger, institutional buildings – that being 
the easternmost parcel off Peck Hill Road along Airview Drive. These areas combined 
approximate 57± acres of the total 644.62±-acre site, based upon a rough approximation 
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from the survey. The remaining 587.62± acres are undeveloped and which were largely 
unused by the facility other than recreationally, and consist of unimproved virgin woodlands 
and timber. Thus, they are excess land that may be sold off and developed separately from 
the facility. 
 
In addition to this Marketing Study, NYSOGS has also requested the completion of a 
separate narrative Appraisal report of the Fair Market Value of the Fee Simple Interest in 
the subject Property, both “As-Improved,” as well as “As-If Vacant.” The Appraisal report – 
which is a separate report to this Marketing Study, includes a detailed highest and best use 
analysis of the Property with supporting explanation. The purpose of the appraisal is twofold. 
We estimated the Market Value of the Fee Simple interest in the Property “As-Improved,” as 
well as “As-If Vacant,” as of the most recent date of inspection, October 18, 2016. Both this 
Marketing Study as well as the appraisal are subject to the use of two hypothetical 
conditions, which are explained and enumerated below. The Intended Use of the both this 
Marketing Study as well as the appraisal findings will be for decision-making purposes. 
NYSOGS is considering the future of this site and / or its public sale / reuse.  
 
Reportedly, the deed that transferred the Property to State of New York in 1952 contained a 
Reverter Clause to the City of Buffalo – the former owner of the complex, which they have 
been unwilling to relinquish. Said Deed was not available for our review. However, we have 
been advised that, under the terms of the deed, the Reverter reportedly expires ten years 
after JN Adam ceases to be actively used for any mental hygiene purposes. Apparently, 
despite the poor condition of the complex, the City of Buffalo does not want to sell / dispose 
of the Property, and has asserted that four separate, small parcels along Perrysburg - 
Gowanda Road / State Route 39 [the excluded blue-shaded parcels on the map on page 10 
herein] are still being used for any mental health purposes.  
 
Furthermore, we have been advised that the City of Buffalo reportedly would retain 90 
percent (90.0%) of the sale or disposition proceeds. In 1998, the Empire State Development 
Corporation (“ESDC”) made preparations to sell most of the J.N. Adam Property through a 
bidding process, after the JN Adam complex was closed in 1991 – but when it likely was still 
functional - which produced a bid of just $300,000. The bidder was Trathen Land Company, 
a timber / logging company that wanted to harvest / strip the site of its timber. However, the 
City of Buffalo rejected the sale and declined to release the Reverter. Litigation ensued, and 
the complex has been abandoned ever since. No arm’s length transfers have occurred in 
the past five years, and no Purchase and Sale agreements exist. 
 
Consequently, given the position of the City of Buffalo, NYSOGS has instructed NRER to 
complete this Marketing Study – and also the separate Appraisal Report - under two 
hypothetical conditions - i.e., (1) that the ownership entity is the People of the State of New 
York, which has clear title, and that the City of Buffalo has no ownership interest or rights; 
and (2) that the hospital site, the surrounding woodlands, and the groundwater are 
unaffected by adverse environmental contamination conditions.   
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According to USPAP, developing the Market Value opinion requires the use of two 
hypothetical conditions, which (1) assume that the ownership entity is the People of the 
State of New York, which has clear title, and that the City of Buffalo has no ownership 
interest or rights, when in fact the City of Buffalo has a Reverter clause interest; and (2) 
assumes that the hospital site, the surrounding woodlands, and the groundwater are 
unaffected by adverse environmental contamination conditions, when in fact likely 
environmental contamination was observed at the time of inspection. 
 
Our inspection revealed that potentially adverse environmental conditions likely exist 
throughout the improvements on the Property. NO Phase I Environmental Site 
Assessment was available for review, or for use in completing the analyses contained 
in the Marketing Study and Appraisal. 
 
The condition of the abandoned hospital improvements observed during the inspection 
STRONGLY suggests the presence of significant environmental contamination - potentially 
from asbestos, lead, mold and potentially other toxic substances.  
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PROPOSAL MAP (PARCEL HANDWRITTEN LETTERS ARE REVERSED FROM SURVEY) 
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DEED / SURVEY UPDATE 
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PARCEL “C” TAX MAP 
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PARTS OF PARCEL “B” & “C” TAX MAP 
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PART OF PARCEL “B” TAX MAP 
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PARCEL “A” TAX MAP  
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PARCEL “C” SURVEY MAP - LOT 27 ENLARGED  
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PARCEL “B” SURVEY MAP - LOT 19 & 18 ENLARGED  
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PARCEL “A” SURVEY MAP - LOT 11 ENLARGED  
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INTRODUCTION & EXECUTIVE SUMMARY 
 
Property Information 
 
In 1910, the City of Buffalo, beset by the public scourge of tuberculosis, purchased almost 
300 acres of land adjacent to the Village of Perrysburg, for the purpose of establishing the 
Buffalo Municipal Hospital for Incipient Tuberculosis. The facility opened in 1912 and later 
became the J. N. Adam Memorial Hospital. Additional land has been acquired over the 
years, as discussed below. J. N. Adam was used as a tubercular hospital until 1960, when it 
was turned over to the State of New York for use as a Developmental Disability Center.  
 
By 1991, the institutional treatment of such disabilities by the State had ended and the 
complex was abandoned. It has remained abandoned – and open to the ravages of weather, 
trespassers and vandals, and wildlife for the past 26 years. No maintenance has been 
performed, and no measures of any kind [other than the perimeter fencing] appear to have 
been taken to provide security of the abandoned improvements, or to prevent the continued 
and further deterioration of the structures, and their inevitable demise.  
 

NOTE: The subject Property reportedly is / was improved with 25± older buildings,1 
many if not all of which are derelict institutional masonry buildings with wood-frame 
porches. However, according to the “Structural Condition Assessment Report - JN 
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design 
Group, Penfield, NY, which is incorporated into this report by reference, Buildings #1 - 
#5 comprise approximately 120,000± square feet of GBA. However, no site plan or 
definitive data of any kind are available concerning any of the other remaining 
buildings, including size, date of construction, condition, or anything else usable in 
the completion of this Marketing Study and / or the Appraisal Report. Consequently, 
we have no option but reliance upon the Structural Condition Assessment Report, 

                                            
1 The number of buildings that are on the site on the site is unknown and unavailable, and the various 

sources available to us offer conflicting data – as follows. (1) A Press Release from New York State 
Senator Catharine Young, entitled “Progress Ahead for Former J.N. Adam Developmental Center,” dated 
June 24, 2005, states that “…the former J.N. Adam Developmental Center in Perrysburg, which consists 
of 44 buildings that were constructed between 1912 and 1951...” (2) A Litigation proceeding entitled 
“Matter of Kuzma v City of Buffalo 2006 NY Slip Op 50338(U) [11 Misc 3d 1061(A)], Supreme Court, 
Cattaraugus County, and Decided on March 8, 2006 stated in the pleading that: “In November 1999, 
ESDC put the property, consisting of 649 of the original 675 acres plus approximately 40 buildings, out 
for bid.“ (3) Conversely, data received from NYSOGS stated that “…the site’…contains three parcels 
comprising approximately 649± acres improved with approximately 25 +/- older buildings.” (4) 
According to the Historic Nomination Form #7. Description, “A total of fifty-seven buildings make up the 
present J.N. Adam Developmental Center; (5) Finally, the “Structural Condition Assessment Report - JN 
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design Group, states that 
“…the former J.N. Adam Memorial Hospital consisted of 5 [original] buildings (Buildings 1 – 5) 
totaling approximately 120,000 square feet…”However, the report also states that “…NYSOGS 
commissioned this updated structural condition assessment to support the potential redevelopment of the 
five original Center buildings. The goal of this study is to evaluate the general condition of Buildings 1 - 5 
and identify structural deficiencies that may affect their reuse…” while also noting that there are other 
buildings on the site that are not included in their analysis. 
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thus limiting our consideration of the improvements herein to approximately 120,000± 
square feet of GBA. 

 
The circumstances concerning the subject Property are further complicated by several other 
very important facts and issues. First and foremost, the J.N. Adam Hospital complex has 
been ERRONEOUSLY 2 reported as “…being listed on the New York State Register of 
Historic Places in 1985,” a designation which has not occurred. Therefore, at this point in 
time, the subject Property as it currently stands factually - is nothing more than a formerly 
grand complex that has been allowed to deteriorate, decay and become a collection of 
derelict structures, and an environmental and public safety hazard to the community. 
 
Further, and most importantly, in order to make any attempt to restore functional utility to the 
complex at some point, an interested party must first be found that would be willing to 
acquire the complex in it’s existing derelict condition, and shoulder the expenses of 
necessary extensive and costly structural repairs, as well as the requisite environmental 
remediation of the building and site. Several million dollars of upfront rehabilitation and 
environmental mitigation work would be involved just to stabilize the Property, before any 
functional use of the Property could then be contemplated. Given these immense and very 
expensive challenges, structures like J.N. Adam cease to be economically supportable. 
More often than not, they become abandoned and are left beyond repair, and become so 
unstable that they warrant demolition. Much to the chagrin of preservationists and other 
interested parties, this inevitable step is oftentimes the ideal result for building owners and 
governmental entities that are politically unwilling, economically unable [or both] - to find the 
funds necessary for the requisite restoration and environmental remediation.  
 
Title issues also adversely affect the subject complex. According to the Survey / Deed and 
County Property Records, the owner of record for the parcels and improvements is the 
People of the State of New York (“PSNY”), which owns the Fee Simple interest in the 

                                            
2 In order to verify its historical listing, we contacted New York State Parks, Recreation & Historic 

Preservation - Division for Historic Preservation, which is the agency that is responsible for historic 
designations within New York State. The State Council of Parks Recreation and Historic Preservation 
consists of the Commissioner of State Parks, Recreation and Historic Preservation, the Commissioner of 
Environmental Conservation, Chairs of the eleven Regional Parks Commissions (including a 
representative of the Palisades Interstate Park Commission), and Chair of the State Board of Historic 
Preservation. There are Regional Commissions that are charged with acting as a central advisory body on 
all matters affecting parks, recreation and historic preservation within their respective regions, with 
particular focus on the operations of the State Parks and Historic Sites.  

 
In particular, we spoke with Ms. Jennifer Walkowski, the Historic Preservation Specialist in the National 
Register Unit – Western NY Region [jennifer.walkowski@parks.ny.gov; PH 518-268-2137], whose specific 
responsibilities include historic properties within Cattaraugus County and other Western New York areas. 
According to Ms. Walkowski, the subject JN Adam has NOT been designated as an historic property, 
either in the New York State Registry or on the National Register of Historic Places. Ms. Walkowski stated 
“this property (and this nomination) was reviewed by our State Review Board back in the 1980s. However 
it was never forwarded for listing to the New York State or National Registers of Historic Places. It remains 
eligible for both Registers. However, if there ever were interest in having this nomination forwarded for 
listing, we [the Division for Historic Preservation] would need a new nomination prepared. I have attached 
a scanned copy of the old draft nomination, for your review.” 
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Property. This interest is described in the notes on the OGS Bureau of Land Management 
Survey entitled DEED PLOT SHOWING Lands of the People of the State of New York 
Known as J.N. Adam Developmental Center Situate in Lots 11, 18, 19, and 27, Township 
6, Range 9 of the Holland Land Company’s Survey, Town of Perrysburg, County of 
Cattaraugus, State of New York, undated. The survey is included in several places herein. 
 
Reportedly, however, the deed that transferred the Property to State of New York in 1952 
contained a Reverter Clause to the City of Buffalo – the former owner of the complex, which 
they have been unwilling to relinquish. Said Deed was not available for our review. However, 
we have been advised that, under the terms of the deed, the Reverter reportedly expires ten 
years after JN Adam ceases to be actively used for any mental hygiene purposes. 
Apparently, despite the poor condition of the complex, the City of Buffalo does not want to 
sell / dispose of the Property, and has asserted that four separate, small parcels along 
Perrysburg - Gowanda Road / State Route 39 [the excluded blue-shaded parcels on the 
map on page 10 herein] are still being used for any mental health purposes.  
 
Consequently, NYSOGS has instructed NRER to complete these reports under two 
hypothetical conditions - (1) that ownership of the Property is vested with the People of the 
State of New York, and that the City of Buffalo does not have any ownership interest; and 
(2) that the hospital site, the surrounding woodlands, and the groundwater are unaffected by 
adverse environmental contamination conditions. Specifics of the Property include the 
following items. 
 
Our inspection revealed that potentially adverse environmental conditions likely exist 
throughout the improvements on the Property. NO Phase I Environmental Site 
Assessment was available for review, or for use in completing the analyses contained 
in the Marketing Study and Appraisal. The condition of the abandoned hospital 
improvements observed during the inspection STRONGLY suggests the presence of 
significant environmental contamination - potentially from asbestos, lead, mold and 
potentially other toxic substances. 
 

INTRODUCTION & EXECUTIVE SUMMARY (Con’t) 
  
 Subject Property:   J N Adam Hospital / Developmental Center 
       Perrysburg - Gowanda Road [NYS Route 39] 
       Address at 10317 Dayton Road – [CR 58] 
       Perrysburg, Cattaraugus County, NY  

 
 Location:    South side Perrysburg - Gowanda Road [NYS 

Route 39] and along Peck Hill Road [CR 58] 
(Aka Dayton Road)  

 
 Property Type:    Abandoned Hospital complex / excess land 
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INTRODUCTION & EXECUTIVE SUMMARY (Con’t) 
 
 Developer / Owner:   People of the State of New York (“PSNY”), 

C/O STATE OF NEW YORK OFFICE OF 
GENERAL SERVICES 

      
 Building Area:    The Property is improved with 25±3 older 

buildings formerly occupied by JN Adam 
Hospital / Developmental Facility. Per the 
Structural Report, Buildings #1 - #5 comprise 
approximately 120,000± square feet of GBA  

  
 Improvement Description:  See Property Description section 

       
 Land Area:    In aggregate - 644.62± acres 

 
 Excess Land:    The main hospital campus occupies 57.0± 

acres, per a rough approximation. The 
remaining 587.62± acres are undeveloped. 

 
 Frontage:    A total of 3,043.42± feet along the south side 

of NYS Route 39. There is also unknown 
frontage along County Road 58 [Peck Hill 
Road aka Dayton Road]. 

 
 Tax Map ID:    The parcels are formally known as Tax Parcel 

#’s 16.001-1-3.1; 16.021-1-19; 16.022-2-10 
and 15.002-1-15 

 
 Date of Marketing Study:  October 18, 2016  
 
 Zoning Classification:   “AR-40” - Agricultural Residential; a small 

portion of “SR-30A” - Residence District. 
Some / all of the 57.0± acre improved portion 
of the site was zoned “I” – Industrial by the 
former Village of Perrysburg 

 
Our inspection revealed that potentially adverse environmental conditions likely exist 
throughout the improvements on the Property. NO Phase I Environmental Site 
Assessment was available for review, or for use in completing the analyses contained 
in the Marketing Study and Appraisal.   

                                            
3  See Note 1 
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INTRODUCTION & EXECUTIVE SUMMARY (Con’t) 
 
BOTTOM LINE 
 

• Vision - The purpose of the Marketing Study was to formulate a broad and 
imaginative marketing plan for the asset - to the extent possible - given the current 
existing physical and environmental conditions at the Property, and considering the 
prevailing regional and local economic circumstances and real estate market 
conditions, local governmental controls and regulations, and social trends that exist 
in the Buffalo Region, Cattaraugus County, NY and the Town of Perrysburg. 
 

• Highest and Best Use – The highest and best use of the Property “As-Vacant” 
pertains to the reasonably probable and legal use of vacant land that is legally 
permissible, physically possible, appropriately supported, financially feasible, and 
that results in the highest value i.e., return to the land. Further, the highest and best 
use of the Property “As-Improved” pertains to the use that should be made of the 
Property in light of its improvements. The use that maximizes an investment 
Property's return on a long-term basis is its highest and best use “As-
Improved.” This correlates to the principle of anticipation, which is the perception 
that value is created by the expectation of benefits to be derived in the future.  

 
Based upon the extensive data contained in this report, which supports the 
reasoning presented herein, as well as contained within the Appraisal Report, we 
believe that the 644.62±-acre site's highest and best use “As-If-Vacant” is for 
subdivision into smaller tracts for one or more of several potential uses. The 
maximally productive use of these tracts is for (1) modestly priced seasonal / second 
home single-family detached development as the economy allows such 
development to remain feasible; (2) In addition, active gas wells on the Property are 
producing lease income, and these wells should be maintained and expanded as the 
geology may favor expansion; and finally (3) both traditional and niche agricultural 
uses, and timber harvesting, should be investigated. Agriculture is the predominant 
land usage in the local Perrysburg area. 
 
Based upon all of the foregoing data and reasoning presented herein and also 
contained within the Appraisal Report, we believe that the site's highest and best use 
“As-Improved” is for the demolition of what remains of the improvements and 
environmental clean up the site, and the return of the site to its natural state. 
Environmental mitigation would necessarily have to occur - by the current subject 
owner - [“PSNY”] - in order for the Property to be marketable.   

 
• Potential for Redevelopment / Repositioning - Based upon (1) the value of the 

site “As-If-Vacant” of just $880,000, and (2) a total investment for an alternative 
use of at least $15,600,000 to $18,000,000 - there are no feasible uses in the 
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Town of Perrysburg under which such a redevelopment scenario is likely to 
occur. At a 10 percent return on investment, a finished development scenario would 
have to generate an annual income of $1,560,000 to $1,800,000 [not including the 
initial out-of-pocket expenses to purchase the Property, and plus the annual 
operating and carrying costs for real estate taxes, maintenance, utilities, insurance, 
security, debt service and the like]. There are no uses that are Financially Feasible 
or Maximally Productive for the subject site “As-Improved.” 
 
Also, the condition of the abandoned hospital improvements observed during the 
inspection STRONGLY suggests the presence of significant environmental 
contamination - potentially from asbestos, lead, mold and potentially other toxic 
substances. Mandatory Federal environmental regulations clearly assign total 
responsibility for environmental mitigation / clean up operations – including the 
financial responsibility - to the responsible owner – who in this case is the People 
of the State of New York. 
 
Given all of the demographic facts and economic conditions and forecasts 
included in this report, we cannot see any viability for new real estate 
development within the Town of Perrysburg, or any reason why an investor 
would be interested in committing significant equity capital into this market. 
There is simply no demand for any type of real estate product that would 
support the investment required to create it. Further, the existing 
infrastructure necessary to support the users of any new real estate product 
does not exist in the Town of Perrysburg or the neighboring towns. 
 

• Marketing / Strategy - The best way to reposition the Property does not include 
local acquisition by the Town of Perrysburg or Cattaraugus County. Instead, the 
Property should be marketed to users that can take advantage of the physical 
features of the site. We recommend marketing the Property through a broker / 
specialist in the marketing of acreage for subdivision into smaller tracts - for the 
variety of separate uses specified, which may include:  
 

o Seasonal / second home development, hunting cabins and recreational 
trails. Recreational trails are a growing natural asset of the tourism 
economy.  Various trails serve local communities, which can bring 
tourism dollars to those communities. Cattaraugus County contains 
numerous recreational trails for hiking, mountain bicycling, snowmobiling, 
and horseback riding. Some of the trails are special use, but others support 
multiple activities. There is a well-developed snowmobile trail network, which 
is part of the state-supported system of snowmobile trails. The subject 
Property might be able to become a part of this system of trails, in 
conjunction with second-home sites and other tourism-related activities;  
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o In addition, the existing gas wells should be maximized and the potential for 
additional wells explored, along with the geology for gravel mining.  

o Finally, a variety of potential niche agricultural uses as discussed herein 
should also be targeted. Agriculture is the most predominant land usage in 
the local subject area. 

 
• Repositioning Strategy - The strategy to reposition the J.N. Adam complex to a 

viable community asset is constrained by the physical and economic realities of the 
Property and the region. The cost to restore the Property even to a functional shell, 
ready for some potential future development, is prohibitive due to the condition of the 
Property, its lack of any historical designation, and very poor regional and local 
economic, demographic and real estate market conditions.  
 
In addition, the above highest and best use scenarios do not consider the costs of 
environmental mitigation – which may be $2,000,000 to $4,000,000, and which were 
hypothetically excluded from the Marketing Study and Appraisal Report. Even simple 
demolition of the improvements after environmental cleanup would require at least 
$1,800,000, or out of pocket in total, $3,800,000 to $5,800,000 just to clean up the 
site, mitigate the damage and demolish the improvements in order to have an 
environmentally clean site – ready and able to sell to one or more potential 
purchasers.  
 
Pragmatically speaking - in situations such as these, nothing usually ever happens 
with a Property until it is cleaned up. No sale or transfer of ownership of an 
environmentally contaminated – or potentially environmentally contaminated 
Property is likely to occur until the Property has been cleaned up and the eventual 
Buyer / New Owner can be assured (1) that the Property has received - or will 
receive - a negative environmental declaration – as well as (2) that the eventual 
Buyer / New Owner can be assured of being held harmless by the Seller from 
Federal Government / EPA liability for any additional clean up expenses and / or 
damages that may present at a later date. These clauses also necessarily survive 
closing of any transfer of the Property. 

 
Lastly, as has been painfully obvious to the local government in the Town of 
Perryville, as well as to the stakeholders, the costs of securing and maintaining the 
vacant buildings is very expensive. Left unabated, these costs can potentially run 
into the millions annually for an old hospital complex like J. N. Adam. Eventually, 
alternative uses become financially unfeasible and unproductive, as is the case with 
the subject Property. 

 
The Property is owned by the State of New York, which to the best of our knowledge 
has not made any attempt to find a new use or user. Nor, apparently, has the City of 
Buffalo. As a result, the primary parts of the strategy for the subject Property will be 
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to (1) address the political and information issues associated with insuring that the 
Property is properly marketed and exposed to the proper universe of potential users; 
(2) assure that the Property is environmentally clean so that a legal transfer can 
occur; and (3) mitigate and eliminate the annual expenses for security and 
maintenance currently being borne by the town of Perrysburg. Unfortunately, there is 
no clear way that (3) can be accomplished other than by the current owner taking 
back active control and responsibility for the Property. 

 
Unfortunately, the subject Property has two undeniable similarities with the 
proverbial “white elephant.” First, the cost of ownership is out of proportion to its 
value or usefulness. Second, it will be very difficult for the owner (the People of the 
State) to dispose of the Property. Given the limited / nonexistent utility of all of the 
structures, the limited size of the population base and their economic characteristics, 
the costs of ownership including taxes and security, the high cost of demolition and / 
or repairs required if it were to become a functional “shell” ready for some 
unspecified future development, the likely environmental issues, and a host of other 
factors, a valid question is whether someone would even take the Property for free. 

 
While the land and the site improvements (landscaping, roads, power plant and 
underground utilities) may all have some inherent value, the carrying costs, the cost 
of future demolition, removal, and disposal of the existing buildings and toxic 
environmental waste materials, and the ready availability of other land suitable for 
development all provide more than enough reason to discourage any ownership of 
this Property.  Add to this the uncertainty of considerable environmental liability, and 
you have even more reason to walk away from the Property -  “A classic white 
elephant.” 
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LOCATION 
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LOCATION 

JN ADAM 
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LOCALE – SUBJECT CENTER 

JN ADAM 
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LOCALE – SUBJECT CENTER BOTTOM 
 

 

JN ADAM 
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AERIAL PHOTOGRAPH – JN ADAM COMPLEX 
    

JN ADAM 
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SINGLE-FAMILY DWELLINGS ALONG INWOOD DRIVE   
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SUBJECT PHOTOGRAPHS 

 
Elevation Along Peck Hill Road (Aka Dayton Road) Looking North 

Looking South 
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SUBJECT PHOTOGRAPHS 

 
Subject along Peck Hill Road (Aka Dayton Road) Looking East 

Looking South
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SUBJECT PHOTOGRAPHS 

 
Subject along Peck Hill Road Looking East 

Subject Main Building Entrance
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SUBJECT PHOTOGRAPHS 

 
Subject Main Building Exterior Typical Views 
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SUBJECT INTERIOR PHOTOGRAPHS 

 
Interior at Main Entrance 

Interior of Typical Hallways with Contaminated Debris 
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SUBJECT INTERIOR PHOTOGRAPHS 

 
Interior of Entrance Rotunda 

Typical Elevator Rotunda 
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SUBJECT INTERIOR PHOTOGRAPHS 

 
Rotunda Skylight 

Interior of Typical Hallways 
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SUBJECT INTERIOR PHOTOGRAPHS 

 
Interior of Power Building with Peeling Paint  - Likely Lead-Based 
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SUBJECT PHOTOGRAPHS 

 
Exterior of Typical Buildings 

Peeling Paint – Likely Lead-Based 
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SUBJECT PHOTOGRAPHS 

 
Exterior of Typical Buildings 
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SUBJECT PHOTOGRAPHS 
 

 
Exterior of Typical Buildings 
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SUBJECT PHOTOGRAPHS 

 
Exterior of Rear of Main Building 
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SUBJECT PHOTOGRAPHS 

 
Building Exterior and Patios 
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SUBJECT PHOTOGRAPHS 

 
Exterior Typical Old Resident Houses 

Clustered along the South Side of Inwood Drive 
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SUBJECT PHOTOGRAPHS 

 
Exterior Typical Old Resident Houses 

One of Two Single-Family Dwellings along the North Side of Inwood Drive at Peck Hill Road 
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PURPOSE AND EFFECTIVE DATES OF THE REPORTS 
 
According to your request, the purpose of both the Marketing Study and the Appraisal 
Report is to gauge the marketability of the subject complex, as well as to estimate the 
Market Value of the Fee Simple interest in the Property “As-Improved,” as well as “As-If 
Vacant,” as of the most recent date of inspection, October 18, 2016. Both the Marketing 
Study and the Appraisal are subject to the use of two hypothetical conditions, which (1) 
assume that the ownership entity is the People of the State of New York, which has clear 
title, and that the City of Buffalo has no ownership interest or rights, when in fact the City of 
Buffalo has a Reverter clause interest; and (2) assumes that the hospital site, the 
surrounding woodlands, and the groundwater are unaffected by adverse environmental 
contamination conditions, when in fact likely environmental contamination was observed at 
the time of inspection. The effective date of both the Marketing Study and the Appraisal 
Report is the most recent date of inspection, October 18, 2016.  
 
 INTENDED USE / USER OF THE REPORTS 
 
The Intended Use of both the Marketing Study and the Appraisal Report is for decision-
making purposes related to disposition of the asset. The conclusions derived are driven by a 
thorough Highest and Best Use analysis of the complex in context of the specific 
characteristics of the market within the Town of Perrysburg, the City of Buffalo and 
Cattaraugus County local market area.  
 
The Intended Users of these reports are NYSOGS and its contractors tasked with asset 
disposition assistance. NYSOGS or its assignees may use the Marketing Study and the 
Appraisal Report for multiple purposes such as asset disposition decisions, sale of the 
Property or for planning purposes related to bids at auction sales. The Reports are to be 
used in whole and not in part. No part of the Reports shall be used in conjunction with any 
other analyses. Both the Marketing Study and the Appraisal Report contain confidential 
information and their use is privileged. The Marketing Study and the Appraisal Report 
submitted to NYSOGS for review will become the property of the government of the State of 
New York and may be used for any legal and proper purpose. The reports will be distributed 
upon request to all others under the Freedom of Information Act.  
 

LEGAL DESCRIPTION & OWNERSHIP HISTORY 
 
The Property consists of portions of four tax parcels formally known as Tax Parcel #’s 
16.001-1-3.1; 16.021-1-19; 16.022-2-10 and 15.002-1-15 on the Cattaraugus County, NY 
tax maps. Five small parcels that are portions of the larger tax parcels are being retained by 
New York State and are not part of this assignment. 
 
According to the Deed and County Property Records, the current owner of record for the 
parcels and improvements is the People of the State of New York (“PSNY”), who own the 
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Fee Simple interest in the Property. This ownership interest is stated on the OGS Bureau of 
Land Management Survey entitled DEED PLOT SHOWING Lands of the People of the 
State of New York Known as J.N. Adam Developmental Center Situate in Lots 11, 18, 
19, and 27, Township 6, Range 9 of the Holland Land Company’s Survey, Town of 
Perrysburg, County of Cattaraugus, State of New York, undated. According to the OGS 
Bureau of Land Management Survey, the PSNY acquired (1) “Parcel “C” [Lot 27] being a 
portion of Parcel 3 described in a Deed dated August 1, 1952 from the City of Buffalo to the 
People of the State of New York. The PSNY acquired the improved parcel from City of 
Buffalo for an undisclosed purchase price, pursuant to a deed recorded in the Liber 503, 
Page 264.”  
 
Further, the PSNY acquired (1) “Parcel “B” [Lot 18 and 19] being a portion of Parcel 2 
described in a Deed dated August 1, 1952 from the City of Buffalo to the People of the State 
of New York. The PSNY acquired the improved parcel from City of Buffalo for an 
undisclosed purchase price, pursuant to a deed recorded in the Liber 503, Page 264.” 
Finally, the PSNY acquired (1) “Parcel “A” [Lot 11] being a portion of Parcel 1 described in a 
Deed dated August 1, 1952 from the City of Buffalo to the People of the State of New York. 
The PSNY acquired the improved parcel from City of Buffalo for an undisclosed purchase 
price, pursuant to a deed recorded in the Liber 503, Page 264.” 
 
Reportedly, however, the deed that transferred the Property to the People of the State of 
New York in 1952 contained a Reverter Clause to the City of Buffalo – the former owner of 
the complex, which they have been unwilling to relinquish. Said Deed was not available for 
our review. However, we have been advised that, under the terms of the deed, the Reverter 
reportedly expires ten years after JN Adam ceases to be actively used for any mental 
hygiene purposes. Apparently, despite the poor condition of the complex, the City of Buffalo 
does not want to sell / dispose of the Property. It has asserted that four separate, small 
parcels along Perrysburg - Gowanda Road / State Route 39 [the excluded blue-shaded 
parcels on the map on page 10 herein] are still being used for any mental health purposes.  
 
Furthermore, we have been advised that the City of Buffalo reportedly would retain 90 
percent (90.0%) of the sale or disposition proceeds. In 1998, the Empire State Development 
Corporation (“ESDC”) made preparations to sell most of the J.N. Adam property through a 
bidding process, after the JN Adam complex was closed in 1991 – but when it likely was still 
functional - which produced a bid of just $300,000. The bidder was Trathen Land Company, 
a timber / logging company that wanted to harvest / strip the site of its timber. However, the 
City of Buffalo rejected the sale and declined to release the Reverter. Litigation ensued, and 
the complex has been abandoned ever since. No arm’s length transfers have occurred in 
the past five years, and no Purchase and Sale agreements exist. 
 
Consequently, given the position of the City of Buffalo, NYSOGS has instructed NRER to 
complete the Marketing Study and the Appraisal Report under two hypothetical conditions - 
i.e., (1) that the ownership entity is the People of the State of New York, which has clear 
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title, and that the City of Buffalo has no ownership interest or rights; and (2) that the hospital 
site, the surrounding woodlands, and the groundwater are unaffected by adverse 
environmental contamination conditions.  
 
Our inspection revealed that potentially adverse environmental conditions likely exist 
throughout the improvements on the Property. NO Phase I Environmental Site 
Assessment was available for review, or for use in completing the analyses contained 
in the Marketing Study and Appraisal.  
 
The condition of the abandoned hospital improvements observed during the inspection 
STRONGLY suggests the presence of significant environmental contamination - potentially 
from asbestos, lead, mold and potentially other toxic substances.  
 

IDENTIFICATION / DESCRIPTION OF THE PROPERTY 
 
According to a survey completed by OGS Bureau of Land Management Survey entitled 
“DEED PLOT SHOWING Lands of the People of the State of New York Known as J.N. 
Adam Developmental Center Situate in Lots 11, 18, 19, and 27, Township 6, Range 9 of 
the Holland Land Company’s Survey, Town of Perrysburg, County of Cattaraugus, State of 
New York,” undated but included herein, total site area per the Survey and the calculation in 
the table herein is 644.62± acres. 
 
The Property consists of several tracts of land that - in aggregate - consist of 644.62± acres, 
according to the survey. Note that the best available information on the Cattaraugus County 
Tax Maps totals 676.47± acres. The difference appears to be from small sections of the tax 
lots being retained by New York State. The site is located along the south side Perrysburg - 
Gowanda Road [NYS Route 39] and along Peck Hill Road [CR 58] (Aka Dayton Road). The 
J N Adam Hospital / Developmental Center reportedly had a postal address at 10317 
Dayton Road – [CR 58], Perrysburg, Cattaraugus County, NY 14129. The parcels are 
formally known as Tax Parcel #’s 16.001-1-3.1; 16.021-1-19; 16.022-2-10 and 15.002-1-15 
on the Official Tax Maps of Cattaraugus County. 
 
A chain link fence encloses the areas of the site where the main hospital campus 
improvements are situated. These fenced areas around the buildings include two specific 
areas: (1) the westernmost parcel off Peck Hill Road, which has ten (10) old, functionally-
obsolescent single-family houses and two other smaller, miscellaneous wood frame 
structures - primarily situated along the southern side of Inwood Drive, and (2) the area 
around the larger, institutional buildings – that being the easternmost parcel off Peck Hill 
Road along Airview Drive. These areas combined approximate 57± acres of the total 
644.62±-acre site, based upon a rough approximation from the survey. The remaining 
587.62± acres are undeveloped and which were largely unused by the facility other than 
recreationally, and consist of unimproved virgin woodlands and timber. Thus, they are 
excess land that may be sold off and developed separately from the facility. 
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INSPECTION OF THE PROPERTY 
 
The subject Property was physically inspected and photographed by John A. Dalkowski 111 
on October 18, 2016. According to NYSOGS communications, and certain “Project 
Documents,” the site is reportedly occupied by 25± older buildings,4 many if not all of which 
are derelict brick, frame and concrete institutional buildings, which are in poor-to-fair 
condition. At the time of our physical inspection on October 18, 2016, our inspection was 
limited to the primary buildings on the site, i.e., Building #’s 1 through 5, #8 and #9, #44, the 
Power Plant structure [unnumbered], and a small outdoor covered patio, adjacent to an 
onsite pond that was used for fishing and recreation by the former residents. An aerial image 
of the main structures is included below. In general, widespread deterioration of the 
buildings, and significant likely [but unconfirmed] environmental contamination were 
observed during our inspection, as is evident in the photographs herein and supported by 
the “Structural Condition Assessment Report - JN Adam Developmental Center,” dated 
November 18, 2016, prepared by Popli Design Group, Penfield, NY, which is incorporated 
into this report by reference. 

  
                                            
4 See Note 1 in this report. 
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ESTIMATED MARKETING AND EXPOSURE TIME 
 
Marketing time is defined as follows: 
 

“An opinion of the amount of time it might take to sell a real or personal 
property interest at the concluded market value level during the period 
immediately after the effective date of an appraisal. Marketing time differs 
from exposure time, which is always presumed to precede the effective date 
of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of The 
Appraisal Foundation and Statement on Appraisal Standards No. 6, 
“Reasonable Exposure Time in Real Property and Personal Property Market 
Value Opinions” address the determination of reasonable exposure and 
marketing time.) See also exposure time.” 5 

 
Exposure time is defined as follows: 
 

“1. The time a property remains on the market. 
 

 2. The estimated length of time the property interest being appraised would 
have been offered on the market prior to the hypothetical consummation of a 
sale at market value on the effective date of the appraisal; a retrospective 
estimate based on an analysis of past events assuming a competitive and 
open market.” 6 

 
Reasonable exposure time inherent in the market-value concept is always presumed to 
precede the effective date of the appraisal and the function of the appraisal. The estimated 
exposure time considers the period that the subject would have had to be on the market to 
sell on the appraisal date for the appraised value.  Exposure time is different for various 
types of real estate and under various market conditions. A reasonable exposure time must 
always take into account the type of real estate and its specific value range, as reasonable 
exposure time is a function of price, time and use.  
 
Published surveys report marketing time, not the exposure period. Marketing time is an 
opinion of the amount of time it might take to sell a property at the concluded market value 
level during the period immediately after the effective date of an appraisal. Marketing time 
refers to the amount of time necessary to market sell for the appraised value subsequent to 
the date of value. The two concepts of exposure and marketing time are similar, but reflect 
different perspectives in time. 
 
In-depth discussions follow concerning market conditions in the Regional and the Market 

                                            
5 The Dictionary of Real Estate Appraisal, 5th Edition, Appraisal Institute, Chicago, IL 2010 
6 Ibid 
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Analyses sections, and in the Sales Comparison Approach. In connection with this 
Marketing Study and the Appraisal that was completed as a part of this assignment, we 
have interviewed several brokers that are familiar with the subject local market and property 
types. The marketing and sales process for unimproved rural agricultural / farmland and low-
density residential acreage properties is moderately efficient.  
 
Brokers specializing in these transactions actively solicit potential buyers on an ongoing 
basis and maintain databases on investor criteria. According to the brokers interviewed, the 
current period from when a property is listed to when the sale closes is typically considerably 
more than 12 months, which is also reflected in the sales used herein. Brokers are able to 
electronically produce marketing materials, elicit interest, schedule property tours, accept 
offers, and select a buyer in approximately 60 days to several years depending on many 
factors. Following the execution of a purchase and sale agreement, the due diligence and 
closing period is typically 90 to more than 270 days in this rural area. 
 
Within the appraisal report, 
we investigated 32 sales of 
unimproved acreage within a 
five County area consisting 
of Cattaraugus, Chautauqua, 
Erie and Niagara Counties, 
as well as one sale in 
Genesee County, NY. The 
marketing times for all of 
these sales are shown in the 
chart at right.  
 
Of the 32 sales transactions, 
we were able to secure the 
marketing times for 23 of the 
transactions. The marketing 
times ranged between 60 
days [the escrow period for 
sales that were not exposed 
to the market but were 
purchased without listing], to 
as much as 2,967 days. The 
mean marketing time for 
the 23 sales was 1,186 
days or 39.52 months, and 
the median marketing time 
was 1,342 days or 44.73 
months.  
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However, these figures must be qualified. Several of the sales were located with the City of 
Buffalo, and in Grand Island, which have some areas that are much more in demand for 
residential single- and multifamily development, as well as commercial and industrial usage, 
compared with the subject’s agricultural / residential usage and extremely rural location.  
 
In addition, we also investigated the Buffalo market for commercial and multifamily 
development properties as reported by the website LoopNet, and the marketing time for 
single-family properties as reported by both Trulia and Zillow. No data concerning Days on 
Market are available from LoopNet, Trulia or Zillow for either the Buffalo Metropolitan Area 
or for the local Cattaraugus County market area. Nevertheless, given all of the other data 
presented in the Regional and Local Area analyses, market prices have most likely been flat 
at best, or have declined, and days on the market are considerable. The actual sales 
transaction data presented above is the best available information concerning marketing and 
exposure time. 
 
Considering our knowledge of the market and the real estate property type, and our 
continuous communications with market participants, the estimated exposure time for the 
subject would have been 12 months or more. The subject Property is situated within an area 
without an active real estate sales market. Demand for agricultural / farmland, or low-
density residential development land is far below supply, and transactions are few and far 
between. Based on observations and discussions with area residents and brokers, the 
Property would likely require considerably more than 12 months to sell. Based upon the 
sales examined, we have no alternative but to conclude a requisite marketing and exposure 
time of 36 to 48 months. 
 
This 36 to 48 months exposure and marketing time reflects current economic conditions, 
current real estate investment market conditions, the terms and availability of financing for 
real estate acquisitions, and property and market-specific factors. It assumes that the 
subject is, or has been, actively and professionally marketed. The marketing / exposure time 
would apply to all valuation premises included in this report. 
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DEFINITIONS OF TERMS 
 
According to your request, the purpose of both this Marketing Study and the Appraisal 
Report is to estimate the Market Value of the Fee Simple interest in the Property “As-
Improved” [which in this case is the same as “As-Is,”] as well as “As-If Vacant,” as of the 
most recent date of inspection, October 18, 2016. The appraisal is subject to the use of two 
hypothetical conditions, which are discussed below. The legal entity that owns the Property 
has a Fee Simple Interest in the land and improvements.  The definitions applicable to the 
interests appraised are: 

 
• A Fee Simple Estate is defined as 

 
“Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental powers 
of taxation, eminent domain, police power, and escheat.” 7 

 
“As Is” Market Value is defined by the Appraisal Institute as 

 
“The estimate of the market value of real property in its current 
physical condition, use, and zoning as of the appraisal date”.8 

 
“As-Is” value is the most sought after value, in combination with Market Value (resulting in 
“As-Is” Market Value) because it contemplates the current situation of the subject, not 
taking into account the array of “prospective” scenarios. Thus, it will reflect actual condition, 
physical deficiencies, or other relevant “As-Is “characteristics of the property.9 
 

• Excess Land is defined as 
 

“Land that is not needed to serve or support the existing 
improvement. The highest and best use of the excess land may or 
may not be the same as the highest and best use of the improved 
parcel. Excess land may have the potential to be sold separately and 
is valued separately.” 10 

 
• A Hypothetical Condition is defined as: 

 
A condition, directly related to a specific assignment, which is 

                                            
  7 “Dictionary of Real Estate Appraisal," 5th Edition, Appraisal Institute, Chicago, IL 2010 
  8 Ibid 

  9 Proposed Interagency Appraisal and Evaluation Guidelines, OCC-4810-33-P 20% 

  10 Dictionary of Real Estate Appraisal," 5th Edition, Appraisal Institute, Chicago, IL 2010 
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contrary to what is known by the appraiser to exist on the effective 
date of the assignment results, but is used for the purpose of 
analysis. 
 
Hypothetical conditions are conditions contrary to known facts about 
physical, legal, or economic characteristics of the subject property; or 
about conditions external to the property, such as market condition or 
trends; or about the integrity of data used in an analysis.11 
 
A hypothetical condition may be used in an assignment only if: 
 
• Use of the hypothetical condition is clearly required for legal 

purposes, for purposes of reasonable analysis, or for purposes of 
comparison; 

 
• Use of the hypothetical condition results in a credible analysis; and 
 
• The appraiser complies with the disclosure requirements set forth in 

USPAP for hypothetical conditions.12 
 
According to USPAP, developing this Market Value opinion requires the use of two 
hypothetical conditions.  
 

• The hypothetical conditions are that the Market Value conclusion presented 
assumes that: 1) the ownership entity is the People of the State of New York, 
which has clear title, and that the City of Buffalo has no ownership interest or 
rights; and (2) that the hospital site, the surrounding woodlands, and the 
groundwater are unaffected by adverse environmental contamination 
conditions.   
 

These issues are hypothetical conditions because they are conditions contrary to known 
facts about conditions within the Property, since (1) the City of Buffalo – who formerly owned 
the complex - has a Reverter Clause in the deed that transferred the Property to State of 
New York in 1952, which they have been unwilling to relinquish; and that (2) the hospital 
site, the surrounding woodlands, and the groundwater are unaffected by adverse 
environmental contamination conditions. 
 
According to USPAP, developing this Market Value opinion requires the use of these 
hypothetical conditions concerning (1) the current ownership of the Property on the date of 
valuation, i.e., that the ownership entity is the People of the State of New York, which has 

                                            
11 USPAP, 2016-2017 Edition (The Appraisal Foundation, 2017), page 3 
12 Ibid, page 19 
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clear title, and that the City of Buffalo has no ownership interest or rights, when in fact, the 
City of Buffalo controls the site because of the Reverter Clause; and (2) The condition of the 
abandoned hospital improvements observed during the inspection STRONGLY suggest the 
presence of significant environmental contamination potentially from asbestos, lead, mold 
and potentially other toxic substances. No environmental reports were available for our 
review. 
 

No supplemental standards, jurisdictional exceptions or other conditions affected the scope 
of work for this appraisal / appraisal consulting assignment. 
 
 

• Market Value is defined by the Office of the Comptroller of the Currency 
(OCC), the Board of Governors of the Federal Reserve System (FRS), and 
the Federal Deposit Insurance Corporation (FDIC) in compliance with Title XI 
of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 
(FIRREA), as: 

 
"...The most probable price which a property should bring in a 
competitive and open market under all conditions requisite to a fair 
sale, the buyer and seller each acting prudently and knowledgeably, 
and assuming the price is not affected by undue stimulus.  Implicit in 
this definition is consummation of a sale as of a specified date and 
passing of title from seller to buyer under conditions whereby” 13 

 
1. Buyer and seller are typically motivated. 

 
2. Both parties are well-informed or well advised, and each 

acting in what he considers his own best interest.   
 

3. A reasonable time is allowed for exposure in the open market. 
 
4. Payment is made in terms of cash in U.S. dollars or in terms 

of financial arrangements comparable thereto. 
 

5. The price represents the normal consideration for the 
property sold unaffected by special or creative financing or 
sales concessions granted by anyone associated with the 
sale.  

                                            
13  Office of Comptroller of the Currency (OCC), 12 CFR Part 34, Subpart C – Appraisals, 34.42 (g); Office 

of Thrift Supervision (OTS), 12 CFR 564.2 (g); Appraisal Institute, The Dictionary of Real Estate 
Appraisal, 4th ed. (Chicago: Appraisal Institute, 2002), 177-178. This is also compatible with the RTC, 
FDIC, FRS and NCUA definitions of market value as well as the example referenced in the Uniform 
Standards of Professional Appraisal Practice (USPAP). 
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SCOPE OF WORK 
 
MARKETING STUDY AND STRATEGIC PLAN 
 
NYSOGS seeks strategic assistance in defining a vision for the vacated 644.62±-acre J.N. 
Adam Hospital campus. NYSOGS is looking to NRER to assist in the development of a 
strategic marketing plan with action steps to meet the plan’s objectives. Among the tasks 
that NRER will address will be the following: 
 

§ Identify the Highest and Best Use for the Property from the perspective of the local 
economy where the result will be maximizing benefits that will enhance the overall 
economic health of the community. The Highest and Best Use for the Property and 
the corresponding Marketing Study will consider financial (investor), environmental, 
historic, and, legal (zoning) issues as well as any local planning initiatives. 
 

§ Clarify the “Historic” implications for the subject Property.  There are three major 
categories of real estate that are currently termed “historical properties”:  
 

• Properties that are associated with events or persons important in the past 
development of the United States,  
 

• Properties that demonstrate styles of architecture, building construction, or 
engineering, and / or  

 
• Properties that express a particular culture or place.  

 
§  Among the “Historic” issues to be address and the questions to be answered are the 

following: 
 

• Investigate and identify the significance of the Property in the history of the 
United States and to its region, state, community, or neighborhood. What is 
its architectural, and / or cultural significance as it relates to a historical figure 
or event? 

• Determine what designations the Property has or is it eligible for in 
recognition of its significance? 

• Confirm whether the Property eligible for historical rehabilitation tax 
credits or other tax credits?  

• Confirm whether the Property is eligible for grants, low-interest loans, and 
other benefits?  

• Determine whether the Property is encumbered by, or eligible for, a 
preservation or conservation easement? 
 

§ We will undertake a national and regional search to attempt to locate any historical 
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facilities with similar age, amenities, and market factors, financial and other 
considerations that may be comparable to the subject Property. However, given the 
unique historical characteristics of J.N. Adam Hospital complex, we do not anticipate 
any success in finding comparable properties for use in concluding a Market Value 
“As-Improved” by means of the Sales Comparison Approach.  
 

§ Create a Vision for the Property that is compatible with the concerns of the relevant 
stakeholders, and any other initiatives that may exist, and develop a Strategic Plan 
for the site with plausible action steps for its implementation. We will seek to 
understand the perspectives of any identified, relevant local, regional, national and 
international [if any] stakeholders, and provide NYSOGS decision makers with the 
most beneficial plan for the sale and / or reuse of this former hospital site.  

