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I.  INTRODUCTION 

The Condition Survey for St Philip’s Church in the Highlands was undertaken at the request of 

the Church Vestry.  The objective of this Report is to analyze and outline the existing conditions 

of the church sanctuary and exterior envelope, and to develop a package for planning purposes. 

In particular items of concern to be explored include: accessibility, restoration of the existing 

historic building, accommodation of the installation of a new pipe organ, provision for running 

water and a restroom and the addition of air-conditioning and improvement of heat delivery. 

 

The report discusses existing conditions and challenges and possible solutions and upgrades to 

modernize the church building for its optimal usage while preserving its historic fabric.  

 

All observations were made by visual inspection, reference to photographs, and discussion with 

church clergy, musical, and building committee members.  Hidden conditions may exist in places 

where there are no visible clues.  It is therefore probable that in the future some problems may 

appear which are not presently predictable.  The evaluation and recommendations are based on 

previous experience with buildings of similar construction.  There will be instances where the 

amount of work required to correct problems may be less than, or may exceed, what has been 

anticipated.  Every effort has been made to make this report as complete as possible. 

The major repair budget is for a 10-year program, with cost estimates provided, indicating the 

general range of expense to be expected for the various items. The costs are based on 2018 

dollars, and do not include professional fees or filing fees. The sequencing of some budget items 

may not correspond directly to the written description due to overall planning strategies and 

scheduling concerns. The overall budget costs assume that the work will be completed in large 

phases. If work items are done singularly the actual costs may be greater due to proportionally 

higher overhead and mobilization costs. 
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II.  GENERAL DESCRIPTION 

A. Location & Use: 

St Philip’s Church in the Highlands, located in Garrison, is an Episcopal church serving the 

hamlet of Garrison and surrounding areas with a congregation of about 150 families. The St. 

Philip’s congregation was established in 1770 and the current church structure, designed by 

noted architect Richard Upjohn, was built in 1861-1862.  The Church Campus consists of The 

Church, the Churchyard, Parish House, Rectory, Sexton’s House and Carriage House. This 

report focuses on the Church consisting of the following: 

 
 Cellar: Furnace, oil tanks, organ equipment and storage. 

 First Floor: Tower Entry, Church, Chancel, Sacristy and Organ Chamber. 

 Tower 2nd Level: Clock Mechanism 

 Tower 3rd Level: Belfry with five (5) bells. 

 

 
B. Building Data: 

Stories: 1 + Cellar 

Year Built: 1861-1862 

Tower Height: ±50 feet 

Church Ridge Height: ±40 feet 

Occupancy Classification: Assembly Group: A-3 – Religious House of Worship 

Construction:Class  IIIB – (noncombustible exterior walls) 

Landmark Status: National Register of Historic Places #82005391 
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C. Historical Background: 

1853: Vestryman Henry W. Belcher gave 3 acres of land to build a Rectory. 

1854: Rev. E.M. Pecke writes a letter re; shortcomings of Old Church (no Bell, Font or 

proper Altar). 

1855: The Old Church is listed by Vestry as in disrepair and uncomfortable. 

1857: The Vestry considers alterations to Old Church. 

1857: Richard Upjohn co-founds and is named president of the American Institute of 

Architects. 

1859: A new wood framed Rectory designed by Richard Upjohn Architect completed. 

1860: The Vestry commits to building a new Church. 

1861: Richard Upjohn submits plans and specifications to Vestry with estimated cost of 

$9,350 ($7,975 without Tower). 

1861: The cornerstone laid May 1, 1861. 

1862: The Church consecrated May 1, 1862. 

1862: The font donated by Mrs. William Moore. 

1862: The sanctuary furniture donated by Rev Charles Frederick Hoffman and friends. 

1863: Rose Window dedicated to infant children of R & E Upjohn. 

1868: The church bell donated by Mrs. Henry W. Belcher. 

1873: Additional land for churchyard donated by Frederick Philipse. 

1877: The altar cross in memory of Helen Arden. 

1878:  Richard Upjohn dies August 16th at his home in Garrison at the age of 76. 

1883: A substantial stone wall built around Church grounds. By Hamilton Fish. 

1884:  The Church was redecorated. Cost of $1,200. 

1894: The altar rail in memory of Hamilton and Julia Kean Fish. 

1895: New two-manual organ in memory of Harriet Toucey & Emeline Butler Atwater. 

1895: New mosaic floor installed. 

1895: Parish House erected in memory of John M. Toucey. 

1899: Chancel stained glass windows in memory of the Gouverneur & Philipse Families. 

1907: Additional land for churchyard donated by Misses Philipse. 

1910: Stone Altar in memory of Virginia Sturges Osborn Sanger (1830-1902) 

1910: Belfry Chimes in memory of Julia Kean Fish Benjamin (1841-1908) 
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1917: Stone Side Altar Stand in memory of Fairfield Osborn Sanger (1907-1918) 

1917: Tower entry vestibule renovated with new entry doors at south and east 

elevations, new interior doors to sanctuary, wood wainscoting and George 

Washington stained glass window. Designed by Hobart Upjohn, nephew of 

Richard Upjohn. 

1918: Porch Reconstructed in memory of Gelyna Fitzgerald (1852-1917) 

1921: Chancel wood paneling in memory of the Catherine Dunscomb Colt (1834-1921). 

1938: Wood paneling at Font in memory of Hamilton Fish Benjamin (1877-1938) 

1958: Pipe Organ in memory of Harriet Toucey & Emeline Butler-Atwater. 

1995: Listed on the National Register of Historic Places. 

1996: New oil Burner and Furnace installed. 

2000: Antiphonal Organ Pipes in memory of David & Parthenia Davis Williams. 

2007 Slate roof and gutter replaced on the Church. 

2015-16 Phased stained glass restoration project. (3 windows at altar excluded.) 

Sources: 

History of St Philip’s Church in the Highlands, Garrison by E. Clowes Chorley  

Memorial Plaque inscriptions 

 

Interior View - circa 1910 
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III.  CONDITION SURVEY & RECOMMENDATIONS 

A. EXTERIOR In general, the exterior of the Church is in good condition with a relatively new 
slate roof and flashings installed. There are, however, conditions requiring attention most 
notably at the Tower and as noted below: 

Stone: The 18-24 inch thick walls of the Church and Tower are composed of irregular 
local granite. The corners are punctuated by buttresses with sloped cut stone caps. The 
North Transept extension that occupies the organ chamber is made of the same stone and 
has corner buttresses matching the rest of the building. 

Observations: 

a. Mortar is loose and missing at some areas most notably at the exposed buttresses. 

b. The stone mortar joints at the entire interior of the Tower are severely eroded. 
The worst areas are at the upper sections where previous roof leaks are evident. 

c. The exposed stone foundation walls at the Cellar have open and deteriorated joints. 

d. Loose stone sections of the foundation are found at the north portion of the Cellar 
where the Organ Chamber extension is located. 

e. Large granite steps are located at the main entry doors at the South side of the 

Tower. These risers are 8+ inches high where accessibility code (ADA) 
requirements are 7 inch maximum risers for stairs. 

 
Recommendations: 

a. Analyze existing (original) mortar to determine suitable mix for repointing. 

b. Repoint all open joints stone at exterior. 

c. Tower interior requires deep repointing done in connection with possible grout 
injection to solidify the inner deteriorated sections of mortar. 

d. Repoint exposed stone foundation at interior of Cellar. 

e. Rebuild loose sections of stone masonry at north foundation wall. 

f. Install cementitious waterproof coating at interior of foundation walls. 

f. Reset and raise the two (2) exterior entry steps to have uniform 7 inch maximum 
risers. This needs be coordinated with any proposed site work. 
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Brick Masonry: Very little brick masonry is visible though it is likely used as back-up 
behind the stone at the Church Interior. At the Cellar there are brick masonry piers 
supporting the steps leading to the Chancel and the center portion of the transept floor.  

