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Introduction 

In the 1880 an addition to the 1869 Church of the Immaculate Conception in Hoosick Falls nearly doubled the size of 

the sanctuary and significantly increased its capacity for the growing congregation. In recent years, however, the con-

gregation has become smaller and the extra space afforded by the addition is no longer necessary to accommodate 

the smaller assembly. As the cost of heating and maintaining the building is high and the ability of the Church to raise 

funds has not met the increasing cost, there has been consideration of how to reduce costs.  

In July of 2017 severe flooding in Hoosick Falls damaged many streets, houses and buildings including the Church. Dur-

ing that short flood event, the sub-basement of the church flooded to the level of the basement floor structure. Water 

and the debris that was carried with it entered the basement and may have caused minor erosion. Moisture that re-

mained in the dirt floor and the raw wood structure caused concern related to mold. 

Over the last many years many maintenance items have been deferred due to lack of funds. Although the condition of 

the church is generally good, there are several items which should be repaired as soon as possible to preserve the 

building and to avoid the more significant costs of damage which may result from delay.  

Aerial view  View from north-west 

Debris from flood in floor joists above sub-basement Dried mud on floor of sub-basement 
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Goldstone Architecture has been asked to report on the building’s existing conditions and options for future building 

utilization. Specifically, we were asked to report on the building exterior, visible building structure and flood damage in 

the basement and to make recommendations for selective demolition and reconstruction; with specific comment on 

interior and exterior finishes, construction type, insulation and Mechanical improvements. Finally, Goldstone Architec-

ture was asked to work with a general contractor to provide estimated costs of various options. 

Investigations 

Jeffrey Goldstone of Goldstone Architecture and Stephen Sopko of Sopko Engineering made visits to the church during 

the Winter and Fall of 2018/2019 initially to examine the condition of the plaster (see Goldstone Architecture’s Plaster 

Evaluation Report, 2/4/19) and then to examine the building structure and condition.  

The inspection of the structure was not to determine code compliance or to evaluate the design of the structure, but 

rather to inspect those conditions of the structure which could be directly inspected and to look for indications that 

there might be structural failures or compromises whose existence could be seen in the building finishes.  

The inspections included a full walk-around of the building exterior to inspect the condition of the brick, window trim, 

fascias and soffits and concrete; several walk-throughs of the attic – above the original building and the 1880’s addi-

tion; and visits to the basement and sub-basement to look at the floor structure, exposed columns and foundations. 

It should be noted that the building is in remarkably good condition given its age and the difficulty that the congrega-

tion has had in recent years in raising funds for its maintenance. The only significant structural repair that we saw dur-

ing our visits or that was reported to us was installed to address  roof structure deterioration in the junction between 

the main (original) structure and the cross gabled “transept” on the north side of the building. The damage was likely 

to have been caused by a roof leak in the roof valley which compromised the timber roof truss in this location. Repairs 

included the installation of a steel tube column conveying roof (truss) load through the first floor (sanctuary) and the 

basements to the foundation. In the attic, a number of small steel members also reinforce this joint presumably in-

stalled contemporaneously. Although a similar column is present in the sanctuary on the south side in the same loca-

tion as that on the north, this is a faux column presumably meant to visually balance the structural column – there is no 

sign of this column in the attic or basements. 

Surface cracks in plaster ceiling View toward entrance showing protective nets installed 

by the dioses to prevent falling plaster  
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In addition to the north side structural improvements, there have been sub-basement repairs made over the years. 

This work includes the installation of a number of reinforced piers where concrete has replaced or supplemented the 

original stone and brick piers and two lengths of wood floor joist supports which appear to bear directly on the earth 

crawl space floor.  

All these structural improvements appear to be perform-

ing as designed. Only the wooden joist supports in the 

sub-basement are of questionable design and condition 

and we would suggest close inspection and possible im-

provements to these.  

