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1.0 SITE BACKGROUND AND INTRODUCTION 

 

Weston & Sampson PE, LS, LS, Architects, PC (Weston & Sampson), on behalf of Mohawk Valley 

Economic Development Growth Enterprises (EDGE), has prepared this Executive Summary for the St. 

Luke’s Hospital Campus Facilities Study (Project). The St. Luke’s Memorial Hospital Campus (Site) 

located at 1656 Champlin Avenue, New Hartford, New York is approximately 53-acres and consists of 

multiple parcels related to former hospital operations. 

A Locus Map of the Site and general surroundings is provided as Figure 1. 

1.1 Site History 

St. Luke’s Hospital was originally built in 1955; prior to that, the Site was undeveloped/vegetated. As the 

hospital expanded, additional wings and buildings were constructed, including the Energy Center in 

1976 to provide power and heating to the hospital building. By 2011, a cogeneration facility, supplying 

power to off-Site locations (St. Luke’s Home and Utica College) was also constructed on-Site. Several 

other parcels adjoining the Hospital grounds and now comprising the Site were acquired by St. Luke’s 

and/or its owners Mohawk Valley Health System (MVHS) as well to house auxiliary hospital operations 

(i.e. human resources, medical student dormitories).   

In Fall of 2023, the Wynn Hospital in nearby downtown Utica was opened, with most medical operations 

at St. Luke’s moving to the new hospital, providing local municipalities and organizations an opportunity 

to reconsider the Site’s potential reuse and redevelopment options.  

1.2 Project Purpose 

Ahead of the Site’s future redevelopment, MVHS, the Town of New Hartford, Oneida County, and 

Mohawk Valley Edge (EDGE) sought to evaluate the St. Luke’s Hospital Campus. EDGE completed a 

Master Reuse Study of the hospital campus where data from community presentations, workshops, and 

surveys conducted with residents have been gathered to inform the final design of the redevelopment. 

Potential redevelopment options for the Site include mixed use residential neighborhoods with a variety 

of land uses, including housing, commercial/retail businesses, public green spaces and recreational 

areas. However, the final design needs to consider the existing and specialized infrastructure at the Site 

as a former hospital. Therefore, as part of the Facilities Study project, Weston & Sampson and its 

partners analyzed the structures, environmental, and physical conditions of the St. Luke’s facilities to 

assist in the master planning effort for the demolition or adaptive reuse of the St. Luke’s Medical 

Complex.  

2.0 DELIVERABLES 

 

Weston & Sampson and our subconsultants documented the existing site conditions by mapping 

subsurface utility connections (by S.Y. Kim Land Surveyor, P.C.), performed a structural pre-demolition 

evaluation (by Ryan Biggs | Clark Davis Engineering & Surveying, D.P.C.), inventoried hazardous 

building materials (by Ambient Environmental, Inc.), performed a pre-renovation study (by Hyman Hayes 

Associates, Inc.), and evaluated the Cogeneration Plant Operations (M/E Engineering P.C. and  Trophy 

Point). Weston & Sampson also completed Phase I Environmental Site Assessments (ESAs) of several 

of the parcels of hospital complex. The following sections provide a summary of the studies completed 

and the associated deliverables prepared. Please note that Weston & Sampson established a 

SharePoint drive for the project and all deliverables are also saved in that location:  

https://westonandsampson.sharepoint.com/sites/clients/MohawkValleyEDGE/StLukeFacilityStudies/Sit

ePages/Home.aspx 

https://westonandsampson.sharepoint.com/sites/clients/MohawkValleyEDGE/StLukeFacilityStudies/SitePages/Home.aspx
https://westonandsampson.sharepoint.com/sites/clients/MohawkValleyEDGE/StLukeFacilityStudies/SitePages/Home.aspx
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2.1 Pre-Demolition Utility Mapping 

The Weston & Sampson team coordinated with Mohawk Valley Water Authority, Town of New Hartford, 

National Grid, Verizon, Time Warner, Northland Communications, and other potential utility and service 

providers to develop a base map representative of known existing water, sewer, electric, natural gas, 

and telecommunications infrastructure. Weston & Sampson’s subconsultant, S.Y. Kim Land Surveyor, 

P.C. (MBE), completed a pre-demolition utility survey at the St. Luke’s Hospital. This involved several 

site inspections to review location of utilities and infrastructure, size, type and capacity, and included 

water distribution system analysis and wastewater system assessment. The utility survey includes the 

following:  

• All utility alignments, easements, size, composition, connections, manholes, etc. 