 
§ The report will also comment on any impediments to the potential development / 

reuse and / or sale of the Property, and evaluate the impact and costs associated 
with the identified remedy [or remedies]. 

 
§ Recommend Marketing Strategies to promote the Property and procure end users 

compatible with the strategic vision for the Property. This marketing study will 
consider a wide range of disposition scenarios, including but not limited to private 
development, and / or public / private partnership possibilities. 

 
§ From the perspectives of the Village of Perrysburg, the City of Buffalo, Cattaraugus 

County, and the State of New York, NRER will address strategies to buy, control, 
and finance the carrying cost of the Property until its redevelopment or adaptive 
reuse is accomplished. 

 
Scope of Work 
 
USPAP defines scope of work as “the type and extent of research and analyses in an 
assignment.” Additionally, The Appraisal of Real Estate includes the following discussion of 
the importance of the scope of work to an appraisal assignment: 
 

“Scope of work for an assignment is acceptable if it leads to credible assignment 
results, is consistent with the expectations of parties who are regularly intended 
users for similar assignments, and is consistent with what the actions of the 
appraiser’s peers would be in the same or similar assignment,” 14 

 
The scope of work has included the following elements: 
 

• The parcel and its completed but vacant and abandoned improvements was 

                                            
14 The Appraisal of Real Estate, Thirteenth Edition, page 135 
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inspected and photographed on October 18, 2016. At the time of inspection on 
October 18, 2016, the site was occupied by improved with approximately of the 25± 
older buildings, many if not all of which are derelict institutional masonry buildings 
with wood-frame porches. Only the main buildings and the power plant were 
available to be inspected. 

 
NOTE: However, according to the “Structural Condition Assessment Report - 
JN Adam Developmental Center,” dated November 18, 2016, prepared by Popli 
Design Group, Penfield, NY, which is incorporated into this report by reference, 
Buildings #1 - #5 comprise approximately 120,000± square feet of GBA. 
However, no site plan or definitive data of any kind are available 
concerning any of the other remaining buildings,15 including size, date of 
construction, condition, or anything else usable in the completion of the 
MARKETING STUDY AND STRATEGIC PLAN and the APPRAISAL REPORT. 
Consequently, we have no option but reliance upon the Structural Condition 
Assessment Report, thus limiting our consideration of the improvements herein 
to approximately 120,000± square feet of GBA. 

 
• The subject Property data was based primarily upon information obtained from the 

site inspection and from the “Structural Condition Assessment Report - JN Adam 
Developmental Center,” dated November 18, 2016, prepared by Popli Design 
Group, Penfield, NY. Data were checked where possible with public records, 
including the tax rolls, assessor's records, and municipal property maps. Physical 
inspections of the site confirmed the public records.   

 
• The current owner of the Property supplied the following property-specific “Project 

Documents.” The Project Documents used herein consisted of the survey entitled 
“DEED PLOT SHOWING Lands of the People of the State of New York Known 
as J.N. Adam Developmental Center Situate in Lots 11, 18, 19, and 27, Township 
6, Range 9 of the Holland Land Company’s Survey, Town of Perrysburg, County of 
Cattaraugus, State of New York,” undated but included herein. The total site area 
per the Survey and listed in the table below is 644.62± acres. 

 
• We have examined current and anticipated development within the region and 

assessed local area economic and demographic factors to confirm the economic 
environment within which the subject operates. Regional, Town, and neighborhood 
data were based upon a variety of sources believed to be reliable. General sources 
that were used include: 

 
o Economic analyses prepared by state and local governmental authorities, 

including 2010 and / or 2000 Census data as available from Federal, State of 

                                            
15 See Note 1 in this report. 
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New York, City of Buffalo and Cattaraugus County sources, and ESRI / 
Colliers International Valuation Data;  
 

o The City of Buffalo Comprehensive Plan 2004; 2017 Buffalo – Niagara MSA 
data from the Federal Reserve Bank of New York; 
  

o A Strategy for Prosperity PROGRESS REPORT, Western New York 
Regional Economic Development Council, September 2016 

 
o The Cattaraugus County Comprehensive Plan Vision 2025, prepared by the 

Cattaraugus County Department of Economic Development, Planning, and 
Tourism, December 2015; 

 
o The Cattaraugus County Coordinated Public Transit-Human Transportation 

Plan - 2014, prepared by the Community Transportation Coalition of 
Cattaraugus County; 

 
• The neighborhood section was based upon a physical inspection of the area, data 

from various City of Buffalo and Cattaraugus County agencies, publications and 
reference books, prior appraisals, websites, and representatives of real estate 
brokerage, management and / or appraisal offices. General sources that were used 
include: 

 
o Data from the New York State Department of Economic Development, 

Empire State Development Corporation (“ESDC”), City of Buffalo Planning 
Board and Cattaraugus County Department of Economic Development, 
Planning & Tourism, and the Town of Perrysburg; and ESRI / Colliers 
International Valuation Data for past and future demographic characteristics; 
 

• The subject site has been evaluated for its physical utility for the reuse of the 
Property at its Highest and Best Use, including its access, visibility, and other 
location-related factors. The Property’s existing improvements have been inspected 
for quality of construction, design, layout efficiency, and items of physical 
deterioration and functional obsolescence. The surrounding economic environment 
has been reviewed to identify economic and demographic trends that have an 
impact on future demand for real estate on the subject site.  
 

• In estimating the highest and best use for the Property, a thorough analysis of all of 
the above factors was completed. The values derived are driven by a thorough 
Highest and Best Use analysis of the complex in context of the specific market - 
within the City of Buffalo, Cattaraugus County and the Town of Perrysburg local 
market area. In addition, a review of recent institutional, special purpose structures, 
and former hospitals and building shells in the market area was undertaken. This 
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data was secured from and/or confirmed by various County officials and Assessors 
in each appropriate municipality. Additional data and confirmation of information 
were secured from real estate brokers, and from other appraisers who are 
knowledgeable of specific comparable projects, and from the CoStar.com and 
LoopNet databases. Data from our extensive in-house files of past appraisal 
assignments was also used. Based on this analysis, the highest and best use of the 
site as vacant and / or as improved was determined.  

 
• Comparable property data for agricultural and recreational acreage, and for 

residential single-family development site sales and agricultural and recreational 
acreage sales necessary to estimate the value of the Property ”As-If Vacant” were 
researched. Sources that we have used include: 

 
o Data from CoStar, LoopNet and / or PropertyShark online data sources; 

including City of Buffalo and Cattaraugus County statistics; 
 

o Representatives of several local brokerage offices including Cushman & 
Wakefield / Pyramid Brokerage Company; the Chautauqua - Cattaraugus 
Board of REALTORS; 

 
o Cushman & Wakefield / Pyramid Brokerage Company Marketbeat Office 

Snapshot, Buffalo, NY, 2Q2016; Cushman & Wakefield’s Marketbeat 
Industrial Snapshot, Buffalo, NY, 2Q2016; and the Zillow Real Estate Market 
Overview, November 2016 among others. 

 
Conclusion 
 
Unfortunately, the subject Property has two undeniable similarities with the proverbial “white 
elephant.” First, the cost of ownership is out of proportion to its value or usefulness. Second, 
it will be very difficult for the owner (the People of the State) to dispose of the Property. 
Given the limited / nonexistent utility of all of the structures, the limited size of the population 
base and their economic characteristics, the costs of ownership including taxes and security, 
the high cost of demolition and / or repairs required if it were to become a functional “shell” 
ready for some unspecified future development, the likely environmental issues, and a host 
of other factors, a valid question is whether someone would even take the property for free. 
 
While the land and the site improvements (landscaping, roads, power plant and 
underground utilities) may all have some inherent value, the carrying costs, the cost of 
future demolition, removal, and disposal of the existing buildings and toxic environmental 
waste materials, and the ready availability of other land suitable for development all provide 
more than enough reason to discourage any ownership of this Property.  Add to this the 
considerable environmental uncertainty, and you have even more reason to walk away from 
the Property -  “A classic white elephant.”  
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HISTORICAL CONTEXT / ISSUES FOR SUBJECT PROPERTY  
 
The scope of this study considers the financial (investor), environmental, historic, physical 
Property conditions, and legal (zoning) issues as well as any local planning initiatives. In this 
section, we examine the historical circumstances surrounding the subject Property. 
 
Historical Overview 
 
The following account of the subject Property is published online by the Cattaraugus County 
Historical Advisory Committee and the Department of Economic Development, Planning & 
Tourism. We have reproduced it here verbatim. 
 

Early in 1909 at the suggestion of Dr. John H. Pryor of Buffalo, a bill was brought 
before the New York Legislature. This bill, which was passed March 25, 1909, 
authorized the City of Buffalo to build equip and run a hospital for the treatment of in-
patient tuberculosis (TB). On December 18 1909, after an extensive search for a 
proper setting, the Buffalo City Council, on the recommendation of Dr. Pryor, chose 
the hillside location in Perrysburg where J.N. Adam Memorial Hospital is located. 
Mayor James Nobel Adam, for whom the hospital is named, purchased the 293-acre 
site and donated it to the city. At the time of purchase there was one small building 
on the property; “Tipperary,” the original “sanitarium”. 
 
Tipperary was started around 1903, in a shack. Bula M. Lincoln (an aunt after whom 
Bula Palcic was named) was the first patient. The closest treatment center for TB 
was in Ray Brook, now Gowanda, New York, quite a distance from “Iroquois, New 
York”, better known as the Tomas Indian School. Ms. Lincoln’s father was the 
Superintendent of that institution and it seemed that Bula couldn’t get well due to the 
distance from her family. They brought her home to experience the “sunshine cure” 
or fresh-air cure under the direct supervision of Dr. Lake from Gowanda and Dr. 
Pryor from Buffalo. This new type of cure was of Swiss origin and was proving to be 
successful.  
 
With the rise in cases of TB, Dr. Pryor’s friend James Noble Adam, Mayor of Buffalo 
was very much aware of the need for an institution close to Buffalo. With cures 
occurring at Tipperary and the lands perfect for the pure lake breezes it seemed only 
logical that Buffalo might choose the Perrysburg site. As it seems to be in any 
instances, then and now, the council could not decide where to locate the already 
funded institution. Mayor Adam bought the land, and gave it to the City. A $160,000 
contract was issued on October 13 1910 to cover the initial cost of the buildings and 
equipment. Upon completion of the original buildings, the total cost was slightly in 
excess of $300,000.  
 
The formal opening of J.N. Adam Memorial Hospital took place on November 12, 
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1912. The facility, which had a capacity of 140 patients, had two wings one on each 
side of the administration area. (Over the years, further construction added 
extensions on each wing as well as numerous additional buildings. These added 
areas increased the capacity to nearly 420 beds.) A fully modernized kitchen and 
resplendent dining room were in the rear area of the administration unit. The dining 
room, like the rest of the structure, was built to provide superlative patient care in as 
majestic an atmosphere as possible. This was necessary to ward off the boredom 
that accompanied the slow treatment of tuberculosis. The dining room was just one 
of the rooms built to allow sunshine to cure all.  
 
For the enhancement of the dining room Mayor Adam bought and donated to the 
hospital the beautiful circular dome window from the Temple of Music Auditorium, at 
the 1901 Pan-American Exposition in Buffalo. It was under this dome [purportedly - 
but not verified] that President McKinley was shot, while attending the Exposition. 
This bit of notoriety however, does not detract from the window’s beauty, and it 
remains today as the most visible part of the extremely attractive dining area. This 
room has perfect acoustics in addition to perfect lighting.  
 
Heat was provided for the buildings using a steam system. A new power plant was 
built in 1923, which served the facility until 1960. At that time, new boilers were 
installed and gas replaced coal as the main fuel. The hospital has always had an 
abundant water supply. The original reservoir had a capacity of one-half-million 
gallons of water. During 1923 and 1924, a one million gallon reservoir was built, 
bringing the total capacity to 1.5 million gallons. It if became necessary, the ten 
working wells on the grounds could produce twice as much water as the hospital 
could use. 
 
J.N. Adam Memorial Hospital was a tuberculosis treatment center from its inception 
in 1912 until 1960. For its first 36 years, it was owed and operated by the City of 
Buffalo. During that time it has just two directors, Dr. Clarence Hyde served from 
1912-1921. His former assistant, Dr. Horace LoGrasso replaced him and served 
until his retirement in 1948. In that year the hospital was turned over to the State and 
became one of the seven State-operated tuberculosis centers. It continued in this 
capacity until June 1960.  
 
At that time, it closed down, only to reopen as a State mental hygiene facility in 
September of the same year. It functioned as part of Gowanda State Hospital until 
1962, when it became a division of West Seneca State School.  Originally, plans had 
called for the hospital to be closed permanently when West Seneca opened. 
However, the large number of potential patients necessitated that it remain open. In 
1972, JN Adam Memorial Hospital became an independent facility in the New York 
State Department of Mental Hygiene and served under the title J.N. Adam 
Developmental Center.  The institution is now closed as a debate over ownership 
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between New York State and the City of Buffalo continues. 
-- Submitted to the 2008 Cattaraugus County Bicentennial History book by Charles Stewart 
 

However, other very important facts and issues complicate the circumstances concerning 
the subject Property. First and foremost, the J.N. Adam Hospital complex has been 
ERRONEOUSLY 16 reported as “…being listed on the New York State Register of Historic 
Places in 1985.” This statement is untrue, and designation has not occurred, as 
discussed below. Therefore, at this point in time, the subject Property as it currently stands 
factually - is nothing more than a formerly grand, and potentially historical complex, but one 
that has been allowed to deteriorate, decay and become a dangerous eyesore - a collection 
of derelict structures, and an environmental and public safety hazard to the community. 
 
National Register of Historic Places 
 
According to the National Park Service’s website https://www.nps.gov/nr/, “The National 
Register of Historic Places is the official list of the Nation's historic places worthy of 
preservation. Authorized by the National Historic Preservation Act of 1966, the National Park 
Service's National Register of Historic Places is part of a national program to coordinate and 
support public and private efforts to identify, evaluate, and protect America's historic and 
archeological resources.” 
 
We searched for the subject Property on this site. There were a number of Cattaraugus 
County historical sites. However, the subject J.N. Adam is not among them.  Further 
searching revealed the following information from Cattaraugus County. “Cattaraugus 
County’s rich and diverse history is still evident in some existing structures and districts. 
Thirty-five of these historic buildings and districts deemed worthy of preservation are 
currently listed in the New York State and National Registers of Historic Places. These sites 
include homes, government and commercial buildings, schools, churches, cemeteries, and 

                                            
16 In order to verify its historical listing, we contacted New York State Parks, Recreation & Historic 

Preservation - Division for Historic Preservation, which is the agency that is responsible for historic 
designations within New York State. The State Council of Parks Recreation and Historic Preservation 
consists of the Commissioner of State Parks, Recreation and Historic Preservation, the Commissioner 
of Environmental Conservation, Chairs of the eleven Regional Parks Commissions (including a 
representative of the Palisades Interstate Park Commission), and Chair of the State Board of Historic 
Preservation. There are Regional Commissions that are charged with acting as a central advisory body 
on all matters affecting parks, recreation and historic preservation within their respective regions, with 
particular focus on the operations of the State Parks and Historic Sites.  

In particular, we spoke with Ms. Jennifer Walkowski, the Historic Preservation Specialist in the National 
Register Unit – Western NY Region [jennifer.walkowski@parks.ny.gov; PH 518-268-2137], whose 
specific responsibilities include historic properties within Cattaraugus County and other Western New 
York areas. According to Ms. Walkowski, the subject JN Adam has NOT been designated as an historic 
property, either in the New York State Registry or on the National Register of Historic Places. Ms. 
Walkowski stated “this property (and this nomination) was reviewed by our State Review Board back in 
the 1980s. However it was never forwarded for listing to the New York State or National Registers of 
Historic Places. It remains eligible for both Registers. However, if there ever were interest in having this 
nomination forwarded for listing, we [the Division for Historic Preservation] would need a new 
nomination prepared. I have attached a scanned copy of the old draft nomination, for your review.” 
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several historic districts.” Following is a listing of these properties in the State and National 
Registers. JN ADAM IS NOT INCLUDED IN THIS LIST, which was compiled in December 
2015. 

 
Listing properties in the State and National Registers often changes the way communities 
perceive their historic places and strengthens the credibility of efforts by private citizens and 
public officials to preserve these resources as living parts of their communities. The listing 
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honors a property by recognizing its importance to Cattaraugus County and encourages 
heritage tourism and further community revitalization.  
 
New York State Register of Historic Places 
 
The New York State Historic Preservation Office (SHPO) and the Division for Historic 
Preservation (DHP) within the Office of Parks, Recreation and Historic Preservation 
(OPRHP) maintains the Cultural Resource Information System (“CRIS”) database. Although 
the information included in CRIS has been produced by and processed from sources 
presumed to be reliable, SHPO / DHP make no warranties, express or implied, regarding the 
accuracy, completeness, legal use, reliability or usefulness of any such information. 
 
In order to verify the statements made in various accounts of / concerning the subject J.N. 
Adam regarding its listing on the New York State Register of Historical Places, we contacted 
New York State Parks, Recreation & Historic Preservation - Division for Historic 
Preservation, the agency that is responsible for historic designations within New York State. 
In particular, we spoke with Ms. Jennifer Walkowski, the Historic Preservation Specialist in 
the National Register Unit – Western NY Region, whose specific responsibilities include 
historic properties within Cattaraugus County. Her direct contact information is as follows: 
[PH 518.268.2137; jennifer.walkowski@parks.ny.gov]  
 
According to Ms. Walkowski, the subject JN Adam has NOT been designated as an 
historic property, either in the New York State Registry or on the National Register of 
Historic Places.  
 
Ms. Walkowski stated “this property (and this nomination) was reviewed by our State Review 
Board back in the 1980s. However it was never forwarded for listing to the New York State 
or National Registers of Historic Places. It remains eligible for both Registers. However, if 
there ever were interest in having this nomination forwarded for listing, we [the Division for 
Historic Preservation] would need a new nomination prepared. I have attached a scanned 
copy of the old draft nomination, for your review.”  
 
The Nomination document follows. 
 

NOTE: Someone named Michelle Ryan, whose address was 490 Taunton Place 
in Buffalo, prepared the Form. Ms. Ryan’s affiliation relative to originating the 
form is unknown. However, it is interesting to note her characterization of the 
J.N. Adam Property [at that time] as being in “EXCELLENT CONDITION” on the 
top of the page “#7. Description.” It is readily apparent that this condition is no 
longer relevant or true. This fact would likely preclude any future historical 
designation for the subject Property. 
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NOMINATION DOCUMENTATION 
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Litigation Regarding Attempted Sale  
 
In 1998, the Empire State Development Corporation (“ESDC”) made preparations to sell 
most of the J.N. Adam property through a bidding process, after the JN Adam complex was 
closed seven years earlier in 1991 – but likely when it was still somewhat functional. The 
bidding process produced a high bid of just $300,000. The bidder was Trathen Land 
Company, a timber / logging company that wanted to harvest / strip the site of its timber. 
However, the City of Buffalo rejected the sale and declined to release the Reverter. 
Litigation ensued, and the complex has continued to be abandoned since 1991. 
 
Subsequent to the rejection by the City Council of the City of Buffalo, suit was filed in the 
Supreme Court of Cattaraugus County. Following is the transcript and Opinion of the Court 
concerning the suit. 
 
Matter of Kuzma v City of Buffalo 2006 NY Slip Op 50338(U) [11 Misc 3d 
1061(A)]  
Decided on March 8, 2006 in the Supreme Court, Cattaraugus County  
Himelein, J. - Published by New York State Law Reporting Bureau pursuant to Judiciary Law 
§ 431.  This opinion is uncorrected and will not be published in the printed Official Reports. 
 
Supreme Court, Cattaraugus County 
 
In the Matter of the Application of Michael Kuzma, as President of the Friends Of J.N. 
Adam, the Hon. David Franczyk, Council President of the City of Buffalo Common 
Council, Carol Littlebrant, And J. David Swift, Petitioners For a Judgment Pursuant to 
Article 78 Of the Civil Practice Laws and Rules  
 
against 
 
The City of Buffalo, the Empire State Development Corporation (“ESDC”), Dormitory 
Authority of the State of New York (“DASNY), the Office of Mental Retardation (“OMRDD”) 
and Developmental Disabilities of the State Of New York, and Thomas S. Trathen, as 
Managing Member of the Trathen Land Company, LLC, Respondents  

  
In 1998, the Empire State Development Corporation (“ESDC”) made preparations to 
sell most of the J.N. Adam property through a bidding process. On January 13, 
1998, the New York State Office of Parks, Recreation and Historic Preservation 
(“OPRHP”) informed ESDC that the sale of J.N. Adam would "have no impact on 
cultural resources in or eligible for inclusion in the State and National Registers of 
Historic Places". On December 16, 1998, ESDC issued a negative declaration under 
the State Environmental Quality Review Act (“SEQRA”). 
 
In November 1999, ESDC put the Property, consisting of 649 of the original 675 
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acres plus approximately 40 buildings,17 out for bid. However, only one bid was 
received and it was rejected as insufficient. In September 2003, ESDC again issued 
an invitation to bid and accepted the bid of the Trathen Land Company, the highest 
of the three bids it received. Different agencies approved the bid but ESDC could not 
convey the Property because Buffalo had not yet released its reversionary interest. 
 
Trathen then commenced an action to quiet title and moved for summary judgment 
on the grounds that the Property had ceased being used to care for developmentally 
disabled people in April 1993, and because Buffalo did not seek to recover 
possession of the Property within 10 years of that time, Real Property Actions and 
Proceeding Law § 612 cut off Buffalo's reversionary interest in the Property. This 
court denied the summary judgment motion because of claims that at least five of 
the original J.N. Adam buildings were used to care for [*2] developmentally disabled 
people until 2004, and at least eight buildings on the grounds continued to be used 
for that purpose today (see Trathen Land Co., LLC v. City of Buffalo, 9 Misc 3d 
1117 (A), 2005 WL 2496494). That action is now going through the discovery 
process. In the meantime, on August 10, 2005, the Buffalo Common Council 
voted to sell the city's reversionary rights to Trathen. 
 
In the instant case, petitioners include the President of the Friends of J.N. Adam, 
an unincorporated association that opposes development of the J.N. Adam Property; 
residents of the Town of Perrysburg who also oppose the development; and the 
President of the Buffalo City Council. They commenced an Article 78 proceeding, 
which seeks to review Buffalo's approval of the sale of the J.N. Adam Property and 
obtain an injunction preventing any further action in furtherance of the sale. 
Petitioners contend that (1) SEQRA has not been complied with; (2) the Public 
Building Law (“PBL”) has been violated; (3) the Parks, Recreation and Historic 
Preservation Law (“PRHPL”) has also been violated; and (4) the Property cannot be 
sold because of the New York State Trust Doctrine. 
 
The [New York] State respondents have moved to dismiss the petition pursuant to 
CPLR 7804 (f) on the grounds that the SEQRA, PBL, and PRHPL causes of action 
are premature because there has been no final administrative determination on 
those issues. They also claim that the allegations in the fourth cause of action fail to 
state a cause of action. Buffalo has also moved to dismiss on the grounds that the 
action is premature and on the further ground that its release of its reversionary 
rights is not an action that requires compliance with SEQRA. Petitioners oppose 
those motions and have cross-moved for summary judgment on the pleadings. 
 
The state respondents contend that the SEQRA, PBL and PRHPL claims are 
premature because respondents have not made a final determination of their 

                                            
17 See Note 1 in this report. 
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obligations under any of the relevant statutes. They note that after this litigation had 
begun, OPRHP informed them that its letter of January 13, 1998 was incorrect and 
that J.N. Adam had been eligible for listing on the State Register of Historic 
Places since 1985. The state respondents then began the consultations that the 
PBL and PRHPL require and those consultations are ongoing. Further, this new 
information requires ESDC to revisit its 1998 negative declaration and decide if it 
must make a further review under SEQRA but ESDC claims it cannot do so until the 
other issues are resolved.  
 
Petitioners reply that, while they are pleased that respondents will revisit these 
issues, the court should void the state's contract with Trathen to insure that any 
continuing review will not simply be a post hoc affirmation of a decision that has 
already been made. Implicit in that contention is a fear that, if the petition is 
dismissed, quick action on the part of respondents will deprive petitioners of their 
day in court until after the Property is transferred to Trathen. The court is dubious of 
its authority to void the contract. 
 
Ruling 
 
The state respondents' motion to dismiss pursuant to CPLR 7804 (f) is granted 
in part and denied in part. Public Buildings Law §63 requires OMRDD to consult 
with OPRHP with respect to any building eligible for listing on the State Register 
of Historic Places. Parks, Recreation and Historic Preservation Law §14.09 
requires that OPRHP be informed of any project that might impact a building listed 
on the register. If the building or site would be adversely affected, the agency must 
also consult OPRHP to explore alternatives. Once the state respondents learned 
that the site was eligible for listing on both the State and National Registers of 
Historic Places, they began the consultations required by the statutes and those 
consultations are ongoing [as of 2006]. 
 
Included in the state respondents' moving papers was an affidavit from Nathan 
Cohen, assistant director of facilities and capital services for OMRDD, 
attesting that the state respondents are presently consulting with OPRHP 
about J.N. Adam's historic attributes. Petitioners contend only that these 
consultations cannot take place after the bidding process is over and contracts are 
signed; with no authority cited, this court is unable to reach that conclusion 
and the motion to dismiss the PHL and PRHPL causes of action is granted. 
 
Turning to the SEQRA issue, case law appears to be all over the lot as to when a 
SEQRA claim is ripe for an Article 78 challenge (see Justice Keegan's comparisons 
in Entergy Nuclear Indian Point 2, LLC v. New York State Dept. of Environmental 
Conservation, 3 Misc 3d 1070, 777 NYS2d 591 [S.Ct. Albany Co. 2004]). However, 
in Stop-the-Barge v. Cahill (1 NY3d 218, 771 NYS2d 40 [2003]), the Court of 
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Appeals determined that a conditioned negative declaration was a final 
determination, which triggered the four month statute of limitations applicable to 
Article 78 actions (see also Gordon v. Rush, 100 NY2d 236, 762 NYS2d 18 [2003] 
[positive declaration under SEQRA a final administrative action ripe for review]). 
 
Given that the negative declaration may be deemed a final determination, the 
question becomes whether the state respondents' concession that “further review 
may be required by OPRHP's letter to ESDC of October 26, 2005” means that there 
is no longer a final determination on this point. Dermot Kelly, a vice-president of 
ESDC, submitted an affidavit indicating that ESDC cannot make the determination 
whether further SEQRA review is necessary until the consultation process with 
OPRHP has concluded. That strikes the court as much too speculative to hold that a 
final determination has not been made, particularly since a negative declaration was 
made previously. Accordingly, the motion to dismiss the SEQRA cause of action as 
premature is denied. 
 
The fourth cause of action alleges that the J.N. Adam Property is a de facto park and 
therefore, cannot be alienated without legislative authorization. The state 
respondents move to dismiss that cause of action on the grounds that the 
legislature, in the legislation referenced earlier (see L 1993, ch 723; L 1994, ch 208; 
see also L 1995, ch 83) has authorized the transfer. The court believes that the de 
facto park claim fails to state a cause of action and, even if that were not the case, 
the transfer of the Property was authorized by the legislature. 
 
The public trust doctrine provides that parkland is impressed with a public trust and 
thus, cannot be sold or used for non-park purposes without legislative approval (see 
Friends of Van Cortlandt Park v. City of New York, 95 NY2d 623, 727 NYS2d 2 
[2001]; Miller v. City of New York, 15 NY2d 34, 255 NYS2d 78 [1964]). Petitioners 
contend that the J.N. Adam campus is a de facto park, notwithstanding that Buffalo 
retained a reversionary interest in the Property until it was transferred to Trathen in 
August 2005. Petitioners cite no authority demonstrating that the public trust doctrine 
can be applied in these circumstances. Were the court to somehow find that the J.N. 
Adam campus has magically become parkland subject to the public trust doctrine, 
the court would also find sufficient legislative authorization for the sale of the 
Property. Accordingly, the motion on the public trust ground is also granted. 
 
Finally, Buffalo's motion to dismiss is also granted. While there is no final SEQRA 
determination, that is not dispositive of Buffalo's motion. Buffalo contends that its 
release of its Reverter rights is not an action that requires SEQRA review, and that 
contention appears to be correct (see Briody v. Village of Lewiston, 188 AD2d 1017, 
591 NYS2d 909 [4th Dept. 1992], lv. denied 81 NY2d 710, 600 NYS2d 197 [1992]). 
As in Briody, the simple transfer of the Property does not commit any party to 
actions that would require SEQRA review. 
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Accordingly, the state respondents' motions to dismiss the PHL, PRHPL and 
public trust causes of action are granted. The state respondents' motion to 
dismiss the SEQRA cause of action is denied. Buffalo's motion to dismiss the 
SEQRA cause of action against Buffalo is granted. This decision renders moot 
petitioner’s cross motion for judgment on the pleadings on the PBL, PRHPL and 
Trust Doctrine causes of action. On the SEQRA cause of action, petitioner's motion 
is denied. Pursuant to CPLR 7804 (f), respondents are permitted to answer within 
five days after service of the order with notice of entry. 

 
Subsequent to the decision of the Court on March 8, 2006, the transfer of the Property to 
Trathen Land Company, LLC was effectively terminated, and as a result, the subject 
Property continued to remain abandoned and left to continue to deteriorate.  
 
State Law 
 
Nine years later, in June 2015, State Senator Catharine Young began the process of, and 
was successful in getting a bill passed in the NY State Senate on November 10, 2015, to 
study the alternatives for the subject Property, which is the basis for the MARKETING 
STUDY AND STRATEGIC PLAN, and the separate narrative APPRAISAL REPORT. The 
press release concerning this legislation, known as Senate Bill S4784C, follows: 
 

Senate Bill S4784C  
Progress Ahead for Former J.N. Adam Developmental Center 
Senator CATHARINE YOUNG 
June 24, 2015 
Recently passed legislation directs the state to produce a report on the best uses for 
the property 
 
ALBANY – The long-vacant J.N. Adam site could soon see progress toward 
development following action by the state Legislature. 
 
Under legislation passed by Senator Catharine Young (R,C,I– Olean) and 
Assemblyman Joseph Giglio (R,C,I- Gowanda), the commissioners of the state 
Office of General Services (OGS) and Office for People with Developmental 
Disabilities (OPWDD) will produce a report on the best and alternative uses for the 
property. The report is required to include recommendations from local government 
officials including the Perrysburg Town Supervisor and Perrysburg Town Board 
members, Buffalo Mayor and Buffalo City Council members, along with 
recommendations from state agencies including Empire State Development 
Corporation; the Office of Parks, Recreation and Historic Preservation; and the 
Department of Environmental Conservation. 
  
The bill also requires that at least two public hearings be held as part of the study, 
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including one in Perrysburg and one in Buffalo.18 
 
“The Perrysburg community deserves to have the state and local governments 
address the issues confronting the J.N. Adam facility. Numerous problems have 
plagued the site since the state effectively abandoned it 24 years ago. The situation 
is further complicated because the City of Buffalo may continue to have a legal 
interest in the property. It is derelict, a risk to public safety, costs taxpayers 
money, and an eyesore that hampers community development. This legislation 
will advance the best interest of both the state and the community,” said Senator 
Young. 
  
“The J.N. Adam facility has become known for its deteriorating condition. As 
long as it remains in its current state, it will continue to be a dangerous place, 
attracting unlawful urban explorers and others who risk illness, injuries or 
worse when entering the property. Safety mechanisms put in place have not 
worked, and town residents and local government officials have asked for progress 
to be made,” Senator Young continued. 
 
“The community of Perrysburg and the surrounding area has dealt with a 
large, decaying, and dangerous eyesore owned by the State of New York in the 
middle of the town center for nearly 20 years,” said Assemblyman Joe Giglio. 
“The cleanup and disposition of the J.N. Adam property is long overdue, and 
this legislation is a step in the right direction. It is important to recognize and thank 
the Perrysburg community and officials for their advocacy and patience, as well as 
Senator Young and Assembly member Crystal Peoples-Stokes. I’m hopeful that this 
legislation will begin the productive process of finding an end use for the J.N. Adam 
property in the Town of Perrysburg.” 
 
“The J.N. Adam facility is in deplorable condition and it's time that something is 
done about it. I applaud my colleagues, Assemblyman Giglio and Senator Young, for 
their efforts, and I'm glad we were able to move the legislation forward. This is 
indeed progress,” said Assemblywoman Crystal D. Peoples-Stokes, Chair, NYS 
Assembly Committee on Governmental Operations. 
 
Dennis Stopen, Supervisor for the Town of Perrysburg said, “We appreciate the 
support of Senator Young and Assemblyman Giglio regarding what they did by 
introducing the two bills regarding the J.N. Adam property. It has been a problem for 
our town for many years, so the Town Board of Perrysburg, myself and Mary Denea, 
of the J.N. Adam Citizen's committee, want to say thank you so much for your efforts 
on our behalf.” 
 

                                            
18 We have been unable to learn whether such Public Hearings have ever been held. 
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Originally transferred to the State in 1948, the former J.N. Adam Developmental 
Center in Perrysburg, which consists of 44 buildings19 that were constructed 
between 1912 and 1951, was first used as a tuberculosis hospital and then later as a 
state-run residential and treatment facility by the then-Office of Mental Retardation 
and Developmental Disabilities, which later became OPWDD. In 1991, OPWDD 
determined that the majority of the 670-acre parcel was no longer needed; but the 
agency retained approximately 16 acres for the maintenance of a group home. 
 
Since 1991, many of the buildings, most of which contain asbestos and lead 
paint, have begun to rot and deteriorate at a rapid pace. The Town of 
Perrysburg has now identified the site as a potential health hazard due to the 
continued neglect, disrepair, and lack of security. 
 
Efforts have been made over the years to place the Property up for sale. However, 
several legal impediments, including a right of reverter clause held by the City of 
Buffalo, and numerous environmental concerns have been barriers to the ultimate 
sale of the property. 
 
Under the plan put forward by Senator Young and Assemblyman Giglio, the state, 
jointly with the Town of Perrysburg and the City of Buffalo, will examine and report 
back by December 31, 2016, on best uses for the J.N. Adam Developmental Center. 
The report would be required to include a number of specific factors, including: an 
accurate survey; identification of parcels currently being used by OPWDD; any legal 
impediments to any conveyance and other future uses of the Property; the 
availability of funding for the temporary maintenance of the facilities; any 
improvements to the center which may be necessary to facilitate the sale of all or 
any portions of the Property; environmental and other remediation necessary; and 
the impact the sale of the Property, or any alternative plan, would have on the Town 
of Perrysburg and the surrounding communities. 
 
“This is the most progress that has been made in years and it is a huge step forward 
in solving this problem. Hopefully we will soon see a day when the Property no 
longer stands as an eyesore, but as a shining location in the community,” 
Senator Young said. 
 
The bill now heads to Governor Cuomo for approval. Residents concerned about the 
future of the J.N. Adam Developmental Center are strongly encouraged to contact 
the governor to express their support for making progress on the Property. 

 
However, on November 20, 2015, Governor Cuomo vetoed the bill in Memo 264, citing a 
lack of available funding for the consultant costs. A copy of the law follows: 

                                            
19  See Footnote 1 in this Report 
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A year later, however, Senator Young prevailed in getting the bill passed, as follows: 
 

Enacted Budget Includes Funding For Progress on Former J.N. Adam 
Developmental Center 
CATHARINE YOUNG,  
April 01, 2016 
 $235,000 included to study the most appropriate use and redevelopment 
potential for the site 
 
ALBANY – Senator Catharine Young (R,C,I- 57th District), Chair of the Senate 
Finance Committee today announced that the final state budget includes $235,000 
to fund a study of the potential uses for the former J. N. Adam Developmental 
Center in Perrysburg. 
 
The budget funding is the latest effort by Senator Young and Assemblyman Joseph 
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Giglio (R,C,I– Gowanda) to advance the long-vacant J.N. Adam site toward a new 
future. “Getting this funding included in the state budget was a necessary step 
toward progress that has been years in the making, and it is a huge step forward in 
solving the ongoing problems at the site. Assemblyman Giglio and I fought hard to 
get this funding included, because the members of the Perrysburg community 
deserve to have their state and local governments address the issues confronting 
the facility,” said Senator Young. 
 
Last year, legislation authored by Senator Young and Assemblyman Giglio called for 
the state to produce a report on the best and alternative uses for the Property. 
However, the bill was ultimately vetoed by Governor Cuomo because of the potential 
fiscal impact that would be imposed on the state agencies tasked with producing the 
report. The report will now be able to advance, because of the funding secured by 
Senator Young and Assemblyman Giglio. 
 
Under the details of the funding, the study will analyze the historic significance of the 
existing buildings that comprise the center, and determine their potential for reuse. 
The report will be produced in consultation with the commissioners of the Office for 
People with Developmental Disabilities (OPWDD), the Empire State Development 
Corporation, the Office of Parks, Recreation and Historic Preservation, and the 
Department of Environmental Conservation (DEC). The study will also give the state 
agencies the opportunity to solicit input from the public. 
 
Once completed, copies of the study and analysis will be provided to the governor, 
the Legislature and local officials representing Cattaraugus County, the Town of 
Perrysburg, and the City of Buffalo. 
 

NRER Scope of Work 
 
As discussed in the prior Scope of Work section, among the tasks that NRER will address 
in this report will be the following issues, which will be addressed in this section, below: 

 
§ Clarify the “Historic” implications for the subject Property. There are three major 

categories of real estate that are currently termed “historical properties”:  
 

• Properties that are associated with events or persons important in the past 
development of the United States,  
 

• Properties that demonstrate styles of architecture, building construction, or 
engineering, and / or, 

 
• Properties that express a particular culture or place.  
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NRER Comment in Response:  The three major categories listed above that are the 
basis for the “Historic” arguments on behalf of some sort of restoration or reuse of 
the subject J.N. Adam complex appear to center around three issues: (1) the overall 
design of the buildings by the architect, John Coxhead; (2) their use as a TB Hospital; 
and most importantly (3) the historical significance of the dome in the Dining Hall 
Rotunda, which allegedly came from the Temple of Music Exposition in Buffalo in 
1901, under which the assassination of President William McKinley occurred.  
 
First, Item #3 - The Temple of Music was a concert hall and auditorium built for 
the Pan-American Exposition, which was held in Buffalo in 1901. U.S. President 
William McKinley was assassinated inside the building on September 6, 1901. The 
structure, like most of the other buildings at the exposition, was demolished when the 
fair ended. A popular local legend holds that a stained glass dome in the now-vacant 
J.N. Adam Memorial Hospital in Perrysburg, New York, was salvaged from the Temple 
of Music. 
 
According to the Historic Nomination Form description, “The round, dome-covered 
dining room was planned as the hospital’s grandest interior space. According to 
hospital tradition, the glass in the oculus was a gift of Mayor Adam, and came from 
the dome the of the Temple of Music, the most ornate building at the Pan American 
Exposition, and the site of President William McKinley’s assassination.” However, no 
documentary evidence is currently available to substantiate this claim. Newspaper 
accounts of the hospital’s dedication on November 12, 1912, fail to mention the 
oculus, and Coxhead’s original drawings, which may have indicated the dome’s 
provenance, are missing. 
 
Furthermore, other written reports also do not substantiate this claim. According to 
several sources cited, “a visual comparison between the hospital's dome20 and this 
rendering21 of the Temple of Music shows no resemblance between the two.” 

 
§  Further, among the Scope of Work “Historic” issues to be address and the 

questions to be answered are the following: 
 

• Investigate and identify the significance of the Property in the history of the 
United States and to its region, state, community, or neighborhood. What is 
its architectural, and / or cultural significance as it relates to a historical figure 
or event? 

• Determine what designations the Property has or is it eligible for in 
recognition of its significance? 

                                            
20 "Licata, Elizabeth. J.N. Adam Memorial Hospital. Buffalo Spree, December 2010" 

21 "Art Nouveau and Other Expressions: Rediscovering the Architecture of Esenwein & Johnson. Buffalo 
and Erie County Historical Society, 2007". Buffalohistory.org.  
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• Confirm whether the Property eligible for historical rehabilitation tax 
credits or other tax credits?  

• Confirm whether the Property is eligible for grants, low-interest loans, and 
other benefits?  

• Determine whether the Property is encumbered by, or eligible for, a 
preservation or conservation easement? 
 

NRER Comment in Response: The significance of the Property in US history and in 
the Western New York region, the Buffalo / Perrysburg community or neighborhood is 
clear. It was a major local healthcare facility during the early and mid 20th Century – 
between 1910 and 1991. However, what is its architectural, and / or cultural 
significance as it relates to a historical figure or event? This latter question all hinges 
upon the veracity of the contention that the dome is in fact the same dome from the 
Exposition. It is apparent that knowledgeable authorities disagree on this point. 
 
According to Ms. Jennifer Walkowski, the Historic Preservation Specialist in the 
National Register Unit – Western NY Region, the subject Property WAS ELIGIBLE in 
the 1980’s when the nomination form was submitted, and when J.N. Adam was 
described as being “IN EXCELLENT CONDITION.” However, that nomination form was 
never forwarded for listing to the New York State or National Registers of Historic 
Places. J.N. Adam remains eligible for both Registers. However, if there ever were 
interest in having this nomination forwarded for listing, the Division for Historic 
Preservation would need to have a new nomination prepared. Given its current 
deteriorating condition, and the lack of adequate support for its most compelling 
argument, i.e., the origin of the dome, it is extremely unlikely to imagine that a new 
nomination form would have any chance at success in 2017 and beyond. 
 
Being listed in the State and National Register is a boost for property owners to 
revitalize their buildings, as it makes them eligible for various public preservation 
programs and services such as matching state grants and state and federal historic 
rehabilitation tax credits. Spurred by the state and federal historic rehabilitation 
commercial tax credits administered by the State Historic Preservation Office, 
developers invested $500 million statewide in 2014 to revitalize properties listed on 
the National Register of Historic Places, while homeowners using a tax credit 
invested more than $9.8 million statewide on home improvements to help revitalize 
historic neighborhoods. However, given its current physical and environmental 
condition, whether the J.N. Adam Property is eligible for grants, low-interest loans, 
and other benefits is unanswerable. The current owner is the People of the State of 
New York. It is a redundant issue, as NYS is not in the redevelopment business. 
 
Finally, it is highly unlikely that the Property is encumbered by, or eligible for, a 
preservation or conservation easement, and such an easement would serve no point. 
The basis for a conservation easement is a federal tax benefit to the Grantor.  
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REGIONAL LOCATION 
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NEW YORK STATE COUNTIES 
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REGIONAL AREA ANALYSIS 
 
The Regional Area Analysis is an examination of the area in which the subject Property is 
found. Its purpose is to determine the relationship between that area and its effect on the 
quantity, quality, and duration of the subject property's future income stream. The value of 
real property reflects and is influenced by the interaction of basic forces that motivate 
activity. These forces, sometimes referred to by the acronym "PEGS," are divided into four 
major categories: physical and environmental conditions, economic circumstances, 
governmental controls and regulations, and social trends. The interaction of all these forces 
influences the value of every parcel of real estate in the market. These forces are dynamic, 
they are constantly changing, and both exert pressure on, and are affected by human 
activities. Therefore, current conditions must be analyzed with trends in the forces that 
influence value to detect the direction, speed, duration, strength, and limits of these trends.22  

 
Real estate improvements are provided in response to demand generated by a population 
with effective household purchasing power. The number of households is the primary 
determinant of demand for several types of real estate. The demand for commercial and 
industrial real estate is created by a population's demand for goods and services to be 
produced or distributed at these sites. Hotel demand also depends upon growth in 
commercial real estate, to serve the needs of business travelers. The demand for housing is 
a result of population growth, with acceptable levels of income, which in turn is a result of 
the availability of jobs. Multifamily housing demand is specifically influenced by the growth or 
decline in the job market. Consequently, the 
measurement of trends that impact the 
formation of households and their household 
characteristics, and the economics of 
households and job growth are crucial to the 
analysis. 
 
We have examined the Buffalo–Niagara–
Cattaraugus Combined Statistical Area 
(“CSA”) regional economy to substantiate its 
economic health, and the likely prospects for 
continued residential and commercial real 
estate market activity. Although the four 
forces provide convenient categories for 
examining general regional data, it is their 
interaction that creates trends and ultimately 
influences property value. In the narrative that 
follows, we will identify and discuss these 
trends and influences. 

                                            
  22 "Foundations of Appraisal," The Appraisal of Real Estate, 9th Ed., Appraisal Institute, pg. 4 and 135 
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Physical, Environmental and Historical Forces 
 
The subject Property is situated within the Buffalo – Niagara - Cattaraugus Combined 
Statistical Area (“CSA”), which is designated by the US Census Bureau as made up of the 
three counties in western New York - Erie, Niagara and Cattaraugus as shown in the table 
on the prior page. This statistical area includes one metropolitan area (the City of Buffalo) 
and one micropolitan area. As of the 2010 Census, the CSA had a population of 1,215,826. 
It is part of the Great Lakes Megalopolis, which contains an estimated 54 million people.  
 
This geographic area is also referred to as the Western New York Region - an area that 
includes the Buffalo - Niagara metropolitan area - comprised of Erie and Niagara counties - 
plus the addition of Allegany, Cattaraugus and Chautauqua counties. This area covers 
approximately 4,974 square miles and shares a border with Canada located along Lake Erie 
and Ontario. The subject Property straddles the boundary of, and is situated within both the 
Town and Hamlet of Perrysburg, a locale that lies in the northwest corner of Cattaraugus 
County, and which in turn is contained within the CSA but is outside of the borders of the 
Buffalo MSA.  
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Buffalo MSA Overview 
 
Conversely, the Buffalo - Niagara Falls MSA is 
a metropolitan area that encompasses just two 
counties – Erie and Niagara. As of the 2010 
census, the MSA had a population, of 1,135,509 
inhabitants. It is the second largest metropolitan 
area in the state of New York, centered on 
the urbanized area of the City of Buffalo. By way 
of comparison, as of the April 1, 2010, the CSA, 
which adds Cattaraugus County and its 80,317 
people, had a population of 1,215,826 inhabitants. 
 
For analysis, MSA’s nationally include 94 percent 
of the U.S. population - 85 percent in MSA’s and 
9 percent in micropolitan statistical areas 
(“MISA’s”). Of 3,143 counties in the United States, 
1,167 are in the 381 MSAs in the U.S. and 641 
counties are in the 536 MISAs (1,335 counties are 
in non-metro areas). The Buffalo-Cheektowaga-
Niagara Falls, NY MSA had a 2015 population of 
1,135,230, which was the 50th ranked MSA in the 
United States. 
 
City of Buffalo 
 
Physical, Environmental and Historical Forces 
 
Buffalo is called “The Queen City” and is the 
second largest city in the State of New York, but 
comprises only 41 square miles of land. It is the hub of the Buffalo - Niagara Region - as 
Buffalo goes, so goes the region. There is a population of approximately 1.3 million people 
in the surrounding Buffalo metropolitan area. Residents of Western New York can enjoy the 
urban lifestyle of cities such as Buffalo and Niagara Falls, combined with the small town 
character of communities nestled into the surrounding countryside. 
 
Buffalo is strategically located in a bi-national multi-polar urban region sometimes known as 
the “Golden Horseshoe” (photo below). It is home to nearly ten million people and stretches 
from the Greater Toronto Area, around the western end of Lake Ontario, through the 
Niagara Peninsula and across Western New York, including the Buffalo and Rochester 
metropolitan areas. 
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REGIONAL LOCATION 
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In 2004 – the City of Buffalo published the most recent Buffalo Comprehensive Plan. 
According to the Plan “The Golden Horseshoe is [was] the fourth largest urban region in 
North America, and with a growth rate of 110,000 people per year, and the region was the 
second fastest growing major urban region on the continent. Most of the growth is on the 
Canadian side of this binational region but the future potential for investment and economic 
growth in the U.S. parts of the region, because of our proximity to our Canadian economic 
partners, is substantial and should be exploited. 
 