The exterior brick masonry shows limited areas of dete-

rioration where “rising damp,” the tendency for ground 

water and water from melting snow and ice to rise 

through the lowest courses of the brick and cause dam-

age to the lower several feet of the wall, has cased sev-

eral areas of brick failure where brick faces, corners and 

in some cases entire bricks have been badly damaged by 

freeze-thaw cycles. There are also several areas where 

brick failure has begun to occur and bricks and mortar 

joints are cracked above openings and at incised corners. In addition to this damages, the brick repointing that was 

done in recent years appears to have been done with portland cement based mortar, not matching the original red and 

much softer mortar. When mortar is harder than the brick it can cause the brick to fracture. The original mortar was 

Steel column supporting roof truss Attic reinforcing of valley at 1880’s addition 

Floor joist reinforcement in crawlspace off of sub-

basement 

Examples of badly deteriorated brick. Brick damage is concentrated on “addition,” but is present throughout 
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much softer than the pointing mortar. 

Finally, the original slate roof was removed some years ago and replaced with an asphalt shingle roof. This roof has 

passed its serviceable lifetime and must be replaced. This work should be considered as part of any renovation, recon-

struction or partial demolition project. Failure to maintain the roofing will lead to leaks that will damage the plaster 

and the building’s wood structure. 

Considerations 

When the project was introduced to Goldstone Architecture, it was in the context of answering the question “What 

would it mean to reduce the Church to its 1860’s footprint?” This question quickly became “How can the cost of opera-

tions be reduced through architectural means?” This is the pertinent question as it encompasses the first question as 

one of several options.  

The cost of occupying and maintaining a building as large as the Church of the Immaculate Conception is considerable. 

It is, at the moment beyond the means of the congregation. However, any change to the maintained area of the build-

ing must be considered in light of continued maintenance costs of the remaining portions and, if applicable to unoccu-

pied portions as well as in light of the cost of partial demolition and reconstruction.  

 

Option 1: Demolish the 1880’s addition 

This option includes the complete removal of approximately 

60 feet of the western side of the building including the 

main floor, basement and sub-basement and constructing a 

new wall, approximately 72’ tall atop the abandoned foun-

dation which is visible and largely intact in the sub-

basement. We have assumed that the wall will be a struc-

tural steel wall with brick cladding and that this wall will be 

finished to match the interior of the rest of the sanctuary. 

We have further assumed that the rose window from the 

Brick spalling and early structural failures. Effects of “rising damp” can be seen in the leveling of brick degradation several feet 

above the ground 
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existing west wall of the sanctuary will be removed, preserved and reinstalled in the new wall.  

The resulting building will dramatically smaller and would seat approximately 90 fewer congregants assuming full 

pews. The volume of the main floor of the church, including the sanctuary, would be reduced by 40%, the sanctuary 

itself by around 45%.  

As part of this option, the basement would be reduced in size by approximately 40% including the nearly complete 

elimination of the public use areas. The remaining basement area would include a reduced common room, the kitchen 

and the service areas behind the kitchen.  

The sub-basement would be reduced to only the dirt-floor crawlspace area. Finally, the site west of the the reduced 

church footprint would need to be restored and landscaped.  

In the appendix to this report is a series of sketches from Sopko Engineering illustrating one approach to the construc-

tion of the new west wall. In addition to the structural details, an architect or other design consultant will need to de-

tail the work including the connections to the roof structure and walls and the makeup of the insulation and air-sealing 

systems and the installation of the rose window.  

The resulting building, due to its greatly reduced volume will require far less heat during the winter months, thus re-

ducing the operating costs. 

In addition to the proposed renovation, deferred maintenance work must be addressed and several interior renova-

tions should be considered. These items are listed below. 

The estimated cost of these changes is $1,033,988 (see exhibit #1) 

 Option 2: Continue to occupy the entire building and address deferred maintenance and future occupancy costs 

This option has far lower initial cost than 

option one. It involves continuing to occupy 

the building in its current state while ad-

dressing deferred maintenance items and 

making incremental improvements to oper-

ations and repair costs. 

The estimated cost of this work is $300,730 

(see exhibit #1) 

 

Option 3: Reduce occupied areas without demolition  

This option is a compromise between the 

first two. The intention is to reduce initial 

costs while reducing the occupied areas. 