• Existing water, sanitary sewer, and stormwater infrastructure in the project footprint, including 

mains, services, meters, and connections 

• Existing electric and natural gas infrastructure in the project footprint, including mains, services, 

meters, and connections 

• All telecommunications infrastructure 

It should be noted that, based on previous reports provided by EDGE, two separate 13.2 kVA feeds of 

power come into the site and terminate in the garage building.  

ArcGIS shapefiles of existing and proposed utility alignments and related features were provided to 

EDGE, and a copy of the pre-demolition utility survey is included as Appendix A. 

2.2 Phase I Environmental Site Assessments (ESAs) 

Weston & Sampson completed eight (8) Phase I Environmental Site Assessments (ESAs) for each of 

the parcels included in the St. Luke’s Campus Facilities Study. These ESAs were performed in 

accordance with the ASTM Standard Practice for Environmental Site Assessments: Phase I Site 

Assessment Process, Designation E1527-21 (the ASTM Standard Practice) and conforms with the EPA 

All Appropriate Inquiry (AAI) Rule. The purpose of the Phase I ESAs was to identify Recognized 

Environmental Conditions (RECs) in connection with the parcels at the time of their evaluation by Weston 

& Sampson. A Phase I ESA was completed for each one of the following parcels:  

 

Parcel No.* Tax Map ID Address 

1 317.000-2-1.2 Champlin Ave 

2 317.000-2-2.1 1656 Champlin Ave 

3 317.000-2-25 1710 Burrstone Rd 

5 317.015-2-39 1750 Burrstone Rd 

6 317.015-2-38 1752 Burrstone Rd 

7 317.015-2-37 1754 Burrstone Rd 

8 317.015-2-34.1 Winchester Dr 

9 317.000-2-29 1724 Burrstone Rd 

 

*At the request of MVEDGE, the Mohawk Valley Health Systems (MVHS) Dental Health Center at 1714 Burrstone Rd 

(originally Parcel 4) was excluded from analysis. 
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The following table summarizes the findings of the eight (8) separate Phase I ESAs: 

 

Parcel 

No. 
Description 

Recognized 

Environmental  

Conditions (RECs) 

Other Conditions / 

Data Gaps 
Recommendations 

1 

 

24-acre parcel with parking 

lots, roadways, and a wetland 

area, built in 1997 as St. 

Luke’s Hospital expanded. 

 

None None None 

2 

24.07-acre parcel developed 

with the St. Luke’s Hospital 

building, maintenance 

buildings and sheds, the 

Energy / Energy Rejection 

Center buildings, and paved 

parking lots and roads. 

REC #1: Aging 

ASTs and USTs 

containing 

petroleum products 

REC #2: Staining, 

sheens, and poor 

housekeeping in 

areas with 

hazardous 

substances 

(mechanical rooms) 

HREC: 8 former spills 

at property 

BER: Potential 

presence of 

asbestos-containing 

building materials 

due to buildings’ 

ages 

Phase II ESA to 

investigate potential 

soil and 

groundwater 

impacts from RECs 

3 

2.51-acre parcel developed 

with a former hotel building 

converted to MVHS Corporate 

Offices and dormitory for 

Utica University. 

None 

Observation: Poor 

housekeeping of 

chemicals used for 

HVAC system near 

sumps that discharge 

to public sewer 

system 

 

SDG: 2 pools were 

installed in 1974 and 

filled sometime 

before 1997 with fill 

materials from 

unknown source 

GPR survey in 

former pool area to 

identify fill contents, 

improved 

housekeeping 

practices in 

mechanical room 

5 

1.2-acre vacant parcel 

previously developed with a 

1.5-story residence with 

basement (demolished by 

2000). 

