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All work produced by in.site:architecture remains its intellectual property. PRIDE
of Ticonderoga Inc., JASAMA LLC and 116 Montcalm LLC has license to copy and
distribute the feasibility study only for the intended purposes within the community
and for the purposes of NYSHCR’s marketing and use as a sample deliverable. Please
contact in.site:architecture in advance to discuss the use of the feasibility study for
any other purposes. This feasibility study was produced with funds from the NYS
Homes & Community Renewal and Housing Trust Fund Corporation.

EXECUTIVE SUMMARY
INTRODUCTION
At the request of PRIDE of Ticonderoga, Inc., In.Site:
Architecture performed a feasibility study for the
rehabilitation of 116 Montcalm Street, Ticonderoga,
New York. A feasibility study like this is meant to take a
preliminary look at a variety of variables - from concept,
structural, building condition, code, construction cost
and financial projections - all tied to a review of various
incentives and programs that might be made available.
The result is a snapshot of one possible path towards
a viable project, if one exists. It is not meant to be a
replacement for a more detailed study in any one of
the above categories however, which would be cost
prohibitive at this stage in the analysis process.
We performed a non-invasive visual evaluation via a
walk-through of the structure. This included preliminary
measurements sufficient to develop floor plans and
study potential re-configurations, egress, access, and
code concerns, as well as uses for each floor level. We
weighed different residential configurations against
their income potential. We also looked at what programs and incentives need to be put in place, and how
much capital should be invested, in order to provide a
realistic cash flow after the project is completed.
After developing hypothetical uses and assessing condition, we assigned estimated construction costs for
undertaking the building. These estimates were based
on extensive data our firm has gathered not only as
architects for client projects but as owners and construction managers for similar, current, local downtown
rehab work.
Following are some of the assumptions and challenges.
Later in the report is a summary of the numbers, and
in the back are possible floor plan configurations, a
facade rendering and some reference data.

THE BIG ASSUMPTIONS
MAXIMIZE UPPER FLOOR RENTAL INCOME.
The most likely path towards providing the income
needed to justify the investment is to maximize upper
floor income. Given the area’s demand for transient
accommodations in Ticonderoga, hotel rooms are likely to have a sufficient rate of occupancy. Such income
will take pressure off the first floor commercial spaces,
allowing you to provide subsidized first floor rents in
order to attract preferred businesses that, in turn, might
benefit from the visitors, and help attract them. Once
established and operating at peak capacity, the hotel
anchor tenant alone would allow the project to break
even at 60% occupancy.

BUSINESS STRUCTURE.
Our evalution is for the building and it’s cash flow
needs. We have thus treated the hotel as a separate
LLC paying rent to the property owner. While we have
looked at other similar hotel models to establish a proposed rent, and evaluated the viability of that rent for a
hotel operation, we leave the business plan for a hotel
to you, as it is not an area of expertise for us.
CONSIDER REHABILITATION INCOME TAX CREDITS.
The project currently is not listed on the National Register of Historic Places and does not fall within an established National Register Historic District (NRHD). A draft
nomination was prepared for the building in January
of 2015 by the NYS State Historic Preservation Office
(SHPO) but never submitted for certification. Therefore
the project currently does not meet the requirements
to take advantage of rehabilitation tax credits. Consideration should be given to submitting another draft
nomination for certification. The viability of this project
is greatly enhanced if owners can receive 40% of the
rehabilitation cost back into their pockets via state and
federal income tax credits. Renovation work must meet
Secretary for the Interior Standards for historic rehabilitation, and the work must be approved in advance
through application to the State Historic Preservation
Office.
ADVOCATE FOR A PILOT AGREEMENT.
The overall property tax rate in Ticonderoga is high,
at roughly $44.35/thousand dollars of assessed value.
One side effect is that this discourages investment due
to the uncertainty of how high the post-renovation
assessed value will be raised. In our experience, assessors have broad latitude and the process for grieving
an assessment, or litigating if necessary, is costly. The
result? Developers hesitate to invest due to the risk
that their carrying costs after renovation are difficult to
predict and taxes could become a burden that puts too
much pressure on rent during a delicate period of time
when tenancy is being established and revitalization is
in its infancy. A PILOT will be vital for this project’s longterm stability.
We advocate for all taxing authorities - village, town,
county and school, to opt into a PILOT agreement
that will phase in any taxes paid on the *increase* in
assessed value that results from renovation work on
projects like this one. Elsewhere, we’ve helped secure
a PILOT agreement that phases in the increase over
15 years, with the assessment “frozen” at the pre-renovation level for years 1-5. The assessment would then
be phased in at 25% for years 6-10 and an additional
25% for years 10-15. After year 15, the assessment will

increase to the full post-renovation level.
Working with a PILOT agreement is an important component with long term impact on the project’s success
and cash flow.
CONTRIBUTE SUFFICIENT CAPITAL.
The total construction cost of this project suggests the
need for significant capital provided by owners/investors. This is for two reasons:
1. Increase bank comfort, since a bank is only likely
to lend less than 80% of the post-renovation appraised value, which will be significantly below the
total cost of the rehabilitation work, and
2. Improve cash flow, since too high a mortgage
puts too much pressure on the cash flow of the
project.
TAKE ADVANTAGE OF GRANT PROGRAMS.
We have included a big assumption, a $500,000 grant
towards the improvements proposed. Typically, our
studies do not assume grant funding; however, this is
capital that will need to come from either increased
capital from owner/investors, or from a grant, unless
costs totaling that amount can be deleted from the
project without affecting quality or projected revenue.
A NYMS Anchor Grant program request was assumed.
The Restore NY program would be anohter good fit.
However, it is not offered anually.