Buffalo’s region is also frequently defined in terms of five or eight Western New York 
counties, sometimes for political or administrative purposes, such as in the program of the 
Empire State Development Corporation (ESDC). In 2004, their five-county region 
contained a population of 1,443,743 people. ESDC reports significant business investment 
and economic growth in this region, although mostly outside of core cities and older 
suburbs. However, is the two-county region comprising Erie and Niagara Counties, also 
known as the Buffalo-Niagara Falls MSA defines the core of a regional labor market, media 
market, a commuter-shed, a transportation planning area, and many other regional 
functions including ongoing efforts to improve metropolitan governance. 
 
In all but the broadest definitions of this region, Buffalo has long been the dominant urban 
center, economically, politically, culturally and demographically. Over the past half century, 
however, Buffalo’s predominant position in the region has deteriorated as the urban core 
declined in population and the suburbs grew. In 1950 nearly two-thirds of the people in Erie 
County lived in the City of Buffalo. By the turn of the century, less than one-third of the 
population lived there. 
 
Not only the core cities suffered, however. The combined population of Erie and 
Niagara counties peaked at about 1.35 million around 1970. By 2000 the population had 
declined to 1.17 million – a net loss of about 180,000. Yet, even as population leveled off 
and then dropped, the total area occupied by urbanization continued to grow – by 132 
percent between 1950 and 2000. Even in the period of overall population decline, from 1970 
to 2000, the urbanized area grew by a third. Urban sprawl has brought huge 
economic, social, and environmental costs, particularly for the core cities.  
 
Operating expenditures for local governments in Erie and Niagara Counties have increased 
65 percent in the ten-year period of 1994 – 2004 – nearly triple the rate of inflation – with no 
appreciable increase in services. In Buffalo, taking inflation into account, local home prices 
have actually dropped 24 percent over that same period. As assessments have declined, 
municipalities have been forced to raise taxes to maintain current services. As a result, by 
2004, the finances of the City of Buffalo were clearly under heavy strain. 
 
Historic Perspective 
 
Around 1850, Buffalo became known as “the Queen City of the Great Lakes,” recognized by 
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the nation for its spirit of entrepreneurship, economic vitality, its great public institutions and 
a rich civic culture. Its citizens were rightly proud. Millard Fillmore coined the description 
“Queen City” in his 1847 address to the commencement ceremony of the Faculty of 
Medicine, the first department of the newly established University of Buffalo, of which 
Fillmore was chancellor. Buffalo had already built its economy on the basis of the “crowded 
wharves, glutted warehouses” and teeming tenements surrounding the Erie Canal terminus 
and harbor. Then, with the foundation of the University, Fillmore foresaw a new era for 
Buffalo, bringing benefits to the city, the surrounding countryside, and adjacent states.  
 
Joseph Ellicott had laid out his celebrated radial street plan 43 years before Fillmore 
imagined Buffalo as the Queen City, but creating a city that lived up to the image did not 
happen overnight. It was 21 years later, in 1868, when William Dorsheimer took Frederick 
Law Olmsted driving on a Sunday afternoon and showed him the gently rolling farmland 
overlooking the city that Olmsted chose as the site for Delaware Park. It took decades to 
shape and implement the plans, the architecture, parks, parkways, enterprises and 
institutions that came to symbolize Buffalo. Piece by piece, layer by layer, the urban fabric 
was enriched, as Upjohn, Sullivan, Burnham, Richardson, Wright, Saarinen, Rudolph, Pei, 
Yamasaki and many others made their contributions.  
 
For the balance of the 19th century, and well into the 20th century, the brand name 
Queen City of the Lakes suited Buffalonians' image of their city and themselves. They 
rejoiced in the beauty and advantages of their location beside Lake Erie, the Buffalo and 
Niagara Rivers. They savored the success of their burgeoning manufacturing and trade, 
their connections to and influence on the region and the wider world beyond the Great 
Lakes. They celebrated their churches, parks, and neighborhoods, and the sophistication of 
their arts, learning and architecture. They took justifiable pride in their city, exemplified by 
the city’s bravura in staging the Pan American Exhibition in 1901. 
 
During the 20th century, Buffalo’s fortunes declined, influenced by changing international 
and national economic conditions, downward in the Depression, upward during World War 
II. In the last three decades of the century, the city endured a generation of hardship, loss 
and change. The City of Buffalo was in financial crisis, its leaders, working under the 
supervision of the Buffalo Fiscal Stability Authority, faced many difficult matters. However, in 
2016, there is new hope that Buffalo has finally begun to emerge from this difficult period.  
 
Linkages 
 
Buffalo is the hub of a dense, complex and inter-modal transportation system that connects 
Buffalo to the region, the nation and the world. It encompasses the local street network, local 
and regional bus and rail transit, regional, national, and cross-border highway connections, 
mainline rail freight and passenger facilities, intercity bus service, marine connections to the 
state, the continent, and overseas, and scheduled passenger airline and airfreight service 
through the Buffalo Niagara International Airport.  
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The regional transportation system is owned, managed, and operated by a great number 
and variety of public and private entities. Because their facilities and services are 
interconnected and Buffalo sits at the hub of the system, the City must collaborate with them 
all. It also works closely with the Greater Buffalo Niagara Regional Transportation Council, 
the cooperative association of area governments charged with regional transportation 
planning. 
 
The Buffalo / Niagara Falls regional transportation system consists of major transportation 
links. The New York State Thruway and various major interstate highways and expressways 
provide the opportunity for significant international travel by connecting four USA / Canada 
international bridge crossings with the rest of the State to the east, south and southeast.  
 
There are over one million people residing in Erie County and nearly one-third of these are 
residents of the City of Buffalo. The City of Buffalo represents the central location of the 
urbanized area for the Niagara Frontier region. Erie County ranks first among the counties in 
the state in having the largest number of high volume state maintained lane miles, with 
approximately 1,724 lane miles in the non-toll interstate category. 
 
By Water 
 
Waterborne shipping has always been and continues to be an important element in the 
regional transportation system. Access to ports includes the Port of Buffalo, located on the 
Great Lakes System with access to intercontinental destinations through the Welland Canal. 
Many Buffalo shippers also access the Ports of Toronto and Montreal for container 
shipments. The Port of Buffalo provides links to other ports on the Great Lakes, 
St. Lawrence Seaway and beyond. The Buffalo Port Terminals in Lackawanna (Gateway 
Metroport) are privately owned and operated by Buffalo Crushed Stone and handle 
general bulk cargo. Several grain and utility companies have their own terminals on the 
Buffalo River.  
 
The Erie Canal connects Buffalo to New York via Albany and the Hudson River. 
Once Buffalo’s primary transportation link to the world and long a major cargo route, 
the canal now carries mostly recreational craft and is becoming an important catalyst 
for tourism development. 
 
By Air 
 
Buffalo Niagara International Airport is the region's largest air passenger and cargo facility, 
serving 3.4 million passengers per year with more than 200 flights per day. Air passenger 
service is also available from Niagara Falls International Airport and Chautauqua County 
Jamestown Airport. Niagara Falls International Airport provides the longest runway in the 
area with the capacity to land large transport and carrier planes, such as the C5A and 747. 
Niagara Falls International Airport also functions as an Air Force and Army Reserve Base. 
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Scheduled airfreight service is provided through Buffalo Niagara International Airport and 
through Canadian international airports in Toronto and Hamilton. 
 
By Rail 
 
Buffalo remains an important hub for rail transportation with mainline connections and 
expansive switching yards. Amtrak has daily service to New York, Boston, Toronto and 
Chicago through three passenger stations in the region, including Downtown Buffalo’s 
Exchange Street station. Passenger volume has been rising about five percent per year. 
Freight service is provided by (4) Class “I” railroads that have service to the Western New 
York region including CSX, Norfolk Southern, Canadian National, and Canadian Pacific. 
 
By Land 
 
The New York State Thruway (I-90) provides an important connection between New York 
State / New England and destinations west for both commercial and private vehicles. 
Interstate 90 (I-90) passes through Western New York, providing local companies with high-
speed access to points east, as well as west to the Pennsylvania border. The New York 
State Thruway (I-90) and Niagara Section (I-190), plus the NYSDOT Youngmann 
Expressway (I-290) form an outer loop. The NYSDOT Scajaquada Expressway (NY198) and 
the Kensington Expressway (NY33) form the inner loop.  
 
The Kensington Expressway provides the primary connection between Downtown Buffalo 
and the Greater Buffalo International Airport. In addition, Route 219 provides a north-south 
corridor to I-86 along the Southern Tier. The Western New York Region is also a gateway to 
Canada with four bridges that provide fast, easy access into the country. The Peace Bridge 
is a key link in both the regional and North American transportation systems. It carries 
automobile and truck traffic across the Niagara River between Buffalo and Fort Erie, the 
U.S. and Canada. Since 1989, when the North American Free Trade Agreement went into 
effect, truck traffic across the Peace Bridge has increased significantly. Automobile traffic, 
however, has declined from its previous level. Total traffic is unchanged since 1989 – about 
21,000 vehicles per day. Nevertheless, delays at the bridge have increased sharply in recent 
years, due in some combination to increased volume, stricter inspection routines prompted 
by security concerns, and the limits of inspection staff and facilities. 
 
The City owns most of the streets within its corporate boundaries, about 675 miles of the 
regional total of 6,155 roadway miles. Of these 675 miles, 210 are eligible for federal aid, 
leaving the City to maintain almost 465 miles on its own account. 
 
The Niagara Frontier Transportation Authority (NFTA) provides public transit service in the 
region through its subsidiary NFTA Metro. They operate a fleet of 332 buses serving 
Buffalo and other communities in the region. Metro also operates the 6.4-mile long Metro 
Rail, which connects downtown Buffalo to the University at Buffalo’s South Campus. 
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Overall, the system carries 94,000 passengers daily; buses in Buffalo carry 55,000 of these; 
Metro Rail serves 20,000 passengers a day.  
 
In summary, there are no physical or environmental forces that detrimentally affect the 
Regional area, or its real estate market.   
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Economic Forces 
 
Today the Western New York / Buffalo CSA area economy consists of a mixture of 
industrial, light manufacturing, high technology and service-oriented private sector 
companies. Historically, Buffalo's key industries largely involved durable goods 
manufacturing, and in particular - steel. Buffalo and the surrounding area were long involved 
in railroad commerce, steel manufacture, automobile production, aircraft / aerospace design 
and production, Great Lakes shipping, and grain storage.  
 
In recent decades, however, many of these industries have contracted substantially at the 
national level, and even more sharply locally. Instead of relying on a single industry or sector 
for its economic future, the Western New York region has been making more effort to take a 
diversified approach, in order to have the potential to create opportunities for growth and 
expansion in the 21st century.  
 
Employment 
 
Overall, employment in Buffalo has shifted as its population has declined and manufacturing 
has diminished, as shown in the graph below. This decline has been ongoing since 1990 as 
shown in the chart that follows.  
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Total employment23 and the unemployment rate have an inverse relationship. These metrics 
can be used to determine the health of the local labor market. Jobs are a major factor for the 
housing demand in a market area. High levels of 
employment and low unemployment rates tend to 
lead to healthier housing markets, which is not 
the case in Buffalo.   
 
Most of these industries - railroad commerce, 
steel manufacture, automobile production, aircraft 
/ aerospace design and production, Great Lakes 
shipping, and grain storage - have all left the city 
through the years. Major steel production no 
longer exists in the area, although several smaller 
steel mills remain in operation. For example, 
Gibraltar Industries, a leading manufacturer, 
processor, and distributor of steel products for the 
building, industrial, and vehicular markets, is 
headquartered in Buffalo. As of the 1950 United 
States Census, Buffalo was the 15th largest city 
in the country, the nation's largest inland port 
(twelfth overall), second biggest rail center, sixth 
largest steel producer, and eighth largest 
manufacturer. 
 
Today, manufacturing accounts for a slightly above-average share of employment in the 
Buffalo area. Key manufacturing sector industries within the metropolitan area includes 
transportation equipment, primary and fabricated metals, machinery, plastics and chemicals. 
As manufacturing’s share of the local economy has dwindled, health and education, as well 
as some other service industries, have accounted for increasingly large shares of economic 
activity. Being on the border with Canada, trade with Canada has also continued to play an 
important role in the local economy. 
 
During the most recent economic downturn, the Buffalo Metropolitan Area sustained job 
losses comparable to the state as a whole (3.8 percent), but these losses were considerably 
milder than the national decline of over 6 percent. Employment began a steady recovery 
starting in 2010; as of the end of 2013, employment was less than ½ percent below its pre-
recession peak. The area's housing market also held up much better than the nation’s 
during the recession. While national home prices underwent steep declines, home prices in 
the Buffalo metropolitan area appreciated, though at a slow pace. 
 

                                            
23  Total employment refers to non-farm wage and salaried employees in the area. The unemployment rate 

is the percentage of unemployed persons in the region’s labor force. Employment data are based upon 
a survey of businesses, while unemployment rate information is based upon a survey of households.  
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GDP 
 
Gross Domestic Product is the most comprehensive measure of metro economic activity, 
and is the sum of the GDP originating in all industries in the metro. Between 2009 and 2014, 
282 out of the total 381 MSA’s nationally experienced an increase in real Gross Domestic 
Product (GDP). The Buffalo-Cheektowaga-Niagara Falls, NY MSA ranked number 54 
among the 381 metros based on 2014 GDP. The GDP (millions of current dollars) changed 
from $47,185 in 2009 to $54,942 in 2014 a change of $7,757, or 16.44 percent over the 
period and 2.74 percent annually. Real GDP (millions of real, inflation adjusted, dollars) 
changed from $47,185 in 2009 to $50,130 in 2014, a change of $2,945 or 6.24 percent over 
the period and 1.04 percent annually. 
 
The State of New York, with over 15,000 employees, is the city's largest employer. Other 
major employers include the United States government, Kaleida Health, M&T Bank, 
the University at Buffalo, General Motors, Time Warner Cable and Tops Friendly Markets. 
Buffalo is also home to Rich Products, Canadian brewer Labatt, Cheese Company Sorrento 
Lactalis, Delaware North Companies and New Era Cap Company. 
 
Corporations & Banking 
 
Buffalo is the home to the corporate headquarters of three Fortune 500 companies. The 
corporate headquarters of M&T Bank was founded in the city in 1856.  M&T is one of the 
nation’s largest 20 banks, with $81 billion in assets and more than 15,000 employees, a third 
of which are located in the Buffalo area.  M&T’s footprint includes 750 branches in New 
York, Maryland, Pennsylvania, Virginia, Washington, D.C., West Virginia, Delaware, New 
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Jersey, and Florida.  HSBC bank has a major back-office presence in Buffalo, with more 
than 3,000 employees located in the area.  Key Bank, Bank of America, Citizens Bank, and 
several local banks also have a major branch presence in the region. 
 
Buffalo is home to the headquarters of several other major corporations, including Rich 
Products, Labatt USA, the New Era Cap Company, Sorrento Lactalis, and Delaware North 
Companies.  Delaware North’s new headquarters is an $80 million, 12-story office tower with 
a 120-room Westin hotel, which opened in 2016. 
 
Life Sciences 
 
Buffalo has increasingly become a center for bioinformatics and human genome research, 
including work by researchers at the University at Buffalo and the Roswell Park Cancer 
Institute. This consortium is known as the Buffalo Niagara Medical Campus. It also includes: 
Buffalo Hearing & Speech Center, Buffalo Medical Group Foundation, Hauptman-Woodward 
Medical Research Institute, Kaleida Health, Olmsted Center for the Visually Impaired, 
Cleveland BioLabs and Upstate New York Transplant Services. The DNA samples used in 
The Human Genome Project were also collected from anonymous donors from Buffalo. 
 
Entrepreneurial resources and life science business consultants accelerate the growth and 
development of emerging companies found within the Buffalo Niagara Medical Campus and 
Upstate New York Region. For example, Buffalo BioSciences is a technology 
commercialization partner to the New York State Center of Excellence in Bioinformatics & 
Life Sciences and contributed to the launch and early success of Empire Genomics –- a firm 
based on research conducted at Roswell Park Cancer Institute by Dr. Norma 
Nowak enabling the delivery of personalized medicine. 
 
However, Buffalo's economy has begun to see significant improvements since the early 
2010s. Money from New York State Governor Andrew Cuomo through a program known 
locally as "Buffalo Billion" has brought new construction, increased economic development, 
and hundreds of new jobs to the area. As of March 2015, Buffalo's unemployment rate was 
5.9 percent, slightly above the national average of 5.5 percent. In 2016, the U.S. Bureau of 
Economic Analysis valued the Buffalo area's economy at $54.9 billion. 
 
Economic Development 
 
Buffalo’s economy continues to build momentum, with nearly $8 billion in construction 
projects either completed or underway in the City of Buffalo since 2013, according to Buffalo 
Business First, a business newspaper.  That figure climbs to $19.2 billion when including 
projects from the region as a whole.  
 
RiverBend, a solar panel production facility operated by Solar City, is expected to begin 
production in June 2017 and create 3,000 permanent jobs.  SolarCity, which plans to merge 
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with Tesla, will produce solar roof tiles at the facility, as well as solar cells and modules for 
Panasonic.  The 1.2 million square-foot facility will be the largest solar manufacturing facility 
in the western hemisphere, and have the ability to expand five-fold to accommodate future 
growth.  New York State spent $750 million in the construction of the facility, and SolarCity 
has planned to invest $5 billion.  
 
While RiverBend is the signature project in Governor Andrew Cuomo’s pledge to invest $1 
billion in state funds to spur economic development in Buffalo, the “Buffalo Billion” also led to 
a commitment by IBM to bring 500 jobs to a new, 100,000-square-foot, state-owned 
computer information technology center in Buffalo to train future and current industry 
workers and to create cutting-edge software for energy, health, defense and other 
industries.  
 
The “Buffalo Billion” has also led to critical state investments at the Buffalo Niagara Medical 
Campus (BNMC), a consortium of the region’s top health care, education, and research 
institutions.  The 120-acre site adjacent to downtown employs more than 12,000 people 
currently, with 17,000 employees at the BNMC expected by 2017, due to the completion of 
several major projects at the campus, including the University at Buffalo’s $375 million new 
medical school and Kaleida Health’s $270 million Women & Children’s Hospital, which are 
both under construction.  Roswell Park Cancer Institute, which just completed a $50 million 
expansion at the BNMC, recently secured United States Food and Drug Administration 
(FDA) approval to begin clinical trials of a possible lung cancer vaccine.  
 
The site is also home to Buffalo General Hospital, the University at Buffalo’s Clinical and 
Translational Research Center, the Hauptman-Woodward Medical Research Institute, and 
Kaleida Health’s recently completed $291 million Gates Vascular Institute. 
 
Other major projects include: 
 

• Buffalo’s tallest building, the Seneca One Tower, was purchased in September by 
Doug Jemal, the #2 commercial real estate developer in the Washington, D.C. 
market, who plans to spend as much as $200 million on a mixed-use 
redevelopment, according to the Buffalo News. 

• A $40 million expansion of the Buffalo Creek Casino, including 360 new slot 
machines, 10 table games, a performance stage, and a high-end restaurant, is 
under construction.  

• The historic Richardson Olmsted Complex is being renovated into a 90-room, $56 
million boutique hotel and high-tech conference center, operated by the same 
company that runs The Mansion on Delaware Avenue. 

• In October, Governor Cuomo committed $1 million in state funding for a study to 
build a new passenger train station in Buffalo. 

 
Buffalo is implementing an overhaul of the City’s zoning regulations, known as the Green 
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Code, a development framework that aims to promote investment, facilitate job creation, 
restore the environment, and improve the quality of life for residents. 
 
The City, in an effort to revitalize its East Side and provide employment opportunities for 
nearby residents, is partnering with the state on the Northland Corridor Redevelopment 
Project, which includes the creation of a new manufacturing hub and training center.  The 
project includes the redevelopment of 50 acres of land, with existing road, rail, and utility 
infrastructure, into shovel-ready industrial sites.   The anchor tenant will be the Western New 
York Workforce Training Center, a $44 million facility that will focus primarily on training for 
careers in the advanced manufacturing and energy sectors. 
 
The long-term future of the National Football League’s Buffalo Bills was ensured with the 
purchase of the franchise for $1.4 billion by Buffalo Sabres owner Terry Pegula, who has 
committed to keeping the team in the region for the foreseeable future.  Pegula has also 
committed to building a new stadium for the Bills, which could potentially be located in the 
City of Buffalo. 
 
Canadian Impact 
 
The impact of Canadians on the local economy is expected to increase as the “Golden 
Horseshoe” region of Southern Ontario (Toronto-Niagara Falls-Hamilton area) is projected to 
grow from 8.8 million people today to 11.5 million by 2031.   An expanded Peace Bridge 
Plaza was completed in 2016, which will strengthen the region’s ties with Southern Ontario 
by making border crossings quicker and easing congestion on the bridge.   
 
The plan also includes $2 million for improvements to the surrounding neighborhood. 
Canadians are estimated to make up 40 percent of the approximately 5 million passengers 
that use the Buffalo Niagara International Airport each year, supporting 17,000 jobs with 
$1.1 billion economic impact.  Buffalo’s proximity to Canada has resulted in robust retail 
growth at a time when the retail industry has struggled across the country.  
 
Housing & Real Estate Markets 
 
The city of Buffalo has a number of attractive, stable, well-built neighborhoods where 
conditions are good to excellent. But otherwise, despite the City's best efforts, most 
neighborhoods have experienced loss of population and deterioration during the past 
- in years 1990 through 2005. These trends occurred due to the loss of jobs in the city, 
out-migration to the suburbs and beyond, and the increase in individuals and families 
living below the poverty line and depending on social assistance.  
 
Much of Buffalo’s housing stock is old and in poor condition. Fifty-eight percent of the total 
housing stock, nearly 84,000 units, was built before 1940. Many of the dwellings are frame 
construction that has been poorly maintained, leading to dilapidation, blight or abandonment.  
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In 2000, Buffalo had 145,574 housing units in 54 designated City neighborhoods, of 
which just 43 percent of the occupied units were owner-occupied. However, 22,854 or 
15.7 percent of the housing units were vacant or abandoned. There were also 10,170 
vacant residential lots and 8,684 abandoned structures, leaving the city with a 
substantial clearance and reconfiguration problem. 
 
Furthermore, few new homes have been built over the past several decades. From 
1990 to 2000 only 3,656 new units were built. Many of these were delivered through 
public housing programs or with public assistance. There has been 
little unsubsidized private sector investment.  By comparison, the housing stock 
expanded by 20,134 units in the remainder of Erie County, as shown in the Table 
above. 
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As shown, new single-family housing 
permits in the City of Buffalo have 
been few. The average cost of these 
new homes has been considerably 
below $200,000 per dwelling unit. 
The number of permits per 10,000 
residents is significantly below the 
number for the State of New York. 
Over the past decade, local home 
prices have continued their slow-but-
steady growth, rising by almost 26 
percent – during a period when the 
Great Recession pummeled the 
national housing market. During that 
time, the median sale price of 
existing homes across the country 
has inched up by just 2 percent. 
 
In 2015, the uptick in sales has included only modestly higher home prices. The median sale 
price during the second quarter of 2015, at $129,800, is 2 percent higher than it was in 2014 
– just a quarter of the 8 percent price increase nationally. Home prices here also remain 
reasonable, with a median-priced home selling for almost $100,000 less than the nationwide 
median of $229,400, according to National Association of Realtors data. 

 
According to Kiplinger’s magazine, using data from Clear Capital, Buffalo’s home prices 
increased 20.3 percent from 2006 to 2015. This rate of increase ranks fourth among the 
nation’s top 100 metro areas, behind only Austin, Honolulu, and Denver. With the Buffalo 
Niagara Medical Campus and Canalside being located on the city’s Metro Rail subway 
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system, $91 million is being invested in real estate projects, primarily housing, near the 
subway stations.  
 
Residential density is yet another important aspect of the city’s structure. 
Population density is declining with overall population decline, overall and in the 
majority of the city’s Planning Communities. Between 1990 and 2000 the city’s 
density fell from 8,073 to 7,206 people per square mile. Only two Planning 
Communities, Elmwood and Central, had an increase in density, and only Central 
increased in total population during this period.  
 
Loss of density has both positive and negative implications for the sustainability 
and character of Buffalo and the vitality of its neighborhoods. Medium and high densities are 
features of urbanity; they help to attract and sustain urban amenities and they bring life to 
urban streets. Reductions in density add strain to the city’s capacity to maintain its amenities 
and infrastructure. Lower densities tend to be associated with suburban communities, often 
with quieter neighborhoods and greater open space. 
 
Vacant commercial addresses declined, supported by the region’s growth in firms and jobs. 
Residential vacancies are slightly growing, but the trend over time is showing signs of 
slowing.  
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Real Estate Market Conclusions 
 
All regional real estate market segments are performing only fair to poorly. Due to a lack of 
employment growth Housing starts are low, and commercial property absorption activity is 
meager compared with available supply, in some cases with several years inventory 
available. Demand is low, and pricing is fair to poor. This situation does not bode well for 
any redevelopment / alternative use of the subject JN Adam complex, which is situated in a 
far more rural location. As a result, it is a reasonable conclusion that it would attract 
significantly less development demand than exists in Buffalo, the heart of the regional 
economy.  
 
Standard of Living 
 
The loss of traditional jobs in manufacturing, rapid suburbanization and high costs of 
labor have led to economic decline, making Buffalo one of the poorest among U.S. 
cities with populations of more than 250,000 people. An estimated 28.7 to 29.9 percent 
of Buffalo residents live below the poverty line, behind either only Detroit, or Detroit 
and Cleveland. Buffalo's median household income of $27,850 is third lowest among 
large cities, behind only Miami and Cleveland. However the median household 
income for the larger metropolitan area is $57,000.  
 
This situation, in part, has led to the Buffalo-Niagara Falls metropolitan area having the most 
affordable housing market in the U.S. today. The quarterly NAHB / Wells Fargo Housing 
Opportunity Index (HOI) noted that nearly 90 percent of the new and existing homes sold in 
the metropolitan area during the second quarter were affordable to families making the 
area's median income of $57,000. The area median price of homes was $75,000. As of 
2014, however, the median home price in the city was $95,000. 
 
Buffalo faces large issues with vacant and abandoned houses, as the city ranks 
second only to St. Louis on the list of American cities with the most vacant properties 
per capita. Since 2000, the city has torn down 2,000 vacant homes but as many as 
10,000 still remain. Mayor Byron W. Brown unveiled a $100 million, five-year plan to 
demolish 5,000 more houses. The city's move away from heavy industry and toward a 
service and bioinformatics economy has brought improved air and water quality, which 
benefit not only residents and tourists but also the bioregion as a whole.  
 
However, Buffalo's economy has begun to see some improvements since the early 
2010s. Money from Governor Andrew Cuomo, plans for new construction programs, and 
hundreds of new jobs have brought strong economic change to the area.  
 
Income 
 
Per capita personal income (“PCPI”) is a comprehensive measure of individual economic 
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well-being. Based on PCPI, the Buffalo-Cheektowaga-Niagara Falls, NY MSA was ranked 
number 242 in 2008 and 185 in 2014, out of the 917 MSA’s for which personal income was 
estimated. The PCPI changed from $37,039 in 2008 to $43,676 in 2014, a change of $6,637 
(17.9 percent), or an average annual increase of 2.95 percent.  
 
By 2015, Buffalo-Cheektowaga-Niagara Falls, NY (MSA) had a per capita personal income 
(PCPI) of $45,769. This PCPI ranked 97th in the United States and was 95 percent of the 
state average, $48,288, and 95 percent of the national average, $48,112. The 2015 PCPI 
reflected an increase of 4.2 percent from 2014. The 2014 - 2015 state change was 3.9 
percent and the national change was 3.7 percent. In 2005, the PCPI of Buffalo-
Cheektowaga-Niagara Falls, NY (MSA) was $32,102 and ranked 153rd in the United States. 
The 2005 - 2015 compound annual growth rate of PCPI was 3.6 percent. The compound 
annual growth rate for the state was 2.8 percent and for the nation was 3.0 percent. 
  

The Census ACS 1-year survey reports that the median household income for the Buffalo-
Niagara Falls metro area was $51,772 in 2015, the latest figures available. Buffalo median 
household income is $9,078 lower than the median New York household income and $4,003 
less than the US median household income. The 2016 metro income data (including Buffalo 
median household income) will be released in September of 2017. MSA median household 
income is also somewhat below average in both Erie and Niagara counties. 
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Governmental Forces  
 
Governmental decisions lead directly to the allocation of resources. These decisions 
encompass budget considerations, the tax and regulatory environment, and economic 
development initiatives, factors that have a direct effect upon the real estate market and the 
value of property.   
 
The City of Buffalo has a mayor and a council of nine councilmembers. Buffalo also serves 
as the seat of Erie County with some of the 11 members of county legislature representing 
at least a portion of Buffalo. At the state level, there are three state assembly members and 
two state senators representing parts of the city proper. At the federal level, three members 
of the House of Representatives represent Buffalo. 
 
The subject Property is situated in Cattaraugus County, which is one of the 57 counties in 
New York State (outside New York City). Given its rural character, the County is comprised 
of many smaller towns villages, hamlets and census designated places. Following is a brief 
overview of these various governmental classifications. 
 
Administrative Divisions of New York 
 
The administrative divisions of New York are the various units of government that 
provide local government services in the state of New York. The state is divided into 
counties, cities, towns, and villages, which are all municipal corporations with their own 
governments that provide most local government services. The New York State Constitution 
provides for democratically elected legislative bodies for counties, cities, towns and villages. 
These legislative bodies are granted the power to enact local laws as needed in order to 
provide services to their citizens and fulfill their various obligations. 
 
Whether a municipality is defined as a city, town, or village is dependent not on population 
or land area, but rather on the form of government selected by the residents and approved 
by the state legislature. New York has 62 counties, which are subdivided into 932 towns and 
62 cities. It also has 10 Indian reservations. In total, the state has more than 3,400 active 
local governments and more than 4,200 taxing jurisdictions. Briefly, the governmental 
designations that are applicable to the subject assignment include the following entities. 
 
County – The County is the primary administrative division of New York. There are sixty-two 
counties in the state. Five of the counties are boroughs of the city of New York and do not 
have functioning county governments. While originally created as subdivisions of the state 
meant to carry out state functions, counties are now considered municipal corporations with 
the power and fiscal capacity to provide an array of local government services. Such 
services generally include law enforcement and public safety, social and health services 
(such as Medicaid), and education (special needs and community colleges). 
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City – In New York, each city is a highly autonomous incorporated area that, with the 
exceptions of New York City and Geneva, is contained within one county. The U.S. Census 
Bureau classifies Cities in New York as incorporated places. They provide almost all 
services to their residents and have the highest degree of home rule and 
taxing jurisdiction over their residents.  
 
The main difference between a city and a village is that cities are organized and governed 
according to their charters, which can differ widely among cities, while most villages are 
subject to a uniform statewide Village Law (twelve villages still operate under charters 
issued by the state legislature prior to a revision of the State Constitution in 1874 that 
forbade chartering villages). Also, villages are part of a town (or towns; some villages cross 
town borders), with residents who pay taxes to and receive services from the town.  
 
Cities are neither part of nor subordinate to towns except for the city of Sherrill, which for 
some purposes is treated as if it were a village of the town of Vernon. Some cities are 
completely surrounded by a town, typically of the same name. 
 
There are sixty-two cities in the state. As of 2000, 54.1 percent of state residents were living 
in a city; 42.2 percent were living in New York City; and 11.9 percent were living in one of 
the other 61 cities. In 1686, the English colonial governor granted the cities of New York 
and Albany city charters, which were recognized by the first State Constitution in 1777. All 
other cities have been established by act of the state legislature and have been granted a 
charter. Cities have been granted the power to revise their charters or adopt new ones. 
There are no minimum population or area requirements in order to become a city. While 
there is no defined process for how and when a village becomes a city, the Legislature 
requires clear evidence, usually in the form of a locally drafted charter that the community in 
question seeks to incorporate as a city.  
 
Town – In New York, a Town is a municipal corporation, which is the major division of each 
county (excluding the five counties that comprise New York City), very similar to townships 
in other states such as Pennsylvania, Ohio, and Indiana. The U.S. Census Bureau classifies 
towns in New York as minor civil divisions. All residents of New York who do not live in a city 
or on an Indian reservation live in a town.  
 
Towns provide or arrange for the primary functions of local government. While some provide 
most municipal services for all town residents and selected services for residents of villages, 
some provide little more than road maintenance. There are 932 towns in New York. As of 
2000, 45.8 percent of state residents were living in a town, and 35.9 percent were living in a 
town - but outside of a village. Whereas cities and villages can cross county boundaries, all 
towns in New York are within a single county. 
 
New York towns are classified by statute as being a town of the first class or a town of the 
second class. Additionally, a town of the first class can further be classified as a suburban 
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town upon meeting certain criteria. Originally, towns of different classes possessed different 
powers. Since 1964, all towns, regardless of classification, have had the same legal powers 
as were once available only to suburban towns. Even so, towns of different classifications 
continue to have organizational differences and certain conditions that must be met before a 
town's classification changes. 
 
The town board serves as the legislative branch. The board is composed of one elected 
supervisor (or chief executive officer in suburban towns) and a specific number of elected 
councilpersons; towns of the second class generally have two but may have four 
councilpersons, whereas towns of the first class generally have four but can have two or 
six. The supervisor presides over the board, voting on all matters but not possessing veto or 
tie-breaking power. Certain towns operate under a town manager form of government, as 
permitted by legislation enacted in 1976. All town justices were originally part of a town's 
board. Today, justices belong to a separate judicial branch known as Town Court or Justice 
Court, part of New York's Justice Court system. 
 
A town may contain one or more villages. Five towns are coterminous with their single 
village: Green Island in Albany County; East Rochester in Monroe County; and Scarsdale, 
Harrison and Mount Kisco in Westchester County. When such an entity is formed, officials 
from either unit of government may serve in both village and town governments 
simultaneously. A referendum is held to decide whether residents prefer a village-style or 
town-style government, which will then function primarily as a village or town but will perform 
some of the functions of the other form. 
 
Towns can contain several hamlets and communities. If the United States Postal 
Service (USPS) has a post office in a hamlet it often will use the name of that hamlet, as will 
the local fire department or elementary school. Businesses may also use the name of a 
hamlet as part of their name. The United States Census Bureau will, with consideration from 
the town, designate a census-designated place (CDP) that may use the name of one or 
more hamlets, though boundaries may differ from what is used by the ZIP code, local fire 
department, or other classification methods. 
 
Towns in New York may be further subdivided into wards, although as of 2013, only eleven 
of the state's 932 towns used this system. In towns operating under the ward system, 
citizens vote for councilmen who represent a specific area (ward) of the town, as opposed to 
the at-large councilmen elected in the majority of the state's towns. 
 
Towns vary in size and population. The largest town by area is Brookhaven (Suffolk 
County), which covers 531.5 square miles, but more than half of that is water. The town 
of Webb (Herkimer County) has the greatest land area, at 451 square miles. The smallest 
town – Green Island (Albany County), covers 0.7 square miles. The town of Hempstead 
(Nassau County) has about 760,000 people (2010 census), making it more populous than 
any city in the state except New York City. Red House (Cattaraugus County), the least 
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populous, has 38 permanent residents (2010 census). 
 
Census-Designated Place – A census-designated place (“CDP”) is defined by the United 
States Census Bureau as "a statistical entity defined for each decennial census according to 
Census Bureau guidelines, comprising a densely settled concentration of population..." that 
is not part of a city or a village "...but is locally identified by a name." CDPs may cross town 
and county borders. State and local officials and the Census Bureau define CDPs 
collaboratively. They are defined for each census, and it is commonplace to change 
boundaries and define new CDPs for each census.  The Census Bureau formerly referred to 
CDPs as "unincorporated places" from 1950 through the 1970 decennial censuses. The 
term CDP was first used for the 1980 census, and minimum population criteria for CDPs 
were dropped with the 2000 Census. 
 
Hamlet – Though the term "hamlet" is not defined under New York law, many people in the 
state use the term hamlet to refer to a community within a town that is not incorporated as a 
village but is identified by a name, i.e. an unincorporated community. Hamlets often have 
names corresponding to the names of a local school district, post office, or fire 
district. Because a hamlet has no government of its own, it depends upon the town or towns 
that contain it for municipal services and government. 
 
Suffolk County publishes maps that give hamlet boundaries, but towns within the county 
also publish maps that conflict both in the number of hamlets and their boundaries. 
Nevertheless, the town administers all land not situated within a village. Most of the rest of 
New York's hamlets, however, have less defined boundaries, and most towns have areas 
that are not considered to be a part of any hamlet.  
 
The New York State Department of Transportation (“NYSDOT”) puts hamlet names on 
rectangular green signs with white lettering at roadside locations of its choosing. The 
NYSDOT and local governments also provide community identification signs on 
some scenic byways to be placed at the roadside boundaries of hamlets, as decided by the 
sign provider.] Many towns have special zoning or planning districts and planning strategies 
for their hamlets, and many place welcome signs at the gateways to the hamlets. Some 
hamlets are former villages that have dissolved their incorporation (Old Forge in Herkimer 
County; Rosendale, in Ulster County; and Andes in Delaware County, for example). 
 
Village – In New York, a village is an incorporated area. About 85 percent of villages fall 
within a single town. The Census Bureau classifies Villages in New York State 
as incorporated places. Like all municipal corporations, villages have clearly defined legal 
boundaries. A village is a municipality that provides services to the residents, services that 
may or may not include garbage collection, management of cemeteries, street and highway 
maintenance, street lighting, and building codes. Some villages provide their own police and 
other municipal services.  
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Villages have less autonomy than cities. Those services not provided by the village are 
provided by the town or towns containing the village. As of the 2000 census, 9.9 percent of 
the state's population was living in one of the 556 villages in New York. 
  
The legislature of a village is the board of trustees composed of a mayor and (usually) four 
trustees. The board is responsible for approving mayoral appointments, managing village 
finances and property, and approving a budget. The mayor, who is generally the chief 
executive of the village, may vote in all business before the board and must vote to break a 
tie. The mayor generally does not possess veto power, unless local law provides for this 
situation. Administrative duties of the mayor include enforcing laws and supervising 
employees. A village may also have a full-time village manager who performs these 
administrative duties instead of the mayor. In 2007, sixty-seven villages had such a 
manager. Some villages have their own village justice, while others utilize the justice of the 
town or towns in which they are located. 
 
To be incorporated, the area of the proposed village must have at least 500 inhabitants and 
not be part of an existing city or village. Additionally, the proposed village can be no more 
than 5 square miles in area, unless its boundaries are to be coterminous with a school, fire, 
improvement or other district, or the entire town. The process of incorporation begins with a 
petition by either 20 percent of residents or owners of 50 percent of assessed real property. 
If deemed legally sufficient, incorporation is then voted upon by the qualified voters living in 
the proposed village only. Some villages have fewer than 500 residents, having incorporated 
before the present population requirement of 500 or fallen below the 500-resident threshold 
after incorporation. 
 
A village may also be dissolved, returning all government control to the town level. The 
process of dissolution can be initiated by the village board itself, or upon the submission of a 
proper petition to the board. The village board must produce a "dissolution plan" that settles 
specific matters, such as the village's debts, its employees and property, and the financial 
impact dissolution would have on village and non-village town residents. This plan is voted 
upon by village voters only. 
 
About 15 percent of villages cross other municipal boundaries. More than 70 villages are 
located in two or more towns. Seven villages are in two counties. The Village of Saranac 
Lake is in three towns and two counties. Five towns are coterminous with their single village. 
 
There are no known moratoriums or anti-growth measures in place that affect the subject 
property type. 
 
Social Forces 
 
Social forces are exerted primarily through population characteristics. The demographic 
composition of the population reveals the potential, basic demand for real estate services. 
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Potential for change in the aggregate population and in its 
demographic attributes affects the local market area 
surrounding the subject property. As stated earlier, 
population also drives demand and represents a reliable 
predictor of future long-term care demand. 
 
Population 
 
The region’s long-term downward population trend 
continued, albeit more slowly, in the 1990s, led by 
continued migration from central cities. From 1990 to 
2000, the population of the Buffalo-Niagara Falls MSA 
declined by fewer than 20,000 people – a change 
that could be read as a leveling off from the steeper 
decline in the twenty years previous. However, 
compared with the broader state and national picture, 
these trends are evidence of deep distress.  
 
In the same decade, Erie and Niagara Counties both lost 
population at rates of 1.9 and 0.4 percent respectively, due 
mainly to decline in Buffalo and Niagara Falls. At the same 
time, suburban and outlying areas in each county 
experienced modest population growth: 2.7 percent in Erie 
County and 3.4 percent in Niagara County. 
 
The trend of people moving out of the two main cities 
has continued unabated. By 2000, the population of 
Buffalo had declined by 35,475 or nearly 11 percent 
since the previous census. Buffalo's neighbor, Niagara 
Falls shrank by more than ten percent during the same 
period, from 61,840 to 55,593. Over the same period, the 
nation as a whole grew by more than 13 percent 
and New York State grew by more than five percent – 
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nearly a million people. Within 
the Buffalo - Niagara Falls 
metropolitan area, roughly 80 
percent of the population reside 
in Erie County, which includes 
the City of Buffalo. Niagara 
County, which includes the City 
of Niagara Falls, is considerably 
less densely populated. 
Population in both counties 
has declined for the past four 
decades, including between 
2000 and 2010, when the 
decline was approximately -3 
percent, exceeded only by the 
decline in the Rochester MSA.  
 
The profile of those residents 
left behind is striking, although 
several long-term trends seem to have leveled off (Table 2 below). Measured from 1970, 
the trends are dramatic. The percentage of large households with five+ people dropped by 
about half between 1970 and 2000 while the percentage of one-person households rose by 
about 50 percent.  
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The proportion of households 
living in poverty and those 
with a female head-of-
household both rose sharply 
while the percentage 
of married family households 
declined by about half during 
the same period. None of 
these trends was reversed 
during the 1990s, but they 
each slowed significantly.  
 
In terms of the area's 
demographic profile, Blacks 
make up roughly 12 percent of 
the population of the MSA - 
close to the national average. 
Hispanics account for 4 
percent of the population and 
Asians for just above 2 
percent—both well below the 
nationwide figures 
 

 
Current Population  
 
The total population of the Buffalo-Cheektowaga-Niagara Falls, NY MSA metro changed 
from 1,135,566 in 2010 to 1,136,642 in 2015, a change of -336 (0 percent). Among all 917 
metros, this metro was ranked 48th in 2010 and 50 in 2015, based on total population. 
Annual net migration was 802 in 2011, -646 in 2012, 1,097 in 2013, 1,402 in 2014 and 1,402 
in 2015.  
 
The Buffalo MSA is projected to have a total population in 2020 of 1,175,225. The projected 
population change from 2010 to 2020 is +39,883 or +3.5 percent in total, but just 0.035 
percent annually. The population ages 65 years and over is projected to change from 
183,572 in 2010 to 248,884 in 2020, a change of +65,312 or +35.6 percent. The rule of 
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thumb that indicates a healthy housing market is annual growth in households of 1.0 
percent or greater. These figures suggest a stagnant housing market in the Buffalo 
MSA. 
 
The following demographic data are based upon the 14202 zip code that essentially consists 
of Downtown Buffalo and the adjacent areas. Population is declining, and the number of 
people below the poverty line is the highest income cohort. 
 

 
Migration 
 
In Buffalo, a variety of factors have pushed the continued migration from the city. Some out-
migrants seek better schools for their children, including programs in physical education, 
arts, computer science, and better libraries. Others want to live closer to work now that a 
higher proportion of regional jobs are located in the suburbs. Still others seek a broader 
range of choices in housing and neighborhoods. As shown in the following table, 

LOCAL AREA DEMOGRAPHICS
DESCRIPTION 1 MILE 3 MILES 5 MILES DESCRIPTION 1 MILE 3 MILES 5 MILES
POPULATION AVERAGE HOUSEHOLD INCOME

2000 Population 16,992 117,481 288,404 2016 $46,451 $45,890 $47,478
2010 Population 15,633 100,129 256,738 2021 $49,030 $48,549 $49,849
2016 Population 15,719 99,039 250,485 Change 2016-2021 5.55% 5.79% 4.99%
2021 Population 15,080 92,918 237,839 MEDIAN HOUSEHOLD INCOME
Change 2000-2010 (8.00%) (14.77%) (10.98%) 2016 $29,264 $29,024 $32,322
Change 2010-2016 0.55% (1.09%) (2.44%) 2021 $31,812 $31,263 $34,446
Change 2016-2021 (4.07%) (6.18%) (5.05%) Change 2016-2021 8.71% 7.71% 6.57%

POPULATION 65+ PER CAPITA INCOME
2010 Population 1,640 12,230 30,862 2016 $23,583 $21,199 $20,835
2016 Population 1,710 12,711 31,491 2021 $25,125 $22,581 $21,963
2021 Population 1,777 12,915 32,483 Change 2016-2021 6.54% 6.52% 5.41%
Change 2010-2016 4.27% 3.93% 2.04% 2015 HOUSEHOLDS BY INCOME
Change 2016-2021 3.92% 1.60% 3.15% <$15,000 31.0% 30.7% 26.1%

NUMBER OF HOUSEHOLDS $15,000-$24,999 12.9% 14.2% 14.4%
2000 Households 7,708 52,125 121,816 $25,000-$34,999 11.8% 12.2% 13.0%
2010 Households 7,334 45,744 111,776 $35,000-$49,999 14.5% 12.8% 13.9%
2016 Households 7,218 43,936 106,284 $50,000-$74,999 13.3% 13.7% 14.7%
2021 Households 6,959 41,391 101,135 $75,000-$99,999 5.9% 6.2% 7.6%
Change 2000-2010 (4.85%) (12.24%) (8.24%) $100,000-$149,999 6.8% 6.7% 7.3%
Change 2010-2016 (1.58%) (3.95%) (4.91%) $150,000-$199,999 1.4% 1.4% 1.5%
Change 2016-2021 (3.59%) (5.79%) (4.84%) $200,000 or greater 2.2% 2.1% 1.6%

HOUSING UNITS (2016) MEDIAN HOME VALUE $135,034 $67,365 $68,266
Ow ner Occupied 1,495 14,077 44,694 AVERAGE HOME VALUE $202,877 $136,080 $109,011
Renter Occupied 5,697 29,904 61,590 HOUSING UNITS BY UNITS IN STRUCTURE

 HOUSING UNITS BY YEAR BUILT 1, detached 1,027 11,093 38,579
Built 2010 or later 71 401 485 1, attached 393 1,687 3,363
Built 2000 to 2009 459 1,417 2,018 2 1,340 14,138 37,625
Built 1990 to 1999 436 2,046 3,278 3 or 4 634 4,416 8,362
Built 1980 to 1989 418 1,358 2,173 5 to 9 708 2,768 4,540
Built 1970 to 1979 582 2,151 4,734 10 to 19 337 1,323 2,736
Built 1960 to 1969 433 2,077 6,141 20 to 49 903 2,808 3,628
Built 1950 to 1959 785 3,002 13,345 50 or more 1,792 5,585 7,157
Built 1940 to 1949 402 2,946 10,405 Mobile home 47 137 243
Built 1939 or earlier 3,631 28,537 63,706 Boat, RV, van, etc. 10 27 51

Source: Pitney Bow es/Gadberry Group - GroundView ®
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Annualized Net Migration through June 2016 is -3,300 people annually. This is a very 
bad indicator for the region as well as for the rural areas outside of Buffalo. Given 
these conditions in Buffalo, why would any investor entertain new development / 
redevelopment in the Town of Perrysburg? 
 