None 

BER: Unknown 

demolition details, 

potential use of 

building materials as 

fill for basement 

SDG: Former 

residence was 

heated by oil, no 

information about 

tank or its removal 

GPR survey to 

confirm removal of 

oil tank and shallow 

soil sampling to 

identify if building 

materials are 

present as shallow 

fill 
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Parcel 

No. 
Description 

Recognized 

Environmental  

Conditions (RECs) 

Other Conditions / 

Data Gaps 
Recommendations 

6 

0.31-acre vacant parcel 

previously developed with a 

residence (demolished by 

2005). 

None 

SDG: Limited 

information regarding 

former residential 

building and heating 

utility 

GPR survey to 

investigate 

subsurface contents 

and shallow soil 

sampling to identify 

if building materials 

are present as 

shallow fill 

7 

0.19-acre vacant parcel 

previously developed with a 

residence (demolished by 

2000). 

None 

SDG: Limited 

information regarding 

former residential 

building and heating 

utility 

GPR survey to 

investigate 

subsurface contents 

and shallow soil 

sampling to identify 

if building materials 

are present as 

shallow fill 

8 

 

0.45-acre vacant parcel that 

was historically undeveloped / 

agricultural. 

 

None None None 

9 

 

1.2-acre parcel developed 

with a 1-story split-level 

building used for the MVHS 

Human Resources 

department; historically 

offices. 

 

None None None 

Abbreviations:  HREC – Historical Recognized Environmental Condition  UST – Underground storage tank  

  BER – Business Environmental Risk    AST – Aboveground storage tank 

  SDG – Significant Data Gap      GPR – Ground-penetrating Radar 

 

A graphic overview of the parcels assessed, and findings are also included as Appendix B. Due to 

their large file sizes, the individual Phase I ESA reports may be provided upon request. 

2.3 Regulated Building Material (RBM) Survey 

To assist in the pre-demolition study and reuse plans, Weston & Sampson’s team member, Ambient 

Environmental, completed a Hazardous Building Materials (HBM) Survey of the St. Luke’s Hospital 

building and maintenance building. This included sampling of asbestos, detection of lead-based paint, 

and inventory of hazardous universal waste items in the interior and exterior of the main hospital building 

and the maintenance buildings. The surveys were conducted by NYS-licensed and AHERA-trained 

asbestos inspectors and trained lead inspectors, and all samples were collected in accordance with all 

federal, state, and local regulations.  

 
The investigation found asbestos-containing building materials in the hospital building and the 

maintenance building, lead paint in the hospital building, PCBs in caulking at the hospital, and universal 

waste within both the hospital and the maintenance building. The maintenance building was not found 

to contain PCBs in caulking, nor lead paint on building materials; however, within the building, various 
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surfaces/items were coated with lead paint. Universal waste encountered mainly consisted of mercury-

containing fluorescent lamps. Ambient’s Hazardous Materials Survey Report is included as Appendix C. 

2.4 Pre-Demolition Engineering Study 

The Weston & Sampson team, including our subcontractor Ryan Biggs | Clark Davis, completed a Pre-

Demolition Engineering Study for the St. Luke’s Hospital building at 1656 Champlin Ave, which looked 

at the feasibility, methodology, and associated costs for the abatement and demolition of specific 

structures on the approximately 24.7-acre campus. The study focuses primarily on the demolition of the 

main hospital building, the boiler house building, and two storage sheds, which total approximately 

410,000 square-feet of structures. Our structural team reviewed specifications and drawings of original 

structure and previous expansions, repairs, and rehabilitation work. In addition, our team conducted site 

visits to assess the general condition and construction type of the subject buildings. This aided Weston 

& Sampson in developing demolition methods and preparing costs including materials disposal costs.  

 

As part of the Study, Weston & Sampson prepared a Pre-Demolition Engineering Study report. It 

recommends a three-phase demolition approach for the main hospital, utilizing the existing expansion 

joints to isolate individual wings and to safely and effectively demolish the structures in a controlled 

manner. Significant quantities of regulated hazardous materials were identified during the hazardous 

building material investigation, requiring abatement or special handling prior to demolition. Furthermore, 

multiple utility connections must be properly disconnected per local authority requirements, and several 

underground and aboveground storage tanks associated with the buildings will require proper cleaning, 

removal, and disposal. 

