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January 22, 2016
Mr. Charles Vandrei
Agency Historic Preservation Officer
Division of Lands and Forests
New York State Department of Environmental Conservation
625 Broadway
Albany, NY 12233
Re:

DEC
Good Counsel Complex Redevelopment
52 North Broadway, White Plains, NY
15PR07570

Thank you for requesting the comments of the Division for Historic Preservation of the Office of
Parks, Recreation and Historic Preservation (OPRHP). We have reviewed the submitted
materials in accordance with the New York State Historic Preservation Act of 1980 (section
14.09 of the New York Parks, Recreation and Historic Preservation Law). These comments are
those of the Division for Historic Preservation and relate only to Historic/Cultural resources.
They do not include potential environmental impacts to New York State Parkland that may be
involved in or near your project. Such impacts must be considered as part of the environmental
review of the project pursuant to the State Environmental Quality Review Act (New York
Environmental Conservation Law Article 8) and its implementing regulations (6NYCRR Part
617).
We note that the Good Counsel Complex and Mapleton are listed in the State and National
Registers of Historic Places. We have reviewed the project description, photographs, and site
plan that were submitted to our office in late December, 2015. Subsequently, our staff made a
site visit on January 21st, 2016, and toured the complex with the project team. Based upon our
review, we have no archeological concerns in the project area.
We understand that the project proposes to demolish all but two of the nine contributing
buildings in the complex, and to relocate the individually-listed Mapleton, for redevelopment of
the site for senior, graduate student, and market-rate housing. Under the provisions of Section
14.09, demolition of an historic property and moving an historic building is deemed an Adverse
Impact. Additionally, the proposed on-site relocation of Mapleton may have the potential to
adversely impact the building’s integrity of location and setting.
The Adverse Impact finding triggers the need for an exploration of prudent and feasible
alternatives that might avoid or reduce the project effects. This analysis should include an
evaluation of the existing building(s) to determine if it can be incorporated into the new project or
if some other approach can be used to minimize harm to the historic building(s). As a matter of
policy and practice, this exploration must occur before mitigation measures can be developed
and before demolition can occur. If no prudent and feasible alternatives are identified in the
analysis, we would enter into a formal agreement document, which would identify proper

mitigation measures to be incorporated into the work. As discussed during our site visit, we
hope that the alternatives analysis will include a consideration of retaining and adaptively
reusing the convent building and Mapleton carriage house, in particular.
We further note that re-location of a listed building automatically results in its removal from the
State and National Registers of Historic Places. Therefore, an appropriateness argument would
need to be made for the proposed re-location of Mapleton to enable it to potentially remain on
the Registers while being moved and once in the new location. William Krattinger in our office
would work with you on this process.
In order to continue our review, at this time we request that you please submit the following:
1. Reconsideration of the proposed demolition plans and/or an analysis of prudent and
feasible alternatives to the proposed demolition of historic buildings
2. A proposed site plan
We would appreciate if the requested information could be provided via our Cultural Resource
Information System (CRIS) at www.nysparks.com/shpo/online-tools/ Once on the CRIS site,
you can log in as a guest and choose "submit" at the very top menu. Next choose "submit new
information for an existing project". You will need this project number and your e-mail address.
If you have any questions, I can be reached at (518) 268-2182.
Sincerely,

Olivia Brazee
Historic Preservation Technical Specialist
olivia.brazee@parks.ny.gov

cc:

Amy Diehl Crader, AKRF
Karl Mittermayr, George Comfort & Sons, Inc.

Division for Historic Preservation
P.O. Box 189, Waterford, New York 12188-0189 • (518) 237-8643 • www.nysparks.com

via e-mail only

APPENDIX E-2:
Alternatives Analysis

52 NORTH BROADWAY
HISTORIC AND CULTURAL RESOURCES
ALTERNATIVES ANALYSIS FOR THE GOOD COUNSEL SITE
WHITE PLAINS, NY
NOVEMBER 6, 2017

A. INTRODUCTION
WP Development NB, LLC (the “Applicant”) proposes to redevelop the approximately 16-acre
former Good Counsel site (the “Project Site”) at 52 North Broadway in the City of White Plains,
New York, of which it is the owner, with a new assisted-living facility, academic housing, and
both market-rate and affordable housing (“multi-family housing”). The redevelopment of the
Project Site (the “Proposed Project”) will meet a variety of residential market needs in the City
White Plains, while preserving the Project Site’s iconic “front lawn” along the North Broadway
thoroughfare and incorporating the front lawn, Chapel, and Mapleton building into the
redevelopment of the Project Site. These development objectives are consistent with the
recommendations of the City of White Plains’ Comprehensive Plan.
The Project Site is a campus-like parcel on the east side of North Broadway, a major north-south
thoroughfare in White Plains (see Figure 1). Twelve buildings occupy the Project Site, including
nine buildings that are contributing to the historic significance of the Good Counsel Complex,
which is listed on the State and National Registers of Historic Places (S/NR). In addition, the
Mapleton building, which is a contributing building to the Good Counsel Complex, is also
individually S/NR-listed. The Good Counsel Complex is described in detail in “Existing
Conditions of the Good Counsel Complex,” below.
An Environmental Impact Statement (EIS) is being prepared to assess the potential impacts of
the Proposed Action, which involve amendments to the Zoning Ordinance and Zoning Map of
the City of White Plains. The Applicant proposes to rezone the Project Site to create a new
Planned Residential Development District (PRDD) that would facilitate a mixed-use
development comprising an assisted-living facility, academic housing, multi-family apartments,
and parking. The Proposed Action would also allow the Applicant to (1) maintain approximately
3 acres of the Site that establish the iconic front lawn along the Site’s North Broadway frontage,
and (2) retain two historic buildings on the Site: Church of the Divine Compassion (the
“Chapel”) and the Mapleton building.
Because the Proposed Project involves State actions, and in accordance with the New York State
Environmental Quality Review Act (SEQRA), consultation with the New York State Office of
Parks, Recreation, and Historic Preservation (NYS OPRHP) is required under Section 14.09 of
the New York State Historic Preservation Act (SHPA). As described below, the Proposed
Project would require the demolition of seven contributing buildings to the Good Counsel
Complex, which would constitute an adverse impact to historic resources under SEQRA and
Section 14.09. In addition, the relocation of the Mapleton building would also adversely impact
the historic location and setting of this historic building. In a comment letter dated January 22,
2016, NYS OPRHP requested the preparation of a feasibility analysis to evaluate the potential
for retaining and reusing buildings on the Project Site, in addition to the Chapel and Mapleton
building, both of which would be retained as part of the Proposed Project, as noted above. The
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Figure 1

52 North Broadway
Applicant undertook a feasibility study to evaluate the potential for avoiding the Adverse Impact
in a manner that would allow the Proposed Project to meet its goals and objectives.
This feasibility study was prepared in consultation with NYS OPRHP. It provides information
regarding the history, conditions, and alterations to the contributing buildings in the Good
Counsel Complex as these factors affect the potential for their continued use and adaptive reuse.
The feasibility study also presents an analysis of alternatives to demolition that have been
considered. As presented below, the Applicant has explored all prudent and feasible alternatives
to the demolition of the seven contributing buildings to avoid the Adverse Impact, and has
determined it infeasible to retain, adaptively reuse, or incorporate additional Good Counsel
Complex buildings, other than the Chapel, Mapleton building, and the nearly 3-acre front lawn,
into the Proposed Project.

B. HISTORY OF THE PROJECT SITE
Approximately 13 acres of the approximately 16-acre Project Site are located within the boundaries
of the S/NR-listed Good Counsel Complex, as shown in Figure 1. Most of the buildings in the
Good Counsel Complex were developed between 1890 and 1923, as described below.
In the 1860s the Association for Befriending Children and Young Girls was founded in New
York City in association with St. Ann’s Church. Mary Caroline Dannat Starr was among the
founders, along with Father Thomas S. Preston. Through the 1880s the association had multiple
locations in New York City as the organization grew. It provided social services and housing to
thousands of New York City’s poorest children. To ensure the continued work of the program,
Starr proposed “establishing a new religious Order dedicated to the principles of the Association
for Befriending Children and Young Girls.” 1 The Order, the Sisters of the Divine Compassion
(the “Sisters”), was founded in 1886 at St. Ann’s Church. Starr was accepted into the religious
Order and became the first Superior of the Order, taking the name and title of Mother Mary
Veronica.
In 1890, Mother Veronica and Monsignor Preston sought a summer retreat outside of New York
City for members of the Order and the children under their care. The 5-acre property and former
residence of John M. Tilford (the “Tilford House,” built in 1856) in White Plains were
purchased to meet this need. The deed for the property was signed on the Roman Catholic Feast
Day of Our Lady of Good Counsel, thereby providing a name for the Order’s new property. At
that time, the Tilford House was located at the site of the current Chapel, as described below.
The House of Nazareth was built in 1890–1891 as a school and was the first new building
constructed on the Good Counsel property for the Sisters. The Sisters bought the neighboring
property to the south that contains the Mapleton building, which then served as the convent for
the Order. The Chapel was the next building to be constructed on the property and was
completed in 1897. Its site was selected because of its high elevation. In order to build the
Chapel at this location, the Tilford House was relocated approximately 700 feet to the east. The
construction of the Convent, sited south of the Chapel, began in 1897 with the building’s
foundation; however, the superstructure was not completed until 1908 for the north wing and
1923 for the east, west, and south wings. Also in 1923, the Good Counsel academic programs
were expanded to include college-level programs. The three-story Gothic-style Preston Hall was

1

Good Counsel Complex. United States Department of the Interior, National Park Service, National
Register of Historic Places Registration Form. January 1997.
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constructed in 1931 on what was then the northern portion of the Good Counsel property, and which
is now part of the Elisabeth Haub School of Law at Pace University (“Pace Law School”) campus.
In the 1970s several changes occurred. The Good Counsel College became the College of White
Plains of Pace University, with a merger between the two institutions and ownership of the Good
Counsel property changed when the northern portion of the property was sold to Pace
University. Most recently, the Good Counsel site was used for both religious purposes and as a
school campus known as the Academy of Our Lady of Good Counsel (“Good Counsel School”),
which included day care, and elementary through high school facilities. The Good Counsel
School closed in 2015, prior to the acquisition of the Project Site by the Applicant.

C. EXISTING CONDITIONS OF THE GOOD COUNSEL COMPLEX
The Project Site is located within the Good Counsel Complex and contains 12 buildings that
were formerly used by the Good Counsel School (see Figures 2 through 27). Nine of the 12
buildings on the Site are currently vacant, while three of the Site’s buildings remain in use. The
Sisters continue to use the Chapel for various religious services and the Mapleton building is
used by the Sisters for their offices and counseling services. The former Carriage House is
occupied by the on-Site caretaker.
SHPO SIGNIFICANCE
According to the 1997 Good Counsel Complex National Register of Historic Places Registration
Form, the Good Counsel Complex meets Criterion C for its “significance as a distinguished
example of a late 19th century religious/educational campus” and for its architecture, including
multiple buildings designed by architect Lawrence O’Conner.2 The complex is described as
containing nine contributing buildings (the Carriage House and Stable are counted together),
three non-contributing buildings, 3 and the approximately 13-acre parcel that has historically
been associated with the Good Counsel site (see Table 1). The contributing buildings are
predominantly institutional in scale and style, reflecting elements of the Romanesque Revival
and Mediterranean Revival styles that were popular in the late 19th and early 20th centuries. In
addition to the larger late 19th and early 20th century buildings in the complex, including the
Convent, Chapel, and House of Nazareth, the complex also includes several smaller buildings,
such as the Cooking School and Infirmary, and a former Carriage House and Stable. These
smaller buildings also contribute to the Good Counsel Complex’s architectural significance. The
former residence of William Franklin Dusenbury, known as “Mapleton,” dates from 1867, is
individually listed on the S/NR, and is also a contributing building within the Good Counsel
Complex. Mapleton is significant as an example of the “once numerous suburban villas that
symbolized the prosperity and cosmopolitan spirit of the successful businessmen who turned
lower Westchester County into a fashionable suburb by the mid-19th century.” 4

2

Good Counsel Complex, White Plains, Westchester County, New York. National Register of Historic
Places Registration Form. OMB No. 1024-0018, NPS Form. 1997.
3
One non-contributing building, the Band Stand, was previously demolished.
4
Mapleton. National Register of Historic Places Inventory—Nomination Form. L.E. Gobrecht, Historic
Preservation Program Assistant, NYS Parks and Recreation, Division for Historic Preservation,
Albany, NY. 1976.
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East view to Tilford House’s primary façade

1

View west to Tilford House’s rear façade

2

Tilford House (Contributing)
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Figure 3
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Primary stair

3

4

Figure 4

Tilford House (Contributing)

Primary entrance with primary stair

6.27.17

Pocket doors

5

Example room

6

Example room
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Tilford House (Contributing)
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Figure 5

6.27.17

East view to Mapleton’s primary west façade

8

South view to Mapleton’s east and north façades

9

Mapleton Building (Contributing
and Individually S/NR-listed)
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Figure 6
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Primary stair
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Figure 7

Mapleton Building (Contributing
and Individually S/NR-listed)

Primary stair and primary entrance
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6.27.17

First floor meeting room
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Figure 8

Mapleton (Contributing
and Individually S/NR-listed)

Third floor corridor

6.27.17

East view to the House of Nazareth’s
primary west façade
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East view to the House of Nazareth’s
south and east façade

15

Northwest view to the east and south facades of the House
of Nazareth’s one-story outbuilding
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House of Nazareth (Contributing)
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Figure 9
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6.27.17

Primary circulation stair
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Figure 10

House of Nazareth (Contributing)

View at second floor

6.27.17

View at third floor

19

View of classroom in two-story outbuilding
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House of Nazareth (Contributing)
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Figure 11

6.27.17

Northeast view to the Chapel’s east and south façades

East view to the Chapel’s primary entrance

21

22

Chapel (Contributing)
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Figure 12

6.27.17

View through the sanctuary to the altar

23

View through the sanctuary to the balcony and pipe organ

24

View to the stained glass windows
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Chapel (Contributing)
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Figure 13

6.27.17

Northeast view to the Heating Plant’s south and west façades

26

Interior photo of mechanical equipment
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Heating Plant/ Workshop (Contributing)
52 North Broadway Alternatives Analysis

Figure 14

6.27.17

Northeast view to the primary façade of the
Cooking School/Infirmary

29

Southeast view to the primary façade of St. Ann’s Cottage

28

Northwest view to the rear façade of the
Cooking School/Infirmary

30

St. Ann’s Cottage (Contributing) and
Cooking School/Infirmary (Contributing)
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Figure 15

6.27.17

Enclosed corridor connecting the
Cooking School and Infirmary

31

Classroom view
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Cooking School/Infirmary (Contributing)
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Figure 16

6.27.17

Northeast view to the Convent’s primary/west façade

33

North view to the Convent’s primary/south entrance

34

Convent (Contributing)
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Figure 17

6.27.17

Southwest view to the Convent’s north façade

35

View of the Convent’s non-original roof
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Convent (Contributing)
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Figure 18
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View of north-south corridor
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Figure 19

Convent (Contributing)

View of east-west corridor in north wing
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View through first floor
south wing

39

View through first floor
west wing

40

View of second floor office

41

Convent (Contributing)
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Figure 20
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6.27.17

Stair in north wing

42

43

Figure 21

Convent (Contributing)

Stair in east wing

6.27.17

1959 Addition

View east in 1959 addition
corridor

45

Southwest view of the 1959 addition

44

Living quarters in 1959 addition

46

Convent, 1959 Addition
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Figure 22

6.27.17

Southeast view to the 1959 addition’s chapel

47

Interior of 1959 chapel

48

Convent, 1959 Addition
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Figure 23

6.27.17

Southeast view to the Carriage House and Stable’s west and north façades

49

Altered hay loft opening on the north façade

50

Carriage House and Stable
(Contributing)
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Figure 24

6.27.17

Southwest view across front lawn toward north Broadway

51

Northwest view across front lawn toward main entrances on north Broadway

52

Good Counsel Front Lawn (Contributing)
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Figure 25

6.27.17

Southwest view to Carmody House

53

Southeast view to the Kearney Sports Building

54

Carmody House (Non-Contributing) and
Kearney Sports Building
(Non-Contributing)
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Figure 26

3.3.06

Security kiosk

55

Security Kiosk (Non-Contributing)
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Figure 27

52 North Broadway

Table 1
Good Counsel Complex(1)
Approx.
footprint
(square feet
[sf])
3,800
3,250
7,400
7,965
5,127
664
2,830
15,800; 8,236
1,242; 1,195
1,342
16,418
N/A
N/A

Approx.
Bldg
gross square
no.
Building name
Year built
Contributing
feet (gsf)(2)
No. of floors
1
Tilford House
1856
Yes
7,600
2
2
Mapleton Building(3)
1867
Yes
6,500
3
3
House of Nazareth
1891
Yes
16,010
4, 1 & 1
4
Chapel
1897
Yes
7,800
1
5
Heating Plant and Workshop
1898
Yes
5,127
1
6
St. Ann’s Cottage
1901
Yes
1,328
2
7
Cooking School and Infirmary
1901-1902
Yes
2,830
1
8
Convent and Addition
1908/1923; 1959
Yes
37,200; 28,535
3, 5 & 2
9
Carriage House and Stable
ca. 1910-1930
Yes
1,242; 1,195
1&1
10
Carmody House(4)
1955
No
1,342
1
11
Kearney Sports Building(4)
1964; 1994
No
32,836
2
12
Security Kiosk(4)
1970s
No
N/A
1
N/A
Band Stand (demolished)(4)
N/A
N/A
N/A
N/A
Notes:
(1)
The buildings in the Good Counsel Complex are numbered according to their date of construction. The property names are
consistent with the names used in Good Counsel Complex, White Plains, Westchester County, New York. United States
Department of the Interior, National Park Service, National Register of Historic Places Registration Form. OMB No. 10240018, NPS Form. January 1997.
(2)
The gross square footages are estimated based on the building’s footprint size and number of stories.
(3)
Mapleton building was also individually listed on the S/NR in 1976.
(4)
The buildings shaded in gray are identified as “non-contributing” to the Good Counsel Complex.
Sources:
Good Counsel Complex, White Plains, Westchester County, New York. United States Department of the Interior, National Park
Service, National Register of Historic Places Registration Form. OMB No. 1024-0018, NPS Form. January 1997.
Property Condition Assessment of Sisters of the Divine Compassion, Former Good Counsel Academy Campus, 52 North
Broadway, White Plains, Westchester County, New York 10603. Property Solutions, Inc., February 2016. Perkins Eastman
Architects. Sanborn Fire Insurance Maps, Google Maps, and Bing Maps.

Most of the buildings in the Good Counsel Complex were developed between 1890 and 1923.
However, the period of significance for the complex is 1856–1923, which accounts for the two
oldest buildings on the Site—Tilford House (1856) and Mapleton building (1867), through the
completion of the Convent in 1923, as described below.
The Tilford House was bought by the Sisters in 1890 to serve as a summer retreat. The Sisters
bought Mapleton building in 1894 for use as a convent. The first new construction undertaken
by the Sisters was the 1890–1891 construction of the House of Nazareth, which was designed
and built as a school. In 1895, the Sisters relocated Tilford House approximately 700 feet to the
east to allow for the redevelopment of that site with the Chapel, which was completed in 1897.
The foundation for the new Convent building was built in 1905; the superstructure of the
Convent’s north wing was completed in 1908, and the full build-out completed in 1923.
Subsequent development on the Good Counsel site includes the Carmody House in 1955, the
addition to the Convent in 1959, the Kearney Sports Building in 1964 with an addition in 1994,
and a Security Kiosk in the 1970s, none of which are identified as contributing to the Good
Counsel Complex.
CONTRIBUTING BUILDINGS
As shown in Table 1, nine buildings on the Project Site are contributing to the Good Counsel
Complex. These nine buildings are described below, identified in Figure 1, and shown in
Figures 3 through 24.
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Tilford House (1856)
The Tilford House is a two-story wood-frame house with a stone foundation that was designed
by architect Eugene T. Preudhomme and built in 1856 on the site now occupied by the Chapel
(described below) (see Figure 3). The Tilford House contains approximately 7,600 gsf and has
an approximately 3,800-sf footprint. In 1890, Tilford House was acquired by the Sisters for a
summer retreat outside of New York City for members of the Order and the children under their
care. In anticipation of the construction of the Chapel, the Tilford House was moved in 1895 by
approximately 700 feet, to its current location at the rear of the campus. At that time, Tilford
House was altered with additions to the building’s north and south façades. The building was
altered again in 1918 with a one-story addition to the west façade and the removal of the first
floor veranda. The building’s interior maintains architectural detail from the various alterations
and the original central portion of the building retains many original features, including the main
stair, balustrade, newel posts, plaster detailing, pocket doors, and fireplaces and surrounds (see
Figures 4 and 5). The building’s windows are non-original, aluminum-frame installed in the
1990s. The Tilford House was most recently used as an elementary school facility.
According to a 2016 Property Condition Assessment, 5 Tilford House’s structure is described as
appearing in an “overall fair to poor condition.” Due to the many alterations and additions to the
Tilford House and its decorative elements over time, several areas of the building have sloping,
uneven floors and the building has a sagging rear porch, and missing and loose shingles. At the
rear of the building, the condition of the porch area was identified as showing signs of possible
structural movement. The building’s aluminum-frame windows show evidence of air and water
intrusion. The building has a set of wooden stairs and an exterior metal fire escape. The building
does not have an elevator or air conditioning. It also does not have a standpipe or sprinkler system.
Mapleton Building (1867)
The Mapleton building was designed by architect John G. Prague and built in 1867 as a
suburban villa for William Franklin Dusenbury, a carriage maker. In 1884 the house was sold to
Nathan Hand, an entrepreneur known for the manufacture of palm leaf hats and for introducing
hydraulic mining tools. In 1894, the Mapleton building was sold to Mother Mary Veronica.
From 1894 until 1925, the Mapleton building was used as the convent for the Sisters. The
Mapleton building underwent several subsequent changes in use, including as a dormitory, a
library, and is currently used for administrative offices. Since 1894, the Mapleton building has
served the operations of the Sisters. The Mapleton building is a two-and-a-half-story,
approximately 6,500-gsf house with Italianate and Second Empire elements, including a central
west-facing entrance accessed by a central wood stair that leads to a veranda (part of which has
been enclosed). A central pavilion tower extends past the Second Empire mansard roof. A
secondary entrance is from the north façade. The building has vinyl cladding, non-original,
double-hung windows, and decorative scrolled brackets at the cornice (see Figure 6). The
building’s interior retains decorative molding, a grand interior stair, stained glass window
panels, arched doorways, and other original features (see Figures 7 and 8).
The Mapleton building would be retained as part of the Proposed Project and would be relocated
to a site north of the Chapel. It would continue to be used by the Sisters.

5

Property Condition Assessment of Sisters of the Divine Compassion, Former Good Counsel Academy
Campus, 52 North Broadway, White Plains, Westchester County, New York 10603. Property
Solutions, Inc., February 2016.

5

11/6/2017

52 North Broadway
According to the 1976 Mapleton National Register of Historic Places Inventory—Nomination
Form, when Hand purchased the Mapleton building, the property included a “stylish carriage
house and informal period landscaping.” 6 However, map research for the current analysis
suggests that the “stylish carriage house” associated with the original property owner is no
longer extant, as detailed below under “Carriage House and Stable.”
House of Nazareth (1891)
The House of Nazareth was the first new building on the Good Counsel property that was built
for the Sisters. It was built as a school and is a four-story brick building faced in stucco with a
raised foundation. Designed by architect Lawrence O’Conner, the building’s roof has broad
overhanging eaves with exposed rafters. The façades have rectangular window openings on the
first, second, and fourth floors, with round-arched window openings at the third floor. The
building’s primary entrance is from the west façade with paired wooden doors set within a
rounded archway (see Figure 9). The building’s original floorplans have largely been retained.
The building has an open stairwell with two-quarter landings and classrooms and restrooms on
each floor (see Figures 10 and 11). A fire stair was previously added within the building’s
northwest corner to meet fire code requirements for a secondary means of egress. The building
does not have an elevator. The main open stairwell does not meet fire code. At the rear of the
building are two attached outbuildings: a square one-story building with a raised basement and a
flat roof and a one-story rectangular structure with a raised foundation and a hipped roof (see
Figure 9). The flat roof building’s footprint has been expanded over time. The roof of the fourstory House of Nazareth was replaced circa 2011–2012; the roof of the attached flat roof
building was replaced in the 1990s. The building, including the outbuildings, has non-original,
aluminum-framed double-glazed windows that were installed in the 1980s. The building does
not have central air conditioning. The House of Nazareth was most recently used as the Good
Counsel High School.
The House of Nazareth has an approximately 2,870-sf footprint, plus an approximately 1,810-sf
one-story rear extension with a raised basement and an approximately 2,720-sf one-story
attached outbuilding, totaling an approximately 7,400-sf footprint. Overall, the House of
Nazareth contains approximately 16,010 gsf.
Chapel (1897)
The Church of the Divine Compassion (or the “Chapel”) contains approximately 7,800 gsf. It
was constructed on a site that had previously been occupied by the Tilford House. The site of the
Chapel was selected by the Sisters because of its raised elevation. To redevelop the site with the
Chapel, the Tilford House was relocated in 1895 by approximately 700 feet to the east. The
Chapel was designed by architect Lawrence O’Conner in collaboration with Mother Mary
Veronica. This one-and-a-half-story building has a cruciform plan, with a two-story engaged bell
tower on its south façade and a rounded apse at the east façade. The Chapel has a stone
foundation, ashlar stone-clad façades, and a gabled red slate shingled roof. The Chapel’s primary
entrance is from the west façade containing three round-arched entrance bays. The entrance is
recessed and accessed from a low, wide stair. The Chapel has round-arched window openings
with stained glass panels that date from the early 20th century, replacing the original stained

6

Mapleton. National Register of Historic Places Inventory—Nomination Form. L.E. Gobrecht, Historic
Preservation Program Assistant, NYS Parks and Recreation, Division for Historic Preservation,
Albany, NY. 1976.
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glass. An 1895 rose window opens from the upper portion of the west façade. The Chapel’s
sanctuary seats 500 and an 1897 Odell tracker organ is located on the balcony at the west end of
the sanctuary. The sanctuary has an exposed wood truss ceiling, wood wainscoting, terrazzo, and
mosaic floors. Behind the main altar is a semicircular balcony that opens into the crypt area
where the remains of Mother Mary Veronica and Father Preston are contained (see Figures 12
and 13).
The Chapel would be retained as part of the Proposed Project. It would continue to be used by
the Sisters.
Heating Plant and Workshop (1898)
The Heating Plant and Workshop is located toward the rear, eastern end of the site. This onestory wood-frame, brick-clad building has a large approximately 5,127-sf footprint and contains
approximately 5,127 gsf. The building has a wide-gabled roof. A small, one-story wood-frame
workshop extends from the rear of the Heating Plant. The Heating Plant houses the campus’s
heating system equipment, much of which is outdated (see Figure 14). As documented in the
2016 Property Condition Assessment, the Workshop is in poor condition.
St. Ann’s Cottage (1901)
This two-story wood-frame Colonial Revival-style former house has a large front-gabled
gambrel roof. The small house is faced in wood clapboarding and has an inset front porch (see
Figure 15). The building has an approximately 664-sf footprint and contains approximately
1,328 gsf. It was most recently used as a residence.
Cooking School and Infirmary (1901–1902)
These two small one-story buildings are connected by an enclosed corridor and have a combined
approximately 2,830-sf footprint and contain approximately 2,830 gsf. The buildings have wood
frames, hipped roofs, and single-glazed windows that are likely original to the buildings (see
Figure 15). The buildings do not have central air conditioning. The buildings have both original
slate and non-original asphalt shingles. The asphalt shingles were installed circa 2013 due to
prior storm damage. The buildings have non-original finishes, including acoustic tile ceilings
and vinyl floor coverings (see Figure 16). The buildings were most recently used for school
laboratories and storage.
Convent (1908 and 1923, with a 1959 addition)
The Convent was built in several phases. The foundation for the full extent of the Convent was
constructed by 1905, with the superstructure of the north wing completed in 1908 and the east,
west, and south wings completed in 1923. In 1959, a four-story addition and chapel were built.
The 1908 and 1923 portions of the Convent were designed by architect Lawrence O’Conner in a
Mediterranean-influenced style, including the use of stucco cladding, red slate roof shingles
(replaced in the mid-2000s due to storm damage), and exposed wood rafters supporting the roof.
The primary entrance is on the building’s south façade with a stair leading to a veranda with a
bellcote above the entrance (see Figures 17 and 18). The Convent has a variety of window
styles and forms, including rectangular, round-ached, segmentally arched, and tri-partite.
The original three-story Convent has an approximately 130-foot by 180-foot footprint, with the
building centered around two large courtyards (approximately 46 feet by 50 feet) that are
separated by a narrow approximately 5-foot wide corridor at ground level. The building has four
wings, with the north, east, and west wings approximately 28 feet wide and the south wing
approximately 38 feet wide. The Convent has an approximately 15,800-sf footprint and contains
7
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approximately 37,200 gsf. 7 Six sets of stairs and one passenger elevator (at the north end of the
east wing) provide vertical circulation through the building. The building has exterior load
bearing walls and most interior walls are also load bearing—including corridor walls, demising
walls, and walls separating vertical circulation components (see Figures 19 through 21).
The first floor includes the entry stairs, porch, vestibule, and main entrance hall; and formal,
semi-public spaces, including reception rooms, a dining room, offices, a chapel, and a refectory.
Other spaces on the first floor include a sacristy, an apartment unit, storage rooms and closets, a
locker room, and restrooms. These spaces occupy rooms at the perimeter of the building. Rooms
in the north, east, and west wings are approximately 20 feet wide, while rooms in the south wing
are wider at approximately 25 feet wide. The south wing includes two large reception rooms that
open out from the vestibule and main entrance hall. Approximately 8-foot-wide corridors, or
“cloisters,” are located adjacent to the interior courtyards, with an additional 5-foot-wide northsouth corridor that extends through the courtyards. These corridors provide internal circulation
through the first floor.
The Convent’s second floor has a north and south cloister oriented adjacent to the courtyard
below and a double-loaded corridor in the west wing. There is no corridor in the east wing, and
no corridor connecting the north and south wings through the courtyard. The second floor
includes both shared spaces and private, residential units that were used by the Sisters. The
Sisters’ quarters measure approximately 7 feet by 15 feet or 7 feet by 13 feet. One larger
residential apartment was provided, presumably for the Mother Superior.
The third floor configuration is different from the first and second floors. The north wing has an
approximately 5-foot-wide double-loaded corridor, flanked by several small residential units
measuring approximately 7 feet by 9 feet. The east wing was also originally laid out with a
double-loaded corridor and small residential units; however, the east wing was substantially
altered in the early 2000s to create apartment units, each with its own bathroom and kitchen. The
original configuration and interior finishes were replaced at that time. At the third floor, the
northwest and southwest corners contain communal restrooms and a two-bedroom apartment
unit, respectively. The remainder of the third floor—the south and west wings—contains
unfinished attic storage areas with a low slanted ceiling.
In 1959, the Convent was expanded with an approximately 28,535-gsf rear addition, comprising
an approximately 21,830-gsf, five-story rectangular building and an attached approximately
6,705-gsf one- and two-story chapel facility (see Figures 22 and 23). The overall footprint of
the addition is approximately 8,236 sf. The addition, which was designed by architect George
Hils Ferrenz, is faced in buff-colored brick with modest decorative elements. The chapel extends
from the north façade and has a low, bulky massing. The addition has floor-to-floor heights that
do not align with the floor plates of the Convent, creating inefficiencies and non-compliance
with the Americans with Disabilities Act (ADA). Further, the floor plates of the 1959 addition
are narrow at approximately 37 feet wide, resulting in small rooms opening from a doubleloaded corridor. Although the 1959 addition is within the Good Counsel Complex, it is not
architecturally significant. It is described in the 1997 Good Counsel Complex National Register
of Historic Places Registration Form as a “sympathetic addition” to the Convent. However, the
period of significance for the Good Counsel Complex is between 1856 and 1923, which
excludes the 1959 addition.
7

The Convent’s third floor south and west wings are attic space with a low slanting ceiling. These areas of
the building are excluded from the building’s gsf because they are not programmable space.
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Carriage House and Stable (circa 1910–1930)
The one-and-a-half-story Carriage House is a wood-frame structure with a stone foundation and
a high-hipped roof. It is in use as a residence for the site manager. Attached to the Carriage
House’s east façade is a one-story Stable, also of wood-frame construction, that was most
recently used as a garage. The Carriage House has a sealed arched opening at the second floor’s
middle bay. This originally opened into a hay loft. The building has small, non-original window
openings and doorways and is faced in vinyl siding. The one-story Stable has garage entrances
on the north façade, a low-pitched roof, and vinyl siding (see Figure 24). The Carriage House
has an approximately 1,242-sf footprint and the Stable has an approximately 1,195-sf footprint.
These two buildings contain approximately 1,242-gsf and 1,195-gsf, respectively.
The 2016 Property Condition Assessment determined that the Carriage House is in fair
condition. The report describes the Stable building as being in poor condition.
The 1976 Mapleton National Register of Historic Places Inventory—Nomination Form and the
1997 Good Counsel Complex National Register of Historic Places Registration Form, both
identify the Carriage House and Stable as having been originally part of the Mapleton building.
However, historic map research undertaken for the current project suggests that the current
Carriage House and Stable, which are located approximately 466 feet east of the Mapleton
building, were either constructed or moved in the early 20th century from elsewhere on the
Good Counsel property to their current location. Historic lithographs published by J. Thomas
Scharf in 1886 and L.R. Burleigh in 1887 depict outbuildings east of the Mapleton building
which appear to be different from the current Carriage House and Stable. The depicted buildings
are consistent with Joseph Rudolph Bien’s 1893 Atlas of Westchester County, New York that
shows a large barn or stable on the property northeast of the Mapleton building, which was then
owned by N.H. Hand. No buildings are shown in the vicinity of the current Carriage House and
Stable. In 1894 when the Mapleton property was sold to the Sisters, the property included a
grouping of outbuildings northeast of the Mapleton building. However, as shown on the 1894
Sanborn map, no structures were located at the site of the current Carriage House and Stable at
that time. By 1905 the foundation for the new Convent had been built northeast of the Mapleton
building partially in the area where the grouping of outbuildings had been located. Presumably,
those buildings were demolished by the Sisters to allow for the construction of the Convent’s
foundation. The G.W. Bromley 1910 Atlas of Westchester County, New York shows the
approximate location of the current Carriage House and Stable developed with two structures
identified as wood-frame barns or stables. However, historic maps suggest that these buildings
pre-date the construction of the current Carriage House and Stable, as the building footprints are
modestly different in size and location. The 1930 Sanborn map shows the current Carriage
House and Stable, which are identified, respectively, as a wood-frame structure with a shop in
the basement and an auto house/private garage.
Front Lawn
The North Broadway frontage of the Good Counsel Complex contains approximately 3 acres, as
shown in Figure 25.
NON-CONTRIBUTING BUILDINGS
The three non-contributing buildings in the Good Counsel Complex are the Carmody House,
built in 1955, a two-story wood-frame house with a hipped asphalt shingle roof, located in the
southern part of the Complex; the Kearney Sports Building, built in 1964 with a 1994 addition, a
large one- and two-story gymnasium/auditorium/cafeteria building located in the eastern part of
9

11/6/2017

52 North Broadway
the Complex; and a small security guard kiosk, built circa 1970, located near the entrance to the
campus (see Figures 26 and 27). The 1997 Good Counsel Complex National Register of
Historic Places Registration Form also identifies a mid-20th century Band Stand located north of
the Chapel that has since been demolished. As these buildings do not contribute to the significance
of the Good Counsel Complex, they were not considered for potential adaptive reuse.