Observations: 

a. The lower sections of the masonry mortar joints are deteriorated due to rising 
damp conditions. 

Recommendations: 

a. Repoint deteriorated section of mortar joints. 
 

Roofing: The Church has a recently replaced slate roof with new copper flashings and 
gutters. The Tower has an older built-up roof with mastic flashings. At the Belfry floor 
level of the Tower an old interior membrane and drain is located to catch wind driven 
rain through the large louvers. A low-sloped asphalt roof is found over the north Cellar 
stair access and storage area. 

Observations: 

a. One slate roof area was found to have damage apparently from a fallen tree limb. 
Otherwise the main roof area is in good condition. 

b. The Tower roof and perimeter flashings are in fair/poor condition with evidence 
of previous water damage at the underside of the wood decking below. 

c. Install new weather caps at Tower stone parapet coping stones. 

d. The Belfry level floor membrane is composed of deteriorated sheet metal that is in 
poor condition. 

Recommendations: 

a. Replace damaged slate area at north side of Church. 

b. Replace entire Tower roof and perimeter flashings with a new fluid applied 

seamless membrane. The wood decking will likely require repairs/replacement at 
deteriorated sections exposed. 

c. Replace entire Belfry level floor membrane and perimeter flashings with a new 
fluid applied seamless membrane. 

d. The existing low roof at the Cellar stair/storage area should be reconsidered 

within the context of the possible addition to the Church. With any 
reconfiguration or replacement of the roof a fluid applied membrane would be 
more appropriate to the low slope condition. 
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Exterior Doors & Windows: Oak paneled doors are found at the two sides of the Tower 
and at the south Transept. An additional painted wood door is found at the Sacristy. 
Painted wood tracery is located at each of the stained glass window openings. Large 
wood louvers are found at three sides of the Tower at the Belfry level. 

Observations: 

a. Each of the exterior doors is well intact for its age but there are areas of missing 

details and open joints at the perimeter where they meet the stone. The finish is 
also quite worn and dried out due to sun bleaching and exposure. 

b. The existing hardware is a combination of vintage and some replacement parts in 
various states of operation. 

c. The exterior wood tracery at the stained glass windows have been repainted 

during the recent stained glass restoration work and are generally in good 
condition. 

d. The wood louvers and tracery at the Tower are in fair/good condition. These is 

evidence of splitting and checking of the wood sections as well as some paint 
failure. 

Recommendations: 

a. Replace missing wood components at exterior trim. 

b. Refinish wood doors and trim. 

c. Explore possibility of upgrading the operation of the hardware while maintaining 
the historic character at the main entry doors. 

e. Touch up painting required at tracery every 3-5 years. 

f. Full restoration at Tower louvers and tracery should be done in conjunction with 
required Tower masonry work. 
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B. INTERIOR The Church is composed of the following interior spaces: Tower Entry, Nave, 
Chancel and Sacristy. At the north Transept an extension (possible latter addition) houses the 
organ chamber. The current interior finish is mostly monochromatic with some red highlights 
at the wood brackets and a gold finish found at the Chancel ceiling. Through historic 
photographs a more decorative prior scheme was evident and based on this an Historic Finish 
Conservator was retained to further explore through exposure windows. (See Richbrook 
Conservation Report attached.) The conditions and recommendations of these interior spaces 
are as follows: 
 

1. Ceilings 

Observations: 

a. The Tower Entry has a wood ceiling (Installed in 1917) that has a dried and 
discolored finish possibly due to moisture ingress issues from the tower above. 

b. The center Nave and Transept ceilings have a non-original gypsum board 

installed throughout. From historic photographs it appears that this new ceiling 

was installed beneath the level of the historic ceiling (possibly with a small 
insulation layer). The white painted finish is in good condition. 

c. The Nave and Transept have exposed wood trusses and purlins that have been 

painted. From historic photographs it appears that the large wood trusses were a 
lighter and more likely a natural wood finish. 

d. The Chancel has a gold painted finish over possible new gypsum board in good 
condition. 

e. The Sacristy has a white painted plaster ceiling in good condition. 

f. The Organ Chamber at the north Transept is made of painted wood bead board 
and is in good condition but is stained from previous repaired leaks. 

Recommendations: 

a. Refinish Tower Entry ceiling.   

b. Remove small section of gypsum board (requires scaffolding) to see if original 

ceiling is present and if any insulation was installed.) Based on findings prepare 

an overall interior paint scheme that both enhances the interior architecture and 
possibly references discovered historic finishes. See Richbrook Report. 

c. Further testing at the wood trusses and purlins should be made to determine 
original finish for consideration with any redecorating campaign at the interior. 

d. Due to the proposed new organ installation it is recommended to carefully 

remove existing bead board ceiling and walls to allow for proper sealing and 
insulation of the interior envelope. Then reinstall and repaint bead board. 
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2. Walls 

Observations: 

a. The Tower Entry walls have plaster walls in fair/good condition above a tall 
wood wainscot. 

b. The wood wainscot at the Tower Entry installed during a 1917 refurbishment that 

included pegs for coats mounted along the paneling including across the east 
facing door. The wood finish is discolored and some pegs are missing. 

c. The Church interior has plaster walls in generally good condition above a wood 

wainscot. Various exposure windows have been made by Richbrook Conservation 
to examine previous and original decorative finish schemes. 

d. The wood wainscot at the Nave was originally a simpler bead board pattern. This 

can be seen beneath the pulpit where some of the original is intact. At some point 

around 1900 the current more decorative wainscot was installed at the perimeter 
and is generally in good condition though the finish has darkened over time. 

e. The highly decorative wood paneling and screen at the Chancel was added in 
1921 and is in good condition. 

Recommendations: 

a. All of the interior woodwork would benefit from minor repairs, cleaning and 
possible refinishing in locations. 

 

3. Floors 

Observations: 

a. The Tower Entry has an encaustic tile floor (possibly installed when paneling was 
installed in 1918) that has a worn finish and some soiling from traffic. 

b. The nave has a marble mosaic floor at the center aisle, transept and chancel. This 

flooring (installed in 1895) is composed of small white, red and gold toned 
marble tiles and is in relatively good condition but is showing signs of wear. 
Some tiles are loose/missing at the floor registers. 

c. Large limestone steps separate the transept from the chancel. These are heavily 
soiled but are in good condition. 

d. The remaining areas of the church have tongue and groove wood flooring under 

the pews, organ chamber and at the sacristy. The flooring under the pews is very 
worn and in fair condition. 
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Floors 

Recommendations: 

a. Clean tile floor at Entry with mild non-acidic cleaner, re-grout where needed and 
install sealer to protect finish. 

b. Clean marble mosaic tile floor at Church with mild non-acidic cleaner, re-
grout/repair  where needed and install sealer to protect finish. 

c. All of the wood flooring would benefit from minor repairs and refinishing. 

 

4. Interior Window Tracery: The stained glass windows are set within wood framed 

tracery frames. Most of the stained glass are memorial windows installed between 1887 

and 1917. Some of these windows altered the original bi-parted windows into a single 

section. This occurs at some of the nave windows as well as the chancel windows that 

had a center wood mullion removed to create larger stained glass panels. One window at 

the west side of the north transept is not a dedicated memorial  and depicts a simple 

geometric diamond pattern. This window maybe one of the oldest in the Church. 

Observations: 

a. The interior wood tracery has been painted to mimic stone with mortar joints. 
Many areas are exhibiting paint failure due to prior moisture infiltration. 

