1. Activity Description
A) This project is part of an approximately $10 million campaign to fully restore Universal
Preservation Hall (UPH) in downtown Saratoga Springs. While the organization has worked to
restore portions of the Hall and stabilize its structure over the past fifteen years, the fall of 2018
saw the launch of a construction project to fully restore the space and return it to year-round use.
The Front Steps Restoration Project will demolish the non-historic, crumbling stone steps at the
main front entrance and replace them with new masonry steps to match the historic façade. It is
an important component in a long effort to preserve and restore this historic architectural
landmark. According to the Capital District Regional Planning Commission, the full restoration
project will create 22 jobs and more than 30 construction jobs, with an annual impact of more
than $2 million per year on the local economy.
UPH is a major addition to downtown Saratoga Springs, and its renovation is essential to the
ongoing vibrancy and economic vitality of the area. The Washington Street/Broadway area is
the site of significant recent investment, in part leveraged by the restoration of UPH in progress.
Without this project, the dilapidated structure would have become a blighted property,
endangering residents and pedestrians and inhibiting development and growth. A year-round
theater facility of approximately 700 seats will have a significant impact on the economic success
of Saratoga's urban center, which struggles with economic slowdown during shoulder and "off"
seasons. The disparity between the track season and the winter months can be unsustainable for
local businesses. UPH will change that.
B) The front steps of the historic UPH building are modern, poorly constructed masonry that has
deteriorated significantly over the past decade, to the point where they are unsafe and must be
demolished. They also do not match or contribute to the historic character of the building,
instead serving as an eyesore. A significant pedestrian corridor connecting to the main Broadway
district, this portion of Washington Street has suffered from neglect and blight from dilapidated
properties. This spot blight exists to the detriment of the city and its residents, and has created
unsafe conditions for visitors to the facility.
This project will demolish the failing front steps and replace them with newly constructed
masonry steps. The new construction will match the historic stonework and design characteristics
of the property. They will integrate seamlessly into the celebrated Victorian Gothic façade.
Externally, the steps will complete the historic preservation and restoration of the property.
Internally, the steps will also contain a snow melt system to improve safety during winter months
and decrease labor, maintenance and insurance costs for UPH.
Historic preservation is an intrinsic component of the identity of the city and a key feature in
local commerce. The charm of well-preserved historic buildings in the downtown corridor and
among adjacent attractions brings tourism and investment. The front steps of UPH are at eye
level and are often the first and most noticeable aspect of the property for passersby. The
blighted front steps create unsafe conditions for people using them as well as the perception of
neglect in the surrounding neighborhood. New steps will provide visitors with a safe egress from
UPH, a pleasing, historically-appropriate design, and also offer a fully restored façade and facility
that will aid tourism, beautify the neighborhood, and preserve this landmark for many years to
come.
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C) The project will benefit the general public of Saratoga Springs, including residents and visitors
who traverse Washington Street and the downtown neighborhood generally. Low-income
individuals are especially likely to benefit. The project lies within the designated low-income area
of the city, Census Tract 10580-36-091-0610.00. The street serves as the primary pedestrian
corridor for walking to and from low-income housing units and the downtown blocks. It is a
nine-minute walk from 176 low-income housing units in the nearby Stonequist Apartments, and
a 20-minute walk from the Vanderbilt Terrace and Jefferson Terrace Apartments (58 and 105
units respectively). The addition of UPH provides a year-round opportunity for recreation,
cultural and community events as well as education programs that will be implemented in
collaboration with Proctors School of Performing Arts, a comprehensive arts-education program
that annually serves more than 40,000 students throughout the Capital Region.
UPH fills an important need in the cultural life of local residents. Based on research conducted
by Webb Management Services as part of a comprehensive planning study, Saratoga Springs
lacks an accessible, year-round mid-sized venue for a variety of purposes, including the needs of