DESIGN CHALLENGES
ONE OR TWO BUILDINGS.
The existing building is two historic structures, one
three-story, masonry structure and one 2-story, woodframed structure. Both structures were built in the late
1800’s and connected by a two-story wood framed
structure that does not respect the historic integrity of
these historic gems. Our proposal removes this connecting structure and creates two separate structures
once again.
DESIRABLE UPPER FLOOR HOTEL ROOMS.
One challenge became how to create desirable and
accessible hotel rooms on the upper floors of the masonry structure within the existing structural framework,
configured to maximize income potential in order to
justify the cost of the rehabilitation work. Our proposal
would create an accessible entry on the west side of
the building accessed from either Montcalm Street or
the adjacent parking lot. Upon entry into the building a
common lobby with a new elevator would allow access
to the upper floors. The existing mezzanine that con-

nects the first and second floors would be removed
and infilled with a new wood framed second floor.
Also included in the proposal are spaces required to
support the hotel operation including storage areas,
mechanical rooms and laundry facilities. We believe we
have successfully demonstrated one possible layout for
the building that could meet this goal.
MARKETABLE COMMERCIAL SPACE.
Another challenge became how to create separate,
marketable and accessible commercial spaces to
maximize income. The proposed concept creates three
separate commercial spaces, two within the masonry
structure and one within the wood framed warehouse
to the south. The masonry structure would have one
commercial space accessed directly from Montcalm
Street with new storefront windows and entry doors
and the other from the new west entry from the adjacent parking lot. The warehouse commercial space
would be accessed by a new ramp also accessed from
the adjacent parking lot. Creating separate spaces in
the masonry structure would require installation of new
demising walls between the 2 commercial spaces. We
anticipate new interior finishes throughout the majority
of the spaces, upgrading lighting, electrical power and
HVAC systems to create an updated “base buildout”
for a variety of commercial uses. Customized build
out beyond that for specific uses are not included. It’s
assumed these would be funded through surcharges
to the lease, or else paid for directly by the tenant.
EGRESS.
At this preliminary stage we have not conducted a full
code evaluation. We are going on the assumption that
the inclusion of a new stair configuration including
a new fire escape on the south side of the masonry
structure will meet both exit access and common path
of egress travel distances.
HISTORIC PRESERVATION.
The benefit of this approach is that the business plan
includes pursuit of rehabilitation tax credits based on
the assumption that the building would be certified
once a draft nomination is submitted. This means renovation plans will be scrutinized as to whether they have
an adverse impact on defining architectural features
and spaces such as historic windows as well as existing
interior finishes, structural systems and spatial layouts.
Our proposal includes maintaining what is left of the
existing historic fabric of the structures including existing exterior upper floor windows, ceiling finishes and
decorative columns. Regardless, maintaining historic
integrity will be a major selling point.

FACADE RESTORATION.
A related challenge is how to restore the existing facade. The front facade of the masonry structure would
require reconstruction of a new storefront including
new entry doors for one of the two first floor commercial spaces. This facade would also require new paint,
new or restoration of existing windows, brick repointing and exterior lighting. The other facades would also
require new paint, windows, doors, brick repointing
and cleaning, and exterior lighting. The warehouse
structure would receive new painted fiber cement siding and trim, windows, doors and exterior lighting.

become cheerleaders for the project’s success, supporting the businesses, advocating to their elected
officials and to organizations for programs in support
of the project, directing tenants to their building,
being staunch customers or clients of ‘their’ tenants,
or becoming tenants themselves. One key challenge
to a Main Street LLC is identifying the core managing
members who will remain at the center of the project
during its organizational, capital-raising and renovation
phases, and who will often need to take on personal
guarantees in order to secure the financing. In this project, that might be you.

PARKING.
We are assuming the adjacent lot to the west, also
owned by JASAMA will provide for adequate, convenient and safe parking for the various tenants. Thus
no additional costs for any such parking arrangement
are assumed at this time. For permanent residential
tenants, we’d suggest a minimum of 1 on-site parking
space. Ideally 2 spaces per unit would ensure the most
attractive situation for prospective tenants.

An additional advantage to a broad-based structure
is how well it works with the tax credit program. The
annual cap on the amount of federal income tax that
can be offset by a tax credit means that an individual
developer may need to claim the credit over years. A
Main Street LLC structure allows the tax credit to pass
through the LLC to all the individual investors immediately. Since each investor typically has invested a
smaller amount, the cap is often not an impediment
to accessing the full tax credit immediately or within a
year or two.

MAIN STREET LLC
A Main Street LLC is a community-based, open-investment business structure in which a large number of local investors put in “as much money as they can afford
to not see again for a while”. Typically, as a community-led, yet private sector effort, the “return on investment” is a mix. It consists of the qualitative benefit to
the community of getting the right use and the generational reinvestment needed, as well as the quantitative
return measured via the tax credit and the long-term
value. Motives of the owners of such an LLC then are
compatible with a project that simply “cash flows” while
debt is paid down, puts members in a strong longterm position and allows more marginal projects to be
tackled. The broad-based structure can permit labor,
services and material to serve as in-kind investments
alongside cash, and often some or all of the purchase
price by the seller. Self-directed IRA’s can also be used.