D. PURPOSE AND NEED
The Project Site is in close proximity to downtown White Plains and is well-served by existing
municipal infrastructure. In addition, the Project Site is zoned for residential uses (i.e., up to 467
dwelling units under the existing zoning), which includes multi-family buildings, dormitories
accessory to a college or university, and domiciliary care facilities (i.e., nursing homes). The
Project Site, therefore, lends itself to new residential development. The Applicant proposes to
redevelop the Project Site to meet a variety of residential market needs in the City of White
Plains, including an assisted-living facility, academic housing, and both market rate and
affordable housing, while preserving the Project Site’s iconic front lawn along the North
Broadway thoroughfare and incorporating the front lawn, Chapel, and Mapleton building into
the redevelopment of the Project Site (see Figure 28). The development of an assisted-living
facility and new housing would be consistent with development trends and demands in White
Plains. Further, the three proposed components would be complimentary to each other. The
Proposed Project would fulfill a need for academic housing for Pace Law School, multi-family
market-rate and affordable housing, and assisted-living facilities in the City of White Plains and
Westchester County.
For over 100 years, the Project Site was owned and operated by the Sisters, serving educational
and religious purposes. In 2014 the Sisters publicly announced their plans to market the Good
Counsel property, indicating that despite their efforts to repurpose the buildings and property,
they could “no longer sustain the Good Counsel campus buildings and property, and so had to
make the decision to market the property.” 8 The property was sold to the Applicant in the fall of
2015. Through an agreement with the Sisters, the Applicant will maintain the Chapel and
Mapleton building for continued use and occupancy by the Sisters. In addition, an ongoing program
of stewardship will ensure that these historic resources are preserved from future deterioration.
The redevelopment of the Project Site is consistent with a greater regional trend of large
religious campuses in the Hudson Valley that are no longer viable and are being sold for
redevelopment purposes. With changing demands and lifestyles, religious campuses, including
the Good Counsel property, along with the Rhinebeck Linwood Spiritual Center in Rhinebeck,
Sisters of Our Lady of Christian Doctrine in Nyack, and Franciscan Sisters in Peekskill, face
diminishing membership and mounting operating costs. 9 The shift in financial circumstances has
resulted in a trend toward religious Orders exploring alternate uses for their facilities that result
in better financial performance. The most financially desirable opportunity for many of these
religious institutions has been to pursue acquisition and redevelopment for residential and other
uses by private developers. The Sisters faced similar financial obstacles, as the campus’s 12
buildings and 16-acre property became too expensive to maintain, while also draining financial

8

http://www.divinecompassion.org/news/important-message-to-our-friends-and-supporters. August 22,
2014.
9
“Open Space on Hudson at Risk as Religious Sisters Downsize,” Poughkeepsie Journal, April 2017.
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Alternatives Analysis
resources from the ongoing care of the Order’s elderly nuns and other missions. 10 Despite
several efforts to retain the facility, the Sisters sold the Good Counsel property to the Applicant
in 2015. The Applicant will continue to provide use and occupancy of the Chapel and Mapleton
building to the Sisters, as described above. As such, the Proposed Project will fulfill a need to
create an economically viable use for the Project Site that places the Project Site on the tax rolls
while benefiting the Sisters.
The proposed assisted-living facility—which would contain approximately 93,000 gsf, with
approximately 90 units—would meet a need in Westchester County for continued care facilities
that serve Westchester County’s aging population at a location in close proximity to family
members. Approximately 1.5 million Americans turn age 65 every year, which is quadruple the
rate from a decade ago. 11 Population projections indicate that the percentage of these “baby
boomers” seeking assisted-living will continue to increase nationwide, including in Westchester
County, where roughly 18 percent of the county’s total population is 60 years old or older. 12 As
mobility and independence present increasing challenges to these cohorts as they age, increased
space for assisted-living will become necessary to accommodate and retain this population in
Westchester County. Therefore, the Proposed Project’s assisted-living facility would provide
needed services to the aging residential population while also being in close proximity to the
White Plains central business district.
Pace Law School has expressed an interest in providing additional housing options for their
students proximate to their campus. 13 The school currently has only one on-site dormitory, and
many students must therefore find housing elsewhere and commute to school. The Proposed
Project would develop a five-story approximately 91,000-gsf academic housing facility near the
Pace Law School campus that would house approximately 120 residents in approximately 70
one- and two-bedroom suites. Locating the academic housing on the Project Site would support
the Pace Law School in marketing its programs to students by providing housing for students on
a site adjacent to the campus. The development of academic housing in close proximity to the
Pace Law School campus would provide needed housing for the law school.
The Proposed Project would also develop approximately 400 units of multi-family housing in
two attached 10-story residential buildings, containing a total of approximately 450,000 gsf,
located at the eastern, rear portion of the Site. The residential buildings would also contain an
approximately 230,000-gsf parking garage. The multi-family housing would provide new
housing opportunities for the broader White Plains community, Pace Law School students
seeking apartment housing accommodations, faculty of Pace Law School, and employees of the
assisted-living facility.
The proposed multi-family housing would also provide new housing opportunities for the wellrecognized and documented markets of young professionals and new families, in addition to a
10

David
McKay
Wilson.
“Sisters
Seek
to
Preserve
‘Sacred
Ground”.
http://www.lohud.com/story/money/personal-finance/taxes/david-mckaywilson/2015/05/07/marydell-upper-nyack-possible-state-park-hook-mountain-carlucci-religiousproperty-sale/70968218/, May 7, 2015.
11
Walkable Cities, Jeff Speck and Haver Analytics, Gluskin Sheff—Business Insider “Chart of the Day:
There Go the Baby Boomers”.
12
“The Elderboom,” Westchester Magazine, Q3 2011.
13
Exhibit E from First petition. David Yassky, Dean of Pace Law School. Letter of support to Thomas
Roach, Mayor of White Plains and Members of the Common Council. April 1, 2016.
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market of retirees and “empty nesters.” As the New York City housing market experiences
historically high trading prices, it has been recognized that both younger and older cohorts,
which have a propensity toward choosing housing that offers dynamic 24-7 “live-work-play”
experiential communities, are exploring housing options in Westchester County cities like White
Plains. As a result, Westchester County has experienced several years of investment, growth,
and a market orientation toward transit-oriented development catering to these housing demands.
Multi-family mixed-use projects that enhance the public realm and create destinations have also
gained traction in the City of White Plains. Over the past 15 years, the population of downtown
White Plains increased by almost 30 percent and eight new residential projects were constructed
totaling approximately 2,000 units. 14 Currently in White Plains, several multi-family apartment
building projects have been proposed or are pending the start of construction, including the
redevelopment of the Westchester Pavilion, 440 Hamilton Avenue, the White Plains Mall, and
55 Bank Street. Market researchers Reis, Inc., recently projected almost a 3 percent growth in
rental units in 2016 following 3 years of growth below 1 percent. In addition, commercial real
estate services firm CBRE noted that in 2016, Westchester County had more rental stock than at
any other time in over 30 years. 15
The development objectives of the Proposed Project are consistent with the recommendations of
the City of White Plains’ Comprehensive Plan which encourages development proximate to the
City of White Plains’ downtown. The Proposed Project would be consistent with transit-oriented
developments that will be developed in White Plains in the near future and would also support
retail and restaurant opportunities that contribute to active street life. Further, the Proposed
Project is consistent with development trends and goals in Westchester County for attracting
“millennials” and retired “baby boomers” who have historically sought housing elsewhere.
Further, the Proposed Project would help fulfill the Westchester countywide initiative to
construct additional multi-family affordable housing, as 6 percent of all dwelling units in the
Proposed Project would be made available for sale or lease to households that are income
qualified under the City of White Plains’ Affordable Rental Housing Program or Affordable
Home Ownership Program.
Overall, the Proposed Project is being designed to enhance the urban design and accessibility of the
Project Site, and further the transit-oriented development density goals of the City of White Plains.

E. ALTERNATIVES ANALYSIS
The Sisters conducted multiple studies to evaluate the potential to retain ownership and
operations of the Good Counsel property. In 2003, the Sisters retained a consultant to prepare a
feasibility study in consideration of adaptively reusing the Convent, or “Mother House,” by
upgrading existing building systems that were deemed inefficient or no longer met building and
fire code requirements, including the fire suppression system, installation of vertical circulation
including elevators and stairs, alterations and upgrades to the 1959 addition, the potential for
construction of a new building, and more general building upgrades. The costs estimated for the
physical improvements (excluding architect fees and site improvements) were approximately $6
million, the equivalent of approximately $8 million in 2017 dollars. The studies considered
implementing various levels of interventions, including full upgrades to the Convent and 1959
addition; minimizing investment in the aging infrastructure of the Convent and investing in the
14
15

White Plains Transit District Strategic Plan Existing Conditions and Takeaways, December 2016.
“Westchester Heats Up as Rental Destination,” Wall Street Journal, January 24, 2016.
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1959 building; minimal interventions in the Convent building; and new construction. 16 The 2003
study focused specifically on the Convent because it is one of the larger campus buildings and
offered the most potential for reuse. None of the options considered in the 2003 studies were
implemented, in large part due to cost. Other recent efforts undertaken by the Sisters to continue
to actively use the Good Counsel property buildings and campus included marketing and renting
the Convent’s larger ground-floor rooms for event space and using the upper floor residential
units to host retreats. The returns brought in from these efforts were not substantial enough to
off-set the long-term costs of retaining the buildings and campus.
In February 2016, Property Solutions prepared a Property Condition Assessment report for the
Applicant. The report was prepared by a licensed engineer and was based on a site visit to assess
the readily accessible physical and visual conditions of the buildings and property of the Good
Counsel Site, including both the historic and non-historic buildings. The summary below focuses
on costs associated with the historic buildings (i.e., contributing buildings to the Good Counsel
Complex). The assessment determined that certain deferred maintenance and physical
deficiencies, such as potentially unsafe conditions, material code violations, and items requiring
corrective work, would cost over $7.7 million and would include work on the Convent (original
building only), the House of Nazareth, and the smaller campus buildings. In addition, the report
identified building components or systems, such as roof replacement, mechanical system
replacement, exterior repair, and maintenance, as part of the “Replacement Reserve Analysis.”
Work associated with these tasks would total an additional $1 million. These costs do not
include additional costs associated with adaptive reuse alterations. No costs were provided for
any future restoration work affecting the Chapel or Mapleton building.
In general, the buildings in the Good Counsel Complex are not handicapped accessible or ADAcompliant. According to the 2016 Property Condition Assessment report prepared by Property
Solutions, any future renovation or rehabilitation of the historic campus buildings would require
the “installation of various provisions for handicap compliance, including handicap accessible
entrances and ramps, accessible route, accessible restrooms, elevators, and life safety systems.”
These modifications to bring the historic buildings into ADA compliance would require
additional costs.
As described in “Purpose and Need” above, the Sisters determined in 2015 that they could not
continue to care for aging nuns in the Order and pursue missions while maintaining the Good
Counsel Complex. In a February 25, 2016 letter from Sister Carol Wagner, President of the
Sisters, to Mayor Thomas Roach of the White Plains Common Council and Robert Hoch,
Chairman of the White Plains Historic Preservation Commission, Sister Wagner described the
efforts and reasoning leading to the decision to sell the property. 17 Sister Wagner explained that
over the course of 15 years, the Sisters researched and undertook financial and property planning
initiatives ultimately determining that renovating the Convent for continued habitation was not
economically feasible due in large part to the investment that would be required to bring the
Convent into compliance with current building and fire code requirements. As this decision was

16

AHSC Architects, P.C. Sisters of the Divine Compassion, White Plains Convent—AHSC Project No.
02030.00. February 2003, and AHSC Architects, P.C. Sisters of the Divine Compassion, White Plains
Mother House Feasibility Study. January 2003.
17
Letter from Sister Carol Wagner, President of the Sisters of the Divine Compassion, to Mayor Thomas
Roach of the White Plains Common Council and Robert Hoch, Chairman of the White Plains Historic
Preservation Commission. Mapleton, 52 North Broadway, White Plains, NY. February 25, 2016.
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made, the Sisters determined that, as part of the terms of the sale of the property, the Chapel and
Mapleton building must be retained for the Sister’s continued use. 18 As detailed in “Alternative
3—Demolition of the Convent and Site Redevelopment (The Proposed Project—Feasible
Alternative),” the Chapel, Mapleton building, and the approximately 3-acre front lawn would be
retained with the Proposed Project.
ALTERNATIVE 1—ADAPTIVE REUSE OF THE CONVENT
As described in “Existing Conditions of the Good Counsel Complex,” the original Convent
building has a large, approximately 130-foot by 180-foot footprint with an approximately 4,600sf interior courtyard, separated by a narrow approximately 5-foot-wide corridor at the ground
floor, resulting in an overall building footprint of approximately 15,800 sf. The three-story
Convent contains approximately 37,200 gsf (excluding the third floor attic space). The building
has four narrow wings oriented around the courtyard, with the north, east, and west wings
measuring approximately 28 feet wide and the south wing measuring approximately 38 feet
wide. The Convent’s floor plates are small and narrow. In addition, the Convent’s exterior walls
and most interior walls are load bearing, including at the second floor west wing corridor. Other
corridor walls, demising walls, and walls separating vertical circulation components are also
primarily load bearing. The relocation of load bearing walls throughout the building would
require extensive reengineering and associated costs and would substantially alter the original
design of the building’s interior. These factors substantially limit the potential for reconfiguring
the Convent to other uses.
The Convent has six sets of open stairs and one passenger elevator (in the north end of the east
wing) that provide vertical circulation through the building. The open stairs do not meet
requirements for fire-rated egress stair enclosures or rated floor separations. Further, the open
stairwells do not meet the minimum life safety requirements. The passenger elevator is only 4
feet by 5 feet, which is smaller than a standard elevator dimension of 5 feet by 7 feet. The
existing elevator cab does not meet the minimum Fire Code or ADA compliance requirements.
Further, this is the only elevator in the building.
Overall, the Convent has sufficient floor-to-floor heights that could accommodate mechanical
distribution equipment. However, the floor-to-floor heights of the west and south wings on the
third floor are attic spaces with 6-foot or lower ceiling heights that do not meet the minimum
habitable ceiling height of 7 feet. This represents more than half of the third floor’s
approximately 6,400-gsf floor area which substantially reduces the amount of programmable
space available on the third floor.
All habitable rooms in a residential building require a minimum dimension of 7 feet in any plan
dimension. Most of the building’s floor plates have a total depth of only 20 feet or narrower due
to the existing bearing wall structure. The 20-foot-wide wings would need to be completely
reconfigured in order to provide a single-loaded corridor with appropriately dimensioned
dwelling units. The remaining space would not meet the minimum required residential 7-foot
plan dimension.
At 2.5 feet wide, most of the Convent’s existing doors are narrower than the minimum 3-footwide accessibility requirement for all residential unit doors, egress doors, and restroom doors.
18

Elizabeth Ganga and Matt Spillane. “Good Counsel Academy in White Plains to Close.” The Journal
News. http://www.lohud.com/story/news/education/2015/02/12/good-counsel-academy-high-schoolclose/23305929/. February 12, 2015.
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Further, most doors have insufficient clearances to meet ADA compliance requirements.
Modifications to the door openings would require substantial alterations, including the removal
of original wood molding and transoms that characterize many of the interior doors throughout
the building.
In the event of an emergency, if residential units were located facing the Convent’s four-sided
interior courtyard, the fire department would have difficulty reaching residents located in upperfloor living units. Locating residential units along the perimeter of the building and not along the
interior courtyard would further reduce the number of residential units that could be located in
the Convent.
None of the Convent’s existing building entrances are ADA compliant because no entrances
have ramp or lift access. In addition, the Convent’s existing exterior stairs have non-ADA
compliant railings and the risers have inconsistent heights that are a tripping hazard. The
Convent’s primary entrance has paired quarter-turn stairs with 14 risers that lead to a landing at
the portico. There is a 7-foot elevation change between the sidewalk and the entrance, therefore,
a long low ramp or a lift would need to be installed near this entrance. Because of the entrance
configuration, the installation of a ramp or lift could require substantial alterations that would
compromise the architectural integrity of this entrance. Further, entrance alterations would also
require alterations in the adjacent interior space.
The Convent does not meet the current Energy Code in several areas—the exterior walls, singleglazed windows, and roof rafters are all uninsulated. The Convent’s electrical service is outdated
and would need to be brought up to the current electrical code.
OVERALL BUILDING LIMITATIONS
Overall building systems would need to be upgraded, replaced, or installed. The Convent’s
existing heating and air conditioning and exhaust system would need to be upgraded to meet
current code requirements. Since the Convent does not have a fire suppression system, an
automatic sprinkler system would need to be installed. A smoke and carbon monoxide detection
system would also need to be installed.
As described in the 2016 Property Condition Assessment report prepared by Property Solutions,
old light fixtures with polychlorinated biphenyl (PCB) leaks can cause an environmental hazard
and would need to be environmentally remediated and replaced. Other environmental
remediation would be needed prior to demolition to remove any existing asbestos, lead-based
paint, and other hazardous materials that may be unstable.
1959 Addition
With each of the three options presented below—Options A, B, and C—it is assumed that the
Convent’s 1959 addition, which contains approximately 28,535 gsf, would be demolished.
Although the 1959 addition is within the Good Counsel Complex, it is not considered
architecturally significant or contributing to the Good Counsel Complex, as has been described
above. As described above, the rectangular portion of the 1959 addition has narrow floor plates
of approximately 37-feet wide, with double-loaded corridors. The 1959 addition’s low floor-tofloor heights would limit where upgraded mechanical systems (i.e., heating, ventilation, and air
conditioning) could be located, further reducing usable square footage throughout the building.
Further, the floor plates of the 1959 addition and the addition’s attached approximately 6,705-gsf
one- and two-story chapel facility have irregular and bulky forms. The 1959 addition’s floor
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plates do not align with the floor plates of the Convent, creating inefficiencies and ADA noncompliance.
OPTION A—ASSISTED-LIVING FACILITY
The adaptive reuse of the Convent for an assisted-living facility alternative, Option A—
Assisted-Living Facility—considered the potential to renovate the Convent building to meet the
purpose and need of an assisted-living facility. An assisted-living facility has specific life safety,
programming, and configuration requirements, as described below. To adaptively reuse the
Convent for an assisted-living facility, the Convent’s existing deficiencies related to code
requirements, fire suppression, and accessibility, would need to be brought into compliance. For
the purposes of this analysis, it is assumed that the 1959 addition, which falls outside the period
of significance for the Good Counsel Complex, would not be retained.
As described in “Purpose and Need,” the assisted-living component of the Proposed Project
would be approximately 93,000 gsf and would contain approximately 90 units, of which 60 units
and 80 beds would be allocated to assisted-living uses and 30 units and 45 beds would be
allocated to memory care. Common dining facilities and recreation rooms, staff offices,
housekeeping facilities, landscaped gardens, and walking paths would be provided. Most of the
larger shared amenity space would be located on the building’s ground floor for accessibility
purposes. The memory care units, along with space for nursing services, would be located in a
separate portion of the building to ensure the safety and security of its residents.
Building Site
The Convent is located approximately 20 feet from the Chapel to the north. Fire Code requires a
minimum of 30 feet of separation between structures; therefore, adaptive reuse of the Convent
would not meet Fire Code. The construction of a 1-Hour Rated exterior wall between the two
buildings would provide the type of barrier required between the two structures but it would
detract from the visual and contextual relationship between the two buildings. This requirement,
therefore, constrains the potential for adaptive reuse of the Convent.
The existing parking for the Convent is limited to 24 spaces in a paved surface parking lot to the
south and 10 spaces along the “drop-off” loop immediately outside the Convent’s main entrance.
Although some spaces are near the Convent’s primary entrance, most parking spaces do not
meet assisted-living requirements for appropriate travel distance between the parking spaces and
the building entrance. In addition, accessibility, location, and sloping at the site further restrict
the potential to use these parking spaces for an assisted-living facility.
None of the Convent’s existing building entrances are ADA compliant. Assisted-living facilities
require that all building entrances, with the exception of service entrances, must be ADA
compliant with a minimum 12:1 sloped ramp or a lift.
Floor Plates, Circulation, and Floor-to-Floor Heights
A described above, the Convent has four narrow wings oriented around the courtyard, with the
north, east, and west wings measuring approximately 28 feet wide and the south wing measuring
approximately 38 feet wide. The Convent’s small and narrow floor plates do not lend themselves
to use as an assisted-living facility that requires corridors that are at a minimum 6 feet wide. The
existing corridor widths vary throughout the building, particularly on the second and third
floors—the corridors on the second floor west wing and the third floor east wing measure 4 feet
wide; the third floor north wing corridor is only 5.5 feet wide. Further, as described above, many
of the Convent’s existing interior walls—including corridor walls, demising walls, and walls
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separating vertical circulation components—are also primarily load bearing. The existing small
and narrow floor plates, in addition to the extremely limited potential for relocating load bearing
walls, would not allow for efficiently adapting the Convent for an assisted-living facility.
The Convent’s six sets of open stairs and one passenger elevator do not meet minimum life
safety requirements for an assisted-living facility. The open stairs do not meet assisted-living
facility requirements for fire-rated egress stair enclosures and rated floor separations. At only 4
feet by 5 feet, the passenger elevator’s cab is not large enough to accommodate gurney access
per Fire Code requirements, nor is it large enough to accommodate multiple wheel chairs and
residents with walkers. Further, this is the only elevator in the building. An assisted-living
facility would require at least two elevators and cabs with a minimum dimension of 5 feet by 7
feet, and a service elevator to accommodate the assisted-living facility’s service needs.
Substantial alterations to the Convent’s stairs throughout the building would be required to meet
Fire Code and life safety requirements. Most of the stairs have decorative woodwork and
metalwork that would likely be altered to bring the stairs into code compliance. Further, creating
additional elevators in the building would require square footage, reducing the amount of
programmable floor area that could be used for other assisted-living purposes.
Public Room Requirements and Living Units
Dining areas in assisted-living facilities must meet a minimum of 35 sf per person in order to
provide adequate maneuvering spaces for the occupants. Due to the Convent’s load bearing
structure, the largest available space that could be provided is only approximately 1,056 sf,
which would only accommodate 30 persons at one time. This is inadequate to meet the projected
assisted-living population of 100–120 persons.
As described above, all habitable rooms in a residential building require a minimum dimension
of 7 feet in any plan dimension. Because of the Convent’s narrow floor plates and load bearing
structure, locating dwelling units in the building’s narrow wings could not meet the minimum 7foot dimension in plan once a 6-foot-wide corridor is created for an assisted-living facility. The
20-foot-wide wings would need to be completely reconfigured in order to provide a singleloaded corridor with appropriately dimensioned dwelling units. The remaining space would not
meet the minimum required residential 7-foot plan dimension.
Assisted-living facilities require accessible window panels for upper floors to allow for fire
department emergency access. However, the existing windows on the Convent’s upper floors are
too high above the floor and are not large enough to meet the accessibility requirements.
Each assisted-living unit must have a bathroom. The current configuration of the Convent
includes shared bathrooms. Most of the existing toilet rooms and bathrooms in the Convent have
steps at thresholds and steps at showers with non-compliant plumbing fixtures. Additional
bathrooms would need to be created in the living units and the existing restrooms in the Convent
would need to be brought into compliance with life safety and ADA compliance requirements.
Overall Building Limitations
Accounting for the market demand in Westchester County and White Plains for an assistedliving facility, in addition to the costs associated with constructing and operating an assistedliving facility, Sunrise Senior Living, a national leader in senior care, has established that the
market demand can comfortably support a 90-unit facility both now and in the future. In
addition, the cost to construct and operate an assisted-living facility requires a minimum of 90
units to meet expected returns on investment. Other considerations in determining the number of
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units appropriate for the Project Site include factors of demand, existing available supply, land
and construction costs, local labor costs, expected rates per unit, and the expected rates of return
on investment.
In consideration of these factors, Sunrise’s architects and contractors did a walk-through of the
Convent to preliminarily assess the building’s potential for adaptive reuse as an assisted-living
facility. The architects and contractors determined that the Convent’s reuse for a 90-unit
assisted-living facility would not be feasible for the following reasons: the feasibility of
construction and associated costs (including architect fees, actual restoration costs, and
investment in the aging Convent building), operations costs and physical limitations, and life
safety requirements. Therefore, Sunrise concluded that the Convent building could not be
repurposed for use as a Sunrise assisted-living community because of Sunrise’s specific
programming and life safety requirements, along with the types of facilities and operations
necessary for an assisted-living facility. These requirements could not be met within the existing
Convent building as they far exceed any feasible renovation of the Convent. Therefore, this
alternative, Option A—Assisted-Living Facility, was not considered further as it was determined
to be impracticable. Any interventions to accommodate an assisted-living facility within the
Convent would substantially compromise the Convent’s architectural integrity, in any case.
OPTION B—ACADEMIC HOUSING
The adaptive reuse of the Convent for academic housing alternative, Option B—Academic
Housing, considered the potential to adaptively reuse the Convent to meet the purpose and need
of an academic housing facility.
Academic housing must be designed to meet specific life safety, programming, and
configuration requirements, similar to the requirements for an assisted-living facility, as
described above. Like Option A—Assisted-Living Facility, with Option B—Academic Housing,
to adaptively reuse the Convent for academic housing, the Convent’s existing deficiencies
related to code requirements, fire suppression, and accessibility would need to be brought into
compliance. For the purposes of this analysis, it is assumed that the 1959 addition, which is
described in “Existing Conditions of the Good Counsel Complex,” would not be retained.
Because of the substantial limitations to reusing the Convent’s interior spaces in their existing
configurations, it is assumed that the building’s interior would be substantially gutted. This
would allow for the interior of the Convent to be entirely reconfigured, maximizing efficiencies
in space planning despite the narrow footprints of the building’s wings. With Alternative B, the
residential suites would be located in the Convent, while the academic housing facility’s amenity
space would be provided in an addition.
As described in “Purpose and Need,” the academic housing facility needs to accommodate
approximately 70 units containing approximately 120 beds in a building totaling approximately
91,000 gsf, including amenity space. The academic housing facility would have individual suites
with kitchenettes and would include communal kitchens and other shared amenity spaces, such
as study areas and lounges.
Building Site
As described above, the Convent is located approximately 20 feet from the Chapel to the north
and is not compliant with Fire Code as described above.
Because the Convent is located within close proximity to the Pace Law School campus,
adaptively reusing the Convent for academic housing would be consistent with the purpose and
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need of the Proposed Project. To establish physical access and to maintain the relationship
between the Convent and the Pace Law School campus to the north, a new entrance would need
to be created at the Convent’s north façade. The new entrance would be ADA compliant, with a
ramp and/or a lift along the building’s north façade. While there is an existing secondary entrance
toward the west end of the Convent’s north façade, the existing entrance is not ADA compliant.
Because of the close proximity of the Convent to the Pace Law School campus, it is assumed
that Pace Law School’s existing campus parking would accommodate the residents of the
academic housing.
Floor Plates, Circulation, and Floor-to-Floor Heights
Although the interior of the Convent would need to be substantially gutted to accommodate
academic housing, the building’s existing narrow floor plates would restrict the floor plan
configurations. Circulation would be accommodated with new fire-rated stairs at the building’s
four corners, two elevators with 5-foot by 7-foot elevator cabs, and 5-foot-wide corridors (1 foot
narrower than the minimum required for an assisted-living facility). The existing floor-to-floor
heights would be maintained and new mechanical systems would be accommodated.
Residential Units
Academic housing units would be created that would meet the minimum required residential 7foot plan dimension required for habitable rooms and would have a 5-foot corridor.
Overall Building Limitations
The building’s narrow floor plates and interior courtyards substantially restrict the potential for
accommodating sufficient academic housing units in the Convent. Further, the floor plates
would be configured as single-loaded due to the narrow floor plates, substantially reducing the
amount of usable square footage. To maximize the amount of space within the Convent that
could be adaptively reused for academic housing, while minimizing the size of an addition, no
amenity space would be located in the adaptively reused Convent. At approximately 37,200 gsf,
the Convent could accommodate approximately 29 units (or 49 beds), compared to the 70
residential units (120 beds) that would be developed with the Proposed Project.
Building Addition
To accommodate the remaining square footage required to meet the purpose and need of the
Proposed Project’s academic housing facility, an approximately 53,800-gsf addition to the
Convent would need to be constructed. The addition would contain approximately 41 residential
units (or 71 beds). In addition, all of the academic housing amenities would be located in the
addition. The addition would be sited at approximately the same location as the 1959 addition,
which would be demolished, thereby minimizing the physical alterations required to the
Convent’s east façade. Further, locating academic housing in the adaptively reused Convent and
rear addition would allow for the creation of a quad-like area physically and visually connecting
to the Pace Law School campus to the north.
By siting the addition at the rear of the Convent, at generally the same location as the 1959
addition, the visual prominence of the Convent would be maintained as it would remain in the
foreground in views from vantage points along North Broadway. Although a 53,800-gsf building
would have a large footprint and would be a tall structure, the addition’s visibility from North
Broadway would be minimized by distance and the Convent in the foreground. Further, the
Convent’s relationship to the Chapel would be maintained. Although Mapleton building would
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be relocated to a site north of the Chapel, the context of the Convent would continue to be
among other historic buildings associated with the Good Counsel Complex.
As discussed above, substantial exterior modifications and interior alterations to the Convent
would be required to adaptively reuse the Convent for an academic housing facility. These
modifications would significantly compromise the architectural integrity of the historic building.
The alterations would also require a substantial monetary investment in the Convent to
accommodate academic housing, in addition to overall building systems upgrades to bring the
building into current code compliance. Further, a large, approximately 53,800-gsf addition
would need to be built adjacent to the Convent in order to provide the 41 remaining academic
housing units that could not be accommodated in the Convent; the addition would also contain
the approximately 35,000-gsf of required amenity space.
Therefore, the costs associated with adaptively reusing the Convent for academic housing, and
the resulting inefficiencies of using the Convent for academic housing would not result in a
reasonable return on investment. In addition, the architectural integrity of the Convent would be
substantially altered to accommodate academic housing, with very little original fabric
remaining. The construction of an approximately 53,800-gsf addition would result in either a tall
building with a smaller footprint or a low-scale building with a large footprint. In both scenarios,
a new structure would alter the context of the Convent and would substantially limit where the
proposed assisted-living facility and multi-family housing could be located on the Project Site.
The siting limitations could result in these new facilities encroaching on the approximately 3acre front lawn, which would compromise the campus-like character of the Project Site and
would be inconsistent with the overall Site Plan. Therefore, the Option B—Academic Housing
alternative was determined infeasible due to the extensive alterations to the Convent that would
compromise the building’s architectural integrity, with very little original fabric remaining; an
inefficient return on investment, and a substantially compromised site plan.
OPTION C—MULTI-FAMILY HOUSING
As with Option A—Assisted-Living Facility and Option B—Academic Housing, Option C—
Multi-Family Housing considered the potential to adaptively reuse the Convent for multi-family
housing. Similar to Options A and B, with Option C the Convent’s existing deficiencies related
to ADA compliance, Fire Code, and life safety requirements would need to be addressed and
brought into compliance. To maximize the amount of square footage that could be developed to
accommodate multi-family housing in the Convent and to minimize the size and footprint of a
new addition, it is assumed that the interior of the Convent would be gutted and entirely
reconfigured, maximizing efficiencies in space planning despite the narrow footprints of the
wings. Therefore, the interior alterations would remove much of the original interior features of
the Convent, such as public spaces and the corridors located adjacent to the interior courtyards.
All amenity space would be located in the required addition, as discussed below.
For the purposes of this analysis, it is assumed that the 1959 addition, which is described in
“Existing Conditions of the Good Counsel Complex,” would not be retained. As described in
“Purpose and Need,” the multi-family housing component of the Project needs to accommodate
approximately 400 dwelling units in a building totaling approximately 450,000 gsf, including
approximately 35,000 gsf of amenity space. The multi-family residential buildings would also
include an additional 230,000 gsf to accommodate a parking garage, which is assumed to be
below-grade.
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Building Site
As described above, the Convent is located approximately 20 feet from the Chapel to the north.
Fire code requires a minimum of 30 feet of separation between structures; therefore, adaptive
reuse of the Convent would not meet fire code. This requirement constrains the potential for
adaptive reuse of the Convent.
Floor Plates, Circulation, and Floor-to-Floor Heights
Although the interior of the Convent would be substantially gutted to accommodate multi-family
housing, the building’s existing narrow floor plates would restrict the floor plan configurations.
Circulation would be accommodated with new fire-rated stairs at the building’s four corners, eight
elevators (assuming two elevators in each wing) with 5-foot by 7-foot elevator cabs, and 5-foot wide
corridors (1 foot narrower than the minimum required for an assisted-living facility). The existing
floor-to-floor heights would be maintained and new mechanical systems would be accommodated.
Residential Units
Multi-family residential units would be created that would meet the minimum dimension of 7
feet in any plan direction required for habitable rooms and would have 5-foot-wide corridors.
Overall Building Limitations
The Convent’s narrow floor plates and interior courtyards substantially restrict the potential for
accommodating efficient residential units. To maximize the amount of space within the Convent
that could be adaptively reused for multi-family housing, all amenity space would be located in
the addition. Therefore, the approximately 37,200-gsf Convent could accommodate
approximately 33 residential units of the 400 residential units that would be developed with the
Proposed Project. The average residential unit size for the adaptive reuse of the Convent with
multi-family housing is approximately 1,125 gsf per residential unit, with a breakdown of
approximately 60 percent one-bedroom units, 32 percent two-bedroom units, and 8 percent
three-bedroom units. The average dwelling unit size for the Convent accounts for common
circulation space, wall thicknesses, mechanical spaces, stairs, and other “back of house” space
typical of a multi-family residential building.
Building Addition
To accommodate the remaining square footage required to meet the purpose and need of the
project’s multi-family housing, an approximately 412,800-gsf addition to the Convent would
need to be constructed. The addition would contain approximately 367 dwelling units and
approximately 35,000 gsf of amenity space. The addition would also need to include an
additional 230,000 gsf for accessory parking. It is assumed that the parking garage could be
accommodated below-grade in the addition. However, given the costs of rehabilitating the
Convent it may not be economically feasible to construct such a large parking facility
underground. The Applicant is currently proposing to construct one-third to one-half of the
parking garage above the existing grade by making use of the Site’s steeply sloping topography
at the rear of the Site.
The addition would be sited at approximately the same location as the 1959 addition, which
would be demolished. However, the amount of square footage that would need to be
accommodated in an addition would result in an addition that would be substantially taller and
have a much larger footprint than the Convent. The addition would also involve either deep
below grade construction to accommodate the 230,000 gsf of below grade parking, or an
expansive surface parking lot and/or structure to accommodate the buildings’ parking demand.
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Although the addition would attach to the rear of the Convent away from the Convent’s primary
west and south façades, the addition’s scale and massing would detract from the Convent’s
modest design and would visually compete with the Convent, in part due to the substantial
difference in scale and design, and to the siting of the large new addition.
The costs associated with adaptively reusing the Convent for multi-family housing, and the
resulting inefficiencies of reusing the Convent and constructing a large multi-family residential
building would not result in a reasonable return on investment. In addition, the architectural
integrity of the Convent would be substantially altered to accommodate multi-family housing,
with very little original fabric remaining. A new multi-family housing structure would also
substantially limit where the proposed assisted-living facility and academic housing facility
could be located on the Project Site. The siting limitations could result in these new facilities
encroaching on the approximately 3-acre front lawn which would compromise the campus-like
character of the Project Site and would be inconsistent with the overall site plan and the City of
White Plains’ Comprehensive Plan. Therefore, for these reasons, Alternative 1, Option C—
Multi-Family Housing was determined not feasible.
ALTERNATIVE 2—ADAPTIVE REUSE OF SMALLER CONTRIBUTING BUILDINGS
TO THE GOOD COUNSEL COMPLEX
Alternative 2—Adaptive Reuse of Smaller Contributing Buildings to the Good Counsel
Complex considers the potential for adaptively reusing the six smaller contributing buildings of
the Good Counsel Complex. As described in “Existing Conditions of the Good Counsel
Complex” and shown in Table 1, five of these six contributing buildings have small footprints
of less than approximately 5,200 sf in one- to three-story buildings, and with square footages
ranging from approximately 664 gsf to approximately 5,127 gsf. The sixth building is the fourstory House of Nazareth, which is the largest of these smaller campus buildings. It has an
approximately 7,400-sf footprint and contains approximately 16,010 gsf. Therefore, in total
these six smaller contributing buildings contain approximately 35,332 gsf.
As described above, there are substantial costs associated with remedying deferred maintenance
and physical deficiencies of the contributing buildings. For the six smaller contributing
buildings, 19 these costs are approximately $3,225,780. In addition, costs associated with building
system upgrades, and general repair and maintenance for the smaller contributing buildings are
approximately $472,900. As indicated in the 2016 Property Condition Assessment, in total, the
cost associated with remedying deferred maintenance and correcting the physical deficiencies of
the six smaller contributing buildings would be approximately $3.7 million. This cost
assumption does not account for additional costs that would be associated with renovation and
adaptive reuse alterations of the smaller contributing buildings.
In addition, alterations to the contributing buildings would be necessary to meet ADA
compliance requirements, which include handicap accessible entrances and ramps, accessible
circulation routes, accessible restrooms, elevators, and life safety systems. Although these
building modifications would be expected to affect limited areas of the buildings, because of the
small floor plates and overall square footage of the smaller contributing buildings,
accommodating the ADA compliance requirements would affect the amount of available
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The smaller campus buildings are Tilford House, Carriage House and Stable, House of Nazareth, the
Heating Plant and Workshop, St. Ann’s Cottage, and the Cooking School and Infirmary.
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programmable square footage making adaptive reuse of the smaller contributing buildings
further constrained.
The six smaller contributing buildings and their potential for adaptive reuse are described below.
TILFORD HOUSE
The Tilford House is located at the site of one of the two proposed multi-family buildings. As
noted above, the Tilford House was relocated in 1895 to allow for the construction of the Chapel
at the Tilford House’s former location. The Tilford House has subsequently had successive
additions and alterations that have comprised the building’s structural and architectural integrity.
The potential for adaptively reusing the Tilford House to meet the purpose and need of the
Proposed Project is extremely limited as the Tilford House’s footprint is small, at approximately
3,800 gsf, and the two-story building only contains a total of approximately 7,600 gsf.
To bring the building into life safety and code compliance would require substantial alterations
and upgrades that would be cost prohibitive in addition to compromising the building’s
remaining architectural integrity, as interior alterations would involve the installation of an
elevator, enlarged doorways, and a secondary means of egress. Further, the building does not
have air conditioning and its existing heating and ventilation systems are out of date and would
need to be replaced or updated requiring additional square footage for housing new mechanical
systems. Further, the building’s adaptive reuse for residential purposes could only accommodate
a minimal number of residential units as the Tilford House is a former single-family house
containing approximately 7,600 gsf. In addition, retaining the Tilford House would restrict the
potential for siting the two multi-family residential buildings at the rear of the campus, away
from the North Broadway thoroughfare, the Chapel, and Mapleton building.
Therefore, it is not feasible to retain and adaptively reuse Tilford House as part of the Proposed Project.
HOUSE OF NAZARETH
The House of Nazareth was designed and built as a school. Therefore, to rehabilitate it for
residential use would require substantial alterations and upgrades that would be expensive in
addition to likely compromising the building’s remaining architectural integrity. The building’s
open stair would need to be substantially altered to address life safety requirements, including
fire-rated stair enclosures and fire-rated doors at each floor in addition to the installation of
higher railings. A fire suppression system, i.e., a sprinkler system, would also need to be
installed, and the building would need to be brought into compliance with ADA requirements.
Because the House of Nazareth is a four-story building, an elevator would need to be installed
which would reduce the amount of programmable square footage in the building. Further, the
building does not have air conditioning and its existing mechanical systems (heating and
ventilation) are out of date and would need to be replaced, requiring additional square footage
for housing new mechanical systems. Although the floor plates of the House of Nazareth’s fourstory section could accommodate residential dwelling units, the building’s overall approximately
16,010 gsf could only accommodate approximately 12 dwelling units (a mix of studios and one
and two bedroom units). Alterations to convert the building to residential use would compromise
the architectural integrity of the building’s interior spaces to repartition spaces and to create code
compliant means of egress. In addition, retaining the House of Nazareth would preclude the
potential for siting the academic housing facility in close proximity to the Pace Law School,
which would negate the purpose of constructing the academic housing facility for use by Pace
Law School.
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HEATING PLANT AND WORKSHOP
Although the one-story, approximately 5,127-gsf Heating Plant and Workshop has a large,
approximately 5,127-sf footprint that could theoretically be adapted for residential use, any
potential for expanding the building would require substantial alterations to the building, and
would likely necessitate substantial interior alterations to accommodate residential dwelling
units and the addition of new window openings. The building would also require new and
upgraded heating, ventilation, and air conditioning systems, and a fire suppression system.
Further, because of the building’s large footprint and pitched roof, expanding the building
vertically or horizontally would not be feasible without substantially altering the building’s
original design. In addition, adaptively reusing this small building would only result in
approximately four residential units (one and two bedroom units). Therefore, the return on
investment would not support the overall purpose and need of the Proposed Project. As indicated
in the 2016 Property Condition Assessment, the Workshop portion of the building is in poor
condition and the building’s demolition and removal are recommended.
ST. ANN’S COTTAGE
St. Ann’s Cottage is a small two-story structure formerly used as a single-family house.
Although the building could be renovated and returned to residential use, at approximately 1,328
gsf, the potential for using St. Ann’s Cottage would be substantially limited by the building’s
small footprint and would only result in one or two dwelling units. Further, while the house
could be vertically or horizontally expanded, the amount of additional square footage would be
minimal and any substantial expansion would require significant alterations to the building’s
original design and would not result in a large number of additional residential units. Therefore,
the return on investment would not support the overall purpose and need of the Proposed Project.
COOKING SCHOOL AND INFIRMARY
The Cooking School and Infirmary contains approximately 2,830 gsf and is split between two
structures connected by an enclosed corridor. Although both buildings could be altered and
adapted for residential use, the potential for residential use would be significantly limited by the
buildings’ small footprint and would only result in a minimal number of dwelling units. As with
St. Ann’s Cottage, while the buildings could be vertically or horizontally expanded, the amount
of additional square footage would be minimal and any substantial expansion would require
significant alterations to the buildings’ original design and would not result in a large number of
additional residential units. Therefore, the return on investment would not support the overall
purpose and need of the Proposed Project.
CARRIAGE HOUSE AND STABLE
Although the Carriage House has been altered and maintained to accommodate residential use
for a single occupant, at approximately 1,242 gsf plus a basement level, the potential for
adaptively reusing the Carriage House would be substantially limited due to the building’s small
footprint and could only provide a minimal number of dwelling units. Further, substantial
alterations would be required, including adding new window openings in the upper level loft that
would further compromise the building’s remaining architectural integrity. As indicated in the
2016 Property Condition Assessment, the Stables building is in poor condition and the building’s
demolition and removal are recommended. Therefore, it is not feasible to retain and adaptively
reuse the Carriage House and Stable.
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Overall Building Limitations
Due to inefficiencies of building sizes, configurations, and locations, as well as alterations that
would be required due to existing deficiencies related to life safety (including fire code), and
accessibility requirements, the adaptive reuse of the smaller contributing buildings was not
considered feasible. Further, adaptively reusing the six smaller buildings would result in only
approximately 35,332 gsf, and therefore, would not create substantial and efficient new square
footage that could accommodate an academic housing facility or multi-family housing. This
small amount of square footage would not substantially off-set the amount of square footage
required to meet the purpose and need of the Proposed Project to provide an academic housing
facility and multi-family housing. Further, the investment in the adaptive reuse the six small
buildings would require significant costs while not substantially decreasing the number of
residential units that would have to be constructed in separate buildings that are needed to meet
the Proposed Project’s purpose and need. The return on investment in the smaller buildings also
would not be efficient compared to the return that would result from the development of larger
residential buildings, which is due in part to efficiencies of scale, including shared mechanical
systems, amenity space, circulation, etc. Further, several smaller buildings could not
accommodate an assisted-living facility which must be designed to meet specific requirements
related to specific programming needs, including shared facilities and services, general
accessibility and life safety measures, and services provided within a single building.
Therefore, rehabilitation and reuse of the six smaller contributing buildings, as separate
structures, does not meet the purpose and need of the Proposed Project as the buildings would
not provide efficient square footages that could accommodate the Proposed Project’s three
residential components. Further, should some or all of the smaller buildings be retained with the
Proposed Project, the siting of the four proposed structures would be constrained and could
result in locating the new buildings in closer proximity to the Chapel, the relocated Mapleton
building, or the approximately 3-acre front lawn along North Broadway. In addition, to account
for the small amount of square footage that could be accommodated by retaining the smaller
contributing buildings, the proposed residential facilities would need to be in structures much
taller than the existing structures due to site constraints resulting from maintaining the existing
buildings. By retaining the small campus buildings, the potential for retaining the campus-like
setting of the Good Counsel site would also be substantially compromised, as very little open
space would remain. Therefore, Alternative 2—Adaptive Reuse of Smaller Contributing
Buildings was not considered further.
ALTERNATIVE 3—DEMOLITION OF THE CONVENT AND SITE
REDEVELOPMENT (THE PROPOSED PROJECT—FEASIBLE ALTERNATIVE)
The Proposed Project, or Alternative 3—Demolition of the Convent and Site Redevelopment
(Feasible Alternative), proposes the demolition of seven contributing buildings to the Good
Counsel Complex, maintaining the Chapel, relocating Mapleton building, and retaining the
approximately 3-acre front lawn, while redeveloping the Project Site with three new
components—an assisted-living facility, academic housing facility, and multi-family residential
housing within a campus-like setting (see Figure 28).
The assisted-living facility would be developed by Sunrise Senior Living. The assisted-living
facility would provide approximately 90 units for seniors and would offer a range of care options
in a landscaped setting. Further, the lower height two- and three-story assisted-living facility
would be set back from North Broadway by approximately 250 feet, in alignment with the
Chapel’s west façade to maintain the Site’s existing front lawn along its North Broadway
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frontage. The five-story academic housing facility would be sited in the northern portion of the
project site, east of the Chapel and the relocated Mapleton building, and in close proximity to
Pace Law School’s campus to the north. The academic housing would have approximately 70
suites for approximately 120 students. The size and location of the academic housing beyond the
Chapel and Mapleton building would limit its visibility from North Broadway, thereby
maintaining the visual character of the Good Counsel site as viewed from North Broadway. The
third component of the proposed development is the two 10-story multi-family residential
buildings that would contain approximately 400 residential units. The buildings would be sited
at the eastern (rear) portion of the Site, reducing their visibility from North Broadway both due
to distance and intervening buildings on the Site. Further, locating the residential buildings on
the eastern portion of the Site maximizes the substantial elevation change at that location, further
reducing the visual perception of the buildings’ height and scale and allowing for the masking of
the 3-story parking structure that is required.
The proposed site plan has been designed with an expansive setback along North Broadway to
maintain approximately 3 acres of open space (the front lawn) and subsequently make that space
publicly accessible. The proposed site plan would also maintain more than half of the Site’s
overall undeveloped open space. The circulation through the Site would maintain elements of
the existing meandering circulation routes through the Project Site.
The Proposed Project would also retain the Chapel and Mapleton building. The Chapel would be
maintained at its current location. The Mapleton building, a two-story former residence that is
currently used for offices and counseling services by the Sisters, would be relocated within the
Project Site to a location north of the Chapel. The other existing buildings on the Project Site,
including the seven other contributing buildings within the Good Counsel Complex, would be
demolished to accommodate the Proposed Project.
To develop the Proposed Project, the Applicant has petitioned the White Plains Common
Council for amendments to the Zoning Ordinance and Zoning Map of the City of White Plains.
The proposed amendments would allow for an increase to the maximum permitted building
height from 35 feet to 140 feet provided the structures are set back at least 800 feet from a State
or County Roadway, in this case, North Broadway. This proposed amendment would support the
preservation of the North Broadway corridor vista, reduce building coverage on the Site, and
maximize open space on the Site. In addition, the amendments would provide for a reduced
maximum building coverage from 35 percent to 25 percent. Further, the currently required front
yard setback of 25 feet would be increased to 200 feet. These proposed amendments would result
in a site plan that would be in keeping with the siting and massing of other nearby developments
while preserving the iconic North Broadway frontage, the Chapel, and Mapleton building.
ASSISTED-LIVING FACILITY
As described above, the proposed two- and three-story approximately 93,000-gsf assisted-living
facility would provide 90 units for seniors, including 60 units and 80 beds allocated to assistedliving uses and 30 units and 45 beds allocated to memory care. The new facility would be
located approximately 250 feet east of North Broadway, beyond the Site’s approximately 3-acre
front lawn and closely aligned with the Chapel’s primary façade. The facility would include
common dining facilities, landscaped gardens, and walking paths. In addition, the memory care
units would be located in a separate portion of the building to ensure the safety and security of
its residents. The two- and three-story assisted-living facility would have a modified cruciform
plan and would be accessed from a curvilinear driveway, with parking oriented away from North
Broadway. The siting of the facility would maintain the existing distance of campus buildings
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from North Broadway and would maintain the prominence of the Chapel at the front of the
campus. Further, because the site of the proposed assisted-living facility currently slopes south
and east, the building’s north-facing portion would be two stories, while the rear (east) elevation
would be three stories. The roof height of both building sections would be the same.
ACADEMIC HOUSING FACILITY
A five-story approximately 91,000-gsf academic housing facility would be developed in the
northern portion of the Project Site, near the Pace Law School campus to provide physical and
visual access to the university, and would contribute to Pace Law School’s cohesive campus
atmosphere. The academic housing facility would have approximately 70 suites for
approximately 120 students and would be centered around a quad area that would maintain
connections to the campus to the north. The new building would provide housing in close
proximity to the Pace Law School campus and would alleviate the need for Pace Law School
students to arrange for housing away from the campus.
The academic housing facility would contain individual suites. While each suite may contain a
kitchenette, the suites would not include full kitchen facilities. Pursuant to the White Plains
Zoning Ordinance, the suites would not be considered a “dwelling unit.” 20 It is assumed that
academic housing residents would use Pace Law School’s on-campus cafeteria and dining
services. Further, the academic housing facility would contain a communal kitchen that would
be available to all building residents. Common amenity space in the academic housing facility
would include study areas and common lounges. Occupancy of the academic housing facility
would be restricted to individuals who are affiliated with an accredited college or university.
MULTI-FAMILY HOUSING
The Proposed Project would develop approximately 400 units of multi-family housing in two
attached 10-story residential buildings, containing a total of approximately 450,000 gsf, located
at the eastern, rear portion of the Site. The siting of the buildings would utilize the lower
elevation at the rear of the Site, minimizing the visibility of the new buildings from North
Broadway and allowing for the masking of the three-story parking garage needed to serve the
buildings. The construction of the residential buildings would be consistent with the
recommendations of the City of White Plains’ Comprehensive Plan, which encourages
development proximate to the City of White Plains’ downtown and train station. The proposed
400 new multi-family residential units would be supported by current and projected market
trends in White Plains, and is less than the 467 multi-family residential units that could be
developed on the Project Site under the current zoning. The residential buildings would also
provide housing opportunities for Pace Law School students, who may be attracted by the fullservice apartment units, faculty, and housing for staff and family of residents of the assistedliving facility. Further, 6 percent of all dwelling units would be made available for sale or lease
to households that are income qualified under the City of White Plains’ Affordable Rental
Housing Assistance Program or Affordable Home Ownership Program.
In addition to being located more than 800 feet from the North Broadway frontage, the proposed
residential buildings would be sited more than 500 feet from the Chapel and from the Mapleton
20