 

Recommendations: 

a. Now that the stained glass has been restored and new protection glazing installed 
the interior wood frames can be restored. Further studies can be performed to 

determine historic colors to inform repainting decisions. Note: The three stained 
glass windows above the altar have not been restored or protectively glazed; so 
their wood frames cannot  

 

5. Metalwork: Decorative metal grilles are found in the floors of the church, the altar rail is 
composed of architectural bronze sections, and numerous bronze memorial plaques are 
mounted throughout the Church.  Some are attributed to Tiffany Studios as well as The 
Gorham Co. The finish on all of the decorative metal has dulled over time and would 
benefit from cleaning and refinishing. In addition there are noted loose and missing 
elements at the altar rail that could be re-secured/restored. 
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6. Liturgical Furnishings 

Observations: 

a. The stone baptismal font and altar have minor signs of wear. 

b. The eagle lectern is a highly ornate carved wood element that sits partially on the 

upper level of the chancel and makeshift wood blocking at the steps. The 
condition makes for an awkward base for lectern as well as pinching the traffic 
flow and seating at the transept. 

c. The wooden pulpit at the north transept is an older piece made in a mahogany 

wood unlike any other element in the Church. For this reason, it may be presumed 
to have been repurposed from an earlier Church.  It is also partially situated in 
an awkward way over the chancel steps and flooring of the transept. 

d. The wooden reredos is an intricately carved piece located at the rear of the altar. 

This was an added element possibly in 1921 as it is not seen in the 1910 
photograph of the altar. Some small areas have broken and missing elements. 

 

Recommendations: 

a. The stone baptismal font and altar could be professional cleaned to improve their 
appearance. 

b. The wood lectern and pulpit can be refinished. In addition, the placement of the 

furnishings can be re-evaluated to allow for better use and circulation at the 
transept. 

c. Repair and refinish the wood reredos. In addition slight modifications can be 

explored to discreetly shorten elements so as not to obscure the memorial stained 
glass panel directly behind it. 

 

C.  MECHANICAL, ELECTRICAL & FIRE ALARM: The mechanical, electrical and fire 
alarm systems were evaluated by OLA Consulting Engineers (see attached report for more 
detail). In addition various options for future air-conditioning was explored by Peter Davoren 
of Turner Construction.  

1. Mechanical: The current oil fired furnace was installed in 1996 and has poorly insulated 
ductwork that runs through a crawlspace beneath the center aisle and pews. The current 
equipment will need to be upgraded to meet the climate control requirements of the 
proposed new organ. There is also no provision for the introduction of fresh air other than 
the two doors as all of the stained glass windows are fixed. 



St Philip’s Church in the Highlands  CONDITION SURVEY  

Garrison, NY  May 2018 

 
 

Thomas A Fenniman, Architect  16 

Recommendations: 

a. The installation of a new 10-12 ton air-conditioning system by one of the four (4) 
systems outlined in the attached report by Turner Construction (See attached). 

b. Consideration to improve upon the current floor registers by adding registers 

under the windows at the nave. (Further probes will be required to see if 
sufficient space is available behind existing wood wainscot for new ductwork.). 

 

2. Electrical: The Church currently has a 120/240 single phase service with a 200 amp 
service panel located at the cellar and a sub-panel located at the rear of the Church. (See 
OLA Report for more detail.) 

 

3. Lighting: The Church electrical lighting was installed sometime after the 1910 interior 
photograph that depicts oil lamps.  

Observations: 

a. A series of hanging lamps bracketed off of the truss bases line the nave. 

b. Indirect fluorescent up-lights also line the nave tucked into the cove between the 

wall and ceiling. These provide a harsh light that does not compliment the 
interior. 

c. Wall sconces are located at the south transept and require repairs. 
 

Recommendations: 

a. The existing decorative pendant fixtures in nave should be rewired, refinished and 
re-lamped with energy efficient LED bulbs. 

b. New fixtures are recommended to highlight architectural elements, especially the 
ceiling, and to improve overall lighting in the sanctuary and transepts. 

c. Lighting should be installed along pathway from Church to Parish House and 
from the Church to the parking area. 

d. Architectural features should be highlighted throughout the exterior façade. 

 

4. Fire Alarm: See OLA Report for details. 

 

5. Audio Components and Speakers: Refer to report by Rosner Custom Sound attached. 
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D.  SITE CONDITIONS: The church is sited on top of a hill surrounded by an historic 
graveyard. A parking area is located at the bottom of the hill with a gravel driveway leading 
to a circular drive in front of the Church entrance. Between the Church and the Parish House 
is an unpaved walkway. 

Observations: 

a. Some settlement of the stone walkway at the front of the Church has created a 
curb greater than 8 inches. 

b. The walkway from the Church to the Parish House is made of gravel and wood 

railroad ties. Many sections have steps greater than 8 inches and steep inclines 
without any handrails. 

Recommendations: 

a. Slightly re-grade circular drive in front of Church to gain 3 inches to enable the 
resetting of the entrance steps with 7 inch risers. 

d. Upgrade the walkway between Church and Parish House with handrails and 
steps with maximum 7 inch risers. 
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E.  PROPOSED NEW ADDITION: Various approaches were studied on how to achieve an 
accessible route into the Church as well as exploring the feasibility of adding a restroom and 
running water.  An outline of the findings is listed below and reflected on the attached 
schematic drawings. 

1. Accessibility: To provide an accessible route from the circular driveway to the Nave of 
the Church. 

a. Due to the difference in height the ramp required is ± 30 feet long. This length 
requires at least one intermediate landing. 

b. A ramp located at the main Tower entrance would still not be fully accessible due 
to the interior step leading into the Nave. 

c. A ramp located at the South Transept door would impose a major element to the 

front of the Church and the door would need to be modified to meet code 
requirements. 

 

2. Restroom: To provide an accessible restroom within vicinity of the Church. 

a. There is currently no septic system located at the Church. 

b. From Health Department Records it was determined that the Rectory has a septic 

system of a sufficient size that an additional bathroom can be connected to it. 
Badey & Watson Civil Engineers confirmed this as well as a possible path for 
running the waste line along the existing footpath between the buildings. 

c. There is currently a water line at the exterior of the west façade of the Church. 

d. There are no viable locations for adding a restroom within the existing footprint 
of the Church. 

e. Building the addition to the west of the Church makes the most sense due to the 
least amount of obstructions (trees and gravestones). 

f. Building the addition to the west is most practical due to the closer proximity of 
the Rectory septic tank. 

 

*** 
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IV.  PHOTOGRAPHS 

 
1.  Exterior view from circular driveway. 

 
2. Exterior view from lower parking area. 
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3. North elevation with wooden access door to Cellar. 

 
 

 
4. Restored slate roof from Tower roof. 



St Philip’s Church in the Highlands  CONDITION SURVEY  

Garrison, NY  May 2018 

 
 

Thomas A Fenniman, Architect  21 

 
5. Slate roof damage from fallen tree limb. 

 
 

 
6. Open mortar joints at stone buttress. 
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7. Deteriorated perimeter roof flashing at Tower. 

 
 

 
8. Exterior view from access road. 
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9. Deteriorated ladders and platforms at Belfry. 

 
 

 
10. Eroded mortar joints at Tower interior. 
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11. Eroded mortar joints at Tower. 

 
 

 
12. Deteriorated wood  section at Tower tracery. 
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13. View from above of the five (5) bells. 

 
 

 
14. Deteriorated old metal pan and drain at floor of Belfry. 
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15. Clock mechanism at Tower level beneath the Belfry. 

 
 

     
16. Historic Catalogue and section from the manufacturer. 
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17. Interior View of Cellar stone walls with eroded mortar joints. 

 
 

 
18. Typical eroded mortar from rising damp at Cellar masonry pier. 
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19. Stone steps at Entry with greater than 8” risers. 

 
 

 
20. Additional stone step added to minimize excessive height at stone curb. 
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21. Open joints and missing wood molding at Entry Door. 

 
 

 
22. Open joints and missing wood base molding at Entry Door.. 
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23. Discolored wood stain at ceiling of Tower Entry. 

 
 

 
24. Marble step at Tower Entry into Nave of Church. 
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25. General Interior View towards the rear of the Church. 

 
 

 
26. General Interior View looking towards Chancel. 
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27. View of Chancel and Altar area. 

 
 

 
28. Current organ pipes at north transept with wood casing partially obscuring windows. 
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29. Typical window bay at north side of Nave. 

 
 

 
30. Typical pews at north side of Nave.  
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31. Cracked plaster at south transept. 

 
 

 
32. Older remains of bead board under pulpit. 
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33. Mosaic tiles missing at floor register at aisle. 

 
 

 
34. Moisture damage at inter woodwork at stained glass frame. 
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35. Modified window opening for larger single stained glass panel. 
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36. Original bi-part stained glass configuration. 
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37. Exterior view of older diamond leaded stained glass window at north transept. 

 
*** 



EXISTING PLAN -
FIRST FLOOR

10/20/17

1/4" = 1'-0" KG

A-101.00
# OF #

THOMAS A. FENNIMAN

ARCHITECT

ONE UNION SQUARE WEST

NEW YORK, NY 10003

TEL: 212.414.0250

FAX: 212.414.0249

SEAL:

REVISION:

ADDRESS:

TITLE:

DATE:

SCALE:

PROJECT #:

DRAWN BY:

SHEET NUMBER:

NYC DOB NUMBER:

PAGE NUMBER:

S
t.

 P
h

il
ip

's
 C

h
u

rc
h

 i
n

 t
h

e
 H

ig
h

la
n

d
s

P
R

O
P

O
S

E
D

 A
D

D
IT

IO
N

53701

1101 NY-9D
Garrison, NY 10524

-

70

55

N
FIRST FLOOR PLAN
Scale: 1/4" = 1'-0"1

MAIN FLOOR

0"

TOWER ENTRANCE

-7 1/4"

 

-7 3/4"

 

-15 3/4"

 

-24"

 

-32 1/4"

 

-7
 3

/4
"  

-1
6

 3
/4

"

G
R

A
S

S

-2
3

 1
/2

"

0 2 4 6 8 10 FT

 

-44 1/4""

NAVEBAPTISMAL

FONT

PIANO

ORGAN

SACRISTY

CHANCEL ALTAR

PULPIT

LECTURN

ORGAN PIPE CHAMBER

CELLAR ENTRANCE

thomas
Rectangle

thomas
Rectangle

thomas
Rectangle

thomas
Rectangle

thomas
Line

thomas
Line

thomas
Oval

thomas
Line

thomas
Rectangle

thomas
Rectangle

thomas
Line

thomas
Line

thomas
Rectangle

thomas
Text Box
EXISTING CONDITIONS

thomas
Callout
Uninsulated walls at Organ Pipe Chamber

thomas
Callout
Partial obstruction of stained glass window by organ casing .

thomas
Callout
Awkward access to Cellar Mechanical Room.

thomas
Rectangle

thomas
Text Box

thomas
Callout
Choir robing area at already cramped Sacristy.

thomas
Callout
Pulpit location inhibits use of floor area at transept.

thomas
Callout
Lectern base set on steps inhibits use of floor area at transept.

thomas
Line

thomas
Callout
Current floor register locations give uneven airflow within Church.

thomas
Callout
Existing cool fluorescent cove lighting provides harsh uplighting.

thomas
Callout
Best location identified for possible Restroom/Accessible Entrance Addition. 200-500 s.f.

thomas
Callout
Inconvenient distance between piano and organ console.

thomas
Callout
Awkward Choir seating and sight lines with Music Director.

thomas
Callout
Poor conditon at upper interior walls of Tower and Tower Roof.

thomas
Callout
Unsafe ladders at upper levels of Tower.

thomas
Callout
Stone steps at entrance have risers greater than 8 inches.

thomas
Rectangle



St. Philips Church in the Highlands
CONDITION SURVEY

PRELIMINARY BUDGET

5/11/18

Thomas A. Fenniman Architect

One Union Square West 

NY, NY 10003

A EXTERIOR & CELLAR RESTORATION IMMEDIATE 3-5 Years 5-10 Years

1 MISC. STONE  REPAIRS & REPOINTING 5,000$                      5,000$                      5,000$                      

2 TOWER STONE REPAIRS & REPOINTING 40,000$                    

3 NEW TOWER ACCESS LADDERS & PLATFORMS 15,000$                    

4 NEW ROOFING & FLASHING AT TOWER 25,000$                    

5 FLASHING & SLATE REPAIRS 2,000$                      2,000$                      2,000$                      

6 WOOD TRACERY RESTORATION 5,000$                      5,000$                      5,000$                      

7 ENTRY DOOR RESTORATION 5,000$                      5,000$                      

8 RESETTING ENTRY STEPS TO REDUCE RISER HEIGHTS 10,000$                    * Optional Recommended

9 EXTERIOR LIGHTING 20,000$                    * Optional LED Architectural Lighting

10 CELLAR MASONRY REPOINTING & WATERPROOFING 24,000$                    

11 CELLAR CONCRETE SLAB 10,000$                    

SUBTOTAL: EXTERIOR RESTORATION 106,000$                  37,000$                    47,000$                    

B INTERIOR RESTORATION IMMEDIATE 3-5 Years 5-10 Years COMMENTS

WALLS & CEILING

1 WOOD CEILING REPAIRS REFINISHING at TOWER 5,000$                      

2 WOOD WAINSCOT REPAIRS REFINISHING 50,000$                    

3 WOOD TRUSS REFINISHING 40,000$                    

4 PLASTER REPAIRS & PAINTING WALLS 25,000$                    

5 PLASTER REPAIRS & PAINTING CEILING 25,000$                    

6 DECORATIVE PAINTING SCHEMES Optional use of historic decorative stencils TBD.

FLOORING

7 WOOD FLOORING REPAIRS & REFINISHING 10,000$                    

8 MOSAIC & STONE FLOORING REPAIRS & REFINISHING 2,000$                      20,000$                    

DOORS & WINDOWS

9 INTERIOR DOORS REPAIRS REFINISHING 2,000$                      5,000$                      

10 INTERIOR WOOD TRACERY RESTORATION & PAINTING 10,000$                    

11 STAINED GLASS CLEANING & REPAIRS 4,000$                      4,000$                      4,000$                      

FURNISHINGS

12 REPAIRS/REFINISHING (E) PEWS & CHAIRS 25,000$                    

13 CLEANING STONE FONT & ALTAR 5,000$                      

14 LITURGICAL FURNISHINGS 10,000$                    

15 REPAIR/REFINISHING  OF LECTERNS & PULPIT 15,000$                    

16 CLEANING/REFINISHING MEMORIAL PLAQUES 10,000$                    

SUBTOTALS: INTERIOR RESTORATION 8,000$                      259,000$                  4,000$                      

C MECH, ELEC, PLUMBIN & FIRE ALARM IMMEDIATE 3-5 Years 5-10 Years COMMENTS

HVAC SYSTEM

1 NEW FURNACE, (2) EXTERIOR CONDENSERS & DUCTWORK 110,000$                  

2 IMPROVE DUCT DISTRIBUTION TO NEW WINDOW REGISTERS OPTIONAL Add $25,000

3 UPGRADE TO GEOTHERMAL HEATING/COOLING SYSTEM OPTIONAL Add $100,000

4

ELECTRICAL SYSTEM

5 RELOCATION OF CHURCH SUB-PANEL 11,000$                    Required if new door opening to proposed addition.

LIGHTING

6 REFURBISH EXISTING PENDENTS 40,000$                    

7 NEW LED UPLIGHTING 30,000$                    

8 NEW ACCENT LIGHTING 10,000$                    

9 NEW PATH LIGHTING TO PARISH HOUSE 15,000$                    

10 NEW EMERGENCY LIGHTING & EXIT SIGNS 17,000$                    

FIRE ALARM & DETECTION SYSTEM

11 NEW SMOKE DETECTORS &  PULL STATIONS 25,000$                    Not required but recommended.

SUBTOTALS: MECH, ELEC, PLUMBIN & FIRE ALARM 152,000$                  26,000$                    80,000$                    

D SITE IMPROVEMENTS IMMEDIATE 3-5 Years 5-10 Years COMMENTS

1 NEW WALKWAY & RAILING TO PARISH HOUSE 20,000$                    

2 REGRADING TURNING CIRCLE & ADDED DRAINAGE 30,000$                    Ability to reduce overall step heights at Entry

3 REGRADING AT CIRCLE & WEST SIDE OF CHURCH TBD Optional to reduce access ramp leangth

4

SUBTOTALS: ELECTRICAL - FIRST FLOOR & EXTERIOR -$                          50,000$                    -$                          

E NEW CONSTRUCTION MIN. SCOPE BASE BUDGET COMMENTS

1 NEW SEWER CONNECTION TO RECTORY 10,000$                    10,000$                    

2 NEW FOUNDATIONS 40,000$                    50,000$                    

3 NEW STONEWORK 40,000$                    50,000$                    

4 NEW RAMP & STEPS 30,000$                    30,000$                    

5 NEW ADDITION GENERAL CONSTRUCTION 100,000$                  150,000$                  

6 NEW ADA BATHROOM 25,000$                    25,000$                    

7 NEW HVAC at ADDITION 10,000$                    20,000$                    

8 NEW PANTRY 20,000$                    

SUBTOTALS: COMMON AREAS 255,000$                  355,000$                  -$                          

BUDGET SUMMARY: ALL WORK IMMEDIATE COMMENTS

EXTERIOR RESTORATION 106,000$                  37,000$                    47,000$                    

INTERIOR RESTORATION 8,000$                      259,000$                  4,000$                      

MECH, ELEC, PLUMBIN & FIRE ALARM 152,000$                  26,000$                    80,000$                    

SITE IMPROVEMENTS -$                          50,000$                    -$                          

NEW CONSTRUCTION 355,000$                  -$                          

TOTALS 266,000$                  727,000$                  131,000$                  

20% GENERAL CONDITIONS 53,200$                    145,400$                  26,200$                    

20% CONTINGENCY  $                    53,200  $                  145,400  $                    26,200 

TOTAL PRELIMINARY BUDGET  $                  372,400  $               1,017,800  $                  183,400 

Costs based on 2018 Non - Union wages

Professional, Filing, Accounting & Legal Fees not included.
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March 1, 2018 
 
 
Mr. Thomas A. Fenniman 
Thomas A. Fenniman Architect 
One Union Square West, Room 501 
New York, NY 10003 
 
RE: ME Assessment   

St. Philip's Church in the Highlands 
1101 Route 9D Garrison, NY 10524 
OLA P/N.: NTAF0006.00 

   
 
Dear Tom: 
 
The purpose of this study is to perform a review of the existing mechanical and electrical 
systems at the above mentioned site in order to determine the condition and life 
expectancy of those existing systems. 
   
In addition, our study addresses the adequacy of the existing electrical, lighting and fire 
alarm systems to serve the proposed Narthex addition.  We have also included system 
remediation recommendations and order of magnitude budget estimates. 
 
Our findings are based on a visual observation of the Church, and equipment as well as 
conversations with Church personnel during a site visit on January 31, 2018.  Our findings, 
recommendations and order of magnitude construction cost estimates are as follows: 
 
 
Electrical Service and Distribution: 
 
Existing Conditions: 
The electrical service to the Church enters the property from a Central Hudson Gas & 
Electric utility pole on Route 9D.  From this pole, the single phase primary service is 
routed underground to a pad mounted utility transformer located centrally on the property, 
behind the Church.  This transformer provides 120/240 volt, single phase services to the 
Church as well as several other buildings on the property.  There is one utility meter that 
monitors the power usage for all of the buildings on the property. 
 

 
Utility Transformer and Meter 

 
The secondary electrical service from the transformer enters the basement of the Church 
and terminates in a panelboard with a 200 ampere main circuit breaker.  This panelboard 
feeds a sub-panel located in the rear of the nave.  These two panelboards distribute power 
throughout the building. 
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Main Panelboard in Basement   Sub-Panel in Church 

 
The electrical service, panelboards and main feeders were installed approximately ten to fifteen years 
ago.  They all appear to be in good condition.  Based on the size of the building and the observed loads, 
we would anticipate the service is sized adequately for the building as it currently stands.  As the building 
does not have a dedicated electrical meter, peak demand readings for the building could not be obtained.  
Branch circuit cabling that was visible appears to be modern type (BX or MC cable, as well as conductors 
in conduit) and were in fair to good condition. 
 
Recommendations: 
Based on the total floor area of the existing Church plus the addition, we would anticipate approximately 
10-12 tons of air conditioning would be required.  Based on this AC load, the observed loads, plus 
conservative estimates for lighting and misc. power, we would anticipate that the existing 200 amp, 
120/240 volt, single phase service has the capacity to support the renovation, building addition, and new 
AC loads.  The main panelboard is in good condition with approximately 75% of the breaker spaces not 
utilized.  Assuming that the new AC systems can be designed so that the units are small enough not to 
require three phase power, the existing electrical service and main panelboard can be reutilized. 
If the design of the AC system includes equipment that requires three phase power, the existing single 
phase electrical service to the property will need to be replaced with a three phase service.  This will 
require the replacement of the primary service conductors entering the property, the utility transformer, 
transformer pad, utility metering, secondary service to the church and main panelboard within the Church.  
The services from the utility transformer to the remainder of the buildings on the property would also need 
to be reworked. 

 
Estimate of Probable Construction Costs – Service Upgrade:  $80,000 - $100,000 
 
The panelboard at the rear of the nave will need to be relocated to facilitate the installation of a doorway 
between the Church and the new addition.  This panelboard can be relocated to the basement and any 
existing branch circuits served by the panelboard can be extended to the panelboards new location. 
 
Estimate of Probable Construction Costs – Sub-Panel Relocation:  $8,000 - $11,000 
 
 

Lighting and Lighting Control: 
 
Existing Conditions: 
The main floor of the Church is illuminated with decorative, incandescent pendant fixtures accompanied 
by incandescent spot-lights at the altar.  There is also fluorescent up lighting in the Church.  The light 
fixtures do not contain lamps and ballasts that would be considered energy efficient by today’s standard.  
Lighting controls are minimal and do not meet the latest energy code. 
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Pendant Light Fixture in Church 

 
Recommendations: 
Consideration should be given to replace the lighting fixtures with energy efficient LED fixtures.  
Recommendations for specific replacement of the lighting in the church should be provided by a lighting 
designer and is outside the scope of this report. 
 
The lighting controls should also be upgraded at that time with automatic shut off controls to meet the 
current energy conservation code.  The new addition should be designed with energy efficient lighting 
fixtures and code compliant controls.  Controls should also include occupancy sensors for the new toilet 
room and the sacristy. 
 
Estimate of Probable Construction Costs – Lighting Controls:  $10,000 - $15,000 

 
Emergency Lighting and Exit Signs: 
 
Existing Conditions: 
The Church has two wall mounted emergency battery packs to provide emergency lighting throughout the 
church.  While they appear to be in fair condition, they seem to have been installed some time ago and 
are beyond their expected service life.  The Church does not contain any exit signs. 
 

 
Emergency Battery Pack Light at the back of Church 

 
Recommendations: 
The emergency lighting for the Church should be replaced with new units.  Supplemental units should be 
installed to assure the emergency lighting levels are adequate.  A unit should be added in the tower 
entrance.  Depending on the fixtures to be installed within the addition, the normal lighting fixtures may be 
available with integral batteries to provide the emergency lighting function. In addition, lighting fixtures on 
the outside of the building over exterior doors are to have emergency power per the current New York 
State Building Code.  Mini-lighting inverters may be utilized to provide such power to the existing fixtures. 
 
Exit signs should be provided above all exit doors within the church and addition.  The exit sign are to 
contain integral batteries. 
 
Estimate of Probable Construction Costs – EM Lighting and Exit Signs:  $14,000 - $17,000 
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Fire Alarm System and Smoke Alarms: 
 
Existing Conditions: 
The Church does not contain a fire-alarm system.  There are two 120 volt residential style smoke alarms 
located in the main Church.  They are not located in effective positions for proper operation as they are 
not near the ceiling and are behind structural arches.  There also appears to be a type of heat detector 
located in the basement, but it is unclear if there is any audible alarm notification associated with the 
heads and if they are operational.  The current Building Code does not require a fire alarm system for a 
building of this occupancy group or occupancy load. 
 

 
Smoke Alarm Mounted Behind Arch at Back of Church 

 
 
Recommendations: 
Though not required to be installed by the current Building Code, the owner may desire to install a 
voluntary fire alarm system in the Church and the new addition.  If so, the system could be either a zoned 
system or an addressable system.  The system would be equipped with the following: 

• Manual pull stations at all exit doors. 

• Area smoke detectors in the Church and addition. 

• Area heat detectors in the basement. 
• Duct smoke detectors and unit shut down for all HVAC units over 2,000 CFM. 

• Audio/visual notification devices throughout the building. 

• Carbon monoxide detectors with local alarm notification. 
• Central station monitoring 

 
Estimate of Probable Construction Costs – Fire Alarm System:  $20,000 - $25,000 
 

HVAC System 
 
Existing Conditions: 
The existing church is served by a hot air furnace located in the cellar level under the Church.  The 
furnace is oil fired and is connected to two 275 gallon fuel tanks that are twined together, which are also 
located in the Cellar.  The furnace was installed in 1996, and is therefore 22 years old.  While there are 
no reported problems, the anticipated useful life is in the range of 20 – 25 years.   
Distribution ductwork runs in the Cellar level with several risers branching up to floor registers in the 
Chapel. While the ductwork looks to be in good condition, none of it is insulated.  There is one centrally 
located thermostat in the Chapel for control of the heating system.   
 
 
 
 
 
 
 
 



 
 
Existing Furnace and Ductwork    Existing Oil Tanks 
 
Consideration for Future HVAC: 
 
We have estimated the cooling load for the Chapel and proposed addition to be in the range of 10 – 12 
tons.  There are several options for heating and air conditioning.  Considering that the existing furnace is 
at the end of it useful life and should be replaced, the most economical system will be one that can 
perform both heating and air conditioning.  A similar arrangement to the existing could be used.  A DX 
cooling coil would be installed in the supply air duct with an air-cooled condensing unit located outdoors.  
A separate similar system would be installed for the proposed addition in order to provide zone control.  
We would anticipate all new insulated ductwork for both systems as the existing ductwork in not properly 
configured for cooling.  Consideration should be given to the placement of floor register so that cold 
airflow from the floor is not uncomfortable for the parishioners during services.  An alternative system 
would be to eliminate the furnace and fuel tanks and use a heat pump system.  Air handling unit(s) 
connected to VRF (variable refrigerant flow) DX split system, for heating and cooling.  This system has 
the advantage of utilizing one air-cooled condenser with multiple indoor units for zone control.  So, for 
example, rather than a ducted air handling unit, multiple small evaporators could be place in the Chapel 
and Narthex.  This solves the problems related to air distribution in the space because floor registers are 
eliminated.    The exact configuration and quantity of units will depend on availability of three-phase 
power. Typically, these systems cost in the range of $8,000 – $10,000 per ton. 
 
Estimate of Probable Construction Costs – HVAC System:  $96,000 - $120,000 
 
 
 
Should you have any questions or require any further information, please do not hesitate to contact our 
office. 
 
 
 
 
Sincerely, 

 
Robert G. Spina, P.E. LEED 
Associate  

 
cc: Dan Smith - OLA 
 
RS/ds 
 
 
 
I:\Projects\taf\NTAF0006.00\Docs\St Philip MEP Assessment.docx 
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Turner Construction Schematic HVAC Options 

& Budget Outlines 
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HVAC Options Study 

 

April 20, 2018 
 



St. Philip's Church

1101 NY-9D

Garrison, NY 10524 04-20-2018

HVAC Options 

1
2 Heating & Cooling System

3 Demolition of Existing Furnace & Ductwork 1 LS $1,500.00 $1,500 1 LS $1,500.00 $1,500 1 LS $1,500.00 $1,500 1 LS $1,500.00 $1,500

4 Replace Oil Fired Furnace (Comfort-Aire OLFB125-D5) 1 EA $3,315.00 $3,300 Not Required Not Required Not Required

5 Replace Flue to Chimney 1 EA $500.00 $500 Not Required Not Required Not Required

6 Hookup to Existing Fuel Oil System 1 LS $1,000.00 $1,000 Not Required Not Required Not Required

7 F&I Air Cooled Split System (Goodman 5 Ton DSXC180601) 2 EA $5,650.00 $11,300 Not Required Not Required Not Required

8 Indoor Duct Mounted Evaporator Coil Included Not Required Not Required Not Required

9 F&I Ductless Heat Pump Sys for Narthex (LG 2-Ton LSU243HLV) 1 EA $3,400.00 $3,400 1 EA $3,400.00 $3,400 1 EA $3,400.00 $3,400 Not Required

10 F&I Ducted Heat Pump Sys. for Church (LG 3-Ton LHN367HV) Not Required 3 EA $5,700.00 $17,100 Not Required Not Required

11 F&I Ductless Heat Pump Sys. for Sacristy (LG 1-Ton LSN120HXV) Not Required Not Required 1 EA $2,350.00 $2,400 Not Required

12 F&I Ductless Wall Mtd. HP Sys. for Church (LG 3-Ton LSU363HLV) Not Required Not Required 3 EA $4,050.00 $12,200 Not Required

13 Refrigeration Piping 450 LF $50.00 $22,500 950 LF $50.00 $47,500 1,000 LF $50.00 $50,000 Not Required

14 Condensate Drain 110 LF $40.00 $4,400 200 LF $40.00 $8,000 200 LF $40.00 $8,000 50 LF $40.00 $2,000

15 Pipe Insulation 560 LF $10.00 $5,600 1,150 LF $10.00 $11,500 1,200 LF $10.00 $12,000 50 LF $10.00 $500

16 Toilet Exhaust for Narthex Bathroom 1 EA $500.00 $500 1 EA $500.00 $500 1 EA $500.00 $500 1 EA $500.00 $500

17 New Sheetmetal Duct (supply only) 2,500 LBS $9.00 $22,500 3,000 LBS $9.00 $27,000 Not Required 3,000 LBS $9.00 $27,000

