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MEMORANDUM
Date: June 26,2012
To: Edward. P. McAndrew, P.E. Deputy Commissioner/Engineering
From: Robert L. Trotta, P.E., Bridge Engineer
Cc: Robert A. Meyer, P.E., Commissioner of DPW
Kristin L. Porter, Director of Parks Recreation and Beautification

Peter Strang, Junior Building Engineer

RE:  Analysis for Re-Use of the 59 North Main Street Building, Tax Parcel 108-6-26, located in the Village of
Liberty, Town of Liberty

On May 3" and May 21 2012 a building survey of the 59 North Main Street, Village of Liberty building was
conducted by Robert Trotta and Peter Strang to obtain detailed information with respect to the condition of the
building and its construction for assessing the possible use of the building for office space. This building is
located on Tax Parcel 108-6-26 in the Village of Liberty. The building is a three story structure with a basement.
Structurally the building envelope is a brick and block wall type with wood framed interior walls having a lath
and plaster finish. The exposed wall cavities which could be inspected were found to be un-insulated typical to
old construction methods. The floor space of the first second and third floors are 3695 SF, 3016 SF, and 4004 SF
respectively. The second floor additionally has 988 SF of floor space with a ceiling height of approximately

57 -11”. Also the first floor has a balcony area that provides 884 SF additionally. The basement of the building
has 4014 SF of space.

The building is heated by a hot water radiant heating system. The oil fired boiler is in poor condition in need of
replacement and the hot water piping was found to be frost damaged in several areas. The first floor is cooled
using central air conditioning. The cooling system outdoor mechanical equipment appeared to be in poor
condition. If the first floor area was renovated into office space and a drop ceiling installed, additional duct work
would be needed to distribute the conditioned air. No air conditioning was present for the first floor balcony area.
The second and third floors do not have central air conditioning. A couple of old window type air conditioners
were present on the second and third floors. Radiant hot water heating was not observed to be present in the
basement. Some vents were present but the use of such could not be ascertained at this time. An old air handling
unit was found in the basement which looked like it was not being used in a long time and may not be functional
based on the debris and dust found around the unit and duct work.

Attached is a preliminary cost estimate to renovate the building and build out the first floor into office space. The
preliminary estimated cost is 1.2 million dollars. The estimate does not address bringing the building up to current
energy efficiency standards, increasing the parking area which would require land acquisition or renovating the

~ second and third floors if the existing office layouts do not meet the requirements of the user. The following is a
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description of what was found during the inspection that was made, along with what was preliminarily found to be
needed to repair and improve the building for office space use.

The existing building is not energy efficient and lacks proper heating, ventilation and air conditioning for
comfortable office use. The high ceiling of the first floor is an energy waster and wastes space. Unless the bank
vault is removed it too wastes about 380 SF space. Illustration (Illus.) 1 presents the first floor space geometry
issues. On the second floor 988 SF of the space has low ceilings at approximately 5’-11” making such useable for
limited storage only (See Illus. 2). The basement requires gutting due to moisture damage and mold growth (See
Tilus. 3). It does not have any windows and lacks ventilation. One area of the basement was being supported by
four temporary supports which appear to indicate a structural problem. The parking lot at the rear of the building

has space for only six (6) vehicles on the parcel. Existing, on property parking is insufficient for a 12,000 SF
building. On street parking is limited.

The second and third floors have areas of ceiling and wall water damage which would need repair prior to use as
office space (Illus. 4). As mentioned previously the second and third floors do not have central air condition-
ing/ventilation and only have a few old window mounted air conditioners in poor condition (See Ilus. 5). Without
major rehabilitation to the roofing (See Illus. 6), heating, ventilation and air conditioning systems; occupancy for
office use would not be recommended. This is due to continued water damage and poor environmental conditions
(heat/cold/ventilation) that would continue. Windows throughout the building are large, single pane type with
poor insulating value which are therefore energy inefficient (Illus. 7). Window frame rot was also found for
several windows. Unless the space was adapted to activities that could use the existing floor plans, additional
costs for new walls, ceilings and electrical work would be necessary to make the offices fit the needs of the users.
These costs cannot be determined at this time and are not included in our estimate.

