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Southern U.S. Portion
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Over 43,000+ acres of islands and waterway 
Over 30,000 acres of lands (15,000 acres US Side / 7,500+ acres Canadian Side)
    (2,050 acres Ontario / 7,384 acres Quebec

Total Enrollment:    16,517

Enrolled Residing on Reserve:  
   Service Area:  7,778 Enrolled Members US Side
   Service Area:  3,140 Enrolled Members Can Side
   On-Territory:  7,065 Enrolled Members US Side
   On-Territory:  10,226 Enrolled Members Can Side

Property Parcels:    2,212 Lots on Territory (Not All Have Homes)

Housing Statistics:   1,427 Units US Side / 1,500+ Units Can Side

Total Housing:    1,427 Units [1,128 SF Homes, 190 Mobile Homes, 50 MF Units, 59 Vacant]  
       219 Dilapidated
       1,362 Home Owners
       395 Renters



Field Staff  
10 Carpenters / 2 Foreman

Showers / Floors / Plumbing Windows / Weatherization



Exterior Home Rehabilitation
Handicap Modifications Fuel Tanks



Weatherization
Roof Roof



Interior Home Rehabilitation
Electrical Mold



2016/2017 2018 2019 2020

H o u s i n g  D e v e l o p m e n t
P r o j e c t  T i m e l i n e

T r i b a l  C o u n c i l  

A p p r o v a l

• Funding Concept: Home Improvement was 

funded with $1.19 million of TGF a year to 

operate. Council approved that every TGF 

dollar saved by obtaining grants, the funds 

would go toward the housing development.

• Site selection completed – land purchased

$ 1 . 2  m i l l i o n  

G r a n t  –  3  y e a r s  

• $400,000 was to be put toward the project.

• Environmental Assessments in the process

• Land into Trust application documentation 

gathering.

A n o t h e r  $ 1  m i l l i o n  

g r a n t  a w a r d e d  –  

t h r e e  y e a r s
• Construction Ready Designs complete

• Environmental Assessment in process

• Forestry Study Complete

• Site work: clearing of trees that Environment 

approved

• Land into Trust is still in process.

C O V I D - 1 9  

P a n d e m i c  H i t

All projects stopped for a period of time, but 

the THPO Review started and went into the 

following year.



2021 2022 2023 2024

H o u s i n g  D e v e l o p m e n t
P r o j e c t  T i m e l i n e

R o a d  C o n s t r u c t i o n

• Road construction began with P&I doing 

the work, and the Capital Project Fund 

supported stone, fuel, etc., for materials.

• TGF funding was no longer available for 

the project.

• Land Assignment/Foreclosure Ordinance 

Review

T H P O  R e v i e w  

• THPO Review – complete

• Environmental Assessment Complete

• EPA Construction Permit Complete

• Tribal Council approved APRA Budget 

C o n s t r u c t i o n  

c o n t i n u e d

• Base Road Complete to first cul-de-sac

• Water/Sewer Installation

• National Grid Negotiations for Exclusion & 

Bombay Interference stopped

• Additional Clearing and Grubbing

• Slabs for first two homes started

H o m e s  S t a r t e d

• Two Shells started

• Waiting on DOT to approve sewer connection 

under Route 37

• Finish two homes by the end of 2024

• Additional clearing if possible

• Additional grants obtained for program $2 mil.







Property Highlights











Road Names







Contract #22-0072
Perras Excavating, Inc.
Phase I Water-Sewer Mains Installation



Contract #22-0125 
Iroquois Construction
Phase II Clearing and Grubbing



Contract #23-0220 
Jim Thew Associates
Phase II Roadway Clearing Limits Staking



Contract #23-0170 
Lazore’s Construction



Contract #23-0181
GT Enterprize 
Construct Exterior Shells



Contract #23-0193 
MJ Engineering and Land Surveying, P.C. – Road Safety 
Audit



Contract #24-0115
Mohawk Plumbing & Heating
Provide and Install Mechanicals



Summer 2024















The land has a Land into Trust Application in process

Land Assignment Ordinance and Foreclosure Amendments are 

being prepped for a community meeting in May.

Mortgage Company will accept land assignment 

No county deeds or subdivision of parcel required

Tribal Land Assignment  @ +/- 0.50 acres

Four or Three Bedroom Home

1-year warrantee on home

S R M T

H o u s i n g  D e v e l o p m e n t

W h e n  p u r c h a s i n g  a  h o m e ,  

w h a t  d o  t h e y  r e c e i v e ?