 
Quality of Life 
 
Just 20 minutes from Buffalo are the breathtaking views of the world famous Niagara Falls. 
With Canada being so close, Toronto brings a strong international flair to the area with its 
world-class restaurants, theatre and entertainment. Buffalo is also fortunate to have easy 
access to Fort Erie and Niagara Falls Ontario’s Clifton Hill, which lies just across the Peace 
Bridge. Clifton Hill is fun for all ages, with attractions like the Niagara SkyWheel helicopter 
rides over the falls and plenty of restaurants. 
 
Like most large cities, Buffalo is home to festivals that have become part of the city's culture 
and tradition. They include the Taste of Buffalo, the National Buffalo Wing Festival, Buffalo 
Brewfest, The Allentown Art Festival, Dyngus Day Buffalo and the BASH, a military 
fundraiser for disaster preparedness education and response in Western New York 
communities. Western New York brings in top musicians, such as the Rolling Stones, and 
has cultural resources such as museums, art galleries, theaters and more 
 
Capitalizing on its Lake Erie shoreline and historic significance as the western terminus of 
the Erie Canal, Buffalo has recently made great strides in developing its waterfront.  The 
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strategy, executed by all levels of government, has been to use public investment in parks 
and amenities in order to spur private development. 
 
The centerpiece of this effort is the Canalside, below, a year-round destination on the 
southern edge of downtown.  The completed phases include a central wharf, a navigable 
commercial slip, the excavation of historic streets and buildings, a pedestrian bridge, a new 
building housing a restaurant and a museum, an amphitheater, and a public park.  The 
project also included the $30 million renovation of the Donovan State Office Building into 
One Canalside, which includes office space, retail and a 96-room Marriott hotel.  
 
More than 1.5 million visitors enjoyed Canalside in the summer of 2016, with more visitors 
expected during the colder months thanks to its popular ice rink, which is larger than the rink 
at Rockefeller Plaza in New York City.  Three new buildings at Canalside, including the 
Explore and More Children’s Museum, are also planned. 
 
Canalside’s popularity has led to more than a half billion dollars in private development in 
the area surrounding the attraction.  This includes HarborCenter, below, where the National 
Hockey League’s (NHL) Buffalo Sabres have completed a $250 million project, which 
includes a 20-story facility with two ice rinks, a 200-room Marriott hotel, retail, and a high-
end sports bar known as “716”.  Connected to the Sabres’ arena, the Key Bank Center, 
HarborCenter hosted the 2016 NHL Draft and will host the 2018 World Junior Hockey 
Championships, beating out Chicago, Pittsburgh, St. Louis, and Tampa for the international 
event.  
 
Waterfront development has 
also spread past downtown, 
with recent park projects 
leading to nearby residential 
developments on the Outer 
Harbor and the Buffalo 
River.  Buffalo Riverfest 
Park and Mutual Riverfront 
Park has resulted in new 
apartment buildings on the 
Buffalo River, such as the 
$18 million Buffalo River 
Landing and the $9 million 
301 Ohio building.  Wilkeson Pointe and other improvements have led to the first residential 
project on the Outer Harbor, the 23-story, $85 million Queen City Landing apartment 
building, which obtained City approval to begin construction in 2016. 
 
For sports fans, Western New York offers the National Football League's Buffalo Bills and 
the National Hockey League's Buffalo Sabres. The Sabres play in a state-of-the-art sports 
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complex in downtown Buffalo. Western New York is also home to the Buffalo Bisons, the 
triple “A” affiliate MLB team to the Blue Jays. 
 
An examination of the educational profile of the population within the Buffalo MSA indicates 
that approximately 27 percent of adults hold a college degree—somewhat below the 
statewide average of 31.6 percent but close to the nationwide average.  
 
Western New York is home to 15 four-year colleges and universities and 20 two-year 
schools and professional programs annually graduating 20,000.  

 
The growth in the education sector is led by the University at Buffalo, the largest public 
university in New York State, with more than 28,000 students across 3 campuses.  The 
construction of the university’s new medical school at the BNMC is part of the “UB2020” 
plan, a comprehensive growth strategy to increase jobs, enrollment, and research funding at 
the school.  UB2020 is expected to create more than 1,000 jobs at the university, in addition 
to 2,000 private-sector research jobs and 1,600 construction jobs.  In addition to the 
University at Buffalo, the area is home to 20 other colleges & universities, for a total of 
110,000 students and 32,000 employees in higher education, creating a $3.2 billion 
economic impact. 
 
The city is home to two private healthcare systems, which combined operate eight hospitals 
and countless clinics in the greater metropolitan area, as well as three public hospitals 
operated by Erie County and the State of New York. Buffalo General/Gates Vascular 
Institute has earned top rankings in the US for their cutting edge research and treatment into 
stroke and neurological care. ECMC has been accredited as a Level One Trauma Center 
and serves as the trauma and burn care center for Western New York, much of the 
Southern Tier as well as portions of Northwestern Pennsylvania and Ontario, Canada. Over 
the years, Roswell Park has also become recognized as one of the United States' leading 
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cancer treatment and research centers, and it recruits physicians and researchers from 
across the world to come live and work in the Buffalo area. 
 
The Buffalo parks system has over 20 parks with several parks accessible from any part of 
the city. The Olmsted Park and Parkway System is the hallmark of Buffalo's many green 
spaces. Three-fourths of city parkland is part of the system, which comprises six major 
parks, eight connecting parkways, nine circles and seven smaller spaces. Constructed in 
1868 by Frederick Law Olmsted and his partner Calvert Vaux, the system was integrated 
into the city and marks the first attempt in America to lay out a coordinated system of public 
parks and parkways. The Olmsted designed portions of the Buffalo park system are listed on 
the National Register of Historic Places and are maintained by the Buffalo Olmsted Parks 
Conservancy (BOPC), a non-profit, for public benefit corporation which serves as the cities 
parks department. It is the first non-governmental organization of its kind to serve in such a 
capacity in the United States. 
 
 
Economic and Real Estate Market Conclusions 
 
According to local sources and press, the Buffalo regional economy is beginning to come 
back - after being mired in financial crisis. Unfortunately, it appears that it still has a very 
long way to go.  
 

• The loss of traditional jobs in manufacturing, rapid suburbanization and high 
costs of labor have led to economic decline, making Buffalo one of the poorest 
among U.S. cities with populations of more than 250,000 people. An estimated 
28.7 to 29.9 percent of Buffalo residents live below the poverty line, behind 
either only Detroit, or Detroit and Cleveland.  
 

• Buffalo's median household income of $27,850 is third lowest among large 
cities, behind only Miami and Cleveland. However the median household 
income for the larger metropolitan area is $57,000. 

 
• The region’s long-term downward population trend continued, albeit more 

slowly, in the 1990s, led by continued migration from central cities. From 1990 
to 2000, the population of the Buffalo-Niagara Falls MSA declined by fewer than 
20,000 people – a change that could be read as a leveling off from the steeper 
decline in the twenty years previous. However, compared with the broader 
state and national picture, these trends are evidence of deep distress.  

 
• In the same decade, Erie and Niagara Counties both lost population at rates of -

1.9 and -0.4 percent respectively. Population in both counties has declined for 
the past four decades. The trend of people moving out of the two main cities 
has continued unabated. By 2000, the population of Buffalo had declined by 
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35,475 or nearly 11 percent since the previous census. Buffalo's 
neighbor, Niagara Falls shrank by more than ten percent during the same period, 
from 61,840 to 55,593. Over the same period, the nation as a whole grew by 
more than 13 percent and New York State grew by more than five percent.  

 
• As discussed above, Annualized Net Migration through June 2016 is -3,300 

people annually. 
 

• Buffalo faces large issues with vacant and abandoned houses, as the city 
ranks second only to St. Louis on the list of American cities with the most 
vacant properties per capita. Since 2000, the city has torn down 2,000 vacant 
homes but as many as 10,000 still remain.  

 
• Furthermore, few new homes have been built over the past several decades. 

From 1990 to 2000 only 3,656 new units were built. Many of these 
were delivered through public housing programs or with public assistance. 
There has been little unsubsidized private sector investment.  

 
Employment and population growth are major determinants of demand for residential 
and commercial real estate development. Because both are growing slowly – or declining 
- all regional real estate market segments are performing only fair to poorly. Due to a lack of 
employment growth housing starts are low, and commercial property absorption activity is 
meager compared with available supply, in some cases with several years inventory 
available. Office vacancy rates are in the 2o percent range. Demand is low, and pricing is 
fair to poor.  
 
This situation does not bode well for any redevelopment / alternative use of the 
subject JN Adam complex, which is situated in a far more rural location 30+ miles 
south of Buffalo. As a result, it is a reasonable conclusion that it would attract 
significantly less development demand than exists in Buffalo, the heart of the 
regional economy.  
 
These are all very bad indicators for the region as well as for the rural areas outside 
of Buffalo. People are fleeing; Existing housing is vacant; Commercial vacancy rates 
are high. Given all of these conditions in Buffalo, why would any investor entertain 
the prospect of new development / redevelopment in the Town of Perrysburg? 
 
This economic and real estate situation does not bode well for redevelopment / alternative 
use of the subject JN Adam complex, which is situated in a far more rural and isolated 
location. It is a reasonable conclusion that the complex would attract significantly less 
development demand than might exist in the heart of the Buffalo regional economy, which 
itself has been in rough shape for decades.  
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CATTARAUGUS COUNTY MAP 
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JN ADAM 
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LOCAL AREA ROAD MAP 
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LOCAL AREA AERIAL MAP 
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MAIN STREET PERRYSBURG 
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TOWN LIMITS OF PERRYSBURG 
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ROADWAY INFRASTRUCTURE 
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TREE CANOPY MAP 
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ACQUIFER LOCATIONS   
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NATIONAL │ REAL ESTATE RESEARCH, LLC 

 
JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 147 

GRAVEL PRODUCTION AREAS 

JN ADAM 
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LOCAL MARKET AREA DESCRIPTION 
 
The value of real property reflects and is influenced by the interaction of basic forces that 
motivate activity. These forces, sometimes referred to by the acronym "PEGS," are divided 
into four major categories: physical and environmental conditions, economic circumstances, 
governmental controls and regulations, and social trends.  The interaction of all these forces 
influences the value of every parcel of real estate in the market, and a thorough identification 
and investigation of these forces is the foundation of the highest and best use analysis for 
the subject Property. 
 
The subject Property is situated in the northwest corner of Cattaraugus County, and is 
further situated on and straddles the boundary of both the Town and Hamlet of Perrysburg. 
It is situated in the southern section of the Town of Perrysburg. 
 
Cattaraugus County 
 
Physical & Environmental Forces 
 
Cattaraugus County is located in rural southwestern New York State - the westernmost part 
of New York State, and lies approximately 70 miles southwest of Buffalo, 50 miles northeast 
of Erie, PA. It is bordered by Pennsylvania to the south, Chautauqua County and Lake Erie 
to the west and Allegany County to the east. The northern boundary of the County is formed 
by the Cattaraugus Creek, which separates Cattaraugus from Erie and Wyoming Counties. 
The Allegheny River flows through the southern portion of the County.   
 
Cattaraugus County is a very scenic area. It is characterized by wooded hillsides that form 
the foothills of the Appalachian Mountains, interspersed with farm fields and attractive 
settlements. Cattaraugus Creek runs through the picturesque Zoar Valley, a protected 
conservation area that is home to old growth forest and unique ecological features. Allegany 
State Park, the largest State Park in New York, occupies 65,000 acres along the southern 
central boundary. The County is also home to 2 cities, Olean and Salamanca, 9 villages and 
32 towns. In addition, there are a number of unincorporated historic hamlets that contribute 
to the rural character of the County. The Allegany, Cattaraugus and Oil Springs Territories 
are independent areas in the County, under the governance of the Seneca Nation of 
Indians.  
 
Topography  
 
Both residents and visitors prize Cattaraugus County’s landscape. The terrain is generally 
characterized by moderately steep, tree-covered hillsides that are punctuated by valleys that 
were formed by streams. Scenic vistas of hillsides and river valleys abound throughout the 
County. The County's topography is varied - in general, there is a larger proportion of flat 
land in the northeast and northwest portions of the County (Perrysburg south to Randolph 



NATIONAL | REAL ESTATE RESEARCH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 149 

and Freedom south to Lyndon). Steeper slopes 
characterize the central and southern communities. The 
southern communities are also higher in elevation than 
the northernmost communities, with elevations in 
Ellicottville, Allegany, Carrollton, and neighboring towns 
reaching 2,300 feet above sea level, contrasted with the 
river valleys, which are generally at 1,400 feet.  
 
The Tree Canopy Coverage Map on the prior pages 
illustrates the forested character of the County. Virtually 
every town has a substantial amount of tree coverage, 
although the percentage of tree coverage tends to be 
higher in the southern part of the County. Not only does 
the amount of tree coverage contribute to the natural 
beauty of the area and the overall environmental quality 
of the region, but also forestry is an integral component 
of the County's economy.  
 
The climate is varied, parts being tempered by Lake Erie and parts at higher altitudes 
providing cool summers and snow cover for three major ski resort areas. The average 
summer temperature is 77 degrees and winters average 32 degrees. 
 
Aquifers 
 
Aquifers are important reservoirs of groundwater. As defined by New York State's 
Department of Environmental Conservation (NYSDEC), "an aquifer is an underground 
geological formation that is able to store and yield water." Aquifers are distributed throughout 
Cattaraugus County, as shown on the Environmental Features Map included earlier.  
 
The aquifer along the Allegheny River has been designated by NYS Department of Health 
as a Primary Aquifer, one of 18 aquifers so designated in New York State. This designation 
recognizes that Primary Aquifers are very productive aquifers used as sources of water 
supply by municipal water systems. Other aquifers in the County are classified as Principal 
Aquifers, which means they are very productive, but which are not in current use as a major 
source of water supply for municipal water systems. 
 
Many parts of the County are not served by a municipal water supply system, so homes and 
businesses in those areas rely on private water wells. In addition, some municipal water 
systems, such as the City of Olean and Villages of Allegany and Ellicottville, obtain at least a 
part of their municipal water supply from wells. It is important, therefore, to protect the quality 
and quantity of groundwater and aquifers as an essential resource in Cattaraugus County.      
 
The condition of the abandoned hospital improvements observed during our Property 
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inspection STRONGLY suggests the presence of significant environmental 
contamination - potentially from asbestos, lead, mold and potentially other toxic 
substances. No environmental reports were available for our review. The location of 
aquifers is an important consideration, given the potential for eventual seepage into an 
aquifer that may be possible from these long-abandoned, derelict structures.  
 
Linkages  
 
A network of federal, state, county and local roads serves the communities in Cattaraugus 
County, but the subject area is far removed from primary roadways. These roads connect 
local communities, provide access to markets for local businesses, and accommodate traffic 
and trade traveling through the County. As a predominately rural area, the majority of these 
roads are circuitous in nature, responding to the natural topography of the area.  
 
By Car 
 
Interstate routes I-86 and I-90 connect with major eastern, Canadian and western cities and 
markets. Interstate-90, the New York State Thruway is the primary roadway to access the 
Town of Perrysburg. I-90 is a north / south highway that runs along the eastern shore of 
Lake Erie, from Buffalo south through Chautauqua County, which is east of Perrysburg. 
South of the city of Buffalo, the Thruway meets the Aurora Expressway (NY 400) and 
the Southern Expressway (US 219) at exits 54 and 55 in West Seneca. Just southwest of 
exit 55, I-90 and the Thruway pass through the Lackawanna toll barrier, which serves as the 
northeast end of the minor closed ticket system.  
 
Again a toll road, I-90 heads southwestward, roughly parallel to the shoreline of Lake 
Erie to Blasdell, where it connects to NY Route 179 (the Milestrip Expressway). Farther 
southwestward, the Thruway is joined by US Route 20, which parallels the Thruway to 
the Pennsylvania state line. As the route passes from Erie County to Chautauqua County, it 
cuts through the northwestern portion of the Cattaraugus Indian Reservation, situated 
on Cattaraugus Creek. The Thruway continues alongside US Route 20 to the Ripley toll 
barrier, the southwestern end of the system just northeast of exit 61. The Thruway ends 
about 1 mile after exit 61, at the Pennsylvania state line. I-90, however, continues 
onward into Pennsylvania. From I-90, one must take one of several local, two-lane county or 
state roadways east into Cattaraugus County and the Town of Perrysburg. 
 
Interstate 86 is the major east-west corridor through the County connecting Allegany County 
to the east and Chautauqua County to the west. In Cattaraugus County, it also is designated 
as New York State Route 17. I-86 is a limited access roadway designed to facilitate long-
distance, interstate travel. There are 12 exits located within Cattaraugus County. However, 
because I-86 is in the southern part of the county, it is not an effective route into Perrysburg.  
 
In addition to I-86, there are two main federal routes, 219 and 62, providing north-south 
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access through the County. Route 62 serves the western portion of the County, and skirts 
along the western side of the Town of Perrysburg. Route 219 is a limited access highway 
runs approximately through the center of the County from Erie County to the north and 
Pennsylvania to the south. There have been studies to upgrade the Cattaraugus County 
portion of Route 219 t0 a limited access “Southern Expressway” which would tie into I-86. 
This would complete the 28-mile gap in the interstate system, and provide better access 
between Buffalo and Canada to points south. At a local level, Route 219 is an important 
route for tourism trade, providing access to Ellicottville, Salamanca and Allegany State Park.  
 
In addition to Route 17, other major New York State routes through Cattaraugus County 
include Routes 16, 98, 240, 241, 242, 353 and 417. These roadways, along with Routes 219 
and 62, connect major population centers in the County. In addition, Cattaraugus County 
owns and maintains 398 miles of County roads. The remaining roadways within the County 
are local roads, owned and operated by the local municipality. Map 9 depicts the County’s 
roadway and rail system. 
 
By Air 
 
The Cattaraugus County-Olean Airport (KOLE) covers 426 acres in the Town of Ischua, 
located approximately 12 miles north of Olean. This airport is a city-owned public use airport 
with one asphalt and one grass runway. The airport can accommodate small private planes 
and gliders to small turboprop and jet aircraft. For commercial air service, residents rely 
mostly on the major airports in the cities of Buffalo and Erie PA, and to a smaller extent the 
Jamestown Airport. The Counties are served by, as well as the Chautauqua County Airport.  
 
By Rail 
 
Cattaraugus County is served by several rail lines, which are shown on the Transportation 
Map. These lines are the Southern Tier Extension and the Buffalo line, both of which are 
owned by the Southern Tier Extension Railroad Authority (STERA); the Buffalo and 
Pittsburgh line; and the New York and Lake Erie line. Operators of these lines provide freight 
service.  There is no passenger (Amtrak) service in Cattaraugus County. 
 
Public Transportation 
 
Adequate public mass transit is important for any large-scale development projects. 
There is a definite need for efficient and reliable public transportation in Cattaraugus 
County, as 21.7 percent of the population is over 60, 17.2 percent of the population 
lives below the poverty level, and an estimated 9.2 percent of total households in 
2010 had no vehicle. There are currently two regional transit operators and two transit 
systems operating within the County. In addition, there are a number of common carriers 
that service local medical facilities and nursing homes.    
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The two regional transportation operators are Coach USA and Fullington Trailways. Coach 
USA offers three major routes through Cattaraugus County and Chautauqua County, 
offering stops along the way. The “North South” route runs along State Route 16 between 
Olean and Buffalo. The “Short Line” runs from Olean to New York City, and the “East West” 
connects Olean to Jamestown. Fullington Trailways offers inter-city service between 
Pittsburgh and Buffalo, travelling along US Route 219 in Cattaraugus County. These 
intercity coach services are primarily geared toward travelers. They play a limited role in 
local transportation needs, such as access to jobs, appointments and other daily needs.  
 
The two transit systems within Cattaraugus County service Olean and the Seneca Nation. 
Olean’s transit system is provided by Olean Area Transportation System (OATS), operated 
by the City of Olean, and serves the City of Olean, Village of Allegany, City of Salamanca, 
Town of Cuba, St. Bonaventure University, and the Allegany Territory of the Seneca Nation 
of Indians. The Seneca Transit System (STS) is operated by the Seneca Nation of Indians 
and connects Steamburg, Salamanca, Little Valley, Cattaraugus, Gowanda, and Irving.  
 
The 2014 Update of the Coordinated Public Transit-Human Services Transportation 
Plan identified gaps in transit service for the disadvantaged population, as well as the 
general public. In particular, service is very limited in the northern portion of the 
County, where residents depend largely on volunteer services. The Villages of 
Delevan and Gowanda fall within this category. The Plan also identified central 
Cattaraugus County as an area with essentially no public transportation service. This lack of 
service represents a significant hardship for persons who cannot or do not drive, whether 
due to age, disability or income.  
  
In general, coordination needs to occur between all of the stakeholders to limit duplication of 
services and to expand services to the areas in need. Demands for transportation services 
will increase as the elderly and disadvantaged populations continue to rise, as they are 
inexorably doing as shown in the Social Forces Population discussion. The County must 
continue to invest in a coordinated transportation plan to improve coordination, and to 
identify priority projects and funding sources. 
 
County History 
 
Cattaraugus County was formed in 1808 from Genesee County. The County was originally 
named the “Town of Olean.” Under the act of its formation, Cattaraugus County was 
provisionally annexed to Niagara County until there were 500 taxable residents qualified to 
vote for members of the New York Assembly. A town meeting held on May 16, 1812 
resulted in the decision to divide the Town of Olean on the line between the third and fourth 
tiers of the township. The town lying north of said line would be called Ischua (later known 
as Franklinville). The area south of said line was designated as Olean. On June 16, 1812, 
the Legislature passed an act resulting in the division of the town as stated. 
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In 1814, the Town of Perry was established in the western part of the County. In 1817, after 
acquiring the required number of taxable inhabitants qualified to vote, Cattaraugus County 
was chartered as it is today. More towns were incorporated as the County gained 
population. 
 
The first settlers travelled to Western New York both overland and by way of streams and 
rivers.  Many arrived in the area by following Cattaraugus Creek to Zoar Valley. Due to its 
heavy use, the Allegheny River was made a public highway, by law, in 1807. The earliest 
roads were paths used by the Indians. Actual roads were very limited and none of them 
were more than barely passable with an oxcart.  
 
On an 1802 map from the Holland Land Company, the earliest evidence of a traveled road is 
shown beginning in the northwest corner of the County at Cattaraugus Creek through 
Perrysburg and Dayton to Conewango Creek. It is believed that this “bridle path” had been 
cut by the surveyors of the Holland Land Company in 1798 and is located in the area of the 
present State Route 62. In 1810 the first road connecting this area with the outside world 
was opened from Canandaigua to Olean. Also, the forerunner of State Route 16 opened 
from Buffalo to Springville to Franklinville and then to Hamilton / Olean Point. In 1813, the 
precursor of Route 17 was authorized from Cerestown, Pennsylvania to Hamilton / Olean 
Point and on to Chautauqua Lake. Travel was greatly improved with the opening of the 
railroads. The first rail line was completed to Dayton in 1851.  
 
The Seneca Nation of Indians were the inhabitants of the area prior to the settlers. They are 
the largest of six Native American nations comprising the Haudenosaunee or Iroquois 
Confederacy or Six Nations. The Seneca are known as the "Keeper of the Western Door," 
for the Seneca are the westernmost of the Six Nations. They currently have three Territories 
in Cattaraugus County with over 8,000 enrolled members. 
 
The pioneers who came to this frontier were not wealthy people. The wild, unsettled area 
lacked any conveniences and did not offer any incentive for trekking into western areas to 
those living comfortably in nice homes in eastern areas of New York State. Those who did 
travel there by ox-cart were hard working people looking to better their lives. As they arrived 
in the heavily forested territory, the first tree felled became a part of their home, a rough one-
room log cabin. As trees were plentiful and money was scarce, the land was cleared for 
grazing the few animals that accompanied the families as well as for food and crops.  
 
Many of those who settled in Cattaraugus County originally came from New England where 
hardwood ashes were converted to lye. The lye could then be transformed into black salts, 
which became a very profitable means for a farmer to earn ready cash and clear his land for 
planting crops. In years of poor crop growth, the black salts were sold to provide a means of 
paying the mortgage and buying essential goods. The black salts were further refined into a 
product called pearlash - which was used in the production of glass and ceramics.    
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A source of revenue far greater than could ever be realized from the black salts, 
however, was the lumber to be found in the dense forests of pine and hemlock in the 
area. Huge quantities of lumber were floated down the Allegheny, Ohio, and Mississippi 
Rivers in the early days from Cattaraugus County. This process began in 1807 when the first 
raft of lumber left Olean Point and headed to Pittsburgh.  
 
When the forest resource was finally depleted, a shift was made to farming. Free of the 
forest, the land could be planted for corn and other crops. Cattle were purchased, as there 
was plentiful grazing available on the rich fertile soil. Several cheese factories were founded 
in the County to handle the milk not used on the farm. Cheese was shipped to New York 
City and to England. Industries during this period from early 1800 through the later 1800s 
included lumber mills; chemical plants; mills producing shingles, kindling wood and building 
materials; cheese box factories; and basket and barrel factories. Dairying and making of 
cheese and butter kept many of the residents busy. Tanning factories were located near the 
other mills to process hides, including hides from wild animals. The bounties on the wolves 
($60 per head), bear and other predatory animals were another source of income for 
residents.  Several of the predatory animals were hunted to almost extinction in the County. 
 
During the early 1900's roads were improving and horses were widely used, although other 
transportation options were increasing. Motor vehicles were beginning to appear in the 
County, and there was a brief run of the streetcar and trolleys in the early 1900’s. Canned 
milk was being taken to processing plants outside the County, thus many of the cheese 
factories were closing or had closed. During the 1920’s and 1930’s many inventions were 
appearing including farm machinery, cars, and telephones. Also, electricity was being 
supplied to the rural areas, changing residents’ quality of life. 
 
The Amish first settled in Cattaraugus County in 1949, moving from Ohio and Pennsylvania.  
They continue to this day to maintain a large presence in the County, especially the western 
third. During the 1950’s there was a population shift. The rural areas lost population as many 
farm family members sought outside work and moved off the farm. The onset of railroads 
opened the County to commerce and industries and contributed to this population shift.  
Olean became an oil refinery center, Salamanca was a railroad hub and Allegany was 
known for outstanding fresh vegetables. Gowanda became the site of America’s largest glue 
factory and Franklinville and Little Valley each specialized in cutlery. Salamanca also 
boasted woolen mills and furniture manufacturing.  
 
Cattaraugus County is fortunate to have a number of world-class recreation areas and 
facilities.  
 
Allegany State Park, created in 1921, is the largest park in the State’s system and covers 
over 65,000 acres of forests and lakes. The County-operated Onoville Marina on the 
Allegheny Reservoir is the largest inland marina in New York State. Created as a result of 
the construction of the Kinzua Dam across the Allegheny River in the mid 1960’s, Onoville 
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offers campsites and dock space. Holiday Valley and HoliMont are two major ski resorts 
located in the County.  
 
Cattaraugus County is also home to the Seneca Allegany Casino and Hotel. Opened on a 
small scale in 2004 by the Seneca Nation of Indians, the completed larger facility opened in 
2007 and a hotel tower expansion was made in 2012. The Casino and Hotel provides world-
class gaming; entertainment; special events and meeting spaces; spa and salon services; a 
pool and fitness center; and award winning dining. 
 
In summation, Cattaraugus County is located in rural southwestern New York State - the 
westernmost part of New York State, and lies approximately 70 miles southwest of Buffalo, 
50 miles northeast of Erie, PA. It is a very scenic area that is characterized by wooded 
hillsides that form the foothills of the Appalachian Mountains, interspersed with farm fields 
and attractive settlements. There are no physical or environmental forces that detrimentally 
affect the local area, or its real estate market, other than its distance from any major 
population area. 
 
Economic Forces 
 
Economic Base 
 
Several sectors are important to the local economy. The largest employer in the County is 
government, which represents approximately one-third of the jobs within the County. Retail 
trade is the second largest employer in the County, with 13 percent of local jobs. 
Manufacturing remains an important source of employment, representing another 13 percent 
of the County’s economic base. Manufacturing jobs also contribute to a stronger economy, 
with average wages among the highest of all sectors. Jobs in the Professional, Scientific, 
and Technical Services sector offer the highest wages, with an average wage of over 
$58,000, suggesting that the shift to a more service economy does not necessarily result in 
lower paid jobs. Administrative and Support and Waste Management and Remediation 
Services also pay higher than average wages in the County. Both of these sectors, however, 
employ relatively few persons, together representing approximately 10 percent of the 
employment base of the County.   
 
The County’s economic base has shifted from manufacturing to a more service economy 
base. Tourism, which was the smallest sector in 1990, is now the fourth most important 
employment base for the County’s workers. 
 
Agriculture 
 
Agriculture is important to the County as a land use, as a source of income, and as a 
major employer. Agricultural uses are distributed throughout the County, with a 
greater concentration in the northern portion of the county where soils and slopes are 
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more favorable to agricultural pursuits.   
 
Significant areas of the County fall within State-designated Agricultural Districts. Only two 
towns, Red House and Carrollton, have no lands within an Agricultural District, but large 
areas of these two Towns fall within the boundaries of Allegany State Park. Agricultural 
Districts are established under New York State Agriculture and Markets Law. Cattaraugus 
County currently has six separate Agricultural Districts. There are nearly 237,000 acres 
within these Agricultural Districts. Cattaraugus County is investigating the feasibility of 
consolidating the six separate districts into a single Agricultural District. This change would 
consolidate the review and renewal process.   
 
There have been structural changes to farming in New York State and in Cattaraugus 
County. The number of farms has steadily declined in the County, dropping from 1,188 in 
1997 to 1,038 in 2012. Acreage of land devoted to farming had been declining between 
1997 and 2007, but that trend has reversed, and the County saw a 7.5 percent increase in 
the number of acres of land in agricultural use between 2007 and 2012. Similarly, the 
average size of farms, which had been declining in Cattaraugus County, also increased 
between 2007 and 2012. This trend toward fewer but larger farm operations parallels 
statewide trends. To meet economies of scale, there has been a trend toward consolidation 
of operations. The average size of a farm in Cattaraugus County is 190 acres, which is 17 
percent larger than in 2007 (163 acres). 

Cattaraugus County still has a vibrant agricultural economy. The County’s Agricultural and 
Farmland Protection Plan, prepared in February 2007, notes that nearly 3 percent of all 
private income and 5 percent of private employment in the County derived from agriculture 
and agricultural related businesses, making agriculture the sixth largest employer in the 
County. In 2012, the Census of Agriculture indicated that the County’s farms sold $99.13 
million in agricultural products, placing it 24th among all counties in New York State.  
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Despite decreases in the number and size of farms, the value of agricultural products sold 
by farm operators in Cattaraugus County has steadily increased. The average value of sales 
per farm has increased by nearly 52 percent over the past decade and a half, even when the 
figures are adjusted to account for inflation. These sales figures represent gross income 
before expenses, but farm production expenses have also been increasing. Farm production 
expenses are an estimated figure that includes labor, seed, fertilizer, equipment, repairs, 
maintenance, and other related costs. These expenses grew an estimated 103.9 percent 
between 1997 and 2012, and 42.6 percent between 2007 and 2012, slightly outpacing the 
increase in market value. Due to decreasing numbers of farms, however, the net cash 
income per farm, on average, has generally grown from approximately $8,400 in 1997 to 
approximately $18,000 in 2012. 

The table above compares Cattaraugus County to the adjoining Counties and New York 
State. The average size of a farm in Cattaraugus County is comparable to the State 
average; farms in Chautauqua tend to be somewhat smaller, and farms in Wyoming County, 
which is strongly agriculturally, are significantly larger.  
  
Slightly more than half (52 percent) of farmers in Cattaraugus County consider farming to be 
their primary occupation. At the same time, 61 percent of principal operators report that they 
also have jobs off the farm, and 40 percent have full-time jobs off the farm, working 200 
days or more a year at non-farm jobs.  Increased expenses of farming, particularly for labor, 
have resulted in steady declines in net revenues to farm operators, requiring more operators 
to seek supplemental incomes off the farm. 
   

Dairy farming has been experiencing 
structural changes, with a trend toward 
consolidation into fewer, larger 
operations, and an overall loss in the 
amount of acreage devoted to dairy 
farming. The number of dairy farms 
declined from 346 in 1997 to 198 in 2012, 
a 43 percent decrease. Total value of 
dairy products, however, has increased 
from $37.83 million in 1997 to $58.58 
million in 2012.  
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Dairy farming in Cattaraugus County has also benefited from being located adjacent to 
Wyoming County, which is a regional leader in dairy farming. Wyoming County, through its 
dominance in dairy farming, provides a base of support for dairy infrastructure (e.g. services, 
milk handling), helping to keep the costs of these services competitive.   
 
There are limited areas of Prime and Productive soils. According to the Cattaraugus 
County Agriculture and Farmland Protection Plan, only 15 percent of local soils are 
rated as Prime, and these tend to be in areas with stronger development pressures, 
such as the northern portion of the County. This suggests there may be the need to 
protect prime soils from inappropriate development.  
  
The nature of agricultural operations in the County has been changing. Crop sales have 
been increasing, including nurseries, greenhouses and fruits and vegetables, while 
revenues from livestock farming have been decreasing. Overall, the loss of revenues from 
livestock farming has been offset with growth in sales from crop production.  
 
Cattaraugus County has certain niche farming strengths. The County ranks first in the 
State in the number of bee colonies, and first in the value of non-traditional livestock (e.g. 
bison). It is second in the State for Christmas trees and other “short rotation woody crops”, 
both for value of sales and the number of acres, and ranks 9th across the United States for 
the number of acres devoted to this crop. Other types of crops are also finding success in 
niche markets (e.g. hops, shitake mushrooms). Specialty crops could support the 
development of local wineries and breweries. Other strengths include aquaculture (8th in 
NYS) and horses (8th in NYS for the number of horses and ponies).  
 
Cattaraugus County is ranked 8th in New York State for the number of horse farms. 
Generally, indications are that many of these horses are ‘non-commercial’ and kept for 
pleasure use or on farm use. The presence of Amish communities increases the number of 
horses in use, as workhorses are used on their farms. The equine industry is not a strong 
agricultural sector on its own, but it does provide value for tourism, recreation, and for its 
importance as a contributor to the agricultural infrastructure such as feed dealers, and large 
animal veterinaries.  
  
The Agricultural and Farmland Protection Plan notes that the greatest threat to farming in 
Cattaraugus County is low-density residential development. Although it is not large in scale, 
it has the effect of permanently removing land from agricultural production, and also 
increases the risk of conflicts between farm operations and the neighboring properties. 
Development pressures on farmlands are strongest in the area surrounding the Village of 
Ellicottville. There is also some pressure in the northern portion of the County where 
there has been growth in the number of large lot second homes, primarily used for 
recreational activities, such as hunting, snowmobiling and similar outdoor recreation 
uses. There are minimal pressures on agricultural lands in other areas of the County.  
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Farming remains an important component of the County’s economic base. A strong 
agricultural tradition among Amish, Mennonite and other Plain Sect families supports 
agriculture land values. One of the major threats to farming is escalating cost pressures, as 
the costs of operations continue to grow, making farming economically unsustainable 
without outside sources of income. The Agricultural and Farmland Protection Plan also 
identifies local tax structure as an issue; with property taxes, utility taxes, the forest inventory 
tax and workmen’s compensation being the most at issue.  Another threat is the need to 
develop the next generation of farmers, and the difficulty of finding farm labor.  
 
There is potential to develop additional niche markets, such as organic foods, ethnic 
specialty markets and unusual products.  
 
Many farms have high quality hardwoods and forestry is an important source of 
additional revenue to farmers in Cattaraugus County.  
 
Keeping land in agriculture use is fiscally beneficial to the local community, because 
farmland tends to require very little in public services compared to the amount of property 
tax revenues it generates. A study by the American Farmland Trust estimates that on 
average, farmland requires $0.35 in services for each $1.00 in tax revenues, compared to 
$1.16 for each $1.00 for residential development.  
 
Mineral Resources 
 
Cattaraugus County has a number of valuable mineral resources. Historically, the extraction 
of oil, natural gas, gravel and other minerals has been a component of the County’s 
economic base. Cattaraugus County, along with Allegany County, led New York State in oil 
production in the 1880’s. The County is one of the top gas producing counties in the 
State, ranking 6th in 2012, the most recent year available.  

The County also has an important gravel mining industry. There were 70 active gravel mines 
located in Cattaraugus County in 2012, affecting 2,590 acres. In addition, there were 52 
former gravel mines that had been reclaimed, representing 1,302 acres of reclaimed land. 
Other types of mining are not prominent in the County, with only 2 other mining operations 
(peat and shale). 
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Cattaraugus County’s mining for gravel has State prominence. The State’s third largest 
gravel mine, the 236-acre Country Side Sand and Gravel, is located in Dayton. Lafarge 
North America in Freedom (161 acres) and New Enterprise Stone and Lime Company in 
Machias (148 acres) are also among the State’s largest gravel mining operations, ranking 
8th and 14th respectively. Hanson Aggregates and Gernatt Asphalt Products are other large 
operators in the County. There are significant deposits of soils yielding gravel products and 
the County’s mines are distributed throughout the county. The County has identified ten 
areas as gravel regions as shown on the earlier map, including the Town of Perryville.  
 
Forestry / Forest Economy 
 
Forestry is another important component of 
Cattaraugus County’s economic base. Across 
New York State, forests cover over 19 million 
acres, representing 63 percent of the State’s 
land area. The County’s forests are valuable 
resources for the production of wood 
products. These products are a diverse 
category, including resources such as timber, 
furniture, paper, firewood, maple syrup, and 
Christmas trees.  
 
In addition, the forests are important to the 
tourism industry, as they provide the setting for a significant portion of the County’s 
recreational tourism. Statewide, the forest products industry is estimated to support over 
93,000 jobs, according to the North East State Foresters Association. In addition, many 
private forest owners rely on direct sale of forestry products to supplement their personal 
income. Cattaraugus County has three traditional sawmills, not including Amish mills, which 
also provide economic activity for the County.   
 
Cattaraugus’s forests provide valuable ecosystem benefits. They support wildlife habitat and 
ecosystems. They provide ecological benefits in terms of cleaning the County’s air and 
water resources. And as noted above, they are important scenic resources that foster the 
County’s tourism sector. 
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Tourism 
 
Tourism is an important component of the economy of Cattaraugus County. Southern Tier 
West (Comprehensive Economic Development Strategy, 2013) reported that 6.6 percent of 
jobs and 4.2 percent of the wages in Cattaraugus County are attributable to the Travel and 
Tourism sectors. The Ellicottville Chamber of Commerce estimates that in 2012 traveler 
spending in Cattaraugus County totaled $200 million. US Census data indicate that 
employment in the "Arts, entertainment, recreation, accommodation, and food services" 
sector has ranked fourth among industry groups in the County for the last decade and a half.  
 
Recreation and Trails 
 
The bountiful natural features of Cattaraugus County provide diverse opportunities for year-
round recreation. The County has many acres of parks and state forestland such as 
Allegany State Park, which are available for camping, hiking, snowshoeing, mountain biking 
and other outdoor recreation. There are also dozens of trails – for a plethora of uses such as 
scenery, snowmobiling, hiking, water-related activities and other such uses. Lakes, rivers, 
and streams provide opportunities for fishing, canoeing and kayaking. Hunting is another 
popular activity.  
 
Recreational trails are a growing natural asset of the tourism economy.  Various trails 
serve local communities, which can bring tourism dollars to those communities. Trail 
users often patronize local businesses while traversing the area and most often rely 
on support services. For example, the Outdoor Industry Association estimates that 
recreational bicyclists nationwide spend in excess of $46.9 billion annually on meals, 
transportation, lodging, gifts, and entertainment. 
 
Cattaraugus County is home to two downhill ski resorts, Holiday Valley and HoliMont. The 
ski resort industry is an important component of the tourist economy. The Ellicottville 
Chamber of Commerce estimates that Ellicottville hosts 1.5 million visitors annually, and half 
of the $200 million in tourism dollars spent in the County are attributable to Ellicottville.  
 
The two ski resorts, Holiday Valley and HoliMont, are located in central Cattaraugus County, 
in the Towns of Ellicottville, Great Valley and Mansfield and the Village of Ellicottville. The 
Village serves as the "downtown" area for the ski resorts and contains numerous shops and 
restaurants in a walkable, compact, historic center. While the area initially became popular 
as a winter ski resort, it now is a four-season destination that draws visitors not only from 
Western New York, but from nearby states and Canada. In addition, Ellicottville is the center 
of a thriving second home market, which extends into adjacent municipalities, including the 
Towns of Ellicottville, Mansfield, Little Valley, and Great Valley. 
 
Holiday Valley is located on approximately 1,200 acres. It offers 58 slopes spread out over 
four different faces, with a 750-foot vertical drop. The slopes are accessed by 13 lifts. The 
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resort also offers five terrain parks, a mountain coaster and an off-site snow-tubing park.  
Holiday Valley is the most visited ski resort in New York State, based on skier volume, and 
is the fifth most visited ski site east of the Rocky Mountains. During the summer, the resort 
offers an 18-hole golf course, swimming pools, and the Sky High Adventure Park that 
contains an aerial course and mountain coaster through the trees. The resort is a year-round 
venue for conferences and events.  
 
HoliMont is the largest private ski area in North America, in terms of membership.  It 
provides 52 slopes spread over 135 skiable acres and also provides terrain parks. Cross-
country skiing trails are also available. HoliMont is open to the public for skiing during the 
week and is restricted to members-only skiing on weekends and the week of Christmas.  
HoliMont also hosts conferences and events. 
 
The Seneca Allegany Resort and Casino, which is owned by the Seneca Nation of Indians, 
is a major tourism resource. Located in Salamanca, the casino offers slot machines and 
table games. The site also contains an attached hotel with over 400 rooms, several 
restaurants, and an events center that hosts nationally known entertainers. The resort 
provides meeting and conference space. The Casino hosts the AMSOIL Championship 
Snowcross two-day event annually. The event features more than 200 of the top 
snowmobile racers in the world competing at high speeds and high altitudes across a snow-
covered race course complete with wicked twists and turns and ramps that send the sleds 
flying dozens of feet in the air. 
 
There are eighteen tracts of State Forest scattered throughout Cattaraugus County, with the 
highest concentration of State Forests in the central and southern sections. State Forests 
are managed by NYSDEC for a number of purposes in addition to forest management and 
production, including recreational opportunities, watershed protection, and wildlife habitat 
protection. State Forests are open to the public for a variety of recreational activities that 
include hiking, snowmobiling, camping, hunting and fishing. However, not all activities are 
allowed in every forest area. 
 
The Zoar Valley Multiple Use Area (MUA), part of the New York State Forest system, is 
located along Cattaraugus Creek in both Cattaraugus and Erie Counties.  Approximately 
1,900 acres of the MUA are located in Cattaraugus County, in the Towns of Persia and Otto, 
including a detached 387-acre parcel in Otto that does not have access to the Creek. Zoar 
Valley is noteworthy for its scenery, waterfalls, and dense forests. The Cattaraugus Creek 
has cut a gorge that reaches depths ranging from 100 feet to over 500 feet in the area east 
of he Village of Gowanda. 
 
In addition to the activities provided by Allegany State Park, Allegheny Reservoir, and Zoar 
Valley, the County’s lakes, rivers, and streams provide an abundant of recreational avenues 
including fishing, canoeing, and kayaking. There are several Regattas held every year on 
the Creeks in the County. The annual Regatta on Ischua Creek sees 300 boats every year.  
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Participants start in the Town of Hinsdale and travel through the City of Olean to the 
Allegheny River. Another annual Regatta takes place on the Great Valley Creek. Over 1,500 
participants travel through the Town of Great Valley, along the outskirts of the City of 
Salamanca, into the Allegheny River, with a terminus west of the City. These are just a few 
events that are planned for enjoyment on the County’s waterways.    
 
Cattaraugus County contains numerous recreational trails for hiking, mountain 
bicycling, snowmobiling, and horseback riding. Some of the trails are special use, but 
others support multiple activities. In addition, there is a well-developed snowmobile 
trail network, which is part of the state-supported system of snowmobile trails. A 
national trail, a state trail, and several local trails traverse Cattaraugus County. Two regional 
hiking trails, the North County Trail and the Finger Lakes Trail, conterminously traverse the 
County. The local trails are disconnected, and are, for the most part, maintained by non-
profit, volunteer organizations.   
 
Cattaraugus County boasts 350 miles of state-funded interconnected snowmobile 
trails, which traverse large portions of the County. The trails in Cattaraugus County 
connect to trails in the surrounding counties, which are part of over 10,000 miles in the 
state snowmobile trail network. Maintenance of the trails is supported by funding from NYS 
Snowmobile Trail Development and Maintenance Fund, which is funded by registration fees.  
Volunteer snowmobile associations maintain the trails.   
 
In 2014, Cattaraugus County embarked on a new initiative to develop a County-Wide 
Trails System that will integrate the preservation and promotion of the County’s 
natural assets, maximize the opportunities for trail / outdoor / adventure / recreation 
seekers, and capitalize the economic benefits of an outdoor-oriented tourism activity. 
The focus of the initiative is to examine the feasibility of developing new trails and 
connecting existing trails to create a complete system of trails within the County; as 
well as connecting to trails to the North, South, East and West. The initiative provides a 
means to: work with local and regional stakeholders; share ideas and facilitate cooperation; 
and focus on opportunities for local stakeholders to work together to expand the trail system 
within the County.  
 
In addition, because many trails are constructed and maintained by volunteer and 
non-profit organizations, the County's trail initiative is also intended to enhance capacity 
within the local groups. In October 2014, the County convened a meeting of a group of trail 
organizations representing a variety of trails: equestrian, snowmobile, hiking, bicycling and 
water. This first meeting established the Cattaraugus County Trails System Advisory 
Committee.  Members represent local trails, other county trails, and regional trails. 
 
Allegany State Park is a significant resource. Containing approximately 64,800 acres (100 
square miles), Allegany State Park is the largest state park in New York. The topography of 
the park, which was not glaciated during the last ice age, is characterized by rolling hillsides 
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and several stream valleys, which is typical of the topography of southern Cattaraugus 
County. Many areas of the park have been virtually undisturbed since it was established in 
1921. As a result, the park’s resources offer mature forests and significant wildlife habitat, 
which support many species of birds, fish, mammals, reptiles and amphibians.    
 
Allegany State Park contains two major developed areas, Red House Area and Quaker 
Area, where recreational facilities are concentrated. The park supports a wide variety of 
year-round recreational activities including camping, picnicking, swimming, canoeing, 
hunting and fishing. There are three man-made lakes (Red House, Quaker, and Science 
Lake) within the Park, along with over 100 miles of trails. In the summer, designated trails 
are available for use by hikers, non-motorized bikers and/or equestrians.  In the winter, a 
total of nearly 150 miles of various trails are available for cross country skiing, snowshoeing, 
and snowmobiling. Ice fishing and ice-skating are other popular winter activities. The park is 
also used for passive recreational activities, such as bird watching. The entire park is 
designated as a Bird Conservation Area. Much of the park, outside of the developed areas, 
is designated as a Park Preservation Area. 
 
Allegany State Park is located south of the City of Salamanca in the Towns of Salamanca, 
Great Valley, South Valley, Coldspring, Red House, and Carrollton. The southern boundary 
of the park abuts the Pennsylvania / New York State line and Pennsylvania's Allegheny 
National Forest. Vehicular access to the park is provided by three exits from Interstate 86 
(Southern Tier Expressway). There are also two entrances in Pennsylvania. The main 
entrances to the Park are in Salamanca and at the Red House and Quaker Area exists off of 
I-86. There is also a seasonal, unstaffed, informal entrance from Route 219 in the Town of 
Carrollton. Development of this entrance into a year-around access would provide an 
entrance into the park for travelers from the south and would also enhance the economic 
development potential in that part of the County. 
  
