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HISTORY 

Sodus Village Hall is located in a building formerly known as Guild Hall.  Guild Hall 
was a parish house built by the ladies guild of Christ Church.  The purpose of the 
parish house was for “holding guild meetings, fairs, concerts and entertainments 
and also to furnish a place for the young people, regardless of denomination, to 
gather for all innocent amusements and recreations.”  Guild Hall construction is 
reported to have started in 1892 and was completed in 1893.   

Interesting to note, this building was 
one of the buildings located on the 
original village town square. 

In the 1950’s, the building was sold 
and converted to a laundromat and 
operated as that amenity for multiple 
decades.  

The building was then sold to the 
Village in 1982 and converted to 
Sodus Village Hall. 

(1 References from Historic Sodus Point) 

CURRENT USE 

The Village Hall building is a two story building with a basement.  The main floor is 
currently being used for the village board room and village offices.   The office 
consists of the Mayor, village clerk, village treasurer, and village code enforcement 
officer.  The basement is used for storage and mechanical space.  The upper floor 
consists of two apartments but neither are occupied. The front apartment is used for 
meeting space, and some of the bedrooms are being used as storage for local not 
for profit groups such as Save Our Sodus (SOS). 

The board room is functional. There is only a single toilet room for the board room.  
Village offices are located in an open plan arrangement. The mayor’s office is 
located in the rear of the building. There is a single toilet room for the office.     

An accessible ramp has been added to the main entry to accommodate the raised 
main floor. 

An exterior stairwell provides access to the upper floor.  There is no elevator. 
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STRUCTURE/SYSTEMS 

The foundation walls are stone and the basement floor is wood over a dirt floor.  
There is a central bearing column line consisting of wood beams and wood 
columns.  Upper floors are wood framed and assumed to be balloon framed.  It 
appears that there may have been an addition to the rear of the building as 
evidenced by a change in the foundation.  The rear of the building appears to be 
settling at this addition as evidenced by floor slopes in the mayor’s office and the 
rear of the board room, and a shift in the roof line as seen from the exterior. 

Windows have been replaced with vinyl windows. 

Original siding has been covered with vinyl siding. 

Roof – the roof has been stripped down to the original skip sheathing and replaced 
with plywood and asphalt shingles. The current age of the roof shingles is unknown. 

Insulation – no insulation was observed in the basement nor attic space.  None or 
minimal is assumed to exist in the walls based on the vintage of the building. 

Finishes – some finishes are original. Many finishes have not been updated and 
have reached the end of their useful life.  Finishes primarily consist of paneling, 
paint, carpet, and linoleum. 

The main floor is heated with a gas-fired ducted furnace.  Upper floors have 
individual heating units.  A/C is not provided. 

Plumbing distribution is original and water mains consist of galvanized steel pipe. 

Gas is provided to the heating system. 

Electrical wiring was not observed, but assumed to have some original wiring and 
some new wiring as required based on need over the years of use and change. 
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BUILDING CONDITION 

It is our opinion that the building’s overall condition is fair to poor. The following 
observations were noted. 

Basement/Foundation 

The stone wall foundation, as is 
typical, is not insulated.  There are 
areas that require repointing and 
are showing freeze/thaw movement 
from intrusion of water.  These 
areas should be repointed to seal 
the exterior and prevent further 
damage.   

There is no vapor barrier on the 
walls nor waterproofing from the 
exterior.  This is typical of this type 
of vintage construction.  However, 
uncontrolled vapor drive leads to 
humidity in the building and 
deterioration of building elements.  
As the basement is used for central 
storage, humidity should be 
controlled.  Uncontrolled humidity 
can cause poor environmental 
conditions overall and potential 
health hazards to occupants. Holes 
due to utility connections through 
the foundation were also observed.  
These are not only areas of heat 
loss, but are locations were water 
and animals can enter the building. 

The floor is a dirt floor with no vapor barrier. Again, this contributes to uncontrollable 
humidity in the overall building, but especially the basement.   

The structural columns are out of alignment and the main beams are showing signs 
of sagging.  Additional supports have been added.  It has been reported from staff 
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the columns have been monitored 
over the last 5 years.  There is 
evidence of movement, especially 
after the most recent major wind 
event in 2017. 

Water piping is mostly original and 
observed to be leaking.  The piping 
is galvanized steel and deteriorates 
over time.  All supply piping has 
reached its end of life and should 
be replaced.  As evidenced by 
these current leaks, the walls have 
corroded to a point where there will 
be continued problems. 