$40,000
SRMT Labor

$60,000
Building Materials

$190,000
Contracted 

Construction 

P r o j e c t e d  A c t u a l  T o t a l  C o s t  o f  H o m e

$ 2 9 0 , 0 0 0 S R M T  L a b o r  &  C o r e  O b j e c t i v e
• Affordable Housing
• Staff are already working; they will be working on homes when work in 

the field is not feasible. 
• This creates available equity for homes: this subsidizes the down 

payment and closing costs to keep homes accessible and affordable.

B u i l d i n g  M a t e r i a l s
• Materials supplied and installed by the Home Improvement Staff.

C o n t r a c t e d  C o n s t r u c t i o n
• Concrete slab 
• Professional installations and inspections

S a l e  P r i c e :  $ 2 5 0 k  =  $ 4 0 k  E q u i t y  a v a i l a b l e



Costs to Construct
Lot #2 – 4 Bedroom 1834 Sq.Ft.

Housing Development 760 St. Rt 37
Costs to construct 6015
Home #1 - Lot 2 - 4 bedroom 1834 sq. ft
Date Vendor Description Amount Total

Lazore's foundation 51,540.32$    51,540.32$    
10/23/2023 Smith Lbr ext doors 2,271.00$       53,811.32$    
10/17/2023 Smith Lbr windows 4,597.97$       58,409.29$    

GT Enterprize framing 93,600.00$    152,009.29$  
5/28/2024 Smith Lumber roofing 8,000.00$       160,009.29$  
7/25/2024 Smith Lumber int finish 41,422.34$    201,431.63$  
5/28/2024 S&S sanitation fill/topsoil 8,120.00$       209,551.63$  

Louie Francis electrical 6,969.00$       216,520.63$  
Mohawk P heating 25,465.00$    241,985.63$  
In-House insulation 12,000.00$    253,985.63$  

landscaping 5,000.00$       258,985.63$  
based on 2 months SRMT labor 29,920.00$    288,905.63$  

288,905.63$  288,905.63$  

52%

Lot #5 – 3 Bedroom 1,664 Sq.Ft.
Housing Development 760 St. Rt 37
Costs to construct 6016
Home #2 - Lot 5 - 3 bedroom 1664 sq. ft.
Date Vendor Description Amount Total

Lazore's foundation 47,575.68$    47,575.68$    
10/23/2023 Smith Lbr ext doors 2,271.00$       49,846.68$    
10/17/2023 Smith Lbr windows 3,402.19$       53,248.87$    

GT Enterprize framing 86,400.00$    139,648.87$  
5/28/2024 Smith Lumber roofing 7,500.00$       147,148.87$  
7/25/2024 Smith Lumber int. finish 38,788.15$    185,937.02$  
5/28/2024 S&S sanitation fill/topsoil 8,780.00$       194,717.02$  

Louie Francis electrical 6,374.00$       201,091.02$  
Mohawk P heating 23,965.00$    225,056.02$  
In-House insulation 10,000.00$    235,056.02$  

landscaping 5,000.00$       240,056.02$  
based on 2 month SRMT labor 29,920.00$    269,976.02$  

269,976.02$  269,976.02$  

48%



4 - B e d r o o m

Sale Price: $250,000  Square Footage: 1834 sq. ft.

• Monthly Mortgage: $1,370. per month (average rental costs 
these days)

• Home Equity: $40k = Total value of home: $290k

• The equity can be gifted to the community member to cover the 
down payment, closing costs, and/or help to build a garage if 
they wish and can afford it.

• Tribal will maintain taxes until the Land into Trust application 
is complete.   

• Taxes today: $1102.70 + 1142.02 =  $2,244.74

• Potential tax increase if the assessor comes onto the 
property to assess the homes.

G o a l  S a l e  P r i c e :  $ 2 5 0 , 0 0

4 - b e d r o o m



4 - B e d r o o m

L o a n  A n a l y s i s

>
$ 1 , 2 7 5  M o n t h l y  P a y m e n t

>
3 0 y r  M o r t g a g e

>
5 . 0 0 %  I n t e r e s t  R a t e

$ 2 5 0 , 0 0 0 .  M o r t g a g e

>
5 %  D a w n  p a y m e n t  =  $ 1 2 . 5 k

2 %  c l o s i n g  c o s t s  =  $ 5 k

>
>
> $ 1 , 2 6 0  I n s u r a n c e



Why Is On-Territory 
Mortgage Lending 
So Difficult?