Allegany State Park hosts approximately 1.5 million visitors annually, of which only 13 
percent come from the immediate three-county area (Chautauqua, Cattaraugus, and 
Allegany). The largest number – 72 percent of park visitors - originate from areas outside of 
Western New York, and 15 percent come from other areas of New York State and outside of 
the state. Allegany State Park, together with the abutting Allegheny National Forest in 
Pennsylvania, the Allegheny Reservoir, the Territory of the Seneca Nation of Indians, and 
nearby publicly owned land, form a large contiguous outdoor recreational area that "is one of 
the major extended stay destination areas in the eastern United States,” according to the 
2010 Allegany State Park Master Plan. 
   
The large number of visitors to the Park, especially those from outside the immediate area, 
presents an opportunity for communities on the perimeter of the park to entice Park visitors 
to existing facilities or to support new venues.  Salamanca is especially well located to take 
advantage of these visitors.  There is the potential for the Town of Carrollton to provide 
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support services to park visitors, if the now-seasonal park entrance off Route 219 were to be 
developed into a year-round, staffed entrance.  
 
Arts & Cultural 
 
Cultural Tourism is a term describing travel and visits that are directed at an area's arts, 
history, and cultural heritage. Nationwide, cultural tourism is one of the fastest growing 
segments of the tourism industry. According to a 2012 report by the National Governors 
Association, the market "for travel linked to the cultural uniqueness of particular places has 
grown substantially over the last several decades and will continue to grow for the 
foreseeable future." In addition to attracting visitors to a region, cultural tourism helps to 
sustain local arts and cultural communities.  
 
Cattaraugus County, with its diverse and active arts and cultural communities, is well 
positioned to take greater advantage of this trend. The County has vibrant arts and cultural 
communities that add to the diversity of the area. Many artists and artisans live in the 
County, working in a wide range of media that includes paintings, pottery, quilting, basketry 
and beadwork. The County contains many museums that contribute to the area's diverse 
cultural offerings. These resources not only contribute to the quality of life for residents, but 
they also serve as a magnet for visitors to the region. 
 
Members of an Old Order Amish community, generally located in the western part of the 
county, create handcrafted items such as quilts and woodworked products.  Cattaraugus 
County promotes these businesses through the Amish Trail. The County's Amish Trail paper 
and web-based brochure not only promotes Amish-made handicrafts, it also includes 
information on restaurants and accommodations in the area. 
 
The Seneca Nation of Indians, the largest of the six Native American nations that formed the 
Iroquois Confederacy of Nations, has three territories in Cattaraugus County: the Allegany 
Territory, which includes the City of Salamanca and the Allegheny Reservoir; the 
Cattaraugus Territory, in the northwest part of the County; and Oil Springs, which is located 
in the southeastern part of the County, straddling the Allegany County line. Events and 
festivals throughout the year celebrate the rich Seneca heritage. Among these events is the 
Seneca Allegany Veteran's Pow Wow in July, which includes dancers from across the 
country who perform in traditional costumes. The Native Roots Artist Guild, based in 
Salamanca, provides support and marketing opportunities for artists who are members of 
the Seneca Nation of Indians and other Haudenosaunee (Iroquois) Nations. 
 
The Cattaraugus County Arts Council (CCAC), whose mission is “to promote the creation, 
presentation, and appreciation of the arts”, supports the arts in Cattaraugus County. CCAC 
provides services to the general public, individual artists, and arts organizations. The Arts 
Council promotes local artists through shows in local galleries, including their facility, Art on 
Main, in the Village of Allegany; the Center Gallery on the Olean campus of Jamestown 
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Community College; and in the gallery in the Olean Public Library. Art on Main also has a 
gift shop featuring works by local artists for sale. It also supports artists by offering classes in 
topics related to the business aspects of creating and selling arts and crafts, recognizing that 
the artists are also small business owners. 
 
Labor Force Trends 
 
Cattaraugus County is part of the Western New York region, which encompasses Erie, 
Niagara, Chautauqua, Cattaraugus and Allegany Counties. It is also part of the Southern 
Tier West region, comprised of the three southern counties of Chautauqua, Cattaraugus, 
and Allegany. Economically, these three counties are allied, with a great deal of interaction, 
facilitated by the Southern Tier West Regional Planning and Development Board (STW), 
who prepares the regional Comprehensive Economic Development Strategy (CEDS) for 
these three counties, as part of the federal Economic Development Administration’s efforts 
to support the local economy. 

 
Historically, the Southern Tier 
West region of New York State 
has been economically 
distressed. However, as the 
2013 CEDS document notes; 
the region has been relatively 
stable compared to other areas 
of the country. Employment in 
Cattaraugus County had 
fluctuated, ranging from 
approximately 36,500 employed 
persons in 1990, to a high of 
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39,900 in 2005. Currently, approximately 36,600 persons in the County are employed. The 
impact of the recent recession is evident, although employment numbers are now beginning 
to increase again.  
 
As shown in the charts, in 2013, there were approximately 39,900 County residents in the 
civilian labor force, which includes 36,600 persons who were employed in 2013, and 3,200 
persons who were seeking work. The civilian labor force encompasses all residents over the 
age of 16 who are employed or actively seeking employment, including self-employed 
persons. It excludes people who are not interested in a job outside the home, such as 
retirees, students, or homemakers, and excludes persons in the military.  

We secured more recent data from ESRI, which is included in the chart that follows. Total 
employment has increased annually over the past decade in the State of New York by 
0.1 percent but has decreased annually by -1.7 percent in the County. From 2014 to 
2015 unemployment decreased in New York by -1.0 percent and decreased by -0.8 
percent in Cattaraugus County. In the State of New York unemployment has 
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decreased over the previous month by -0.2 percent but has increased by +0.6% in the 
County. Note all of the red numbers in the chart that follows. 

The unemployment rate in Cattaraugus County has varied, rising and falling over the past 
years. The unemployment rate is affected not only by the number of persons who are 
unemployed, but also by the total number of persons in the labor force. Therefore, the 
unemployment rate can actually rise during strong economies as the labor pool increases. 
Conversely, the labor pool often shrinks during economic downturns. After remaining 
relatively stable in the 5 percent to 6 percent range between 2000 and 2008, unemployment 
increased significantly during the recession, jumping as high as 9.1 percent in 2010. The 
2010 unemployment rate was double the rate in 2000 (4.5 percent). With the improvement in 
the economy since 2010, the unemployment rate has been dropping, but remained high 
through 2013. The most recent available rate as shown below is 5.9 percent.   
 

EMPLOYMENT & UNEMPLOYMENT STATISTICS 2006 - 2015
TOTAL EMPLOYMENT UNEMPLOYMENT RATE

New  York

Year Total % ∆ Yr Ago Total % ∆ Yr Ago

2006 9,077,529 1.0% 39,788 (0.2%) 4.6% 4.5% 5.1%

2007 9,088,207 0.1% 39,164 (1.6%) 4.6% 4.6% 5.1%

2008 9,139,080 0.6% 39,222 0.1% 5.8% 5.4% 6.1%

2009 8,844,486 (3.2%) 38,079 (2.9%) 9.3% 8.3% 8.6%

2010 8,769,723 (0.8%) 35,881 (5.8%) 9.6% 8.6% 9.5%

2011 8,728,057 (0.5%) 34,943 (2.6%) 8.9% 8.3% 9.3%

2012 8,797,832 0.8% 34,699 (0.7%) 8.1% 8.5% 9.3%

2013 8,893,628 1.1% 34,688 (0.0%) 7.4% 7.7% 8.5%

2014 8,989,429 1.1% 34,132 (1.6%) 6.2% 6.3% 7.0%

2015 9,166,246 2.0% 34,050 (0.2%) 5.3% 5.3% 6.2%

CAGR 0.1% - (1.7%) - - - -

Source: U.S. Bureau of Labor Statistics   *Unadjusted Non-Seasonal Rate

United States*
Cattaraugus County, NY

New  York
Cattaraugus 
County, NY
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The unemployment rate fell slightly in the last half of 2015 in Cattaraugus County, but spiked 
0.6 percent over the Christmas holiday season. However, it has since fallen to 5.9 percent, 
the same rate as it was in July 2015. Following is a chart comparing the US, State of New 
York and Cattaraugus County. As shown, 2016 unemployment rates have remained 
consistently higher in the County than in the state or nation, and were trending higher in 
December 2016.  
 

 
Employment by Industry 
 
The table on the following page presents employment by industry for Cattaraugus County as 
of 2013. The sector which employed the largest share of County residents was educational 
services, health care and social assistance, which employed over one-quarter of the work 
force (25.7 percent). Manufacturing ranked second in the County for employment, 
representing 13.6 percent of the work force. Retail trade came in a close third, with 
approximately 13 percent of residents employed in retail trade.  
 
These patterns represent a fundamental shift in the economy. In 1990, nearly one-quarter of 
residents were employed in manufacturing; employment in that sector has decreased by 
41.5 percent since 1990. Retail trade also saw a significant decrease in employment, 
shrinking by 30 percent between 1990 and 2012. Employment gains were made in the 
educational, health care and social services sector, which increased by 21.6 percent 
between 1990 and 2012; and in arts, entertainment, recreation, accommodation, and food 
services, which gained 3,387 employees over that time period. There was small growth in 
"agriculture, forestry, mining" from 2009 to 2012, even though its rank has stayed the same. 
 
The sector of “education, health care and social assistance services” is the primary 
employer in the County. Manufacturing, despite losses in employment, remains the second 
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USA 5.3% 5.2% 5.1% 4.7% 4.5% 5.1% 5.1% 5.0% 4.8% 4.7% 4.4% 4.5%
New York 5.4% 5.4% 5.2% 4.6% 4.2% 4.5% 5.0% 4.9% 5.1% 4.9% 4.7% 4.5%
County 6.5% 6.4% 6.2% 5.9% 5.2% 5.0% 5.3% 5.2% 5.3% 5.4% 5.5% 6.1%
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ranked employment sector. Because manufacturing wages tend to be higher than other 
sectors, it is important for the County to continue to support manufacturing enterprises. 
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Retention of existing businesses and support of entrepreneurial start-ups are emphasized. 
While, agriculture, mining and forestry contribute to the local economy; the County’s 
landscape contributes to the visual and cultural character of the County, and to the lifestyles 
and enjoyment of the residents. 

 
The chart on the following page shows the concentrations of local employment. Note that 
only 5 of 50 County employers are located in the local Perrysburg area. 
 
Educational Attainment 
 
The workforce in Cattaraugus County is productive and generally well educated, with 12.7 
percent having failed to either graduate from high school or obtain a General Equivalency 
Degree (GED) between 2007 and 2011. However, compared to New York State and the 
United States, there are lower levels of completing bachelor’s degrees or higher levels of 
education.   
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Income Trends 
 
The 2016 median household income for the county was $44,650, which was -19.5% 
lower than the United States median household income of $55,497. The median 
household income for the county is projected to grow by +1.6 percent annually, increasing 
the median household income to $48,376 by 2021. As is often the case when the median 
household income levels are lower than |similar to than the national average, the cost of 
living index is also lower. According to the American Chamber of Commerce Researchers 
Association (ACCRA) Cost of Living Index, the Buffalo MSA’s cost of living is 99.3 compared 
to the national average score of 100. The ACCRA Cost of Living Index compares groceries, 
housing, utilities, transportation, health care and miscellaneous goods and services for over 
300 urban areas.  

Consumer Spending Comparison

Apparel, 9.17%

Computers, 1.91%

Education, 6.65%Entertainment, 14.60%

Food at Home, 
20.93%

Eating Out, 14.42%

Health Care, 23.49%

Hsld Furnishings, 
8.32%

Auto Maint., 0.49%

Consumer Spending Cattaraugus County
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CATTARAUGUS COUNTY / TOWN OF PERRYSBURG INCOME CHARACTERISTICS 
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Governmental Forces 
 
Counties in New York State were originally established by the State as a means of providing 
basic governmental functions at a local level. In the Colonial era, Counties functioned as an 
administrative arm of the State and had a limited role, which was first and foremost, 
maintaining the public peace. They also were responsible for keeping records, such as 
deeds, enforcing State laws, and managing the election process. 
  
The role of Counties expanded as New York State became more populated. Counties began 
providing a wider range of functions to meet local demands for more services, and to 
address the more complex needs of a modernizing society. Counties continue to administer 
basic State mandated services, such as the County courts, the jail, and social services, and 
also are responsible for an increasingly complex array of State programs. In addition, 
Counties have taken on jurisdiction over a wide range of local functions, such as roadways, 
infrastructure, economic development, public health and many other roles.  
 
Counties also play an important role in coordinating regional efforts and in assisting and 
advising the local municipalities within their jurisdiction. These expanded roles for Counties 
are locally driven, and there is a wide range of models across the State for how Counties 
function and how their administrative structures are organized. 
  
The State’s Statute of Local Governments grants certain powers to local governments. In 
the case of Counties, these powers include the right to adopt ordinances, establish rules and 
regulations, acquire real and personal property, purchase and operate recreational facilities, 
and set and collect taxes and fees. The County, as a unit of government, can directly 
provide infrastructure, such as roadways, water, and sewage; and/or they can establish 
districts to facilitate the development of infrastructure. They provide parks, trails and 
recreational facilities, and can purchase lands for recreational or open space purposes. 
They are involved with providing transportation services, particularly for special populations, 
such as seniors and persons with disabilities. Counties have a powerful role in conservation 
of important resources through their ability to establish soil and water conservation districts, 
agricultural districts and environmental management councils.  
 
Counties are influential in economic development, helping to coordinate business assistance 
programs, workforce training, tourism and other incentive programs. The County has 
significant influence through its policies and programs, and by how the County allocates it’s 
spending, particularly for capital projects.  
 
In New York State, Counties’ role in land use issues is indirect. Authority over zoning, 
subdivision and site plan review is seated (Home Rule) in individual cities, villages, and 
towns by New York State law. The County cannot directly decide what can be done on a 
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specific parcel of land, unless it has direct ownership of that property. However, the County 
has an advisory role, through the County Planning Board, over certain land use actions that 
may have a regional impact. This “239-l and “239-m” review power, vested under State 
General Municipal Law, gives the County Planning Board authority to review projects 
located near a State or County facility, such as a park, a roadway, stream, or institution, or 
near a municipal boundary.  
 
Municipal comprehensive plans are also referred to the County Planning Board for review 
and comment. This power is advisory; the County Planning Board may recommend changes 
or revisions to an action, or recommend against the action, but the local city, town or village 
can override the County’s recommendation with a super-majority vote. However, 
municipalities generally appreciate the advice and technical assistance provided by the 
County Planning Board, which helps improve the quality of proposed development projects.   
 
The Cattaraugus County Comprehensive Plan 2025 also is intended to provide guidance 
and advice to local municipalities on sustainable practices that will improve the quality of 
land use and development in Cattaraugus County. It sets forth general recommendations on 
where growth is preferred, based both on good planning policies as well as significant public 
input. It also identifies sensitive areas that are recommended for conservation or protection. 
Particularly for the 14 municipalities without their own comprehensive plan, this County 
Comprehensive Plan can provide the basis for taking a more regional, sustainable approach 
to municipal activities. 
 
Cattaraugus County has an elected County Legislature. There are 21 representatives sitting 
on Cattaraugus County’s Legislature, representing 10 different legislative districts. Each 
legislator serves for a four-year term. In addition, the Legislature has established a number 
of committees to oversee various areas of responsibility. The nine standing committees 
include: County Operations; Development and Agriculture; Finance; Human Services; Labor 
Relations; Public Safety; Public Works; Senior Services; and Strategic Planning. 
     
Cattaraugus County government performs a range of services: general government 
administration, public safety, health, public works, public assistance, and miscellaneous 
other services. As required by the New York State law governing Counties, Cattaraugus 
County has several elected offices, which include District Attorney, Sheriff, Coroner, and 
County Clerk. Other offices required by the State include the Courts, Probation and the 
Public Defender. The Board of Elections oversees voter registration and administration of 
elections within the County. In addition, there are many other County departments 
responsible for implementing County governmental functions. 
 
The Cattaraugus County Real Property Service Department was created by the Assessment 
Improvement Act of 1971, mandated by the State of New York. The Cattaraugus County 
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Office of Real Property was started in June of 1972 and is currently staffed by five people 
including the director. Real Property Tax Service produces tax bills for towns, villages, cities, 
and school districts. There are 32 towns, 9 villages, 2 cities and 3 Seneca Nation of Indians 
Territories, and 17 school districts in Cattaraugus County, with 51,430± total parcels. Most of 
these communities are small municipalities, without professional planning expertise.  
 
The County provides support to the County’s municipalities to address a range of planning-
related issues, such as zoning, land use, transportation, agriculture, and community 
revitalization. The County’s professional planning staff provides technical assistance and 
advice, and is available to provide guidance to local municipal boards, planning boards, and 
zoning boards on day-to-day operations and procedures. This support ranges from 
assistance with comprehensive plans to technical advice on zoning ordinances. The 
Department also provides valuable research and data support to local municipalities. This 
support includes GIS mapping, demographics, and other data. 
 
Access to Public Utilities 
 
Cattaraugus County benefits from having areas served by public electricity. The major 
cellular providers (Verizon, Sprint, AT&T, T-Mobile) offer coverage either directly or through 
off-network providers throughout the County. The strength of this coverage varies as a result 
of the wide-ranging topography and the rural nature of the area. In general, cellular service 
appears to be strongest along US Route 219 and I-86. The major broadband and Internet 
providers offer limited coverage throughout Cattaraugus County. However, improvements to 
existing cell towers was planned for implementation by 2015.  
 
Public power is provided by a utility that is either municipally owned or operated by a not-for-
profit. The majority of the County does not have public water and sewer system. Residents 
and businesses operate on private systems, such as well water and septic systems. The two 
cities and many villages, however, do have public systems.  
 
The Cities of Olean and Salamanca have both public water and sewer. The City of Olean 
has also extended a sewer district into the Town of Olean east of the City. Public sewer and 
water is also available in the Villages of Allegany, Cattaraugus, Ellicottville, Franklinville, 
Gowanda, Little Valley, Portville, and South Dayton; as well as the former villages of 
Limestone, Perrysburg, and Randolph. Public water, but not sewer, is available in the 
Village of Delevan and parts of the Town of Yorkshire near the village; the Lime Lake area of 
Machias; the hamlet of West Valley; and in the area of New Albion south of the Village of 
Cattaraugus.  
 
Map 10: Infrastructure on the following page shows generally where public utilities are 
available. The subject JN Adam site has had its own underground utility systems from the 
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on-site power building. However, the site reportedly also has potential access to former 
Village of Perrysburg water and sewer system.  

 

JN ADAM 
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Social Forces 
 
Social forces are exerted primarily through population characteristics. The demographic 
composition of the population reveals the potential, basic demand for real estate services. 
Potential for change in the aggregate population and in its demographic attributes affects the 
local market area surrounding the subject property. As stated earlier, population also drives 
demand and represents a reliable predictor of future long-term care demand. 
 
Population Trends 
 
According to Pitney Bowes / Gadberry Group - GroundView®, a Geographic Information 
System (GIS) Company, Cattaraugus County had a 2016 total population of 77,205 and 
experienced an annual growth rate of -0.7 percent, which was lower than the New 
York annual growth rate of +0.4 percent. Within the County, the population density 
was just 58 people per square mile compared to the higher New York population 
density of 409 people per square mile and the higher United States population density 
of 90 people per square mile. As discussed in the Town of Perrysburg section that 
follows, population densities this low are classified as akin to a “Desert” 
environment, with “Rural” densities being 100 or greater. 
 

 
As shown above, Cattaraugus County is a rural county with a declining population, 
which is NOT a condition that is conducive to real estate development. Historically, the 

REGIONAL AREA DEMOGRAPHICS
YEAR US NY COUNTY YEAR US NY COUNTY
POPULATION NUMBER OF HOUSEHOLDS

2010 Total Population 308,745,538 19,378,102 80,317 2016 120,355,207 7,429,761 32,359
2016 Total Population 324,035,643 19,829,638 77,205 2021 124,475,498 7,534,427 32,118
2021 Total Population 337,543,660 20,122,396 74,637 CAGR 0.7% 0.3% (0.1%)
2010 - 2016 CAGR 0.8% 0.4% (0.7%) AVERAGE HOUSEHOLD SIZE
2016 - 2021 CAGR 0.8% 0.3% (0.7%) 2016 2.63 2.59 2.31

POPULATION DENSITY 2021 2.65 2.60 2.24
2016 Per Square Mile 90 409 58 CAGR 0.16% 0.03% (0.53%)
2021 Per Square Mile 94 415 57 HOUSING UNITS

MEDIAN AGE Ow ner Occupied 78,448,660 3,957,151 23,384
2016 37.72 38.26 41.54 Renter Occupied 41,906,547 3,472,610 8,975
2021 38.74 39.04 42.86 AVERAGE HOUSEHOLD INCOME
CAGR 0.54% 0.41% 0.63% 2016 $78,307 $87,808 $57,246

MEDIAN HOME VALUE 2021 $82,265 $92,222 $60,108
2016 $175,546 $282,990 $82,601 CAGR 1.0% 1.0% 1.0%

PER CAPITA INCOME MEDIAN HOUSEHOLD INCOME
2016 $29,828 $33,882 $24,829 2016 $55,497 $60,737 $44,650
2021 $31,085 $35,528 $26,777 2021 $59,208 $64,985 $48,376
CAGR 0.8% 1.0% 1.5% CAGR 1.3% 1.4% 1.6%

Source: Pitney Bow es/Gadberry Group - GroundView ®
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County had a relatively stable population over the past few decades. The population of the 
County in 2010 was 80,317, which was very similar to the population in 1960, at 80,187. 
Population in the County is estimated to have dropped slightly to 79,458 in 2012, the most 
recent data available from the American Community Survey. The County’s population 
peaked in 1980 at 85,697. Population change, however, has been unevenly distributed, with 
greater losses in the County’s cities and villages. Population losses occurred across the 
County, with all but five Towns experiencing population losses between 2000 and 2010. The 
Towns of Napoli, Conewango, Farmersville, and Lyndon saw population increases of 
approximately 6 to 7 percent between 2000 and 2010.  
 
Historic demographic data for Cattaraugus County and its population trends are included on 
below and on the following page. As shown, the decline in population in Cattaraugus County 
has been occurring since 1990 at the least. Between 1990 and 2010, the County’s Total 
Population declined by -3.638 percent, from 83,955 to 80,317 people. 

However, more recent data as shown in the chart below point to continuing declines. 
Between 2010 and the middle of 2014, the County’s Total Population declined by -2.03 
percent, to 78,600 people. Annual Migration was negative each year, with -512 people 
leaving the County in 2014, and Annual Net Migration was also negative. Subsequent data 
show a continued decline to 77,922 people in 2015 indicating the County’s Total Population 
decline was -2.90 percent between 2010 and 2015. 
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According the Website City Data, Cattaraugus County was #27 in the country on the 
list of "Top 101 counties with the largest number of people moving out compared to 
moving in (pop. 50,000+)."  
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The Town of Mansfield saw a slight increase (1 percent). Generally, most communities in 
Cattaraugus County experienced relatively stable conditions, with a loss or gain of fewer 
than 300 people. The largest absolute population decline was in the City of Olean, which lost 
nearly 900 residents between 2000 and 2010, or about 6 percent of the population. Because 
many Towns in Cattaraugus County have relatively small population bases, in some cases 
minor changes in the number of residents represented a significant proportion of the 
municipality’s population. However, Perrysburg’s -8.2 percent decline over the decade was 
the 4th largest decline in the entire County.  
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Age 
 
The 2016 median age for the county was 41.54, which was 9.21 percent older than the 
United States median age of 37.72 for 2016. The median age in the county is anticipated to 
grow by +0.63 percent annually, increasing the median age to 42.86 by 2021. As the 
population is aging, there is also a growing diversity in the makeup of the ‘typical’ household. 
There was a 13 percent increase in “non-family” households between 2000 and 2010, while 
the number of “family” households fell by 5 percent over that period. (Note: “non-family” 
households consist of one-person households, or unrelated people living together.)  
 

 
Interestingly, the Total Percentage Change in population between 2010 and 2014 was 
negative for every age cohort below 55 – 59 years of age, with the notable exception of the 
30 to 34-year-old age cohort. In addition, all of the elderly age cohorts above 55 to 59 were 
positive, with the notable exception of the 80 to 84-year-old age cohort. These age / 
population statistics are very poor indicators for housing demand and for alternative 
reuse of the subject Property. People of working ages and in their prime family-
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rearing / household formation years continue to leave the regional and local area, 
while the number of elderly and those on fixed incomes / governmental entitlements 
continue to grow – somewhat dramatically in the 65 to 74-year-old age groups. 

 
 

JN ADAM 
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In addition to the local population in the Town of Perrysburg becoming much older, many are 
also living below the poverty limit as shown below. [It is likely that seasonal – second home 
homeowners account for the higher income areas around the Town limits itself.]   

JN ADAM 
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The median age of the population has been increasing. There is a growing percentage of 
seniors (age 65 and older) and a corresponding decrease in the proportion of youth. The 
largest proportion of the population remains young adults (age 18 to 39). The presence of 
St. Bonaventure University accounts for some of this concentration: nearly 30 percent of the 
population of the Town of Allegany falls between the ages of 15 and 24. In other 
municipalities in the County, the proportion in that age group is generally around 13 percent. 
The proportion of seniors is growing, but remains the smallest share of the County’s 
population. However, the over 65 population in Cattaraugus County is growing at a 
faster rate than both the rest of New York State and the Nation as a whole. 
 
Household Trends 
 
The 2016 number of households in Cattaraugus County was 32,359. The number of 
households in the county is projected to retract by -0.1 percent annually, reducing the 
number of households to 32,118 by 2021. Growth in Household Formations is one of 
the Primary Determinants of Demand for several real estate property sectors. 
Declining household formations does not engender the interest of investors seeking 
to place capital in projects such as redevelopment of the subject Property. The 2016 
average household size for the county was 2.31, which was -12.18 percent smaller than the 
United States average household size of 2.63 for 2016. The average household size in the 
county is anticipated to retract by -0.53 annually, reducing the average household size to 
2.24 by 2021.  
 
On the following page, the number of households in Cattaraugus County grew briefly, from 
32,023 to 32,347 between 2000 and 2012, which was an increase of +1.0 percent. That 
slight increase in the number of households despite population declines was due to a trend 
toward smaller households, consistent with national trends. The average household size in 
the County fell from 2.52 persons in 2000 to 2.37 persons in 2012. The average family size 
declined very slightly, staying at just about 3 persons per family over the 12-year period. 
 
As is the case across the country, the makeup of the typical family in Cattaraugus County 
has been changing. The number of households that fall under the Census definition of a 
family (two or more related persons living together) has been decreasing, while the number 
of non-family households has been increasing. Between 2000 and 2010, the number of 
families fell by about 5 percent, while the number of non-family households increased by 13 
percent over the same time period. The growth in the number of one-person households has 
been a significant factor in the increase in non-family households. There was an increase of 
11 percent (916) of single-person households between 2000 and 2010. 
 
The family type with the greatest decline is “married couples with children living at home,” 
which fell by 26 percent. This decline is related to the aging of the population and represents 
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an increasing number of “empty nest” families, where the children have grown up and 
moved out of the family home.  
 

These statistics represent another negative trend for the local housing market as a 
healthy housing market is characterized as one with an annual household growth rate 
of one percent or more. Typically, married couples with children fuel by this growth. 
The most common household type in the County is “married couples without children living 
at home (30 percent),” followed closely by one-person households (29 percent). Married 
couples with children at home make up 17 percent of households, while one-parent 
households with children comprise approximately 10 percent of households. The remainder 
of households is classified as “Other”, which is split evenly between family and non-family 
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households, with 7 percent each. Family households categorized as “other” include family 
arrangements outside the traditional nuclear family, such as adult siblings living together. 
Non-family households categorized as “other” entail unrelated persons living together, such 
as roommates or unmarried couples.  

  
Housing Trends  
 
There were an estimated 41,047 housing units in Cattaraugus County in 2012. The number 
of housing units in the County has been increasing at a rate faster than the number of 
households. Whereas the number of occupied housing units (households) grew by +0.7 
percent between 2000 and 2010, the total number of housing units grew by +3.2 
percent. Between 2000 and 2012, the growth in number of housing units was 3 times the 
growth in households. 
 
The seasonal housing market has a significant influence in the County and much of 
the increase in the number of units was due to a growing number of seasonal homes. 
Homeownership rates are comparable to other rural counties, and the County has seen an 
increase in the availability of rental units. While vacancy rates appear high (21 percent), 
when seasonal and recreational housing is removed the vacancy rate drops to +8 
percent. 
 
A healthy housing market will typically have a vacancy rate of 5 to 6 percent to 
account for units in transition (being sold, made ready for a new tenant, and other 
factors) Some of the excess vacancy is due to dilapidated units. 
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There is some pressure in the northern portion of the County where there has been 
growth in the number of large lot second homes, primarily used for recreational 
activities, such as hunting, snowmobiling and similar outdoor recreation uses. There 
are a relatively large 
proportion of vacant housing 
units in Cattaraugus County, 
representing 21 percent of 
all units. But a significant 
proportion of the units that 
are classified as “vacant” 
units are second homes and 
seasonal rental properties.  
 
In the County, approximately 
13 percent of all units are 
categorized as “seasonal 
housing.” This category 
means that the house is not 
considered the primary 
residence of the owner, and 
generally is occupied only for a portion of the year. While these homes are technically 
“vacant” by Census definitions, they are intentionally kept for occasional use, either as a 
second home or a seasonal rental property. The number of seasonal housing units grew 
from 12.2 percent of units in 2000 to 14.7 percent in 2010.  The estimates for 2012 
suggested that the peak in seasonal units had moderated, and the number of seasonal units 
dropped to an estimated 12.8 percent of all units. However, seasonal units remain a 
significant part of the Cattaraugus County housing market.   
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The remaining 8 percent of vacant units include properties that are unoccupied due to other 
reasons, such as normal transition in the market (vacant while they are for sale or for rent); 
properties being renovated; properties as part of estates; properties in foreclosure; and 
homes the owner is keeping intentionally vacant for storage or other reasons.    
 
Housing tenure has remained fairly stable in the County. In 2012, homeowners occupied 
approximately 73 percent of units, while renters occupied about 27 percent. This proportion 
of owner to renter has not varied significantly since 2000. The growth in the number of 
housing units has largely been in rental properties. The number of occupied rentals in 
Cattaraugus County increased from 8,198 in 2000 to an estimated 8,895 in 2012. 

 
The housing stock in the 
County is largely one-family 
dwellings. According to Census 
estimates, 71 percent of 
residential units are one-family 
homes and another 13 percent 
are mobile homes - that 
represent 84 percent of the 
housing stock. About 7 percent 
of units are in doubles, or two-
family homes. The remainder 
of units (approximately 9 
percent) is in multiple-unit 
homes (three-or more units in 
the building). 
 
The population in the County is also relatively mobile. Based on data from 2012, 
approximately half of households had lived in their current home for 12 years or less. The 
next largest proportion (21 percent) had moved into their current home between 1990 and 
1999. 
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Data on the age of the housing stock in the County indicates that slightly under 40 percent of 
units were built in 1939 or earlier. Approximately 7 percent has been built since 2000.  The 
remaining housing stock is relatively evenly distributed by decade, with each decade 
comprising between 6 to 12 percent of the housing stock. 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Building Permits 
 
As can be expected relative to all of the prior data, the number of building permits issued in 
Cattaraugus County annually is low, which can be seen in the charts that follow. These data 
were published on the Website City Data, and other sites.  
[Read more: http://www.city-data.com/county/Cattaraugus_County-NY.html#ixzz4ZjJpo37k].   
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CATTARAUGUS COUNTY PERMIT DATA 
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CATTARAUGUS COUNTY PERMIT DATA
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Other Permit and housing data follow. 
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Town and [Former] Village of Perrysburg 
 
The subject Property is both situated 
in and straddles the boundary of both 
the Town and Hamlet of Perrysburg, 
which is in the northwest corner of 
Cattaraugus County. The Town lies 
entirely within postal Zip Code 14129. 
The town contains the census-
designated place, which was formerly 
an incorporated village that was also 
named Perrysburg.  
 
A chain link fence encloses the area 
of the subject site where the main 
hospital campus improvements are 
situated. These fenced areas around 
the buildings include two specific areas: (1) the westernmost parcel off Peck Hill Road, 
which has ten (10) old, functionally-obsolescent single-family houses and two other smaller, 
miscellaneous wood frame structures - primarily situated along the southern side of Inwood 
Drive, and (2) the area around the larger, institutional buildings – that being the easternmost 
parcel off Peck Hill Road along Airview Drive. These areas combined approximate 57± 
acres of the total 644.62±-acre site, based upon a rough approximation from the survey. It is 
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our understanding that this 57±-acre parcel was largely – if not entirely – situated within the 
former Village of Perrysburg limits. We have also been informed that the zoning on this 
parcel was “I” – Industrial / School zoning in the Village of Perrysburg. However, none of 
these conditions could be confirmed.  
 
According to the United States Census Bureau, 
the town has a total area of 28.5 square miles of 
which 28.4 square miles is land and 0.12 square 
miles, or 0.44 percent, is water. Perrysburg is 
bordered by Cattaraugus Creek, a stream that 
forms Perrysburg's northern border with the 
towns of Collins and Brant in Erie County 
with Erie County on the opposite bank. 
Balltown is a hamlet near the town's western 
border, along with the town of Hanover in 
Chautauqua County. The hamlet of Versailles is 
a former milling community that uses the power 
of Cattaraugus Creek, and is located in the 
northeast corner of the town. The community is 
east of the junction of County Roads 42 and 58.  
 
History 
 
By 1880, the population of the village of 
Perrysburg was about 400, with many more 
living in the surrounding town. It was also a 
station stop on the New York & Erie Railroad. 
The village of Perrysburg was incorporated in 
1916. However, on March 16, 2010, voters 
approved a referendum by a 60-9 margin, to 
dissolve the village into the town of Perrysburg, 
at which time, the population was 1,626 per the 
2010 census. The dissolution took effect at the 
end of 2011. Perrysburg joined Randolph, East 
Randolph and Limestone among Cattaraugus 
County villages that voted to dissolve within a 
six-month span, with all but Limestone having 
approved their dissolutions on March 16. 
 
The town is named after Commodore Oliver Hazard Perry. A settlement has been located in 
the general area of the current village since the early 19th century. Early settlers included 
veterans of the War for American Independence and the War of 1812, who had used their 
pensions to buy farmland through the Holland Land Company. The Town of Perrysburg was 
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formed in 1814 as the "town of Perry" from the towns of Hebe and Hamilton. It originally 
consisted of the entire western half of the county. In 1818, the same year that Elkdale was 
split off to govern the southwest part of the county, the town changed its name to 
"Perrysburgh". Eventually, likely during the Benjamin Harrison administration, the spelling 
became "Perrysburg."  
 
The Town of Perrysburg is the location of the Cattaraugus Indian Reservation. A reservation 
of the Iroquois (more commonly known as the Seneca Nation of Indians), it is partially 
contained within the town. As a part of the Seneca Nation, the reservation is a semi-
autonomous sovereign territory, and generally not within the jurisdiction of the town or the 
state of New York. The hamlet of West Perrysburg is located by the Cattaraugus 
Reservation on County Road 78, in the western part of the town. Finally, The census-
designated place and former village of Perrysburg in the south-central part of the town, 
located on NY Route 39, which is the location of the subject Property. 
 
The town's geographic location results in frequent and heavy lake effect snow events during 
the fall and winter. It is often the site for maximum snowfall accumulations. A hill rising to 
over 1,600 feet (490 m) on the southern edge of the town contributes to orographic 
enhancement, intensifying snowfall. From December 10 through December 17, 2013 nearly 
7 feet (84 inches) of snow fell on the town, with the majority of it being lake-effect snow. 
Some locals have named Perrysburg the snow capital of Western New York. 
 
To the west is the town of Hanover in Chautauqua County. The southern border is formed 
with the town of Dayton. The eastern border is the town of Persia and the village 
of Gowanda. The northern border is formed with the Cattaraugus Reservation and the town 
of Brant in Erie County. 
 
Linkages 
 
Perrysburg - Gowanda Road /New York State Route 39 is an east-west highway through the 
town, and the primary roadway. It is a two-lane rural country road. Peck Hill Road [CR 58] - 
(aka Dayton Road) is the primary north-south highway into and through Perrysburg. It is also 
a two-lane rural country road that intersects Perrysburg - Gowanda Road / NYS Route 39 in 
the center of the Town of Perrysburg. Located around this intersection are the local fire 
station, and the town hall / municipal building. There is no public transportation in the Town.  
 
Economic Forces 
 
The economic outlook for future growth and development appears to be stable. As 
mentioned earlier, just five (5) of the 50 employment centers in Cattaraugus County are 
within the Town of Perrysburg. Of these, the second largest, the Seneca Tribe of Indians, is 
within the Town limits and beyond.    
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Social Forces 
 
Social forces are exerted primarily thorough population 
characteristics. The demographic composition of the 
population reveals the potential, basic demand for real estate 
services. Potential for change in the aggregate population and 
in its demographic attributes affects the market demand for 
residential single- and multifamily properties, both of which 
depend upon a growing employment base – the determinant of 
demand for the office / industrial property sectors. 
 
Population 
 
As of the 2000 census, there were 1,771 people, 685 
households, and 487 families residing in the town. 
The population density was 62.1 people per square mile. The 
racial makeup of the town was 94.52 percent White, 0.34 
percent Black or African American, 3.39 percent Native 
American, 0.06 percent Asian, 0.34 percent from other races, 
and 1.36 percent from two or more races. Hispanic or Latino of 
any race comprised 0.62 percent of the population. 
 
There were 685 households out of which 28.9 percent had 
children under the age of 18 living with them, 56.1 percent 
were married couples living together, 11.4 percent had a 
female householder with no husband present, and 28.8 
percent were non-families. 24.4 percent of all households were 
made up of individuals and 11.1 percent had someone living 
alone who was 65 years of age or older. The average 
household size was 2.46 and the average family size was 2.87. There were 752 housing 
units at an average density of 26.4 per square mile. 
 
In the town the population was spread out with 22.3 percent under the age of 18, 6.8 percent 
from 18 to 24, 28.0 percent from 25 to 44, 26.6 percent from 45 to 64, and 16.3 percent who 
were 65 years of age or older. The median age was 41 years. For every 100 females there 
were 100.1 males. For every 100 females age 18 and over, there were 98.8 males. 
 
Population Characteristics 
 
Perrysburg is a rural community, home to a population of 1,551 people and a population 
density of 55 people per square mile. As shown in the map that follows, population 
densities this low are classified as akin to a “Desert” environment, with “Rural” 
densities being 100 or greater. 
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 The primary population cohort – 
classified as Midlife Constants – is 
described in the box at right. As shown 
below, significant population declines 
are forecast. 
 
Income 
 
As of the 2000 census, the median 
income for a household in the town was 
$37,212, and the median income for a 
family was $44,231. Males had a 
median income of $34,028 versus 
$23,828 for females. The per capita 
income for the town was $17,453. About 
7.1 percent of families and 13.4 percent 
of the population were below the poverty line, including 18.7 percent of those under age 18 
and 14.1 percent of those ages 65 or over. 
 

LOCAL AREA DEMOGRAPHICS
DESCRIPTION 14129 DESCRIPTION 14129
POPULATION AVERAGE HOUSEHOLD INCOME

2000 Population 1,077 2016 $65,981
2010 Population 984 2021 $68,483
2016 Population 950 Change 2016-2021 3.79%
2021 Population 902 MEDIAN HOUSEHOLD INCOME
Change 2000-2010 (8.64%) 2016 $58,616
Change 2010-2016 (3.46%) 2021 $61,743
Change 2016-2021 (5.05%) Change 2016-2021 5.34%

POPULATION 65+ PER CAPITA INCOME
2010 Population 173 2016 $27,641
2016 Population 187 2021 $29,644
2021 Population 208 Change 2016-2021 7.25%
Change 2010-2016 8.09% 2015 HOUSEHOLDS BY INCOME
Change 2016-2021 11.23% <$15,000 7.0%

NUMBER OF HOUSEHOLDS $15,000-$24,999 5.2%
2000 Households 407 $25,000-$34,999 8.8%
2010 Households 384 $35,000-$49,999 18.4%
2016 Households 385 $50,000-$74,999 23.6%
2021 Households 374 $75,000-$99,999 22.6%
Change 2000-2010 (5.65%) $100,000-$149,999 11.4%
Change 2010-2016 0.26% $150,000-$199,999 2.3%
Change 2016-2021 (2.86%) $200,000 or greater 0.5%

HOUSING UNITS (2016) MEDIAN HOME VALUE $96,818
Ow ner Occupied 312 AVERAGE HOME VALUE $155,152
Renter Occupied 73 HOUSING UNITS BY UNITS IN STRUCTURE

 HOUSING UNITS BY YEAR BUILT 1, detached 319
Built 2010 or later 5 1, attached 4
Built 2000 to 2009 15 2 23
Built 1990 to 1999 27 3 or 4 12
Built 1980 to 1989 15 5 to 9 4
Built 1970 to 1979 28 10 to 19 2
Built 1960 to 1969 20 20 to 49 2
Built 1950 to 1959 56 50 or more 1
Built 1940 to 1949 36 Mobile home 18
Built 1939 or earlier 183 Boat, RV, van, etc. 0

Source: Pitney Bow es/Gadberry Group - GroundView ®
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DESCRIPTION OF NEIGHBORHOOD 
 
The subject Property is situated in and straddles the boundary of both the Town and Hamlet 
of Perrysburg. The population of the hamlet, census-designated place, and former village 
within the larger Town of Perrysburg was just 401 at the 2010 census. The community is in 
the south-central part of the Town of Perrysburg, west of Gowanda. According to 
the United States Census Bureau, the village has a total area of just 1.0 square mile - none 
of which is covered with water. The village lies at the junction of NY State Route 39 and 
County Road 58, the former northern terminus of NY 353. 
 
Housing Market 
 
Jobs are a major factor for the housing demand in a market area. High levels of employment 
and low unemployment rates tend to lead to healthier housing markets, which is not the 
case in Perrysburg. As discussed above, the only major employer in the area is the Seneca 
Indian Tribe. There are also some employment opportunities in the gravel mines in the local 
area. Farming and agriculture are also the primary employment activities in the Town of 
Perrysburg.  
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According to Neighborhood Scout demographic data, median real estate price in the Village 
Center of Perrysburg / Gowanda is $87,725, which is less expensive than 90.8 percent of all 
State of New York neighborhoods and 90.8 percent of all U.S. neighborhoods. The average 
rental price in Perrysburg / Gowanda Village Center is currently $729, based on 
NeighborhoodScout's exclusive analysis. Rents here are currently lower in price than 91.5 
percent of all State of New York neighborhoods. 
 
Real estate in the Village Center is primarily made up of medium sized (three or four 
bedroom) to small (studio to two bedroom) single-family homes and small apartment 
buildings. Most of the residential real estate is occupied by a mixture of owners and renters. 
Many of the residences in the Village Center neighborhood are relatively historic, built no 
later than 1939, and in some cases, quite a bit earlier. A number of residences were also 
built between 1940 and 1969. 
 
Gowanda Village Center has a 12.2 percent vacancy rate, which is well above average 
compared to other U.S. neighborhoods (higher than 64.4 percent of American 
neighborhoods). Most vacant housing here is vacant year round. This could either signal 
that there is a weak demand for real estate in the neighborhood; or that large amount of new 
housing has been built and not yet occupied; or that it is seasonally occupied. 
 
Immediate Subject Neighborhood 
 
From our research, we have found that the primary determinants of demand for multifamily 
housing that make a neighborhood desirable are neighborhood land uses, the transportation 
linkages, and the proximity to a retail shopping district. Residents want easy vehicular and/or 
mass transportational access from their homes to places of employment, schools, 
recreational amenities, pleasant and safe residential surroundings, and convenient shopping 
and services from their residences.  
 
Neighborhood Land Use 
 
What was particularly noticeable during our inspection was the sparseness of development 
along CR 58 Peck Hill Road and Perrysburg - Gowanda Road [NYS Route 39], which is the 
“main drag” through the center of the Town. The intersection of both of these roadways - CR 
58 Peck Hill Road to the south and to the north [aka North Road] north of Perrysburg - 
Gowanda Road [NYS Route 39] aka Main Street - is the major intersection in town. 
 
A map of the major intersection in town is included on the following page. 
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Near the southeast corner of the intersection is School Street, which is the site of the Town 
Hall of Perrysburg. The Town Hall does not have regular hours during the day. Most if not all 
of the Town positions, such as the Tax Assessor and Town Clerk are part time personnel, 
who maintain evening hours a few days per week or month. Because of this situation, it was 
extremely difficult to secure any important information, normally available at most Town 
jurisdictions. In addition, Town personnel did not return numerous phone calls and e-mail 
messages. The Town website is also essentially useless as a data source. 
 
The Town Hall is close to the northernmost border of the subject Property. Opposite the 
Town Hall on the southwestern corner of the main intersection are older single-family homes 
on very large lots, and there are about a half dozen or so single-family homes along both 
sides of Peck Hill Road between the intersection and the subject tract. Just to the west of 
the intersection along the north side of Main Street is a small church. On the northwestern 
corner of the intersection is the local Fire Department. Opposite the Fire Department on the 
northeastern corner of the intersection is a small Post Office Building, and a vacant lot that 
appears to have been used for occasional parking occupies the southeastern corner. Other 
adjacent parcels to the subject Property are unimproved woodlands, farms and agricultural 
enterprises, as well as a few mental health uses described elsewhere in this report. Give the 
large size of the subject Property we were unable to – and did not - inspect every boundary.   
 
Along both sides of Perrysburg - Gowanda Road [NYS Route 39] aka Main Street are 
residential homes, and a few commercial establishments, such as an old country store that 
appears vacant. Across from Campbell Road is another small church, and just to the east 
along the south side of Main Street is the small but active local Perrysburg Diner, which is 
across the street from the Spoon Saloon. At this point going east, all of the land usage along 
Main Street is essentially “out of town” and consists of residential dwellings on large tracts 
and / or farms, with the exception of the small New York State Developmental Disabilities 
Service Office on the south side of Main Street, approximately a half mile east of the diner.  
 
Further to the east, Main Street becomes Stafford Road at the intersection of Jolls Road, 
which then makes its way eventually into the Villages of Gowanda and Persia. Gowanda lies 
partly in Erie County and partly Cattaraugus County. The village is split by the Cattaraugus 
Creek. Gowanda is partly in the town of Collins [Erie County] and partly in the town of 
Persia, which is in Cattaraugus County. Bordering Gowanda is the Cattaraugus Reservation. 
The Bank of Gowanda building and Gowanda Village Historic District are listed on the 
National Register of Historic Places. The historic Hollywood Theatre is also located in 
Gowanda and the Zoar Valley on Cattaraugus Creek east of Gowanda features 2,000+ 
acres of wilderness, hiking trails and waterfalls, and is a tourist attraction.  
 
Main Street in Perrysburg was particularly notable for its lack of any of the necessities 
required for commercial development, such as shopping, grocery stores, pharmacies, and 
other daily uses required by the local population. Gowanda, approximately two miles east of 
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Perrysburg, provides the nearest retail, grocery, pharmacy and other necessary local 
services needed by the population of Perrysburg. As such, we will briefly discuss Gowanda. 
 
Gowanda has a local fire and police department, half dozen churches of various 
denominations, the closest drug stores to the subject Property, one of which is a Rite Aid 
Pharmacy on West Main Street, and the closest grocery store - Jubilee Foods, aka Forts 
Grocery / Shop-N’-Save at 10 Buffalo Street. There is also a liquor store, a hardware store, 
two banks and some other retail services in Gowanda. There is a Wal-Mart Superstore in 
Springville; 21 miles and 31 minutes drive further east of Perrysburg, and Cave’s Food 
Center in Forestville, west of Perrysburg.  
 