The following is a list of other deficiencies which would need to be repaired/improved:

1. OQutdated electrical work is present within the building. Ceitain electrical circuits are using old wiring
and glass type fuses (Ilus. 8) '

2. Wiring for communications and computers needs replacement. Also there are no computers present or
server system to support office work (Ilus. 9)

3. Broken, frost damaged heating system piping was found and in need of replacement. Other broken
plumbing and heating piping may be present within walls and ceilings that could not be seen during
the inspection.

4. The fire escape is heavily rusted and needs, at a minimum, sand blasting and repainting (lllus. 10).

5. FElevator has frayed cables and is an older system which needs to be renovated (Illus. 11). Also first
floor mezzanine and second floor storage areas of the building are inaccessible to the physically
challenged as they are served only by stairs.

Conclusion and Recommendation

The building would require extensive work to enable the three main floors to be used for up to 11,900 SF of office
space. The average cost of a building providing 11,900 SF of space is estimated at $1.7 million doflars. The
estimated cost for renovating this building is $1.2 million dollars without making any changes to the layout of the
second and third floors, and without acquiring more land and constructing a parking area adequate for the number

of employees and visitors that would be needed. If these additional costs were considered, the total cost could
reach the cost of a new building.

In consideration that the building was not built to meet today’s energy efficient standards and that the building
would retain its basic building envelope and inefficient geometrics, it is anticipated that operating costs to heat
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and cool the building would be higher than would be expected in comparison to a new building. The additional
operating cost cannot be determined at this time.

There is a fair degree of risk involved with renovating this building as there may be damage within areas that
could not be investigated such as within walls and ceilings that are not accessible. The small utility

structure/garage at the rear of the building below the fire escape and interior of the elevator were also inaccessible
at the time of inspection.
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Rehabilitation item

Bank Building
58 North Main Street/Tax Map 108-6-26
REHABILITATION COST ESTIMATE

Details

Estimated Cost™

Debris Removal Remove Furnishings, Fixtures, Abandoned Materials $9,000
Roofing Repairs Demo, Insulation and EDPM Roofing $60,000
Windows New Energy Efficient Windows Throughout Building $70,000
First Floor Repair Wall and Ceiling Damages, Replace Flooring and Build out $211,000
Repairs/Renovation Office Space
Mezzanine Repairs Flooring, Wall and Ceiling Repairs, Painting $15,000 -
Second Floor Attic wall and Ceiling Repair and Painting $5,300
Second Floor Repairs Minor Areas of Wall, Ceiling and Flooring $7,200
Fire Stairway Water Damaged Ceiling Repairs 51,000
Third Floor Repairs Minor Ceiling Repairs, Flooring, Painting $10,100
Basement Repairs Demo Damaged Basement, Install Walls, Repl. Ceiling Tiles, Paint $90,000
Exterior Repairs Rehab. Fire Escape, Limited Masonry Repairs & Cleaning, Shed $10,000
Roof Fascia Repairs
Elevator Rehab. Replace Frayed Cables, Upgrade to Codes, Replace Controls $57,000
Piumbing Broken/ Damaged Heating and Plumbing Piping and Fixtures $17,200
- Electrical New Electrical Service, Wiring, Lighting and Receptacles $50,000
Communications Wiring | Telephone and Computer Wiring $ 25,000
HVAC Heating , Ventilating and Air Conditioning $282,400
Subtotal $920,200
**Contingency 30% $276,060
Preliminary Estimated Total Cost $1,196,260
Say $1.2 million

P

Estimated costs are approximate and are provided as order of magnitude amounts.

**  Contingency of 30 % is higher than usual to provide for additional uncertainty of hidden
construction and conditions.
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