local arts organizations, artists, promoters, community groups and educational institutions. Caffe
Lena, for example, presents many folk music programs at its small venue a few blocks away, but
cannot present larger concerts to serve the public due to lack of sufficient space.
D) The project will be evaluated for success by the following performance goals: the successful
demolition of the old steps and construction of new steps, followed by the successful opening of
the facility as a year-round arts and event space. When completed, UPH is estimated to attract
more than 65,000 visitors attending more than 200 events annually.
E) Demolition of the front steps will take place in May 2019, with construction occurring over
three weeks and concluding in June 2019.
F) This activity does not require additional approvals. Environmental review of the project scope
has already occurred, with planning board approvals secured. The project site is fully owned and
controlled by UPH through a wholly owned subsidiary, as documented in the attached deed.
2. Organizational Capacity
A) UPH is a not-for-profit organization founded in 2003, dedicated to the preservation and
restoration of the historic landmark. For more than a decade, the organization has worked with
the city and public and private organizations to support the stabilization of the structure, holding
occasional events in the space to fundraise and raise awareness of the project.
Board Members
Wayne Akey, Immediate Past President
Wallace Allerdice
Willie Chavers, Universal Baptist Church Representative
Rob Coughlin
Katie Cristo
Evan deJonghe, Secretary
Reverend Rose Durr, Universal Baptist Church Representative
Robert Egielski
Beth Fecteau, Vice President
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Michele Funiciello
Kathleen Fyfe, President
Anthony Ianniello
Scott Johnson
Todd LaRoche
Andrew Meader
Margaret Mount, Universal Baptist Church Representative
Tonya Pellegrini-Lawrence
Michael Phinney
Jason Tepper, Treasurer
Emeritus Board
Reverend Minnie Burns, in memory
Sister Lucille Clark, in memory
Tom Lewis
Jeff Pfeil
Beth Smith
Sister Harriet Watson, in memory
UPH Staff
Teddy Foster, Campaign Director
Mary Beth McGarrahan, Operations Manager
Philip Morris, CEO
Chris Musto, CFO
Jim Murphy, Marketing Director
Dan Sheehan, Director of Operations
Tony Ward, Construction Manager
B) The board and staff of UPH know the building intimately and have unique experience with its
challenges and opportunities. The organization has a track record of incremental progress and
success in engineering and building stabilization. It conducted several years of due diligence in
consultation with historic preservation experts, as well as theatre business planning and
philanthropic feasibility analysis. This diligence process demonstrated the likelihood of project
success and long-term sustainability. A 2001 project stabilized the internal structure and roof. A
fundraising campaign allowed for necessary repairs that allowed the Hall to re-open on a
temporary, seasonal basis for hosting events and presenting music and theatre.
C) Lead by CEO Philip Morris, Proctors provides administrative in-kind support, arts
management support and historic preservation experience, in addition to a successful portfolio of
construction and community development projects. Projects include the $2.1 million
construction of the Adeline Graham Theatrical Training and Innovation Center, the $40 million
Proctors Main Stage Expansion, and the $10 million construction of a new facility for Capital
Repertory Theatre in Albany, currently underway. Architect Mark Thaler, a national expert in
historic preservation, including restoration design for Ellis Island, Yaddo and Princeton
University, leads the design team. UPH's long-range planning and capacity to undertake the
project led to the organization being selected by the City of Saratoga Springs as the 2017 Restore
NY grant applicant, resulting in a successful award. Duncan Webb of Webb Management
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Services, a leading provider of project development, planning and consulting services for arts and
creative entities, conducted a comprehensive feasibility study of UPH's capacity to serve local and
regional cultural needs.
D) Many organizations and agencies have played a significant part in the development of this
project. The City of Saratoga Springs has provided funding for general construction and selected
UPH as an applicant for Restore NY. The project is supported by the Saratoga Foundation, the
Saratoga Springs Preservation Association, the NYS Office of Parks, Recreation, and Historic
Preservation and the NYS Empire State Development Corporation. UPH has been designated a
regional priority project by the Capital Region Economic Development Council.
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February 6th, 2019