Recreational amenities, medical facilities, community services and employment centers are 
all located outside of the local Perrysburg area in these adjacent towns, rather than within 
Perrysburg. Although these few retail and food stores may be adequate to support the 
current population density, it would be extremely difficult for the Town to support any 
kind of large scale development on the subject Property, as the infrastructure 
required by the eventual users – be they residences or commercial users - does not 
exist in the Town of Perrysburg, and would be woefully inadequate for the needs of 
any new development. 
 
Unfortunately, and as a further example of the relative isolation of the Perrysburg area, local 
Perrysburg residents must rely upon the availabilities of retail shopping and services in 
Gowanda and Persia, as there is no significant commercial development west of Perrysburg, 
between the Town and the New York State Thruway [I-90]. However, throughout the years, 
Gowanda has regularly experienced severe flooding. In August 2009, a great flash 
flood occurred in Gowanda that devastated much of the village. 
 
One man drowned, houses and cars washed away, and two fatalities were caused directly 
from the flooding. During the flood, Gowanda's water reservoir at Point Peter Road was 
completely destroyed, leaving the village without water. It was estimated that it would take 
one year to rebuild the reservoir. New York State declared the village a disaster site, as did 
President Barack Obama. FEMA was tapped to assist the town in rebuilding. In January 
2014, Governor Cuomo announced that Gowanda would be compensated with $700,000 in 
monies from FEMA for expenses paid in rebuilding the village after the 2009 flood. 
 
The Tri-County Memorial Hospital (Tri-County) was devastated beyond repair during the 
2009 flood, and was demolished, leaving no hospital for the immediate area – including 
Perrysburg. Initial plans were to relocate the hospital to another location in Perrysburg 
out of the flood zone. The relocation would utilize $18.5 million in FEMA aid. TLC, the 
operators of Tri-County, would have needed to raise $2.3 million in equity to fund the 
project. The proposal came under fire from residents of towns to the southeast, such 
as Cattaraugus and Little Valley, who noted that Gowanda is located less than 15 miles from 
other hospitals in either direction – Dunkirk [near the shoreline of Lake Erie] and Springville 
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[further to the east], while residents of Cattaraugus and Little Valley must travel 25 miles or 
more to the nearest hospital (which, until the flood, was Tri-County). 
 
In July 2013, TLC announced it was abandoning its plans to reconstruct the hospital, noting 
that the existing hospitals in the region had more than enough capacity to meet demand, 
and would instead maintain an urgent care facility in Gowanda. Gary Rhodes, interim CEO 
of Lake Erie Regional Health System of New York, stated that it would not be 
economical to rebuild the hospital due to declining revenues, decreasing area 
population, and because of other hospitals within the system being nearby – the 
same situation facing real estate development in Perrysburg, as well as 
redevelopment of the subject JN Adam Property. The hospital's closure had a significant 
negative impact on the village, leading to the closure of the local Burger King and declines at 
several local businesses. 
 
Gowanda then experienced another flood in 2014, resulting in a state of emergency, when 
two waterways, Cattaraugus Creek and Thatcher Brook, flooded their banks in May 2014. 
Two elderly residents were evacuated from their homes as a safety precaution. One elderly 
resident was hospitalized as a result of injuries sustained when a tree fell and she was hit, 
but her injuries were not life threatening. As a result of the flood, Gowanda's water reservoir 
was again damaged and contaminated, and shut down. Residents were asked to conserve 
water and not use it for activities such as car washing. The Mayor declared that the most 
costly facet of cleanup from the flooding would likely be the reservoir's repair, with initial 
repair estimates of approximately $500,000. Residents pumped floodwaters from their 
basements, and semi-truck loads of mud were hauled away as part of cleanup efforts. About 
200 families in Gowanda were affected by the flooding, with 30 homes flooded with water 
and mud.  
 
There are two prisons in Gowanda north of the village - the Gowanda Correctional Facility, 
which opened in 1994 and was formerly the Gowanda Psychiatric Center, and the Collins 
Correctional Facility, which opened in 1982. They are medium security prisons, and overlook 
the village below. Gowanda Correctional facility houses more than 2,300 inmates, and is the 
second-largest prison in New York State. It features one of the largest sex 
offender counseling programs of the New York State prison systems. Collins Correctional 
houses 1,700 inmates. 
 
The only transportation linkages in Perrysburg are the two roadways discussed previously. 
There are no other roadways into or out of the downtown Perrysburg area.  
 
There are no significant negative influences noted in the neighborhood. The area is a stable 
to declining area. Property values in the area are generally stable or slightly depreciating 
and most properties are maintained in fair to average condition. No adverse land usage or 
declining trends are evident in the subject area.  
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Summary of Findings & Conclusions 
 
The age / population statistics are very poor indicators for housing demand and for 
alternative reuse of the subject Property. People of working ages and in their prime family-
rearing / household formation years continue to leave the regional and local area, while the 
number of elderly and those on fixed incomes / governmental entitlements continue to grow 
– somewhat dramatically in the 65 to 74-year-old age groups. 

 
Growth in Household Formations is one of the Primary Determinants of Demand for several 
real estate property sectors. Declining household formations does not engender the interest 
of investors seeking to place capital in projects such as redevelopment of the subject 
Property.  
 
The subject Property is both situated in and straddles the boundary of both the Town and 
Hamlet of Perrysburg, which is in the northwest corner of Cattaraugus County. The Town 
lies entirely within postal Zip Code 14129. Perrysburg - Gowanda Road /New York State 
Route 39 is an east-west highway through the town, and the primary roadway. It is a two-
lane rural country road. Peck Hill Road [CR 58] - (aka Dayton Road) is the primary north-
south highway into and through Perrysburg. It is also a two-lane rural country road that 
intersects Perrysburg - Gowanda Road / NYS Route 39 in the center of the Town of 
Perrysburg. Located around this intersection are the local fire station, and the town hall / 
municipal building and post office. There are no traffic lights in Perrysburg. There is no 
public transportation in the Town.  
 
Adjacent parcels to the subject Property are unimproved woodlands, single-family homes on 
large tracts, farms and agricultural enterprises, as well as a few mental health / 
developmental disabilities uses as described elsewhere in this report. The only 
transportation linkages in Perrysburg are the two roadways discussed previously. There are 
no other ways into or out of the downtown area. 
 
As of the 2000 census, there were 1,771 people, 685 households, and 487 families residing 
in the town. The population density was 62.1 people per square mile. This population has 
also been consistently decreasing since 1990. As of 2016, the population was 
estimated to be just 950, and the 2021 projection is for just 902 residents. Population 
densities this low are classified as akin to a “Desert” environment, with “Rural” 
densities being 100 or greater. 
 
Jobs are a major factor for the housing demand in a market area. High levels of employment 
and low unemployment rates tend to lead to healthier housing markets, which is not the 
case in Perrysburg. As discussed, the only major employer in the area is the Seneca Indian 
Tribe. There are also some employment opportunities in the gravel mines in the local area. 
Farming and agriculture are also the primary employment activities in the Town of 
Perrysburg. 
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What was particularly noticeable during our inspection was the sparseness of development 
along CR 58 Peck Hill Road and Perrysburg - Gowanda Road [NYS Route 39], which is the 
“main drag” through the center of the Town. The intersection of both of these roadways - CR 
58 Peck Hill Road to the south and to the north [aka North Road] north of Perrysburg - 
Gowanda Road [NYS Route 39] aka Main Street - is the major intersection in town. 
 
Along both sides of Perrysburg - Gowanda Road [NYS Route 39] aka Main Street, are 
residential homes, and a few commercial establishments, such as a small diner. Main Street 
in Perrysburg was particularly notable for its lack of any of the necessities required for 
commercial development, such as shopping, grocery stores, pharmacies, and other daily 
uses required by the local population. Gowanda provides the nearest retail, grocery, 
pharmacy and other necessary local services needed by the population of Perrysburg. 
Recreational amenities, medical facilities, community services and employment centers are 
all located outside of the local area in the adjacent towns, rather than in Perrysburg. As 
such, it would be extremely difficult for the Town to support any kind of large scale 
development on the subject Property, as the infrastructure required by the eventual 
users – be they residences or commercial users - does not exist in the Town. 
 
Recreational amenities, medical facilities, community services and employment centers are 
all located outside of the local Perrysburg area in these adjacent towns, rather than within 
Perrysburg. Although these few retail and food stores may be adequate to support the 
current population density, it would be extremely difficult for the Town to support any 
kind of large scale development on the subject Property, as the infrastructure 
required by the eventual users – be they residences or commercial users - does not 
exist in the Town of Perrysburg, and would be woefully inadequate for the needs of 
any new development. 
 
Given all of these demographic facts and economic conditions and forecasts, we 
cannot see any viability for new real estate development within the Town of 
Perrysburg, or any reason why an investor would be interested in committing 
significant equity capital into this market. There is simply no demand for any type of 
real estate product, or any of the existing infrastructure necessary to support the 
users of any new real estate product.   
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PROPOSAL MAP (PARCEL HANDWRITTEN LETTERS ARE REVERSED FROM SURVEY) 
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PARCEL “C” SURVEY MAP - LOT 27 ENLARGED  
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PARCEL “B” SURVEY MAP - LOT 19 & 18 ENLARGED  
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PARCEL “A” SURVEY MAP - LOT 11 ENLARGED  
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DESCRIPTION OF SUBJECT PROPERTY 
 
Site Description 
 
The subject Property consists of several tracts of land that - in aggregate - consist of 
644.62± acres, according to a survey provided to us by New York State Office of General 
Services and included herein on the prior pages. Note that the best available information on 
the Cattaraugus County Tax Maps totals 676.47± acres. The difference appears to be from 
small sections of the tax lots being retained by New York State. The specific parcels [per the 
Bid Solicitation and Survey] are labeled A, B and C, and are highlighted on the maps on the 
prior pages. The total site area per the Survey and listed in the table below is 644.62± acres. 

 
A chain link fence encloses the area of the site where the improvements are situated. These 
fenced areas around the buildings include two specific areas: (1) the westernmost parcel off 
Peck Hill Road, which has ten (10) old, functionally-obsolescent single-family houses and 
two other smaller, miscellaneous wood frame structures - primarily situated along the 
southern side of Inwood Drive, and (2) the area around the larger, institutional buildings – 
that being the easternmost parcel off Peck Hill Road along Airview Drive. These areas total 
approximately 57± acres of the total 644.62± acres site per the table. The remaining 587.62 
acres consists of unimproved virgin woodlands and timber and are considered to be “excess 
land.” 
 
Pertinent site characteristics are summarized as follows: 

 
Land Area:  The subject Property consists of four tracts of land that - in 

aggregate - consist of 644.62± acres. The size and 
configuration of the site should have no effect on the value. 

 
Frontage:  The various parcels that comprise the hospital complex have 

a total of 3,043.42± feet along the south side of NYS Route 
39. There is also unknown frontage along County Road 58 
[Peck Hill Road aka Dayton Road]. 

 
Tax Map ID:  The parcels are formally known as Tax Parcel #’s 16.001-1-

3.1; 16.021-1-19; 16.022-2-10 and 15.002-1-15 on the 
Official Tax Maps of Cattaraugus County. 
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Coverage:  Not Available – Buildings are situated on the 57±-acre site 
  
Topography:  Generally rolling and situated on a hill overlooking the 

surrounding countryside. 
 
Soil/Geologic 
Conditions:  Appear to be adequately drained 

 
Utilities:  All public utilities are available.  

 
Easements/ 
Encroachments: There are no known encroachments or easements adversely 

affecting the site.  
 

Access:  The Property is accessible from Dayton Road, aka Peck Hill 
Road [NYS Route 39] 

Off Site 
Improvements: None 

 
Environmental 
Hazards:  The condition of the abandoned hospital improvements 

observed during our Property inspection STRONGLY 
suggests the presence of significant environmental 
contamination - potentially from asbestos, lead, mold 
and potentially other toxic substances. No environmental 
reports were available for our review. The location of aquifers 
is an important consideration, given the potential for 
eventual seepage into an aquifer that may be possible 
from these long-abandoned, derelict structures.  

 
Flood Zone:  The Property is situated within the southern portion of Flood 

Map #360091B, dated 4/20/1984, and the northern portion of 
Map #360066B, dated 5/25/1984. FEMA has not completed a 
study to determine flood hazard for the selected location; 
therefore, a flood map has not been published at this time.  

 
To the best of our knowledge, the site has not been subjected to completion of the New York 
State SEQR process. We make no assumptions as to whether the site complies with all 
environmental requirements.  
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DESCRIPTION OF SUBJECT PROPERTY 
 
Improvements "As Is" 
 
In 1910, the City of Buffalo purchased almost 300 acres of land adjacent to the Village of 
Perrysburg, for the purpose of establishing the Buffalo Municipal Hospital for Incipient 
Tuberculosis. The facility opened in 1912 and became the J. N. Adam Memorial Hospital. 
Additional “excess land” surrounding the improvements has been acquired over the years. J. 
N. Adam was used as a tubercular hospital until 1960, when it was turned over to the State 
of New York for use as a Developmental Disability Center.  
 
By 1991, the institutional treatment of such disabilities by the State had ended and the 
complex was abandoned. It has remained abandoned – and open to the ravages of weather, 
trespassers and vandals, and wildlife for the past 26 years. No maintenance has been 
performed, and no measures of any kind [other than the perimeter fencing] appear to have 
been taken to provide security of the abandoned improvements, or to prevent the continued 
and further deterioration of the structures, and their inevitable demise.  
 
Today, the J.N. Adam Hospital 649-acre campus remains situated at 10317 County Road 58 
[Peck Hill Road aka Dayton Road], in rural Perrysburg, NY, 14129 - about an hour south of 
Buffalo. The site is reportedly improved with approximately of the 25± older buildings - most 
of the primary structures on the site – that were constructed between 1909 and 1912. 
However, our inspection revealed that many if not all of these structures are derelict 
institutional masonry buildings with wood-frame porches, abandoned concrete and brick 
midrise buildings, and / or collapsed wood frame accessory structures. The complex has 
been closed, abandoned and fenced off for the past 21 years, and remains off limits to 
everyone but certain state and county personnel. Over this period, nature has slowly and 
inexorably reclaimed what were once functional, if not beautiful improvements and grounds.  
 
A chain link fence encloses the area of the site where the improvements are situated. These 
fenced areas around the buildings include two specific areas: (1) the westernmost parcel off 
Peck Hill Road, which has ten (10) old, functionally-obsolescent single-family houses and 
two other smaller, miscellaneous wood frame structures - primarily situated along the 
southern side of Inwood Drive, and (2) the area around the larger, institutional buildings – 
that being the easternmost parcel off Peck Hill Road along Airview Drive. These areas total 
approximately 57± acres of the total 644.62± acres site. The remaining 587.62 acres 
consists of unimproved virgin woodlands and timber and are considered to be “excess land.” 
 
The site has engendered a large, long-term controversy in the small town of Perrysburg. 
Many people have been arrested there for trespassing and vandalism. Although fencing was 
put up after the facility closed to prevent people from accessing the grounds and structures, 
there is considerable evidence that it has been of little deterrence. Although some people 
are preservationists and argue the merits of preserving and / or restoring the complex, many 
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others in Perrysburg are fed up with the nuisances caused by the trespassers, as well as the 
cost of constant security issues at the Property. 
 

NOTE: The subject Property reportedly is / was improved with 25±24 older buildings, 
many if not all of which are derelict institutional masonry buildings with wood-frame 
porches. However, according to the “Structural Condition Assessment Report - JN 
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design 
Group, Penfield, NY, which is incorporated into this report by reference, Buildings #1 - 
#5 comprise approximately 120,000± square feet of GBA. 

 
Historic Designation 
 
The details of the historical significance of the complex were discussed in detail earlier in 
this report. In summary, since the hospital closed its doors in 1991, a popular local legend 
holds that a stained glass dome in the Hall Rotunda was salvaged from the Temple of 
Music at Buffalo's Pan-American Exposition. However, according to experts knowledgeable 
of such matters, a visual comparison between the surviving dome and a rendering of the 
Temple of Music dome reportedly shows no resemblance between the two. 
 
A preliminary application for listing on the NYS Register of Historic Places was made in 
1985. However, it was never fully completed as required, and designation never occurred. 
Thus, the structure IS NOT historically designated. It remains eligible for State and National 
Register of Historic Places designation, but an entirely new application would need to be 
made. Given its current physical and environmental condition, its approval is considered 
highly unlikely. 
 
Summary 
 
Upon inspection, the buildings originally appear to have been well built, back in 1910 and 
thereabouts. However, they have been vacant and unused continuously for more than 20 
years, and the improvements are in very poor condition, with issues that are well beyond 
being classified as deferred maintenance. It appears that there is asbestos in the buildings, 
which was often found in VAT tile flooring and in the 1950’s vintage glue-on / stapled-on 
perforated 12” x 12” ceiling tiles prevalently used at that time and which have been 
accumulating in wet heaps along the floors and hallways for the past two+ decades. 
Asbestos is also likely in the HVAC system and in some pipe joints. Peeling and flaking lead 
paint is plainly evident throughout the structure, and also possibly in the water lines due to 
old lead piping.  
 
A variety of other environmental hazards are likely present in other deteriorating building and 
waste materials, which have been allowed to accumulate on the floors of the abandoned 

                                            
24 See Note 1 in this report. 
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structures - open to rain, snow and the elements, wildlife, and trespassers for decades. It is 
possible - if not likely - that some of these toxins have been leeching into the soil given the 
long term conditions, and may be finding their way into the groundwater. It appears to us 
that the subject Property may be an ongoing and worsening environmental catastrophe. 
However, we are not experts in these types of environmental issues and are not qualified to 
definitively make these conclusions based solely upon our visual observations.   
 
The completed improvements were Class “C” hospital / medical office buildings, of good 
construction quality years ago.  Class ”C” buildings have masonry or concrete exterior walls, 
and wood or steel roof and floor structures, except for concrete slab on grade.  No building 
permits are known to be open or pending with the local municipality.  

 
The improvements appear to have been adequate for their intended use at one time, but are 
no longer useable without significant structural repairs. Given the speed of innovation and 
new technological advances in the field of medicine, improvements that were built between 
1910 and 1977 inherently incur some functional obsolescence in design for any continued 
use as a hospital or rehabilitation facility. These buildings have an average of 40 to 45 years 
of depreciable life, and an actual age of 100+ years. Thus, the complex has been fully 
depreciated. 
 
Cost to Cure 
 
According to the Executive Summary in the Structural Condition Assessment Report, dated 
November 18, 2016, prepared by Popli Design Group, Penfield, NY,  
 

“New York State Office of General Services (OGS) commissioned this updated 
structural condition assessment to support the potential redevelopment of the five 
original Center buildings. The goal of this study is to evaluate the general condition 
of Buildings 1 - 5 and identify structural deficiencies that may affect their reuse.”   
 
Further, the Popli report Executive Summary states “Our assessment revealed the 
Center is in poor-to-fair overall condition. Widespread deterioration of the buildings 
was observed… The primary structure (slabs, beams, columns, bearing walls, etc.) 
of Buildings 1, 2, and 3 generally appears to be in good condition. There were no 
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apparent signs indicative of global instability or impending structural failure. 
However, …localized structural deficiencies and conditions (listed in descending 
order of urgency) will need to be addressed as [IF] redevelopment planning 
progresses…[or were to be undertaken].”  

 
The Executive Summary continues – “The primary structure of Buildings 4 and 5 
generally appears to be in poor condition. Significant deterioration of exterior brick 
masonry bearing walls, moderate-to-heavy corrosion of steel beams and columns, 
and significant water infiltration were observed throughout all floors of each building.”  
 
Also, “Despite the appearance of being in good overall condition, localized repairs 
and/or reconstruction of Buildings 1 – 3 are likely and should be expected. Exterior 
masonry walls have sustained a fair amount of damage directly related to continued 
water infiltration and lack of maintenance. Deterioration of porch framing will likely 
necessitate large-scale reconstruction or demolition.” 
  
“The degree of deterioration observed at Buildings 4 and 5 may hinder their reuse, 
making redevelopment of these structures infeasible or cost prohibitive.  
Large-scale reconstruction or demolition of these buildings would be expected.”  
 
“Based on the observations made during our assessment, it is our opinion that water 
infiltration resulting from compromised exterior building envelopes and damage 
caused by vandals is directly attributable to the typical deficiencies, deterioration, 
and structural failures observed throughout the Center. If the buildings are left in 
their current, unprotected condition and measures are not taken to repair damaged 
areas, enclose and weatherproof the exterior envelope, continued deterioration 
and localized failures and/or collapse are likely.“ 
 
“Finally, it is recommended that a detailed structural investigation and testing 
program be implemented as part of the planning process when considering potential 
redevelopment options for the Center. The purpose of the detailed investigation 
would be to determine the extent of deterioration and reconstruction necessary for 
the intended use. Destructive and non-destructive testing to evaluate material 
properties and strengths would be an integral component of the investigation and 
provide information necessary to facilitate design of structural repairs.” 

 
In order to estimate the feasibility of any Marketing proposal - or intention for the “…potential 
redevelopment options for the Center…” a potential buyer / investor would deem it 
necessary to assign some rough cost estimates to the various components of the work that 
would be needed on the structure and site to return the complex to viable, functional 
usability. Following are “ballpark” cost ranges that would need to be incurred to re-use 
“…Buildings #1 - #5 [which] comprise approximately 120,000± square feet of GBA,” 
per our NOTE above. WE ARE NOT GENERAL CONTRACTORS NO ENVIRONMENTAL 
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CLEAN UP / MITIGATION CONTRACTORS, AND WE CANNOT STATE WITH 
CERTAINTY THE ACCURACY OF THE FOLLOWING COST FIGURES. NOR CAN WE 
STATE WITH ANY CERTAINY THE VERACITY OF THE SQUARE FOOTAGE INVOLVED 
OR REQUIRED TO BE REPAIRED BEYOND THAT STATED IN THE POPLI REPORT.  
 
THE FOLLOWING FIGURES ARE FOR ILLUSTRATION AND DISCUSSION PURPOSES 
ONLY AND WERE DERIVED BASED UPON OUR DECADES LONG REAL ESTATE 
DEVELOPMENT AND VALUATION EXPERIENCE. THESE ESTIMATES ARE BELIEVED 
TO BE REASONABLE ESTIMATES, WHICH WERE USED IN THE VALUATION OF THE 
SUBJECT PROPERTY - BOTH “As-Improved,” AS WELL AS “As-If Vacant.” 
 

1. Environmental Mitigation and Clean Up 
 
As discussed above,  
 

“It is very likely that there is asbestos in the buildings, which was often 
found in VAT tile flooring and in the 1950’s vintage glue-on / stapled-on 
perforated 12” x 12” ceiling tiles prevalently used at that time and which 
have been accumulating in wet heaps along the floors and hallways for the 
past two+ decades. Asbestos is also likely in the HVAC system and in 
some pipe joints. Peeling and flaking lead paint is plainly evident 
throughout the structure, and also possibly in the water lines due to old 
lead piping.  
 
A variety of other environmental hazards are likely present in other 
deteriorating building and waste materials, which have been allowed to 
accumulate on the floors of the abandoned structures - open to rain, snow 
and the elements, wildlife, and trespassers for decades. It is possible - if 
not likely - that some of these toxins have been leeching into the soil given 
the long term conditions, and may be finding their way into the 
groundwater.” 

 
To restate, a chain link fence encloses the area of the site where the 
improvements are situated. These fenced areas around the buildings include two 
specific areas: (1) the westernmost parcel off Peck Hill Road, which has ten (10) 
old, functionally-obsolescent single-family houses and two other smaller, 
miscellaneous wood frame structures - primarily situated along the southern side 
of Inwood Drive, and (2) the area around the larger, institutional buildings – that 
being the easternmost parcel off Peck Hill Road along Airview Drive. These 
areas total approximately 57± acres of the total 644.62± acres site per the 
table. The remaining 587.62± acres of “excess” land consists of unimproved 
virgin woodlands and timber. 
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Based upon our experience, it would be reasonable to assume that AT LEAST 
$2,000,000 to $4,000,000 would be required to test the entire 57± acre site for the 
various forms of environmental contamination likely present, and to remove and 
properly dispose of these hazardous waste materials. However, this estimated range 
in costs could be less [which we consider to be unlikely] or possibly considerably 
more, depending upon the types and extent of the toxins present, and to what extent 
decades of exposure to the open environment have contaminated the soil and / or 
the groundwater [if any]. 
 

Conclusion of Estimated Cost of Environmental Mitigation and Clean Up 
 

$2,000,000 to $4,000,000 
 

NOTE: This Marketing Study and the separate Appraisal Report are subject to 
the use of two hypothetical conditions, which (1) assume that the ownership 
entity is the People of the State of New York, which has clear title, and that the 
City of Buffalo has no ownership interest or rights, when in fact the City of 
Buffalo has a Reverter clause interest; and (2) assumes that the hospital site, 
the surrounding woodlands, and the groundwater are unaffected by adverse 
environmental contamination conditions, when in fact likely environmental 
contamination was observed at the time of inspection. 

 
2. Cost to Cure the Structural Issues and Defects in the Popli Report – to Building 

“Shell” Condition  
 
Total Area of Buildings 1 – 5 = 120,000 Square Feet 
Estimated Cost to Repair and Restore = $30 to $50 per Square Foot 
 
Conclusion of Estimated Cost to Cure the Structural Issues and Defects in the 

Popli Report – to Building “Shell” Condition 
 

$3,600,000 to $6,000,000 
 

3.  Cost to the Finish Building Shell to an Alternative Use   
 
Total Area of Buildings 1 – 5 = 120,000 Square Feet 
Estimated Cost to Finish Building Shell to an Alternative Use = $100 per 
Square Foot 
 

Conclusion of Estimated Cost to Finish Building Shell to an Alternative Use 
 

$12,000,000+ 
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4. Cost to Completely Demolish the Structures and Improvements, i.e., Restore 

the Site to Natural State [After Environmental Cleanup and Remediation] 
 
Total Area of Buildings 1 – 5 = 120,000 Square Feet 
 
Estimated Cost to Completely Demolish the Structures and Improvements, i.e., 
Restore the Site to Natural State = $15 per Square Foot 
 

Conclusion of Estimated Cost to Completely Demolish the Structures and 
Improvements, i.e., Restore the Site to Natural State [After Environmental 

Cleanup and Remediation] 
 

$1,800,000 
 

These costs will be used to examine the various Feasibility alternatives possible in the 
Highest and Best Use Analysis and in the Valuation of the subject Property “As-Improved,” 
as well as “As-If Vacant.” 
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ZONING ANALYSIS 
 

The subject zoning classification is primarily “AR-40” – Agricultural / Residential zoning, 
which is also the zoning designation for all of the Agricultural Districts that abut the subject 
Property. Thus, the subject Property’s exclusion from being in a recognized Agricultural 
District is undoubtedly due to its hospital use beginning in 1910 or thereabouts. Finally, other 
maps within the "Vision 2025" document and reproduced herein show the area to be rural 
and agricultural, and having a National Land Cover Classification of predominantly 
Deciduous Forest coverage, with some Evergreen Forest and Pasture / Hay areas. In 
conclusion, these latter uses - Agricultural District and Deciduous Forest – are much more 
likely future land usage conditions rather than a Primary Growth Area.  
 
Subject Zoning 
 
In Cattaraugus County, the zoning function is the purview of the Town of Perrysburg. 
However, of the two Zoning Maps that follow, one was available on the Cattaraugus County 
GIS website, and appears to be the most current map available. The other map that is 
included, i.e., which we named the “Old Village Zoning Map,” was obtained from a local 
Code Enforcement Officer. All of the maps that follow are from the County or the Town / 
Village [which no longer exists], and to the best of our knowledge, are the best and most 
recent zoning data available.  
 
Unfortunately, repeated efforts to obtain current zoning text – and any other relevant facts 
and data on the JN Adam Property - from town officials over the course of several weeks 
were essentially fruitless. It is extremely difficult to contact anyone due to their part time 
status – as listed in the town Hall Business Hours on the Town website. We reached out to 
everyone at the Perrysburg Town Hall [by phone / voicemail and e-mail multiple times – 
including the Assessor, Ms. Bonnie Rae Strickland [available by phone only on the 1st, 3rd, 
and 4th Monday of each month – from 5:30 to 9:00 PM, but all calls went straight to 
voicemail], the Town Clerk, Ms. Tamara A. Utley [Saturdays from 8:30 AM to Noon and all 
calls went straight to voicemail], and the Town Code Enforcement Officer, Mr. Mel Shaw 
[716-474-7104; mtshaw@hughes.net]. Only Mr. Shaw responded to us, but only to one short 
phone call and two e-mails. Several other requests for clarification and follow up data were 
never answered.  
 
Following is ALL of the information that we were able to secure. As stated above, we sought 
out additional support and clarification, but it was either unavailable or not provided to us.  
 
District Use and Bulk Regulations 
 
The current zoning of the four (4) tax parcels is mixed, as shown on the Zoning Maps / GIS 
maps that follow. Despite repeated requests to Mel Shaw, any copy of the zoning text, or the 
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District Use and Bulk Regulations was unavailable, other than the inserts that follow in 
this section.  
 

• The vast majority of the lands comprising the subject Property are zoned “AR-40” – 
Agricultural / Residential zone, within the Town of Perrysburg - with a couple of 
exceptions. The “40” appears to stand for “minimum 40,000 square-foot lots when 
developed with a single family home.” 
 

• As shown on the GIS Map, there is a rectangular area of land along the south side of 
Main Street west from Peck Hill Road that is zoned “SR-30A,” within the Town of 
Perrysburg.  This is the northernmost portion of [part of Parcel 16001-1-3.1] and is 
the parcel that fronts along Main Street / SR 39 and includes the lands on both the 
eastern and westernmost sides of Hooker Hill Road, which is zoned “SR-30A.”  

 
• Despite repeated requests for clarification or additional support, we were unable to 

obtain any information as to what “SR-30A” stands for, nor anything on the district 
use or bulk allowed in that zoning. We are assuming that SR-30 means Suburban 
Residential District, which has a bulk requirement for “a minimum 30,000 square-foot 
lots when developed with a single family detached home.” However, we have no 
data on what the “A” designation means. 

 
• Finally, the zoning for the 57 acres and JN Adam buildings was reportedly “I” - 

Industrial in the Village of Perrysburg, as shown on the “Old Village Zoning Map” that 
follows. The subject Property is labeled JN Adam School on the Village Zoning Map. 
However, on March 16, 2010, voters approved a referendum by a 60-9 margin, to 
dissolve the village into the town of Perrysburg.  

 
According to Mr. Shaw, the old Village zoning designation was never changed for 
the subject Property – which is labeled as “JN Adam School.” Apparently, the “I” – 
Industrial zoning formerly in effect remains in effect, and the allowable uses 
reportedly are industrial and school uses. Unfortunately, we could not get any other 
data clarified or confirmed, and at this point, this remains speculation on our part.  

 
The vast majority of the subject Property will accommodate the following uses: agricultural 
usage, churches / religious and seminary usage, school and other educational uses, 
governmental facilities such as libraries, museums, fire stations and municipal buildings, 
municipal or state operated parks, playgrounds and recreational trails, recreational trails and 
parks operated by non-profit entities [by Special Exception] and single-family detached 
dwellings at a density of one DU per 40,000 square feet [“AR-40”], or a density of one DU 
per 30,000 square feet [“SR-30A”]. 
 
The site is situated in an area of very light development density, characterized by uses that 
are primarily single-family residential and agricultural usage, with large areas of undisturbed 
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wooded acreage. The nearest mixed-use commercial and retail is found along Main Street 
NYS Route 39, and in Gowanda and Forestville.  
 
Conclusion 
 
The best information that we have subject Property will accommodate single-family 
dwellings at a density of approximately on single-family detached DU per 40,000 square feet 
[“AR-40”], or a density of one DU per 30,000 square feet [“SR-30A”]. The subject site does 
not lie in a designated Historic District, nor is the site subject to any Landmarks Preservation 
requirements. No moratoriums are known to exist in the area. All public utilities are available 
to the site. There are no known legally restrictive declarations recorded on the subject 
property. Our conclusions are based on the premise that there are no adverse easements or 
encroachments. We have not been advised of the presence of any deed restrictions that 
may restrict the use of the Property. Further, we have not made a title search for deed 
restrictions nor are we qualified to render a title search. 
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MUNICIPALITIES WITH ZONING IN CATTARAUGUS COUNTY 
 

  

JN ADAM 
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OLD VILLAGE ZONING MAP 

 

JN ADAM 
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 ZOOM INTO OLD VILLAGE ZONING MAP 

JN ADAM 
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ZONING MAP  
  

JN ADAM 

JN ADAM 
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ZONING AERIAL MAP 

  

JN ADAM IMPROVEMENTS 
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JN ADAM 
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AGRICULTURAL DISTRICTS [DARKER TAN] RELATIVE TO SUBJECT MAP 
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 MAIN STREET PERRYSBURG 
  

JN ADAM 
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EXISTING LAND COVERAGE 

JN ADAM 
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 EXISTING LAND COVERAGE  

JN ADAM 
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FUTURE GROWTH AREAS  
 

JN ADAM 

JN ADAM 
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GAS WELLS AND MINING ON SUBJECT / IN SUBJECT AREA 
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TOWN OF PERRYSBURG ZONING ORDINANCE EXCERPTS 
 

JN ADAM 
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TOWN OF PERRYSBURG ZONING ORDINANCE EXCERPTS 
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TOWN OF PERRYSBURG ZONING ORDINANCE EXCERPTS 
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TOWN OF PERRYSBURG ZONING ORDINANCE EXCERPTS 
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ASSESSED VALUE & REAL ESTATE TAX 
 

The Property consists of portions of four tax parcels formally known as Tax Parcel #’s 
16.001-1-3.1; 16.021-1-19; 16.022-2-10 and 15.002-1-15 on the Cattaraugus County, NY 
tax maps. Five small parcels that are portions of the larger tax parcels are not part of this 
assignment. 
 
In Perrysburg, the Assessor establishes a value on real property so that school, county, 
town, and special district taxes can be apportioned among the property owners. The 
assessor administers real estate property tax exemptions authorized under state and local 
law. These include partial exemption for veterans, elderly and physically disabled people. In 
addition, there is a basic School Tax Relief (STAR), enhanced (STAR) for senior citizens 
who qualify, agricultural, solar and clerical and business incentive exemptions, partial or full 
exemptions for certain parcels owned by nonprofit organizations, which qualify by reasons of 
religious, charitable, educational, or cemetery use, are also granted. In all other cases, 
applications for these exemptions must be filed by March 1. 
 
Once the assessor estimates the market value of a property, its assessment is calculated. 
New York State law provides that all property within a municipality be assessed at a uniform 
percent of market value. The level of assessment can be five percent, 20 percent, 50 
percent, or any other fraction, up to 100 percent. Everyone pays his or her fair share of 
taxes as long as every property in a locality is assessed at the same percent of value. The 
current assessment equalization rate for the Town of Perrysburg as set by New York State 
is 71.0 percent and the 2017 tax rate is $18.14. 
 
Real Estate Tax Liability  
 
The subject property is located in the taxing jurisdiction of the Town of Perrysburg.  As a 
state owned Property, the subject Property is exempt from real estate taxes. Typically, 
properties in New York State that are owned by tax-exempt entities are fully tax-exempt. The 
Property cards and assessments for the Property that we were able to ascertain are 
presented on the following pages.  
 
Clearly, given the condition of the Property, the subject appears to be significantly over 
assessed. 
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SWOT ANALYSIS 

 
Introduction 
 
A SWOT analysis is an acronym for strengths, weaknesses, opportunities, and threats. It is 
a planning tool that addresses the internal strengths and opportunities of an organization or 
venture and addresses the external opportunities and threats. This Marketing Study report 
contains the following SWOT Analysis, in which we will identify the apparent, relevant 
Strengths, Weaknesses, Opportunities and Threats relative to the J.N. Adam Property. We 
will highlight perceived impediments to any potential development / reuse and / or sale of the 
Property, in light of the impact and costs associated with the identified remedy [or remedies]. 
 
On October 18, 2016, we inspected the subject Property. Subsequent to that inspection, we 
made several attempts to seek out various stakeholders - including a number of elected and 
appointed officials and community leaders - in order to solicit their opinions and viewpoints 
regarding the subject J.N. Adam asset. Our intent was to discuss relevant issues concerning 
the J.N. Adam Property with this group, and to seek their input in developing this SWOT 
analysis from that discussion.  
 
Unfortunately, our repeated efforts to reach these individuals and Town officials over 
the course of several weeks were fruitless and unsuccessful. Phone messages were 
left, and e-mails were sent but were unreturned. In a final attempt, we also reached 
out to Howard Schultz, MAI of Howard Schultz & Associates to attempt to see if – 
together – we could coordinate conference calls to interview stakeholders – all to no 
avail. We were unable to engage in something as simple as having a discussion 
regarding the current zoning text – to many other relevant but more complicated 
facts, data and opinions on the J.N. Adam Property.  
 
Consequently, the following points were compiled based upon all of our research and 
the few points of contact made over the course of the past six months. The following 
strengths, weaknesses, opportunities, and threats represent our opinions of the situation – 
the Physical, Economic, Governmental and Social factors that appear to exist in the Buffalo 
Region, Cattaraugus County, and the Town of Perrysburg - based upon the results of our 
considerable research contained herein. The interaction of all of these forces influences the 
value of every parcel of real estate in the market, and – taken together - dictate the 
likelihood of any potential success for an alternative reuse / redevelopment of the subject 
J.N. Adam Property.  
 
Note that the “Community” refers to the Buffalo Region, Cattaraugus County, and the Town 
of Perrysburg – as is appropriate by the context surrounding the comment. 
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STRENGTHS 
 
Community Strengths: 
 

1. From the discussion when polled [see the comments in Senator Young’s Senate Bill 
S4784C in the State Law section of the Historical Context section of this Study 
[page 82], there appears to be widespread interest on the part of the political 
representatives, community leaders, local preservationists, and to some degree the 
general public [as expressed in various social media outlets] to find a solution to the 
problem of subject Property – other than the status quo; 
    

2. From an economic standpoint, the Cattaraugus County Comprehensive Plan 2025 
was intended to provide guidance and advice to local municipalities on sustainable 
practices that will improve the quality of land use and development in Cattaraugus 
County. In addition, the WNY Regional Economic Development Council has 
prioritized eight target industry sectors where Cattaraugus County has strengths. 
These are advanced manufacturing, tourism, agriculture, and to some extent, bi-
national logistics as shown below; 

 
 
 
 
 
 
 
 

  
 

3. The County benefits from its farms, mines and forests; they provide jobs and income 
for area residents, and they contribute to the character of the County. These 
resources need to be utilized in a sustainable manner, so they continue to provide a 
source of livelihood for County residents; 
 

4. The County has completed an Agriculture and Farmland Protection Plan that 
provides strong guidance for how to support the agricultural sector. The best 
agricultural soils tend to be in the northern portion of the County [the subject 
local area], which is also where there are stronger development pressures. It is 
important to keep important agriculture lands available for farming. Another threat to 
farming is the need to develop the next generation of farmers, as many of the 
County’s farmers are aging. 

 
5. The nature of agricultural operations in the County has been changing. Crop sales 

have been increasing, including nurseries, greenhouses and fruits and vegetables, 
while revenues from livestock farming have been decreasing. Overall, the loss of 
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revenues from livestock farming has been offset with growth in sales from crop 
production. Some of the Agricultural sector highlights of Cattaraugus County 
are the following points: 

 
6. Many farms have high quality hardwoods and forestry is an important source of 

additional revenue to farmers in Cattaraugus County; 
 

7. Cattaraugus County still has a vibrant agricultural economy. The average value of 
sales per farm has increased by nearly 52 percent over the past decade and a half, 
even when the figures are adjusted to account for inflation; 

 
8. The Agricultural and Farmland Protection Plan notes that the greatest threat to 

farming in Cattaraugus County is low-density residential development. Although it is 
not large in scale, it has the effect of permanently removing land from agricultural 
production, and also increases the risk of conflicts between farm operations and the 
neighboring properties. Development pressures on farmlands are strongest in the 
area surrounding the Village of Ellicottville; 

 
9. There is also some pressure in the northern portion of the County where there has 

been growth in the number of large lot second homes, primarily used for recreational 
activities, such as hunting, snowmobiling and similar outdoor recreation uses. There 
are minimal pressures on agricultural lands in other areas of the County; 

 
10. There are limited areas of Prime and Productive soils in the County. According to the 

Cattaraugus County Agriculture and Farmland Protection Plan, only 15 percent of 
local soils are rated as Prime, and these tend to be in areas with stronger 
development pressures, such as the northern portion of the County. This suggests 
there may be the need to protect prime soils from inappropriate development; 

 
11. Cattaraugus County has certain niche farming strengths. The County ranks first in 

the State in the number of bee colonies, and first in the value of non-traditional 
livestock (e.g. bison). It is second in the State for Christmas trees and other “short 
rotation woody crops”, both for value of sales and the number of acres, and ranks 9th 
across the United States for the number of acres devoted to this crop. Other types of 
crops are also finding success in niche markets (e.g. hops, shitake mushrooms). 
Specialty crops could support the development of local wineries and breweries. 
Other strengths include aquaculture (8th in NYS) and horses (8th in NYS for the 
number of horses and ponies); 

 
12. Cattaraugus County is ranked 8th in New York State for the number of horse farms. 

Generally, indications are that many of these horses are ‘non-commercial’ and kept 
for pleasure use or on farm use. The presence of Amish communities increases the 
number of horses in use, as workhorses are used on their farms. The equine 
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industry is not a strong agricultural sector on its own, but it does provide value for 
tourism, recreation, and for its importance as a contributor to the agricultural 
infrastructure such as feed dealers, and large animal veterinaries.  

 
13. There is potential to develop additional niche markets, such as organic foods, ethnic 

specialty markets and unusual products. Many farms have high quality 
hardwoods and forestry is an important source of additional revenue to 
farmers in Cattaraugus County. Keeping land in agriculture use is fiscally 
beneficial to the local community, because farmland tends to require very little in 
public services compared to the amount of property tax revenues it generates. A 
study by the American Farmland Trust estimates that on average, farmland requires 
$0.35 in services for each $1.00 in tax revenues, compared to $1.16 for each $1.00 
for residential development; 

 
14. Some of the Mining sector highlights of Cattaraugus County are the following 

points: Cattaraugus County has a number of valuable mineral resources. The 
County is one of the top gas producing counties in the State, ranking 6th in 2012, the 
most recent year available. Historically, the extraction of oil, natural gas, gravel and 
other minerals has been a component of the County’s economic base. The subject 
Property has several natural gas drilling rigs on the Property; 

 
15. County’s mining resources are significant, and the County hosts some of New York 

State’s largest gravel mines. Mining is an important economic activity in the County, 
especially in the local subject area. The problem of land reclamation and land use 
conflicts between mines and adjacent properties are issues that need to be 
addressed; 

 
16. Recreational and Tourism sector highlights of Cattaraugus County include the 

following points: Cattaraugus County is fortunate to have a number of world-class 
recreation areas and facilities. Allegany State Park is the largest park in the State’s 
system and covers over 65,000 acres of forests and lakes. The County-operated 
Onoville Marina on the Allegheny Reservoir is the largest inland marina in New York 
State. Holiday Valley and HoliMont are two major ski resorts located in the County;  

 
17. Cattaraugus County contains numerous recreational trails for hiking, 

mountain bicycling, snowmobiling, and horseback riding. Some of the trails 
are special use, but others support multiple activities. In addition, there is a 
well-developed snowmobile trail network, which is part of the state-supported 
system of snowmobile trails; 

 
18. A national trail, a state trail, and several local trails traverse Cattaraugus County. 

Two regional hiking trails, the North County Trail and the Finger Lakes Trail, 
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conterminously traverse the County. The local trails are disconnected, and are, for 
the most part, maintained by non-profit, volunteer organizations; 

 
19. Recreational trails are a growing natural asset of the tourism economy.  Various 

trails serve local communities, which can bring tourism dollars to those communities. 
Trail users often patronize local businesses while traversing the area and most often 
rely on support services. For example, the Outdoor Industry Association estimates 
that recreational bicyclists nationwide spend in excess of $46.9 billion annually on 
meals, transportation, lodging, gifts, and entertainment; 

 
20. In 2014, Cattaraugus County embarked on a new initiative to develop a County-

Wide Trails System that will integrate the preservation and promotion of the County’s 
natural assets, maximize the opportunities for trail / outdoor / adventure / recreation 
seekers, and capitalize the economic benefits of an outdoor-oriented tourism activity. 
The focus of the initiative was to examine the feasibility of developing new trails and 
connecting existing trails to create a complete system of trails within the County; as 
well as connecting to trails to the North, South, East and West. The initiative 
provides a means to: work with local and regional stakeholders; share ideas and 
facilitate cooperation; and focus on opportunities for local stakeholders to work 
together to expand the trail system within the County; 

 
21. Because many trails are constructed and maintained by volunteer and non-profit 

organizations, the County's trail initiative is also intended to enhance capacity within 
the local groups. In October 2014, the County convened a meeting of a group of trail 
organizations representing a variety of trails: equestrian, snowmobile, hiking, 
bicycling and water. This first meeting established the Cattaraugus County Trails 
System Advisory Committee.  Members represent local trails, other county trails, and 
regional trails. 

 
Other important economic and demographic characteristics of the County and Town of 
Perryville include the following points: 
 
J.N. Adam Property Strengths: 
 

22. Architecture interesting and perhaps notable; 
 

23. Utility infrastructure was good at one time, but its status is unknown at this time;  
 

24. The existing buildings could possibly jump-start potential uses, (1) assuming a 
feasible potential use could be identified; and (2) depending upon the cost to 
structurally rehabilitate the buildings into useable “shell” condition. Based upon our 
experience, this cost could reasonably be anticipated to range between $3,600,000 
to $6,000,000; 



NATIONAL │ REAL ESTATE RESERACH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 250 

WEAKNESSES 
 
Regional Weaknesses 
 

1. Buffalo’s Housing & Real Estate Markets are depressed. Despite the City's best 
efforts, most neighborhoods have experienced loss of population and deterioration 
during the past - in years 1990 through 2005. These trends occurred due to the loss 
of jobs in the city, out-migration to the suburbs and beyond, and the increase in 
individuals and families living below the poverty line and depending on social 
assistance; 
 

2. In 2000, Buffalo had 145,574 housing units in 54 designated City neighborhoods, of 
which just 43 percent of the occupied units were owner-occupied. However, 22,854 
or 15.7 percent of the housing units were vacant or abandoned. There were also 
10,170 vacant residential lots and 8,684 abandoned structures, leaving the city with 
a substantial clearance and reconfiguration problem; 

 
3. Furthermore, few new homes have been built over the past several decades. From 

1990 to 2000 only 3,656 new units were built. Many of these were delivered 
through public housing programs or with public assistance. There has been 
little unsubsidized private sector investment.  By comparison, the housing stock 
expanded by 20,134 units in the remainder of Erie County; 

 
4. Buffalo faces large issues with vacant and abandoned houses, as the city ranks 

second only to St. Louis on the list of American cities with the most vacant 
properties per capita. Since 2000, the city has torn down 2,000 vacant homes but 
as many as 10,000 still remain; 
 

5. Population density is declining with overall population decline, overall and in the 
majority of the city’s Planning Communities. Between 1990 and 2000 the city’s 
density fell from 8,073 to 7,206 people per square mile; 

 
6. The loss of traditional jobs in manufacturing, rapid suburbanization and high costs 

of labor have led to economic decline, making Buffalo one of the poorest among 
U.S. cities with populations of more than 250,000 people. An estimated 28.7 to 29.9 
percent of Buffalo residents live below the poverty line, behind either only Detroit, or 
Detroit and Cleveland; 

 
7. Employment and population growth are major determinants of demand for 

residential and commercial real estate development. Because both are growing 
slowly – or declining - all regional real estate market segments are performing only 
fair to poorly. Due to a lack of employment growth housing starts are low, and 
commercial property absorption activity is meager compared with available supply, 
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in some cases with several years inventory available. Office vacancy rates are in 
the 20+ percent range. Demand is low, and pricing is fair to poor; 

 
8. Buffalo's median household income of $27,850 is third lowest among large cities, 

behind only Miami and Cleveland; 
 

9. The trend of people moving out of the two main cities – Buffalo and Niagara Falls - 
has continued unabated since the 1960’s.  By 2000, the 
population of Buffalo had declined by 35,475 or nearly 
11 percent since the previous census. Buffalo's 
neighbor, Niagara Falls shrank by more than ten 
percent during the same period, from 61,840 to 55,593. 
Over the same period, the nation as a whole grew by 
more than 13 percent and New York State grew by more 
than five percent, as shown in the chart at right;  

 
10. Within the Buffalo - Niagara Falls metropolitan area, roughly 80 percent of the 

population reside in Erie County, which includes the City of Buffalo. Niagara 
County, which includes the City of Niagara Falls, is considerably less densely 
populated. Population in both counties has declined for the past four decades;  

 
11.  The Buffalo MSA is projected to have a total population in 2020 of 1,175,225. The 

projected population change from 2010 to 2020 is +39,883 or +3.5 percent in total, 
but just 0.035 percent annually. The population ages 65 years and over is projected 
to change from 183,572 in 2010 to 248,884 in 2020, a change of +65,312 or +35.6 
percent. The rule of thumb that indicates a healthy housing market is annual 
growth in households of 1.0 percent or greater. These figures suggest a 
stagnant housing market in the Buffalo MSA; 

 
12. Annualized Net Migration through June 2016 is -3,300 people annually. This is a 

very bad indicator for the region as well as for the rural areas outside of Buffalo. 
Given these conditions in Buffalo, why would any investor entertain new 
development / redevelopment in the Town of Perrysburg? 