The City of White Plains Zoning Ordinance defines a dwelling unit as “A building or portion thereof
providing complete housekeeping facilities for one family, including independent cooking, sanitary
and sleeping facilities, and physically separate from any other dwelling unit whether or not in the
same building.”
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building at its relocated site. As such, the residential buildings would have limited visual or
contextual effects on these two historic buildings.
SITE PLAN
The proposed site plan has been developed to maintain over 9 acres of lawn and trees across the
Site, including the approximately 3 acres along the North Broadway frontage. The proposed new
buildings have been sited to maximize visual and physical access to the open spaces throughout
the Site. The circulation through the Site would maintain elements of the existing meandering
circulation routes through the Project Site, including the main approach from North Broadway
and the drive extending north and east around the primary and north façades of the Chapel.
Supplemental roadways would follow meandering routes through the eastern part of the campus
that would be consistent with the character of existing circulation routes.
The proposed redevelopment of the Project Site would require the demolition of 10 buildings.
Seven of these buildings are contributing buildings to the Good Counsel Complex. These are the
Tilford House, the House of Nazareth, the Heating Plant and Workshop, St. Ann’s Cottage, the
Cooking School and Infirmary, the Convent and Addition, and the Carriage House and Stable. In
addition, the three extant non-contributing buildings 21 within the Good Counsel Complex would
also be demolished.
PRESERVATION OBJECTIVES
As described above, the site plan has been developed to maintain the Project Site’s
approximately 3-acre front lawn, the Chapel, and Mapleton building. The Chapel and Mapleton
building would remain on-Site and would continue to be used in the same manner as at present.
Specifically, the Chapel would continue to be used for religious services and would be
maintained by the Applicant for the next 50 years. The Chapel is subject to a Chapel
Preservation Covenant that was recorded by the Sisters against the property just prior to the
closing with the Applicant. The Covenant, which was recorded in the Westchester County Land
Records Office, binds all subsequent owners, including the Applicant, for 50 years. Pursuant to
the Covenant, the Chapel building structure and the immediately surrounding grounds cannot be
altered or materially changed without the prior written consent of the Sisters, except for
compliance with any building or fire codes. Similarly, and again except for compliance with any
building or fire codes, the internal statuary and religious symbols, the alter, the crypt, the organ,
and the stained glass windows in the Chapel may not be altered or materially changed without
the prior written consent of the Sisters.
With the Proposed Project, the Mapleton building would be relocated from the southern portion
of the Project Site to the northern portion of the Project Site, adjacent to the Chapel.
Consideration was given to maintaining Mapleton building at its current location. However, the
proposed site plan would locate the proposed assisted-living facility partially at the Mapleton
building site. As described above, the siting of the assisted-living facility was chosen to maintain
the existing front lawn of the Project Site and to maximize the change in elevation across the
proposed building’s footprint, thereby allowing for a two- and three-story assisted-living facility
that appears as a two-story building along the Project Site’s North Broadway frontage.

21

The Band Stand, identified as non-contributing to the Good Counsel Complex in the 1997 Nomination
Form, was previously demolished.
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Therefore, the Applicant would relocate and restore the Mapleton building in accordance with
the Secretary of the Interior’s Standards. The siting, relocation, and restoration of the Mapleton
building would be undertaken in consultation with NYS OPRHP to ensure that the building’s
historic and architectural integrity are retained. The Mapleton building would continue to be
used by the Sisters to house their offices and related counseling services. By locating the
Mapleton building and the Chapel in close proximity to each other, the Proposed Project would
retain two historic structures of the Good Counsel Complex that are still in use and for which the
Sisters have identified a continued use.
F. CONCLUSION
As described above, the Applicant has explored all prudent and feasible alternatives to the
demolition of seven contributing buildings to the Good Counsel Complex. The Applicant has
explored the potential of (1) adaptively reusing the Convent for an assisted-living facility under
Option A, an academic housing facility under Option B, and multi-family housing under Option
C; (2) adaptively reusing the six smaller contributing buildings in the Good Counsel Complex
for residential use; and (3) redeveloping the Project Site with an assisted-living facility, academic
housing, and a multi-family residential building, while retaining the Chapel and relocating Mapleton
building, and retaining an approximately 3-acre front lawn along North Broadway.
As described above, despite multiple efforts by the Sisters to retain ownership and operations of
the Good Counsel property, the Sisters sold the property to the Applicant in 2015, with the
requirement that the Sisters would be provided the continued use and occupy of the Chapel and
the Mapleton building. Within this context, this Alternatives Analysis was prepared to evaluate
the potential for retaining and reusing buildings on the Project Site, in addition to the Chapel and
Mapleton building, both of which would be retained with the Applicant’s Proposed Project.
ALTERNATIVE 1—ADAPTIVE REUSE OF THE CONVENT
The adaptive reuse of the Convent for any of the three uses considered—an assisted-living
facility, academic housing, or multi-family housing—would require substantial investments in
the Convent to bring the building’s existing deficiencies related to code requirements, fire
suppression, and accessibility into compliance. In addition, the adaptive reuse of the Convent
would also need to be designed to meet specific life safety, programming, and configuration
requirements appropriate to the new use.
ALTERNATIVE 1, OPTION A—ASSISTED-LIVING FACILITY
The potential to adaptively reuse the Convent for an assisted-living facility was determined to be
infeasible because a Sunrise assisted-living community has specific programming and life safety
requirements that include, in addition to residential units, common dining facilities and
recreation rooms, staff offices, housekeeping facilities, landscaped gardens, and walking paths.
In addition, memory care units and associated space for nursing services would need to be
located in a separate area of the building to ensure the safety and security of its residents. These
specific life safety, programming, and configuration requirements to accommodate a 90-unit
assisted-living facility in the Convent would require substantial investments in construction and
associated costs, including architect fees, actual restoration costs, and operations costs. These
requirements could not be met within the existing Convent building as they far exceed any
feasible adaptive reuse of the Convent. In addition, a renovated Convent building would
accommodate less than half of the program required for an economically viable assisted-living
facility, resulting in the need for a large addition to the building. Therefore, Alternative 1,
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Option A—Assisted-Living Facility, was not considered further as it was determined to be not
feasible. Any interventions to accommodate an assisted-living facility within the Convent would
substantially compromise the Convent’s architectural integrity, in any case.
ALTERNATIVE 1, OPTION B—ACADEMIC HOUSING
The adaptive reuse of the Convent for an academic housing facility was determined to be
infeasible for several reasons. Substantial exterior modifications and interior alterations to the
Convent would be required that would significantly compromise the architectural integrity of the
historic building. Because of the substantial limitations to reusing the Convent’s interior spaces
in their existing configurations, it is assumed that the building’s interior would be substantially
gutted, resulting in the loss of all significant interior features of the building. This would allow
for the interior of the Convent to be entirely reconfigured, maximizing efficiencies in space
planning despite the narrow footprints of the building’s wings. With Alternative B, a portion of
the residential suites would be located in the Convent, while the academic housing facility’s
remaining residential units and approximately 35,000-gsf of amenity space would be provided in
an approximately 53,800 gsf addition.
The alterations would require a substantial monetary investment in the Convent to accommodate
academic housing, in addition to overall building systems upgrades to bring the building into
current code compliance. Further, at approximately 37,200 gsf, the Convent could only
accommodate approximately 29 units (or 49 beds), compared to the 70 residential units (120
beds) that would be developed with the Proposed Project. Therefore, a large, approximately
53,800-gsf addition would need to be built adjacent to the Convent to provide the 41 remaining
academic housing units and would include the approximately 35,000 gsf of required amenity
space to meet the purpose and need of the Proposed Project.
Therefore, the costs associated with adaptively reusing the Convent for academic housing, and
the resulting inefficiencies of using the Convent for academic housing, would not result in a
reasonable return on investment. In addition, the architectural integrity of the Convent would be
substantially altered to accommodate academic housing, with very little original fabric
remaining. The construction of an approximately 53,800-gsf addition would result in either a
building that is taller than the Convent with a smaller footprint or a low-scale building with a
large footprint. In both scenarios, a new structure would alter the context of the Convent and
would substantially limit where the proposed assisted-living facility and multi-family housing
could be located on the Project Site. This siting limitation could result in these new facilities
encroaching on the approximately 3-acre front lawn, which would compromise the campus-like
character of the Project Site and would be inconsistent with the overall Site Plan. Therefore, for
these reasons, Alternative 1, Option B—Academic Housing Facility was determined not feasible.
ALTERNATIVE 1, OPTION C—MULTI-FAMILY HOUSING
As with Alternative 1, Option B—Academic Housing Facility, with Alternative 1, Option C—
Multi-Family Housing, the adaptive reuse of the Convent for multi-family housing was
determined to be infeasible for several reasons. To maximize the amount of square footage that
could be developed to accommodate multi-family housing in the Convent and to minimize the
size and footprint of a new addition, it is assumed that the interior of the Convent would be
gutted and entirely reconfigured, maximizing efficiencies in space planning despite the narrow
footprints of the wings. Therefore, the interior alterations would remove much of the original
interior features of the Convent, such as public spaces and the corridors located adjacent to the
interior courtyards.
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The alterations to the Convent would require a substantial monetary investment to accommodate
multi-family housing—this investment would be in addition to the overall building systems
upgrades needed to bring the building into current code compliance. Further, at approximately
37,200 gsf, the Convent could only accommodate approximately 33 residential units, compared
to the 400 residential units that would be developed with the Proposed Project and the 467 units
that are permitted by the Site’s current zoning. To meet the purpose and need of the project, a
multi-story approximately 412,800-gsf addition would need to be constructed that would contain
approximately 367 dwelling units and approximately 35,000 gsf of amenity space. The addition
would also need to include an additional 230,000 gsf for an accessory parking structure or, the
creation of an expansive surface parking lot. Although the addition could attach to the rear of the
Convent away from the Convent’s primary west and south façades, the addition’s substantial
scale and massing, which would be much larger than the Convent, would detract from, and
visually compete with, the Convent’s modest design.
Therefore, the costs associated with adaptively reusing the Convent for multi-family housing,
and the resulting inefficiencies of reusing the Convent and still needing to build a large multifamily residential building would not result in a reasonable return on investment. In addition, the
architectural integrity of the Convent would be substantially altered to accommodate multifamily housing, with very little original fabric remaining.
As with Alternative 1, Option B, with Alternative 1, Option C a new structure would alter the
context of the Convent and would substantially limit where the proposed assisted-living facility
and academic housing facility could be located on the Project Site. The siting limitations could
result in these new facilities encroaching on the approximately 3-acre front lawn, which would
compromise the campus-like character of the Project Site and would be inconsistent with the
overall site plan and the City of White Plains’ Comprehensive Plan. Therefore, for these reasons,
Alternative 1, Option C—Multi-Family Housing was determined not feasible.
ALTERNATIVE 2, ADAPTIVE REUSE OF SMALLER CONTRIBUTING BUILDINGS
Alternative 2—Adaptive Reuse of Smaller Contributing Buildings to the Good Counsel
Complex was not considered feasible due to inefficiencies of building sizes, configurations, and
locations, as well as alterations that would be required related to life safety (including Fire
Code), and accessibility requirements. Further, adaptively reusing the six smaller buildings
would result in only approximately 35,332 gsf of programmable space, and therefore, would not
create substantial and efficient new square footage that could accommodate an academic
housing facility or multi-family housing. This small amount of square footage would not
substantially off-set the amount of square footage required to meet the purpose and need of the
Proposed Project to provide academic housing facility and multi-family housing. Further, the
investment in the adaptive reuse of the six small buildings would require significant costs while
not substantially decreasing the amount of new residential units needed to meet the Proposed
Project’s purpose and need. The return on investment in the smaller buildings also would not be
efficient compared to the return that would result from the development of the larger residential
buildings, which is due in part to efficiencies of scale, including shared mechanical systems,
amenity space, circulation, etc. Further, several smaller buildings could not accommodate an
assisted-living facility which must be designed to meet specific programming needs, including
shared facilities and services, general accessibility and life safety measures, and services
provided within a single building.
Therefore, the six smaller contributing buildings, as separate structures, would not meet the
purpose and need of the Proposed Project as they would not provide efficient square footages
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that could accommodate the Proposed Project’s three components. Further, should some or all of
the smaller buildings be retained with the Proposed Project, the siting of the four proposed
structures would be constrained and could result in locating the new buildings in closer
proximity to the Chapel, the relocated Mapleton building, or the approximately 3-acre front lawn
along North Broadway. In addition, to account for the small amount of square footage that could
be accommodated by retaining the smaller contributing buildings, the proposed residential
facilities would need to be taller structures due to site constraints resulting from maintaining the
existing buildings. By retaining the small campus buildings, the potential for retaining the
campus-like setting of the Good Counsel site would also be substantially compromised, as very
little open space would remain. Therefore, for these reasons, Alternative 2—Adaptive Reuse of
Smaller Contributing Buildings was determined not feasible.
ALTERNATIVE 3—DEMOLITION OF THE CONVENT AND SITE
REDEVELOPMENT (THE PROPOSED PROJECT—FEASIBLE ALTERNATIVE)
The Proposed Project, or Alternative 3—Demolition of the Convent and Site Redevelopment
(Feasible Alternative), proposes the demolition of seven contributing buildings to the Good
Counsel Complex, maintaining the Chapel, relocating the Mapleton building, and retaining the
approximately 3-acre front lawn, while redeveloping the Project Site with three new residential
components—an assisted-living facility, academic housing facility, and multi-family residential
housing totaling approximately 683,250 gsf within a campus-like setting.
Alternative 3 would retain the Chapel and Mapleton building. The Chapel would be maintained
at its current location and the Mapleton building would be relocated within the Project Site to a
location north of the Chapel. The Applicant would restore the Mapleton building in accordance
with the Secretary of the Interior’s Standards. The siting, relocation, and restoration of the
Mapleton building would be undertaken in consultation with NYS OPRHP to ensure that the
building’s historic and architectural integrity are retained. The Chapel and Mapleton building
would continue to be used by the Sisters in the same manner as at present.
With Alternative 3—the Feasible Alternative, the other existing buildings on the Project Site,
including the seven other contributing buildings within the Good Counsel Complex, would be
demolished to accommodate the Proposed Project. As detailed in Alternative 2—Adaptive
Reuse of Smaller Contributing Buildings to the Good Counsel Complex, re-use of these
buildings was not considered feasible due to inefficiencies of building sizes, configurations, and
locations, as well as alterations that would be required related to life safety (including Fire Code),
and accessibility requirements. Therefore, the seven smaller contributing buildings, as separate
structures, do not meet the purpose and need of the Proposed Project as they would not provide
efficient square footages that could accommodate any of the Proposed Project’s three components.
With Alternative 3, a site plan has been developed to maintain over 9 acres of lawn and trees
throughout the Site, including the approximately 3 acres along the North Broadway frontage and
the Chapel and Mapleton building. The new buildings have been sited to maximize visual and
physical access to the open spaces within the Site while maintaining meandering circulation
routes through the site.
Alternative 3 would develop an assisted-living facility, an academic housing facility, and multifamily housing. The two- and three-story assisted-living facility would provide approximately
90 units for seniors and would offer a range of care options in a landscaped setting. It would be
set back from North Broadway by approximately 250 feet, in alignment with the Chapel’s west
façade to maintain the North Broadway frontage. The five-story academic housing facility would
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be sited in the northern portion of the project site, east of the Chapel and the relocated Mapleton
building, and in close proximity to Pace Law School’s campus to the north. It would have
approximately 70 suites for approximately 120 students. The size and location of the academic
housing beyond the Chapel and Mapleton building would limit its visibility from North
Broadway, thereby maintaining the visual character of the Good Counsel site along North
Broadway. The third component of the proposed development is the two 10-story multi-family
residential buildings that would contain approximately 400 residential units. They would be sited
at the eastern (rear) portion of the Project Site, reducing their visibility from North Broadway
both due to distance and intervening buildings on the Site. Further, locating the residential
buildings on the eastern portion of the Project Site would maximize the substantial elevation
change at that location, further reducing the visual perception of the buildings’ height and scale
and allowing for the masking of the three-story parking structure.
The site plan has been designed with an expansive setback along North Broadway to maintain
approximately 3 acres of open space (the front lawn) and subsequently make that space publicly
accessible. The proposed site plan would also maintain more than half of the Site’s overall
undeveloped open space within the 16-acre site. The circulation through the Site would maintain
elements of the existing meandering circulation routes through the Project Site.
Overall, as detailed in this alternatives analysis, the Applicant has explored all prudent and
feasible alternatives to the demolition of the seven contributing buildings to the Good Counsel
Complex to avoid the Adverse Effect, and has determined it infeasible to retain, adaptively
reuse, or incorporate additional Good Counsel Complex buildings, other than the Chapel,
Mapleton building, and the 3-acre front lawn, into the Proposed Project. Therefore, for the
reasons established in this alternatives analysis, Alternative 3—Demolition of the Convent and
Site Redevelopment (Feasible Alternative) was determined to be the only feasible alternative
that would meet the purpose and need of the Proposed Project.
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December 12, 2017
Mr. Rod Johnson
Planning Department
City of White Plains
70 Church St.
White Plains, NY 10601
Re:

DEC
Good Counsel Complex Redevelopment - 52 North Broadway
52 North Broadway, White Plains, NY
15PR07570

Dear Mr. Johnson:
Thank you for continuing to consult with the Division for Historic Preservation of the Office of
Parks, Recreation and Historic Preservation (OPRHP). We have reviewed the submitted
materials in accordance with the New York State Historic Preservation Act of 1980 (section
14.09 of the New York Parks, Recreation and Historic Preservation Law). These comments are
those of the Division for Historic Preservation and relate only to Historic/Cultural resources.
We have reviewed the Alternatives Analysis that was provided to our office on November 8th,
2017. We are somewhat disappointed by the conclusions reached in the analysis. We
understand and sympathize with the financial burdens of maintaining large historic campuses,
and we appreciate that the Sisters tried hard to find ways to keep their campus viable and in
continued use. However, this alternatives analysis appears to be based on the developer’s
desired project; with demolition and full redevelopment planned despite the complex’s historic
status. It is our understanding that the White Plains Historical Commission has identified the
Good Counsel complex as historic and worthy of local recognition and protection. Given the
historic significance of the site, we cannot accept the current Alternatives Analysis and
offer the following comments:
1. We believe the analysis did not adequately explore the alternative of more selective
demolition combined with more infill construction on this large site, and therefore we
request further study. Why must the new construction be sited in the locations
proposed, and no other locations on this site? Preserving a core of historic buildings
(Mapleton, the Chapel, and the Convent) at the center of the site while redeveloping
the eastern end and north- and south-eastern corners of the site seems possible. We
would have no concern with the demolition of the 1959 convent addition, and if
demolition of some or all the ancillary historic buildings could make it more feasible
to retain the convent as part of the project, then we would be open to further study of
this option.
2. We do not concur with the assessment that retaining the “front lawn” of the campus
and only one of the historic buildings on its original site constitutes adequate
Division for Historic Preservation
P.O. Box 189, Waterford, New York 12188-0189 • (518) 237-8643 • www.nysparks.com

mitigation, and mitigation measure should be discussed only after exploration of
alternatives.
3. The Analysis referred to a 2003 feasibility study of the convent building as well as a
2016 conditions assessment. We would appreciate the opportunity to review both
studies, as they seem to relate to how and why the convent cannot meet the project
purpose and need. Perhaps one option might be to retain and mothball the convent
until such a time as a more appropriate use could be designated for it.
4. We are aware of the challenges inherent in bringing historic buildings up to presentday performance standards and building and fire codes, but there are any number of
successful recent projects in New York and across the country demonstrating that it
is entirely possible to do so. As such we cannot concur with the assessment that the
required interior changes for modern life safety at the convent would render the
building non-contributing. Retaining exterior integrity, while making the needed
interior changes, would likely preserve more of the historic campus setting and the
historic relationship of the convent to the chapel.
We would appreciate if the requested information could be provided via our Cultural Resource
Information System (CRIS) at www.nysparks.com/shpo/online-tools/ Once on the CRIS site, you
can log in as a guest and choose "submit" at the very top menu. Next choose "submit new
information for an existing project". You will need this project number and your e-mail address.
If you have any questions, I can be reached at (518) 268-2182.
Sincerely,

Olivia Brazee
Historic Site Restoration Coordinator
olivia.brazee@parks.ny.gov
cc: Charles Vandrei, DEC

via e-mail only
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Suite 401
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tel: 914 949-7336
fax: 914 949-7559
www.akrf.com

Memorandum
To:

Olivia Brazee, Historic Site Restoration Coordinator, NYS OPRHP

From:

Amy Crader, AKRF, Inc.