This option also retains the possibility that 

the renovations can be reversed. Unlike 

option one, this option would not reduce 

the requirement for or cost of maintaining 

the building exterior. 
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A wall can be constructed within the sanctuary without demolishing the “addition.” This would allow the congregation 

to continue using, heating and maintaining a smaller worship area while not incurring the expense of tearing down the 

west end of the building. It has been suggested that a back-lit photo image of the rose window be installed on the new 

demising wall. This “window” would be visible from the sanctuary while the existing window could remain in the brick 

wall retaining the exterior  

This option does not address any issues related to the flooding of 2017 nor the threat of future flooding. However, an 

additional scope of work could be proposed to fill the existing basement with drainable fill (crushed stone) topped with 

a concrete slab. This new slab could replace the existing basement framed floor or could act as a new crawlspace floor. 

In either case, the elevation of the new slab would be several feet higher than the existing sub-basement floor and 

would reduce, although not necessarily eliminate, the possibility of future flood damage. 

The estimated cost of this work is $399,285. 

Whichever of the three options is selected,  deferred maintenance improvements should include: 

Complete reroofing with new architectural asphalt shingles 

Pointing bricks (see below) 

Structural repairs (see below) 

Plaster repairs 

These items are included in the three cost estimates. 

 
Whichever of the three options is selected, additional work which should be considered and planned for include: 
 

Renovation of and addition of accessible toilet rooms 

Stained glass window restoration and repair  

Improved thermal insulation 

Replacement of heating system components 

 

These items are not included in the three cost estimates. 

 

Following are the following attachments: 

 #1 Cost estimates developed by AOW Associates Inc. 

 #2 Structural recommendations for option #1 prepared by Sopko Engineering 
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Attachment #1 

Budgets 

The following budgets were prepared by AOW Associates, Inc. of Albany. These budgets are based upon the scope de-

scriptions found in this report and should be considered during planning for the future of the church. These budgets 

should not be considered detailed cost estimates as the final planning and design of the modifications has not been 

done.  

Each budget includes a construction contingency, a cost of builders risk insurance and 10% for contractor’s overhead 

and profit. Finally, the cost of a performance has been added. Each of these items may be negotiated and some may be 

excluded from the construction project. The inclusion of all three items is a reflection or AOL’s and Goldstone Archtiec-

ture’s best guess about the likely project and process. 

The several allowances for chimney repair, wood floor stabilization, interior partitions, plaster, plumbing, HVAC and 

Electrical work added to each of the three options are suggested dollar amounts for less well defined scopes of work. 

These represent a best guess of the cost estimator. 

 

 

 

 



30 Essex Street

Albany, NY  12206

Phone: 518-482-3400

Fax:     518-482-3444

Church of the Immaculate Conception

AOW Associates Job # 19-00067 5/22/19

Option 1 Option 2 Option 3

Division 1 - General Conditions

010000 General Conditions 41,820 13,500 16,500

011000 Building Permit by Owner by Owner by Owner

012000 Final Cleaning by Owner by Owner by Owner

Total Division 1 - General Conditions 41,820 13,500 16,500

Division 2 - Demolition

020000 Temporary Protections 17,253 NIC 2,500

021000 HazMat NIC NIC NIC

024100 Bulk Demolition 167,000 NIC NIC

024100 Select Demolition 14,235 NIC 1,500

029000 Sitework 10,000 NIC NIC

024500 Shoring 8,879 NIC NIC

Total Division 2 - Sitework 217,367 0 4,000

Division 3 - Concrete

033500 Concrete Foundation 21,115 NIC NIC

Total Division 3 - Concrete 21,115 0 0

Budget

 A×O ×W ASSOCIATES INC.