One final observation, often not immediately grasped,
is that a 40% tax credit can return more than 40% of
an investor’s capital to him/her, because it’s based on
rehab costs that can include borrowed money. Take this
simplified, extreme example: On a $750,000 renovation, $300,000 is raised in capital, $100,000 is provided
via a grant, and the balance is financed. In this scenario,
the combined state and federal tax credit would be
$300,000 (40% of the rehab cost of $700,000), which
would be passed through the LLC to the investors. In
this example, the tax credit would return 100% of the
members’ original investment to them at the conclusion of the project, while still leaving them as owners of
a newly renovated, income-producing project, that is
growing as an asset as the debt is paid down.

Many advantages accrue. A much larger amount of
capital can potentially be raised, reducing borrowing
and thus improving cash flow and project viability. In
some cases, this high level of capital is the only way
that traditional private financing sources are comfortable with participating.

Banks will typically only lend 75-80% of the post-renovation appraised value of the project. An IDA or
other source may provide some additional borrowing
resources. A challenge with most rehabilitation projects
is that their appraised value does not come close to the
total investment. Thus, a developer with access to other
funding mechanisms including self-funding at a large
scale or private investors, is often needed in order to
provide the project with the private capital needed to
limit bank financing to those accepted parameters.

Equally important, a large number of members of a
Main Street LLC ensure a large number of stakeholders in the success of the undertaking, each of whom

FINANCING

All financing models are simplified. They assume a
20-year mortgage with 20-year amortization. To access
the interest rate noted, they would most likely need to
be 5-year fixed rates. This would mean the potential
for the interest rate to be reset to a higher amount (or
lower) in five, ten or fifteen years, tied to benchmarks.
An additional gap financing partner is also assumed,
such as the IDA’s revolving loan fund, or a local fund if
one exists. Given the predominantly residential nature of the renovation, yet the addition of commercial
space, along with the specific priorities and precedents
of different IDA’s, the only way to learn more clearly
what role your IDA might play would be to enter into a
discussion with them about this project.

HISTORIC BUILDINGS APPENDIX
AND THE NATIONAL REGISTER
The New York State Building Code has a Historic Buildings appendix. In order to be eligible for the exceptions within, the building must be certified as historic,
and the typically accepted standard for this is if the
building is a contributing member of an NRHD, or is
listed individually. The Existing Building Code stipulates that a certification letter indicating its eligibility
will also suffice.
Buildings that are fully sprinklered and certified historic
are often granted reductions in the separations between occupancies that would otherwise be impossible
to maintain given existing building materials. There are
exceptions related to toilet rooms, door swings, means
of egress, and transoms. Issues pertaining to accessibility requirements are given more latitude if compliance
would destroy the historic significance of the building,
or are technically infeasible.

CONCLUSION
THE BAD NEWS
To make this a viable project, you will likely need to
execute or advocate for all the items noted in the assumptions. You’ll need to consider submitting another
draft nomination for a National Register of Historic
Places certification, PILOT agreement, some grant funding, and sufficient capital through individual investors.
Without most if not all of these items, the project may
be challenging to execute successfully.
THE GOOD NEWS
If these items come to pass, the good news is that

it could be an extremely viable, stable project. With
approximately 65% of the income deriving from a hotel
anchor tenant, and a “break-even” requirement closer
to 60%, the project should cash flow and then some,
providing you latitude if market conditions impact
rental values, or if you want to offer subsidized rents to
attract anchor businesses in the commercial section.
Not only that, but based on our preliminary projections, you could see an average of roughly 58% of your
investment returned to you at the conclusion of the
construction via State and Federal Rehabilitation Tax
Credits. That would lower your exposure, and yet leave
ownership in a stable, newly rehabbed building paying
down debt and growing as an asset while contributing
to Ticonderoga’s revitalization.
REGARDING ASSUMPTIONS
The financial feasibility evaluation is based on myriad
assumptions that are dynamically interdependent. We
assumed, for example, a certain level of cash investment and a certain level of borrowing from banks. The
level of investor capital directly impacts the percentage
that is returned to investors via the tax credit - the less
capital raised (replaced with additional borrowing), the
greater the percentage of the investment that will be
returned.
But increasing the borrowing to accomplish this increases carrying costs each subsequent year. And that
will lower the annual ROI. In the examples shown, the
amounts used yield a roughly 2-3% ROI at 100%. Knowing the 100% is elusive suggests that the projects may
more or less cash flow while debt is paid down and the
buildings grow as assets. So for you and any investors,
unless you can “beat” the numbers regarding construction cost being lower or rental income being higher,
your main short-term ROI will be the tax credits.
In this model, the annual profit is likely to come from an
established, well run hotel, paying rent to the building
sufficient to cash flow that LLC.
Lastly, based on our “set” of assumptions, 58% of
investor money could be returned at the conclusion
of construction. Given our assumptions at this preliminary stage, nearly $1,184,000 in tax credits would
pass through the LLC to be divided between investors,
based on their percentage of ownership interest.
THE REST
The remainder of the report shows the existing conditions, proposed layout, and summarizes our projections. It is meant to serve as a base document for
developing a business plan, or as a tool for gaining

investor confidence and commitments, or for sharing
with a bank or other financial partner. It is not meant to
be a substitute for a full evaluation, a full code review,
or full design services and cost estimating. Certainly it
does not replace advice from attorneys or accountants.
Instead, it provides an affordable, preliminary snapshot
of the interaction of all these, to help move the conversation forward, and a series of assumptions and recommendations that, if verified and enacted, could yield a
successful, catalytic project for Ticonderoga.