Date:

January 17, 2018

Re:

15PR07570—Good Counsel Complex Redevelopment—52 North Broadway

cc:

White Plains Historic Preservation Commission

In partial response to Comment #3 of your December 12, 2017 comment letter, and on behalf of the
Property Owner and Applicant, AKRF is submitting the three (3) documents identified and referenced in
the November 6, 2017 Alternatives Analysis for your review.
Document 1—Sisters of the Divine Compassion, White Plains Mother House Feasibility Study. AHSC
Architects, P.C. January 2003;
Document 2—Sisters of the Divine Compassion, White Plains Convent—AHSC Project No. 02030.00.
AHSC Architects, P.C. February 2003; and
Document 3—Property Condition Assessment of Sisters of the Divine Compassion, Former Good
Counsel Academy Campus, 52 North Broadway, White Plains, Westchester County, New York 10603.
Property Solutions, Inc., February 2016.
With respect to Documents 1 and 2, please note that the construction costs were estimated in 2003. In the
approximately 14 years since these two reports were prepared, construction costs have increased by more
than 68 percent according to the Turner Building Cost Index, a widely used index of construction costs.
With respect to Document 3, the 2016 Property Condition Assessment, please note that construction costs
have increased 7.6 percent since the issuance of the 2016 report.
To simplify the conversion of construction costs into present dollar values, we have prepared summary
inflation tables on the following pages.
1. Tables 1 and 2 correspond to the tables on pages 3, 4, and 5 of Document 1.
2. Table 3 corresponds to the five options presented in Document 2.
3. Table 4 lists costs associated with the deferred maintenance, physical deficiencies, and
replacement reserves for the original Convent building as presented in Sections 2.3.1 and 2.3.2
(pages 4 and 5) of Document 3.
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The summary below provides context for the costs and assumptions provided in the three documents,
along with a summary of relevant findings. Documents 1 and 2 were prepared for the Sisters of the
Divine Compassion in 2003 in consideration of alterations to the Convent (original 1907-1908 portion
and the 1959 addition) to “improve its function” for continued use by the Sisters. These two reports
included three options (Options 1, 2, and 3, summarized below) that had been previously explored in an
August 2001 report, also prepared for the Sisters1. Document 3 is a 2016 conditions assessment report
that considered the existing conditions of all 12 buildings on the Good Counsel property and associated
costs to adaptively reuse and/or bring the buildings into code compliance for future use.
Document 1 provides a detailed cost breakdown for Option 4, described below under Document 2.
Document 2 provides an overview of the five construction options for the Convent that was presented to
the Sisters in 2003 to meet their existing and future needs. As stated in that document, it was the
architect’s opinion that all options, except full demolition of the original 1907-1908 Convent and 1959
addition, represented a “large investment in [an] aged building with limited mechanical/electrical
infrastructure and [an] aging exterior.” In addition, the architects repeatedly note that the “narrow wings
of [the] existing buildings yield narrow apartments” and limits the number of usable living facilities.
Options 1-3, summarized below, were previously rejected by the Sisters due to the associated costs.
Option 1 would renovate the original 1907-1908 Convent and the 1959 addition at a cost of $28.82
million in today’s dollars ($12.98 million in 2003), not including required mechanical/electrical
infrastructure. The architects note that the “construction cost [for this option] should be increased to
reflect [the] need for mechanical/electrical infrastructure.”
Option 2 would demolish the 1907-1908 Convent, renovate the 1959 addition, and build a new structure
at a cost of $22.95 million in today’s dollars ($13.65 million in 2003). As with Option 1, the architects
note that the “construction cost [for this option] should be increased to reflect [the] need for
mechanical/electrical infrastructure.”
Option 3 presented new construction to meet the Sisters’ needs at a cost of $23.70 million in today’s
dollars ($14.09 million in 2003). The architects note that “new construction provides good value for
investment.”
Option 4 would renovate a portion of the 1907-1908 Convent and the 1959 addition for a cost of $10.12
million in today’s dollars ($6.02 million in 2003). Document 1 provides a detailed cost breakdown for
this option. It is important to note that this option was developed after the Sisters determined that the
construction cost associated with Options 1-3 was too great. The Sisters requested that an option be
developed for a “more modest program.” For this purpose, the architects recommended concentrating
renovations in the 1959 addition because of its “non-combustible construction, unlike the Mother House
[i.e., the original 1907-1908 Convent].” As such, Option 4 considered renovation of only the 1st floor
of the 1907-1908 Convent. Option 4 did not consider or provide a cost estimate for renovating the
1907-1908 Convent’s 2nd and 3rd floors and did not propose any fire-proofing improvements to the
building, which would be essential to any residential-type reuse of the 1907-1908 Convent, if such
improvements were in fact, feasible. After reviewing Option 4, the Sisters remained concerned about
the potential construction costs and recommended cost reductions with respect to the proposed elevator
and stairs. The architects remained concerned that even this “more modest program” would “invest
significant capital into an aging building.” As previously noted, this “significant investment” would still
leave the 1907-1908 Convent’s 2nd and 3rd floors in their existing condition, including multiple rooms
of single living quarters without any amenities such as bathrooms or kitchens, and certain previously

1

The 2001 report was not used for reference for preparing the Alternatives Analysis as the three options
presented in the 2001 report were not developed further by the Sisters due to associated prohibitive costs. In
addition, the three options presented in the 2001 report are summarized in the 2003 report.
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altered apartment units. As such, the architects developed another option—Option 5—for the Sisters’
consideration.
Option 5 would demolish the 1907-1908 Convent, place residential functions in a new building and use
the 1959 addition for administration, support, retreat, and potentially rental functions. Option 5—at an
estimated cost of $16.81 million in today’s dollars ($10 million in 2003)—would represent a “more
modest investment in [an] aged building” (i.e., the 1959 addition). Option 5 would also result in a
reduced building program.
Document 3 is a 2016 Property Conditions Assessment. As summarized in the attached Table 4, the costs
associated with addressing deferred maintenance and existing physical deficiencies of the original 19071908 Convent building are estimated at $4.87 million in 2017 dollars ($4.53 million in 2016). These items
include “potentially unsafe conditions, material code violations, and items that require corrective work on
a higher priority than routine work.” As stated in the 2016 report, the plumbing, HVAC, and electrical
systems need to be replaced in their entirety. In addition, the 1907-1908 Convent’s one existing elevator
must be replaced, the existing stairwells need to be modified to meet code requirements, and all windows
and restrooms need to be replaced. In addition, a new fire suppression system (standpipe/sprinkler) needs
to be installed throughout the building. As stated on page 18 of the report, “costs associated with interior
work are excluded from the scope of this report since they are speculative at this point, and may vary
widely.” As such, the $4.87 million estimate does not include associated costs of renovations that would
be required for adaptive reuse of the building, which would likely include necessary improvements such
as: enhanced fire proofing, additional elevators and stairs, and alternate means of emergency egress
Therefore, the costs presented in Document 3 would be expected to substantially increase with an
adaptive reuse program, if such improvements were in fact, feasible.

Table 1: Project Summary By Phase and Area
Constuction Section Summary
New elevator and stairs
Elevator/Stair connections
Basement Alterations, New Addition
New Chapel
1 Floor Alterations New Addition
2 Floor Alterations New Addition
3 Floor Alterations New Addition
4 Floor Alterations New Addition
1 Floor Offices, Motherhouse
Base Building Elecrical
Utilities
HVAC Equipment, New Addiiton
New roof
Probable Total Cost of Construction

2003 dollars
$1,148,809
$226,321
$507,171
$425,709
$982,622
$647,772
$647,772
$647,772
$370,800
$261,563
$17,529
$54,386
$78,993
$6,017,219

2017 dollars
(3rd quarter)
$1,931,331
$380,482
$852,635
$715,685
$1,651,944
$1,089,008
$1,089,008
$1,089,008
$623,374
$439,729
$29,469
$91,432
$132,800
$10,115,904

Table 2: Construction Element
2017 dollars
2003 dollars
(3rd quarter)
Element
New elevator and stairs
$758,325
$1,274,865
Elevator/Stair connections
$149,394
$251,155
Basement Alterations, New Addition
$334,782
$562,822
New Chapel
$281,009
$472,421
1 Floor Alterations New Addition
$648,626
$1,090,444
2 Floor Alterations New Addition
$427,592
$718,850
3 and 4 Floor Alterations New Addition
$855,184
$1,437,701
1 Floor Offices, Motherhouse
$244,764
$411,487
Base Building Elecrical
$172,657
$290,264
Utilities
$11,571
$19,453
HVAC Equipment, New Addiiton
$35,900
$60,354
New roof
$52,143
$87,661
SubTotal
$3,971,946
$6,677,474
General Conditions and overhead (15%)
$595,792
$1,001,621
SubTotal
$4,567,738
$7,679,096
Bond and insurance (2%)
$91,355
$153,582
SubTotal
$4,659,093
$7,832,678
Profit/fee (5%)
$232,955
$391,634
SubTotal
$4,892,047
$8,224,311
DES/Const. Contigencies (23%)
$1,125,171
$1,891,592
Project total
$6,017,218
$10,115,903
Original (2003) cost estimates from:
Sisters of the Divine Compassion, White Plains Mother House Feasibility Study. AHSC Architects, P.C. January
2003
Updated (2017) cost estimates derived using Turner Building Cost Index.

Table 3: February 2003 Options Summary
Total Cost
2003 dollars

Cost per SF
2017 dollars
(3rd quarter) 2003 dollars

2017 dollars (3rd
quarter)

Option 1

$ 12,979,821 $ 21,821,148

$189

$318

Option 2

$ 13,650,239 $ 22,948,228

$207

$348

Option 3

$ 14,094,465 $ 23,695,043

$218

$366

Option 4

$ 6,017,219 $ 10,115,904

$230

$387

Option 5

$ 10,000,000 $ 16,811,594

$231

$388

Original (2003) cost estimates from:
Sisters of the Divine Compassion, White Plains Convent—AHSC Project No. 02030.00 AHSC
Architects, P.C. February 2003
Updated (2017) cost estimates:
Derived using Turner Building Cost Index.

Table 4: Convent (original) ‐ 2016 Study
2016 dollars
(1st quarter)
Deferred Maintenance and Physical
Deficiencies
Replacement reserve (uninflated)
Replacement reserve (inflated)

$4,528,875
$528,000
$649,151

2017 dollars
(3rd quarter)
$4,874,377
$568,280
$698,674

Original (2016) cost estimates from:
Property Condition Assessment of Sisters of the Divine Compassion, Former Good Counsel Academy
Campus, 52 North Broadway, White Plains, Westchester County, New York 10603. Property Solutions, Inc.,
February 2016.
Updated (2017) cost estimates:
Derived using Turner Building Cost Index.
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1.0

LIMITATIONS AND EXCEPTIONS OF THE ASSESSMENT
Property Solutions Inc. has conducted a Property Condition Assessment of the
property known as the former campus of the Sisters of the Divine Compassion/Good
Counsel Academy campus, and located on 52 North Broadway in the City of White
Plans, Westchester County, New York 10603. The scope of work for this report is
based upon the American Society for Testing and Materials (ASTM) Standard E
2018-08. The work was authorized on January 5, 2016.
This report has been prepared for the sole benefit of George Comfort & Sons, Inc., its
affiliates, and may not be relied upon by any person or entity without the written
authorization of Property Solutions Inc.
The report represents an assessment of the physical condition of the buildings and
property based upon limited site observation of readily accessible and visible
components, and professional judgment, and is current only as of the date of the site
observation. Floors, walls, ceilings, and surfaced site areas, were not opened to
reveal and observe substrate components. In light of this, concealed or not readily
accessible substrate deterioration may be present, which ultimately, may negatively
impact the conclusions of this assessment. Sampling of any property components
was not conducted.
The report is not to be construed as a warranty or guarantee of future building
conditions, performance or, as an estimate of value. Opinions of probable cost used
in the report are preliminary in nature and represent a range of probable costs. Firm
price quotations from contractors, vendors, or suppliers would be required for more
detailed costs, and would be based upon a detailed definition of the proposed scope of
work.
Environmental assessment of the subject property is beyond the scope of this report
and accordingly, was not performed. No representation is made as to the property
being free of toxic materials, termite or insect infestation, or other potentially
damaging components.

20160010
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2.0

EXECUTIVE SUMMARY

2.1

General Description
Property Solutions Inc. conducted a Property Condition Assessment of the property,
the former campus of the Sisters of the Divine Compassion and Good Counsel
Academy, and located on 52 North Broadway in the City of White Plans, Westchester
County, New York 10603 (Subject Property) at the request of at the request of
George Comfort & Sons, Inc. of New York, New York. As part of this assessment, a
property visit was conducted on January 12 and 13, 2016 by Mr. Tony Amaral, P.E.,
Project Manager, and Mr. Paul D. Klarman, P.E., MEP Project Manager of Property
Solutions with Mr. Alex Posada, the onsite property manager, present during various
parts of the site visits. The assessment included a request for available information
and documentation for the subject property.
The subject property consists of an irregular-shaped, approximately 16-acre site
located on the east side of North Broadway in a suburban mixed-use setting. The
subject property is improved with a multi-building complex that was the former
campus of the Sisters of the Divine Compassion religious order and the Good
Counsel Academy. The campus was improved with 13 buildings included former
convent buildings, a high school building, middle school and gym building,
elementary school building, chapel, offices, nursery and pre-K building, residential
buildings and heating plant building. The buildings are summarized as follows:
Bldg. No.
1
2
3
4
5A
5B
6
7
8
9
10
11
12
Totals

20160010

Description
High School Labs
GC High School
St. Anne's Cottage
Nursery/Pre-K
Convent
1959 Bldg.
Mapleton
Chapel
Heating Plant
GC Elem. School
GC Middle Sch./Gym
Garage
St. James Stable

Footprint SF
2,830
7,105
664
1,342
18,450
7,475
3,250
7,965
5,127
3,800
16,418
1,195
1,242
76,863

Floors
1
4&2
2
1
3
5
3
1
1
2
2
1
1
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The scope of this report excludes the Chapel building and the Mapleton office
building.
The building footprint areas are based on information provided to Property Solutions.
Total building area is estimated to be approximately 189,000 square feet. The
buildings were vacant at the time of the site visit with the exception of the Mapleton
office building, which is partially occupied, and the St. James building, which is the
residence of the onsite property manager. Building areas generally including former
convent residences, common areas and dining facilities, kitchens, classrooms, lab
space, gym space, cafeteria, restrooms, storage areas, mechanical and utility areas,
and offices.
Areas of the site not covered by the building footprints consist of surface parking lots
and circulation drives, walkways, patio areas and landscaped areas. Vehicular access
and egress for the overall campus are provided from North Broadway.
The subject improvements were constructed at various periods between the 1800’s
and 1980’s. Building construction elements consist of various types of construction
including reinforced concrete foundations, masonry and stone foundations, wood
frame construction, and steel frame construction with metal decking and concrete.
Exteriors include various materials including stucco, brick masonry, shingles, older
wood windows, and aluminum-framed windows and entrances. Roofing types vary
and include pitched roofs with asphalt and slate shingles and flat roofs with single-ply
and modified bitumen membrane roofs. Interior finishes consists of a variety of
materials and finishes including carpet, vinyl tile flooring, terrazzo, ceramic tile,
painted drywall and plaster surfaces, wood details, acoustic ceiling tiles and ceramictiled restrooms with vitreous china fixtures.
Site improvements consist of public utility services, asphalt-paved surface parking lot
areas and circulation drives, stone and bituminous curbs, concrete and bituminous
walkways, slate paver walkways and patios, landscaping, site lighting poles and
property signage.
There is minimal air conditioning in the buildings. The Convent Buildings have some
split systems that serve the apartments/bedrooms, a dining room, and a Chapel.
Variable refrigerant systems serve offices and an incompleted apartment buildout and
a few offices have window units. Rooftop air conditioning units air condition the
school portion of the Middle School/Gym Building. Heating for most of the
buildings is provided from perimeter radiation utilizing low pressure steam from the
heating plant in Building 8. The small buildings along the south end of the property
have hot water boilers. Domestic water for all of the buildings is from a six inch
main located in a manhole at the southwest corner of the property. Domestic hot
water typically is generated from steam to hot water heat exchangers in most
buildings and gas fired storage heaters in the small buildings along the south end of
the site. The high school has fire sprinklers at one portion of the main stair and in the
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cellar hall adjacent to the stair and the school portion of the Middle School/Gym
Building is fully sprinklered. The larger buildings typically have fire standpipes. The
buildings have fire alarm systems which are remotely monitored that were retrofitted
in the 1990’s and typically do not meet current codes. Electric service for the entire
campus comes from an overhead transformer at the southeast corner of the property.
Service to the buildings is 120/208 or 120/240 volts. There are no emergency
generators in any building.
2.2

General Physical Condition
The subject property is in overall fair condition for its age and type of property, with
some areas in poor condition and many components that are obsolete by current
standards, or at or approaching the end of their estimated useful life and will require
replacements. Interior finishes and equipment are dated and worn, and will require
replacement and/or refurbishing. Much of the mechanical, electrical and plumbing
(MEP) systems are older and may be obsolete by current standards. It is Property
Solutions understanding that the property has been sold and is being considered for
future redevelopment. While it is expected that these will be done as part of future
renovations, actual costs will vary significantly depending on various factors
including possible future use, scope of renovations or redevelopment, and restrictions
based on historic review requirements for the property.

2.3

Opinions of Probable Costs
2.3.1 Deferred Maintenance and Physical Deficiencies
Deferred maintenance and physical deficiencies for which action is recommended
represent potentially unsafe conditions, material code violations, and items that
require corrective work on a higher priority than routine work. Based upon
observations conducted during the property visit, the summary of the estimates of
corrective work to remedy immediate physical needs are as follows:
Bldg. 1
1
2
5A
5B
6
7
9
10
3, 4, 8, 11 & 12

Description
High School Labs
GC High School
Convent (Original)
1959 Bldg.
Mapleton
Chapel
GC Elem. School
GC Middle Sch./Gym
Other Buildings
Site

TOTALS:

20160010

Amount
$201,023
$2,042,257
$4,528,875
$1,985,688
$0.00
$0.00
$847,500
$1,452,228
$135,000
$200,000
$11,392,570
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Further itemization of the above is provided on separate cost estimate table that have
been prepared for each building and are attached to this report.
2.3.2

Replacement Reserve Analysis

Components or systems are projected to require replacement during the term of
analysis due to their age, estimated useful service life, and normal wear and tear.
These include periodic paving repairs/sealing/striping, flatwork replacements,
exterior refurbishing and maintenance items, roof replacements, and mechanical
system component replacements. These items are itemized with opinions of probable
cost on the attached schedules titled Replacement Reserve Analysis.
The Replacement Reserve Analysis has been projected for the term of 12 years, and is
summarized for the buildings as follows:

Bldg. 1

Description

Replacement
Reserves
(Uninflated)

Replacement
Reserves
(Inflated)

1
2
5A
5B
6
7
9
10
3, 4, 8, 11 & 12

High School Labs
GC High School
Convent (Original)
1959 Bldg.
Mapleton
Chapel
GC Elem. School
GC Middle Sch./Gym
Other Buildings
Site

$21,600
$214,000
$528,000
$135,000
$0.00
$0.00
$152,500
$325,000
$84,800
$460,000

$24,513
$256,981
$649,151
$168,597
$0.00
$0.00
$160,611
$346,594
$93,126
$517,111

$1,920,900

$2,216,684

TOTALS

Further itemization of the above reserve summary amounts is provided within the
separate replacement reserve tables, which have been prepared for each building and
are attached to this report. The reserves are summarized as follows:
Reserve Summary

Total Uninflated

Total Inflated

Total Reserves
Per SF Reserves (All Years)

$1,920,900
$10.16

$2,216,684
$11.73

Per SF Reserves (Per Year)

$0.85

$0.98
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It is Property Solutions’ understanding that options are being evaluated to renovate
and re-configure the buildings for other types of occupancy, which are expected to
require costs for modifications and construction of the building interiors including
tenant spaces and common areas. Costs associated with this work are excluded from
the scope of this report since they may vary widely depending on future
redevelopment plans for the property, leasing activity and negotiations, tenant
requirements, and the extent of interior construction required. Costs associated with
tenant space improvements are excluded from the scope of the report.
2.3.3

Recommendations

The following additional recommendations are offered:


An ALTA survey of the property, updated through December 2013, was
provided. The survey was not signed. It is assumed that an updated ALTA
survey of the property, with appropriate certifications, will be required by the
client.



Prior roof replacement work was reported for the original convent buildings.
Documentation should be provided confirming the date of the roof work,
specifications and any warranties provided.



Documentation should be provided confirming current testing/servicing of
existing life safety systems.
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3.0

PURPOSE AND SCOPE

3.1

Purpose
This report summarizes the findings of the Property Condition Assessment conducted
for the subject property, the former campus of the Sisters of the Divine Compassion
religious order and Good Counsel Academy, and located on 52 North Broadway in
the City of White Plans, Westchester County, New York 10603 (subject property).
As part of this assessment, a property visit was conducted on January 12 and 13, 2016
by Mr. Tony Amaral, P.E., Project Manager, and Mr. Paul D. Klarman, P.E., MEP
Project Manager of Property Solutions with Mr. Alex Posada, the onsite property
manager, present during various parts of the site visits. The assessment included a
request for available information and documentation for the subject property. Report
preparation was predicated on a review of on-site readily accessible and visible
property components, and a review of available documentation regarding the
property. Readily accessible site areas, building exteriors and tenant interiors were
observed.
The purpose of the Property Condition Assessment is to identify significant defects,
deficiencies, items of deferred maintenance, and material building code violations
associated with the property. The report includes recommendations and opinions of
probable cost for the replacement of major property components that will be required
during the proposed loan term plus two years.
It is the intent of the ASTM E-2018-08 and this report, that the material physical
deficiencies observed and the corresponding opinions of probable cost not be minor
or insignificant. Therefore, the opinions of probable cost that, either individually or in
aggregate, total less than a threshold amount of $1,000 for like items are omitted from
this Property Condition Assessment. Costs associated with lease turnover, marketing
and tenant improvements are speculative and are not addressed within the scope of
this report.
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3.2

Scope of Work
The scope of work for this Property Condition Assessment is based upon the
guidelines of the American Society for Testing and Materials (ASTM) Standard E
2018-08 and includes the following:


Property Solutions performed a property visit on January 12 and 13, 2016. The
visit included a visual survey of easily accessible property components and
systems. This included a review of the subject property, architectural, structural,
mechanical, plumbing, and electrical systems, plus a limited review of the
Americans with Disabilities Act (ADA).



Submittal of a pre-assessment request for information and documentation
regarding the physical condition of the subject property. The completed
questionnaire was not returned to Property Solutions as of the date of this report.



Interviews with people knowledgeable of the subject property.



A review of local building and fire department records regarding the subject
property.



Opinions of probable costs to remedy Immediate Physical Deficiencies.



Schedule of Replacement Reserves as required by the client.



Preparation of a Property Condition Assessment Report as required by the client.

Plans for the subject improvements were not available for review.
Property Solutions was not provided with previous property condition reports for the
property.
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4.0

SYSTEM DESCRIPTION AND OBSERVATIONS

4.1

Salient Information
Project Number

20160010

Property Name

Former Campus of the Sisters of the Divine
Compassion and Good Counsel Academy

Property Address

52 North Broadway
White Plains, Westchester County, NY 10603

Year Built

Various dates between 1800’s and 1980’s

Year Renovated

Periodic replacements and renovations

Ownership Entity

Sisters of the Divine Compassion

Property Manager

Mr. Alex Posada

Occupancy

N/A – vacant; formerly used as educational,
religious and convent; Mapleton building
partially occupied as offices (not part of subject
of this report); St. James building used as
residence

Number of Buildings

13 (including 2 that are not part of scope of this
report – Chapel and Mapleton buildings)

Number of Stories

One to Five

Basement

Yes

Total Building Area

189,000 square feet (estimated)

Gross Site Area

16.0937 acres (per survey)

Total Number of Parking Spaces

364 spaces (per survey)

Property Visit Date

January 12 and 13, 2016

Property Visit conducted by

Mr. Tony Amaral, P.E., Project Manager
Mr. Paul D. Klarman, P.E., MEP Project
Manager

Accompanied by

Mr. Alex Posada

Weather

Mix sun/clouds and cold
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4.2

Site
Description: The subject property consists of an irregular-shaped, approximately 16acre site located on the east side of North Broadway in a suburban mixed-use setting.
Ross Street and Stewart Place are located alongside the southeast part of the site.
Crane Avenue is located a short distance to the north.
The subject property is improved with a multi-building complex that was the former
campus of the Sisters of the Divine Compassion religious order and the Good
Counsel Academy. The campus was improved with 13 buildings included former
convent buildings, high school building, middle school and gym building, elementary
school building, chapel, offices, residential buildings and heating plant building.
According to a survey of the property that was received, the property is further
identified as City of White Plains Tax Map 125.52, Block 2, Lot 5.1. The survey
indicates the property has an area of 16.0937 acres or 701,040 square feet. Property
zoning is Residential Multi Family RM-1.5, according to property information on the
survey. The survey of the property indicates a vacant land area, possibly a
conservation area, designated as Covenants and Restriction, with reference to control
# 462540179 on the survey.
Areas of the site not covered by the building footprints consist of surface parking lots
and circulation drives, walkways, patio areas and landscaped areas. Site
improvements consist of public utility services, asphalt-paved surface parking lot
areas and circulation drives, stone and bituminous curbs, concrete and bituminous
sidewalks, slate walkways and patios, landscaping, site lighting poles and property
signage. Existing parking is available for 364 spaces according to the survey of the
property.
Observations/Comments: The property is located in a suburban mixed-use setting.
Adjacent properties include residential uses and the Pace University Law School.
Documentation that was submitted included an ALTA survey of the property, updated
through December 2013, and prepared by Link Land Surveyors P.C. The survey was
not signed. It is assumed that an updated ALTA survey of the property, with
appropriate certifications, will be required by the client.
Documentation received also included an overall map of the campus with building
footprint areas, prepared by Divney, Tung & Scwalbe Architects P.C.
4.2.1

Topography

Description: The subject property topography is varied and ranges from generally
level and gently sloped areas to areas with more defined slopes and grade changes.
There appears to be an overall downward slope towards the south/southeast.
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Our review of the United States Geological Survey (USGS) 7.5-minute series
topographic quadrangle map reveals that the elevation of the overall area of subject
property ranges from approximately 300+ feet to approximately 230 feet above mean
sea level.
Observations/Comments: No concerns were identified related to the topography of
the subject property.
Immediate reserves are not recommended.
recommended.
4.2.2

Replacement reserves are not

Stormwater Drainage and Flood Zone

Description: Rainwater sheet flows over the parking areas into drains that connect to
an underground onsite stormwater system which discharges into the municipal
stormwater system. Stormwater is also expected to percolate through the landscaped
areas. Rainwater from the buildings flow into the onsite system. No water bodies
are located on the subject property. The survey of the property indicates a vacant land
area, possibly a conservation area, designated as Covenants and Restriction, with
reference to control # 462540179 on the survey.
Based on a review of the National Flood Insurance Program’s Flood Insurance Rate
Map for the City of White Plains, Westchester County, New York, the subject
property is located in Flood Zone “X”. Flood Zone “X” is, “Areas determined to be
outside the 0.2 percent annual chance floodplain”
Observations/Comments: No areas of erosion or evidence of flooding were noted and
no incidents were reported.
No remedial measures are recommended. Replacement reserves are recommended
for periodic inspections, cleaning and repairs of storm drain lines. Actual costs may
vary widely depending on future inspections and actual conditions encountered.
4.2.3

Ingress and Egress

Description: Vehicular access and egress for the overall campus are provided from
North Broadway along the west side of the property. Access and egress also appears
to be available from Ross Street through an adjacent property parking lot, apparently
via easement agreement according to notes on the survey.
Observations/Comments: Ingress and egress for the subject property appear to be
satisfactory. The status of easement agreements should be confirmed.
No immediate or replacement reserves are recommended.
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4.2.4 Paving, Curbing, and Parking
Description: The property has asphalt-paved surface parking lots and circulation
drives around the various buildings. Typical pavement thickness and construction
details were not available. According to the ALTA survey of the property that was
provided for review, parking is currently provided for 364 spaces including 4
handicap accessible spaces. Parking stalls are delineated by painted striping. Paved
areas include sections with and without curbs. Curbing includes stone and
bituminous curbs.
Observations/Comments: The paved areas on the subject property are in varying
states of condition ranging from fair to satisfactory. Areas of cracking, “alligatoring”
and potholes were noted. Evidence of prior repairs and replacements was noted.
The property manager reported that paved areas were patched and repairs as needed
approximately 5 to 6 years ago. Continued repairs, sealing and re-striping of parking
areas is anticipated.
Immediate reserves are allocated to provide an allowance for completion of paving
and curbing repairs as needed. Replacement reserves are also allocated for future
repairs as needed and paving overlay. Actual costs will vary depending on future
parking count and configuration, which will vary depending on future possible uses.
4.2.5

Flatwork

Description: Flatwork includes walkways along the building and site perimeters, and
leading to the various building entrance locations, and outdoor patio areas.
Walkways are of concrete and asphalt construction. Some sections are of slate
construction. Walkway thickness and construction details were not available. Some
building sites also have concrete and masonry exterior steps.
Observations/Comments: Site flatwork was in generally fair to satisfactory
condition. Evidence of previous repairs and replacements was observed.
The
property manager reported that approximately 50% to 60% of sidewalk were redone
as part of prior site repairs approximately 5 to 6 years. Several localized sections of
cracking and uneven joints were observed, which should be repaired. The slate patio
area along the rear of the middle school/gym building was in poor condition and will
require reconstruction.
Immediate reserves are allocated to provide an allowance for completion of flatwork
repairs and replacements as needed and replacement of the patio at the middle
school/gym building. Replacement reserves are also allocated for on-going flatwork
repairs and replacements. Actual costs will vary depending on future possible uses of
the property.
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4.2.6 Landscaping and Appurtenances
Description: Landscaping is provided at the various site and building perimeter areas.
Landscaping includes grassed lawn areas, mature trees and various types of shrubs
and plants. Site appurtenances include fencing of various types including chain link,
metal picket and painted wood.
Observations/Comments: The property landscaping appeared to be in fair to
satisfactory condition. Landscaping should continue to be trimmed and maintained as
part of regular property maintenance. Fencing was in varied states of condition and is
expected to require on-going periodic repairs, painting and replacements.
Immediate reserves are allocated to provide an allowance for trimming of larger trees
that are alongside buildings, and completion of fencing repairs and replacements as
needed. Replacement reserves are not recommended, however ongoing maintenance
is required.
4.2.7 Utilities
Description: Property Solutions was informed by the property contact that the
following companies and municipal authorities currently provide utility services to
the subject property:
UTILITY
Electricity
Natural Gas
Sanitary Sewerage
Potable Water
Solid Waste Removal

PROVIDER
Con Ed
Con Ed
City of White Plains
City of White Plains
NA

Electricity for the entire complex is from a pole-mounted transformer located at the
southeast corner of the property. Distribution to the buildings is typically
underground with some overhead wiring between buildings. The buildings are each
typically metered. There are no generators in any building.
Domestic water service is provided to all of the buildings from a six inch main
located in a manhole adjacent to the access road at the southwest corner of the
property. Water is distributed underground to all of the buildings.
Natural gas service is provided from an underground utility main and distributed to
most of the building for use in cafeterias, heating and/or domestic hot water heating.
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Building 8 (heating plant building) has two boilers that generate steam for all of the
buildings on the site except for the small buildings located along the south end of the
property. Steam is distributed via an underground tunnel system to the buildings.
Observations/Comments: The electrical power to many of the buildings is
substandard and modernization of the building systems to current standards may
require the electrical utility company to supply more power to the site. The steam
service to the buildings from the boiler plant is old and the tunnels are reportedly in
very poor condition and which is too hazardous for people to access. The boilers are
from 1958 and in addition to being old and at the end of their expected useful life,
they are inefficient by today’s standards. Additionally, these boilers were designed to
provide high pressure steam up to 150 psig and were being operated at only seven
psig. We recommend that each building, when upgraded, be provided with its own
autonomous heating plant. This would also alleviate the necessity to rebuild the
steam tunnel system. Utility service to buildings may also have to be increased to
allow for new heating systems. Typically the utility companies will determine if their
services are adequate. Costs for greater service at the buildings will be included in
the base building costs.
Immediate reserves are necessary for the utilities.
recommended.
4.2.8

Replacement reserves are

Recreational Facilities

Description: There are no current actively used recreational facilities on the subject
property. The elementary school and nursery buildings have outdoor playground
areas.
Observations/Comments: Playground areas are in fair to poor condition.
Immediate reserves are allocated for playground equipment replacements.
Replacement reserves are not recommended.
4.2.9

Property Lighting

Description: Site lighting is provided by pole-mounted HID light fixtures. Lighting
fixtures are located typically located at the entrances to the buildings.
Observations/Comments: Site lighting appeared to be in satisfactory condition. The
property was not observed at night. The number and distribution of lighting fixtures
was inadequate for satisfactory illumination and we recommend the addition of
lighting fixtures throughout the site, particularly in the vicinity of the buildings.
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Immediate reserves are recommended for the property lighting to install additional
lighting on the site. Actual costs will vary depending on future redevelopment and
use of the property. No replacement reserves are recommended.
THE FOLLOWING IS A DESCRIPTION OF EACH OF THE BUILDINGS:
4.3.A BUILDING 5A - ORIGINAL CONVENT BUILDING
The original convent building has three floors plus basement and attic areas. The
building has multiple wings configured around two inner courtyard areas. The
footprint area is approximately 18,450 square feet according to site map information
provided. Building areas including former residential rooms for the sisters of the
order that previously occupied the site, corridors, restrooms, common areas, dining
areas, and various storage and utility areas.
4.3A