• Good borrowers still struggle 
to access mortgages

• Banks hesitate to lend on tribal 
territory

• The barriers are structural — 
not personal

• Today: Understanding the 
“why”



Mortgages 
Originated in 
Akwesasne & 

Bordering 
Census Tracts 
(2018-2022)
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Number of IRS Tax Returns Filed in Akwesasne 
and 

Approximate Number of Returns in Bordering Census Tract Areas
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Source: Internal Revenue Service, Individual Income Tax Statistics, 2021 Zip Code Data (SOI)  

Zip Code: 13655

Zip Codes: 
12914, 12926, 12937 

Zip Codes: 
13613, 13697

Zip Code: 13662



Adjusted Gross Income for Tax Returns Filed in 
Akwesasne and Bordering Census Tracts (2021) 
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Average Income for Originations and Denials in 
Akwesasne and Bordering Census Tracts (2018-

2022) 
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Mortgage Originations and Denials in Akwesasne 
& Bordering Census Tracts 

(2018-2022)
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Mortgage Denial Rate (%) in Akwesasne 
and Bordering Census Tracts (2018-2022) 

*Based on a census tract’s total number mortgage denials divided by 
the total number of mortgage originations and denials in the tract
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Reasons Provided for Mortgage Denials to 
Akwesasne Residents (2018-2022) 
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Reasons Provided for Mortgage Denials to 
Akwesasne Residents (2018-2022)
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Total: 
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Total: 
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Provided



Average Debt-
to-Income 

Ratio in 
Akwesasne and 

Bordering 
Census Tracts 
(2018-2022)
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Higher Interest Rates and Rate Spreads

“A recent [2023] report by the Federal Reserve Bank of Minneapolis confirms that nationally, 
there are significant differences in the rate spreads and interest rate disparities between 

Native American and White borrowers, and that they are especially acute for Native 
Americans living on tribal lands.” 

The same holds true for Akwesasne. 
Using HMDA Data, we found that on average Akwesasne residents receive interest rates that 
are roughly 2 percentage points higher and that there is a more significant rate spread when 

compared to bordering census tracts.

Source: National Community Reinvestment Coalition, Redlining the Reservation

https://www.ncrc.org/redlining-the-reservation-the-brutal-cost-of-financial-services-inaccessibility-in-native-communities/#_ftn57
https://www.ncrc.org/redlining-the-reservation-the-brutal-cost-of-financial-services-inaccessibility-in-native-communities/#_ftn57


Average Rate Spread in Akwesasne and 
Surrounding Census Tracts
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Average Interest Rates in Akwesasne and 
Surrounding Census Tracts
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Land Status & 
Collateral Concerns

• Trust and restricted land 
status
• Traditional Banking depends 

on fee-simple land 
ownership

• Non-standard mortgage 
structure

• Lien perfection challenges
• Secondary market limitations



Regulatory & 
Process Complexity

• Aggressive State 
Regulatory Posture

• Skittish Compliance 
Departments

• HUD Section 184 
requirements

• BIA lease approvals
• Title Status Reports
• Additional underwriting 

steps



Market Size & 
Profitability Perception

• Small annual loan volume
• Banks Evaluate Volume, 

Cost per Loan, Risk 
Adjusted Return

• Rural appraisal challenges
• Higher per-loan 

administrative cost
• Thin margins
• Leads to Internal Decisions to 

Avoid the Market

Inspection vs. Appraisal
What’s the Difference?



The Bottom Line

• Three Root Causes
• Structural , Land & Legal 

Differences

• Bank Risk Perception + 
Small Market Economics

• Long Term Economic 
Exclusion



In conclusion, residents of 
Akwesasne are:

Receiving exponentially 
fewer mortgages. 

Getting less access to 
government-backed loan 
programs, including ones 
designed specifically for 

Native borrowers. 

Being denied mortgage 
loans at higher rates, 

despite some financial 
advantages. 

Paying higher interest 
rates when they receive 

mortgage loans. 

Being limited to 
manufactured homes, 

which depreciate in 
value. 



Moving From Barriers 
to Solutions

• We understand the structural barriers
• Now: Build lender confidence
• Align systems with capital
• Reduce friction points
• Strengthen Legal & Lending 

Frameworks
• Develop Lender Partnership Strategies
• Improve Borrower Readiness Pipelines

Move from “Credit Desert” to 
“Predictable Lending Environment….”



QUESTIONS/REMARKS/COMMENTS?
NIAWEN:KOWA

[Thank You Very Much]

Wilfred J Bay
jamiebay@srmt-nsn.gov 
(518) 358-2272 Ext. 2216

mailto:jamiebay@srmt-nsn.gov
mailto:jamiebay@srmt-nsn.gov
mailto:jamiebay@srmt-nsn.gov
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