 
13. These are all very bad indicators for the Buffalo Region as well as for the 

rural areas outside of Buffalo. People are fleeing; Existing housing is vacant; 
Commercial vacancy rates are high. Given all of these conditions in Buffalo, 
why would any investor entertain the prospect of investing equity capital into 
new development / redevelopment in the Town of Perrysburg? 

 
14. This situation does not bode well for any redevelopment / alternative use of 

the subject JN Adam complex, which is situated in a far more rural location 
30+ miles south of Buffalo. As a result, it is a reasonable conclusion that it 
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would attract significantly less development demand than exists in Buffalo, 
the heart of the regional economy. Where is the demand for new development 
/ redevelopment in the Town of Perrysburg emanating from? 

 
County Weaknesses: 
 

15. Cattaraugus County is a very scenic area that is characterized by wooded hillsides 
that form the foothills of the Appalachian Mountains, interspersed with farm fields 
and attractive settlements. A network of federal, state, county and local roads 
serves the communities in Cattaraugus County, but the subject area is far removed 
from primary roadways. Interstate-90, the New York State Thruway is the primary 
roadway to access the Town of Perrysburg. I-90 is a north / south highway that runs 
along the eastern shore of Lake Erie, from Buffalo south through Chautauqua 
County, which is east of Perrysburg. However, from I-90, one must take one of 
several local, two-lane county or state roadways south and / or east into 
Cattaraugus County and the Town of Perrysburg; 
 

16. Adequate public mass transit is important for any large-scale development projects. 
There is a definite need for efficient and reliable public transportation in 
Cattaraugus County, as 21.7 percent of the population is over 60, 17.2 percent of 
the population lives below the poverty level, and an estimated 9.2 percent of total 
households in 2010 had no vehicle; 

 
17. The 2014 Update of the Coordinated Public Transit-Human Services Transportation 

Plan identified gaps in transit service for the disadvantaged population, as well as 
the general public. In particular, service is very limited in the northern portion of the 
County, where residents depend largely on volunteer services. The Villages of 
Delevan and Gowanda fall within this category; 

 
18. Total employment has increased annually over the past decade in the State of New 

York by +0.1 percent but has decreased annually by -1.7 percent in the County. 
From 2014 to 2015 unemployment decreased in New York by -1.0 percent and 
decreased by -0.8 percent in Cattaraugus County. In the State of New York 
unemployment has decreased over the previous month by -0.2 percent but has 
increased by +0.6% in the County. As discussed, 2016 unemployment rates have 
remained consistently higher in the County than in the state or nation, and were 
trending higher in December 2016; 

 
19. The 2016 median household income for the county was $44,650, which was -19.5% 

lower than the United States median household income of $55,497. The median 
household income for the county is projected to grow by +1.6 percent annually, 
increasing the median household income to $48,376 by 2021; 

 



NATIONAL │ REAL ESTATE RESERACH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 253 

20. Cattaraugus County had a 2016 total population of 77,205 and experienced an 
annual growth rate of -0.7 percent, which was lower than the New York annual 
growth rate of +0.4 percent; 

 
21. Within the County, the population density was just 58 people per square mile 

compared to the higher New York population density of 409 people per square mile 
and the higher United States population density of 90 people per square mile. As 
discussed in the Town of Perrysburg section, population densities this low are 
classified as akin to a “Desert” environment, with “Rural” densities being 100 or 
greater; 

 
22. Cattaraugus County is a rural county with a declining population, which is 

NOT a condition that is conducive to real estate development. The County’s 
population peaked in 1980 at 85,697. Population change, however, has been 
unevenly distributed, with greater losses in the County’s cities and villages. 
Population losses occurred across the County, with all but five Towns experiencing 
population losses between 2000 and 2010. The Towns of Napoli, Conewango, 
Farmersville, and Lyndon saw population increases of approximately 6 to 7 percent 
between 2000 and 2010; 

 
23. The population loss has occurred within the cities, villages and hamlets that were 

the traditional centers for the County, and where there has been the greatest 
investment in infrastructure. The decline in population in Cattaraugus County has 
been occurring since 1990 at the least. Between 1990 and 2010, the County’s Total 
Population declined by -3.638 percent, from 83,955 to 80,317 people; 

 
24. Historic demographic data for Cattaraugus County and its population trends show 

the decline in population in Cattaraugus County has been occurring since 1990 at 
the least. Between 1990 - 2010, the County’s Total Population declined by -3.638 
percent, from 83,955 to 80,317 people; 

 
25. However, more recent data as shown in the chart below point to continuing 

declines. Between 2010 and the middle of 2014, the County’s Total Population 
declined by -2.03 percent, to 78,600 people. Annual Migration was negative each 
year, with -512 people leaving the County in 2014, and Annual Net Migration was 
also negative. Subsequent data show a continued decline to 77,922 people in 2015 
indicating the County’s Total Population decline was -2.90 percent between 2010 
and 2015; 

 
26. According the Website City Data, Cattaraugus County was #27 in the country on 

the list of "Top 101 counties with the largest number of people moving out 
compared to moving in (pop. 50,000+);" 
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27. Because many Towns in Cattaraugus County have relatively small population 
bases, in some cases minor changes in the number of residents represented a 
significant proportion of the municipality’s population. However, Perrysburg’s -8.2 
percent decline over the decade was the 4th largest decline in the entire County;  

 
28. The 2016 median age for the county was 41.54, which was 9.21 percent older than 

the United States median age of 37.72 for 2016. The median age in the county is 
anticipated to grow by +0.63 percent annually, increasing the median age to 42.86 
by 2021. As the population is aging, there is also a growing diversity in the makeup 
of the ‘typical’ household. “Traditional” families of a married couple with children 
living at home represent only 17 percent of all households in the County. The 
proportion of “non-traditional” households is likely to grow, which may have an 
impact on type of housing needed; 

 
29. The median age of the population has been increasing. There is a growing 

percentage of seniors (age 65 and older) and a corresponding decrease in the 
proportion of youth; 

 
30. The proportion of seniors is growing, but remains the smallest share of the County’s 

population. However, the over 65 population in Cattaraugus County is growing at a 
faster rate than both the rest of New York State and the Nation as a whole; 

 
31. In addition to the local population in the Town of Perrysburg becoming much older, 

many are also living below the poverty limit. [It is likely that seasonal – second 
home homeowners account for the higher income areas around the Town limits 
itself]; 

 
32. These age / population statistics are very poor indicators for housing demand 

and for alternative reuse of the subject Property. People of working ages and 
in their prime family-rearing / household formation years continue to leave 
the regional and local area, while the number of elderly and those on fixed 
incomes / governmental entitlements continue to grow – somewhat 
dramatically in the 65 to 74-year-old age groups; 

 
33. The 2016 number of households in Cattaraugus County was 32,359. The number of 

households in the county is projected to retract by -0.1 percent annually, reducing 
the number of households to 32,118 by 2021; 

 
34. Growth in Household Formations is one of the Primary Determinants of 

Demand for several real estate property sectors. Declining household 
formations does not engender the interest of investors seeking to place 
capital in projects such as redevelopment of the subject Property; 
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35. The 2016 average household size for the county was 2.31, which was -12.18 
percent smaller than the United States average household size of 2.63 for 2016. 
The average household size in the county is anticipated to retract by -0.53 
annually, reducing the average household size to 2.24 by 2021; 

 
36. The family type with the greatest decline is “married couples with children living at 

home,” which fell by 26 percent. This decline is related to the aging of the 
population and represents an increasing number of “empty nest” families, where the 
children have grown up and moved out of the family home; 

 
37. These statistics represent another negative trend for the local housing market 

as a healthy housing market is characterized as one with an annual 
household growth rate of one percent or more. Typically, married couples 
with children fuel by this growth; 

 
38. There were an estimated 41,047 housing units in Cattaraugus County in 2012. The 

number of housing units in the County has been increasing at a rate faster than the 
number of households. Whereas the number of occupied housing units 
(households) grew by +0.7 percent between 2000 and 2010, the total number of 
housing units grew by +3.2 percent. Between 2000 and 2012, the growth in number 
of housing units was 3 times the growth in households; 

 
39. The seasonal housing market has a significant influence in the County and much of 

the increase in the number of units was due to a growing number of seasonal 
homes. Homeownership rates are comparable to other rural counties, and the 
County has seen an increase in the availability of rental units. While vacancy rates 
appear high (21 percent), when seasonal and recreational housing is removed 
the vacancy rate drops to 8 percent; 

 
40. A healthy housing market will typically have a vacancy rate of 5 to 6 percent 

to account for units in transition (being sold, made ready for a new tenant, 
and other factors) Some of the excess vacancy is due to dilapidated units; 

 
41. There is some pressure in the northern portion of the County where there has 

been growth in the number of large lot second homes, primarily used for 
recreational activities, such as hunting, snowmobiling and similar outdoor 
recreation uses. There are a relatively large proportion of vacant housing units in 
Cattaraugus County, representing 21 percent of all units. But a significant 
proportion of the units that are classified as “vacant” units are second homes and 
seasonal rental properties; 

 
42. In the County, approximately 13 percent of all units are categorized as “seasonal 

housing.” This category means that the house is not considered the primary 
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residence of the owner, and generally is occupied only for a portion of the year. 
While these homes are technically “vacant” by Census definitions, they are 
intentionally kept for occasional use, either as a second home or a seasonal rental 
property. The number of seasonal housing units grew from 12.2 percent of units in 
2000 to 14.7 percent in 2010.  The estimates for 2012 suggested that the peak in 
seasonal units had moderated, and the number of seasonal units dropped to an 
estimated 12.8 percent of all units. However, seasonal units remain a significant 
part of the Cattaraugus County housing market; 

 
43. As can be expected relative to all of the prior data, the number of building permits 

issued in Cattaraugus County annually is extremely low – never exceeding 80 
in any single year since 2001. Further, between 2007 and 2013, total annual 
residential permits issued never exceeded 11. These figures are a minute 
fraction of the number of permits issued in neighboring Erie County, NY; 

 
44. Median Housing values in Cattaraugus County and Perrysburg range between 

$80,000 and $90,000, significantly below the New York State range; 
 
Town of Perrysburg Weaknesses: 
 

45. The Town of Perrysburg is very small and rural. It lies entirely within postal Zip 
Code 14129. Perrysburg - Gowanda Road /New York State Route 39 is an east-
west highway through the town, and the primary roadway. It is a two-lane rural 
country road. Peck Hill Road [CR 58] - (aka Dayton Road) is the primary north-
south highway into and through Perrysburg. It is also a two-lane rural country road 
that intersects Perrysburg - Gowanda Road / NYS Route 39 in the center of the 
Town of Perrysburg. Located around this intersection are the local fire station, and 
the town hall / municipal building and post office. There are no traffic lights in 
Perrysburg. There is no public transportation in the Town. The only transportation 
linkages in Perrysburg are the two roadways discussed previously. There are no 
other ways into or out of the downtown area; 
 

46. As of the 2000 census, there were 1,771 people, 685 households, and 487 families 
residing in the town. The population density was 62.1 people per square mile. This 
population has also been consistently decreasing since 1990. As of 2016, the 
population was estimated to be just 950, and the 2021 projection is for just 902 
residents. Population densities this low are classified as akin to a “Desert” 
environment, with “Rural” densities being 100 or greater; 

 
47. The chart showing the concentrations of local employment notes that only 5 of 50 

County employers are located in the local Perrysburg area; 
 

48. Jobs are a major factor for the housing demand in a market area. High levels of 
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employment and low unemployment rates tend to lead to healthier housing 
markets, which is not the case in Perrysburg. As discussed, the only major 
employer in the area is the Seneca Indian Tribe. There are also some employment 
opportunities in the gravel mines in the local area. Farming and agriculture are also 
the primary employment activities in the Town of Perrysburg; 

 
49. What was particularly noticeable during our inspection was the sparseness of 

development along CR 58 Peck Hill Road and Perrysburg - Gowanda Road [NYS 
Route 39], which is the “main drag” through the center of the Town. The intersection 
of both of these roadways - CR 58 Peck Hill Road to the south and to the north [aka 
North Road] north of Perrysburg - Gowanda Road [NYS Route 39] aka Main Street 
- is the major intersection in town. Along both sides of Perrysburg - Gowanda Road 
[NYS Route 39] aka Main Street, are residential homes, and a few commercial 
establishments, such as a small diner. Main Street in Perrysburg was particularly 
notable for its lack of any of the necessities required for commercial development, 
such as shopping, grocery stores, pharmacies, and other daily uses required by the 
local population; 

 
50. Gowanda provides the nearest retail, grocery, pharmacy and other necessary local 

services needed by the population of Perrysburg. Recreational amenities, medical 
facilities, community services and employment centers are all located outside of the 
local area in the adjacent towns, rather than in Perrysburg. As such, it would be 
extremely difficult for the Town to support any kind of large scale 
development on the subject Property, as the infrastructure required by the 
eventual users – be they residences or commercial users - does not exist in 
the Town; 

 
51. Recreational amenities, medical facilities, community services and employment 

centers are all located outside of the local Perrysburg area in these adjacent towns, 
rather than within Perrysburg. Although these few retail and food stores may be 
adequate to support the current population density, it would be extremely 
difficult for the Town to support any kind of large scale development on the 
subject Property, as the infrastructure required by the eventual users – be 
they residences or commercial users - does not exist in the Town of 
Perrysburg, and would be woefully inadequate for the needs of any new 
development; 
 

52. The Town of Perrysburg has a part time staff. From our experience in trying to 
contact them and engage them in conversation about the zoning and the subject 
Property, it appears that there may not be a high degree of civic participation in the 
Town affairs. However, our opinion may well be due to a high level of Town 
frustration over the J.N. Adam property situation;  
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53. When polled [see the comments in Senator Young’s Senate Bill S4784C in the 
State Law section of the Historical Context section of this Study [page 82], some of 
the political representatives and community leaders have strong opinions regarding 
the subject Property. However, based upon our experience with them, it is 
questionable how engaged they are in finding a mutually beneficial use and solution 
to the issue; 

 
54. It is likely that – given its small geographical size and low density of residents / 

taxpayers in the Town - the Town is probably not especially well funded. Further, to 
the naked eye, there does not appear to be a significant wealth in the community – 
given its agricultural economic base and the lack of major employers in Perrysburg 
[just 5 of the top 50 County employers]; 

 
55. The Town of Perrysburg lacks a diversified economy. The economic base consists 

primarily of agriculture, with other small components;  
 

56. Time is not on the side of the Town as the State is not contributing / paying for 
security and / or carrying costs of the Property to the best of our knowledge; 

 
57. Apparent lack of full time zoning staff could cause issues if the Property is sold to a 

third party, i.e., old “Village’ zoning will not protect the community from undesirable 
uses; 

 
58. Lack of transportation linkages - the only transportation linkage in Perrysburg is the 

two roadways discussed previously. There are no other ways into or out of the 
downtown area; 

 
59. Low ROI agricultural usage surrounds the Property thus limiting potentially feasible 

redevelopment / alternative uses; 
 

60. The market for real estate properties within the Buffalo Region, Cattaraugus County 
and the Town of Perrysburg is extremely soft. The subject Property is situated 
within an area without an active real estate sales market. The mean marketing time 
for the 23 sales used in the Appraisal Report was 1,186 days or 39.52 months, and 
the median marketing time was 1,342 days or 44.73 months. It is highly likely that 
any effort to sell the subject Property would require an exposure and marketing time 
of several years;  

 
J. N. Adam Property Weaknesses: 
 

61. First and foremost, the J.N. Adam Hospital complex has been erroneously 

reported as “…being listed on the New York State Register of Historic Places in 
1985.” This statement is untrue, and JN Adam has NOT been designated as an 
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historic property, either in the New York State Registry or on the National Register 
of Historic Places, as discussed beginning on page 65 herein; 
 

62. The buildings are poorly maintained with significant structural deficiencies that need 
to be addressed before any new use could be contemplated; 

 
63. The campus is overgrown and trashed; 

 
64.  The buildings are old and functionally obsolete, thus making any reconfiguration 

and new interior build-out very difficult; 
 

65. The buildings and complex has been an institutional use for more than 100 years; 
 

66. The buildings do not suit whatever potential use that may be best; 
 

67. Significant costs to demolish if required; 
 

68. If Property is sold to a third party, old “Village’ zoning will not protect the community 
from undesirable uses; 

 
69. Complexity and extended timing of State’s property disposition process; 

 
70. Unknown out of pocket expenses - $1 million plus or minus (??) per year in security 

expenses, fencing, law enforcement expenses and salaries, and carrying costs; 
 

71. Limited detailed knowledge of the Property within the stakeholder community; 
 

72. The Environmental Issues - “The Perrysburg community deserves to have the state 
and local governments address the issues confronting the J.N. Adam facility. 
Numerous problems have plagued the site since the state effectively abandoned it 
24 years ago. The situation is further complicated because the City of Buffalo may 
continue to have a legal interest in the property. It is derelict, a risk to public 
safety, costs taxpayers money, and an eyesore that hampers community 
development,” said Senator Catharine Young; 

 
73. “The J.N. Adam facility has become known for its deteriorating condition. As 

long as it remains in its current state, it will continue to be a dangerous place, 
attracting unlawful urban explorers and others who risk illness, injuries or 
worse when entering the property. Safety mechanisms put in place have not 
worked, and town residents and local government officials have asked for progress 
to be made,” Senator Catharine Young; 

 
74. “The community of Perrysburg and the surrounding area has dealt with a 
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large, decaying, and dangerous eyesore owned by the State of New York in 
the middle of the town center for nearly 20 years,” said Assemblyman Joe 
Giglio. “The cleanup and disposition of the J.N. Adam property is long 
overdue… It is important to recognize and thank the Perrysburg community and 
officials for their advocacy and patience, as well as Senator Young and Assembly 
member Crystal Peoples-Stokes. I’m hopeful that this legislation will begin the 
productive process of finding an end use for the J.N. Adam property in the Town of 
Perrysburg,” said Assemblyman Joe Giglio; 

 
75. “The J.N. Adam facility is in deplorable condition and it's time that something is 

done about it. I applaud my colleagues, Assemblyman Giglio and Senator Young, 
for their efforts, and I'm glad we were able to move the legislation forward. This is 
indeed progress,” said Assemblywoman Crystal D. Peoples-Stokes, Chair, NYS 
Assembly Committee on Governmental Operations; 

 
76. Dennis Stopen, Supervisor for the Town of Perrysburg said, “We appreciate the 

support of Senator Young and Assemblyman Giglio regarding what they did by 
introducing the two bills regarding the J.N. Adam property. It has been a problem 
for our town for many years, so the Town Board of Perrysburg, myself and Mary 
Denea, of the J.N. Adam Citizen's committee, want to say thank you so much for 
your efforts on our behalf;” 

 
77. “Since 1991, many of the buildings, most of which contain asbestos and lead paint, 

have begun to rot and deteriorate at a rapid pace. The Town of Perrysburg has now 
identified the site as a potential health hazard due to the continued neglect, 
disrepair, and lack of security…This is the most progress that has been made in 
years and it is a huge step forward in solving this problem. Hopefully we will soon 
see a day when the Property no longer stands as an eyesore, but as a shining 
location in the community,” Senator Young said. 

 
OPPORTUNITIES 
 

1. The Town of Perrysburg can save the considerable annual carrying costs of security 
expenses, fencing, law enforcement and carrying costs and put the funds to better 
use. State ownership avoids real estate taxes, but this hurts the Town of Perrysburg 
revenues; 
 

2. Agriculture is important to the County as a land use, as a source of income, and as a 
major employer. Agricultural uses are distributed throughout the County, with a 
greater concentration in the northern portion of the county where soils and slopes 
are more favorable to agricultural pursuits. There is potential for reuse of the 
Property for some agricultural use or “niche’ farming use; 

 



NATIONAL │ REAL ESTATE RESERACH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 261 

3. The County’s economic base has shifted from manufacturing to a more service 
economy base. Tourism, which was the smallest sector in 1990, is now the fourth 
most important employment base for the County’s workers. There is potential for 
reuse of the Property for some tourism-oriented use such as recreational trails, or 
hunting cabins and hunting pursuits; 

 
4. Cattaraugus County is fortunate to have a number of world-class recreation areas 

and facilities. Allegany State Park, created in 1921, is the largest park in the State’s 
system and covers over 65,000 acres of forests and lakes. The County-operated 
Onoville Marina on the Allegheny Reservoir is the largest inland marina in New York 
State. Created as a result of the construction of the Kinzua Dam across the 
Allegheny River in the mid 1960’s, Onoville offers campsites and dock space. 
Holiday Valley and HoliMont are two major ski resorts located in the County; 

 
5. There are a plethora of active gas wells in the immediate subject area and the 

Gowanda / Persia areas to the east. Depending upon the geology, feasible uses 
may include more intensive mineral uses or gravel mining usage;  
 

6. Large land area on the subject Property with utility infrastructure - the subject JN 
Adam site has had its own underground utility systems from the on-site power 
building. However, the site reportedly also has potential access to former Village of 
Perrysburg water and sewer system, which would be attractive for real estate 
development including second home / vacation homes. 

 
THREATS 
 

1. The condition of the abandoned hospital improvements observed during our 
Property inspection STRONGLY suggests the presence of significant 
environmental contamination - potentially from asbestos, lead, mold and 
potentially other toxic substances. No environmental reports were available for 
our review. The location of aquifers is an important consideration, given the 
potential for eventual seepage into an aquifer that may be possible from these 
long-abandoned, derelict structures; 
 

2. The J.N. Adam Property remains eligible for both the National and New York State 
Registers of Historic Places. However, if there ever were interest in having this 
nomination forwarded for listing, the Division for Historic Preservation would need a 
new nomination prepared. At the time of submission of the original nomination 
[1985], the J.N. Adam Property was described [at that time] as being in “Excellent 
Condition.” It is readily apparent that this condition is no longer relevant or true. This 
fact would likely preclude any future historical designation for the subject Property; 
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3. More important, the Temple of Music was a concert hall and auditorium built for 
the Pan-American Exposition in Buffalo in 1901. U.S. President McKinley was 
assassinated inside the building on September 6, 1901. The structure, like most of 
the other buildings at the exposition, was demolished when the fair ended. A popular 
local legend holds that a stained glass dome in the now-vacant J.N. Adam Memorial 
Hospital was salvaged from the Temple of Music. According to the Historic 
Nomination Form description, “The round, dome-covered dining room was planned 
as the hospital’s grandest interior space. The glass in the oculus was a gift of Mayor 
Adam, and came from the dome the of the Temple of Music and the site of President 
William McKinley’s assassination.” However, no documentary evidence is currently 
available to substantiate this claim. Newspaper accounts of the hospital’s dedication 
on November 12, 1912, fail to mention the oculus, and Coxhead’s original drawings, 
which may have indicated the dome’s provenance, are missing. Furthermore, other 
written reports also do not substantiate this claim. According to several sources 
cited, “a visual comparison between the hospital's dome25 and this rendering of the 
Temple of Music shows no resemblance between the two.” Thus, there appears to 
be no basis in fact - or adequate support for its most compelling argument, i.e., 
the origin of the dome – thus negating the claim that the Property has any 
historical merit as anything other than an old tuberculosis hospital from 1912; 

  
4. State likely would put the Property out to bid. If it sells to a third party, the Town / 

County will lose ability to control the site / future usage; 
 

5. State can ignore zoning if they put a state use on the Property; 
 

6. In 1998, the Empire State Development Corporation (“ESDC”) made preparations to 
sell most of the J.N. Adam property through a bidding process, after the JN Adam 
complex was closed seven years earlier in 1991 – but likely when it was still 
somewhat functional. The bidding process produced a high bid of just $300,000. The 
bidder was Trathen Land Company, a timber / logging company that wanted to 
harvest / strip the site of its timber. However, the City of Buffalo rejected the sale and 
declined to release the Reverter, and the complex has continued to be abandoned 
since 1991. In 2017, there is no reason to believe that a new bidding process would 
produce any bids greater than $300,000, given the current condition and functional 
obsolescence of the Property. 

 
  

                                            
25 "Licata, Elizabeth. J.N. Adam Memorial Hospital. Buffalo Spree, December 2010" 
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HIGHEST AND BEST USE ANALYSES 
 
The Appraisal Institute defines highest and best use as follows:  
 

“The reasonably probable and legal use of vacant land or an improved 
property that is legally permissible, physically possible, appropriately 
supported, financially feasible, and that results in the highest value ” 26 

 
In estimating highest and best use, therefore, four stages of analysis are considered: 
 

1. Possible use -- what uses of the site in question are 
physically possible? 

 
2. Permissible use (legal) -- what uses are allowed by zoning 

and deed restrictions on the site in question? 
 

3. Feasible use -- which possible and permissible uses will 
produce a net return to the owner of the site. 

 
4. Highest and best use -- among the feasible uses, which use 

will produce the highest net return or the highest present 
worth?  This is the maximally productive use. 

 
 
Highest and Best Use as if Vacant 
 
According to your request, the purpose of this appraisal is twofold. We will estimate the 
Market Value of the Fee Simple interest in the Property “As-Improved,” as well as “As-If 
Vacant,” as of the most recent date of inspection, October 18, 2016. The appraisal is subject 
to the use of two hypothetical conditions, which (1) assume that the ownership entity is the 
People of the State of New York, which has clear title, and that the City of Buffalo has no 
ownership interest or rights, when in fact the City of Buffalo has a Reverter clause interest; 
and (2) assumes that the hospital site, the surrounding woodlands, and the groundwater are 
unaffected by adverse environmental contamination conditions, when in fact likely 
environmental contamination was observed at the time of inspection. 
 
The analysis of the four stages of highest and best use of the land, “As-If Vacant,” follows. 
This analysis incorporates the information presented in the Regional and Local Market 
Overview sections, as well as any unique characteristics of the subject Property described 
previously. 
 

                                            
  26 The Appraisal of Real Estate, 13th Edition, 2008 p. 278. 
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Physically Possible   
 
The first constraint imposed on the possible use of the Property is that dictated by the 
physical aspects of the site itself. The highest and best use of the Property “As-If Vacant,” 
also depends on physical consideration such as size, design and condition. The condition of 
the Property and its ability to continue in its current use may be relevant. If the Property 
could be converted to another use, the cost of conversion must be analyzed in light of the 
returns to be generated by the new use. The costs of conversion depend on the Property's 
existing physical condition. 
 
The subject Property consists of four tracts of largely unimproved land that - in aggregate - 
consist of 644.62± acres, according to a survey provided to us by New York State Office of 
General Services and included herein. The topography is rolling and situated on a crest 
overlooking the surrounding landscape. Much of the Property is virgin forest, and in good 
condition. The “As-If Vacant” conclusion assumes the entire Property to also be vacant, 
unimproved acreage, and thus in good condition.  
 
Any use incompatible with the utility, capacity or constraints imposed by the size, shape and 
terrain would not be considered physically possible. The physical configuration of the site is 
conducive to a wide variety of agricultural, residential and / or institutional uses. However, at 
644.62± acres, within the Town of Perrysburg, constraints are imposed by the size of the 
subject site. It is likely that, in Perrysburg, the Property is larger than required to be of any 
use or utility to any single user given the economic, population and housing characteristics 
that exist in the Buffalo region as well as in the Cattaraugus County and Town of Perrysburg 
local area.  
 
No engineering study was made to determine soil conditions, however, inasmuch as 
extensive development exists on the site, it is assumed the soil has the capacity for such 
development.  
 
Legally Permissible 
 
The use must be legal. The use must be probable, not speculative or conjectural. There 
must be a demand for such a use and it must return to the land the highest net return for 
the longest period. Legal restrictions, as they apply to the subject Property, are of two types, 
i.e. private restrictions (deed restrictions, easements, etc.) and public restrictions (zoning, 
building codes, environmental regulations and historic district controls, etc.). These 
latter restrictions must be investigated to the best of our ability, because they may preclude 
many potential highest and best uses. 
 
The bold, italicized statements in the prior paragraph form the crux of the issues regarding 
the highest and best use of the subject Property as vacant, and will be discussed in the 
following paragraphs. There are no known private restrictions applicable to the site. 



NATIONAL │ REAL ESTATE RESERACH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 265 

The subject site is situated in a very rural area of very light development density, that is 
characterized by uses that are primarily single-family residential and agricultural usage, 
among large areas of undisturbed wooded acreage. There are also mining and mineral 
operations ongoing on the site and in the local area. There are many active gas wells on 
the Property and in the immediate subject area that are producing lease income for the 
owner, and there are active gravel mines nearby, as shown in the various maps included 
herein. The nearest mixed-use commercial and retail is found along Main Street NYS Route 
39, and in Gowanda and Forestville, which is also the location of the some services that are 
needed to support the existing local population. 
 
In reviewing the allowed uses under the subject's zoning classifications, single-family 
detached residential use is a permissible and conforming use for the subject site. The vast 
majority of the lands comprising the subject Property are zoned “AR-40” – Agricultural / 
Residential zone, within the Town of Perrysburg - with a couple of exceptions, these being 
the rectangular area of land along the south side of Main Street west from Peck Hill Road 
that is zoned “SR-30A,” within the Town of Perrysburg; and also the 57 acres under and 
around the JN Adam buildings that reportedly were / are zoned “I” - Industrial under the old 
defunct Village of Perrysburg, and which apparently remains applicable. 
 
Thus, under these zoning regulations [to the best of our knowledge based upon the limited 
available data], residential detached single-family dwellings on 30,000 to 40,000 square-foot 
lots are a legally permissible use. In addition, the subject Property will accommodate these 
other uses: agricultural usage, mineral / gas well drilling, churches / religious and seminary 
usage, schools and other educational uses, governmental facilities such as libraries, 
museums, fire stations and municipal buildings, municipal- or state-operated parks, 
playgrounds and recreational trails, and recreational trails and parks operated by non-profit 
entities [by Special Exception]. Thus, all other uses are disallowed. 
 
The subject site does not lie in a designated Historic District, nor is the site subject to any 
Landmarks Preservation requirements. There are no known legally restrictive declarations 
recorded on the subject Property. We have assumed the premise that there are no adverse 
easements or encroachments, and we have not been advised of the presence of any deed 
public restrictions that may restrict the use of the Property. 
 
Unfortunately however, no arguments are posited from anyone knowledgeable about, or 
connected to, the Property in any way – including Federal, State and Local stakeholders and 
County and Town of Perrysburg leaders - that refute the fact that the subject Property likely 
is an environmental nightmare. One only needs to read Senator Catharine Young’s 
Senate Bill S4784C [included herein] to see their comments. Mandatory Federal 
environmental regulations clearly assign total responsibility for environmental mitigation / 
clean up operations – including the financial responsibility - to the responsible owner – 
who in this case is the People of the State of New York.  
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Pragmatically speaking - in situations such as these, nothing usually ever happens with a 
Property until it is cleaned up. No sale or transfer of ownership of an environmentally 
contaminated – or potentially environmentally contaminated Property is likely to occur until 
the Property has been cleaned up and the eventual Buyer / New Owner can be assured (1) 
that the Property has received - or will receive - a negative environmental declaration – as 
well as (2) that the eventual Buyer / New Owner can be assured of being held harmless by 
the Seller from Federal Government liability for any additional clean up expenses and / or 
damages that may present at a later date. These clauses also necessarily survive closing of 
any transfer of the Property. Thus, even the highest and best use of the Property “As-If 
Vacant” assumes the entire Property to also be environmentally clean. 
 
The appraisal is subject to the use of two hypothetical conditions, one of which mandates 
that we do not consider the effects of environmental contamination.  Consequently, we will 
not consider the cost to cure the environmental conditions in these appraisal or marketing 
reports. 
 
Financially Feasible 
 
After determining those uses that are physically possible and legally permissible, we have 
eliminated all other uses from consideration. The uses that meet the first two criteria are 
then analyzed further to determine those that are likely to produce an income, or return, 
equal to or greater than the amount needed to satisfy operating expenses, financial 
obligations and capital amortization.  
 
Generally speaking, all uses that are expected to produce a positive return are regarded as 
financially feasible. However, the expectation is that these uses must also be probable, not 
speculative or conjectural – i.e., there must be a demand for such a use, and it must 
return to the land the highest net return for the longest period. 
 
The sole purpose of all of the detailed and extensive demographic data presented earlier in 
the Regional and Local Area sections of this report was specifically to identify and quantify 
all of these economic, population and housing characteristics in the Buffalo region as well as 
in the local Perrysburg area. These characteristics will either prove support for, or eliminate, 
the existence of adequate demand for the remaining legally permissible uses. These 
economic statistics will also either support or eliminate, the existence of the adequate 
financial capability of the target population and workforce, i.e., the ability of the users to 
produce an income, or return, equal to or greater than the amount needed to satisfy 
operating expenses, financial obligations and capital amortization of the use. These factors 
are commonly known as the Determinants of Demand in Economics 101. 
 
All of the detailed and extensive demographic data presented earlier in the Regional and 
Local Area sections point to the continuing decline of the regional and local populations, 
with continued out migration, high levels of aging of the population with declining and / 
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or poverty-level incomes, and a significant lack of housing demand, with no new real 
estate development occurring.  
 
Further complicating the situation is a significant lack of the necessary local services 
such as retail stores, grocery markets, pharmacies, healthcare providers and the like in the 
Perrysburg area in order to support any significant new real estate development. There were 
numerous bullet points presented in the conclusions to the Local Area Analysis concerning 
all of these critical indicators.  
 
Given all of these demographic facts, economic conditions and forecasts, we cannot 
see any viability for new real estate development within the Town of Perrysburg, or 
any reason why an investor would be interested in committing significant equity 
capital into this market. There is simply no demand for any type of real estate 
product, or any of the existing infrastructure necessary to support the users of any 
new real estate product.  
 
Consequently, based on the history of similar development sites in the area [NONE] and the 
condition of the current economy, residential single-family development site uses are not 
feasible within the current Buffalo regional real estate market in general, but especially 
within the Town of Perrysburg and Cattaraugus County. Evidence shows that only a handful 
of building permits have been granted annually in the Cattaraugus County area since 2002.  
 
However, some seasonal / second-home single-family detached development has occurred 
in the subject area, and this use appears to be legally and financially feasible. Also, for-profit 
agricultural usage is prevalent in the immediate area, and there are opportunities within 
niche agricultural markets as discussed earlier. There are also large areas of undisturbed or 
virgin wooded acreage on the Property that would support potentially profitable enterprises. 
Finally, there are mineral and mining operations ongoing on the site, and in the local area. 
There are many active gas wells on the Property and in the immediate Perrysburg / 
Gowanda area that are producing lease income for the owner, and there are active gravel 
mines nearby that are producing a return to the land. For example, Countryside Sand & 
Gravel has a large active mine on 107.06+ acres, just a couple miles due south of the 
subject Property - at 8458 US Route 62 / Peck Hill Road CR 58. 
 
Generally, the remaining legally allowable uses however - churches / religious / seminary 
uses, schools and other educational uses, governmental facilities such as libraries, 
museums, fire stations, municipal buildings, municipal or state operated parks, playgrounds, 
and recreational trails, and recreational trails and parks operated by non-profit entities [by 
Special Exception] are dependent upon governmental sponsorship, or are undertaken by 
non-profit entities. Thus, they do not meet the requirement for being likely to produce an 
income, or return, equal to or greater than the amount needed to satisfy operating expenses, 
financial obligations and capital amortization. Also, the site and neighborhood characteristics 
preclude viability for governmental buildings, religious facilities, parks and non-profit 
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recreational or tourist uses. Thus, all of these other uses are disallowed. 
 
Maximally Productive 
 
Finally, we choose the use among those feasible uses that will produce the highest net 
return or present worth. At 644.62± acres, within the Town of Perrysburg, constraints are 
imposed by the size of the subject site. It is likely that, in Perrysburg, the Property is larger 
than required to be of any use or utility to any single user. Based on our analysis, we believe 
that the subject Property excess land is suited for subdivision into smaller tracts for multiple 
uses. The maximally productive use of these tracts is for (1) modestly priced seasonal / 
second home single-family detached development as the economy allows such 
development to remain feasible. (2) In addition, active gas wells on the Property are 
producing lease income, and these wells should be maintained and expanded if the geology 
favors such expansion. (3) Both traditional and niche agricultural uses, and timber 
harvesting, should be operated on some parcels. 
 
Site As If Vacant - Conclusion 
 
Because of the foregoing data and reasoning, we believe that the site's highest and best use 
as vacant is for subdivision into smaller tracts for multiple uses. The maximally productive 
use of these tracts is for (1) modestly priced seasonal / second home single-family detached 
development, as the economy allows such development to remain feasible. (2) In addition, 
active gas wells on the Property are producing lease income, and these wells should be 
maintained and expanded if the geology favors such expansion. (3) Both traditional and 
niche agricultural uses, and timber harvesting, should be operated on some parcels. 
 
 
Highest and Best Use as Improved 
 
The analysis of the four stages of highest and best use of the land, “As-Improved” follows. 
The highest and best use of the Property as improved pertains to the use that should be 
made of the Property in light of its improvements. The use that maximizes an investment 
Property's return on a long-term basis is its highest and best use “As-Improved.” This 
correlates to the principle of anticipation, which is the perception that value is created by the 
expectation of benefits to be derived in the future. This section will determine if the subject 
improvement contributes a maximum value to the land. 
 
Physically Possible   
 
The first constraint imposed on the possible use of the Property is that dictated by the 
physical aspects of the site itself. The subject Property consists of four tracts of largely 
unimproved land that - in aggregate - consist of 644.62± acres. The topography is rolling 
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and situated on a crest overlooking the surrounding landscape. Much of the total Property / 
site is virgin forest, and is thus in good condition.  
 
However, a chain link fence encloses the area of the site where the old improvements are 
situated. These fenced areas around the buildings include two specific areas: (1) the 
westernmost parcel off Peck Hill Road, which has ten (10) old, functionally-obsolescent 
single-family houses and two other smaller, miscellaneous wood frame structures - primarily 
situated along the southern side of Inwood Drive, all of which are in poor condition, and 
(2) the area around the larger, institutional buildings – that being the easternmost parcel off 
Peck Hill Road along Airview Drive. These areas total approximately 57± acres of the total 
644.62± acre site. The remaining 587.62± acres of land consists of unimproved virgin 
woodlands and timber and are considered to be “excess land.”  
 
However, at 644.62± acres, within the Town of Perrysburg, constraints are imposed by the 
size of the subject site. It is likely that, in Perrysburg, the Property is larger than required to 
be of any use or utility to any single user given the economic, population and housing 
characteristics that exist in the Buffalo region as well as in the Cattaraugus County and 
Town of Perrysburg local area. Consequently, the highest and best use of this unimproved 
587.62± acres of “excess land” was addressed in the prior highest and best use of the 
Property “As-If Vacant” analysis, and the remaining highest and best use of the Property 
“As-Improved” analysis will be limited to the 25+ buildings and improvements situated on the 
remaining 57± acres of the total 644.62± acre site. 
 
The physical configuration of the 57±-acre site is conducive to a wide variety of residential 
and / or institutional uses. Any use incompatible with the utility, capacity or constraints 
imposed by the size, shape and terrain would not be considered physically possible. The 
physical configuration of the site is conducive to a wide variety of residential and / or 
institutional uses. No engineering study was made to determine soil conditions, however, 
inasmuch as extensive development exists on the site, it is assumed the soil has the 
capacity for such development.  
 
The highest and best use of the Property as vacant also depends on physical consideration 
such as size, design and condition.  The condition of the Property and its ability to continue 
in its current use may be relevant.  If the Property could be converted to another use, the 
cost of conversion must be analyzed in light of the returns to be generated by the 
new use.  The costs of conversion depend on the Property's existing physical 
condition. 
 
The 57.0±-acre site is reportedly improved with approximately of the 25±27 older buildings - 
most of the primary structures on the site – that were constructed between 1909 and 1912. 
Upon inspection, the buildings originally appear to have been well built, back in 1910 and 

                                            
27 See Note 1 in this report. 
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thereabouts. Currently however, our inspection revealed that many if not all of these 
structures are now in poor condition - derelict institutional masonry buildings with wood-
frame porches, abandoned concrete and brick midrise buildings, and / or collapsed wood 
frame accessory structures. The complex has been closed, abandoned and fenced off for 
the past 21 years, and remains off limits to everyone but certain state and county personnel. 
Over this period, nature has slowly and inexorably reclaimed what were once functional, if 
not beautiful improvements and grounds.  
 
The obvious facts are: (1) that a tuberculosis hospital use is no longer necessary in our 
society, and (2) that the Property’s use as a center for the care of the developmentally 
disabled was deemed unnecessary and no longer feasible by the State of New York. 
Consequently, the only potentially physically possible uses necessarily require conversion of 
the existing improvements to a new use. As stated above - If the Property could be 
converted to another use, the cost of conversion must be analyzed in light of the 
returns to be generated by the new use. The costs of conversion depend on the 
Property's existing physical condition. 
 
In the Property Description section – Improvement “As-Is,” and specifically “Cost to Cure” 
pages (240), we analyzed the potential costs of conversion, which we will restate below for 
the readers convenience. These costs were predicated upon data from the Executive 
Summary in the Structural Condition Assessment Report, dated November 18, 2016, 
prepared by Popli Design Group, as follows:  
 

In order to estimate the feasibility of any proposal or intention for the “…potential 
redevelopment options for the Center…” a potential buyer / investor would deem it 
necessary to assign some rough cost estimates to the various components of the 
work that would be needed on the structure and site to return the complex to viable, 
functional usability. Following are “ballpark” cost ranges that would need to be 
incurred to re-use “…Buildings #1 - #5 [which] comprise approximately 120,000± 
square feet of GBA,” per our NOTE above. WE ARE NOT GENERAL 
CONTRACTORS NO ENVIRONMENTAL CLEAN UP / MITIGATION 
CONTRACTORS, AND WE CANNOT STATE WITH CERTAINTY THE ACCURACY 
OF THE FOLLOWING COST FIGURES. NOR CAN WE STATE WITH ANY 
CERTAINY THE VERACITY OF THE SQUARE FOOTAGE INVOLVED OR 
REQUIRED TO BE REPAIRED BEYOND THAT STATED IN THE POPLI REPORT.  
 
THE FOLLOWING FIGURES ARE FOR ILLUSTRATION AND DISCUSSION 
PURPOSES ONLY AND WERE DERIVED BASED UPON OUR DECADES LONG 
REAL ESTATE DEVELOPMENT AND VALUATION EXPERIENCE. THESE 
ESTIMATES ARE BELIEVED TO BE REASONABLE ESTIMATES, WHICH WILL 
BE USED IN THE VALUATION OF THE SUBJECT PROPERTY - BOTH “As-
Improved,” AS WELL AS “As-If Vacant.” 
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1. Environmental Mitigation and Clean Up 
 
“It is very likely that there is asbestos in the buildings, which was often found in VAT 
tile flooring and in the 1950’s vintage glue-on / stapled-on perforated 12” x 12” ceiling 
tiles prevalently used at that time and which have been accumulating in wet heaps 
along the floors and hallways for the past two+ decades. Asbestos is also likely in the 
HVAC system and in some pipe joints. Peeling and flaking lead paint is plainly 
evident throughout the structure, and also possibly in the water lines due to old lead 
piping.  
 
A variety of other environmental hazards are likely present in other deteriorating 
building and waste materials, which have been allowed to accumulate on the floors of 
the abandoned structures - open to rain, snow and the elements, wildlife, and 
trespassers for decades. It is possible - if not likely - that some of these toxins have 
been leeching into the soil given the long term conditions, and may be finding their 
way into the groundwater.” 
 
To restate, a chain link fence encloses the area of the site where the improvements 
are situated. These fenced areas around the buildings include two specific areas: (1) 
the westernmost parcel off Peck Hill Road, which has ten (10) old, functionally-
obsolescent single-family houses and two other smaller, miscellaneous wood frame 
structures - primarily situated along the southern side of Inwood Drive, and (2) the 
area around the larger, institutional buildings – that being the easternmost parcel off 
Peck Hill Road along Airview Drive. These areas total approximately 57± acres of 
the total 644.62± acres site per the table. 
 
Based upon our experience, it would be reasonable to assume that AT LEAST 
$2,000,000 to $4,000,000 would be required to test the entire 57± acre site for 
various forms of environmental contamination likely present, and to remove and 
properly dispose of these hazardous waste materials. However, this estimated range 
in costs could be less [which we consider to be unlikely] or possibly considerably 
more, depending upon the types and extent of the toxins present, and to what extent 
decades of exposure to the open environment have contaminated the soil and / or 
the groundwater [if any]. 
 

Conclusion of Estimated Cost of Environmental Mitigation and Clean Up 
 

$2,000,000 to $4,000,000 
 
NOTE: The appraisal is subject to the use of two hypothetical conditions, which 
(1) assume that the ownership entity is the People of the State of New York, 
which has clear title, and that the City of Buffalo has no ownership interest or 
rights, when in fact the City of Buffalo has a Reverter clause interest; and (2) 



NATIONAL │ REAL ESTATE RESERACH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 272 

assumes that the hospital site, the surrounding woodlands, and the 
groundwater are unaffected by adverse environmental contamination 
conditions, when in fact likely environmental contamination was observed at 
the time of inspection. Consequently, we will not consider the cost to cure the 
environmental conditions in this appraisal. 
 