Page 1 of 4



Church of the Immaculate Conception

AOW Associates Job # 19-00067 5/22/19

Option 1 Option 2 Option 3Budget

Division 4 - Masonry

042000 CMU Foundation 32,800 NIC NIC

042000 Brickwork 119,840 NIC NIC

042500 Repointing/Repairs 21,836 67,852 67,852

042550 Chimney Repair Allowance 15,000 15,000 15,000

044000 Stone Sill w/042000 NIC NIC

Total Division 4 - Masonry 189,476 82,852 82,852

Division 5 - Steel

051200 Structural Steel 50,000 NIC NIC

054000 CFMF 18,419 NIC NIC

055100 Exterior Steel Exit Stairs 12,750 NIC NIC

055000 Misc. Steel w/062000 NIC NIC

Total Division 5 - Steel 81,169 0 0

Division 6 - Wood & Plastic

061000 Rough Carpentry (Raised Floor and Ramp)) 17,766 NIC 17,766

061100 Wood Floor Framing Stabilization Allowance 20,000 20,000 20,000

061500 Exterior Sheathing 8,283 NIC NIC

062000 Timber Framing/Bracing 7,924 NIC NIC

064000 Interior Trim/Stairs 1,500 NIC 1,500

064100 Exterior Trim 4,863 NIC NIC

Total Division 6 - Wood & Plastic 60,336 20,000 39,266

Page 2 of 4



Church of the Immaculate Conception

AOW Associates Job # 19-00067 5/22/19

Option 1 Option 2 Option 3Budget

Division 7 - Thermal and Moisture

071000 Foundation Insulation 763 NIC NIC

071100 Cavity Insulation 6,232 NIC NIC

071500 Spray Insulation 10,300 NIC NIC

073000 Weather Barrier 9,702 NIC NIC

075000 Asphalt Roofing Repairs 3,000 NIC NIC

075100 Asphalt Roofing (97 sq) 63,050 102,050 102,050

076000 Gutter Repairs 1,000 NIC NIC

078400 Firestopping 0 NIC NIC

Total Division 7 - Insulation, Firestopping 94,047 102,050 102,050

Division 8 - Doors & Frames/Glass & Glazing

080000 Remove/Restore/Re-Install Rose Window 40,000 NIC NIC

081100 Doors, Frames and Hardware 4,764 NIC 4,764

Total Division 8 - Doors / Glass & Glazing 44,764 0 4,764

Division 9 - Drywall, Flooring, Finishes

092116 Gypsum Drywall 12,845 NIC 26,797

092200 Interior Partitions Allowance 10,000 NIC 10,000

092900 Plaster 10,500 NIC NIC

092910 Ornimental Plaster Allowance (150/lf) 13,500 NIC NIC

092920 Plaster Patch Allowance NIC NIC NIC

067000 Flooring 8,640 NIC 8,640

099000 Painting 6,300 NIC 3,300

Total Division 9 - Drywall, Flooring, Finishes 61,785 0 48,737

Page 3 of 4



Church of the Immaculate Conception

AOW Associates Job # 19-00067 5/22/19

Option 1 Option 2 Option 3Budget

Division 22 - Mechanical 

220000 Plumbing Allowance 5,000 5,000 5,000

230000 HVAC Allowance 10,000 10,000 10,000

Total Division 15 - Mechanical 15,000 15,000 15,000

Division 26 - Electrical

260000 Electrical Allowance 10,000 10,000 10,000

Total Division 16 - Electrical 10,000 10,000 10,000

TOTAL DIVISIONS: 836,879 243,402 323,169

CONSTRUCTION CONTINGENCY: 83,688 24,340 32,317

920,567 267,742 355,486

1.4% INSURANCE: 12,888 3,748 4,977

933,455 271,491 360,463

10 % OH&P: 93,345 27,149 36,046

1,026,800 298,640 396,509

PERFORMANCE BOND: 7,188 2,090 2,776

TOTAL CONSTRUCTION COSTS: 1,033,988 300,730 399,285

Page 4 of 4
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Attachment #2 

Structural Sketches 

The following sketches were made by Steve Sopko of Sopko Engineering, Steve visited the church three times to look at 

the plaster conditions as well as the building structure. Sopko worked with Goldstone Architecture to conceive the 

structural system for constructing the new end-wall should option 1 be selected. 

The structural design is preliminary and reflects many assumptions. These include that the existing foundation wall 

proves re-usable, that the wall is to be clad in brick (other materials may be less expensive alternatives.) In addition, 

may assumptions have been made about how this wall should be finished on the interior and exterior. Many options 

should be considered during the design phases. 
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