Electrical wiring was not observed 
nor were electrical problems 
reported.  However, there would be 
limited expansion opportunity with 
the existing system. It is assumed 
that most is original and should be 
replaced/updated. 
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Main Floor 

As noted in the basement main column 
bearing line, there is the same 
evidence of bearing wall movement at 
the main floor.  In the Board Room, the 
interior bearing wall shows visual signs 
of movement. It is out of plumb and 
plaster is cracking.   Staff have 
reported this to be more obvious after 
the wind event of 2017.  This 
movement is also evidenced at the 
doors.  From the top corners of the 
door jambs to the ceiling, cracks have 
occurred.  This can be evidence of the 
building racking in a wind event.  This 
would not be surprising as there are 
limited shear walls in the building.  The 
main floor is an open floor plan with 
minimal perpendicular walls to brace 
the building.  The upper floor, with its 
apartment layouts, has many more 
walls that can be utilized for bracing, but 
essentially, the lower floor is most 
susceptible to racking.  

Floors are sagging due to inadequate 
structure below. As noted earlier, there 
may have also been an addition to the 
building. This is where the sagging 
floors begin.  If the rear of the building is 
an addition, the original exterior wall 
may have been removed.  This wall 
would have potentially been acting as a 
shear wall.  However, that information is 
unknown.  Settlement and movement 
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can also be observed in the exterior windows. 
Windows are no longer square and plumb.   

The building does require reinforcement due to 
its function and is repairs/reinforcement is 
recommended to align with current codes and 
building practices.  The building needs structural 
repairs to correct current observed deficiencies.  

Bathrooms are dated and not ADA compliant.  
Toilet counts also do not meet current code 
standards.   

The board room is adequate in size, however, 
its proportions are not optimal for its function.  
Floor finishes are dated and are due for 
replacement.  Lighting is also due for replacement. 

The office space fits current staff but is 
insufficient for their uses.  Office staff would 
prefer to be located in enclosed offices for 
privacy and meetings.  Finishes and lighting 
are dated and are beyond their useful life. 
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Upper Floors 

The apartments upstairs are largely unused.  Save Our Sodus and the 
Neighborhood Association utilize some spaces for storage. Finishes, bathrooms 
and kitchens are dated and beyond their useful life.  Any re-use of this floor should 
be considered a gut and rehab or, if the apartments were to be used, a full remodel 
of the apartments should be considered. 
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Attic/Roof  

The roof structure and roof shingles are in good condition.  Its age is unknown.  
Roof shingles will be due for replacement 5-10 years.  There appears to have been 
a cupola on the building at one time.  Framing should be installed at the location of 
its removal.  There is no attic insulation in the building. 
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 Envelope 

Failed windows will require replacement once structural improvements have been 
completed.   It is assumed there is no insulation.  Wall cavities should be filled with 
insulation.  An upgraded 
solution would be to 
wrap the entire building 
with continuous 
insulation for its added 
advantages of air 
sealing and better 
thermal control.  This 
would also require siding 
replacement.  Exterior 
doors should also be 
replaced due to age. 

Hazardous Materials 

For any reconstruction 
or remodeling, a 
hazardous materials survey will be required to be conducted per NYS Code Rule 
56.  This will identify asbestos, lead, and PCB’s.  It is anticipated that some 
hazardous materials exist due to the vintage of the structure. 

Utilities 

Considering the age of the building, all utility entries should be considered for 
replacement.  This would include water, electric, and sewer.  Gas service may not 
be required as its service to the building is probably newer.  Sanitary laterals should 
be videscoped to determine their condition. 
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VILLAGE HALL PROGRAM 

Staff have identified the following programmatic needs for the current and future 
Village Hall 

Space Size (SF) 

Entry Lobby 300 

Offices  

Code Enforcement w/ work space 
and storage for drawings and maps 

250 

Admin 150 

Treasurer 200 

Mayor 300 

Front Office Files 300 

Copier/Work Area 300 

Conference/Break Room 300 

File Storage/Archive 500 

Toilet Rooms 600 

Board Room 800 

Board Room Storage 150 

Classroom 720 

Mechanical Room 300 

Circulation/Grossing Factor (20%) 870 

Total 6,040 

Future Program Needs to consider for Village Hall 

**NOTE: these program spaces have not been included in the estimate** 

Gym/Multipurpose Large Community Room and Toilet Rooms 
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PROJECT OPTIONS AND COSTS 

Edge has prepared an initial estimate of cost for the following options.  Our estimate 
associated with Option 1 – Renovate Village Hall - is a detailed take-off of the 
identified work items in this report.  For the remaining options, our estimate for new 
construction is based on a square foot estimate.  All estimates include construction 
costs, contingency, soft costs (A/E, Legal, FF&E, etc.) and an escalation factor of 
5%.  These project costs would represent your anticipated referendum amount. We 
would recommend a concept design be completed to confirm a renovation or new 
building budget prior to a referendum. 
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OPTION 1 

Renovate Village Hall - $2.5M 

 Pros:  Maintains the existing site and existing investment. 