EXECUTIVE SUMMARY
EXECUTIVE SUMMARY
MAJOR ASSUMPTIONS AND OUTCOMES: 114/116 Montcalm Street, Ticonderoga, NY
Total capital supplied by owner:							$ 2,000,000
• includes purchase price of the building at $0 (lower than the assessed value)
20-year Bank Mortgage/Loan:								$ 597,780
IDA/GAP FINANCING 20-year:								
$
0
Grant											$ 500,000
Current Assessed Value:								$ 220,400
• includes both 114 and 116 Montcalm Street						
Combined property tax rate:							
$44.35/$1000
Also in budget:
Initial Marketing/advertising:		
$ 3,000
Cash reserves:				$ 20,000
Legal/Closing:				$ 30,000
Site costs/misc:				$ 40,600
Purchase Price:				$
0
Qualified Rehabilitation Expenses - for tax credit purposes				$2,959,400
• includes construction, architectural/SHPO fees, excluding site costs and acquisition			
NR Historic District status: 									N/A
Monthly Carrying Cost Assumptions:
Mortgage plus IDA/other loan repayment:		
$3,789
Building Management:					$ 250
Maintenance/repairs/clean/advert/house meter:
$ 725
Waste Management:					
$ 167
Legal, Accounting, Insurance:				
$ 973
Property Taxes (w/ PILOT)				
$ 815
								
$6,719
Monthly projected revenue at 100% occupancy:					

$11,250

Annual ROI at 100% (net income divided by capital):					

2.72%

Minimum average occupancy rate for cash flow: 					
60%*		
*What does this mean? If you were deriving 60% of the anticipated revenue annually - either due to lower rent
or due to months without tenants in one or more units, you could still meet annual expenses at this rate. More
broadly, it means you could have years below 60% average occupancy, and years above it, and as long as the
multi-year average was 60% or higher, you will be able to meet the on-going expenses for the building, while
debt is being paid down and the property grows as an asset. This number is more critical for mixed use buildings due to the unpredictability of the commercial rental market. Residential apartments like those proposed
have a high demand. Still, the longevity of tenants, the ability to raise the capital indicated and thus keep
borrowing low, and the ability to command the rents suggested, are impossible to know. Thus it is important to
have flexibility in this area. This also suggests flexibility regarding the estimated construction costs, also important at this early stage of budgeting.
Total project budget:									

$3,097,780 Total

Tax Credits available:									
% of initial investment ($2,000,000) returned via tax credit:				
% of cash investment n/i purchase price ($2,000,000- $0) returned via tax credit:

$1,183,760
~59%***
~59%

EXECUTIVE SUMMARY
***As noted elsewhere, since tax credits are calculated based on qualified rehabilitation expenses, yet one third of
the project is proposed to be funded via financing or a grant, this first scenario above suggests that, for example, a
$50,000 investor would receive $29,500 of tax credits (59% of their investment) passed through to his/her personal income taxes. These could be used to offset taxes owed - $14,750 federal and $14,750 state. The state credit
can often be claimed in one year, and any amount in excess of taxes owed is issued as a refund check. The federal credit has more limitations, tied to the kind of income against which the credit is being used. However, in this
example, the investor could amend the previous year tax return to take the maximum allowable tax credit, take the
maximum allowed tax credit in the current year, and then apply the balance to the following year. If needed, the
credits can be carried forward for 20 years. the 2017 Tax Cuts and Job Act has changed several elements regarding federal tax credits that have yet to be fully assessed. In addition, all grants and economic development initiatives are taxable to the recipient. For more specific information, please consult an accountant.
Proposed uses:
Commercial spaces on the first floors of both the masonry structure and the wood framed warehouse structure to
the south, with a “base buildout” figured into the costs.
Sixteen, light-filled, hotel rooms on the second and third floors of the masonry structure will be created. Also
included are support spaces for the hotel including an accessible lobby, mechanical room, laundry, vertical access
and storage spaces. Room sizes range from 260sf to 424sf. Our assumption is that the hotel will have dedicated
off-street parking in the adjacent lot to the west.
One market rate, light-filled apartment with an open floor plan and washer dryer hookups will be created, in the
wood framed structure to the south.
for the purposes of preliminary anaylsis, projected rents are as follows:
• Commercial A - $2,300/mo
• Commercial B (WH) - $800
• Residential (Hotel) - $7,200
• Residential (WH) - 2bed, 1bath - $950
40% Rehabilitation Tax Credit
Pursuit of rehabilitation tax credits is recommended based on the building likely being eligible for the historic
registry and your desire to be eligible for tax credits, renovation work will require some consequential cost increases to meet Secretary for Interior Standards, and to prepare the detailed drawings, work with SHPO, and file the
paperwork, in order to access the 40% (20% federal and 20% state) tax credits. These additional architectural costs,
and the filing fees to the state, have been figured into the estimating. Other requirements: renovation costs must
exceed the adjusted basis value of the building; and you must plan to own the building for at least five years.
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Remove existing siding and replace with wood or
fiber cement alternative
New upper floor openings with alum. clad wood
windows (6)
Demolish existing connection between existing
buildings
Provide new ramp/stair access to commercial
tenants
New commercial entry with alum. clad wood door
Provide new exterior patio space with ramp/stair
access to first floor level from street
New fabric shade structure for covered dining
area
New signage for upper floor hotel entry
Metal awning over hotel door entry
Linear LED lighting fixtures (signage lighting)
Replace upper floor windows with alum. clad
wood
Repair/replace lower floor round windows
Provide new built up fiber cement cornice
New alum. clad wood storefront windows with
transoms
New alum. clad wood full glass doors
New columns to match historic proportions
New individual raised signage letters with backlight
New individual raised buiding numbers
New perpendicular commercial signage with
integrated light
Repair/repoint masonry as needed

EXISTING CONDITIONS
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CODE REVIEW
Zoning
The property falls within the Central Commercial zoning
district. This district permits any use permitted in the
residential district as well as business, mercantile and
assembly occupancies, among others. Residential use
on the first floor of any building is not permitted unless
60% of the first floor is used for commercial purposes
allowable within the Central Commercial zoning district
and the first floor residential unit is occupied by the
person conducting the business for the remainder of
the first floor space. If a first floor residential unit does
not meet these criteria, then a zoning variance would be
required. There are no restrictions on minimum lot size,
lot coverage or setback requirements.
Classification of Work
The existing building is currently vacant with the last
known occupancy use being mercantile throughout
all floors. The anticipated scope of work would include
maintaining a mercantile occupancy or possibly
changing to a business or assembly occupancy on the
first floor. The second and third floors would change to
a residential occupancy. Therefore, the majority of the
building would fall under the Change of Occupancy
classification.
Automatic Fire Sprinkler System
The Change of Occupancy classification states that
a change of occupancy where there is a different fire
protection threshold would require installation of an
automatic fire sprinkler system. Automatic fire sprinkler
systems are not required for business, mercantile or
assembly occupancies only if they comply with certain
criteria defined in the building code. All residential
occupancies require an automatic fire sprinkler system.
If first floor occupancy does not require an automatic
fire sprinkler system and is fire separated from the
upper floor residential occupancy, then an automatic
fire sprinkler system is only required for the residential
portion of the building.
Means of Egress
The building code permits a single means of egress
under certain criteria, however, for residential
occupancies more than two stories in height, with more
than four dwelling or sleeping units per floor and an
exit access travel distance of greater than 50 feet, two
means of egress are required. All these factors would
require the building to have two means of egress from
the upper floors. There is an exception in the building
code that will allow for an existing or newly constructed
fire escape to be accepted as the second required
means of egress.

Accessibility
A Change of Occupancy classification for an entire
building requires at least one accessible building
entrance with a accessible route from the accessible
entrance to primary function areas. Residential
occupancies with transient occupants require that one
per twenty sleeping units be fully accessible (without a
roll-in shower) and on an accessible route. The existing
floor to floor height from the first floor to the second
floor exceeds the capabilities of a vertical platform lift,
so a full elevator is required.
Energy Conservation
Compliance with the current energy code is not
mandatory for historic buildings provided a report be
submitted to the code official and signed by a registered
design professional, or a representative of the SHPO or
the historic preservation authority having jurisdiction,
demonstrating that compliance with that provision
would threaten, degrade or destroy the historic form,
fabric or function of the building. The historic building
code path also allows for exceptions related to toilet
rooms, door swings, means of egress, and transoms.
Issues pertaining to accessibility requirements are given
more latitude if compliance would destroy the historic
significance of the building, or are technically infeasible.
Historic Building Appendix
The New York State Building Code has a Historic
Buildings appendix. In order to be eligible for the
exceptions within, the building must meet one of the
following criteria: listed or certified as eligible for listing
by the State Historic Preservation Office (SHPO) or the
Keeper of the National Register of Historic Places, in
the National Register of Historic Places; designated
as historic under an applicable state or local law; or
certified as a constituting resource within a National
Register, state designated or locally designated historic
district (NRHD). The building does not currently meet
any of these criteria. A draft nomination was prepared
for the building by William Krattinger of the NYS
SHPO, however the project was never submitted for
certification.
Buildings that are certified historic are often granted
reductions in the separations between occupancies that
would otherwise be impossible to maintain given existing
building materials. If the first floor commercial tenant
area is a business, mercantile or assembly occupancy,
and the upper floors are a residential occupancy then
the first and second floor would be required to be fire
separated. A one hour fire separation is required if the
building has an automatic sprinkler system, and a two
hour separation is required if the building does not have
one. Under the historic building code exception, a one
hour fire separation does not need to be provided if the
ceiling finish is wood, similar to the existing.

Project Location
Central Commercial

CONDITION ASSESSMENT REPORT
I. Qualification

III. Priority Level Summary

This report is a condition assessment of the overall
Cobbler’s Bench Building. The intent is to provide a
general evaluation of the building’s condition and of the
potential cost of necessary repairs.

This summary is intended to identify priorities related to
the various anticipated work that is required and outlined
later in this report. The work has been prioritized into
three categories:

This report is extensive, but is not intended to be allinclusive, nor is it meant to serve as a replacement for
contract documents to be prepared for executing the
work.

1. Urgent (***)
Items that require urgent attention (1 year to 3 years)
2. Essential (**)
Work that is essential (3 year to 5 years)
3. Desirable (*)
Work that is desirable (5 years to 10 years)

Observations have been made based on a non-invasive,
visual evaluation via a walk-through of the structure on
June 12th and 13th, 2018. Areas which were concealed
from view were not opened for inspection.
The provided estimates should be used for budgeting
purposes only.
This report deals with targeted maintenance, repair
and structural issues. Some recommendations are
preliminary and will require additional investigation
and/or drawings prepared by a qualified professional.
We hope that this report will help PRIDE of Ticonderoga
and JASAMA formulate short and long-term budgets
and will aid in establishing priorities for the completion
of the work.

II. Building History
Cobbler’s Bench Building
114-116 Montcalm Street
Ticonderoga, NY
The existing building is located on Montcalm Street in
the hamlet of Ticonderoga, Essex County, New York.
Originally known as The Rowell and Shattuck Block, it was
constructed in 1887 and was occupied by a dry goods
department store. The original building was a three
story, masonry structure with a two story, wood framed
warehouse structure in the rear. In 1954, the building
was purchased by Pearl’s Department Store and the
building underwent a significant renovation including
construction of a new mezzanine level between the first
and second floor, and a reconfiguration of the street
facade. The two original buildings were connected with
a more recent addition, date unknown. The property
was most recently occupied by a mercantile tenant and
is currently vacant.

The items in each category are subject to change as
conditions change and JASAMA’s priorities change.
JASAMA should work closely with a design professional
to develop drawings, specifications, project schedules
and budgets to address these areas of work.
Urgent Items ***
• Warehouse building structural frame
• Connector and warehouse building roofs
• Connector and warehouse building fascia, soffit
and eave
• Connector and warehouse building rain water
collection and disposal
Essential Items **
• Exterior walls and finishes
• Exterior doors and windows
to outline the general condition of the Visitor’s
Desirable Items *
• Interior finishes ~ walls, ceilings and flooring
to provide general recommendations for future re
Please Note: References to the photographic Appendix
appear throughout the text in brackets. Example: [2, 4]
See photos later in this report.
See Existing Floor Plan Drawings for locations of the
numeric identification used in this report

IV. Roof

1. Masonry Structure:
The roof of the existing three-story masonry structure
was not accessed and a visual walk through was not
conducted.
*Recommendation: No recommendation at this
time. Per the existing building owner, a new roof was
recently installed.
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2. Connector Building ~ Corrugated metal roof:
The roof of the connector structure between the
masonry structure and the warehouse, was inspected
from grade. The corrugated metal roof finish is in fair
condition. [01] The roof is not properly flashed at the
adjacent building sidewall transitions. The metal roof
finish has been removed at one portion adjacent to
the warehouse where the existing plywood substrate is
exposed. [02]
Existing fascia boards are 1x unfinished wood and the
soffit finish appears to be painted plywood. Both the
facia boards and soffits are in fair condition. [03]
***Recommendation: The exposed portion of the
plywood substrate appears to be significantly
weathered and may need replacement. Install new
corrugated metal roofing at area where roofing has
been removed. The existing metal flashing should
be removed and new metal flashing should be
installed at the adjacent building side wall and roof
transitions, seal all joints properly to create a watertight assembly.
***Remove the existing fascia boards and soffits and
replace with new fiber cement fascia boards and
vented soffit board. All trim boards should be primed
and painted. Verify the condition of the existing sub
framing and repair or replace if required.
3. Warehouse Building ~ Slate roof:
The original warehouse building roof was also inspected
from grade and appears to be finished with slate tile. [01]
The slate tile is in fair condition with some broken and
missing tiles. [04] The existing substrate is not visible.
Existing fascia boards are 1x unfinished and painted
wood and the soffit finish appears to be painted plywood.
Both the facia boards and soffits are in fair condition with
some fascia boards missing or deteriorated beyond
repair. [04, 05, 06]
***Recommendation: Remove all damaged slate
tiles and install new tiles to match the existing.
***Remove the existing fascia boards and soffits and
replace with new fiber cement fascia boards and
vented soffit board. All trim boards should be primed
and painted. Verify the condition of the existing sub
framing and repair or replace if required.

V. Rain water collection and disposal
1. Masonry structure ~ Roof drains:
The roof of the existing three-story masonry structure
was not accessed and a visual walk through was not
conducted. There is at least one visible roof drain leader
on the interior of the building that extends from the roof
down through to the basement and ties into the storm
drainage system on the front, north side of the building.
[07] The roof leader is in good condition and with no
visible breaches.
*Recommendation: Inspect the existing roof drain(s)
to verify they are unobstructed and drain properly to
the storm sewer system.
2. Warehouse and connector buildings ~ Gutters and
downspouts:
The existing warehouse and connector buildings do not
currently have a rain water collection system in place.
[01, 08]
***Recommendation: Install new galvanized steel
or copper, half round gutters and corrugated
downspouts on the east and west sides of the
buildings. Downspouts should be extended to tie
into the existing storm sewer system or provide
splash blocks or downspout extensions for positive
drainage away from the building’s foundation.

VI. Exterior walls and finishes
1. Masonry structure ~ Face brick:
The exterior walls on the masonry structure are multiwythe brick, mostly in good condition. In a few locations,
the face brick is spalling and the existing mortar joints
have deteriorated creating gaps within the brick face
susceptible to water infiltration. [09,10,11]
**Recommendation: Remove existing spalling brick
units and replace with new brick to match the existing.
Clean joints of any loose mortar and re-point existing
face brick with a lime based mortar. All masonry
repair work should be performed in accordance with
the National Parks Service preservation briefs for
restoration and repair of historic masonry structures.
2. Warehouse and connector buildings ~ siding:
The existing warehouse and connector buildings appear
to have been originally clad with wood clapboard
siding, some of which is visible and is in fair condition
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due to weathering over time. [12] The existing window
and door trim are 1x wood trim boards that have been
weathered and are deteriorating in some locations. On
the majority of these two buildings, the clapboard siding
has been covered over with what appears to be painted,
asbestos tile siding. The asbestos siding appears to be
in good condition with a few missing and broken tiles.
[14,15] On the west side of the warehouse building, a
portion of the asbestos and original clapboard siding
has been removed and replaced with new 1x tongue
and groove wood siding. [15,16]
**Recommendation: Remove the existing asbestos
and new 1x tongue and groove wood siding to
expose the original clapboard siding. Repair or
replace any siding or trim that has been removed
or damaged beyond repair and install new to match
existing. All siding and trim should be primed and
painted. Consideration could be given to install fiber
cement siding & trim

VII. Exterior doors
1. The majority of the exterior doors have been covered
over with plywood siding and are not visible from the
exterior. [17,18] Visible from the interior, these doors
appear to still be in tact and in good to fair condition.
[18] The main entrance door to the building from
Montcalm Street is an anodized aluminum, full glass,
pair of doors in good condition.[20] The only other
visible door is an overhead door on the east side of the
connector building, also in good condition. [21]
**Recommendation: The existing storefront and
overhead doors could remain contingent on the
use of the space, and do not require any work at
this time. The existing exterior doors that have been
covered over, could be restored and would require
refinishing and adjustment or replacement of
required hardware.

VIII. Windows
1. Masonry structure ~ Apparently original wood
windows:
The Montcalm Street facade retains the apparently
original, wood, double hung, arched top units on the
second and third floors. [22] The windows appear to be
in fair condition and were not operational at the time
of the walk through. [23,24] The wood window units in
the remainder of the building have been removed and
infilled with plywood siding or plexiglass paneling. [25]
The original wood window frames are still in tact and in

fair condition due to weathering on the exterior. [26,27]
On the first floor level, the original circular window units
on the east and west sides have been covered over on
the exterior with corrugated metal panel and are not
visible from the interior. [28,29,30]
**Recommendation: Clean, repair and paint the
existing Montcalm Street upper floor window units.
Adjust or replace the existing hardware as required
to make operational. Remove the existing plywood
or plexiglass infill panels at the remaining windows.
Clean, repair and paint the original wood window
frames and install new wood or aluminum clad
wood, double hung window units within the original
window frames.
**Remove the existing corrugated metal panels
on the circular window units and verify whether
the original window units are intact. Clean, repair
and paint the existing units or install new wood or
aluminum clad wood window units.
2. Masonry structure ~ Storefront windows:
The existing storefront window units on the Montcalm
Street side are anodized aluminum window units in
good condition.
*Recommendation: The existing storefront windows
could remain contingent on the use of the space,
and do not require any work at this time. [31,32]
3. Warehouse and connector buildings ~ windows:
All windows on the existing warehouse and connector
buildings have been covered over with plywood siding
[33,34] with the exception of one on the second floor,
east side fo the connector building. [35,36] This unit is a
double hung vinyl window in fair condition.
Visible from the interior, there are a number of apparently
original window frames that appear to still be in tact and
in good to fair condition.
**Recommendation: The existing windows that have
been covered over, could be restored and would
require refinishing and adjustment or replacement
of required hardware.

IX. Interior finishes - walls, ceilings
and flooring
1. Walls
The interior space is composed of painted plaster and
gypsum board throughout the majority of the masonry
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structure and the warehouse building.[37,38,39,40,41]
The first floor of the warehouse building is finished with
apparently original wood clapboard. [42] The interior of
the connector building is unfinished with the exterior
finishes of the adjacent buildings exposed on the north
and south sides. [43,44] The interior wall finishes are in
good to fair condition with some minor cracking and
damaged portions.
*Recommendation: Patch any damaged or cracked
plaster or drywall finishes with materials to match
existing, prime and paint.
2. Masonry structure ~ ceiling
The first floor of the masonry structure is finished with
an acoustical ceiling tile and suspension grid system, in
fair condition. [45] Some of the existing tiles have been
removed exposing the original herringbone wood
ceiling which appears to be in good condition. [46]
The second and third floors appear to be finished with
fiberglass tiles. On the second floor the tiles have been
covered with a textured finish. [47,48] The ceilings on
both these floors have been damaged by water from
an apparent roof leak which has since been repaired.
[49,50,51] In general, these finishes are in fair condition.
*Recommendation: Remove the existing acoustical
ceiling tile and suspension grid system on the first
floor to fully expose the original wood ceilings.
Clean, repair and paint the wood ceilings.
*At the second and third floors, perform exploratory
demolition to verify whether these floors also have a
similar wood ceiling finish as the first floor. If wood
ceiling is uncovered, remove the existing fiberglass
tile finish to expose the original wood ceilings and
finish per above. If no wood ceiling is uncovered,
remove the existing fiberglass tile finish down to the
bare studs and install a new painted gypsum board
ceiling. Consideration could be given to install a new
painted wood ceiling finish.
*Fiberglass tiles should be tested to verify whether
there is any asbestos containing material present.
3. Warehouse building ~ ceiling
The first floor of the warehouse building is finished
with an acoustical ceiling tile adhered to the original
substrate and is in fair condition. [52]
The second floor is finished with an acoustical ceiling
tile and suspension grid system, in fair condition. [53]