Structural Frame and Building Envelope
4.3.1

Foundations

Description: Structural drawings were not available for the subject building. The
building is presumably supported by reinforced concrete foundations, though details
were not available as to the type of foundation system (i.e., spread footings, deep
foundations, etc.). The building has a lower level that is partially below grade.
Observations/Comments: Foundations generally could not be observed since they
were concealed. The foundations appear to be in fair condition. Based on the age of
the building it is anticipated that some initial settlement and movement may have
occurred. Basement foundation walls and floor slabs appeared to be in overall fair
condition Evidence of possible prior or active leakage in the lower level was noted,
possibly from courtyard areas. Damaged interior finishes were noted in some areas.
Further investigation, excavation and repairs are recommended.
Immediate reserves are allocated to provide an allowance for further investigation of
water/moisture penetration in below grade areas and completion of repairs as needed.
Actual costs may vary depending on the results of further inspection, excavation,
actual conditions encountered. Replacement reserves are not recommended.
4.3.2 Building Frame
Description: Structural drawings were not available. Building construction elements
reportedly include wood construction, masonry walls, and wood roof construction.
Observations/Comments: Structural elements were generally concealed and not
visible. The building structure appeared to be appeared to be in overall fair condition.
Evidence of structural failure or distress was not noted during the site observation,
though some areas of the building appear to have sloped/uneven floors. Based on the
20160010
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age of the building improvements, it is possible that some prior movement may have
occurred as a result of prior settlement and may not represent currently active
settlement and movement. These areas should be monitored and future repairs
completed if necessary. Future renovations and redevelopment of the building may
require varying degrees of repairs and restoration work, or structural modifications to
accommodate future potential use, though the scope of such work will vary
depending on actual conditions encountered and future development plans.
Immediate reserves are not recommended.
recommended.
4.3.3

Replacement reserves are not

Exterior Walls

Description: The exterior elevations of the building consist of stucco walls with
aggregate surfaced texture and painted finish, substantial painted wood elements and
stone sills. Drawings with exterior wall construction assembly details were not
provided.
Observations/Comments: Observations were generally limited to those from the
grade level and select lower elevation vantage points, including the low roof sections.
The exterior walls of the building appeared to be in overall fair condition with
localized sections in poor condition. The property contact was not aware of the last
exterior painting of the building. Areas of exterior cracking, prior repairs, and
general wear and tear were noted.
Immediate reserves are recommended further inspection, completion of exterior
repairs as needed, painting, and sealing/caulking. Replacement reserves are
recommended for exterior repairs and painting over the term of analysis due to
normal wear and tear. Actual costs may vary widely depending on actual conditions
encountered and historic review requirements and limitations that may be required for
the subject building.
4.3.4

Roofing

Description: The building has pitched roofs and some flat roof sections of varying
heights and areas, typically over wood construction. Pitched roofs are covered with
asphalt shingles. Flat roof sections are typically covered with modified bitumen type
membrane with mineral surface. Roof drainage is accomplished by pitch to gutters
and downspouts. Rooftop structures and appurtenances including masonry parapets at
flat roof sections with stone copings.
Observations/Comments: The roofs appeared to be in overall fair condition. The
property contact reported that roof repairs and replacements were done in the last 5 to
6 years, and the roofs replaced former slate shingle roofs. Active leakage was not
reported though evidence of prior leakage and repairs was observed at the time of the
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site visit. Documentation should be provided detailing the age of the roofs, scope of
prior roof work (tear-off or resurface), roof specifications and warranty information,
if applicable.
Immediate reserves are recommended to provide an allowance for the roofing
contractor that maintains the property to inspect roofs, flashings and parapets and
complete repairs as needed to maintain in serviceable condition, gutter and
downspout repairs and replacements as needed, complete attic repairs as needed and
to remove a former water storage tank noted in the attic, reportedly no longer used.
Replacement reserves are allocated for future periodic roof replacements due to
normal wear and tear.
Roofing of this type typically has an effective useful life (EUL) of approximately 15
to 20+ years, depending on the quality of materials, installation, and maintenance,
climatic conditions, and the amount of roof traffic. Regular inspection and preventive
maintenance, limited access and drainage can result in additional years of service,
however weather conditions can result in reduced years of service. Continued
periodic future roof inspections, repairs/maintenance and eventual roof replacement
should be expected due to normal wear and tear.
Please be advised that the above observations and related comments are not to be
interpreted as a full and comprehensive roof survey and should not be interpreted to
mean roof is free of leaks. Should a comprehensive report on the condition of the
system be required, the services of a qualified roofing consultant should be
considered.
4.3.5

Windows and Doors

Description: The building has older wood-framed, double-hung type windows with
single pane glazing and screens. Exterior doors include wood doors in wood frames,
with glass details. Interior doors consist of various types of doors and frames
including wood doors with panel design details and glass transoms, and wood and
metal doors in wood and metal frames.
Observations/Comments: The building’s windows appear to be in overall fair to poor
condition, thermally inefficient by current standards, and are expected to require
replacements. Doors appear to be of various ages and condition and are expected to
require periodic repairs and replacements.
Immediate reserves are recommended for replacement of windows, however actual
costs may vary significantly based on historic review requirements, if required.
Replacement reserves are not allocated though replacement of interior doors is
expected if future interior buildout of the building is contemplated by ownership as
part of future redevelopment of the property.
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4.3.6 Patios, Terraces, and Balconies
N/A
4.3.7

Interior and Exterior Stairs

Description: The building has four interior stairwells that are of wood construction
with wood railings.
Observations/Comments: Stairs appeared to be in overall fair condition, however it
is expected that repairs and/or replacements will be required as part of future
renovations to be bring stairs and railings up to current codes.
Immediate reserves are recommended to provide a preliminary allowance for
completion of modifications as needed for code compliance including stairs/railings,
doors and partitions. Actual costs may vary depending on the scope of future
renovations. Replacement reserves are not recommended.
4.4A

Interior Elements
Description: Typical interior finishes represent a variety of finishes and materials
including wood floors, carpeting, various types of tile, painted gypsum wallboard and
plastered surfaces, acoustic ceiling tiles, tiled restrooms and varying degrees of wood
details and ornamentation. The building has various some remaining furnishing,
fixtures and equipment related to its prior occupancy including case goods, shelving,
and furniture.
Observations/Comments: Interior finishes throughout the building generally appear
dated and worn, and will require replacement and/or refurbishing. The building has a
section of one wing that was reportedly “gut” renovated for conversion to three onebedroom apartments in 2010. Areas of damaged interior finishes were noted in below
grade areas, possibly due to prior leaks and water intrusion from yard areas.
It is expected that interior renovations will need to be done as part of future
renovations. Actual costs will vary significantly depending on various factors
including future occupants and use, etc. Costs associated with interior work are
excluded from the scope of this report since they are speculative at this point, and
may vary widely.
Immediate reserves are allocated for preliminary allowance for renovations of
restrooms including upgrades for ADA accessibility compliance.
No replacement reserves are recommended.
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4.5A

Mechanical and Electrical Systems
4.5.1

Plumbing

Description: The plumbing system includes the necessary hot and cold water supply,
drainage, waste, and vent systems. Both Convent buildings are served by a common
water main. Water is distributed throughout the buildings via the pressure in the
municipal system. Hot water for the two Convent buildings is generated by a steam
to hot water heat exchanger located in the 1959 Building. Water piping throughout
the old Convent Building is reportedly a mixture of galvanized steel, brass and copper
that was installed throughout the years.
Sanitary waste flows by gravity to mains below the cellar slab and connects to the
onsite sanitary sewer that discharges into the municipal system. Rainwater is
collected in gutters along the edges of the sloped roofs. Exterior downspouts convey
the water into the onsite storm water system. Drainage piping that was observed in
the building was cast iron.
A two inch natural gas service is provided that reportedly serves the kitchen and a
heating unit above the chapel in the adjoining 1959 Convent Building.
Observations/Comments: Plumbing systems and equipment appear to be adequate
for the demands of the building in its present condition. No leakage or backups were
observed or reported. However, the system is very old and beyond the estimated
useful life and would have to be replaced in its entirety for a major buildout.
Immediate reserves are necessary for the plumbing to provide a complete new system
and are included in the Immediate Reserves Analysis. No replacement reserves are
required for the plumbing.
4.5.2

Heating, Ventilation, and Air Conditioning (HVAC)

Description: Parts of the building are air conditioned with split system, variable
refrigerant heat pumps and window units. A split system with a capacity of
approximately five tons serves bedrooms on the fourth floor. The air handling
portion of the unit is located in the attic above the fourth floor the condensing unit is
located on the setback roof over the third floor in the courtyard. A new variable
refrigerant system with three 1-1/2 ton heat pump units in the attic that are connected
to a remote condensing unit located on the third floor roof in the courtyard was
installed for new apartments that were never completed.
A second variable
refrigerant system serves offices on the first floor. A few old window units were also
observed in offices on the first floor.
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Steam is provided by a five inch main from the heating plant in Building 8. A one
pipe steam system with old cast iron radiators heats the building. Duplex pumps
return the condensate back to the boilers via a three inch line.
Ventilation for the building is from the exterior fenestration. A toilet exhaust system
was observed in the attic.
Observations/Comments: The heating system is obsolete is generally in poor to fair
condition. The split system for the bedrooms appears to be about 12 years old and
will reach the end of its estimated useful life during the term. The variable
refrigeration system is new but were never fully completed. The window units are
old and will need to be replaced. The heating system is obsolete and not aesthetically
pleasing and should be replaced without using the steam from the central plant.
Immediate reserves are necessary for the HVAC to provide a complete new HVAC
system and are included in the Immediate Replacement Reserves Analysis. No
replacement reserves are required for the HVAC.
4.5.3 Electrical
Description: Electrical service at 120/208 with a capacity of 400 amps is reported
brought into the building from an 800 amp panel in the 1959 Convent Building. The
power is distributed primarily to lights and receptacles and some equipment, namely
HVAC units, an elevator and the fire alarm system. Lighting in the building is from
both T12 fluorescent fixtures and old incandescent units. There is also telephone
service within the building.
Observations/Comments: The electrical system is old and outdated despite the
increase and updating of lighting through the years. There are insufficient receptacles
although many have been added over the years. The wiring and the receptacles that
have been added are almost exclusively all surface mounted. We do not know if all
of the original wiring has been replaced which, if not, could pose a hazard due to
deterioration of the old type insulation. Additionally, there is approximately 2.3 watts
per gross building square feet which is inadequate for a modern building. Thus, the
entire electrical system should be replaced at this time.
Immediate reserves are necessary for the electrical to replace the entire system and
are included in the Immediate Reserves Analysis. No replacement reserves are
required for the electrical.
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4.6A

Vertical Transportation
Description: The building has a one very old traction elevator that has a capacity of
1,000 pounds and is capable of carrying only six passengers. The elevator has
painted steel walls and a manually operated gate and travels from the first through the
fourth floors.
Observations/Comments: The elevator is very old obsolete and the cab is too small
for the size of the building. We recommend that the elevator be replaced and a new
larger elevator, complete with an enlarged shaft and new controls at this time.
Immediate reserves are necessary for the vertical transportation to replace the existing
elevator complete with a new larger shaft way and are included in the Immediate
Reserves Analysis. No replacement reserves are necessary for the vertical
transportation.

4.7A

Life Safety and Fire Protection
Description: There are no fire sprinklers in the building. We observed a fire
standpipe system with two risers that had 2-1/2" valves on each floor and a 1/-1/2
inch fire hose on a rack connected to the standpipe valve. Additional fire protection
is provided by fire extinguishers throughout the building and by fire hydrants on the
site.
A Siemens MXL-1Q fire alarm control panel was installed approximately 20 years
ago that serves both Convent buildings. We noted a minimum of smoke detectors,
combination alarm bells and strobes and pull stations connected to the system.
Exit and emergency lights on battery packs are located throughout the building.
Observations/Comments: A new fire standpipe/sprinkler system should replace the
current standpipe system which is inadequate by today's standards. A new water
service to the building may be necessary. The fire alarm system including the control
panel is old and obsolete and should also be replaced in its entirety.
Immediate reserves are necessary for the life safety and fire protection to install a new
standpipe/sprinkler system and to replace the existing fire alarm system and are
included in the Immediate Reserves Analysis. No replacement reserves are necessary
for the life safety and fire protection.
4.3.B BUILDING 5B – 1959 CONVENT BUILDING
The 1959 convent building has five floors (including ground floor) and a low-rise
two-story section, and is attached/connected to the original convent building. The
footprint area is approximately 7,475 square feet according to site map information

20160010

21

Property Solutions Inc. 31A Northfield Avenue • Edison, New Jersey 08837 • Phone 732-417-0999 • Fax 732-417-0626

provided. Building areas including former residential rooms for the sisters of the
order that previously occupied the site, corridors, restrooms, common areas, dining
areas, kitchen, chapel, former infirmary, kitchen, loading dock/service entrance, a
rooftop penthouse section that is referred to the as the solarium, and various storage
and utility areas.
4.3B

Structural Frame and Building Envelope
4.3.1

Foundations

Description: Structural drawings were not available for the subject building. The
building is presumably supported by reinforced concrete foundations, though details
were not available as to the type of foundation system (i.e., spread footings, deep
foundations, etc.). The subject building has a ground floor and a partial basement
mechanical room that is partially below grade.
Observations/Comments: Foundations generally could not be observed since they
were concealed. The foundations appear to be in fair condition. Based on the age of
the building it is anticipated that some initial settlement and movement may have
occurred.
Immediate reserves are not recommended.
recommended.

Replacement reserves are not

4.3.2 Building Frame
Description: Structural drawings were not available. Building construction elements
reportedly include concrete and masonry construction. Exposed concrete and
concrete masonry unit (CMU) construction elements were noted in rooftop
mechanical penthouse and below grade areas.
Observations/Comments: Structural elements were generally concealed and not
visible. The building structure appeared to be appeared to be in overall fair condition.
Future renovations may require varying degrees of repairs, restoration or structural
modification work, though the scope of such work will vary depending on actual
conditions encountered and future redevelopment plans.
Immediate reserves are not recommended.
recommended.
4.3.3

Replacement reserves are not

Exterior Walls

Description: The exterior elevations of the building generally consist of brick
masonry. Drawings with exterior wall construction assembly details were not
provided. Exterior details include steel lintels and angles.
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Observations/Comments: Observations were generally limited to those from the
grade level and select lower elevation vantage points, including the low roof sections.
The exterior walls of the building appeared to be in overall fair condition. The
property contact was not aware of the last program of exterior masonry repairs and
pointing. Areas of exterior cracking, prior repairs, rusted lintels and general wear and
tear were noted.
Immediate reserves are recommended for further inspection, completion of exterior
repairs as needed, tuck pointing, steel lintel and sill repairs as needed, and
sealing/caulking. Replacement reserves are recommended for exterior masonry
repairs as needed and pointing over the term of analysis due to normal wear and tear.
Actual costs may vary widely depending on actual conditions encountered.
4.3.4

Roofing

Description: The building has flat roof sections of several heights. The roof over the
five-story section is covered with a black, EPDM type single-ply membrane that was
reportedly installed in the last several years. The low roof section is covered with
modified bitumen type membrane with reflective type coating. Roof drainage is
accomplished by pitch to internal roof drains. Rooftop structures and appurtenances
include masonry parapet walls, bulkhead structures and clerestory section over the
chapel area.
Observations/Comments: The roofs are in varied conditions depending on the
section. The roof over the high-rise section appeared to be in fair to satisfactory
condition, and the property contact reported that replacement of this roof and parapet
repairs and rebuilding were done in the last several years. Active leakage was not
reported though evidence of recent prior leakage and repairs was observed at the time
of the site visit near bulkhead locations. The property contact reported that there
were recently completed repairs at these locations. Documentation should be
provided detailing the age of the roofs, scope of prior roof work (tear-off or
resurface), roof specifications and warranty information, if applicable. The lowheight flat roof section appeared to be in fair to poor condition and in need of
replacement. Active leakage was reported by management to occur in the chapel and
kitchen areas.
Immediate reserves are allocated for replacement of the low-rise flat roof section, and
inspection and repairs as needed at the clerestory windows over the chapel.
Immediate reserves are also allocated for inspection of the higher roof and parapets
and completion of repairs as needed to maintain in serviceable condition, including
recent repairs that were completed at bulkhead locations. Replacement reserves are
allocated for future roof replacements over the term of analysis due to normal wear
and tear.
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Roofing of this type typically has an effective useful life (EUL) of approximately 15
to 20 years, depending on the quality of materials, installation, and maintenance,
climatic conditions, and the amount of roof traffic. Regular inspection and preventive
maintenance, limited access and drainage can result in additional years of service,
however weather conditions can result in reduced years of service. Continued
periodic future roof inspections, repairs/maintenance and eventual roof replacement
should be expected due to normal wear and tear.
Please be advised that the above observations and related comments are not to be
interpreted as a full and comprehensive roof survey and should not be interpreted to
mean roof is free of leaks. Should a comprehensive report on the condition of the
system be required, the services of a qualified roofing consultant should be
considered.
4.3.5

Windows and Doors

Description: The building has aluminum-framed, double-glazed windows. The
rooftop penthouse level has wood-framed double-hung windows with double-glazing.
The building’s doors include metal exterior doors in metal frames, and various types
of interior doors including metal and solid core wood doors in metal frames.
Observations/Comments: The building’s windows and doors appear to be in overall
fair to poor condition. Windows were reportedly installed in the 1980’s and have
experienced numerous air and water intrusion issues and difficulty in operation,
according to the property contact. Based on the age and condition of the windows,
replacements are anticipated. Windows in the rooftop penthouse were reportedly
installed when the roof and parapet repairs were done.
Doors appear to be of various ages and condition and are expected to require periodic
repairs and replacements.
Immediate reserves are recommended for replacement of windows. Replacement
reserves are not allocated though replacement of interior doors is expected if future
interior buildout of the buildings are contemplated by ownership as part of future
redevelopment of the property.
4.3.6 Patios, Terraces, and Balconies
N/A
4.3.7

Interior and Exterior Stairs

Description: The building has two interior stairwells with painted steel, terrazzo,
concrete and metal railings. There is a set of exterior steel stairs from the grade level
to the low roof section.
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Observations/Comments: Stairs appeared to be in overall fair condition, however it
is expected that repairs and/or replacements will be required as part of future
renovations to be bring stairs and railings up to current codes. Damaged wall and
ceiling finishes were noted near the rooftop level, reportedly from prior roof and
bulkhead flashing leakage issues. Exterior stairs will require repairs as needed,
scraping and painting.
Immediate reserves are recommended to provide a preliminary allowance for
completion of modifications as needed for code compliance including stairs/railings,
doors and partitions, and replacement of damaged finishes. Actual costs may vary
depending on the scope of future renovations. Replacement reserves are not
recommended.
4.4B

Interior Elements
Description: Typical interior finishes vinyl composition tile, vinyl cove base, painted
gypsum wallboard and plastered surfaces, painted masonry walls, acoustic ceiling
tiles, tiled restrooms and terrazzo flooring, wood wall panels, and stained glass
windows at the chapel area, and quarry tile flooring and old stainless steel kitchen
equipment in the sisters dining room. The building has some remaining furnishing,
fixtures and equipment related to its prior occupancy including case goods, furniture
and kitchen equipment.
Observations/Comments: Interior finishes throughout the building generally appear
dated and worn, and will require replacement and/or refurbishing. Areas of damaged
interior finishes were noted in some areas, reportedly due to prior roof leaks.
It is expected that interior renovations will need to be done as part of future
renovations. Actual costs will vary significantly depending on various factors
including future occupants and use, etc. Costs associated with interior work are
excluded from the scope of this report since they are speculative at this point, and
may vary widely.
Immediate reserves are allocated for preliminary allowance for renovations of
restrooms including upgrades for ADA accessibility compliance. No replacement
reserves are recommended.

4.5B

Mechanical and Electrical Systems
4.5.1

Plumbing

Description: The plumbing system includes the necessary hot and cold water supply,
drainage, waste, and vent systems in the building. Both Convent buildings are served
by a common water main. Water is distributed throughout the buildings via the
pressure in the municipal system. Hot water for the two Convent buildings is
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generated by a steam to hot water heat exchanger and stored in a tank in the cellar of
this building. Two pumps recirculate the hot water. Domestic water piping that was
observed in the building was copper.
Sanitary waste flows by gravity to mains below the cellar slab and connects to the
onsite sanitary sewer that discharges into the municipal system. Rainwater is
collected in interior roof drains and is routed through leaders to a main below the
cellar slab that discharges into the onsite system. Drainage piping that was observed
in the building was cast iron.
Natural gas service is provided from the old Convent building. The gas reportedly
serves the kitchen and a heating unit above the Chapel.
Observations/Comments: Plumbing systems and equipment appear to be adequate
for the demands of the building as is. No leakage or backups were observed or
reported. The system is very old and beyond the estimated useful life and would have
to be replaced in its entirety for a major buildout.
Immediate reserves are necessary for the plumbing to provide a complete new system
and are included in the Immediate Reserves Analysis. No replacement reserves are
required for the plumbing
4.5.2

Heating, Ventilation, and Air Conditioning (HVAC)

Description: Parts of the building are air conditioned with split system, variable
refrigerant heat pumps and window units. A Carrier split system air conditioning unit
that is approximately 20 tons serves the Chapel. The air handling unit for this system
was replaced in 2010. Two three ton Carrier split systems serve the dining room. A
12 ton Daikin variable refrigerant condensing unit serves offices on the first floor.
Some other offices are air conditioned by window units.
Heating for the building is from hot water finned tube radiation along the perimeter
wall. A six inch steam line from the heating serves a steam to water heat exchanger
that provides the heating hot water. Another steam to water heat exchanger provides
domestic hot water for both Convent buildings. The steam condensate is pumped
back to the plant via a 2-1/2 inch main.
Ventilation for the building is provided from the exterior fenestration. Exhaust fans
in the penthouse serve the kitchen hood and the toilets.
Observations/Comments: The HVAC system is obsolete and in poor to fair
condition. Management reported that the heating system has a capacity deficiency
and the building could not be warmed sufficiently on cold days. The split system for
the Chapel is about six years old, the Daikin condensing units and the condensing
units for the dining area appear to be about ten years old. The heat exchangers and
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the exhaust fans are most likely from the 1959 construction. We recommend that a
full new HVAC system be installed without using the steam from the central plant.
Immediate reserves are necessary for the HVAC to provide a complete new HVAC
system and are included in the Immediate Replacement Reserves Analysis. No
replacement reserves are required for the HVAC
4.5.3 Electrical
Description: Electrical service at 120/208 with a capacity of 800 amps is reported
brought into the building. The service reportedly provides the 400 amp service in the
old Convent Building. The power is distributed up through the building primarily to
lights and receptacles with some equipment, namely the HVAC system, an elevator
and the kitchen equipment. Lighting in the building is primarily from T12 fluorescent
fixtures and incandescent units. There is also telephone service within the building.
Observations/Comments: The electrical system is old and outdated despite the
increase of receptacles and some lighting replacement in the premises over the years.
The main panel was not sealed properly and live wiring is exposed and can be
touched. There are insufficient receptacles although many have been added over the
years. In considering the architectural layout of the building it is very remote that the
interior would be reused without a complete buildout. Additionally, there is
approximately 3.5 watts per gross building square feet which is inadequate for a
modern building. Thus, the entire electrical system should be replaced at this time.
Immediate reserves are necessary for the electrical to replace the entire system and
are included in the Immediate Reserves Analysis. No replacement reserves are
required for the electrical.
4.6B

Vertical Transportation
Description: The building has the original Otis traction elevator that has a capacity
of 2,000 pounds and is capable of carrying 13 passengers. The elevator has painted
steel walls and travels from the first through the fourth floors.
Observations/Comments: The elevator is from the original construction, or 56 years
old. We recommend that the controls, the drive machine and the cab interior be
replaced. Otis performed a five year test in March, 2013.
Immediate reserves are necessary for the vertical transportation to upgrade the
existing elevator and are included in the Immediate Reserves Analysis. No
replacement reserves are necessary for the vertical transportation.
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4.7B

Life Safety and Fire Protection
Description: There are no fire sprinklers in the building. We observed a fire
standpipe system with 2-1/2" valves on each floor and an adjoining fire hose cabinet.
A chemical fire extinguishing system is located in the kitchen hood. Additional fire
protection is provided by fire extinguishers throughout the building and by fire
hydrants on the site.
A Siemens MXL-1Q fire alarm control panel was installed in the original Convent
building approximately 20 years ago that serves both Convent buildings. We noted a
minimum of smoke detectors, combination alarm bells and strobes and pull stations
connected to the system.
Exit and emergency lights on battery packs are located throughout the building.
Observations/Comments: A new fire standpipe/sprinkler system should replace the
current standpipe system which is inadequate by today's standards. This may require
the installation of a new water service to the building. The fire alarm system
including the control panel is old and obsolete and should also be replaced in its
entirety.
Immediate reserves are necessary for the life safety and fire protection to install a new
standpipe/sprinkler system and a new fire alarm system and are included in the
Immediate Reserves Analysis. No replacement reserves are necessary for the life
safety and fire protection.
4.3.C BUILDING 2 – HIGH SCHOOL BUILDING
The former Good Counsel High School building has four-story and two-story
sections, plus basement and attic. The footprint area is approximately 7,105 square
feet according to site map information provided. Building areas including
classrooms, corridors, library, offices, lab space, restrooms, and various storage and
utility areas.

4.3C

Structural Frame and Building Envelope
4.3.1

Foundations

Description: Structural drawings were not available for the subject building. The
building is presumably supported by reinforced concrete foundations, though details
were not available as to the type of foundation system (i.e., spread footings, deep
foundations, etc.). The subject building has a basement level that is partially below
grade with masonry and stone foundation walls.
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Observations/Comments: Foundations generally could not be observed since they
were concealed. The foundations appear to be in fair condition. Based on the age of
the building it is anticipated that some initial settlement and movement may have
occurred.
Immediate reserves are not recommended.
recommended.

Replacement reserves are not

4.3.2 Building Frame
Description: Structural drawings were not available. Building construction elements
include wood construction, masonry walls, concrete and wood roof construction.
Observations/Comments: Structural elements were generally concealed and not
visible. The building structure appeared to be appeared to be in overall fair condition.
Evidence of structural failure or distress was not noted during the site observation,
though some areas of the building appear to have sloped/uneven floors. Based on the
age of the building improvements, it is possible that some prior movement may have
occurred as a result of prior settlement after construction and may not represent
currently active settlement and movement. These areas should be monitored and
future repairs completed if necessary. Future renovations may require varying
degrees of repairs, restoration and structural modification work, though the scope of
such work will vary depending on actual conditions encountered and future
redevelopment plans for the property.
Immediate reserves are not recommended.
recommended.
4.3.3

Replacement reserves are not

Exterior Walls

Description: The exterior elevations of the building consist of stucco walls with
aggregate surfaced texture and painted finish, painted wood elements and stone sills.
The two-story section at the rear of the building has brick masonry and exposed
tubular steel columns. Drawings with exterior wall construction assembly details
were not provided.
Observations/Comments: Observations were generally limited to those from the
grade level and select lower elevation vantage points, including the low roof sections.
The exterior walls of the building appeared to be in overall fair condition with
localized areas in poor condition. The property contact was not aware of the last
exterior painting of the building. Areas of exterior cracking, prior repairs, and
general wear and tear were noted. The property contact reported previous water
intrusion issues at the east elevation facing the low-rise section.
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Immediate reserves are recommended further inspection, completion of exterior
repairs as needed, painting, masonry repairs and tuck pointing, and sealing/caulking.
Replacement reserves are recommended for exterior repairs, tuck pointing and
painting over the term of analysis due to normal wear and tear. Actual costs may
vary widely depending on actual conditions encountered and historic review and
limitations that may be required for the subject building.
4.3.4

Roofing

Description: The building has pitched roof over the four-story section and flat roof at
the rear low-rise section. Pitched roofs are covered with asphalt shingles. Flat roof
sections are typically covered with modified bitumen type membrane. Roof drainage
is accomplished by pitch to gutters and downspouts.
Observations/Comments: The roofs appeared to be in overall fair condition. The
property contact reported that roof repairs and replacements were done in the last 5 to
6 years for the pitched roof section.
Active leakage was not reported though
evidence of prior leakage and repairs was observed at the time of the site visit.
Documentation should be provided detailing the age of the roofs, scope of prior roof
work (tear-off or resurface), roof specifications and warranty information, if
applicable. The lower flat roof section was reportedly installed in the 1990’s and
appears to be approaching the end of its useful life.
Immediate reserves are recommended for replacement of the low flat roof section.
Replacement reserves are allocated for future roof replacements at the higher pitched
section over the term of analysis due to normal wear and tear.
Roofing of this type typically has an effective useful life (EUL) of approximately 15
to 20+ years, depending on the quality of materials, installation, and maintenance,
climatic conditions, and the amount of roof traffic. Regular inspection and preventive
maintenance, limited access and drainage can result in additional years of service,
however weather conditions can result in reduced years of service. Continued
periodic future roof inspections, repairs/maintenance and eventual roof replacement
should be expected due to normal wear and tear.
Please be advised that the above observations and related comments are not to be
interpreted as a full and comprehensive roof survey and should not be interpreted to
mean roof is free of leaks. Should a comprehensive report on the condition of the
system be required, the services of a qualified roofing consultant should be
considered.
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4.3.5

Windows and Doors

Description: The building has aluminum-framed, double-glazed windows. The
building’s doors include wood exterior entrance doors and various types of interior
doors including metal and solid core wood doors in metal frames.
Observations/Comments: The building’s windows and doors appear to be in overall
fair to poor condition. Windows were reportedly installed in the 1980’s and have
experienced numerous air and water intrusion issues and difficulty in operation,
according to the property contact. Based on the age and condition of the windows,
replacements are anticipated.
Doors appear to be of various ages and condition and are expected to require periodic
repairs and replacements.
Immediate reserves are recommended for replacement of windows, however actual
costs may vary significantly based on historic review requirements for the building, if
required. Replacement reserves are not allocated though replacement of interior
doors is expected if future buildout of the buildings are contemplated by ownership as
part of future redevelopment of the property.
4.3.6 Patios, Terraces, and Balconies
N/A
4.3.7

Interior and Exterior Stairs

Description: The building has two interior stairwells with painted steel, wood details
and rubber-covered treads.
Observations/Comments: Stairs appeared to be in overall fair condition, however it
is expected that repairs and/or replacements will be required as part of future
renovations to be bring stairs and railings up to current codes.
Immediate reserves are recommended to provide a preliminary allowance for
completion of modifications as needed for code compliance including stairs/railings,
doors and partitions, and replacement of damaged finishes. Actual costs may vary
depending on the scope of future renovations. Replacement reserves are not
recommended.
4.4C

Interior Elements
Description: Typical interior finishes include carpeting, various types of tile, painted
gypsum wallboard and plastered walls and ceilings, painted masonry walls,
ornamental metal ceilings and varying degrees of wood details. The building has
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some remaining furnishing, fixtures and equipment related to its prior occupancy
including classroom items, case goods, furniture, library shelving and bookcases,
lockers, and lab equipment and benches.
Observations/Comments: Interior finishes throughout the building generally appear
dated and worn, and will require replacement and/or refurbishing. Areas of damaged
interior finishes were noted in some areas, reportedly due to prior water intrusion and
leaks.
It is expected that interior renovations will need to be done as part of future
renovations. Actual costs will vary significantly depending on various factors
including future occupants and use, etc. Costs associated with interior work are
excluded from the scope of this report since they are speculative at this point, and
may vary widely.
Immediate reserves are allocated for preliminary allowance for renovations of
restrooms including upgrades for ADA accessibility compliance. No replacement
reserves are recommended.
4.5C

Mechanical and Electrical Systems
4.5.1

Plumbing

Description: The plumbing system includes the necessary hot and cold water supply,
drainage, waste, and vent systems in the building. Water is distributed through the
buildings utilizing the pressure in the municipal system. Domestic hot water is
generated by a steam to hot water heat exchanger. Sanitary waste flows by gravity to
a main below the cellar slab that connects to the onsite sanitary sewer which
discharges into the municipal system. Rainwater is collected in gutters along the
sides of the roof that connect to exterior downspouts which discharge into the onsite
storm water system. A two inch natural gas service is provided to the building.
Observations/Comments: Plumbing systems and equipment appear to be adequate
for the demands of the building as is. No leakage or backups were observed or
reported. The domestic hot water heat exchanger appeared to be in fair condition.
However, the system is well beyond the estimated useful life and should be replaced
in its entirety for a major buildout.
Immediate reserves are necessary for the plumbing to provide a complete new system
and are included in the Immediate Reserves Analysis. No replacement reserves are
required for the plumbing.
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4.5.2

Heating, Ventilation, and Air Conditioning (HVAC)

Description: There is no air conditioning in the building except for a window unit.
The building is heated by a one pipe steam heating system with old cast iron radiators
utilizing steam from the central plant that is provided by a four inch main. Steam
condensate is returned to the plant by gravity. Ventilation is from the exterior
fenestration and a classroom exhaust system.
Observations/Comments: The HVAC system is generally in poor to fair condition.
The heating system obsolete and is well beyond its estimated useful life and should be
replaced without using the steam from the central plant.
Immediate reserves are necessary for the HVAC to provide a complete new HVAC
system and are included in the Immediate Replacement Reserves Analysis. No
replacement reserves are required for the HVAC.
4.5.3 Electrical
Description: Electrical service at 120/208 with a brought into the building to several
locations and the exact capacity could not determine. The power is distributed up
through the building primarily to lights and receptacles. Lighting in the building is
mainly from T12 fluorescent fixtures. There is also telephone service within the
building.
Observations/Comments: The electrical system is old and outdated despite the
increase of receptacles and some lighting replacement in the premises over the years,
the system is substandard. In considering the architectural layout of the building it is
very remote that the interior would not be reused without a complete buildout. Thus,
the entire electrical system should be replaced in its entirety at this time.
Immediate reserves are necessary for the electrical to replace the entire system and
are included in the Immediate Reserves Analysis. No replacement reserves are
required for the electrical.
4.6C

Vertical Transportation
Description: There are no elevators servicing the building.
Observations/Comments: This is a four-story building and an elevator is
recommended.
Immediate reserves are necessary for the vertical transportation to install an elevator
and are included in the Immediate Reserves Analysis. No replacement reserves are
recommended.
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4.7C

Life Safety and Fire Protection
Description: There is a six inch fire standpipe in the stair with a fire hose rack on
each floor. There is also a partial fire sprinkler system in the building that serves a
small area of the stairs and a corridor adjacent to the stairs in the cellar. A Silent
Knight fire alarm system that was installed in 1995 serves some smoke detectors, pull
stations and audible/visual alarms.
Exit and emergency lights on battery packs are located in the building.
Observations/Comments: A new fire standpipe/sprinkler system should replace the
current systems, which are inadequate by today's standards. This may require a new
water service to the building. The fire alarm system including the control panel is old
and obsolete and should also be replaced in its entirety.
Immediate reserves are necessary for the life safety and fire protection to install a new
standpipe/sprinkler system and a new fire alarm system and are included in the
Immediate Reserves Analysis. No replacement reserves are necessary for the life
safety and fire protection.
4.3.D BUILDING 1 – HIGH SCHOOL LABS BUILDING
The former high school lab building is a single-story structure, plus basement. The
building is comprised of two wings with a connecting corridor. The footprint area is
approximately 2,830 square feet according to site map information provided.
Building areas including lab spaces, corridor, and storage and utility areas in the
basements.

4.3D

Structural Frame and Building Envelope
4.3.1

Foundations

Description: Structural drawings were not available for the subject building. The
building is presumably supported by reinforced concrete foundations, though details
were not available as to the type of foundation system (i.e., spread footings, deep
foundations, etc.). The subject building has a basement level with masonry and stone
foundation walls.
Observations/Comments: Foundations generally could not be observed since they
were concealed. The foundations appear to be in fair condition. Based on the age of
the building it is anticipated that some prior settlement and movement may have
occurred. Basement areas were in fair to poor condition with substantial storage items
and debris, preventing full observation of the basement areas. Areas of possible
deterioration and possible prior moisture intrusion were noted.
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Immediate reserves are recommended for completion of basement repairs as needed
including foundation walls, waterproofing and removal of debris. Actual costs mat
vary depending on actual conditions encountered. Replacement reserves are not
recommended.
4.3.2 Building Frame
Description: Structural drawings were not available. Building construction elements
include wood construction, masonry walls, concrete and wood roof construction.
Exposed construction observed in the basement areas include concrete, and wood
floor framing for the main floor above.
Observations/Comments: Structural elements were generally concealed and not
visible. The building structure appeared to be appeared to be in overall fair condition.
Evidence of structural failure or distress was not noted during the site observation,
though some areas of the building appear to have sloped/uneven floors. Based on the
age of the building improvements, it is possible that some prior movement may have
occurred as a result of prior settlement after construction and may not represent
currently active settlement and movement. These areas should be monitored and
future repairs completed if necessary. Future renovations may require varying
degrees of repairs and restoration work or structural modifications, though the scope
of such work will vary depending on actual conditions encountered and future
redevelopment plans for the property.
Immediate reserves are not recommended.
recommended.
4.3.3

Replacement reserves are not

Exterior Walls

Description: The exterior elevations of the building consist of brick masonry with
painted finish, and painted wood elements. Drawings with exterior wall construction
assembly details were not provided. Entrances to each wing have wood details and
lattice work.
Observations/Comments: Observations were generally limited to those from the
grade level. The exterior walls of the building appeared to be in overall fair
condition. The property contact was not aware of the last exterior painting of the
building. Areas of exterior cracking, prior repairs, and general wear and tear were
noted.
Immediate reserves are recommended for completion of exterior repairs as needed,
painting, masonry repairs and tuck pointing, carpentry repairs and replacements at the
entrances and sealing/caulking. Replacement reserves are recommended for future
periodic exterior masonry repairs, tuck pointing and painting over the term of analysis
due to normal wear and tear. Actual costs may vary widely depending on actual
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conditions encountered and historic review and limitations that may be required for
the subject building.
4.3.4

Roofing

Description: The building has pitched roofs over both wings. One section is covered
with asphalt shingles and the other section is covered with slate type roof shingles.
Roof drainage is accomplished by pitch to gutters and downspouts. Rooftop
appurtenances include cupola and vinyl soffits.
Observations/Comments: The roofs appeared to be in overall fair to satisfactory
condition. The property contact reported that roof repairs and replacements were
done in the last 3 years including replacement of the asphalt shingle roof section due
to prior storm damage. The slate-covered roof section may be original. Loose,
damaged and missing shingles were noted at the slate-covered section. Repairs and
replacements should be addressed as needed as part of regular maintenance. Active
leakage was not reported though evidence of prior leakage and repairs was observed
at the time of the site visit. Documentation should be provided detailing the age of
the replaced roof, scope of prior roof work (tear-off or resurface), roof specifications
and warranty information, if applicable.
Immediate reserves are not recommended. Replacement reserves are allocated for
future roof replacements at the older roof section over the term of analysis due to
normal wear and tear.
Roofing of this type typically has an effective useful life (EUL) of approximately 20
to 35+ years, depending on the quality of materials, installation, and maintenance,
climatic conditions, and the amount of roof traffic. Regular inspection and preventive
maintenance, limited access and drainage can result in additional years of service,
however weather conditions can result in reduced years of service. Continued
periodic future roof inspections, repairs/maintenance and eventual roof replacement
should be expected due to normal wear and tear.
Please be advised that the above observations and related comments are not to be
interpreted as a full and comprehensive roof survey and should not be interpreted to
mean roof is free of leaks. Should a comprehensive report on the condition of the
system be required, the services of a qualified roofing consultant should be
considered
4.3.5

Windows and Doors

Description: The building has wood-framed, single-glazed windows. The building’s
doors include wood and glass exterior entrance doors and various types of interior
doors including metal and solid core wood doors in metal frames.
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Observations/Comments: The building’s windows and doors appear to be in overall
fair to poor condition. Windows appear to be older, possibly original units and have
experienced numerous air and water intrusion issues and difficulty in operation,
according to the property contact. Based on the age and condition of the windows,
replacements are anticipated.
Doors appear to be of various ages and condition and are expected to require periodic
repairs and replacements.
Immediate reserves are recommended for replacement of windows, however actual
costs may vary significantly based on historic review requirements, if required for the
building. Replacement reserves are not allocated though replacement of interior
doors is expected if future interior buildout of the buildings are contemplated by
ownership as part of future redevelopment of the property.
4.3.6 Patios, Terraces, and Balconies
N/A
4.3.7

Interior and Exterior Stairs

Description: The subject building is a single-story structure and does not have
interior stairwells. The basement entrances are at grade at the rear of the building.
Observations/Comments: No immediate reserves are recommended. Replacement
reserves are not recommended.
4.4D

Interior Elements
Description: Typical interior finishes include vinyl tile flooring, painted gypsum
wallboard and plastered walls and ceilings, painted masonry walls, acoustic ceiling
tiles. The building has various some furnishing, fixtures and equipment related to its
prior occupancy including lab benches and equipment, and case goods.
Observations/Comments: Interior finishes throughout the building generally appear
dated and worn, and will require replacement and/or refurbishing.
It is expected that interior renovations will need to be done as part of future
renovations. Actual costs will vary significantly depending on various factors
including future occupants and use, etc. Costs associated with interior work are
excluded from the scope of this report since they are speculative at this point, and
may vary widely.
Immediate reserves are not recommended. No replacement reserves are
recommended.
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4.5D

Mechanical and Electrical Systems
4.5.1

Plumbing

Description: The plumbing system includes the necessary hot and cold water supply,
drainage, waste, and vent systems in the building. Water serves the toilets, drinking
fountains and labs. Domestic hot water is generated by a steam to hot water heat
exchanger. Sanitary waste flows by gravity to a main below the cellar slab and
connects to the onsite sanitary sewer that discharges into the municipal system.
Rainwater is collected in gutters along the sides of the roof that connect to exterior
downspouts which discharge into the onsite storm water system. Natural gas service
is provided to the building.
Observations/Comments: Plumbing systems and equipment appear to be adequate
for the demands of the building as is. No leakage or backups were observed or
reported. However, the system is well beyond the estimated useful life and most of
the system would have to be replaced in its entirety for a major buildout.
Immediate reserves are necessary for the plumbing to provide a new system and are
included in the Immediate Reserves Analysis. No replacement reserves are required
for the plumbing.
4.5.2

Heating, Ventilation, and Air Conditioning (HVAC)

Description: There is no air conditioning in the building. The building is heated by a
one pipe steam heating system with old cast iron radiators. Pumps in the cellar of
each wing return the steam condensate to the heating plant. Ventilation is from the
exterior fenestration. Exhaust fans are provided at some hoods and for the chemical
storage cabinet.
Observations/Comments: The HVAC system is generally in poor to fair condition.
The system is well beyond its estimated useful life and should be replaced without
using the steam from the central plant.
Immediate reserves are necessary for the HVAC to provide a complete new HVAC
system and are included in the Immediate Replacement Reserves Analysis. No
replacement reserves are required for the HVAC.
4.5.3 Electrical
Electrical service at 120/240 is brought into the building. The system has old style
base plug fuses in a panel that appears to have a capacity of approximately 100 amps.
The power is distributed in the building primarily to lights and receptacles. Lighting
in the building is mainly from T12 fluorescent fixtures. There is also telephone
service within the building.
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Observations/Comments: The electrical system is old and outdated and should be
replaced in its entirety.
Immediate reserves are necessary for the electrical to replace the entire system and
are included in the Immediate Reserves Analysis. No replacement reserves are
required for the electrical.
4.6D

Vertical Transportation
There are no elevators in the building and none are needed since this is a single story
building.

4.7D

Life Safety and Fire Protection
Description: The building has no fire standpipe or sprinkler system. A Siemens fire
alarm system that was installed in 1995 that serves some smoke detectors, pull
stations and audible/visual alarms.
Exit and emergency lights on battery packs are located in the building.
Observations/Comments: A new fire sprinkler system should be installed. The fire
alarm system including the control panel is old and obsolete and should also be
replaced in its entirety.
Immediate reserves are necessary for the life safety and fire protection to install a new
fire sprinkler system and a new fire alarm system and are included in the Immediate
Reserves Analysis. No replacement reserves are necessary for the life safety and fire
protection.
4.3.E BUILDING 10 – MIDDLE SCHOOL/GYMNASIUM BUILDING
The former middle school/gymnasium building is a one and two-story structure. The
building is one-story high at the front (west) side of the property and two-stories high
at the rear (east) side of the building, with the lower level at grade at this side. The
footprint area is approximately 16,418 square feet according to site map information
provided. Building areas including an entrance lobby area, gymnasium/multipurpose
room with stage, cafeteria, kitchen, classrooms, corridors, restrooms, offices and
storage and utility areas.

4.3E

Structural Frame and Building Envelope
4.3.1

Foundations

Description: Structural drawings were not available for the subject building. The
building is presumably supported by reinforced concrete foundations, though details
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were not available as to the type of foundation system (i.e., spread footings, deep
foundations, etc.). The subject building has a lower level that is at grade at the rear
(east) side of the building.
Observations/Comments: Foundations generally could not be observed since they
were concealed. The foundations appear to be in fair condition. Based on the age of
the building it is anticipated that some prior settlement and movement may have
occurred.
Immediate reserves are not recommended.
recommended.

Replacement reserves are not

4.3.2 Building Frame
Description: Structural drawings were not available. Building construction elements
include steel frame, masonry walls, and metal and concrete deck construction.
Exposed construction observed in the high ceiling gymnasium section includes steel
beams and masonry walls. Exposed construction elements observed in the attached
middle school building section includes steel framing and metal decking.
Observations/Comments: Structural elements were generally concealed and not
visible. The building structure appeared to be appeared to be in overall fair condition.
Evidence of structural failure or distress was not noted during the site observation
Based on the prior reported roof leakage and roof drainage issues, it is possible that
roof decking repairs and replacements may be required when roofing is replaced. The
extent of such work, if required, would be based on actual conditions encountered.
Future renovations may require varying degrees of repairs and restoration work r
structural modifications, though the scope of such work will vary depending on actual
conditions encountered and future development plans for the property.
Immediate reserves are not recommended.
recommended.
4.3.3

Replacement reserves are not

Exterior Walls

Description: The exterior elevations of the building consist of brick masonry.
Drawings with exterior wall construction assembly details were not provided.
Observations/Comments: Observations were generally limited to those from the
grade level. The exterior walls of the building appeared to be in overall fair condition
with some sections in poor condition. Areas of cracking were noted at the rear (east)
elevation. The property contact was not aware of the last program of exterior repair
and pointing program of the building. Areas of exterior cracking, prior repairs, and
general wear and tear were noted, particularly at the rear (east) elevation. Previous
water intrusion issues at the rear (east) elevation were also reported by the property
contact.
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Immediate reserves are recommended further inspection, completion of exterior
repairs as needed, masonry repairs and tuck pointing. Replacement reserves are
recommended for exterior repairs, tuck pointing and painting over the term of
analysis due to normal wear and tear.
4.3.4

Roofing

Description: The building has flat roof sections of several heights. Flat roof sections
are covered with modified bitumen type membrane with reflective type coatings and
mineral surface. Roof drainage is accomplished by pitch to interior drains and
leaders. There is a skylight over the main entrance lobby area.
Observations/Comments: The roofs appeared to be in overall fair to poor condition.
The roofs were reported to be older, estimated to be approximately 15+ years old by
the property contact, and are at or approaching the end of their estimated useful life.
Active leakage and inadequate drainage were reported with evidence of prior leakage
and temporary repair attempts observed at the time of the site visit.
Immediate reserves are recommended for replacement of the roofs and for installation
of additional roof drains. Actual costs may vary widely depending on deck repair and
replacement costs needed, if applicable. Based on the prior reported roof leakage and
drainage issues, it is possible that roof decking repairs and replacements may be
required when roofing is replaced. The extent of such work, if required, would be
based on actual conditions encountered. Replacement reserves are not recommended.
Roofing of this type typically has an effective useful life (EUL) of approximately 15
to 20 years, depending on the quality of materials, installation, and maintenance,
climatic conditions, and the amount of roof traffic. Regular inspection and preventive
maintenance, limited access and drainage can result in additional years of service,
however weather conditions can result in reduced years of service.
Please be advised that the above observations and related comments are not to be
interpreted as a full and comprehensive roof survey and should not be interpreted to
mean roof is free of leaks. Should a comprehensive report on the condition of the
system be required, the services of a qualified roofing consultant should be
considered.
4.3.5

Windows and Doors

Description: The building has aluminum-framed, single-glazed windows with fixed
and operable sections at the gym and cafeteria sections, and aluminum-framed,
double-glazed windows at the middle school section. The building’s doors include
aluminum and glass storefront type exterior entrance doors and various types of
interior doors including metal and solid core wood doors in metal frames.
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Observations/Comments: The building’s windows and doors appear to be in overall
fair to poor condition. Windows have experienced numerous air and water intrusion
issues and difficulty in operation, according to the property contact, particularly at the
larger windows at the cafeteria area at the lower level of the east elevation. Based on
the age and condition of the windows, replacements are anticipated.
Doors appear to be of various ages and condition and are expected to require periodic
repairs and replacements.
Immediate reserves are recommended for replacement of windows and storefront
entrances at the lower level of the east elevation alongside the cafeteria area.
Replacement reserves are also allocated for future window and storefront entrance
assembly replacements at the middle school. Replacement reserves are not allocated
for interior door replacements though replacement of interior doors is expected if
future interior buildout of the buildings are contemplated by ownership as part of
future redevelopment of the property.
4.3.6 Patios, Terraces, and Balconies
Description: There is a slate paver-surfaced patio alongside the cafeteria at the east
side of the building.
Observations/Comments: The patio area was in poor condition. Replacements are
recommended.
Immediate reserves are recommended for replacement of the patio area. Replacement
reserves are not recommended.
4.3.7

Interior and Exterior Stairs

Description: The building has interior stairs from the main entrance lobby area to the
lower level, with steel and concrete construction.
Observations/Comments: Stairs appeared to be in overall fair condition.
Immediate reserves are not recommended. It is possible that future modifications
may be required, though this will vary depending on future redevelopment plans.
Actual costs may vary depending on the scope of future renovations. Replacement
reserves are not recommended.
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4.4E

Interior Elements
Description: Typical interior finishes include wood athletic flooring in the gym,
painted CMU walls, exposed roof construction elements, wood stage, terrazzo
flooring, vinyl tile flooring, painted gypsum wallboard surfaces, exposed brick walls,
acoustic ceiling tiles, and tiled restrooms. The building has some remaining
furnishing, fixtures and equipment related to its prior occupancy including classroom
items, lockers, gym equipment and case goods.
Observations/Comments: Interior finishes throughout the building generally appear
dated and worn, and will require replacement and/or refurbishing.
It is expected that interior renovations will need to be done as part of future
renovations. Actual costs will vary significantly depending on various factors
including future occupants and use, etc. Costs associated with interior work are
excluded from the scope of this report since they are speculative at this point, and
may vary widely.
Immediate reserves are not recommended. No replacement reserves are
recommended.

4.5E

Mechanical and Electrical Systems
4.5.1

Plumbing

Description: The plumbing system includes the necessary hot and cold water supply,
drainage, waste, and vent systems in the building. Water is distributed throughout the
buildings via the pressure in the municipal system to the toilets, drinking fountains
and the kitchen. Hot water for the building is generated by a steam to hot water heat
exchanger. A pump provides recirculation of the hot water. Water softening is
provided for the kitchen. Domestic water piping that was observed was copper.
Sanitary waste flows by gravity to mains below building slabs and the sanitary waste
connects to the onsite sanitary sewer that discharges into the municipal system.
Rainwater is collected in interior roof drains and goes down to mains below the cellar
slab that discharge into the onsite system. Drainage piping that was observed in the
building was cast iron.
Natural gas service is provided to the building that serves the kitchen and a heating
unit above the school.
Observations/Comments: Plumbing systems and equipment appear to be adequate
for the demands of the building except that we were advised that the gym has four
roof drains which have proved inadequate and additional roof drains will be
necessary. No leakage or backups were observed or reported. The domestic hot
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water heat exchanger appeared to be in fair condition. However, the system is would
have to be renovated for a major buildout.
Immediate reserves are necessary for the plumbing to provide extra roof drains over
the gym and to renovate the systems and are included in the Immediate Reserves
Analysis. No replacement reserves are required for the plumbing.
4.5.2

Heating, Ventilation, and Air Conditioning (HVAC)

Description: The middle school portion of the building is fully air conditioned and
heated by rooftop air conditioning units. The gymnasium has four heating and air
conditioning units at the ceiling that have steam coils and the floor below the gym has
perimeter convectors with hot water finned tubes. Steam for the gym portion of the
building is brought in from the heating plant and the steam condensate is pumped
back to the plant.
Ventilation for the gym portion of the building is brought in from the heating and
ventilating units, from the exterior fenestration and from the roof for the cafeteria.
The rooftop units provide ventilation for the school portion of the building. Toilet
rooms exhaust is discharged at the roof.
Observations/Comments: The HVAC system is generally in fair condition. The
rooftop units may be reusable for a major buildout but it is likely that all other
portions of the systems will have to be replaced. The steam from the heating plant
should be replaced by boilers in the gym portion of the building.
Immediate reserves are necessary for the HVAC to renovate the HVAC system and
are included in the Immediate Replacement Reserves Analysis. No replacement
reserves are required for the HVAC.
4.5.3 Electrical
Description: Electrical service at 120/208 is brought into the building. The service
into the gym portion of the building is 600 amps and additionally there are feeders to
other buildings, namely; 400 amps to the Convent, 300 amps to the high school
building and 600 amps to the heating plant and other locations that were not
identified. Service for the school portion is 225 amps at 120/208. Lighting in the
gym is from pendant mounted eight foot fixtures with six fluorescent lamps. The
kitchen and school have recessed fixtures in hung ceilings and industrial fixtures in
the unfinished equipment rooms.
Observations/Comments: The electrical system is poor to fair condition. The main
panels in the gym portion of the building are old and should be replaced.
Additionally, it is recommended that the electric power be run from the utility
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company directly to each building. The power distribution and the lighting in the
building will have to be renovated during a new buildout.
Immediate reserves are necessary for the electrical to renovate the system and are
included in the Immediate Reserves Analysis. No replacement reserves are required
for the electrical system.
4.6E

Vertical Transportation
Description: The building has no elevator.
Observations/Comments: An elevator will be required for the gym portion, which is
two stories.

4.7E

Life Safety and Fire Protection
Description: The school portion of the building is sprinklered. There are no
sprinklers in the gym portion. The kitchen has a chemical fire suppression system in
the hood. Additional fire protection is provided by fire extinguishers throughout the
building and by fire hydrants on the site. A silent Knight fire alarm system is located
in the building. The building has smoke detectors, audible/visual alarms and manual
pull stations. Exit and emergency lights on battery packs are located throughout the
building.
Observations/Comments: A new fire sprinkler and fire alarm system will have to be
installed in the gym part of the building. The school has a system that will have to be
renovated for a new buildout. The fire alarm panel is old and will have to be replaced
along with some devices that may not be compatible.
Immediate reserves are necessary for the life safety and fire protection to install a new
sprinkler and fire alarm system in the gym portion and to renovate the systems in the
school portion and are included in the Immediate Reserves Analysis. No replacement
reserves are necessary for the life safety and fire protection.
4.3.F BUILDING 9 – ELEMENTARY SCHOOL BUILDING
The elementary school building is a two-story structure, that was reportedly a former
mansion dwelling that was originally constructed in the 1800’s and relocated to its
current location after original construction, though the date of this reported relocation
was not known. The footprint area is approximately 3,800 square feet according to
site map information provided. Building areas including classrooms, corridors,
restrooms, offices and storage and utility areas.
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4.3F

Structural Frame and Building Envelope
4.3.1

Foundations

Description: Structural drawings were not available for the subject building. The
building is presumably supported by reinforced concrete foundations, though details
were not available as to the type of foundation system (i.e., spread footings, deep
foundations, etc.). The subject building has a basement level with masonry and stone
foundation walls.
Observations/Comments: Foundations generally could not be observed since they
were concealed. Evidence of prior settlement and movement was observed. Based on
the age of the building and observed condition it is anticipated that some prior
settlement and movement may have occurred.
Immediate reserves are allocated in Section 4.3.2 for further inspection and repairs.
Actual costs will vary depending on actual conditions encountered. Replacement
reserves are not recommended.
4.3.2 Building Frame
Description: Structural drawings were not available. The building is of wood frame
construction. Building construction elements include wood construction including
wood floor and roof construction.
Observations/Comments: Structural elements were generally concealed and not
visible. The building structure appeared to be appeared to be in overall fair to poor
condition. Areas of sloped/uneven floors were noted. Evidence of possible structural
movement was also noted at the rear of the building at the porch area. Further
investigation by a structural engineer and completion of repairs as needed are
recommended. Future renovations may require varying degrees of repairs and
restoration work or modification work, though the scope of such work will vary
depending on actual conditions encountered and future redevelopment plans.
Immediate reserves are allocated to provide a preliminary allowance for further
investigation by a structural engineer and completion of repairs as needed. Actual
costs may vary widely depending on the results of further inspections. Replacement
reserves are not recommended.
4.3.3

Exterior Walls

Description: The exterior elevations of the building are covered with shingles with
painted exterior wood details. Drawings with exterior wall construction assembly
details were not provided.
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Observations/Comments: Observations were generally limited to those from the
grade level. The exterior walls of the building appeared to be in overall fair to poor
condition. Areas of deteriorated, missing and loose shingles were noted. The
property contact was not aware of the last exterior painting of the building. Based on
the age of the building it is possible that the existing exterior shingles may contain
asbestos, however the scope of this report excludes environmental issues. Further
investigation and sampling by an environmental consultant, if not already conducted,
would be needed to confirm.
Immediate reserves are recommended for exterior shingle/siding replacement,
carpentry repairs and painting of wood elements. Actual costs will vary significantly
if existing shingles are determined to contain asbestos and if abatement is required,
and if there are other limitations based on historic review of the building. Cost
estimates attached to this report exclude possible costs of hazardous materials
abatement. Replacement reserves are recommended for future periodic exterior
repairs, painting and sealing over the term of analysis due to normal wear and tear.
4.3.4

Roofing

Description: The building has flat/low-slope roofs covered with EPDM type singleply membrane. Roof drainage is accomplished by pitch to gutters and leaders.
Observations/Comments: The roofs appeared to be in overall fair condition. The
roofs were reported to be approximately 10 to 15+ years old by the property contact.
Active leakage was not reported however evidence of prior leakage and repairs were
noted. Based on the age and status of the improvements, it is possible that there are
active leaks that should be addressed as needed as part of regular maintenance.
Immediate reserves are not recommended. Replacement reserves are recommended
for roof replacements during the term. It is possible that roof decking repairs and
replacements may be required when roofing is replaced. The extent of such work, if
required, would be based on actual conditions encountered.
Roofing of this type typically has an effective useful life (EUL) of approximately 15
to 20 years, depending on the quality of materials, installation, and maintenance,
climatic conditions, and the amount of roof traffic. Regular inspection and preventive
maintenance, limited access and drainage can result in additional years of service,
however weather conditions can result in reduced years of service.
Please be advised that the above observations and related comments are not to be
interpreted as a full and comprehensive roof survey and should not be interpreted to
mean roof is free of leaks. Should a comprehensive report on the condition of the
system be required, the services of a qualified roofing consultant should be
considered.
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4.3.5

Windows and Doors

Description: The building has aluminum-framed, double-glazed windows. The
building’s doors include wood exterior entrance doors and various types of interior
doors including wood doors in wood frames.
Observations/Comments: The building’s windows and doors appear to be in overall
fair condition. Windows were reportedly installed in the late 1990’s and have
experienced numerous air and water intrusion issues and difficulty in operation,
according to the property contact. Based on the age and condition of the windows,
replacements are anticipated over the term.
Doors appear to be of various ages and condition and are expected to require periodic
repairs and replacements.
Immediate reserves are not recommended. Replacement reserves are allocated for
window and exterior door replacements. Actual costs will vary significantly subject
to historic review requirements and limitations, if applicable. Reserves are not
allocated for replacement of interior doors, though replacements are expected if future
buildout of the buildings are contemplated by ownership as part of future
redevelopment of the property.
4.3.6 Patios, Terraces, and Balconies
Description: There is a yard and outdoor playground area at the rear of the building.
Observations/Comments: The yard and playground area was in poor condition.
Replacements are recommended.
Immediate reserves are recommended to provide an allowance for replacement of the
playground equipment and surfacing. Actual costs may vary widely depending on
future use of the property. Replacement reserves are not recommended.
4.3.7

Interior and Exterior Stairs

Description: The building has interior stairs that are of wood construction, plus a set
of exterior fire escape stairs that are of steel construction.
Observations/Comments: Stairs appeared to be in overall fair condition, however it
is expected that repairs and/or replacements will be required as part of future
renovations to bring stairs and railings up to current codes. Repairs, scraping and
painting of the exterior fire escape stairs are recommended.
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Immediate reserves are recommended to provide a preliminary allowance for
completion of modifications as needed for code compliance including stairs/railings,
doors and partitions, and scraping and painting of the exterior stairs. Actual costs
may vary depending on the scope of future renovations. Replacement reserves are
recommended for future scraping and painting of exterior fire escape stairs.
4.4F

Interior Elements
Description: Typical interior finishes include carpet, painted gypsum wallboard and
plastered surfaces, ornamental ceilings, and painted wood details. The building has
some remaining furnishing, fixtures and equipment related to its prior occupancy
including classroom items and case goods.
Observations/Comments: Interior finishes throughout the building generally appear
dated and worn, and will require replacement and/or refurbishing.
It is expected that interior renovations will need to be done as part of future
renovations. Actual costs will vary significantly depending on various factors
including future occupants and use, historic review requirements, etc. Costs
associated with interior work are excluded from the scope of this report since they are
speculative at this point, and may vary widely.
Immediate reserves are not recommended. No replacement reserves are
recommended.

4.5F

Mechanical and Electrical Systems
4.5.1

Plumbing

Description: The plumbing system includes the necessary hot and cold water supply,
drainage, waste, and vent systems in the building. Water is distributed throughout the
building via the pressure in the municipal system. Domestic hot water is generated
by a steam to hot water heat exchanger. Sanitary waste flows by gravity to a main
below the first floor slab and connects to the onsite sanitary sewer that discharges into
the municipal system. Rainwater is collected in gutters along the sides of the roof
that connect to exterior downspouts which discharge the water into the onsite storm
water system. No natural gas service is provided to the building.
Observations/Comments: Plumbing systems and equipment appear to be adequate
for the demands of the building as is. No leakage or backups were observed or
reported. However, the system is very old and beyond the estimated useful life and
most of the system would have to be replaced in its entirety for a major buildout.
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Immediate reserves are necessary for the plumbing to provide a new system and are
included in the Immediate Reserves Analysis. No replacement reserves are required
for the plumbing.
4.5.2

Heating, Ventilation, and Air Conditioning (HVAC)

Description: There is no air conditioning in the building. Steam is provided from the
heating plant. A one pipe steam system with old exterior cast iron radiators in
enclosures heats the building. Ventilation is from the exterior fenestration.
Observations/Comments: The HVAC system is generally in poor to fair condition.
We recommend that a full new system be installed including a new heating system
rather than reusing the steam from the plant.
Immediate reserves are necessary for the HVAC to provide a complete new HVAC
system and are included in the Immediate Replacement Reserves Analysis. No
replacement reserves are required for the HVAC.
4.5.3 Electrical
Description: Electrical service at 120/240 volts with a capacity of 200 amps is
brought into the building. The power is distributed in the building primarily to lights
and receptacles. Lighting in the building is primarily from T12 fluorescent fixtures
that are pendant or ceiling mounted. There is also telephone service within the
building.
Observations/Comments: The electrical system is in poor to fair condition. The
system will have to be renovated during a buildout.
Immediate reserves are necessary for the electrical to renovate the entire system and
are included in the Immediate Reserves Analysis. No replacement reserves are
required for the electrical.
4.6F

Vertical Transportation
Description: There are no elevators in the building.
Observations/Comments: The building is two stories and an elevator will be required.

4.7F

Life Safety and Fire Protection
Description: The building has no fire standpipe or sprinkler system. The building
has a fire alarm system with smoke detectors, pull stations and audible/visual alarms.
Exit and emergency lights with battery packs are located in the building.
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Observations/Comments: A new fire sprinkler system should be installed. The fire
alarm system will require a new control panel and will have to be renovated during a
buildout.
Immediate reserves are necessary for the life safety and fire protection to install a new
fire sprinkler system and to renovate the fire alarm system and are included in the
Immediate Reserves Analysis. No replacement reserves are necessary for the life
safety and fire protection.
4.8

Other Buildings
The subject property has several additional support and residential buildings,
summarized as follows:
Bldg. #
12
11
3
4

Description
St. James former stable (current PM
residence)
Garage
St. Anne’s Cottage
Nursery/Pre-K

Footprint Area (SF)

Floors

1,242
1,195
664
1,342

1
1
2
1&2

Further description of these other buildings is provided as follows:
4.8.1 Building 12 – St. James former stable building
Description: This building is a former horse stable structure that has been converted
to residential use and is currently occupied as the residence for the onsite property
manager. The building has one floor plus basement level and is of wood frame
construction. There is a basement with stone/masonry foundation walls and concrete
floor. The building has vinyl shingle siding and pitched, shingle-covered roof.
Interior finishes include laminated flooring, carpet, painted gypsum wallboard,
kitchen cabinets and tiled bathroom.
The building has a 3/4 inch water main, a gas fired A O Smith domestic hot water
storage heater with a 50 gallon capacity that was installed in 20 13 and a hot water
cast iron Weil McLain boiler with a capacity of 140,000 BTU. Electric service to the
building is 100 amps at 120/240 volts. Smoke detectors are provided in the building.
Observations/Comments: The building is in fair condition and has been refurbished
as needed for occupancy as the onsite property manager’s residence. Periodic repairs
and refurbishing should be addressed as needed as part of routine maintenance. An
exterior wood deck area at the side of the building is in fair to poor condition and
should be inspected and repaired and/or rebuilt as needed. Heating equipment should
be replaced as it fails.
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Immediate reserves are allocated for repairs and rebuilding as needed of the exterior
deck.
Replacement reserves are allocated for roof replacement and boiler
replacements over the term due to normal wear and tear.
4.8.2

Building 11 - Garage

Description: Building 11 is a former garage structure, located alongside the St.
James building and is currently not used. The building is a one-story structure that is
wood frame construction.
Observations/Comments: The garage structure appeared to be in poor condition and
structurally unstable. Demolition and removal is recommended.
Immediate reserves are recommended for demolition and removal of the garage
structure. Replacement reserves are not allocated.
4.8.3

Building 3 – St. Anne’s Cottage

Description: This building is a two-story residential dwelling structure that is
currently vacant. The building is of wood frame construction. There is a basement
with finished and unfinished areas, and stone/masonry foundation walls and concrete
floors. The building has vinyl siding and pitched, slate shingle-covered roof and
vinyl double-glazed windows. Interior finishes include carpet, vinyl tile, painted
gypsum wallboard and plastered surfaces, kitchen cabinets and tiled bathroom.
The building has a two inch domestic water main, a gas fired domestic steam storage
heater with a 50 gallon capacity and an American Standard oil fired steam boiler with
a 275 gallon oil storage tank in the boiler room for heating with old cast iron
radiators. There is no oil containment around the oil storage tank. Electric service to
the building is 100 amps at 120/240 volts. Smoke detectors are provided in the
building.
Observations/Comments: The building is in fair to poor condition. Exterior siding
cleaning, exterior door replacements, roofing/gutter repairs and replacements, and
exterior concrete repairs at the rear yard are recommended. Interior finishes are
dated and worn. Periodic repairs and refurbishing should be addressed as needed as
part of routine maintenance. Areas of prior moisture intrusion and possible mold
were noted in the basement. Removals and replacements are recommended. Costs
estimates attached to the report exclude possible mold abatement costs.
Containment for the oil storage tank has to be provided. Heating equipment should
be replaced as it fails.
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Immediate reserves are allocated for repairs and replacements. Replacement reserves
are allocated for roof and window replacements, and boiler replacements over the
term due to normal wear and tear.
4.8.4

Building 4 – Nursery/Pre-K Building

Description: This building is a one and two-story structure that was used as a nursery
and pre-K building for the campus. The building is currently vacant. The building is
of wood frame construction. There is a basement level that is at grade at the rear of
the building and includes finished construction. The building has exterior shingles
and pitched, shingle-covered roof and vinyl double-glazed windows. Interior finishes
include carpet, painted gypsum wallboard and plastered surfaces, kitchen cabinets and
tiled bathrooms.
The building has a 40 gallon Rheem gas fired domestic hot water storage heater and a
hot water cast iron Burnham hot water boiler serving perimeter convectors. Electric
service to the building is 100 amps at 120/240 volts. Smoke detectors are provided in
the building as is exit and emergency lights with battery packs.
Observations/Comments: The building is in fair to poor condition. Exterior siding
replacements, roofing replacements, rebuilding of exterior steps, concrete repairs and
replacement of the playground are recommended. Costs for exterior replacements
may vary if singles are determined to contain asbestos. Costs estimates attached to
the report exclude environmental abatement costs. Interior finishes are dated and
worn. Periodic repairs and refurbishing should be addressed as needed as part of
routine maintenance.
Immediate reserves are allocated for repairs and replacements. Replacement reserves
are allocated for exterior repairs and painting, window and door replacements, and
boiler replacements over the term due to normal wear and tear.
4.9

Other Structures (Heating Plant Building)
Description: The building is single-story structure that contains the central heating
plant equipment that serves most of the campus. There is an attached, lower height
section that was used as a maintenance shop and storage area. The building is of
wood frame construction with masonry exterior walls and pitched, shingle-covered
roofs.
Two Cleaver-Brooks Model CB621-250 oil fired scotch marine boilers were installed
in in the building in 1958. One of the boilers was retrofitted to utilize natural gas as
well as oil. A 15,000 gallon tank of unknown age that store Number 2 oil is buried
outside of the building. The boilers, which are rated at 250 boiler horsepower each,
were used to provide steam to most of the surrounding buildings on the site.
Although the boilers are rated at 150 psi, it was reported that the distribution steam
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that they were generating was only seven psig. Distribution to the buildings is from
piping located in an underground tunnel system that was reported small in size, in
very poor condition and unfit for access. Steam condensate from the buildings is
returned through the tunnel system.
Observations/Comments: The building is in fair condition, except for the
maintenance and storage section, which is in poor condition with areas of significant
structural deterioration noted at the foundation and lower exterior walls. Roofing was
reportedly replaced in the last five years after storm damage. Evidence of roof deck
replacements was noted, and the property contact reported that decking was replaced
as needed when roofing was installed.
Immediate reserves are recommended for demolition and removal of the
maintenance/storage area section, exterior brick masonry repairs as needed, pointing
and painting.
It is our recommendation that the boilers be decommissioned and heating equipment
be installed in each building as they are renovated. We base our recommendation on
the following:


The boilers are 57 years old and well past their estimated useful life. The
boilers of that vintage are very inefficient compared to those manufactured at
this time especially since they were designed for high pressure steam and the
components in the buildings could only accept low pressure steam. If the
system is retained, new boilers will be required during the term.



The distribution piping is generally older than the boilers and, because of the
poor and dangerous condition of the tunnels, the piping has been subject to
additional wear and tear and the loss of insulation.



The tunnels will have to be rebuilt.



The heating plant building could be used for other purposes.



Operating Engineers will be required to run the plant 24/7 all year long
because the steam is also used for domestic hot water generation.



Additional maintenance will be required for the upkeep of the boilers and the
distribution system and tunnels.



Most of the existing corresponding equipment in the other buildings is also
old, inefficient and obsolete and replacement will be required. Build outs in
the buildings may be done more efficiently in some cases using other types of
systems that are available today.
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The oil tank may require replacement because of age, leaks and/or not
conforming to current Code requirements.

5.0

DOCUMENT REVIEW AND INTERVIEWS

5.1

Building and Fire Code Violations
During the course of the assessment of the subject property, Property Solutions
contacted the following agencies:


City of White Plains
City Clerk
255 Main Street
White Plains, New York 10601
(914) 422-1227

A request for public records has been submitted to the above offices for information
regarding any potential violations associated with the subject property. Response is
currently pending. Information received will be reviewed upon receipt. The property
contacts were not aware of open violations associated with the subject property.
5.2

Document Review
Property Solutions was provided with the following documentation:

5.3



Map of existing campus prepared by KSQ Architects.



ALTA survey of the property dated December 2013 and prepared by Link
Land Surveyors P.C.



Topographic survey of property prepared by Link Land Surveyors P.C.

Interviews
Property Solutions interviewed Mr. Alex Posada, the onsite property manager,
regarding the subject property at various points during and after the site visit. Mr.
Posada indicated that he has been associated with the subject property for six years,
including the period when the former religious order and academy were still in
occupancy onsite. The site contact was extremely cooperative and forthcoming. No
concerns were identified during the interview.

20160010

55

Property Solutions Inc. 31A Northfield Avenue • Edison, New Jersey 08837 • Phone 732-417-0999 • Fax 732-417-0626

6.0

ADDITIONAL CONSIDERATIONS

6.1

Seismic Zone Classification
Based on a review of the Seismic Zone Map of the U.S. Figure 16-2 of the Uniform
Building Code, the subject property appears to be located in a Seismic Zone 2A.
Seismic Zone 2A is an area where the probability of damaging ground motion is
moderate.

6.2

ADA
Overview of the Americans with Disabilities Act: The Americans with Disabilities
Act (“ADA”) is a civil rights law that was enacted in 1990 to provide persons with
disabilities with accommodations and access equal to, or similar to, that available to
the general public. Title III of the ADA requires that owners of buildings that are
considered to be places of public accommodations remove those architectural barriers
and communications barriers that are considered readily achievable in accordance
with the resources available to building ownership to allow use of the facility by the
disabled. The obligation to remove barriers where readily achievable is an ongoing
one. The determination as to whether removal of a barrier or an implementation of a
component or system is readily achievable is often a business decision, which is
based on the resources available to the owner or tenants, and contingent upon the
timing of implementation as well. Determination of whether barrier removal is readily
achievable is on a case-by-case basis; the United States Department of Justice did not
provide numerical formulas or thresholds of any kind to determine whether an action
is readily achievable.
The ADA became effective on January 26, 1992. As defined under Title III of the
ADA, facilities that existed prior to the effective date that are considered to be a
“place of public accommodations” must take steps to remove architectural and
communication barriers that are deemed “readily achievable” under the retroactive
requirements. Buildings constructed after the 1992 effective date of the ADA are
required to provide barrier free access to accessible areas of the building.
While a Full Accessible Survey is beyond the scope of this assessment, a Limited
Visual Accessibility Survey of general compliance was conducted. The survey did not
include the taking of measurements or counts. The following areas were surveyed:
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The subject property does not appear to handicap accessible and not ADA
compliance. Limited provisions for handicap accessibility observed during the site
visit include designated handicap accessible parking stalls with signage and striping.
It is expected that future renovations or redevelopment of the buildings for future use
will require installation of various provisions for handicap compliance, including
handicap accessible entrances and ramps, accessible routes, accessible restrooms,
elevators and life safety systems. The extent of such modifications and costs will
vary widely depending on future development plans for the property. The immediate
reserves include allocations for allowances for renovation of restrooms for handicap
accessibility and entrances, however it is recommended that the client engage an
accessibility consultant to conduct a more detailed review of the property and
determine compliance requirements. The findings and recommendations of that
investigation should be addressed as needed.
6.3

Mold Observation
Property Solutions observed interior areas of the subject buildings for the presence of
mold, conditions conducive to mold, and evidence of moisture in readily accessible
areas of the buildings. Evidence of prior water intrusion and leakage was noted in
various locations due to prior and current roof leaks, exterior water intrusion and
possible prior plumbing system leaks. Areas of possible mold were noted in the
basement of the St. Anne’s Cottage. It is possible that other areas of mold may exist
in locations that could not be observed. No sampling was conducted as part of this
assessment. This limited observation was conducted for overview purposes only;
additional suspect areas may exist in concealed locations (behind walls and ceilings,
etc.). The observations and conclusions are based on interviews with property
personnel and conditions as observed in readily accessible areas of the buildings on
the assessment date. Further investigation, removals and possible abatement may be
required as part of future development plans for the property.

6.4

Other Considerations
No other considerations were revealed during the property visit.

7.0
7.1

OPINIONS OF PROBABLE COST TO REMEDY PHYSICAL DEFICIENCIES
Deferred Maintenance and Physical Deficiencies
Deferred maintenance and physical deficiencies for which action is recommended
represent potentially unsafe conditions, material code violations, and items that
require corrective work on a higher priority than routine work.

20160010

57

Property Solutions Inc. 31A Northfield Avenue • Edison, New Jersey 08837 • Phone 732-417-0999 • Fax 732-417-0626

Based upon observations conducted during the property visit, the summary of the
estimates of corrective work to remedy immediate physical needs are as follows:
Bldg. 1
1
2
5A
5B
6
7
9
10
3, 4, 8, 11 & 12

Description
High School Labs
GC High School
Convent (Original)
1959 Bldg.
Mapleton
Chapel
GC Elem. School
GC Middle Sch./Gym
Other Buildings
Site

TOTALS:

Amount
$201,023
$2,042,257
$4,528,875
$1,985,688
$0.00
$0.00
$847,500
$1,452,228
$135,000
$200,000
$11,392,570

Further itemization of the above is provided on separate cost estimate table that have
been prepared for each building and are attached to this report.
7.2

Replacement Reserve Analysis
Components or systems are projected to require replacement during the term of
analysis due to their age, estimated useful service life, and normal wear and tear.
These include periodic paving repairs/sealing/striping, flatwork replacements,
exterior refurbishing and maintenance items, roof replacements, and mechanical
system component replacements. These items are itemized with opinions of probable
cost on the attached schedules titled Replacement Reserve Analysis.
The Replacement Reserve Analysis has been projected for the term of 12 years, and is
summarized for the buildings as follows:

Bldg. 1

Description

Replacement
Reserves
(Uninflated)

Replacement
Reserves
(Inflated)

1
2
5A
5B
6
7
9
10
3, 4, 8, 11 & 12

High School Labs
GC High School
Convent (Original)
1959 Bldg.
Mapleton
Chapel
GC Elem. School
GC Middle Sch./Gym
Other Buildings
Site

$21,600
$214,000
$528,000
$135,000
$0.00
$0.00
$152,500
$325,000
$84,800
$460,000

$24,513
$256,981
$649,151
$168,597
$0.00
$0.00
$160,611
$346,594
$93,126
$517,111

$1,920,900

$2,216,684

TOTALS
20160010
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Further itemization of the above is provided on separate cost estimate table that have
been prepared for each building and are attached to this report. The reserves are
summarized as follows:
Reserve Summary
Total Reserves
Per SF Reserves (All Years)
Per SF Reserves (Per Year)

Total Uninflated

Total Inflated

$1,920,900
$10.16
$0.85

$2,216,684
$11.73
$0.98

It is Property Solutions’ understanding that options are being evaluated to reconfigure the buildings for other types of occupancy, which are expected to require
costs for modifications and construction of the building interiors including tenant
spaces and common areas. Costs associated with this work are excluded from the
scope of this report since they may vary widely depending on future redevelopment
plans for the property, leasing activity and negotiations, tenant requirements, and the
extent of interior construction required. Costs associated with tenant space
improvements are excluded from the scope of the report.
8.0

INSURABLE VALUE
A review of the Insurable Value was not a part of the George Comfort & Sons, Inc.
Scope of Work for this report.

9.0

REFERENCES
1. R. S. Means Cost Estimating Guide 2016 edition.
2. National Flood Insurance Program’s Flood Insurance Rate Map for White Plains,
New York dated December 28, 2007.
3. US Department of the Interior Geological Survey 7.5’ Topographic Quadrangle
for White Plains.
4. Seismic Zone Map of the U.S. Figure 16-2 of the Uniform Building Code.
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TERMINOLOGY
Excellent

New or like new requiring routine maintenance

Good

Satisfactory as is, requiring routine maintenance. Component or
system is sound and performing its function. Other than routine
preventive maintenance, no repairs or improvements are required at
this time.

Satisfactory

Component or system is performing adequately at this time but
exhibits normal wear and tear expected for the specific type of
material, component, or equipment and the use or exposure to the
elements for the given locale. Although it may show signs of normal
wear and tear, commensurate with its age, some minor remedial work
may be required.

Fair

Acceptable as is for the most part but some aspects demand attention
in the future. Component or system is performing adequately at this
time but: exhibits deferred maintenance, evidence of previous repairs,
workmanship not in compliance with commonly accepted standards, is
obsolete, or is approaching the end of its typical useful life. Repair or
replacement is required to prevent further deterioration, restore it to
good conditions, prevent premature failure, or to prolong its EUL.
Component or system exhibits an inherent deficiency that is best
remediated by a program of increased preventive maintenance or
periodic repairs.

Poor

Requires immediate repair, replacement or significant maintenance.
Component or system has either failed or cannot be relied upon to
continue performing its original function as a result of having realized
or exceeded its typical EUL, excessive deferred maintenance, a state of
disrepair, an inherent design deficiency or workmanship. Present
condition could contribute to or cause the deterioration of contiguous
elements or systems. Repair or replacement is required.

IMMEDIATE RESERVES
&
REPLACEMENT RESERVES

Cost Estimate to Remedy Physical Deficiencies

Project Number: 20160010

Date:
Project:
Address:

2/8/16

Sisters of the Divine Compassion & Good Counsel Academy
Building 1 -High School Labs Building
52 North Broadway
White Plains, Westchester County, New York 10603

QUANTITY

UNITS

UNIT
COST

IMMEDIATE
COST

COMMENTS

Exteriors

4,000

Square Feet

$6.00

$24,000

Allowance for brick masonry repairs as
needed, tuck pointing, caulking, painting
and repairs at entrances as needed.

Entrances

2

Each

$7,500

$15,000

Carpentry repairs as needed, painting, and
replacement of entrance doors

Windows

1

Lump Sum

$30,000

$30,000

Replace windows; actual costs may vary
significantly depending on historic review
requirements, if applicable.

$20,000

Allowance for basement repairs as needed
including foundation walls, waterproofing,
removed debris; actual costs may vary
depending
on
actual
conditions;
observations limited due to debris and
storage items

$0.00

To be Determined - interior finishes and
equipment are dated and worn, and will
require replacement and/or refurbishing;
expected to be done as part of future
renovations; actual costs will vary
significantly depending on various factors
including future occupants and use, etc.

$10,000

Allowance for construction of accessible
entrances as required; actual costs ,ay vary
significantly based on results of more
detailed ADA survey

ITEM

Basements

Interior Renovations

Entrances

1

NA

Lump Sum

NA

$20,000

$0.00

1

Lump Sum

Replace the domestic water system

2,830

Square Feet

$3.00

$8,490

Install an HVAC system

2,830

Square Feet

$13.00

$36,790

Replace the electrical systems

2,830

Square Feet

$12.00

$33,960

Install a fire sprinkler system

2,830

Square Feet

$2.75

$7,783

Replace the fire alarm system

1

Each

$15,000

$15,000

TOTAL COST

$10,000

$201,022.50

Page 1 of 2

EXPECTED CAPITAL
REPLACEMENT RESERVE ANALYSIS

Project Number: 20160010

Date:
Inflation Rate:
Project:
Address:
Square Feet:

Sisters of the Divine Compassion & Good Counsel Academy
Building 1 -High School Labs Building
White Plains, Westchester County, New York 10603
2,830

COST PER YEAR
ITEM
Exteriors-masonry repairs, pointing, caulking/sealing&
exterior painting
Roofs-replace older slate roof at section that has not been
done yet; other section reportedly replaced in the last three
years

EUL- Expected Useful Life
RUL- Remaining Useful Life

2/8/16
2.50%

EUL

AGE

RUL

QUANTITY

UNIT

UNIT COST

7 to 10

0

7to10

1

Lumps Sum

$12,000.00

30to40+

30+

1to5

1,200

Square Feet

$8.00

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 7

YEAR 8

YEAR 9

YEAR 10

YEAR 11

YEAR 12

$12,000

$12,000

$9,600

$9,600

TOTAL UNINFLATED

$0

$0

$0

$0

$9,600

$0

$12,000

$0

$0

$0

$0

$0

Inflation Factor @ 2.5%

100.00%

102.50%

105.06%

107.69%

110.38%

113.14%

115.97%

118.87%

121.84%

124.89%

128.01%

131.21%

TOTAL INFLATED

$0

$0

$0

$0

$10,597

$0

$13,916

$0

$0

$0

$0

$0

CUMULATIVE TOTAL UNINFLATED

$0

$0

$0

$0

$9,600

$9,600

$21,600

$21,600

$21,600

$21,600

$21,600

$21,600

CUMULATIVE TOTAL INFLATED

$0

$0

$0

$0

$10,597

$10,597

$24,513

$24,513

$24,513

$24,513

$24,513

$24,513

RESERVE SUMMARY
Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

SUMMARY
TOTAL
RESERVES
(ALL YEARS)

Total Uninflated

Total Inflated

$21,600
$7.63
$0.64

$24,513
$8.66
$0.72

$21,600
$24,513
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Cost Estimate to Remedy Physical Deficiencies

Project Number: 20160010

Date:
Project:

Sisters of the Divine Compassion & Good Counsel Academy

Address:

Building 2 - GC High School

1/19/16

52 North Broadway
White Plains, Westchester County, New York 10603
QUANTITY

UNITS

UNIT
COST

IMMEDIATE
COST

COMMENTS

Exteriors

16,000

Square Feet

$12.00

$192,000

Crack repairs as needed, cleaning, sealing, painting of
stucco sections

Exteriors

1

Lump Sum

$60,000

$60,000

Allowance for general exterior wood repairs and/or
replacements as needed and painting at exterior wood
elements including roofs overhangs, soffits, etc.; restore
or replace main entrance doors

Exteriors

1

Lump Sum

$25,000

$25,000

Allowance for masonry repairs as needed, pointing, sill
and lintel repairs at two-story brick section.

Windows

100

Each

$2,200

$220,000

Replace windows ; actual costs may vary significantly
on historic review requirements, if applicable; windows
were reportedly replaced in 1980's.

3,400

Square Feet

$8.00

$27,200.00

Restrooms

1

Lump Sum

$200,000

$200,000

Renovate restrooms including upgrades for ADA
accessibility compliance

Entrances

1

Lump Sum

$50,000

$50,000

Allowance for construction of handicap accessible
entrance/ramp

Stairwells

2

Lump Sum

$100,000

$200,000

Allowance for completion of modifications as needed
for code compliance including railings, doors and
partitions

$0.00

$0.00

To be Determined - interior finishes and equipment are
dated and worn, and will require replacement and/or
refurbishing; expected to be done as part of future
renovations; actual costs will vary significantly
depending on various factors including future
occupants and use, etc.

ITEM

Roofs

Interior Renovations

NA

NA

Replace the base building plumbing systems

25,171

Square Feet

$4.00

$100,684

Install the base building HVAC system

25,171

Square Feet

$13.00

$327,223

Replace the base building electrical system

25,171

Square Feet

$12.00

$302,052

Replace the base building standpipe/sprinkler system

25,171

Square Feet

$3.50

$88,099

Replace the base building fire alarm system

1

Each

$50,000

$50,000

Install an elevator

1

Each

$200,000

$200,000

TOTAL COST

Roof replacement at low flat roof section

$2,042,257.50
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EXPECTED CAPITAL
REPLACEMENT RESERVE ANALYSIS

Project Number: 20160010

Date:
Inflation Rate:

1/19/16
2.50%

Project:
Address:

Sisters of the Divine Compassion & Good Counsel Academy
Building 2 - GC High School
White Plains, Westchester County, New York 10603
Square Feet: 25,171

COST PER YEAR
ITEM
Exteriors-façade inspection, pointing, caulking, sealing, painting
Roof replacements - pitched sections

EUL- Expected Useful Life
RUL- Remaining Useful Life

EUL

AGE

RUL

QUANTITY

UNIT

UNIT COST

7 to 10
20to25

0
5to10

7to10
5to10

1
8,000

Lump Sum
Square Feet

$150,000
$8.00

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 7

YEAR 8

YEAR 9

YEAR 10

YEAR 11

YEAR 12

$150,000
$64,000.00

TOTAL UNINFLATED

$0

$0

$0

$0

$0

$0

$64,000

$0

$150,000

$0

$0

$0

Inflation Factor @ 2.5%

100.00%

102.50%

105.06%

107.69%

110.38%

113.14%

115.97%

118.87%

121.84%

124.89%

128.01%

131.21%

TOTAL INFLATED

$0

$0

$0

$0

$0

$0

$74,220

$0

$182,760

$0

$0

$0

CUMULATIVE TOTAL UNINFLATED

$0

$0

$0

$0

$0

$0

$64,000

$64,000

$214,000

$214,000

$214,000

$214,000

CUMULATIVE TOTAL INFLATED

$0

$0

$0

$0

$0

$0

$74,220

$74,220

$256,981

$256,981

$256,981

$256,981

RESERVE SUMMARY
Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

Total Uninflated

Total Inflated

$214,000
$8.50
$0.71

$256,981
$10.21
$0.85

SUMMARY
TOTAL
RESERVES
(ALL YEARS)
$150,000
$64,000

$214,000
$256,981
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Cost Estimate to Remedy Physical Deficiencies

Project Number: 20160010

Date:
Project:
Address:

2/8/16

Sisters of the Divine Compassion & Good Counsel Academy
Building 5A - Original Convent Building
52 North Broadway
White Plains, Westchester County, New York 10603

QUANTITY

UNITS

UNIT
COST

IMMEDIATE
COST

COMMENTS

Exteriors

36,000

Square Feet

$15.00

$540,000

Crack repairs as needed, cleaning, sealing, painting of stucco
sections; sill repairs as needed

Exteriors

1

Lump Sum

$100,000

$100,000

Allowance for general exterior wood repairs and/or
replacements as needed and painting at exterior wood
elements including roofs overhangs, soffits, etc.

Windows

300

Each

$3,000

$900,000

Replace windows ; actual costs may vary significantly on
historic review requirements, if applicable

$40,000

Allowance for repairs as needed at covered entrance
including stucco repairs, concrete, pavers and ceilings'
restoration and replacement of exterior entrance doors; actual
costs may vary significantly based on historic review
requirements, if applicable

ITEM

Entrances

1

Lump Sum

$40,000

Roofs/Attics

1

Lump Sum

$100,000

$100,000

Allowance for roofing contractor to inspect roofs and
parapets and complete repairs and PM as needed to maintain
in serviceable condition; gutter and downspout repairs and
replacements as needed; complete attic repairs as needed;
cut/remove former water storage tank in attic

Restrooms

1

Lump Sum

$300,000

$300,000

Renovate restrooms including upgrades for ADA
accessibility compliance (including basement level restrooms
which have collapsed floor platform)

Entrances

1

Lump Sum

$50,000

$50,000

Allowance for
entrance/ramp

Stairwells

4

Lump Sum

$75,000

$300,000

Allowance for completion of modifications as needed for
code compliance including railings, doors and partitions

$50,000

Allowance for further investigation of water/moisture
penetration in below grade areas, possible from courtyard
areas; repairs as needed; actual costs may vary depending on
results of further inspection, excavation, actual conditions,
etc.

Basement

1

Lump Sum

$50,000

construction

of

handicap

accessible

NA

NA

$0.00

$0.00

To be Determined - interior finishes and equipment are dated
and worn, and will require replacement and/or refurbishing;
expected to be done as part of future renovations; actual costs
will vary significantly depending on various factors including
future occupants and use, etc.

1

Lump Sum

$50,000

$50,000

Allowance for restoration/refurbishing of courtyard areas;
actual costs will vary significantly depending on future
renovation plans and use.

Replace the base building plumbing systems

55,350

Square Feet

$4.00

$221,400

System shared with Building 5B

Replace the base building HVAC systems

55,350

Square Feet

$13.00

$719,550

System may be shared with Building 5B depending on what
system is installed

Replace the base building electrical system

55,350

Square Feet

$12.00

$664,200

System shared with Building 5B

Install the base building standpipe/sprinkler system

55,350

Square Feet

$3.50

$193,725

System shared with Building 5A

0.60

Lump Sum

$125,000

$75,000

System shared with Building 5B

1

Each

$225,000

$225,000

Interior Renovations

Courtyard

Replace the base building fire alarm system
Replace the elevator

TOTAL COST

$4,528,875
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EXPECTED CAPITAL
REPLACEMENT RESERVE ANALYSIS

Project Number: 20160010

Date:
Inflation Rate:
Project:
Address:
Square Feet:

2/8/16
2.50%

Sisters of the Divine Compassion & Good Counsel Academy
Building 5A - Original Convent Building
White Plains, Westchester County, New York 10603
55,350

COST PER YEAR
ITEM

EUL

AGE

RUL

QUANTITY

UNIT

UNIT COST

Exteriors- repairs as needed, caulk/seal; exterior painting
(including wood elements)

7 to 10

0

7to10

1

Lump Sum

$350,000

Roofs - periodic repairs and replacements

20to25

5to10

5to10

19,000

Square Feet

$12.00

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 7

YEAR 8

YEAR 9

YEAR 10

YEAR 11

YEAR 12

$300,000

$300,000
$228,000

$57,000

$57,000

$57,000

$57,000

$57,000

$57,000

$57,000

$357,000

$0

$0

EUL- Expected Useful Life

TOTAL UNINFLATED

$0

$0

$0

$0

$0

$0

RUL- Remaining Useful Life

Inflation Factor @ 2.5%

100.00%

102.50%

105.06%

107.69%

110.38%

113.14%

115.97%

118.87%

121.84%

124.89%

128.01%

131.21%

TOTAL INFLATED

$0

$0

$0

$0

$0

$0

$66,103

$67,755

$69,449

$445,844

$0

$0

CUMULATIVE TOTAL UNINFLATED

$0

$0

$0

$0

$0

$0

$57,000

$114,000

$171,000

$528,000

$528,000

$528,000

CUMULATIVE TOTAL INFLATED

$0

$0

$0

$0

$0

$0

$66,103

$133,858

$203,307

$649,151

$649,151

$649,151

RESERVE SUMMARY
Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

Total Uninflated

Total Inflated

$528,000
$9.54
$0.79

$649,151
$11.73
$0.98

SUMMARY
TOTAL
RESERVES
(ALL YEARS)

$528,000
$649,151
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Cost Estimate to Remedy Physical Deficiencies

Project Number: 20160010

Date:
Project:
Address:

2/8/16

Sisters of the Divine Compassion & Good Counsel Academy
Building 5B -1959 Building
52 North Broadway
White Plains, Westchester County, New York 10603

QUANTITY

UNITS

UNIT
COST

IMMEDIATE
COST

COMMENTS

Exteriors

18,000

Square Feet

$7.00

$126,000

Brick masonry repairs as needed, pointing, repair and
paint rusted steel lintels; sill repairs

Windows

130

Each

$1,000

$130,000

Replace windows-reportedly replaced in 1980's; air
and moisture intrusion reported; difficulty operating

Roofs

4,000

Square Feet

$10.00

$40,000

Replace low height flat roof section; inspect and repair
clerestory section windows as needed over chapel

Roofs

1

Lump Sum

$5,000

$5,000

Have roofing contractor check roofs including areas of
prior leaks at bulkheads

Restrooms

1

Lump Sum

$200,000

$200,000

Renovate restrooms including upgrades for ADA
accessibility compliance

ITEM

Kitchens

NA

NA

$0.00

$0.00

To be Determined - commercial type kitchen in lower
level that was for main dining functions would need to
be refurbished if to be re-used; actual costs will vary
depending on various factors including possible future
use.

Entrances

1

Lump Sum

$25,000

$25,000

Allowance for construction of handicap accessible
entrance/ramp

Stairwells

2

Lump Sum

$60,000

$120,000

Allowance for completion of modifications as needed
for code compliance including railings and doors;
repair water damage from prior roof leakage
To be Determined - interior finishes and equipment are
dated and worn, and will require replacement and/or
refurbishing; expected to be done as part of future
renovations; actual costs will vary significantly
depending on various factors including future
occupants and use, etc.

Interior Renovations

NA

NA

$0.00

$0.00

Replace plumbing systems in the 1959 Convent Bldg.

37,375

Square Feet

$4.00

$149,500

System to be shared with original Convent Building

Replace HVAC systems in the 1959 Convent Bldg.

37,375

Square Feet

$13.00

$485,875

System may be shared with original Convent Building,
Building 5A, depending on what type of system is
installed.

Replace electrical system in the 1959 Convent Bldg.

37,375

Square Feet

$12.00

$448,500

System to be shared with original Convent Building

Install standpipe/sprinkler system in the 1959 Convent Bldg.

37,375

Square Feet

$3.50

$130,813

System to be shared with original Convent Building

Replace fire alarm system in the 1959 Convent Bldg.

1

Lump Sum

$50,000

$50,000

System to be shared with original Convent Building

Replace controls, drive machine and cab interior for the
elevator in the 1959 Convent Bldg.

1

Each

$75,000

$75,000

TOTAL COST

$1,985,687.50
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EXPECTED CAPITAL
REPLACEMENT RESERVE ANALYSIS

Project Number: 20160010

Date:
Inflation Rate:
Project:
Address:
Square Feet:

Sisters of the Divine Compassion & Good Counsel Academy
Building 5B -1959 Building
White Plains, Westchester County, New York 10603
37,375

COST PER YEAR
ITEM
Exteriors- masonry repairs as needed, pointing, caulk/seal
Roofs - replace 5-story section

EUL- Expected Useful Life
RUL- Remaining Useful Life

2/8/16
2.50%

EUL

AGE

RUL

QUANTITY

UNIT

UNIT COST

7 to 10
15to20

0
5

7to10
10

1
5,000

Lump Sum
Square Feet

$75,000
$12.00

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 7

YEAR 8

YEAR 9

YEAR 10

YEAR 11

YEAR 12

$75,000
$60,000

TOTAL UNINFLATED

$0

$0

$0

$0

$0

$0

$0

$0

$0

$135,000

$0

$0

Inflation Factor @ 2.5%

100.00%

102.50%

105.06%

107.69%

110.38%

113.14%

115.97%

118.87%

121.84%

124.89%

128.01%

131.21%

TOTAL INFLATED

$0

$0

$0

$0

$0

$0

$0

$0

$0

$168,597

$0

$0

CUMULATIVE TOTAL UNINFLATED

$0

$0

$0

$0

$0

$0

$0

$0

$0

$135,000

$135,000

$135,000

CUMULATIVE TOTAL INFLATED

$0

$0

$0

$0

$0

$0

$0

$0

$0

$168,597

$168,597

$168,597

RESERVE SUMMARY
Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

Total Uninflated

Total Inflated

$135,000
$3.61
$0.30

$168,597
$4.51
$0.38

SUMMARY
TOTAL
RESERVES
(ALL YEARS)
$75,000
$60,000

$135,000
$168,597

Above does not include cost of refurbishing/renovating interior finishes, fixtures and equipment - costs will vary depending on future use of building
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Cost Estimate to Remedy Physical Deficiencies

Project Number: 20160010

Date:
Project:
Address:

1/19/16

Sisters of the Divine Compassion & Good Counsel Academy
Building 9 -Elementary School Building
52 North Broadway
White Plains, Westchester County, New York 10603

QUANTITY

UNITS

UNIT
COST

IMMEDIATE
COST

COMMENTS

Exteriors

7,000

Square Feet

$12.00

$84,000

Exterior siding replacement; actual costs will vary significantly
if existing shingles are determined to be asbestos and abatement
is required; costs do not include possible costs of abatement

Structural

1

Lump Sum

$100,000

$100,000

Allowance for further investigation by structural engineer at rear
porch and areas of sloped/uneven floors; preliminary allowance
for repairs only; actual cost may vary significantly depending on
results of further inspection and actual conditions encountered.

Exterior Stairs

1

Lump Sum

$12,000

$12,000

Replace exterior steel fire egress stairs

Interior Stairs

3

Each

$40,000

$120,000

Allowance for completion of modifications as needed for code
compliance including railings, doors and partitions

ITEM

NA

NA

$0.00

$0.00

To be Determined - interior finishes and equipment are dated
and worn, and will require replacement and/or refurbishing;
expected to be done as part of future renovations; actual costs
will vary significantly depending on various factors including
future occupants and use, etc.

Entrances

1

Lump Sum

$30,000

$30,000

Allowance for construction of accessible entrances as required;
actual costs ,ay vary significantly based on results of more
detailed ADA survey & historic limitations.

Restrooms

2

Lump Sum

$50,000

$100,000

Allowance for construction of handicap accessible restrooms;
costs may vary significantly based on results of more detailed
ADA survey.

Playground

1

Lump Sum

$25,000

$25,000

Allowance for replacement of playground equipment and
surfacing at rear yard; costs may vary depending on future use

Renovate the plumbing system

7,600

Square Feet

$4.00

$30,400

Renovate the HVAC systems

7,600

Square Feet

$15.00

$114,000

Renovate the electrical system

7,600

Square Feet

$12.00

$91,200

Install a fire sprinkler system

7,600

Square Feet

$2.75

$20,900

Renovate the fire alarm system

1

Each

$20,000

$20,000

Install a new elevator

1

Each

$100,000

$100,000

Interior Renovations

TOTAL COST

$847,500
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EXPECTED CAPITAL
REPLACEMENT RESERVE ANALYSIS

Project Number: 20160010

Date:
Inflation Rate:
Project:
Address:
Square Feet:

Sisters of the Divine Compassion & Good Counsel Academy
Building 9 -Elementary School Building
White Plains, Westchester County, New York 10603
7,600

COST PER YEAR
ITEM
Exteriors-caulking/sealing& exterior painting
Exterior stairs-scrape & paint
Exterior door replacements (incl. basement entrances)
Roof replacements
Window replacements - actual costs may vary significantly
depending in historic review requirements, if applicable.

1/19/16
2.50%

EUL

AGE

RUL

QUANTITY

UNIT

UNIT COST

7 to 10
7to10
25to30
15to20

0
0
25+
10+

7to10
7to10
1to2
1to3

7,000
1
1
4,000

Square Feet
Lump Sum
Lump Sum
Square Feet

$2.50
$2,000
$10,000
$12.00

25

15+

3to5

1

Lump Sum

$75,000

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 9

YEAR 10

YEAR 11

YEAR 12

$10,000
$48,000
$75,000

$75,000

TOTAL UNINFLATED

$10,000

$48,000

$75,000

$0

$0

$0

RUL- Remaining Useful Life

Inflation Factor @ 2.5%

100.00%

102.50%

105.06%

107.69%

110.38%

TOTAL INFLATED

$10,000

$49,200

$78,797

$0

$0

CUMULATIVE TOTAL UNINFLATED

$10,000

$58,000

$133,000

$133,000

CUMULATIVE TOTAL INFLATED

$10,000

$59,200

$137,997

$137,997

RESERVE SUMMARY

YEAR 8

$17,500.00
$2,000

EUL- Expected Useful Life

Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

YEAR 7

SUMMARY
TOTAL
RESERVES
(ALL YEARS)
$17,500
$2,000
$10,000
$48,000

$19,500

$0

$0

$0

$0

$0

113.14%

115.97%

118.87%

121.84%

124.89%

128.01%

131.21%

$0

$22,614

$0

$0

$0

$0

$0

$133,000

$133,000

$152,500

$152,500

$152,500

$152,500

$152,500

$152,500

$137,997

$137,997

$160,611

$160,611

$160,611

$160,611

$160,611

$160,611

Total Uninflated

Total Inflated

$152,500
$20.07
$1.67

$160,611
$21.13
$1.76

$152,500
$160,611
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Cost Estimate to Remedy Physical Deficiencies

Project Number: 20160010

Date:
Project:

Sisters of the Divine Compassion & Good Counsel Academy

Address:

Building 10 - GC Middle School & Gym Building

2/8/16

52 North Broadway
White Plains, Westchester County, New York 10603
QUANTITY

UNITS

UNIT
COST

IMMEDIATE
COST

COMMENTS

2,000

Square Feet

$15.00

$30,000

Replace slate patio at rear of building, alongside
cafeteria area.

Exteriors

1

Lump Sum

$75,000

$75,000

Allowance for brick masonry repairs as needed; repair
areas of cracking at rear elevation facing courtyard;
tuck pointing as needed, caulking, steel lintel repairs,
sills and repair/replace missing/loose metal fascia.

Windows/Storefront Entrance

1

Lump Sum

$60,000

$60,000

Replace windows and storefront entrances at lower
level at elevation where cafeteria is located

16,500

Square Feet

$12.00

$198,000

Roof replacement; actual costs may vary if deck
repairs and/or replacements are needed due to history
of prior leakage and drainage issues.

Roofs/Drainage

4

Each

$3,500

$14,000

Install additional roof drains as needed

Restrooms

1

Lump Sum

$250,000

$250,000

Renovate restrooms including upgrades for ADA
accessibility compliance

ITEM
Flatwork/Patios

Roofs

NA

NA

$0.00

$0.00

To be Determined - interior finishes and equipment
are dated and worn, and will require replacement
and/or refurbishing; expected to be done as part of
future renovations; actual costs will vary significantly
depending on various factors including future
occupants and use, etc.

1

Lump Sum

$50,000

$50,000

Allowance for construction of accessible entrances as
required; actual costs ,ay vary significantly based on
results of more detailed ADA survey

Renovate the base building plumbing system

32,836

Square Feet

$3.00

$98,508

Renovate the base building HVAC systems

32,836

Square Feet

$10.00

$328,360

Renovate the base building electrical system

32,836

Square Feet

$8.00

$262,688

Install the base building fire sprinkler system

32,836

Square Feet

$2.00

$65,672

Renovate the base building fire alarm system

1

Each

$50,000

$50,000

Interior Renovations

Entrances

TOTAL COST

$1,452,228
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EXPECTED CAPITAL
REPLACEMENT RESERVE ANALYSIS

Project Number: 20160010

Date:
Inflation Rate:
Project:
Address:
Square Feet:

Sisters of the Divine Compassion & Good Counsel Academy
Building 10 - GC Middle School & Gym Building
White Plains, Westchester County, New York 10603
32,836

COST PER YEAR
ITEM
Exteriors-façade inspection, pointing, caulking, sealing
Window replacements
Exterior door replacements

EUL- Expected Useful Life
RUL- Remaining Useful Life

2/8/16
2.50%

EUL

AGE

RUL

QUANTITY

UNIT

UNIT COST

7 to 10
25to30
25to30

0
25+
25+

7to10
1to2
1to2

1
1
1

Lump Sum
Lump Sum
Lump Sum

$100,000
$200,000
$25,000

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 7

YEAR 8

YEAR 9

YEAR 10

YEAR 11

YEAR 12

$100,000
$200,000
$25,000

TOTAL UNINFLATED

$0

$225,000

$0

$0

$0

$0

$100,000

$0

$0

$0

$0

$0

Inflation Factor @ 2.5%

100.00%

102.50%

105.06%

107.69%

110.38%

113.14%

115.97%

118.87%

121.84%

124.89%

128.01%

131.21%

TOTAL INFLATED

$0

$230,625

$0

$0

$0

$0

$115,969

$0

$0

$0

$0

$0

CUMULATIVE TOTAL UNINFLATED

$0

$225,000

$225,000

$225,000

$225,000

$225,000

$325,000

$325,000

$325,000

$325,000

$325,000

$325,000

CUMULATIVE TOTAL INFLATED

$0

$230,625

$230,625

$230,625

$230,625

$230,625

$346,594

$346,594

$346,594

$346,594

$346,594

$346,594

Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

$325,000
$9.90
$0.82

SUMMARY
TOTAL
RESERVES
(ALL YEARS)
$100,000
$200,000
$25,000

$325,000
$346,594

$346,594
$10.56
$0.88
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Cost Estimate to Remedy Physical Deficiencies

Project Number: 20160010

Date:
Project:
Address:

ITEM

QUANTITY

UNITS

2/8/16

Sisters of the Divine Compassion & Good Counsel Academy
Other Buildings
52 North Broadway
White Plains, Westchester County, New York 10603
UNIT
COST

IMMEDIATE
COST

COMMENTS

St. Anne's Cottage

1

Lump Sum

$30,000

$30,000

Power wash exterior siding; stone foundation wall
repairs and pointing; replace exterior doors; slat
roofing repairs as needed; gutter repairs; repair broken
concrete at rear yard around drain inlet and at front
entrance walkway/steps; replace basement entrance
door from rear yard; inspect & repair basement
foundation walls and framing as needed; areas of
water intrusion and possible mold observed; costs may
vary depending on actual conditions encountered and
do not include possible mold survey/abatement.

Nursery/Pre-K Building

1

Lump Sum

$60,000

$60,000

Roof replacement; siding/shingle repairs (may be
asbestos containing); rebuild exterior steps at rear;
concrete repairs; replace playground

St. James Stable Building (property manager residence)

1

Lump Sum

$7,000

$7,000

Rebuild wood exterior deck

$12,000

Allowance for demolition and removal of existing
building; structural unstable

$25,000

Allowance for demolition and removal of lower
height section containing maintenance./storage room
areas significant structural
deterioration
at
foundation/base of exterior wall; allowance for
exterior brick masonry repairs, pointing and painting
as needed

$0.00

To be Determined - interior finishes and equipment in
cottage and nursery buildings are dated and worn, and
will require replacement and/or refurbishing; expected
to be done as part of future renovations; actual costs
will vary significantly depending on various factors
including future occupants and use, etc. ; heating plant
building costs will depend on whether central steam
system continues to be used for property

$1,000

Provide containment around fuel oil storage tank

Garage Building

Heating Plant Building

Interiors

St. Anne's Cottage

1

1

Lump Sum

Lump Sum

$12,000

$25,000

1

NA

$0.00

1

Lump Sum

$1,000

TOTAL COST

$135,000
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EXPECTED CAPITAL
REPLACEMENT RESERVE ANALYSIS

Project Number: 20160010

Date:
Inflation Rate:
Project:
Address:
Square Feet:

2/8/16
2.50%

Sisters of the Divine Compassion & Good Counsel Academy
Other Buildings
White Plains, Westchester County, New York 10603
9,039

COST PER YEAR
ITEM

EUL

AGE

RUL

QUANTITY

UNIT

UNIT COST

St. Anne's Cottage - roof replacement
St. Anne's Cottage - window and door replacements
Nursery Building - exterior repairs as needed, painting
Nursery Building - window and door replacements
St. James Stable Building - roof replacement
Replace domestic hot water heaters in St. Jean's Stables, St.
Anne's Cottage and Nursery
Replace boilers in St. Jean's Stables, St. Anne's Cottage and
Nursery

30to40
25to30
7 to 8
25to30
2510+

25+
25+
0
25+
10+

1to5
1to5
7to8
1to5
5to10

1,400
1
1
1
1,300

Square Feet
Lump Sum
Lump Sum
Lump Sum
Square Feet

$10.00
$15,000
$10,000
$20,000
$6.00

10

Varies Varies

3

Each

$1,500

25

Varies Varies

3

Each

$5,000

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 7

YEAR 8

YEAR 9

YEAR 10

YEAR 11

YEAR 12

$14,000
$15,000
$10,000
$20,000
$7,800
$1,500

$1,500

$3,000

$5,000

EUL- Expected Useful Life

TOTAL UNINFLATED

$0

$5,000

RUL- Remaining Useful Life

Inflation Factor @ 2.5%

$5,000

$36,500

$0

$15,500

$5,000

$5,000

$15,000

$17,800

$0

$0

$5,000

$0

$0

100.00%

102.50%

105.06%

107.69%

110.38%

113.14%

115.97%

118.87%

121.84%

124.89%

128.01%

131.21%

TOTAL INFLATED

$0

$5,125

$38,348

$0

$17,109

$5,657

$20,643

$0

$0

$6,244

$0

$0

CUMULATIVE TOTAL UNINFLATED

$0

$5,000

$41,500

$41,500

$57,000

$62,000

$79,800

$79,800

$79,800

$84,800

$84,800

$84,800

CUMULATIVE TOTAL INFLATED

$0

$5,125

$43,473

$43,473

$60,582

$66,239

$86,881

$86,881

$86,881

$93,126

$93,126

$93,126

RESERVE SUMMARY
Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

SUMMARY
TOTAL
RESERVES
(ALL YEARS)
$14,000
$15,000
$10,000
$20,000
$7,800

Total Uninflated

Total Inflated

$84,800
$9.38
$0.78

$93,126
$10.30
$0.86

$84,800
$93,126
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Immediate Reserves

Project Number: 20160010

Date:

Project:
Address:

ITEM

QUANTITY

2/8/2016

Sisters of Divine Compassion & GC Academy
Site Work
52 North Broadway
White Plains, Westchester County, New York 10603

UNIT

UNIT COST

IMMEDIATE COST

COMMENTS

Paving

1

Lump Sum

$50,000

$50,000

Paving & curbing repairs as needed, seal & re-stripe
parking areas at surface parking lots and circulation drives;
actual costs for paving may vary depending on future
parking count required, which will depend on future use
proposed.

Flatwork - Sidewalks

1

Lump Sum

$20,000

$20,000

Allowance for concrete, stone and asphalt sidewalk repairs
and/or replacements as needed.

Utilities

1

Lump Sum

$50,000

$50,000

Allowance for further investigation of sewer line from
chapel that was previously repaired; preliminary
allowance, actual cost will vary depending on results of
investigation; repair collapsed section of paving near catch
basin inlet and rebuild as needed; provide allowance for
investigation of existing lines and complete repairs as
needed.

Landscaping/Site Appurtenances

1

Lump Sum

$40,000

$40,000

Allowance to trim/cut larger trees alongside buildings,
repair as needed and paint fencing.

Increased Lighting at Buildings

1

Lump Sum

$50,000

$40,000

TOTAL COST:

$200,000

Replacement Reserves
10 years

Project Number: 20160010

Date:
Inflation Rate:

Year Constructed : Various times between late 1800's & 1980's

Project:
Address:

Sisters of Divine Compassion & GC Academy
52 North Broadway
White Plains, Westchester County, New York 10603

Square Feet:

189,000
COST PER YEAR

ITEM

EUL

Paving-periodic repairs, seal & restriping-parking lots
5
Paving-periodic full depth removals and replacements
25to30
and overlay as needed
Flatwork-periodic repairs and replacements
25
Utilities-periodic inspections, cleaning, repairs and
5to10
maintenance of storm drain lines

EUL- Expected Useful Life
RUL- Remaining Useful Life

RUL

QUANTITY

UNITS

UNIT COST

0

5

1

Lump Sum

$40,000

Varies

Varies

200,000

Square Feet

$1.50

Varies

Varies

2,000

Square Feet

$7.50

$15,000

$15,000

$15,000

$45,000

Varies

Varies

1

Lump Sum

$25,000

$25,000

$25,000

$25,000

$75,000

Inflation Factor

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 6

YEAR 7

YEAR 8

YEAR 9

YEAR 10

YEAR 11

YEAR 12

SUMMARY
TOTAL
RESERVES
(ALL YEARS)
$40,000

AGE

TOTAL UNINFLATED

YEAR 1

1/19/2016
2.50%

$40,000
$300,000

$300,000

$0

$0

$40,000

$0

$300,000

$40,000

$0

$0

$40,000

$40,000

$0

$0

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

TOTAL INFLATED

$0

$0

$40,000

$0

$300,000

$40,000

$0

$0

$40,000

$40,000

$0

$0

CUMULATIVE TOTAL UNINFLATED

$0

$0

$40,000

$40,000

$340,000

$380,000

$380,000

$380,000

$420,000

$460,000

$460,000

$460,000

CUMULATIVE TOTAL INFLATED

$0

$0

$40,000

$40,000

$340,000

$380,000

$380,000

$380,000

$420,000

$460,000

$460,000

$460,000

RESERVE SUMMARY
Total Reserves
Per Square Foot Reserves (All Years)
Per Square Foot Reserves (Per Year)

TOTAL UNINFLATED
$460,000
$2.43
$0.20

TOTAL INFLATED
$460,000
$2.43
$0.20

$460,000

$460,000

Summary Table

Project No.

20160010
Sister of Divine Compassion & Good Counsel Academy
52 North Broadway
White Plains, Westchester County, New York 10603

Bldg. 1
1
2

Description
High School Labs
GC High School

Immediate Repairs

Replacement Reserves
(Uninflated)

$201,023
$2,042,257

$21,600
$214,000

Replacement Reserves
Comments
(Inflated)
$24,513
$256,981

5A

Convent(Original)

$4,528,875

$528,000

$649,151

5B

1959 Bldg.

$1,985,688

$135,000

$168,597

6
7
9
10

Mapleton
Chapel
GC Elem.School
GC Middle Sch./Gym

$0.00
$0.00
$847,500
$1,452,228

$0.00
$0.00
$152,500
$325,000

$0.00
$0.00
$160,611
$346,594

$134,000

$84,800

$93,126

$200,000
$11,391,570

$460,000
$1,920,900

$517,111
$2,216,684

3, 4, 8, 11 & 12 Other Buildings
Site
Totals

May be shared system with 1959
convent building, but costs are
allocated separately
May be shared system with
original convent, but costs are
allocated separately
Not part of scope of this review
Not part of scope of this review

Cottage, Nursery, Stable, Garage
and Heating Plant Buildings

APPENDIX A
MAPS

Subject
Property

US DEPARTMENT OF THE INTERIOR GEOLOGICAL SURVEY 7.5’ TOPOGRAPHIC QUADRANGLE
Sisters of the Divine Compassion
Former Good Counsel Academy Campus
52 North Broadway
Project No.: 20160010
Property Solutions Inc.
White Plains, Westchester County,
New York 10603
Topo Quad Name: White Plains, NY
Property Boundaries are Approximate

Subject
Property

TAX MAP

Property Solutions Inc.

Sisters of the Divine Compassion
Former Good Counsel Academy Campus
52 North Broadway
White Plains, Westchester County,
New York 10603

Project No.: 20160010

Subject
Property

2015 TERRASERVER AERIAL

Property Solutions Inc.

Sisters of the Divine Compassion
Former Good Counsel Academy Campus
52 North Broadway
White Plains, Westchester County,
New York 10603

Project No.: 20160010

Subject
Property

FLOOD INSURANCE RATE MAP

Property Solutions Inc.
Location: White Plains, NY

Sisters of the Divine Compassion
Former Good Counsel Academy Campus
52 North Broadway
White Plains, Westchester County,
New York 10603
Date: 12/28/2007

Project No.: 20160010

Community-Panel Number: 0267F

Building #1
High School Laboratories
Footprint Area: 2,830 SF
Building #2
GC High School
Footprint Area: 7,105 SF
Building #5B
1959 Building (Residence)
Footprint Area: 7,475 SF
Building #5A
Convent
Footprint Area: 18,450 SF
Building #7
Chapel
Footprint Area: 7,965 SF

Building #8
Heating Plant
Footprint Area: 5,127 SF
Building #9
GC Elementary School
Footprint Area: 3,800 SF
Building #10
GC Middle School/Gymnasium
Footprint Area: 16,418 SF
Building #11
Garage
Footprint Area: 1,195 SF
Building #12
St. Jean's (Stables)
Footprint Area: 1,242 SF
Building #3
St. Anne's Cottage
Footprint Area: 664 SF

Building #6
Mapleton
Footprint Area: 3,250 SF

Building #4
Nursery
Footprint Area: 1,342 SF

APPENDIX B
PROPERTY PHOTOGRAPHS

PHOTO 1.
View of entrance road from North Broadway.

PHOTO 2.
View of paved onsite drive.

PHOTO 3.
View of paved parking lot.

Property Solutions Inc.
Project No.: 20160010

PHOTO 4.
View of slate walkway.

PHOTO 5.
View of concrete walkway.

PHOTO 6.
View of playground area.

Property Solutions Inc.
Project No.: 20160010

PHOTO 7.
View of original convent building.

PHOTO 8.
View of original convent building.

PHOTO 9.
View of original convent building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 10.
View of original convent building.

PHOTO 11.
View of cracking at original convent building.

PHOTO 12.
View of entrance area at original convent
building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 13.
View of 1959 convent building.

PHOTO 14.
View of 1959 convent building.

PHOTO 15.
View of lower height section at 1959 convent
building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 16.
View of exterior cracking at 1959 building.

PHOTO 17.
View of windows at 1959 convent building.

PHOTO 18.
View of 1959 convent building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 19.
View of high school building.

PHOTO 20.
View of entrance to high school building.

PHOTO 21.
View of high school building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 22.
View of high school with lower height section in
foreground.

PHOTO 23.
View of high school building.

PHOTO 24.
View of rusted steel column at high school
building lower height section.

Property Solutions Inc.
Project No.: 20160010

PHOTO 25.
View of high school lab building.

PHOTO 26.
View of high school lab building.

PHOTO 27.
View of high school labs building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 28.
View of elementary school building.

PHOTO 29.
View of elementary school building.

PHOTO 30.
View of elementary school building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 31.
View of elementary school building.

PHOTO 32.
View of elementary school building and exterior
fire escape stairs.

PHOTO 33.
View of entrance to elementary school building.
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Project No.: 20160010

PHOTO 34.
View of middle school/gym building.

PHOTO 35.
View of middle school/gym building.

PHOTO 36.
View of east elevation and patio alongside
former cafeteria at middle school/gym building.

Property Solutions Inc.
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PHOTO 37.
View of deteriorated patio alongside cafeteria.

PHOTO 38.
View of
building.

cracking

at middle

school/gym

PHOTO 39.
View of windows at east elevation of middle
school/gym building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 40.
View of heating plant building.

PHOTO 41.
View of heating plant building.

PHOTO 42.
View of deterioration at base of exterior wall
and foundation at side of heating plant building
where maintenance shop is located.

Property Solutions Inc.
Project No.: 20160010

PHOTO 43.
View of St. James former stable building –
converted to dwelling and occupied as residence
of property manager.

PHOTO 44.
View of exterior deck at St. James building.

PHOTO 45.
View of garage building next to St. James
building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 46.
View of garage building.

PHOTO 47.
View of St. Anne’s cottage.

PHOTO 48.
View of St. Anne’s cottage.

Property Solutions Inc.
Project No.: 20160010

PHOTO 49.
View of nursery/pre-k building.

PHOTO 50.
View of nursery/pre-K building.

PHOTO 51.
View of playground alongside nursery building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 52.
View of chapel – not part of subject of this
report.

PHOTO 53.
View of Mapleton office building – not part of
subject.

PHOTO 54.
View of vacant land area at southeast corner of
property.

Property Solutions Inc.
Project No.: 20160010

PHOTO 55.
Interior view of original convent building.

PHOTO 56.
View of typical residence room in original
convent building.

PHOTO 57.
View of stairs in original convent building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 58.
View of restrooms in original convent building.

PHOTO 59.
View of attic in original convent building.

PHOTO 60.
View of common area in original convent
building.
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Project No.: 20160010

PHOTO 61.
View of area of moisture penetration in below
grade area in original convent building.

PHOTO 62.
View of area of moisture penetration in below
grade area at original convent building.

PHOTO 63.
View of corridors and windows at original
convent building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 64.
View of roof at original convent building.

PHOTO 65.
View of roof at original convent building.

PHOTO 66.
View of flat roof section at original convent
building.

Property Solutions Inc.
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PHOTO 67.
Interior of 1959 convent building.

PHOTO 68.
Typical resident room in 1959 convent building.

PHOTO 69.
Stairwell in 1959 convent building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 70.
Window in 1959 convent building.

PHOTO 71.
High roof at 1959 convent building.

PHOTO 72.
Parapet at 1959 convent building high roof.

Property Solutions Inc.
Project No.: 20160010

PHOTO 73.
Chapel at 1959 convent building.

PHOTO 74.
Clerestory windows at chapel.

PHOTO 75.
View of low roof at 1959 convent building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 76.
Typical classroom in high school building.

PHOTO 77.
View of corridor in high school building.

PHOTO 78.
View of library in high school building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 79.
View of stairs in high school building.

PHOTO 80.
View of corridor in high school building.

PHOTO 81.
View of shop in high school building.

Property Solutions Inc.
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PHOTO 82.
View of lab space in high school lab building.

PHOTO 83.
View of connecting corridor between the two
wings in the high school lab building.

PHOTO 84.
View of basement in high school lab building.

Property Solutions Inc.
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PHOTO 85.
View of basement in high school lab building.

PHOTO 86.
Interior of elementary school building.

PHOTO 87.
View of roof at elementary school building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 88.
View of prior structural movement/sagging at
rear of elementary school building.

PHOTO 89.
View of gym at middle school/gym building.

PHOTO 90.
View of lobby entrance at middle school/gym
building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 91.
View of cafeteria at
building.

middle school/gym

PHOTO 92.
View of former kitchen for cafeteria at middle
school/gym building

PHOTO 93.
View of stairs at middle school/gym building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 94.
View of middle school/gym roof.

PHOTO 95.
View of steel framing and metal decking at
middle school.

PHOTO 96.
Middle school corridor.
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PHOTO 97.
View of middle school classroom.

PHOTO 98.
View of restrooms in middle school building.

PHOTO 99.
View of middle school building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 100.
Interior of St. James Building - former stable
building converted to residence, occupied by
onsite property manager.

PHOTO 101.
View of basement of St. James building.

PHOTO 102.
Interior of garage building

Property Solutions Inc.
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PHOTO 103.
Interior view of garage building.

PHOTO 104.
View of heating plant interior.

PHOTO 105.
View of heating plant building – deck
replacements reportedly done with roofing
replacement.

Property Solutions Inc.
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PHOTO 106.
View of interior deterioration at heating plant
building.

PHOTO 107.
View of heating plant building.

PHOTO 108.
Interior of St. Anne’s cottage.
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PHOTO 109.
Moisture and possible mold at basement of St.
Anne’s cottage.

PHOTO 110.
View of moisture and possible mold in basement
of St. Anne’s cottage.

PHOTO 111.
View of nursery/pre-k building interior.

Property Solutions Inc.
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PHOTO 112.
View of nursery/pre-K building.

PHOTO 113.
Bathroom in nursery building.

PHOTO 114.
Kitchen in nursery building.

Property Solutions Inc.
Project No.: 20160010

PHOTO 115.
A six inch water service in a manhole at the
southwest corner of the property that provides
domestic water to all buildings

PHOTO 116.
250 boiler horsepower scotch marine steam
boilers in the Heating Plant Building that
supplies steam to the buildings

PHOTO 117.
Steam supply and condensate return lines at the
entrance to the steam tunnel in the Heating Plant
Building

Property Solutions Inc.
Project No.: 20160010

PHOTO 118.
Transformer on utility pole that provides electric
power to all buildings

PHOTO 119.
Open house trap for sanitary waste system in
cellar of the Original Convent Building

PHOTO 120.
Steam to water heat exchanger in the cellar of
the 1959 Convent Building that provides
domestic hot water for both Convent buildings

Property Solutions Inc.
Project No.: 20160010

PHOTO 121.
Domestic hot water storage tank in the cellar of
the 1959 Convent Building that stores the
domestic hot water for both Convent buildings

PHOTO 122.
Typical cast iron radiator in the Original
Convent Building that serves one pipe steam
system

PHOTO 123.
Typical hot water finned tube radiation at the
perimeter of the 1959 Convent Building

Property Solutions Inc.
Project No.: 20160010

PHOTO 124.
Air handler in attic of Original Convent
Building serving sleeping quarters on the fourth
floor

PHOTO 125.
Condensing unit for the attic air handler located
on the third floor roof in the courtyard of the
Original Convent Building

PHOTO 126.
New condensing unit for the variable
refrigeration heat pumps that were installed to
serve the new apartments on the fourth floor of
the Original Convent Building

Property Solutions Inc.
Project No.: 20160010

PHOTO 127.
Condensing unit on the roof of the 1959
Convent Building serving the Chapel on the first
floor

PHOTO 128.
Toilet exhaust fan (left) and kitchen hood
exhaust fan (right) in penthouse of the 1959
Convent Building

PHOTO 129.
Steam condensate receiver with duplex pumps in
the cellar of the Original Convent Building that
returns the condensate to the Heating Plant
Building

Property Solutions Inc.
Project No.: 20160010

PHOTO 130.
800 amp electrical service in the 1959 Convent
Building that serves both Convent buildings.
Note that the main (long) panel has openings on
the sides of the front plate.

PHOTO 131.
Elevator in the Original Convent Building

PHOTO 132.
Elevator drive machine and controls in
penthouse serving the 1959 Convent Building
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PHOTO 133.
Typical standpipe with fire hose rack in the
Original Convent Building

PHOTO 134.
Fire alarm control panel in first floor corridor of
the Original Covent Building serving both
Convent buildings

PHOTO 135.
Steam to hot water heat exchanger (left) in High
School Building for the domestic hot water
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PHOTO 136.
Natural gas service for the High School Building

PHOTO 137.
Fire standpipe with fire sprinkler line that serves
a portion of the stairs in the High School
Building

PHOTO 138.
Fire alarm control panel on the first floor of the
High School Building
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PHOTO 139.
Typical cast iron steam radiator in the High
School Labs Building

PHOTO 140.
One of two Condensate receivers with a pump in
the cellar of the High School Labs Building

PHOTO 141.
Lab hood with exhaust fan on top in the High
School Labs Building
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PHOTO 142.
Fire alarm control panel and annunciator in the
High School Labs Building

PHOTO 143.
Steam to hot water heat exchanger for the
domestic water in the Gym portion of the
Middle School/Gym Building

PHOTO 144.
Typical heating and ventilating unit at the
ceiling of the Gym
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PHOTO 145.
Perimeter convectors for heating the cafeteria in
the Middle School/Gym Building

PHOTO 146.
Rooftop air conditioning unit serving the school
portion of the Middle School/Gym Building

PHOTO 147.
Main electrical service in the Gym portion of the
Middle School/Gym Building. The service also
provides power for the Heating Plant, the
Covent and the High School Buildings
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PHOTO 148.
Chemical fire suppression system in the kitchen
hood of the Middle School/Gym Building

PHOTO 149.
Audible/visual alarm and manual pull station at
the exit from the school of the Middle
School/Gym Building

PHOTO 150.
Typical cast iron radiator in an enclosure in the
Elementary School Building
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PHOTO 151.
Main electric service panel in the Elementary
School Building

PHOTO 152.
Gas fired hot water boiler and domestic water
storage heater in the St. Jean’s Stable Building

PHOTO 153.
Natural gas service for St. Anne’s Cottage
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PHOTO 154.
Oil fired hot water boiler in the cellar of the St.
Anne’s Cottage

PHOTO 155.
275 gallon oil storage tank in the boiler room of
St. Anne’s Cottage

PHOTO 156.
Gas fired hot water boiler in the cellar of the
Nursery Building
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APPENDIX C
CORRESPONDENCE

APPENDIX D
PROFESSIONAL QUALIFICATIONS

TONY AMARAL, P.E.
SENIOR PROJECT MANAGER
EDUCATION

Master of Science - Civil Engineering
New Jersey Institute of Technology
Bachelor of Science - Civil Engineering
New Jersey Institute of Technology

ACCREDITATIONS

Licensed Professional Engineer in New Jersey
National Society of Professional Engineers
American Society of Civil Engineers

SUMMARY OF QUALIFICATIONS
As a Senior Project Manager, Mr. Amaral has conducted and supervised the performance of engineering
and environmental reports. He performs property condition assessments, construction inspections, plan,
cost and construction document reviews. In addition, he directs the construction and property
management functions required for owned real estate projects.
His duties involve extensive interaction with bank officers and senior management, consulting engineers,
architects, regulatory officials, builders, contractors, attorneys, and consultants. Experience typically
involved handling of multiple projects simultaneously, including residential, commercial, industrial, and
special use properties.
Prior experience includes completing technical and environmental reviews, construction inspections of
assigned projects, and engineering condition reports for real estate recovery portfolio. Assisted in the
initial efforts of department to create standard policies and procedures for engineering and environmental
reviews for asset recovery, distressed, and bank owned properties. Assisted in management of unit,
including acting as interim unit head during temporary absence of manager.
Mr. Amaral also served as a Senior Project Manager of the in-house engineering group. Inspected
construction projects, revised construction documents, including plans/budgets, and performed condition
assessment reports for existing commercial properties. Reviewed environmental reports prepared by
consultants, including Phase I, II, and Phase III remediation reports.
He has also monitored and administered construction loans. Performed site inspections and requisition
reviews for assigned construction projects. Reviewed plans and construction budgets for residential and
light commercial projects; assisted with reviews of larger commercial projects. Responsibilities also
involved construction loan administration duties, including disbursement and repayment processing,
residential unit tracking, construction loan document procurement and review, and review of soft costs
funding requests.
Representative project experience includes:


Construction monitoring of Mountain View Corporate Center, an 820,000 square foot corporate office
development located in Bernard’s Township, New Jersey.



Property Condition Assessment for a 9-story apartment building containing 38 residential apartments
and one commercial unit encompassing 28,000 total square feet.



Review of the Construction Documents for a proposed project known as the Gateway East Business
Park, Building A, and located in Dallas, Texas. The proposed project consists of the construction of a
single-story warehouse/distribution building with a total area of 517,500 square feet, plus associated
site improvements.
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A Property Condition Assessment for an apartment complex with thirty-six (36) two and threestory garden apartment buildings, plus a single-story leasing/management office building,
constructed in 1972 containing a total of 141 residential apartment units. Total building is
estimated to be approximately 120,000 square feet.



A Property Condition Assessment for a commercial building consisting of a single-story light
industrial/flex type building, with a total building area of 153,500 square feet. The total building
area includes 49,120 square feet of finished office space.



A Property Condition Assessment performed for a single-story warehouse/office building with a
total area of approximately 500,000 square feet. The building area includes approximately 9,000
square feet of front space with the rest of the building being high ceiling warehouse space. The
property was a pre-engineered steel structure having metal siding panels, exterior masonry walls
and exterior insulated finish systems (EIFS).



Construction Monitoring of the Versailles Apartments, Philadelphia, PA, a 15-story apartment
building with 104 dwelling units.



Construction Monitoring of the Andover Apartments, Andover, MA, two four-story plus garage
level residential buildings with 224 dwelling units on 20.1-acres.

DENNIS D. HEINDEL, P.E.
VP/MANAGER, ENGINEERING SERVICES
EDUCATION

B.S., Civil Engineering, Rutgers University,
College of Engineering, New Brunswick, NJ
Graduate School of Management, Rutgers University
New Brunswick, NJ

ACCREDITATIONS

Registered Professional Engineer: New Jersey
American Society of Civil Engineers (ASCE)
Building Officials and Code Administrators (BOCA)
American Concrete Institute (ACI) - NJ Chapter
U.S. Green Building Council (USGBC) - Member

SUMMARY OF QUALIFICATIONS
Mr. Heindel has over twenty years of diversified experience in engineering and construction including
construction management and cost estimating for industrial, residential and commercial facilities. He has
a proven track record of success, accomplishments and increased responsibilities. Mr. Heindel has broad
and diversified experience that consists of both new and retrofit of existing structures for a wide
assortment of project types that include high rise and low rise commercial, industrial (warehouse and
distribution facilities), residential, retail facilities, parking structures and institutional construction. Mr.
Heindel is responsible for the operations of the engineering division.
Prior to joining Property Solutions, Mr. Heindel was the Eastern Regional Engineer and an Associate
Manager for the Real Estate Group of a large insurance firm in Newark, New Jersey. While holding the
position of Eastern Regional Engineer, Mr. Heindel provided engineering and construction consulting
services to the Development, Equity, Mortgage, Institutional and Hotel Investment Groups. He
coordinated and directed the activities of projects from the design through occupancy phases with
projects ranging in size from $100,000 to over $100 Million. Other responsibilities included coordinating
all aspects of bidding and performing construction administration/management of projects including
quality assurance inspections. He assisted in the preparation of long and short term capital projections,
prepared specifications and bid documents for capital improvements and deferred maintenance projects.
In addition, Mr. Heindel was responsible for performing observation of existing structures and preparing
cost estimates for repairs determined to be required and performing field observations of buildings under
construction.
During Mr. Heindel’s position as Assistant Property Manager/Construction Manager he was responsible
for the day-to-day engineering operations and maintenance of 2.2 million square foot multi-tenant office
building complex in Newark, New Jersey, which included four office towers, retail concourse, parking,
inter-connecting sky bridge system between all buildings and three parking structures. He managed
construction and capital improvement projects, maintained, monitored and analyzed project budgets and
schedules.
Other experience includes:








Provided consulting services to financial institutions, owners, architects and real estate
brokers.
Provided Owner’s Representative Services.
Reviewed construction drawings and engineering calculations for structural adequacy and
compliance with building codes.
Review of construction documents, cost estimates and subsequent payment requisitions
relating to commercial, industrial and residential buildings.
Investigation of existing structures, including structural review and analysis, and the
preparation of cost estimates for repairs determined to be required.
Design of steel structures.
Performed observations of buildings under construction and provided technical advice.
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Supervised technicians, analyzed test reports and implemented testing programs.
Inspected buildings for compliance with structural, architectural and MEP drawings and
design specifications.
Performed site and subsurface investigations, analysis and preliminary design, including soil
laboratory studies and field inspection of earthwork during construction operations.
Performed site evaluations and assessments, as well as supervised and reviewed over
1,000 Property Condition Assessments of multi-family (privately owned, Section 8 low
income housing), long term healthcare facilities (nursing homes and mental health care), and
assisted living facilities in compliance with ASTM, Fannie Mae, Freddie Mac, HUD (223F,
Mark to Market, MAP) and numerous commercial lending institutions protocol.

APPENDIX E-5
SHPO 2/15/18 Correspondence

ANDREW M. CUOMO

ROSE HARVEY

Governor

Commissioner

February 15, 2018
Ms. Amy Crader
Senior Technical Director
AKRF, Inc.
440 Park Avenue South, 7th Floor
New York, NY 10016
Re:

DEC
Good Counsel Complex Redevelopment - 52 North Broadway
52 North Broadway, White Plains, NY
15PR07570

Dear Ms. Crader:
Thank you for continuing to consult with the Division for Historic Preservation of the Office of
Parks, Recreation and Historic Preservation (OPRHP). We have reviewed the submitted
materials in accordance with the New York State Historic Preservation Act of 1980 (section
14.09 of the New York Parks, Recreation and Historic Preservation Law). These comments are
those of the Division for Historic Preservation and relate only to Historic/Cultural resources.
We note that our previous two letters were incorrectly addressed to Rod Johnson in the City of
White Plains Planning Department. We have reviewed the additional documentation that was
provided to our office by AKRF on January 18th, 2018, including the cover memorandum,
feasibility study, cost analysis summary, and property condition assessment. Based upon our
review, we find that comment #1 in our letter dated December 12th, 2017 has not been
adequately addressed by the additional documentation – Why must the new construction be
sited in the locations proposed, and no other locations on this site? Is there no other site plan
that could satisfy the project need with less demolition? Please provide additional analysis to
address this point. Perhaps more information on the fire code requirement for a 30’ separation
between buildings (cited in the initial Alternatives Analysis) would be helpful. Could a waiver or
exception be sought for existing buildings? What would the minimum height of a fire-separation
wall/barrier be to satisfy code in this case?
Regarding the 2003 feasibility document and cost analysis summary, it appears that four of the
five options studied had the baseline assumption that part or all of the convent building, with or
without the 1959 addition, could be reused for offices and/or dormitories—and we understand
that a dormitory is part of the presently proposed project. We note that the cost-per-square-foot
of options 1 through 5 is quite similar, with Option 5 (full demolition and all new construction)
being the most expensive. We also note that the architects’ recommendation was that
renovation of the first floor of the convent and the 1959 addition (Option 4) would be the most
cost-effective of the options, and that the Sisters’ loss of the convent building was noted as a
disadvantage associated with Option 5. With regard to the Property Condition Assessment, we
note that the report judged the convent to be in “overall fair condition”. It is OPRHP’s opinion
Division for Historic Preservation
P.O. Box 189, Waterford, New York 12188-0189 • (518) 237-8643 • www.nysparks.com

that the documentation and analysis provided to date does not support the conclusion of no
feasible and prudent alternatives to demolition.
At this point, we request additional exploration of alternatives that would minimize harm to the
historic resources.
We would appreciate if the requested information could be provided via our Cultural Resource
Information System (CRIS) at www.nysparks.com/shpo/online-tools/ Once on the CRIS site, you
can log in as a guest and choose "submit" at the very top menu. Next choose "submit new
information for an existing project". You will need this project number and your e-mail address.
If you have any questions, I can be reached at (518) 268-2182.
Sincerely,

Olivia Brazee
Historic Site Restoration Coordinator
olivia.brazee@parks.ny.gov
cc:

Charles Vandrei, DEC
Christopher Gomez, City of White Plains Planning Department
Rod Johnson, City of White Plains Planning Department
Robert Hoch, City of White Plains Historical Commission
Peter Feroe, AKRF
Karl Mittermayr, George Comfort & Sons, Inc.
Mark Miller, Veneziano & Associates

via e-mail only