2. Cost to Cure the Structural Issues and Defects in the Popli Report – to Return 
Building to Raw “Shell” Condition  
 
Total Area of Buildings 1 – 5 = 120,000 Square Feet 
 
Estimated Cost to Repair and Restore = $30 to $50 per Square Foot 
 
Conclusion of Estimated Cost to Cure the Structural Issues and Defects in the 

Popli Report – to Return Building to Raw “Shell” Condition 
 

$3,600,000 to $6,000,000 
 

3.  Cost to the Finish Building Shell to an Alternative Use   
 
Total Area of Buildings 1 – 5 = 120,000 Square Feet 
 
Estimated Cost to Finish Building Shell to an Alternative Use = AT LEAST $100 
per Square Foot 
 

Conclusion of Estimated Minimum Cost to Finish Building “Shell” to an 
Alternative Use 

 
$12,000,000+ 

 
4. Cost to Completely Demolish the Structures and Improvements, i.e., Restore 

the Site to Natural State [After Environmental Cleanup and Remediation] 
 
Total Area of Buildings 1 – 5 = 120,000 Square Feet 
 
Estimated Cost to Completely Demolish the Structures and Improvements, i.e., 
Restore the Site to Natural State = $15 per Square Foot 
 

Conclusion of Estimated Cost to Completely Demolish the Structures and 
Improvements, i.e., Restore the Site to Natural State [After Environmental 

Cleanup and Remediation] 
 

$1,800,000 
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Legally Permissible 
 
The use must be legal. The use must be probable, not speculative or conjectural. There 
must be a demand for such a use and it must return to the land the highest net return for 
the longest period, as examined in the Financially Feasible section that follows. Legal 
restrictions, as they apply to the subject Property, are of two types, i.e. private restrictions 
(deed restrictions, easements, etc.) and public restrictions (zoning, building codes, 
environmental regulations and historic district controls, etc.). These latter restrictions 
must be investigated to the best of our ability based upon the available data, because they 
may preclude many potential highest and best uses. 
 
The bold, italicized statements in the prior paragraphs form the crux of the issues regarding 
the highest and best use of the subject Property “As-Improved,” and will be discussed in the 
following paragraphs. There are no known private restrictions applicable to the site. 
 
In reviewing the allowed uses under the subject's zoning classifications, the zoning for the 
57 acres under the J.N. Adam buildings was reportedly “I” - Industrial in the Village of 
Perrysburg, as shown on the Old Village Zoning Map. However, voters approved a 
referendum to dissolve the Village into the town of Perrysburg, but the old Village zoning 
designation was never changed for the subject Property. Apparently, the “I” – Industrial 
zoning formerly in effect remains in effect, and the allowable uses reportedly are industrial 
and school uses and the allowable uses reportedly are industrial and school uses, as well as 
the same allowable uses governed by the zoning on the rest of the site.  
 
The vast majority of the land surrounding the 57.0-acre improvements on the subject 
Property will accommodate the following uses: agricultural usage, churches / religious and 
seminary usage, school and other educational uses, governmental facilities such as 
libraries, museums, fire stations and municipal buildings, municipal or state operated parks, 
playgrounds and recreational trails, recreational trails and parks operated by non-profit 
entities [by Special Exception] and single-family detached dwellings at a density of one DU 
per 40,000 square feet [“AR-40”], or a density of one DU per 30,000 square feet [“SR-
30A”]. Thus, all other uses are disallowed. 
 
The subject site is situated in a very rural area of very light development density, that is 
characterized by uses that are primarily single-family residential and agricultural usage, 
among large areas of undisturbed wooded acreage. There are also mining and mineral 
operations ongoing on the site and in the local area. There are many active gas wells on 
the Property and in the immediate subject area that are producing lease income for 
the owner, and there are active gravel mines nearby, as shown in the various maps 
included herein. The nearest mixed-use commercial and retail is found along Main Street 
NYS Route 39, and in Gowanda and Forestville, which is also the location of the some 
services that are needed to support the existing local population. 
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The subject site does not lie in a designated Historic District, nor is it Historically 
Designated, and the site is not subject to any Landmarks Preservation requirements. There 
are no known legally restrictive declarations recorded on the subject Property. We have 
assumed the premise that there are no adverse easements or encroachments, and we have 
not been advised of the presence of any deed public restrictions that may restrict the use of 
the Property. 
 
Unfortunately however, no arguments are posited from anyone knowledgeable about, or 
connected to, the Property in any way – including Federal, State and Local stakeholders and 
County and Town of Perrysburg leaders - that refute the fact that the subject Property likely 
is an environmental nightmare. One only needs to read Senator Catharine Young’s 
Senate Bill S4784C [included herein] to see the following comments. Mandatory Federal 
environmental regulations clearly assign total responsibility for environmental mitigation / 
clean up operations – including the financial responsibility - to the responsible owner – 
who in this case is the People of the State of New York. 
 

•  “The Perrysburg community deserves to have the state and local 
governments address the issues confronting the J.N. Adam facility. 
Numerous problems have plagued the site since the state effectively 
abandoned it 24 years ago…” and “It is derelict, a risk to public safety, 
costs taxpayers money, and an eyesore that hampers community 
development,” said Senator Young. 

  
• “The J.N. Adam facility has become known for its deteriorating 

condition. As long as it remains in its current state, it will continue to 
be a dangerous place, attracting unlawful urban explorers and others 
who risk illness, injuries or worse when entering the property. Safety 
mechanisms put in place have not worked, and town residents and local 
government officials have asked for progress to be made,” Senator Young 
continued. 

 
• “The community of Perrysburg and the surrounding area has dealt with 

a large, decaying, and dangerous eyesore owned by the State of New 
York in the middle of the town center for nearly 20 years,” said 
Assemblyman Joe Giglio. “The cleanup and disposition of the J.N. Adam 
property is long overdue…”  

 
• “The J.N. Adam facility is in deplorable condition and it's time that 

something is done about it. I applaud my colleagues, Assemblyman Giglio 
and Senator Young, for their efforts, and I'm glad we were able to move the 
legislation forward. This is indeed progress,” said Assemblywoman Crystal 
D. Peoples-Stokes, Chair, NYS Assembly Committee on Governmental 
Operations. 



NATIONAL │ REAL ESTATE RESERACH, LLC 

 
 JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 275 

• Dennis Stopen, Supervisor for the Town of Perrysburg said, “We appreciate 
the support of Senator Young and Assemblyman Giglio regarding what they 
did by introducing the two bills regarding the J.N. Adam property. It has 
been a problem for our town for many years, so the Town Board of 
Perrysburg, myself and Mary Denea, of the J.N. Adam Citizen's committee, 
want to say thank you so much for your efforts on our behalf.” 

 
• In addition, “…Since 1991, many of the buildings, most of which contain 

asbestos and lead paint, have begun to rot and deteriorate at a rapid 
pace. The Town of Perrysburg has now identified the site as a potential 
health hazard due to the continued neglect, disrepair, and lack of 
security.” And finally, “…Hopefully we will soon see a day when the 
Property no longer stands as an eyesore, but as a shining location in 
the community,” Senator Young said. 

 
The Senate Bill further states that “Under the plan put forward by Senator Young 
and Assemblyman Giglio, the state, jointly with the Town of Perrysburg and the City 
of Buffalo, will examine and report back by December 31, 2016, on best uses for the 
J.N. Adam Developmental Center. The report would be required to include a number 
of specific factors, including: an accurate survey; identification of parcels currently 
being used by OPWDD; any legal impediments to any conveyance and other 
future uses of the Property; the availability of funding for the temporary 
maintenance of the facilities; any improvements to the center which may be 
necessary to facilitate the sale of all or any portions of the Property; 
environmental and other remediation necessary; and the impact the sale of the 
Property, or any alternative plan, would have on the Town of Perrysburg and 
the surrounding communities. 

 
Upon our inspection of the subject Property, we noted that the buildings have been vacant 
and unused continuously for more than 20 years, and the improvements are in very poor 
condition, with issues that are well beyond being classified as deferred maintenance. A 
variety of other environmental hazards are likely present in other deteriorating building and 
waste materials, which have been allowed to accumulate on the floors of the abandoned 
structures - open to rain, snow and the elements, wildlife, and trespassers for decades. It is 
possible - if not likely - that some of these toxins have been leeching into the soil given the 
long term conditions, and may be finding their way into the groundwater. It appears to us 
that the subject Property may be an ongoing and worsening environmental catastrophe. 
However, we are not experts in these types of environmental issues and are not qualified to 
definitively make these conclusions based solely upon our visual observations.   
 
Financially Feasible 
 
After determining those uses that are physically possible and legally permissible, we have 
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eliminated many uses from consideration. The uses that meet the first two criteria are 
analyzed further to determine those that are likely to produce an income, or return, equal 
to or greater than the amount needed to satisfy operating expenses, financial 
obligations and capital amortization. There must be a demand for such a use and it 
must return to the land the highest net return for the longest period.  
 
The 57±-acre site “As-Improved” is conducive to a wide variety of residential and / or 
institutional uses. Public utility building use is permitted in the area. However, adaptive reuse 
of a former hospital is almost impossible. The vast majority of closed hospital properties are 
eventually sold for land value and the improvements are demolished.  
 
Generally, these other legally allowable uses - churches / religious / seminary uses, schools 
and other educational uses, governmental facilities such as libraries, museums, fire stations, 
municipal buildings, municipal or state operated parks, playgrounds, and recreational trails, 
and recreational trails and parks operated by non-profit entities [by Special Exception] are 
dependent upon governmental sponsorship, or are undertaken by non-profit entities. Thus, 
they do not meet the requirement for being likely to produce an income, or return, equal to or 
greater than the amount needed to satisfy operating expenses, financial obligations and 
capital amortization. Also, the site and neighborhood characteristics preclude viability for 
governmental buildings, religious facilities, parks and non-profit recreational or tourist uses. 
Thus, all of these other uses are disallowed. 
 
There have been many instances of significantly more functional hospitals than the subject 
Property being closed, with ownership seeking to find an alternative use. For example, 
Miami Heart Institute in Miami Beach, Florida was bought vacant for conversion into Ritz 
Carlton luxury waterfront condominiums, because the physical structure – long and not too 
deep – was conducive to this use. Forest Park Hospital in St. Louis, Missouri was bought by 
the St. Louis Zoo, which is just across the street, for use as part of the zoo. The immense 
Michael Reese Hospital property in Chicago is a prime example of the difficulties in reuse or 
conversion of a large complex. It was eventually sold for land use and demolished. Victory 
Memorial in Brooklyn, NY has an active nursing home, which was recently subdivided out 
and sold off, but the hospital remains vacant. Finally, Sheehan Memorial Hospital in Buffalo 
was auctioned off.  
 
Modernization conditions and deficiencies also adversely affect the marketability and / or the 
potential sale price of a more functional hospital Property than the subject Property. 
Typically, a purchaser would seek to negotiate a reduced purchase price to compensate for 
the cost of mitigating all of the problems. For example, consider the following scenario:  
 

Assuming that a prospective investor becomes interested in acquiring the subject 
Property, his / her initial consideration would be the amount of money required to 
rehabilitate the Property compared with the cash flow / return on that investment. As 
demonstrated earlier, [and under the hypothetically clean environmental condition] it 
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would require at least $3,600,000 to $6,000,000 [$30 to $50 per square foot] in out-
of-pocket equity to cure / repair and restore the structural issues and defects 
enumerated in the Popli Report, in order to simply return the building to a raw “Shell” 
condition.  

 
At that point, the investor would only have a vacant - but structurally sound – “shell” 
building, ready for additional fit-out for its intended use. At a 10 percent return on their 
investment, the “shell” would have to generate an annual income of $360,000 to 
$600,000 [not including the initial cost to purchase the Property, and plus the annual 
operating and carrying costs for real estate taxes, maintenance, utilities, insurance 
and security and the like]!  

 
To actually have a useable structure that would be rentable for some unknown use, it 
would require an additional $12,000,000+ [Cost to the finish the building shell to an 
alternative use, based upon a total area of buildings 1 – 5 of 120,000 square feet, and 
an estimated cost to finish the building shell to the alternative use of at least $100 per 
square foot.] Now, the total investment for an alternative use is $15,600,000 to 
$18,000,000. At a 10 percent return on investment, the finished building would have to 
generate an annual income of $1,560,000 to $1,800,000 [not including the initial cost 
to purchase the Property, and plus the annual operating and carrying costs for real 
estate taxes, maintenance, utilities, insurance, security, debt service and the like]!  

 
Obviously, there are no feasible uses in the Town of Perrysburg under which such a 
scenario is likely to occur. As discussed earlier in this report, there has been a recent real 
life case study for analysis in the local subject area.  
 

The Tri-County Memorial Hospital (Tri-County) was devastated beyond repair during 
the 2009 Gowanda flood, and was demolished, leaving no hospital for the immediate 
area – including Perrysburg. Initial plans were to relocate the hospital to another 
location in Perrysburg out of the flood zone. The relocation would utilize 
$18.5 million in FEMA aid. TLC, the operators of Tri-County, would have needed 
to raise $2.3 million in equity to fund the project. 

 
In July 2013, TLC announced it was abandoning its plans to reconstruct the hospital, 
noting that the existing hospitals in the region had more than enough capacity to meet 
demand, and would instead maintain an urgent care facility in Gowanda. Gary 
Rhodes, interim CEO of Lake Erie Regional Health System of New York, stated 
that it would not be economical to rebuild the hospital due to declining 
revenues, decreasing area population, and because of other hospitals within the 
system being nearby – the same situation facing real estate development in 
Perrysburg, as well as redevelopment of the subject JN Adam Property. The 
hospital's closure had a significant negative impact on the village, leading to the 
closure of the local Burger King and declines at several local businesses. 
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Further, the above scenarios do not consider the costs of environmental mitigation 
$2,000,000 to $4,000,000, which were hypothetically excluded from this appraisal. Even 
simple demolition of the improvements after environmental cleanup would require at least 
$1,800,000, or out of pocket in total, $3,800,000 to $5,800,000 just to clean up the site, 
mitigate the damage and demolish the improvements in order to have an environmentally 
clean site – ready and able to sell to one or more potential purchasers. Mandatory Federal 
environmental regulations clearly assign total responsibility for environmental mitigation / 
clean up operations – including the financial responsibility - to the responsible owner – 
who in this case is the People of the State of New York.  
 
Lastly, as has been painfully obvious to the local government in Perryville, the costs of 
securing and maintaining the vacant buildings is very expense, and can run into the millions 
annually for an old hospital complex. Eventually, alternative uses become financially 
unfeasible and unproductive, as is the case with the subject Property. 
 
Maximally Productive 
 
Finally, we choose the use among those feasible uses that will produce the highest net 
return or present worth. Based upon the value of the site “As-If-Vacant” of just $880,000, 
and the total investment for an alternative use of $15,600,000 to $18,000,000, there are 
no feasible uses in the Town of Perrysburg under which such a scenario is likely to 
occur. At a 10 percent return on investment, the finished building would have to generate an 
annual income of $1,560,000 to $1,800,000 [not including the initial cost to purchase the 
Property, and plus the annual operating and carrying costs for real estate taxes, 
maintenance, utilities, insurance, security, debt service and the like]!  
 
There are no uses that are Financially Feasible or Maximally Productive for the subject 
site “As-Improved.” Unfortunately, the least expensive alternative is for the subject owner 
[“PSNY”] to demolish what is left of the improvements clean up the site environmentally. 
 
Site As Improved - Conclusion 
 
Because of the foregoing data and reasoning, we believe that the site's highest and best use 
“As-Improved” is for the subject owner [“PSNY”] is demolition of what is left of the 
improvements and environmental clean up the site.   
 
Given all of the demographic facts and economic conditions and forecasts included 
in this report, we cannot see any viability for new real estate development within the 
Town of Perrysburg, or any reason why an investor would be interested in committing 
significant equity capital into this market. There is simply no demand for any type of 
real estate product, or any of the existing infrastructure necessary to support the 
users of any new real estate product.   
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STRATEGY & NEXT STEPS 
 
Scope of Work 
 
NYSOGS seeks strategic assistance in defining a vision for the vacated 644.62±-acre J.N. 
Adam Hospital campus. NYSOGS is looking to NRER to assist in the development of a 
strategic marketing plan with action steps to meet the plan’s objectives.  
 
The purpose of the Marketing Study is to formulate a broad and imaginative marketing plan 
for the asset - to the extent possible - given the current existing physical and environmental 
conditions at the Property, and considering the prevailing economic circumstances and real 
estate market conditions, local governmental controls and regulations, and social trends that 
exist in the Town of Perrysburg and Cattaraugus County, NY. It is the interaction of all these 
forces that influence and determine the value of every parcel of real estate in the market, 
and concomitantly the marketability.  
 
This Marketing Study will consider a wide range of disposition scenarios, including but not 
limited to private development, and / or possibilities for public / private partnerships. The 
report will contain a SWOT Analysis, i.e., an identification of relevant Property Strengths, 
Weaknesses, Opportunities and Threats, and will discuss any impediments to the potential 
development / reuse and / or sale of the Property, in light of the impact and costs associated 
with the identified remedy [or remedies].  
 
The requested plan seeks to include the perspectives of relevant local, regional, national 
and international [if any] stakeholders, and provide NYSOGS decision makers with the most 
beneficial plan for the sale and / or reuse of this former hospital site as possible. The study 
will consider financial (investor), environmental, historic, physical Property conditions, and 
legal (zoning) issues as well as any local planning initiatives. 
 
Stakeholder Comments 
 
According to Senate Bill S4784C, this report is intended to include recommendations 
from local government officials including State Senator Catharine Young (R,C,I– Olean), 
Assemblyman Joseph Giglio (R,C,I- Gowanda); Dennis Stopen, Supervisor for the Town 
of Perrysburg, and Perrysburg Town Board members, Buffalo Mayor and Buffalo City 
Council members, along with recommendations from state agencies including Empire 
State Development Corporation; the Office of Parks, Recreation and Historic 
Preservation; the Department of Environmental Conservation, and the President of the 
Friends of J.N. Adam. 
 
On October 18, 2016, we inspected the subject Property. Subsequent to that inspection, we 
made several attempts to seek out various stakeholders - including a number of elected and 
appointed officials and community leaders - in order to solicit their opinions and viewpoints 
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regarding the subject J.N. Adam Property. Our intent was to discuss all relevant issues 
concerning the J.N. Adam Property with this group, and to seek their input in developing the 
SWOT analysis herein from that discussion, as well as the possible options for 
redevelopment or reuse of the Property.  
 
Unfortunately, our repeated efforts to reach these individuals and Town officials over the 
course of several months were fruitless and unsuccessful. Repeated efforts were made to 
obtain current zoning text – and any other relevant facts and data on the JN Adam Property 
- from town officials during the months of November, December and January.  
 
For the record, it is extremely difficult to contact anyone in the Town administration due to 
their part time status – as listed in the town Hall Business Hours on the Town website. We 
reached out to everyone and anyone at the Perrysburg Town Hall that might be able to help 
us make contact [by phone / voicemail and e-mail multiple times – including the Assessor, 
Ms. Bonnie Rae Strickland [available by phone only on the 1st, 3rd, and 4th Monday of each 
month – from 5:30 to 9:00 PM, but all calls went straight to voicemail], the Town Clerk, Ms. 
Tamara A. Utley [Saturdays from 8:30 AM to Noon and all calls went straight to voicemail], 
and the Town Code Enforcement Officer, Mr. Mel Shaw [716-474-7104; 
mtshaw@hughes.net]. Only Mr. Shaw responded to us, but only to one short phone call and 
two e-mails. Several other requests for clarification and follow up data were never answered.  
 
Unfortunately, the national presidential election also apparently hampered attempts to 
contact stakeholders. Phone messages were left, and e-mails were sent but were 
unreturned. In a final attempt, we also reached out to Howard Schultz, MAI of Howard 
Schultz & Associates to attempt to see if – together – we could coordinate conference calls 
to interview Senator Young and / or any other stakeholders – all to no avail. We were unable 
to engage in something as simple as having a discussion regarding the current zoning text – 
never mind many other relevant but more complicated facts, details and opinions regarding 
the J.N. Adam Property.  
 
Consequently, our knowledge of the opinions of State Senator Catharine Young, 
Assemblyman Joseph Giglio (R,C,I- Gowanda), Dennis Stopen, Supervisor for the Town of 
Perrysburg and other Town stakeholders is limited to the information contained in Senate 
Bill S4784C, which is summarized beginning on page 274 herein. The Senate Bill also 
mandated that – “ The bill also requires that at least two public hearings be held as 
part of the study, including one in Perrysburg and one in Buffalo.” We were unable to 
ascertain whether any of these public hearings ever occurred. 
 
Nevertheless, and with all due respects to the opinions of these stakeholders, unfortunately 
the only thing that really matters concerning the subject J.N. Adam Property is the results of 
the Highest and Best Use Analyses contained herein. All of the good will and good 
intentions of these public servants and interested stakeholders cannot change the basic 
underlying facts that the local economic conditions do not support any feasible uses.  
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Without economic feasibility, and demand from a population for a real estate product, no 
private development, and / or public / private partnerships will ever be possible.  
 
This report contains a SWOT Analysis that identifies relevant Property Strengths, 
Weaknesses, Opportunities and Threats, and that discusses many impediments to the 
potential development / reuse and / or sale of the Property, in light of the impact and costs 
associated with the identified remedy [or remedies]. There are more than 280 pages of data 
herein that investigate all of the factors necessary for private development, and / or public / 
private partnerships to occur, and based upon all of the data, we do not believe that 
redevelopment or reuse is possible. 
 
Strategy Conclusions 
 
The closure of the J.N. Adam complex in 1991 resulted the loss of the sole economic engine 
in the Town of Perrysburg, and one of the larger engines in the County, and with it the jobs, 
retail trade and other supporting economic benefits associated with the functioning 
developmental disabilities center. Unfortunately, in the minds of many local and state 
residents, the J.N. Adam campus is a reminder of better times in Perrysburg, which will 
never return. All economic and demographic trends are moving in the opposite direction. 
The stark reality of the condition of the grounds and deteriorated buildings is an example of 
inadequate and / or wasteful spending, lack of budgetary capacity, poor planning, general 
apathy of governmental entities and disputed goals between public officials and 
preservationists.  
 
However, this situation is by no means restricted to local, city and state governments in New 
York. There are a plethora of very similar properties to be found in every other state in the 
country. The reasons are all the same. Politicians and 'preservationists' bicker over formerly 
useful institutional and governmental properties – be they prisons, psychiatric centers, 
hospitals that are no longer functionally useful, or other such complexes, while the once 
useful buildings are looted and vandalized, and allowed to become dangerous eyesores. 
 
In the case of J.N. Adam, preservationists have asserted that recreational, educational and 
preservation potential abounds in the open space adjoining the campus, in keeping with 
Cattaraugus County's Open Space Preservation Plan. But unfortunately, decisions on what 
to do with these properties are impossibly hard decisions, almost always involving 
considerable expense, lack of funding / budget availability, and little public and political will. 
The reality is that, all to often, the easiest answer is the proverbial “kick the can down the 
road” in hopes that somehow, someone else will be able to solve the problem.   
 
However, given all of the demographic facts and economic conditions and forecasts 
presented within this report, we cannot see any viability for new real estate 
development within the Town of Perrysburg, or any reason why an investor would be 
interested in committing significant equity capital into this market. There is simply no 
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demand for any type of real estate product, or any of the existing infrastructure 
necessary to support the users of any new real estate product.   
 
Unfortunately, the subject Property has undeniable similarities with the proverbial “white 
elephant.” 
 

• First, the cost of ownership is out of proportion to its value or usefulness.  
 

• Second, it will be very difficult for the owner (the People of the State) to dispose 
of the Property. Given the limited / nonexistent utility of all of the structures, the 
limited size of the population base and their economic characteristics, the costs 
of ownership including taxes and security, the high cost of demolition and / or 
repairs required if it were to become a functional “shell” ready for some 
unspecified future development, the likely environmental issues, and a host of 
other factors, a valid question is whether someone would even take the property 
for free.  

 
While the land and the site improvements (landscaping, roads, and utilities) all have some 
inherent value, the carrying costs, the cost of future demolition, removal, and disposal of the 
existing buildings and toxic environmental waste materials, and the ready availability of other 
land suitable for development all provide more than enough reason to discourage any 
ownership of this Property.  Add to this the considerable environmental uncertainty, and you 
have even more reason to walk away from the Property -  “A classic white elephant.” 
 
Here, however, instead of the owner wishing to give the white elephant away, the owner is 
intent on waiting for someone to come to them to pay for the right to redevelop the white 
elephant. This will take a while – if ever. While the owner is waiting, the Town of Perrysburg 
– not the owner - is still responsible for the monthly costs of ownership. Meanwhile, 
potentially serious environmental damage may likely be occurring. How long would you wait 
for a buyer? 
 
The strategy for the owner has to be to have due regard for the element of time. Even the 
State has limited resources to spend on maintenance and upkeep of the subject Property, 
and no doubt the Town of Perrysburg has considerably less. These resources could be 
spent elsewhere on more pressing needs of the State and local government entities. Paying 
to maintain and operate the Subject Property from the government’s perspective only makes 
financial sense if you reasonably anticipate a buyer for the Property in the short, near, or 
mid-term at a price that justifies paying the known and likely carrying costs. Here, the 
carrying costs have not been disclosed to us, but we van rightly assume that they are very 
high for the Town – possibly more than one million dollars per year when all costs are 
included – loss of tax revenues, police and fire department salaries and expenses, cost of 
prosecuting vandals and trespassers, repairing and maintaining the fencing, and on and on.  
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These decisions will quickly lead to the impossibility of re-use or adaptation of the existing 
buildings, thus necessitating their demolition and removal, and thus dooming the Subject 
Property to lie as a derelict parcel of land with a limited utility indefinitely. In fact, the J.N. 
Adam Property appears to already be at that point in time. Because the avoidable expenses 
are not, in fact, avoidable, this means that the State has to act quickly to divest itself of the 
Property. 
 
Next Steps 
 
The State is the current owner, but it may be at a disadvantage to sell the property than 
another, more local owner.  People looking for land in Perrysburg do not normally look to the 
State’s surplus property. Most potential buyers will not go to the trouble to evaluate the site 
and make an offer without knowing a realistic starting point or asking price from the seller. In 
the commercial real estate world, it would take an extremely motivated buyer to put in the 
time and expense to work up an offer to the State under these facts while never knowing if 
the State will even negotiate a price. In our experience, NYSOGS requires a public bidding 
process to dispose of assets. Extremely motivated buyers do not come around frequently, 
and likely too much additional time would be wasted waiting for one to appear. 
 
Another issue is the price itself. The City of Buffalo turned down an offer of $300,000 
decades ago. In retrospect, that purchase offer looks really good today, given the current 
state of the asset. Our appraised value does not include the environmental clean up, or the 
demolition of the complex, both of which will render the value as less than zero. 
 
Given NYSOGS policy, auctions are an alternative form of property disposal to traditional 
marketing efforts. There are some circumstances in which an auction helps accelerate a 
sale, but usually only with the corresponding “cost” of reducing the sales price. The 
appealing attribute of the auction is also its weak point – speed and certainty of closing. 
There is usually little to no room for contingencies, inspections, or due diligence. Auctions 
fail when there is not sufficient appeal or demand for the product at any price (or at the 
reserve price). The more complex the valuation assignment is, the less likely someone will 
be to bid for it at auction in any substantial manner.  
 
Properties that may have negative value will not generate any bids. This is even truer when 
there are potentially environmental risks of ownership and unsustainable, regularly recurring 
carrying costs. That said, despite the very real prospect that no bids will be received for the 
subject J.N. Adam property, it may not hurt too much to try an auction.   
 
The steps to take to assist in the auction, or the marketing effort, are to answer all the 
questions an interested buyer is likely to have. A good due diligence package will give more 
credibility to the auction process and give buyers more comfort in bidding. Prepare to give 
representations, warranties, and indemnities concerning matters that may give comfort to 
buyers.  
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Some additional preparation for an auction could include: 

• Perform due diligence on environmental matters.
• Have an accurate survey performed.
• Have a title report performed.
• Have an updated appraisal prepared that addresses fair market value in

exchange.

It is likely that no one will bid on the property at a public auction due to the risks, 
uncertainties, carrying costs, zoning, and other matters. If someone bids at a price that is 
acceptable to the State, then the white elephant moves from the State to the buyer and the 
State is relieved of its burdens of ownership. If the auction does not result in a sale, then the 
State will need to either give the Property away to someone willing to take over the 
marketing effort, or hire a broker. 

The other method of marketing the Property would involve due diligence to find a company 
that has experience in marketing limited market properties like the Subject Property. There 
are companies that specialize in marketing special purpose properties. There are others that 
deal with marketing properties for acquisition by non-profit residential facilities with a focus 
on alternative not-for-profit uses.  

Even a talented broker may not be able to market a property or even find one willing to 
accept a gift if there are no such buyers in the market. However, based on our experience, 
there are usually buyers for all properties if the universe of potential buyers is adequately 
researched. Due to the nature of the subject Property, this may not be a quick solution. 
However, after a careful presentation to the market, there will be much more knowledge 
gained by the process. 
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EXHIBIT #1 
UNDERLYING ASSUMPTIONS AND CONTINGENT CONDITIONS 

 
The following Underlying Assumptions and Standard and/or Limiting Conditions are applicable to 
this Market Analysis, Appraisal Consulting and / or Real Estate Appraisal report(s) performed by 
National Real Estate Research, LLC.  
 

• Appraisals and Appraisal Consulting Reports are prepared to conform to the 
Standards of Professional Appraisal Practice and the Code of Professional Ethics of 
the Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice 
(USPAP) of the Appraisal Foundation. The Standards contained in the 2016 – 2017 
Edition are applicable to this assignment. 

 
• The Intended User of this report is the Client – NEW YORK STATE OFFICE OF 

GENERAL SERVICES, who has contracted with National Real Estate Research, LLC 
(“NRER”) to prepare this report. There are no other Intended Users and no other 
parties to the Appraiser-Client relationship. 

 
• This Report, the final estimate of value, and estimates of future financial performance 

estimated therein, are intended for the information and use of the person or persons 
to whom they are addressed, solely for the purposes stated therein, and must not be 
relied upon for any other purpose. The addressee shall not distribute the Report to 
any unauthorized third parties, and its contents are not to be used nor relied upon by 
any third parties for any purpose whatsoever, without the express written consent of 
National Real Estate Research, LLC. Before such permission shall be provided, the 
third party shall agree in writing to hold NRER harmless relative to their use of the 
Report. Neither our Report, nor its contents, nor any reference to the appraisers / 
counselors or NRER may be included in any offering circular or registration 
statement, prospectus, sales brochure, other appraisal, loan or other agreement or 
document without our prior written permission. 

 
• Based upon communication from the Client at the time of contracting for this 

assignment, the Intended Use of the appraisal opinions and conclusions contained 
within this report are to enable the complex to be evaluated for sale. This report is not 
for the buyers’ use in determining value, nor any other use. NRER’s compensation is 
not contingent on any action or event resulting from the analyses, opinions, or 
conclusions contained in this report, or deriving from the use of this report, nor on any 
other factor or event other than the delivery of this report for a predetermined fee. 

 
• Acceptance of the proposal as evidenced by the client’s Authorization to Proceed, 

and / or acceptance of the delivery of the completed reports constitutes the Client’s 
acceptance of each and every one of these Underlying Assumptions and 
Standard and/or Limiting Conditions - without exception. Invalidation of any one 
of them by a court of law does not render the remaining Conditions invalid. Further, 
the singular or plural forms of speech are applicable to these Assumptions and 
Standard and/or Limiting Conditions as is appropriate to the existing or proposed 
subject Property or Properties. 

 
• No opinion is rendered by NRER as to the title to the Property, which is assumed to 

be legally sufficient, good and marketable, and absent of encumbrances or defects. 
The legal description furnished to NRER in the course of the assignment is assumed 
to be correct, and the Property is assumed to be [or will be] free and clear of all liens. 

 
• Sketches, maps, photos or other graphic aids included in appraisal reports are 

provided for the sole purpose of convenience in assisting the reader in identifying and 
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visualizing the subject Property, and for no other purpose. 
 

• The date(s) of the valuation to which the value estimate conclusion(s) apply is set 
forth in the Letter of Transmittal and within the body of the Report. The value(s) is 
based upon the purchasing power of the United States dollar as of that date. 

 
• NRER assumes no responsibility for any events, conditions or circumstances 

affecting the subject Property or its value that occur subsequent to either the effective 
date of value cited in the Appraisal or the date of our field inspection, whichever 
occurs first. 

 
• The appraisal assumes market conditions as observed as of the current date of the 

market research as stated in the Letter of Transmittal. These market conditions are 
believed to be correct; however, the appraiser / counselor and NRER assume no 
liability should market conditions materially change because of unusual or unforeseen 
circumstances including but not limited to acts of war, terrorism, or acts of God. 

 
• No liability is assumed as a result of matters of legal character affecting the Property. 

NRER assumes that legal, engineering, or other professional advice as may be 
required has been or will be obtained from professional sources. Under no 
circumstances shall this appraisal report be used for guidance in legal or technical 
matters such as, but not limited to, the existence of title defects, encroachments, 
liens, overlapping boundaries, party wall agreements and/or easements affecting the 
legal description of the Property. 

 
• No survey, structural or subsurface soil investigation was made of the Property by the 

counselor or appraiser. NRER assumes that there are no concealed or dubious 
subsurface soil conditions or subsurface waters including the water table and flood 
plain that would affect the appraiser / counselor’s analyses, opinions or conclusions 
with respect to the real estate unless otherwise noted.  

 
• NRER assumes that there are no regulations by any governmental agencies or 

entities to control or restrict the use of the Property unless specifically referred to 
within the report. NRER assumes that the Property will not operate in violation of any 
applicable governmental regulations, codes, ordinances or statutes. 

 
• DURING OUR SITE INSPECTION, WE OBSERVED POTENTIALLY ADVERSE 

ENVIRONMENTAL CONDITIONS. WE OBSERVED SEVERAL HAZARDS 
INCLUDING ASBESTOS CEILING TILES, PEELING LEAD PAINT, AND MOLD. NO 
ENVIRONMENTAL REPORTS WERE AVAILABLE TO US. In the absence of any 
competent technical advice to the contrary, NRER assumes that the Property being 
appraised is adversely affected by concealed and apparent environmental hazards 
such as, but not limited to asbestos, hazardous or contaminated substances, toxic 
waste or radioactivity, radon or toxic mold. NRER assumes that there are no 
hazardous substances or toxic wastes stored on the site, and there is no reason to 
believe that this site has ever been used to process, store or dispose of any 
hazardous substances or toxic waste. However, the appraisers / counselors are 
neither engineers nor environmental experts. The report assumptions that there are 
hazardous substances or toxic wastes on the site should not be construed as an 
expert conclusion. 

 
• The Appraisal report of the Subject is limited to surface rights only, and does not 

include any value attributable to or inherent in any subsurface or mineral rights, 
including mineral rights for fracking. 

 
• This report is not intended to be an engineering report, and we are not qualified as 



NATIONAL │ REAL ESTATE RESERACH, LLC 

JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 288 

structural or environmental engineers. As such, we are unqualified to judge the 
structural or environmental integrity of the subject improvements, if any. Therefore, no 
warranty or representations are made, nor is any liability assumed for the structural 
soundness, quality, adequacy or capacities of said improvements, utility services, or 
construction materials, particularly the roof, foundations, and equipment, including the 
HVAC systems if applicable. It is strongly recommended that appropriate engineering, 
construction or environmental inspections be obtained in the event of any questions 
concerning these issues. The value estimate(s) stated in this Appraisal [if applicable], 
unless otherwise noted, is predicated upon the assumption that all improvements, 
equipment and building services, if any, are structurally sound and suffer no 
concealed or latent defects or inadequacies or other conditions that would affect the 
appraiser / counselor’s analyses, opinions or conclusions with respect to the real 
estate other than those noted in the Appraisal report. Any apparent defects or 
materially adverse conditions noted at the time of inspection are discussed in the 
Appraisal. 

• Any proposed construction or rehabilitation referred to in the Appraisal is assumed to
be completed within a reasonable time and in a workmanlike manner according to or
exceeding currently accepted standards of design and methods of construction.

• Appraisal and Market Analysis / Marketing Strategy reports may contain estimates of
future financial performance, estimates or other opinions. Each finding, assumption,
estimate of future performance or outcome, or conclusion contained in this Market
Analysis and/or Appraisal report is the appraiser or counselor’s personal opinion of
reasonable expectations at a particular point in time. None of these estimates,
opinion statements or expectations are an assurance that an event will or will not
occur. Under no circumstances should any statement, opinion, or estimate of future
performance or outcome be construed as a forecast or prediction, or as an assurance
that a particular level of income or profit will be achieved, that an event will occur, or
that a particular price will be offered or accepted. Actual results achieved during the
period covered by NRER’s prospective financial analyses will vary from those
discussed in the Report, and the variations may be material. It is the Intended User(s)
sole responsibility to determine forecasts and / or predictions of future performance, if
any.

• For Reports concerning a proposed subject Project, we often rely upon cost figures
and financial projections and other data supplied to us by various consultants to the
project. We have no reason to believe that any of this data received is not true,
correct, and an accurate depiction of the Property as it will exist upon completion of
the development process.

• Although we have extensive experience in the valuation and analysis of special
purpose properties, we are nevertheless forced to rely upon information that has
been made available to us by parties who often have a vested interest in the outcome
of our analyses. No single item of information was completely relied upon to the
exclusion of other information. Further, we have no reason to question the legitimacy
or the validity of the data that was provided to us in the course of our analyses. The
information furnished by others is presumed to be reliable, and where so specified in
the Report, has been verified, but its accuracy cannot be guaranteed as being
certain. It is our professional responsibility to outline to the reader of this report
certain potential consequences of this reliance. NRER assumes no responsibility,
whether legal or otherwise, in the event that any information should emerge following
the completion of our analysis that indicates that we were furnished with false or
misleading data, and in turn, that information would have a material impact on the
outcome of our analysis.
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• In the completion of this Report, NRER has or may rely on architectural floor plans, 
cost figures and other financial reports given to us by the owner or management’s 
personnel and various consultants to the project. We have no reason to believe that 
any data received are untrue, incorrect, or inaccurate in depicting the Property, as it 
currently exists as of the date of the Appraisal, or as it will exist upon completion of 
the development process, as appropriate. 

 
• The real estate market is a dynamic market, in which financing terms, conditions, and 

the availability of funding is continually subject to change. Based upon our research 
and discussions with the various lenders, we believe that funding programs, sources, 
and parameters remain available and apply to the proposed project. Nevertheless, we 
specifically do not represent nor warrant that any financing for the existing or 
proposed project can or will be obtainable under the rates, terms, programs, or 
parameters described in the reports, or under any parameters at the time of 
application, from the sources listed in the report or from any other sources. 

 
• It should be specifically noted by any prospective mortgagee that the appraisal 

assumes that the Property will be competently and efficiently managed, leased, and 
properly maintained by financially sound owners over the period of ownership. This 
appraisal engagement does not entail an evaluation of the management and / or 
owner’s effectiveness, nor is NRER responsible for future marketing efforts and / or 
other ownership or management actions upon which actual results will depend. 

 
• This report is to be used in whole and not in part. No part of it shall be used in 

conjunction with any other appraisal. The appraisal is invalid if so used. 
 

• The estimate of the Market Value stated herein is the Value of the subject Property as 
a single entity. No consideration was given to a bulk sale or other group purchase of 
properties. In the event that this appraisal is used as a basis for setting a market 
price, NRER assumes no liability for any inability of the seller to obtain a tenant or a 
contract purchaser at the value estimated herein. 

 
• Unless specifically stated, the value conclusion(s) contained in the Appraisal applies 

to the real estate only, and does not include personal property, machinery and 
equipment, trade fixtures, business value, goodwill or other non-realty items. Income 
tax considerations have not been included or valued unless so specified in the 
Appraisal. We make no representations as to the value changes that may be 
attributable to such considerations. 

 
• The estimate(s) of value provided in this Report apply to the entire Property. Proration 

or division of the total into fractional interests will invalidate the value estimate, unless 
such proration or division has been set forth within the Report. Any distribution of total 
value between tangible values such as land, improvements, equipment, and business 
and other intangible values (if any) applies only to the use set forth in this Report. The 
component value allocations for land, improvements, equipment and business 
enterprise value may not be used in conjunction with any other appraisal, and are 
invalid if so used. 

 
• That the primary and secondary data gathered in the process of completing any 

Market Analysis and/or Appraisal (except data furnished by the client) and the Market 
Analysis and/or Appraisal report will remain the property of NRER. The appraiser / 
counselors will not violate the confidential nature of the appraiser / counselor-client 
relationship by improperly disclosing any confidential information furnished to them. 
The appraiser / counselors are, however, authorized by the client to disclose all or 
any portion of the Market Analysis and/or Appraisal report and the related data to 
appropriate representatives of the Appraisal Institute, if such disclosure is required, to 
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enable the appraiser to comply with the Bylaws and Regulations of such Institute now 
or hereafter in effect. 

 
• The client agrees that the Market Analysis and/or Appraisal report, nor any portions 

thereof, will neither be quoted nor referred to in any report or financial statement of 
the client, nor in any documents filed with any governmental agency, without the prior 
written consent of the counselors. Neither all nor any part of the contents of the 
Report (especially any conclusions as to value, the identity of the appraisers / 
counselors, or to NRER, or any references to the Appraisal Institute or references to 
the MAI, CRE or SREA designations) will be disseminated to the public through 
advertising media, public relations media, news media, sales media or other public 
means of communication without the prior written consent and approval of the 
appraisers / counselors and National Real Estate Research, LLC.. 

 
• Possession of this report, or copy thereof, does not carry with it the right of 

publication. It may not be used for any purpose by anyone but the Intended User 
without the previous written consent of the appraiser / counselor and NRER. 

 
• Appraisal assignments are accepted with the understanding that there is no 

obligation to furnish services after completion of the original assignment. The 
appraiser / counselor herein, by reason of this appraisal, is not required to give 
testimony, attend court, or be present at any other governmental hearing relating to 
the subject Property unless previously arranged. If the need for subsequent service 
related to the appraisal assignment [such as testimony, updates, conferences, reprint 
or copy services] is contemplated, special arrangements acceptable to NRER must 
be made in advance. 

 
• The Americans with Disabilities Act (ADA) became effective January 26, 1992. Since 

the subject Property was used as a TB Hospital and Developmental Disabilities 
facility that was built in 1909, prior to the enactment of the ADA. Thus, compliance 
with ADA regulations is not applicable. 

 
• The Market Value conclusion estimated in the Appraisal report is predicated upon the 

limiting conditions and assumptions set forth in the report, some of which have been 
market-derived, and some of which are specific to the subject Project. Usually, 
differences will occur between the estimated and the actual results because events 
and circumstances frequently do not occur as anticipated. These differences may be 
material.  

 
• The Client agrees to indemnify National Real Estate Research, LLC and its 

respective principals and employees [NRER and each such person being an 
“Indemnified Party”] from and against any and all losses, claims, damages and 
liabilities, joint and several, to which such Indemnified Parties may be subject under 
any applicable federal, or state law, related to, or arising out of, the subject Appraisal 
and/or the engagement of National Real Estate Research, LLC pursuant to the 
appraisal assignment and will reimburse any Indemnified Party for all reasonable 
expenses (including counsel fees and expenses) as they are incurred in connection 
with the investigation of, preparation for, or defense of, any pending or threatened 
claim or action proceeding or arising there from, whether or not such Indemnified 
Party is a party. The Client will not be liable under the foregoing indemnification 
provisions to the extent that any loss, claim, damage, liability or expense is found in a 
judgment by a court of competent jurisdiction to have resulted primarily from the bad 
faith, gross negligence or recklessness of an Indemnified Party. 

 
• This engagement may be terminated whether by Client or by National Real Estate 

Research, LLC at any time upon written notice to that effect to the other parties, it 
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being understood that, unless National Real Estate Research, LLC shall unilaterally 
terminate the engagement without the Client’s consent and without reasonable 
cause, the provisions related to the payment of fees and expenses through the date 
of termination will survive any termination, and it being further understood that the 
indemnification and hold harmless provisions shall survive any termination thereof, 
whether or not such termination is unilateral. 

• Invoices are due and payable upon receipt, and are delivered to the Client
simultaneously with the delivery of the finished Report. Fees are not contingent
on the occurrence of any outside event and are due and payable on the day the
reports are delivered. No grace fee is allowed. Bills outstanding on the 30th day
after delivery will accrue interest at a compound rate of 1.5% per month,
compounded monthly, beginning on the 31st day, retroactive to the date of
delivery of the reports.

• NATIONAL Real Estate Research, LLC’s maximum liability relating to services
rendered under this report [regardless of form of action, whether in contract,
negligence, or otherwise] shall be limited to the fee paid to NATIONAL Real
Estate Research, LLC for the portion of its services or work products giving
rise to liability. In no event shall NATIONAL Real Estate Research, LLC be liable
for consequential, special, incidental, or punitive losses, damages, or expenses
[including, without limitation, lost profits, opportunity costs, etc.] even if it has been
advised of their possible existence.

• In the event that any employee or associate of NRER is required by subpoena
or other legal process to provide testimony or produce documents relating to
NRER’s services under this Agreement, whether in court, deposition,
arbitration or in any other proceeding – and regardless of the identity of the
party requiring such testimony or production of documents – Client agrees to
compensate NRER for the time incurred by NRER principal and / or staff in
connection with the preparation for and provision of such testimony and / or
documents at NRER’s hourly rate of $395, and to reimburse NRER’s reasonable
actual expenses.
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CERTIFICATION 
 
The undersigned do hereby certify that, to the best of our knowledge and belief, except as 
otherwise noted within this appraisal report or in the preceding Exhibit #1 - UNDERLYING 
ASSUMPTIONS AND CONTINGENT CONDITIONS:  
 

•  The statements of fact contained in this report are true and correct. The 
reported analyses, opinions, and conclusions are limited only by the reported 
underlying assumptions and contingent conditions, and are our personal, 
unbiased professional analyses, opinions and conclusions. 

 
•  We have no present or prospective interest in the Property that is the subject 

of this report, or in any benefit from the acquisition of the Property being 
appraised. We have no personal interest or bias with respect to the parties 
involved. 

 
•  The compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction in value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this report, or deriving from the use of this report, nor on 
any other factor or event other than the delivery of this report for a 
predetermined fee.  

 
•  Our analyses, opinions, and conclusions were developed, and this report has 

been prepared, in conformance with the Standards of Professional Practice 
and Code of Professional Ethics of the Appraisal Institute, and the Uniform 
Standard of Professional Appraisal Practice (USPAP) of the Appraisal 
Foundation. 

 
•  I have made a personal inspection of the Property that is the subject of this 

report. I have also made a personal field inspection of the comparable sales 
relied upon, and any adjustments made to such comparables were based upon 
an observed comparison to the subject Property appraised herein. 

 
•  No one other than the undersigned provided significant professional assistance 

to the person signing this report. 
 

•  That this appraisal was performed without pressure from a person(s) desiring a 
specific valuation. The appraisal assignment was not based upon a requested 
minimum valuation, a specific valuation, or the approval of a loan.  

 
•  I have performed no other services, as an appraiser or in any other capacity, 
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regarding the subject Property within the three-year period immediately 
preceding this assignment. 

• I will not reveal the findings / results of this appraisal to anyone other than the
proper officials  of the State of New York until authorized by the Commissioner
to do so or until I am released from this obligation by having publically testified
as to such findings.

Disclosure of the contents of this marketing analysis report is governed by the Bylaws and 
Regulations of the Appraisal Institute. Neither all nor any part of the contents of this report 
(especially any conclusions as to value, the identity of the appraisers or the firm with which 
they are connected, any reference to the Appraisal Institute and to its MAI designation will 
be disseminated to the public through advertising media, public relations media, news 
media, sales media or any other public means of communication without the prior written 
consent and approval of the undersigned. The Appraisal Institute conducts voluntary 
programs of continuing education for their designated members. As of the date of this report, 
John A. Dalkowski III has completed the requirements of the continuing education program. 

The property was physically inspected and photographed by John A. Dalkowski III on 
October 18, 2016.  

John A. Dalkowski 111, CRE, MAI 
Managing Director 
New York State Certified General 
Real Estate Appraiser No. 46000016951 
jdmai-cre@nationalrer.com 
212-983-2426 