Attention: Universal Preservation Hall LLC

Scope: Remove existing center stair set facing Washington street and replace stairs to match existing
east and west new stair set, including new concrete, bluestone and railings.

Duration: approx. 3 weeks from demo to completion of new stairs
Schedule: May 2019

Cost Breakdown:
•
•
•
•
•
•

Demo of existing stairs and removal: $6,900
Excavation & insulation for new stairs: $10,700
Snowmelt in new stairs, material and install: $17,250
Concrete footers, walls and steps with rebar install for new stairs: $15,525
Blue stone install with material over concrete steps: $90,160
New Railings install: $17,250

Total Cost = $157,785

Vincent LaTerra | Project Manager
vince@bonacio.com 518-376-3282
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Robert M. Gach, Esq.
Whiteman Osterman & Hanna, LLP

One Commerce Plaza
Albany, NY 12260

BARGAIN & SALE DEED

THIS INDENTURE made the 28th day of December, 2017 BETWEEN
SARATOGA SPRINGS UNIVERSAL PRESERVATION HALL a domestic not-for-profit

corporation with offices at 25 Washington Street, Saratoga Springs, New York 12866 (hereinafter
referred to as "Grantor") and
UPH SARATOGA, LLC, a New York limited liability company, with offices at 25 Washington

Street, Saratoga Springs, NY 12866 (hereinafter referred to as "Grantee")
WITNESSETH, that the Grantor, in consideration of ONE AND 00/100 DOLLAR ($1.00) lawful
money of the United States, and other good and valuable consideration paid by the Grantee, does
hereby grant and release unto the Grantee, the successors and assigns of the Grantee forever,
ALL THAT CERTAIN TRACT, PIECE OR PARCEL OF LAND situate in the City of Saratoga
Springs, County of Saratoga and State of New York and more particularly described as follows:
SEE SCHEDULE "A" ATTACHED HERETO AND MADE A PART HEREOF.

This conveyance does not constitute all or substantially all of the assets of the Grantor and is
authorized by the vote of a majority of directors of the Board of Managers or of a majority of a
committee authorized by the Board of Managers of the Grantor .
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SUBJECT TO all covenants, conditions, easements and restrictions of record affecting said premises.

BEING the same premises conveyed to the Grantor herein by deed from the Universal Baptist
Church of Saratoga Springs, dated December 1 7, 20 1 7 and recorded in the Saratoga County Clerk's

Office on December 22, 2017.
TOGETHER with the appurtenances and all the estate and rights of the Grantor in and to said

premises,
TO HAVE AND TO HOLD the premises herein granted unto the Grantee, the successors and assigns of

the Grantee forever.
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AND the Grantor, in compliance with Section 13 of the Lien Law, covenants that the Grantor will

receive the consideration for this conveyance and will hold the right to receive such consideration as

a trust fund to be applied first for the purpose of paying the cost of the improvement and will apply
the same first to the payment of the cost of the improvement before using any part of the total of the
same for any other purpose.

IN WITNESS WHEREOF, the Grantor has duly executed this deed the day and year first above
written.
In Presence of
SARATOGA SPRINGS UNIVERSAL PRESERVATION
HALL

iy: Philip Morris
: CEO

STATE OF NEW YORK

)
) ss.:

COUNTY OF SCHENECTADY
On the

LN day of

)
^ie year 2017 before me, the undersigned, a notary

public in and for said state, personally appeared

ptUL p

NVuvrP

, personally

known to me or proved to me on the basis of satisfactory evidence to be the individual whose name
is subscribed to the within instrument and acknowledged to me that (s)he executed the same in
his/her capacity, and that by his/her signature on the instrument, the individual, or the person upon
behalf of which the individual acted, executed the instrument.
s
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Notary Public
GENEVIEVE M. TRIGG

-

Notary Public, Stale of New York
Qualified in Albany County
No. 02TR6330598

Commission Expires September 21, 20 '
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SCHEDULE A

All that certain tract, piece or parcel of land, situate, lying and being in the City of Saratoga
Springs, County of Saratoga and State of New York, bounded and described as follows:
Commencing at a point in the northerly line of Washington Street where the division
line between the land hereby described and the land now or late of Peter V. Wiggins meets
the said northerly line of Washington Street and running thence westerly along the said
northerly line of Washington Street one hundred ten (110') feet more or less to the division
line between the land hereby described and the land now or late or Edward R. Stevens thence
northerly along the easterly line of the said now or late Edward R. Stevens one hundred
seventy-one ( 1 7 1 ') feet and six (6") inches more or less to the line of the land of the United
States Hotel, thence easterly along the line of land of the United States Hotel one hundred
twelve (112') feet more or less and thence southerly along the westerly line of said land or
late of Peter V. Wiggins two hundred (200') feet more or less to the northerly line of
Washington Street at the place of beginning.
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