  Historic Significance is maintained. 

  Centrally located. 

 

Cons:  Relocate staff during renovation (potentially to Community Center) 

Unknowns during construction. 

 

NOTE: Option 1 scope of work can be prioritized and individually 
implemented. However, it would be anticipated that a beneficial cost savings 
would be realized by implementing a larger project.  Smaller individual 
projects will likely see higher costs than budgeted when bid as small projects.  
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Total Project Cost

Asbestos Abatement (siding) 77,517$               
Asbestos Abatement misc 48,938$               

Utilities
Water/Sanitary Replacement 11,745$               

SiteWork
Landscape/Parking Improvements 195,750$             

Basement
Remove and Replace Columns, Add footings 68,513$               
Remove and Replace Main Beam 68,513$               
Vapor Barrier and Concrete Floor 97,875$               
Wall Vapor Barrier System/Insulation 77,517$               
Repointing Stone Wall 19,575$               
Water Mains 73,406$               
Electrical Panel and Distribution 73,406$               

First Floor
Structural Reinforcing 39,150$               
Level/Reinforce Floors 44,396$               
Boardroom Renovation 146,813$             
Lighting 66,594$               
Toilet Rooms 39,150$               
Office Renovation 146,813$             
Entry/Porch Renovations 84,564$               

Second Floor
Gut and Re-do 367,031$             

Fire Protection System 71,879$               

Fire Alarm System 143,759$             

Elevator 156,600$             

Envelope
Windows/Doors 146,813$             
Insulation (upper floors + Attic) 37,936$               
Roof Shingles 21,564$               
Exterior Siding 170,537$             

Cost/SF
Total 2,496,353$         415

OPTION 1 
Renovate Village Hall 

 
 
 
  

Total Cost Includes: 
• Public Bid/Wage Rates 
• Construction Contingency 
• Escalation Factor 
• Soft Costs - Legal, Moving, 

Fixture, Furniture & 
Equipment, A/E Fees 
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OPTION 2 

Demolish the Existing Village Hall and Construct New at the Same Site - $2.7M 
Pros:  

Maintains the site of the historic former Town Square and is central to 
the Village. 

  New construction, larger space and more efficient layout  

  Energy Efficient 

  Designed for current need 

  No need to shop for available property 

  Equivalent cost to renovating with additional efficiencies 

  Less unknowns during construction. 

  Co-located with existing Community Center 

  

Cons: Relocate staff during reconstruction. 
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Qty Total Project Cost

Site Acquisition -$             
None Required 0

Demolish Existing Building 1 97,875$       
-$             

Site Development 1 195,750$    
-$             

New Building 6040 2,364,660$ 
Cost/SF

2,658,285$ 416.54$  

OPTION 2 

Demolish the Existing Village Hall and Construct New at the Same Site 

  

Total Cost Includes: 
• Public Bid/Wage Rates 
• Construction Contingency 
• Escalation Factor 
• Soft Costs - Legal, Moving, 

Fixture, Furniture & 
Equipment, A/E Fees 
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OPTION 3 

Site Acquisition and New Construction of a Village Hall - $2.9M 

 Pros:  New Construction  

Larger space and more efficient layout  

  Energy Efficient 

  Designed for current need 

  Less unknowns during construction. 

   

 Cons:  Limited available sites 

Removes an existing asset from the tax roll    

Potential Flood Plain sites  
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Qty Total Project Cost

Site Acquisition -$               
2.5 acres 2.5 196,875$       

-$               
Site Development 1 391,500$       

-$               
New Building 6040 2,364,660$   

Cost/SF
2,953,035$   467.93$  

OPTION 3 

Site Acquisition and New Construction of a Village Hall 

  

Total Cost Includes: 
• Public Bid/Wage Rates 
• Construction Contingency 
• Escalation Factor 
• