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introduction 

In 2019, the Village of Fairport retained LaBella Associates, DPC to conduct a Building Condition 
Survey Assessment of the Fairport Community Center at 53 W. Church Street.  The assessment 
includes a survey of the facility to assess the structural, site/civil, architectural, mechanical, 
electrical, and plumbing systems serving the buildings and site. Maintenance items and required 
building upgrades to maintain the buildings and grounds in good condition are identified, along with 
Opinion of Probable Costs to help the Village address building and facility concerns over the next few 
years. 

The study includes the main house, carriage house, and surrounding site, all located within the 
Village of Fairport and included on the State Historic Preservation Offices (SHPO) National Register.  
Any exterior work required in the recommended repairs and improvements must meet specific 
requirements administered by SHPO in order to maintain the historic status. 

The main house of the Potter Community Center was built in 1873.  It is approximately 5,000 square 
feet, two stories and primarily used as storage in the basement, event space on the first floor level, 
and 2 apartments on the upper level.  In general, the house is in good condition, but requires repairs 
and updates.  
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SITE REPORT 

Asphalt Driveway 

• Existing Conditions:   
o The existing asphalt driveway enters from West Church Street and forms an oblong 

circle on the east side of the house. It winds through the Porte-Cochere, past the 
Carriage House and back toward the W. Church Street entrance. There is a tree, grass 
and shrubbery in the center of the circle. 

• Comments/Considerations:   
o The driveway exhibits Edge, Block, Lateral and Alligator cracking throughout. The 

driveway has not been maintained and the cracking is most likely caused by 
temperature cycles and freeze thaw conditions. Cracking can also occur if the 
supporting base structure under the asphalt is not adequate. The base structure was 
not evaluated through any core sampling so it is not sure if replacement is needed at 
this time. 
 

Asphalt Walkways 
 

• Existing Conditions:   
o There are asphalt walkways along the south side and along a portion of the west side 

of the house. There are two asphalt walkways that originate at the parking area south 
of the house. One runs to the south entrance door and the other to the driveway in the 
area between the Potter House and the Carriage House. 

o A narrow asphalt walkway runs across the west side of the Carriage House and turns 
eastward at the SW corner of the Carriage House. 

• Comments/Considerations:   
o The two walkways that originate at the parking area appear to be in good condition. 
o The eastern portion of the walkway along the south side of the house exhibits cracking 

and failure and should be removed and replaced. The western part of the walkway 
along the south side of the house is in good condition. 

o The narrow walkway at the Carriage House has joint cracking and weed growth within 
the cracks but is in fair condition. 

o These asphalt sidewalks should be replaced with concrete. 

Concrete Walkways 

• Existing Conditions:   
o There is a 6’ wide concrete walkway that runs directly from the public sidewalk along 

West Church Street up to the Potter House front door. 
o A narrow concrete walkway runs from the 6’ walkway heading west across the front of 

the house, turns south at the NW corner and continues approximately halfway down 
the west side.  

o There is a concrete pad at the SE Corner of the Carriage House between the Carriage 
House and the existing fence. 
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• Comments/Considerations:
o The 6’ wide walkway is comprised of 8 sections. Many of the sections have heaved

creating trip hazards. Selective grinding of the walkway surface could smooth the
walkway and lessen the trip issues.

o Three sections of the concrete walkway on the west side of the house are broken and
heaved and should be removed and replaced.

Site 

• Comments/Considerations:
o A low area exists between the narrow walkway and the west outside wall of the Carriage

House. Grading on the west side of the Carriage House should be performed to direct
stormwater towards the south away from the foundation.

Recommendations with preliminary cost opinions 

• Asphalt Driveway:
o Replace the existing asphalt $25,000 
o Base replacement $10,000 

• Asphalt Walkways:
o Remove & Replace asphalt walkways $20,000 

with concrete walkways
• Concrete Walkways:

o Repair front 6’ wide walkway $500 
o Replace two section on west side $2,000 

• Grading West side of Carriage House
o Grading, topsoil and seeding $3,000 
o Drywell on west side of carriage house $3,000 

• Site Drainage
o Dry well $3,000 

___________________________ 
$66,500 
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ARCHITECTURAL REPORT

Roof: The Village of Fairport replaced the main portion of the roof in 2012 with a new asphalt roof 
and two low roofs with an EPDM system in 2010, including new copper gutters.  However, a majority 
of the downspouts are not connected to the storm drains or empty onto sidewalks or asphalt.  One of 
the downspouts towards the southwest side of the house was crushed. This should be repaired and 
all downspouts should be tied into the storm drains or onto a splashblock.  Additionally, many areas 
of fascia and soffit boards are peeling and require scraping and painting in order to preserve the 
wood. The parge coat on the chimney is starting to peel.  Loose pieces should be removed and a 
parge coat should be reapplied, following the replacement of any damaged brick. The entirety of the 
building has hard ceilings, so the structure could not be observed. 

Exterior Walls: The exterior of the main house is a combination of wood and brick construction. It 
appears that the Village has repointed masonry as needed and that the masonry is in good 
condition.  There is some cracking at the area adjacent to the carport, but this is most likely due to 
differential settlement and the age of the building. The main area of concern is between the brick 
and masonry curb at the front porch area, where the joint needs to have any loose mortar removed 
and new mortar installed.  It should be noted that mortar should be carefully selected in a historic 
building to ensure it is not stronger than the original mortar, or else it can cause brick to pop out in 
the future.  The lime content needs to be chosen to ensure the new mortar is vapor permeable and 
softer compressive strength than the existing. This work may also fall under requirements of SHPO to 
match existing joint tooling, texture, and mortar color. Masonry window sills, heads, and the masonry 
curb need to be scraped and painted.  This work will fall under requirements of SHPO for matching 
existing colors. 

Exterior wood siding and trim is in poor condition in many areas.  Most of the ornamental trim pieces 
and all of the wood window trim require scraping and painting. A representative from the Village of 
Fairport Department of Public Works indicated that many areas of wood siding are so dried out, they 
will not hold paint any longer.  All of the siding should be scraped and painted, but prior to painting, 
these boards will need to be removed and replaced.  This work will fall under requirements of SHPO 
for matching existing colors and materials. 

Second Floor: The framing of the second floor consists of wood joists and girders of varying eras. The 
majority of the building has hard ceilings, so the framing could not be adequately observed. 

First Floor: The framing of the first floor consists of wood joists and girders of varying eras. In the 
southeast corner, there are some floor joists with one end that is unsupported due to openings that 
were made in an interior foundation wall. The opening in the foundation wall should be infilled and 
the joists should be re-supported. Near the center of the house, in what is currently being used as 
storage for sports equipment, there is a cylindrical wood post that has a crack along its full height. 
This column should be removed and replaced. In the northwest corner, two steel posts were installed 
below a wood girder with a crack along its entire length. The bases of these steel posts are corroded 
and should be replaced. In the north portion of the basement, adjacent to the cistern, additional 
wood framing was installed to support the original framing. The wood posts that were installed are in 
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direct contact with the soil and show evidence of water damage. These posts should be removed and 
replaced with new posts and footings to prevent contact with the soil. Additionally, the added wood 
girders should be removed and replaced to ensure proper support. 

Foundation: The foundation consists of a combination of concrete block and stone walls, covered 
with a painted parge coat.  Multiple areas of the foundation are peeling and require the parge coat to 
be re-applied and re-painted. 

Porch: The porch and carport were redone in the early 2000’s.  They appear to be in excellent 
condition.  However, the porch railings and balusters should be scraped and painted and the wood 
floor boards should be cleaned and restained in order to maintain the wood in good condition. This 
work will fall under requirements of SHPO for matching existing colors. 

Openings: The windows were replaced in 2005 with double hung windows and are in good condition.  
However, there is a window in the basement that needs to have a broken window pane replaced and 
an original window remaining in Apartment 1W.  The Village may want to consider replacing the 
original window for energy efficiency, but it would be subject to SHPO requirements. 

Basement: The basement is primarily used for storage and laundry and is broken into three main 
areas.  Additionally, there is a small area with lower head clearance and access into the basement 
laundry area and to the exterior through a small door.  A small crawlspace is accessible through the 
caged storage area.  The basement appears to be in good condition.  A representative from the 
Department of Public Works indicated there are no known water infiltration issues, but there were 
signs of water within the crawlspace.  Due to the limited access and visibility of the crawlspace to 
investigate, it is undetermined if the water is the result of a leaking pipe, humidity, or infiltration.  The 
area in question is interior to the building, so it is unlikely that the cause is from infiltration.   

ADA Entrance/Lobby: This portion of the building appears to be an addition to the original structure.  
An ADA compliant ramp and stair lead into a lobby adjacent to the living room and kitchen. The 
exterior wall facing the parking lot was previously rebuilt in 2012 due to water damage and mold. It 
appears that water infiltration issues were resolved with the installation of the new roof system and 
that this area is in good condition.  The Village may want to consider cosmetic upgrades by replacing 
the carpet flooring in the ramp/stair area and providing a fresh coat of paint, including at the railings. 

Dining/Living Room: This area is primarily used as event space and has an adjoining kitchen with 
pass through window.  The existing wood floor is in poor condition and needs to be replaced.  A 
representative from the Department of Public Works indicated that the boards have been refinished 
so many times that it is no longer viable to refinish.  This survey will assume the cost of replacing the 
floor with a new parquet wood floor to match existing, which will also allow the floor to be leveled. 

The existing ceiling is a combination of gypsum board soffits at beam locations and suspended 
acoustical ceilings. The ceiling tiles are in poor condition and not indicative of the original style of the 
house. It is recommended that the Village consider replacing the ceiling system with gypsum board 
or a new suspended ceiling system using decorative ceiling tiles.  The ceiling tiles can be coffered or 
raised panel styles to create the historic aesthetic of the original house, while maintaining quality 
acoustic characteristics.  
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Interior walls appear to be in good condition.  However, there are many areas where wallcovering is 
peeling.  The existing wallcovering should be removed, prepped, and painted.  

There are 2 restrooms located within the dining/living room.  Both restrooms are outdated and not 
fully ADA compliant.  The Men’s room footprint does not appear to be large enough to meet ADA 
requirements.  It is recommended that both restrooms be completely gutted and renovated with new 
ADA compliant fixtures and updated finishes.  This survey will note the restroom renovations as an 
allowance, as restrooms renovations can greatly vary in cost depending on selected finishes. 

Kitchen: The kitchen is adjacent to the dining/living room.  It is functional in its current state, but is 
outdated.  This survey will assume the cost of a complete gut/renovation of the kitchen to bring it up 
to current standards. It will be noted as an allowance, as kitchen renovations can greatly vary in cost 
depending on selected finishes. 

Main Entrance Lobby: The main entrance lobby accessed from the front porch appears to be in 
excellent condition.  The staircase railings were previously refinished in the early 2000s.  There are 
signs of plaster cracking in a few areas.  These can be patched and the entire area can use a fresh 
coat of paint.  The carpet is showing signs of wear and is recommended to be replaced. 

Family Room: The family room appears to be in excellent condition, requiring only minor cosmetic 
upgrades.  The existing wood floor needs to be refinished and the walls can use a fresh coat of paint. 

Apartment 1W: This apartment is currently vacant.  It appears to be in acceptable condition, but is 
outdated in terms of current standards.  If the apartment is continued to be used as a rental unit, 
many cosmetic updates will be required.  All floor and wall finishes need to be replaced.  This survey 
will assume the cost of a complete gut/renovation of the kitchen and restroom to bring it up to 
current standards. It will be noted as an allowance, as kitchen and restroom renovations can greatly 
vary in cost depending on selected finishes. 

There are signs of water infiltration in 2 areas; the bedroom closet and the corner of the bedroom 
towards the carriage house.  It is assumed this water damage is the result of infiltration from before 
the roof was replaced.  The damaged plaster should be removed and replaced. 

If the apartment is converted into additional assembly space, major modifications will be required in 
order to meet code, including ADA compliance.  The change of occupancy will add a significant cost 
to the project.  Our survey does not include a cost for this change, as a full code review would need 
to be completed to understand the full implications.  However, it is certain that this change of 
occupancy would require the installation of a sprinkler system and an elevator at a minimum. 
LaBella Associates can provide a code review and opinion of probable cost for an additional fee. 

Apartment 2E: This apartment was not available for visual inspection during the time of our survey.  
A representative from the Department of Public Works indicated that the kitchen and restroom were 
previously renovated, the floors were in good condition, and that this apartment would only need 
paint. Similar to Apartment 1W, if the apartment is converted into assembly space, major 
modifications will be required. 

Attic: The attic serves as storage space.  It is completely clad in wood paneling and appears to be in 
excellent condition.  A representative from the Department of Public Works indicated there are no 
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concerns with water infiltration, with the exception of a leak that was sealed a few years ago.  There 
are a few floorboards that are loose that should be replaced. 

Recommendations with preliminary cost opinions 

• Roof: 
o Scrape and paint soffit & fascia boards  $1,275 

($1.50/SF @ 450 SF + $2/LF @ 300 LF) 
o Repair chimney/reapply parge coat   $2,530 

($12.05/SF @ 210 SF) 
• Exterior: 

o Repoint masonry at front porch   $500 
o Scrape and paint wood siding    $16,750 
o Replace and paint ornamental trim   

($8.00/LF @ 5,500 LF – assume 50%)   $20,000 
o Scaffolding      $2,000 
o Not included in estimate 

(Replace wood siding ($8.10/SF @ 35,000 SF) $283,500 
• First Floor: 

o Infill foundation wall and resupport floor joists  $700 
o Replace cracked column    $1,500 
o Replace (2) corroded steel posts   $2,500 
o New wood girders     $3,000 
o New wood posts and foundations   $7,000 

• Foundation: 
o Reapply parge coat ($12.05/SF @ 928 SF)  $11,182 

• Porch: 
o Scrape and paint railing and ballusters   $1,071 

($12.75/LF @ 84 LF) 
Clean and stain floorboards ($1.75/SF @ 600 SF)  $1,050 

• Basement: 
o Repair basement window    $500 

• ADA Entrance/Lobby: 
o Replace carpet ($61.50/SY @ 45 SY + removal) $4,000 
o Paint walls ($.75/SF @ 800SF)    $600 
o Paint railings ($12.75/LF @ 20 LF)   $255 

• Dining/Living Room: 
o Replace wood parquet floor    $27,000 

($24/SF @ 1,080 SF + removal) 
o Replace ceiling tiles with ornamental tiles  

(7.50/SF @ 1,080 SF)     $8,100 
o Gut/renovate Women’s Room (finishes only)  $10,000 
o Gut/renovate Men’s Room (finishes only)  $10,000 
o Remove wallcovering ($1.00/SF @ 6,300 SF)  $6,300 
o Prep and paint walls ($.75/SF @ 6,300 SF)  $4,725 
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• Kitchen: 
o Replace kitchen millwork (not incl. appliance)  $20,000 
o Kitchen appliance allowance    $5,000 
o Replace kitchen floor (assume tile)   

($15/SF @ 128 SF + removal)    $3,500 
• Main Entrance Lobby: 

o Paint walls ($.75/SF @ 3,200 SF)   $2,400 
o Replace carpet ($61.50/SY @ 18 SY + removal) $2,200 

• Family Room: 
o Paint walls ($.75/SF @ 3,600 SF)   $2,700 
o Refinish hardwood floors ($4.64/SF @ 360 SF) $1,670 

• Apartment 1W: 
o Replace kitchen millwork (not incl. appliance)  $2,500 
o Replace kitchen floor (assume tile)     

($15/SF @ 247 SF + removal)    $5,205 
o Gut/renovate bathroom    $9,800 
o Remove and replace damaged plaster ($34/SY) $500 
o Paint all walls ($.75/SF @ 6,720 SF)   $5,040 

• Apartment 2E: 
o Paint all walls ($.75/SF @ 6,720 SF)   $5,040 

• Attic: 
o Replace loose floor boards    $500 

• Environmental Allowance: 
o Hazardous material remediation that would be 
typically found in construction of this age,  
including lead paint and asbestos    $25,000 

     ___________________________ 
       $233,539 

The carriage house of the Potter Community Center was built in 1873.  It is approximately 1,244 
square feet, two stories and primarily used as storage.  It was previously used as a youth center on 
the ground floor level.  The carriage house is in poor condition and requires a substantial amount of 
repairs, including the following: 

Roof:  The existing roof is asphalt shingles on wood framing.  There are no existing gutters or 
downspouts.  This may be a contributing factor in the bottom of the exterior walls and the foundation 
rotting, as well as growth of moss around the building perimeter.  Copper gutters and downspouts 
should be considered to be installed, contingent on approval from SHPO.  The small roof area over 
the side entry door has moss growing on it.  This promotes water build up, which creates a higher 
risk of rotting and leaking.  It can also damage the asphalt shingles.  This moss should be removed.  

All of the roof rafters were spliced approximately at their midspan, with no fasteners visible. Further 
inspection and analysis should be performed on these rafters to ensure they are capable of 
supporting the code-prescribed loads. On the second floor, there are two large wooden A-frames 
supporting the floor with hanger rods. In one location, the wood was cracked and damaged at the 
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hanger rod connection, which reduces the strength of the connection. The wood frame should be 
repaired at this location. 

Exterior Walls: The exterior of the carriage house is wood framing with wood board and batten siding.  
Most of the wood siding is peeling and there are many areas starting to deteriorate or have large 
gaps, including at the cupola.  Deteriorating boards should be replaced and all of the siding and 
ornamental trim should be scraped and painted. This work will fall under requirements of SHPO for 
matching existing colors and materials. The western wall of the carriage house is bowing out 
between the second floor level and the roof eave. This is likely due to the absence of ceiling joists or 
rafter ties, which would restrain the outward movement. New tension rods should be installed at the 
top of each post to prevent future outward movement at the tops of the walls. 

Foundation: The foundation is a combination of stone and wood.  The areas of wood are greatly 
deteriorating and many areas of stone are missing.  A combination of improper roof drainage and 
site sloping towards the carriage house may be a contributor to the deterioration.  These issues 
should be remedied and the foundation repaired. The existing foundation should be removed in its 
entirety and new concrete foundation walls and footings should be constructed down to frost depth 
(Four feet below grade). The existing structure can be jacked up off of the foundation walls prior to 
removals, or the existing foundation walls can be removed and replaced in small sections. 

Openings:  The existing windows do not appear to have been replaced with during the window project 
in the main house.  They are in fair condition.  The existing side entry door is cracked and is missing 
glazing.  It should be replaced, following requirements of SHPO for material, style, and color. The 
barn doors appear to be in good condition, but currently leave a large gap at the bottom threshold, 
which allows for water infiltration and access for rodents.   

Interior:  This space used to function as a youth center, but now is partially used for storage.  As it 
currently stands, there is no insulation and various points of air and water infiltration.  The existing 
ceiling paint is peeling and should be scraped and painted after points of infiltration are remedied.   

Recommendations with preliminary cost opinions 

• Roof: 
o Remove moss      $500 
o Install copper gutters and downspouts   $15,500 
o Repair 2nd Floor hanger rod connection  $1,000 
o Install new tension ties at the top of each post  $5,000 
o Miscellaneous framing repairs    $10,000 
o Hanger rod connection repair    $2,000 

• Exterior: 
o Replace wood siding (Assume 30% = $3,000 SF) $36,750  
o Scrape and paint ornamental trim   $1,000 
o Replace man door     $3,000 
o Replace barn door     $1,500 
o Not included in estimate  

(Replace all wood siding 11,232 SF)   $137,592 
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• Foundation: 
o Remove existing foundation walls and replace with new concrete footings and 

foundation walls     $72,000 
• Interior: 

o Scape and paint ceiling ($1.50/SF @ 936 SF)  $1,500  
o Replace floor with concrete slab   $20,000 

• Environmental Allowance: 
o Hazardous material remediation that would be 
typically found in construction of this age,  
including lead paint and asbestos    $25,000 

     _______________________ 
       $194,750 
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ELECTRICAL REPORT 

General 

• Existing Conditions:
o The existing Potter House Community Center appears to receive a single, underground

120/240V, single-Phase/three-wire service lateral from the street.  This service
extends to a single meter mounted to the outside of the southeast corner of the
building, and appears to continue underground to another meter located on the
Carriage House.

o Two Type SE cable assemblies continue from the Community Center meter to electrical
panels located in the basement.  One cable connects to a fusible safety switch and
continues to a 42-circuit loadcenter; the fusible safety switch included 200A fuses.
The second cable connects directly into a separate loadcenter with a 200A main circuit
breaker and spaces for 40 poles of branch circuit breakers.

o The two second floor apartments are not separately metered from the rest of the
structure, nor are the electrical circuits for each unit on separate electrical panels
dedicated for that residence.

• Comments/Considerations:
o The existing arrangement appears to have adequate capacity to serve the needs of the

building as no incidents of nuisance circuit breaker tripping were voiced and there was
no evidence that the main fuses had ever blown.

o The existing apartment circuits currently feed lights, convenience receptacles, the
oven/range and several electric baseboard heating units.  If separately metering the
electrical services to each apartment is desired, this may include:

o Replacing the single meter with multiple meters, or a small meter center.
o Providing two additional loadcenters – one 100A, 16-ckt, MCB unit per apartment.
o Providing a new 100A feed from the meter center to each loadcenter.
o Re-routing all branch circuits and feeders to their respective new loadcenter.

Community Center Power Distribution and Branch Circuit Wiring 

• Existing Conditions:
o The two existing electrical loadcenters located in the basement of the building support

all electrical circuits within the structure.  Both are manufactured by Square-D and use
QO-frame, circuit breakers.

o All existing circuit breakers observed were standard thermal-magnetic units – no
ground-fault circuit interrupting (GFCI) or arc-fault circuit interrupting (ARFI) breakers
were observed.  Receptacles required to have ground-fault protection utilize GFCI-type
receptacles.

o One loadcenter is a 225A frame, 42-circuit, Main-Lugs-Only unit and the other is a
200A frame, 40-circuit unit with a 200A Main Breaker in place.

o One loadcenter had one unused breaker space – all other spaces were occupied with
breakers, and two single-pole spaces were observed with dual circuit units. Although
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several circuit breakers were in the ‘off’ position, there is only one space for a single-
pole breaker available for any future connections. 

o All branch circuit and feeder wiring observed originates from one of the two
loadcenters located in the basement and wiring methods include a combination of
non-mettalic sheathed cabling (Type NMC, commonly referred to as ‘romex’) and
metal-clad or armored cable (Types AC or MC) assemblies.

o Although most convenience receptacles observed were of the three-prong/grounding
type – several two-pronged receptacles were observed.  We expect the circuit/box is
grounded, however three-pronged plugs will need an adapter at some locations.

o Some materials from the original “Knob and Tube” installation were observed in the
attic, and a receptacle from the original installation was observed in one of the
apartments, but these are all no longer energized or used.

• Comments/Considerations:
o Both loadcenters have been in service for some time, and are in fair condition.  Some

surface rust is beginning to show and there were dents/dings attributable to normal
wear and tear.  Replacement circuit breakers are still manufactured.

o Current standards require AFCI protection for all 15 and 20A branch circuits supplying
outlets or devices in dwelling units (NEC 210.12).  At the time the apartments were
established, AFCI protection was not required, so no action is required.  Nuisance
tripping may be experienced when providing AFCI protection on older wiring as the
electronics may react to detected conditions.  If providing AFCI protection is
undertaken, all branch circuits receiving AFCI protection should be replace in their
entirety.

o Nonmetallic-Sheathed cables (Types NM, NMC and NMS, per NEC 334) are permitted
for use in one, two and multi-family dwelling units, and structures that are Types III, IV
or V construction; they are not permitted in any other type of dwelling, structure or
occupancy.  Permitted uses for Types AC and MC cables (per NEC articles 320 and 330
respectively) are not limited based on the occupancy classification where they are
installed. Since the occupancy is currently mixed use, the code enforcement official
should be consulted to verify acceptable wiring methods if any renovations are
planned.

o All two-prong receptacles should be replaced with three-prong receptacles and wired
properly.

o The Village of Fairport has indicated that renovations in the kitchen area and public
toilet rooms in the Community Center, as well as in the Kitchen and Bathroom areas
of the both 2nd floor apartments should have construction cost opinions generated.
The following Electrical work was included:
 Providing new convenience receptacles and branch circuit wiring.
 Providing new LED lighting fixtures.
 Providing dedicated branch circuits to serve a dishwasher, refrigerator,

garbage disposal.

Community Center Lighting & Lighting Control Systems 

• Existing Conditions:
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o Interior lighting fixtures in the basement, 2nd floor apartments and the attic spaces
primarily utilize a variety of fixture types that originally used medium-base,
incandescent lamps.  All fixtures observed were fitted with screw-in, compact
fluorescent lamps.

o Interior lighting fixtures on the 1st floor primarily include more linear fluorescent units
and fluorescent troffers.  All lighting fixtures observed were operational, and while
some have been in service for some time, conditions ranged from fair to good.

o Exit signage was observed on the 1st floor and is provided using photo-luminescent,
paper signs.  This is an acceptable method, however over time the luminescent levels
and operating time will diminish.

o Two emergency lighting units were observed on the 1st floor – it is unlikely that these
units provide the level of emergency illuminance required by current standards.
Emergency lighting units were not observed on other floors, nor were any observed
serving the exit discharges.

o All interior lighting controls observed were handled with manually operated lighting
toggle switches.  No automatic controls (occupancy/vacancy sensors, time clocks,
timer switches, etc.) were observed.

• Comments/Considerations:
o The owner may wish to consider either replacing all existing interior lighting fixtures

with modern LED units, or use medium-base, screw-in, LED replacement lamps.  LED
replacement lamps typically have a longer rated life, and are not temperature sensitive
like their fluorescent counterparts.  Every day, more and more products are available
that provide a historical look, but utilize modern lighting components.  Costs may vary
greatly depending on a number of circumstances.

o Emergency lighting units should be provided to yield adequate emergency egress
lighting along all paths of egress, in all assembly spaces and at all exit discharges.
These would typically be connected to un-switched legs of the existing lighting circuit
in each space.

o Current standards do require automatic controls on lighting in non-residential
occupancies – the owner may wish to consider providing vacancy sensors to control
lighting branch circuits on the 1st floor and timer switches to control the lighting in both
the basement and attic spaces.

Community Center Electrical Communications/Detection Systems 

• Existing Conditions:
o There is currently not a central, fire alarm or fire detection system in the building.

Battery-operated smoke detectors are located in each apartment, and a combination
device was observed in the ceiling at the second floor landing in the common area
outside each apartment.  It is unknown whether this fire alarm device is connected to
devices in the apartments.

o A plug-in carbon monoxide detector was also observed on the 1st floor.
• Comments/Considerations:

o Current standards (2015, IBC, Section 907.2) requires a manual fire alarm system, in
Group A (Assembly) occupancies, where the occupant load is 300 or more.  Automatic
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smoke detection is not required in Group A occupancies of any kind.  The structure is 
not currently sprinklered and the owner may wish to consider providing automatic 
detection devices (smoke and/or heat detectors) to provide early warning of a potential 
fire event. 

Carriage House Electrical Service 

• Existing Conditions:
o The existing adjacent Carriage House associated with the Potter House Community

Center appears to receive a single, underground 120/240V, single-Phase/three-wire
service lateral from the Community Center meter.  This connection extends
underground to a single meter mounted to the outside of the building near the
northwest corner of the structure.

o The service connection extends to a 16-circuit load-center located on the interior side
of the wall opposite the meter.

Comments/Considerations:  
o The existing arrangement appears to have adequate capacity to serve the needs of the

building as no incidents of nuisance circuit breaker tripping were voiced and there was
no evidence that the main fuses had ever blown.

o The existing load-center is unit manufactured by Challenger.  This is one of the
manufacturers where there is a great deal of information available linking higher rates
of fire events and shock hazards to for certain products.  Replacing the load-center
should be considered.

Carriage House Power Distribution and Branch Circuit Wiring 

• Existing Conditions:
o All existing circuit breakers observed were standard thermal-magnetic units – no

ground-fault circuit interrupting (GFCI) or arc-fault circuit interrupting (ARFI) breakers
were observed.  Receptacles required to have ground-fault protection utilize GFCI-type
receptacles.

o The loadcenter is a 100A frame, 16-circuit, unit with a 35A/2P branch breaker that
appears to serve as the main device for this panel.  The load-center includes eight
unused breaker spaces – all other available spaces were occupied with breakers.

o All branch circuit and feeder wiring observed originates from the Carriage House load-
center; wiring methods observed included non-mettalic sheathed cabling (Type NMC,
commonly referred to as ‘romex’) assemblies.

o All convenience receptacles observed were of the three-prong/grounding type – with
GFCI protection.

• Comments/Considerations:
o Nonmetallic-Sheathed cables (Types NM, NMC and NMS, per NEC 334) are permitted

for use in one, two and multi-family dwelling units, and structures that are Types III, IV
or V construction; they are not permitted in any other type of dwelling, structure or
occupancy.  Since the structure is currently utilized as a storage area, the code
enforcement official should be consulted to verify acceptable wiring methods if any
renovations are planned.
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Carriage House Lighting & Lighting Control Systems 

• Existing Conditions:
o Interior lighting fixtures in the ground floor and upper storage area primarily utilize

porcelain lamp-holders that originally used medium-base, incandescent lamps.  All
fixtures observed were fitted with screw-in, compact fluorescent lamps.

o No exit signage was observed in the structure, nor were any emergency lighting units.
o All interior lighting controls observed were handled with manually operated lighting

toggle switches.  No automatic controls (occupancy/vacancy sensors, time clocks,
timer switches, etc.) were observed.

o An exterior wall-pack was observed that provides security lighting along the north face
of the building.  We did not observe it operating, however we expect it is equipped with
an integral photocell that automatically operates the light from dusk to dawn.

• Comments/Considerations:
o The owner may wish to consider either replacing all existing interior lighting fixtures

with modern LED units, or use medium-base, screw-in, LED replacement lamps.  LED
replacement lamps typically have a longer rated life, and are not temperature sensitive
like their fluorescent counterparts.

o We expect this is similar to an unheated, utility occupancy that does not have the
occupancy or occupant load necessary for exit signage or emergency egress lighting to
be required.  The code enforcement official should be consulted to verify requirements
if any renovations are planned.

Carriage House Electrical Communications/Detection Systems 

• Existing Conditions:
o No fire alarm or fire detection system, carbon monoxide sensing devices, or other

electrical communication/detection systems were observed.
• Comments/Considerations:

o We expect this is similar to an unheated, utility occupancy that does not have the
occupancy or occupant load necessary for a fire alarm and/or fire detection system to
be required.  The code enforcement official should be consulted to verify requirements
if any renovations are planned.

Recommendations with preliminary cost opinions 

• Community Center
o Separate Electric Meters for Apartments $ 24,200 
o Renovations to Bathroom’s & Kitchen’s, in Apt’s & 1st Floor $ 29,200
o Twelve Emergency lighting fixtures, plus installation/wiring $   6,000
o Full coverage, addressable fire alarm/detection system $ 34,500 
o 15 vacancy sensors/ timer switches for lighting controls $    3,000 
o Replace two-prong receptacles with three prong (up to 5) $       500 
o Apartment AFCI protection & branch circuit replacements $  22,500 
o Power Distribution and Branch Circuit Wiring $      750_________ 

$120,650
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• Carriage House
o Replacing the load-center in Carriage House $1,000 
o Replace / Update Lighting $5,000 

___________________________ 
$6,000 
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HVAC Systems REPORT: 

General 

• Existing Conditions:
o The existing Potter House Community Center basement and first floor spaces are

served by a central furnace and electric cooling unit with supplemental electric unit
heaters recessed into the walls.

o Second floor apartments 1E and 1W are heated only with electric baseboard heaters
with integral controls. The operable windows allow ventilation and natural cooling
during the shoulder seasons.

o The attic has no heating or cooling and is used for storage.

Vertical Furnace 

• Existing Conditions:
o A 2010 York Affinity 9.C gas heating and electric cooling furnace serves the basement

and first floor heating and cooling needs. It utilizes the Honeywell HZ432 controller to
meet space temperature setpoints for the two zones on the first floor. Both the west
community room and the larger east community room have independent
programmable thermostats that report back to the Honeywell controller. Condensate
is removed from the evaporator coil via a condensate pump that sits on the floor of the
basement next to the furnace, and empties into the laundry room sink.

• Comments/Considerations:
o The furnace appears to be able to meet all the heating and cooling needs of the

basement and first floor. Up to four redundant electric unit heaters could be removed,
resulting in reduced maintenance/replacement cost.

Electric Heating Units 

• Existing Conditions:
o Electric wall mounted heaters are available on the first floor for supplemental heating

in the Community rooms, the back hallway, kitchen, and the ADA ramp space. Each
heater has its own integral thermostat.

o Second floor apartments 1E and 1W are heated only with electric baseboard heaters
with integral controls.

• Comments/Considerations:
o Up to four electric unit heater could be removed from the first floor to reduce electrical

cost and maintenance.
o To add cooling and heating to the second floor apartments, wall mounted heat pumps

would require additional condensing units in the back of the building towards the
carriage barn. Existing baseboard heating should remain as backup to the heat pumps
and could be connected to the heat pump controllers.

Ventilation 
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• Existing Conditions:
o The ventilation to the first floor bathrooms are provided via operable windows. But do

not have mechanical exhaust fans.
o The first floor kitchen cooking hood is vented directly outdoors with 3-fan speed

settings.
o The second floor apartment (#1W) has a wall mounted exhaust fan over the stove that

is in working condition, albeit needs some cleaning.  The kitchen exhaust fan vents
directly outside. The adjacent bathroom has a ceiling mounted exhaust fan that
operates off a switch on the wall. The fan vents directly to the third floor attic space.

o Access to the second floor apartment (#1E) was not obtainable during the site visit to
confirm if the typical residential style recirculating cook top hood and existing
bathroom exhaust fan were replaced. The bathroom has a ceiling mounted exhaust
fan that operates off a switch on the wall. The fan vents directly to the outdoors.

o The laundry dryers located in the basement discharge to the outside through a 4”Ø
flexible metal duct to a wall vent.

• Comments/Considerations:
o The laundry dryers are used by the tenants for residential purposes only. The duct

should be replaced with a 4”diameter duct having a smooth surface to meet minimum
code requirements. Sections of duct should not be secured with sheet metal screws or
any other fastener that would obstruct flow.

o Both Apartment 1W and 1E toilet exhaust fans should be replaced to compliment the
other renovations discussed in this report. The associated exhaust duct would
extended to a copper exterior wall vent with backdraft damper at the second floor
ceiling level. The existing wall vent for Apartment 1E restroom exhaust would be
replaced, for SHPO consideration.

Recommendations with preliminary cost opinions 

• Basement:
o Replace dryer exhaust duct $300 

• First Floor:
o Provide toilet room exhaust fans $1200 
o Remove electric unit heaters $1500 

• Second floor apartments:
o Provide  cooling and heating HP $6,000/Apt.= $12,000 
o Consolidate baseboard controls $1,800/Apt.= $3,600 
o Provide restroom exhaust fans $1200 

• Attic:
o None

___________________________ 
$19,800 
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Plumbing REPORT: 

Domestic Cold Water System 

• Existing Conditions:
o The existing Potter House Community Center 3/4” domestic cold water service enters

the building in the basement at the North wall. The building water meter cannot be
read due to an abandoned water line is sitting on the meter cover plate.

o The majority of the distribution system is copper and is in good condition. The risers
running up to serve the apartments’ bathrooms, however, are galvanized pipe and
show rust.

o Shutoff valves show aging with rust forming at stem bases.
o Foam insulation is partially installed in the basement.
o The distribution system supplies domestic water to a basement tub, an instantaneous

hot water heater also located in the basement, men’s/women’s toilet rooms, kitchen
sink, and to each apartment kitchen and bathrooms located on the 2nd floor. All water
pressure was observed to be good.

• Comments/Considerations:
o It was observed that the kitchen faucet in Apartment 1W internal seals have failed and

would spray water when either Hot water or Cold water was turned on. The sink and
faucets in each apartment should be replaced in their entirety.

o Continue to add pipe foam insulation to prevent condensation.
o The utility sink faucet, located in the basement, should be replaced to prevent mineral

deposits that contribute to further corrosion as observed.
o The restroom sinks and faucets, located in each apartment, should be replaced as part

of the architectural considerations for an overall renovation to the spaces.
o Remove small copper pipe resting on water meter back to valve and cap.
o Modify sump pump discharge piping to nearest storm or sanitary drain within the

basement as to eliminate ice formation at the front walk and erosion of gardens.

Domestic Hot Water System 

• Existing Conditions:
o Hot water is supplied by a (2010) Rinnia instantaneous hot water heater Model R75-

Lsi, 1st hour rating 234 gal/hr.
o The distribution system supplies domestic water to a basement tub, men’s/women’s

toilet rooms, kitchen sink, and to each apartment kitchen and bathrooms located on
the 2nd floor. All water pressure was observed to be good.
 The heater was set to 135°F at the operator controls on the face of the unit.
 The hot water to the furthest sink located in the 1W Apartment bathroom was

able to discharge in 1.5 minutes at 125°F as read by an infrared thermometer.
 Could not obtain access to 1E Apartment during our field investigations.

o The majority of the distribution system is copper and is in good condition. The risers
running up to serve the apartments’ bathrooms, however, are galvanized pipe and
show rust.

Page 41



POTTER COMMUNITY CENTER| LABELLA ASSOCIATES ENGINEERING REPORT 

• Comments/Considerations:
o The existing instantaneous hot water heater should last for another 10 years with

maintenance, possibly more with replaceable parts. Have the unit
serviced/inspected/adjusted by a plumbing contractor to assure best performance
and longevity.

o It was noted that the temperature and pressure (T&P) relief valve was leaking a small
amount to the basement floor.

o Continue to add pipe foam insulation to prevent heat loss.

Sanitary Drainage System 

• Existing Conditions:
o The water flow through the plumbing fixtures was observed to be normal and not

sluggish indicating that the drain piping is directing flow to the sanitary sewer and that
the venting system is performing as it should.

o Plumbing fixture exposed pipes, tailpipes, tailpieces, p-traps and associated trim is
generally in good condition.

o A vented 1/3HP “Diamond” pedestal sump pump is located in the northeast corner of
the basement and appears to be functional. When tripped, the pump started to pump
water from the crock to the discharge pipe that terminates at the front entrance
sidewalk/flower bed.

o A 4” cast iron pipe is supported off the floor by scraps of wood plank.
• Comments/Considerations:

o Secure 4”CI pipe using commercial pipe clamps or stands for positive support.

Natural Gas System 

• Existing Conditions:
o The existing Potter House Community Center has a 1-1/2” natural gas service entering

the building at the southwest corner through the RG&E meter #695457 and supplies
a 3/4” gas line to the Rinnia instantaneous hot water heater and to the vertical heating
furnace, located in the basement. A drip leg at the instantaneous hot water heater was
observed.

• Comments/Considerations:
o The existing arrangement is protected by bollards to limit vehicle impact in the

driveway.  All materials appear to be in good condition.
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Recommendations with preliminary cost opinions 

• Basement: 
o Utility sink faucet     $300 
o Pipe insulation       $5/foot ($100) 
o Service call for HW heater     $90/hour ($270) 
o Shorten CW pipe over WM    $50 
o Relocate sump pump drain pipe   $500 

• First Floor: 
o Replace M/W gooseneck faucets   $300 for both 
o Sink pipe insulation kit for ADA compl.   $100 for both 

• Second floor: 
o Replace outdated tank type toilet  

 Apartment 1W     $500 
 Apartment 1E     $500 (access not obtained to verify) 

o Replace shower hot/cold water control unit 
 Apartment 1W     $300 
 Apartment 1E     $300 (access not obtained to verify) 

o Replace sink and faucet  
 Apartment 1W     $500 
 Apartment 1E     $500 (access not obtained to verify) 

o Replace Apt. 1W galvanized piping   $2000 
 patch/paint on first floor ceiling/wall  $1000 

• Attic: 
o Support existing 4” cast iron pipe   $200 

      ___________________________ 
       $7,420 

Cost Summary 

•  Civil         $66,500  
•  Architectural Potter House     $233,539 
•  Architectural Carriage House     $194,750  
•  Electrical Potter House      $120,650 
•  Electrical Carriage House     $6,000 
•  HVAC        $19,800 
•  Plumbing       $7,420  

      ___________________________ 
  Sub-Total    $648,659 
  Contingency (15%)   $97,298  
  Construction Documents (7%)  $45,406 
  Construction Administration (2%) $12,973 
  Agency Review    $50,000 
      ___________________________ 
  Total     $854,336 
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