Some of the existing tiles have been removed exposing
the original wood ceiling which appears to be in good
condition. [54]
*Recommendation:
At the first floor, perform
exploratory demolition to verify the finish beneath
the acoustic ceiling tile. If wood ceiling is uncovered,
remove the existing acoustic ceiling tile finish to
expose the original wood ceilings. Clean, repair
and refinish the wood ceilings. If no wood ceiling
is uncovered, remove the existing acoustic ceiling
tile finish down to the bare studs and install a new
painted gypsum board ceiling. Consideration could
be given to install a new painted wood ceiling finish.
*Acoustic ceiling tiles should be tested to verify
whether there is any asbestos containing material
present.
*Remove the existing acoustical ceiling tile and
suspension grid system on the second floor to fully
expose the original wood ceilings. Clean, repair and
refinish the wood ceilings.
4. Masonry structure ~ flooring
The floor finish varies throughout the masonry structure
including plywood underlayment, carpeting, sheet vinyl
and wood laminate. [55,56,57] All finishes are in fair
condition and show significant wear. There are a few
areas, near the rear stair and on the third floor, where
the original hardwood flooring is visible appears to be
in good condition. [58,59]
*Recommendation: Remove all the existing floor
finishes down to the original hardwood flooring.
Verify the condition of the existing flooring and
repair or replace any missing or damaged portions
of the floor with materials to match the existing. At
locations where the floor has been painted, strip
down to the natural wood finish and refinish.
5. Warehouse building ~ flooring
The floor finish also varies throughout the warehouse
building including loose laid sheet vinyl on the first floor
and carpet on the second floor. [60,61] All finishes are in
fair to poor condition and show significant wear.
*Recommendation: Remove all the existing floor
finishes throughout the building down to the
original hardwood flooring or wood substrate. Verify
the finish and condition of the existing floor and
repair or replace any missing or damaged portions
with materials to match the existing. If the original
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hardwood flooring is intact, the existing flooring
should be cleaned, repaired and refinished as
required.

X. Structural systems
1. Masonry structure ~ structural system
The original masonry structure was constructed in 1887
and is three stories in height with a symmetrical five-bay
facade. The exterior walls are multi-wythe, load bearing
brick walls in good condition. See additional information
later in this report.
At all levels, floors are constructed of wood floor joists
spanning east to west and supported by the exterior walls
and a central beam that spans north to south. [62,63]
The central beams are supported by five decorative
steel columns on each level that transfer the load down
to wood posts at the basement level. [64,65] The roof is
constructed of wood trusses spanning east to west and
supported by the exterior walls and the central beam
on the third floor level. The structural members that are
visible are in good condition and are structurally sound.
Around 1954, the northern most portion of the second
floor was removed and a steel framed mezzanine was
installed. The mezzanine is supported by the exterior
walls on three sides and steel posts on the interior side.
[68] The mezzanine is structurally sound and in good
condition.
The foundation system is constructed of rubble stone
walls, generally in good condition. [70,71] There are
some minor areas where the mortar has become loose
creating exposed joints where water infiltration has
occurred.
*Recommendation: This portion of the building
appears to be structurally sound and does not
require any work at this time. At the foundation walls,
any loose mortar should be removed and joints
should be repointed with a lime based mortar.
*Contingent on the building’s future use,
consideration should be given to removing the
existing steel mezzanine structure and a new wood
framed floor system installed to maximize usable
square footage of the second floor.
2. Connector building ~ structural system
The connector building between the original masonry
and warehouse buildings is a two story, wood framed
structure constructed at a later, unknown, date. The

second floor system is not visible but is assumed to be
wood floor joists spanning north to south and bearing
on the two original building’s exterior walls. The roof
structure is visible from the interior and is constructed
of wood rafters spanning east to west bearing on the
exterior walls.[72] The structural members that are
visible are in good condition and are structurally sound.
A small portion of the foundation system is visible from
the exterior and appears to be poured concrete in good
condition.
*Recommendation: This portion of the building
appears to be structurally sound and does not
require any work at this time.
3. Warehouse building ~ structural system
The warehouse building was constructed around 1887,
the same time as the original masonry structure. The
structural system appears to be a three bay x four bay
heavy timber framed, post and beam construction, two
stories in height.
The first and second floors are constructed of wood floor
joists spanning east to west and supported by the post
and beam system. [52] The wood posts visible from the
interior on the first floor are leaning towards the east.
[73] A portion of the second floor has been removed
on the northwest corner of the building [74,75] and four
of the posts on the second floor have been removed.
[54,76] These factors are contributing to the structural
system beginning to fail and lean towards the east. The
roof structural members are not visible at this time.
A large tree at the southwest corner of the building has
grown into the building and appears to be pushing
against the structure, likely contributing to the leaning
of the building. [20]
The foundation system is not visible from the exterior
due to the existing wood clapboard siding extending
to grade at the perimeter the building. On the west
side of the building, a concrete wall was poured at the
foundation, possibly as a means to provide support of
the original foundation wall. The concrete is in poor
condition with multiple cracks and a portion that has
begun to deteriorate creating a whole in the foundation
wall.
***Recommendation: Install new wood posts on
the second floor where the existing posts have been
removed. Reconstruct the portion of the existing
floor structure on the second floor that has been
removed.
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BUILDING CODE ASSESSMENT
***Excavate around the perimeter of the foundation
as required to inspect the existing foundation walls.
Consult with a licensed design professional to
evaluate the existing foundation wall and provide
recommendations for design solutions if required.
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