 

Based on the Pre-Demolition Study's findings and assumptions, a preliminary cost estimate was 

developed. The estimate is based on a Class IV assumption in accordance with the Association for the  

Advancement of Cost Engineering (AACE) International Recommended Practice 18R-97. A Class IV cost  

estimate is typically used on study or feasibility stages of a project where the level of project maturity is  

between 1 to 15%. The expected accuracy range is -15% to -30% for the low range and +20% to +50% 

for the high range. An accuracy range of -20% and +30% was applied to this cost estimate because we 

were able to collect a significant amount of hazardous building material information as part of the Pre-

Demolition Study.  

 

The estimated cost range for demolition activities (site preparation, utility disconnection, site demolition 

including asphalt recycling and tank removal, building demolition including hazardous material 

abatement and disposal, and site restoration/backfill) is approximately $14.92 million. Adjusted for the 

Class IV estimate range, the total estimated project cost range is approximately $11.94 million to $19.40 

Million.  

 

Weston & Sampson’s Pre-Demolition Engineering Study is included as Appendix D.  

2.5 Pre-Renovation Architectural /Engineering Study 

Weston & Sampson’s team member Hyman Hayes Associates (HHA) completed a Facility Conditions 

Assessment (FCA) which included reviewing the existing architectural, mechanical, and electrical 

systems at the following buildings: 

 

• MVHS Dormitory/Administration Building: 1710 Burrstone Rd 

• Human Resources Building: 1724 Burrstone Rd.  

• Energy Facility  
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The information obtained provided an understanding of the physical condition and life-cycle expectancy 

of the current buildings and engineering systems and helped to develop a summary of the potential 

future use of the existing buildings compared to the expected life-cycle costs required to continue to 

maintain the building. HHA prepared architectural floor plans for all three (3) buildings.  

 

HHA also provided an opinion letter regarding the probable cost for renovating the existing MVHS 

Dormitory/Administration Building and the Human Resources Building. The MVHS Dormitory/ 

Administration Building was evaluated to be suited for business, residential, and mercantile uses and 

cost to renovate are estimated to be in the range of $270 -$325 per square foot for interior renovations. 

In addition, an additional lump sum of $680,000 is estimated to upgrade mechanical, electrical, and 

plumbing systems as part of the renovation. The Human Resources Building was evaluated to be suited 

for single-occupancy business and the cost to renovate Human Resources building are estimated to be 

in the range of $250 -$305 per square foot for interior renovations. In addition to the interior renovations, 

an additional lump sum of $310,000 is estimated to be included in the costs if accessibility to the second 

floor is required. The cost estimates also include potential upgrades to the mechanical, electrical, and 

plumbing systems at the two buildings, which are currently in fair to good condition but nearing the end 

of their useful life cycles or could be improved for energy and compliance reasons. HHA’s pre-renovation 

cost estimate and the architectural floor plans are included as Appendix E. 

2.6 Assessment of Cogeneration Facility 

Weston & Sampson’s team member M/E Engineering (M/E) completed an assessment of the existing 

Burrstone Energy Center cogeneration plant to determine methods for decommissioning the system, 

the potential reuse of the structure, and efficient uses of the cogeneration equipment. As part of the 

assessment M/E gathered the existing information regarding the operation and condition of the facility 

and the associated HVAC and electrical equipment/systems; data was gathered on how the plant 

operates on a daily basis, the loads and buildings served by the plant and any key concerns or operating 

deficiencies of the plant. A visual assessment of the condition and operation of the plant equipment and 

systems was also performed.  

 

Additionally, Weston & Sampson contracted Trophy Point, LLC. to prepare a cost estimate for two 

scenarios: 1. A partial decommission for repurposing the facility, and 2. Decommissioning the 

cogeneration plant. The cost estimates are based upon M/E’s facility assessment.  

 

M/E Engineering’s Assessment and Trophy Point’s Cost Estimates are included as Appendix F. 
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USGS The National Map: National Boundaries Dataset, 3DEP Elevation
Program, Geographic Names Information System, National Hydrography
Dataset, National Land Cover Database, National Structures Dataset, and

National Transportation Dataset; USGS Global Ecosystems; U.S. Census
Bureau TIGER/Line data; USFS Road data; Natural Earth Data; U.S.

Department of State HIU; NOAA National Centers for Environmental
Information. Data refreshed July, 2025.
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