18 Duct Insulation 1,520 SF $3.00 $4,600 1,520 SF $3.00 $4,600 Not Required 1,800 SF $3.00 $5,400

19 Misc. Dampers (manual) 1 ALW $2,500.00 $2,500 1 ALW $3,000.00 $3,000 Not Required 1 ALW $3,500.00 $3,500

20 Floor Diffusers & Registers 8 EA $350.00 $2,800 8 EA $350.00 $2,800 Not Required 10 EA $350.00 $3,500

21 Premium for Underground Ductwork Not Required Not Required Not Required 1 LS $2,500.00 $2,500

22 Controls & Control Wiring 1 LS $7,000.00 $7,000 1 LS $8,500.00 $8,500 1 LS $8,500.00 $8,500 1 LS $15,000.00 $15,000

23 Equipment Startup & Testing 1 LS $4,500.00 $4,500 1 LS $4,500.00 $4,500 1 LS $5,000.00 $5,000 1 LS $4,500.00 $4,500

24 Refrigerant Charge Included Included Included Included

25 Pad for Condensing Unit 3 EA $100.00 $300 3 EA $100.00 $300 Not Required 3 EA $100.00 $300

26 Geothermal Not Required Not Required Not Required

27 F&I Water Cooled Packaged Heat Pump (12 Ton) Not Required Not Required Not Required 1 LS $13,000.00 $13,000

28 Condenser Water Pumps Not Required Not Required Not Required 2 EA $5,000.00 $10,000

29 Condenser Water Piping Indoor Not Required Not Required Not Required 100 LF $50.00 $5,000

30 Pipe Insulation Not Required Not Required Not Required 100 LF $10.00 $1,000

31 Glycol System Not Required Not Required Not Required 1 LS $10,000.00 $10,000

32 Geothermal Wells incl. Tubing (assume 5 wells x 500' deep) Not Required Not Required Not Required 5 EA $14,000.00 $70,000

33 Well Casing (assume not required) Not Required Not Required Not Required Not Included

34 Misc. Valves & Specialties for Geothermal Wells Not Required Not Required Not Required 1 LS $3,500.00 $3,500

35 Excavation & Backfill for Geothermal Pipe between Wells & Bldg Not Required Not Required Not Required 1 LS $20,000.00 $20,000

36 Excavation & Backfill for Underground Ductwork at Narthex Addition Not Required Not Required Not Required 1 LS $10,000.00 $10,000

37 Misc. Openings & Patching at Foundation Walls Not Required Not Required Not Required 1 LS $2,500.00 $2,500

38 Rock Excavation Not Required Not Required Not Required Not Included

39 Repair Circular Drive 1 ALW $10,000.00 $10,000

40 Electrical 

41 Electrical Panels (existing to be reused, assume enough spare slots) Not Included Not Included Not Included Not Included

42 Equipment Connection 1 LS $4,500.00 $4,500 1 LS $5,500.00 $5,500 1 LS $5,500.00 $5,500 1 LS $6,000.00 $6,000

43 Circuit Breakers Included Included Included Included

44 Disconnect Switches Included Included Included Included

45 Power Wiring Included Included Included Included

46 Subtotal: Heating & Cooling System $102,700 $145,700 $109,000 $227,200

47
48 TOTAL DIRECT COST $102,700 $145,700 $109,000 $227,200

Option A Option B Option C Option D

Replace Existing Furnace. Install Duct Mounted 

Evaporator Coil with Remote Condensing Units and 

Replace Existing Ductwork. New Ductless Split System for 

Narthex Addition.

New Horizontal Heat Pump Systems with Remote 

Condensing Units and New Ductwork for Chapel and 

Ductless Split Heat Pump for Narthex Addition.

New Ductless Split Heat Pump Systems (wall mounted) 

with Remote Condensing Units for Chapel and Narthex 

Addition. No Ductwork.

Demolish Existing Furnace. Install Duct Mounted 

Evaporator Coil with Remote Condensing Units and 

Replace Existing Ductwork. New Ductless Split System for 

Narthex Addition.
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Rosner Custom Sound Inc. 

  



                                                              
6 February 2018 

 

Mr. Tom Fenniman 

Tomas A Fenniman Architect 
One Union Square West Rm 501 

New York, NY 10003     Via e-mail:  thomas@tafarchitect.com   

 
      RE: St. Phillips Church in the Highlands 

 

Dear Tom, 
 

In response to your request and our site survey on 31 January, a sound system 

has been designed for the subject space.  It enables sound reinforcement via 
two wired and two wireless microphones, as well as recording onto SD cards and 

USB sticks.  It also enables payback from external devices. 

 
A doughnut-shaped omnidirectional loudspeaker suspended from a crossbeam 

shall act as a point source from which the sound emanates outward in all 
directions to minimize reflections, as an aid to intelligibility. 

 

If this loudspeaker solution is unacceptable on aesthetic grounds, then two 
small columnar loudspeakers shall straddle the chancel opening to provide the 

needed sound coverage.  The price for either solution is about the same. 

 
The amplifier, equalizer and two small mixers (one for sound reinforcement, one 

for recording via two condenser microphones near the chandeliers) shall be 

mounted in a small open rack cabinet located near the organ console. 
 

The price for the installed system is estimated at under $25,000 at this time. 

 
When the time is right we will provide a more detailed proposal for the church’s 

consideration. 

 
Cordially, 

 

 
Alex Rosner 

 



  

11-38 31 Avenue • Long Island City • New York 11106-4895 • (718) 726-5600 • Fax (718) 

956-7516      www.rosnercustomsound.com         Rosner@aol.com                                                               
Engineered sound and video systems for entertainment, education and worship since 

1959 
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St. Philip's in the Highlands
Garrison, New York

Preliminary Interior Paint Finishes Investigation
April 2018

prepared for
Thomas A. Fenniman Architect
New York New York

prepared by
Richbrook Conservation
New York City • Hudson New York

r i c h b r o o k  conservation historic architectural paint research | analysis | conservation

new york city • hudson valley 646-315-5442  •  www.richbrookconservation.com



Introduction
Tis report has been prepared in response to a request by Tom Fenniman of  Tomas A Fenniman Architect 

regarding historic interior paint investigation at the sanctuary of St. Philip's Church in the Highlands.  Te stated

goal of the project is to investigate limited target areas of the overpainted interior walls of the sanctuary in order to

identify and expose any historic decorative painting, as suggested in historic images.  Tis project was initiated as a

preliminary study, to determine if and where potential decoration might survive, in order to guide future phases of

investigation or replication.  Investigative eforts in this phase were targeted at those areas of the nave which 

appear decoratively painted in the early photograph, namely the border above the wainscot, the chamfered edge at

the archway, and the frieze area of the wall.

History
Te cornerstone of St. Philip's Church was laid in May 1861 and construction was completed in 1863 to the 

designs of architect Richard Upjohn. According to record, the church was “re-decorated” for $1200 circa 1883.1  

Te mosaic foor dates to 1895.2  Specifc later modifcations were made which may be dated by the 1902 stone 

altar or by the 1921 dedication of the chancel paneling.  An enclosed niche at the back wall may likely also 

represent a modifcation in this area, potentially coinciding with the 1918 commemorative plaque in this area.

undated historic image, post-1895 foor, prior to 1912 publication

1 Note for context that the stenciled decoration of the walls of Grace Episcopal in Brooklyn are reported as an 1866 
embellishment to the 1847-48 construction of the church.

2 E. Clowes Chorley, History of St. Philip's Church in the Highlands, Garrison New York. New York: Edwin S. Gorham, 
1912.
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Methodologies
On-site fnishes investigation involved exposure of original fnish surfaces for target areas.  Exposure locations 

were selected to provide a visual representation of the earliest surviving decorative scheme within a limited space. 

Using the historic photograph as a guide, exposure locations were selected in areas with suspected decorative 

painting, specifcally the border above the wainscot, the chamfered arches, and the frieze. Several methods of 

removing the overpaint were tested and employed, including solvent stripping and mechanical removal, and a 

combination of the two.  Solvent stripping involves the use of commercial solvent-based paint strippers or 

chemicals to soften each paint layer in the sequence until the target fnish surface is revealed. Te most efective 

method was established to be paste-based strippers applied through a layer of japanese tissue paper in order to 

minimize the surface abrasion associated with blade-scraping over this rough sandy substrate plaster. Mechanical 

methods involve using a precision knife blade or scalpel to physically separate later layers, either en masse, or to 

cleave layers of one by one, especially as the target layer is neared.  Mechanical removal produces smaller 

exposures due to the exacting nature of the process, but generally more accurate surface colors, due to the natural 

cleavage behavior of layers of diferent generations apart from one another without solvent disruption or 

alteration. Other methods tested and incorporated included heat, and strappo.

A limited number of paint samples were extracted from the site based on site investigation.  Painted surfaces were 

carefully surveyed from the foor and utilizing a ladder, in order to understand conditions, substrates and to 

identify the most suitable locations for samples.  Raking light was used during the sampling process as a means for

identifying whether and where decorative treatment, such as stenciled patterns, may telegraph through the layers 

of overpaint.  Locations for samples were selected as representative of the architectural elements in each identifed 

study area, taking into consideration known or suspected alterations or additions.

All extracted samples were initially examined in the laboratory with the aid of a stereo binocular microscope with 

zoom to 90x magnifcation under daylight-corrected illumination. A portion of selected samples considered 

representative was mounted in an epoxy resin cast for grinding and polishing using aluminum oxide papers to 

2000 grit, resulting in a clear cross-section suitable for examination and photography under the light microscope 

at 100x, 160x, and 250x magnifcation.

Findings

Site Observations
Te plaster walls exhibit conditions including isolated areas of water damage and previous patching of cracks.

Te fnish plaster used for the sanctuary walls is a coarse, sandy mix and was applied with evident trowel gestures 

in order to create a rough textured surface. In combination with the historic lighting, the walls would have had a 

soft, non-refective quality.
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water damage cracking with patch repairs original texture and trowel marks in plaster

Tere is drywall at the ceiling, which is either replacing or obscuring the original ceiling plaster.

Generally there are few layers of overpaint obscuring the early decoration. A compound decorative fnish involving

stenciled patterns is the earliest extant applied fnish, and the only generation of fnish with this level of 

elaboration and as such is that depicted in the historic photo. A subsequent dark cream paint was used at an 

unknown later date to obscure this decoration and resulted in monochromatic walls. A modern repainting in a 

light peach followed by two applications of white completes the accumulated sequence of applied paint layers.  

Te consistency and uniformity of overpaint layers aid in exposing the correct target layer. However, the coarse 

grainy texture of the substrate presents a challenge, as there will inevitably be valleys of obscuring overpaint and 

ridges of removed decorative layers.

Wall Field
Te exposure of the wall feld area reveals a general ochre color.  Te decorative building-up of layers and 

undertones in this installation results in a subtly mottled, textural fnish.

Te red stripe at bottom delineates the top edge of the border pattern in this exposure location.
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Wall Frieze
Tere is a decorative frieze band 9-5/8” inches high with a stenciled repeat pattern.  Te feld is an apparent grey, 

with revealed blocks of dark brown and red. While difcult to distinguish in this small exposure, the red motif 

may be a lotus or similar form.  Te red stripe marks the bottom edge of this frieze element, below which is the 

ochre wall feld.  Based on an extrapolation from the historic image, the frieze stencil full repeat is estimated to be 

20 inches across.

Examination of an isolated paint sample in cross-section from this area shows how the decorative layers were built

up to create the design, in this case the warm grey feld area (sample location in top left in exposure window 

above). Te sample further demonstrates how the stencil colors were applied to a relatively dark feld color, 

resulting in a remarkably low-contrast pattern.

cross-section of sample P1 from frieze area of the wall, 
160x magnifcation, daylight illumination

V. white
IV. white
III. peach
II. dark cream
Id. warm-grey
Ic. grey-brown
Ib. ochre base color
Ia. mauve-brown undertone
sealer
coarse plaster
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Wall Border
Tere is a stencilled border at the wall above the wainscot. Te full border height is 18” with an estimated repeat 

of 15-1/2” across.  Some recognizable elements in the pattern uncovered so far include a red tulip-shaped fower 

as well as dark green oak leaves. Te red stripe delineates the top of the border, above which is the wall feld color.

Cross-section of sample P3b from the wall border
160x magnifcation, daylight illumination

V. white
IV. white
III. peach
II. dark cream
Ie. deep red (stencil)
Id. warm-grey
Ic. grey-brown
Ib. ochre base color
Ia. mauve-brown undertone
sealer
plaster
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Arch Chamfer
Te chamfered edge at the arch likewise has a stenciled pattern over a feld color of burnt siena. Tere is a 

recognizable blue fower as a central element in the pattern as well as symmetrical scrolls. Te width of the 

chamfer is approximately 14 inches; it is not yet clear the height of the full stencil pattern repeat.

Discussion
Te stenciled decoration uncovered is consistent with the available historic photograph and based on records, 

dates quite possibly to the 1883 redecoration. Tere is no substantial evidence of an earlier painted scheme. Either

the walls were left as undecorated plaster, or the mauve-brown layer interpreted as an undertone is remnant of a 

prior paint campaign, or the walls have been replastered or skimcoated, or there was a sacrifcial fnish such as a 

wallpaper originally. At this time there is no way to know for certain the original decorative intent of the Upjohn 

design.

Inspection of the historic photograph is valuable for identifying locations for decorative work, however the 

historic print is not sufciently detailed for pattern information, and it is suspected that the photograph was taken

at a time when flm emulsions were not true in recording the red and blue spectra. Te spectral sensitivity of 

historic flm emulsions was diferent than those today.  Even through the 1880s, flm materials were primarily 

sensitive to the blue and ultraviolet end of the spectrum; reds were not recorded at all and commonly appear white

in a historic black-and-white image.  Any other available photographs of the space, especially immediately prior 

to walls being overpainted, would be valuable for further refning the understanding of the decoration.  It is 

presumed that the dark cream color paint which was introduced to obscure the decoration and create a 

monochromatic wall feld post-dates the 1912 publication of the church history book.
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Te texture imparted by trowel marks, and the grainy surface of the rough plaster, would have interrupted specular

refectance to produce a soft matte quality to the interior walls.  Further, the lighting placement is diferent in the 

historic image versus today, and the color temperature of the early fxtures would likewise have imparted a very 

diferent visual quality to the space.

Te current ceiling is apparently drywall based on observations of the attachment screwheads. If original ceiling 

remains, it may exist beneath the drywall or alternatively have been demolished.

As a preliminary study, there are areas which have not yet been investigated in addition to the ceiling, such as the 

stencil along the peak of the screen wall, the wood trusses, and the chancel area.

Recommendations
Tis preliminary investigation successfully determined that early decorative patterns survive on the walls beneath 

the overpaint and are likely attributable to the documented re-decoration and are as depicted in the historic 

photograph. Within the constraints of location and exposure size for this preliminary scope of investigation, what 

has been revealed is a mere glimpse of the full decorative scheme. Further investigation may be broken down into 

the following steps:

. expand the existing exposure windows to encompass the full estimated size of each stencil repeat in each of the 

three decorated areas studied so far.  Tis is estimated to triple the area in the frieze, double the area in the wall 

border, and conservatively double the area uncovered so far at the arch chamfer;

. investigate decorated areas which have not yet been explored, specifcally the chancel walls and ceiling, the 

stenciled pattern apparent at the chancel screen wall, and the woodwork of trusses and cornice molding.

. probe beneath the drywall panels at the ceiling to determine whether original ceiling survives beneath it.

Due to the factors of age, overpaint, and the coarse sandy texture of the plaster surface, a clean reproducible 

exposure of original pattern will not be feasible. Replication of the historic design, if desired, will necessarily 

involve some measure of interpretation of what is revealed in terms of pattern and to some extent color.  Larger 

exposures showing the full stencil repeat in each of these signifcant areas are expected to provide the basic design 

elements, and combined with some small, targeted reveals, the color palette can also be reasonably established.  

Working with this evidence, a reasonably close interpretation of the historic decoration can be developed.  Te 

product of this interpretive process can be presented for consideration either as a digital rendering or a mock-up 

board or both.
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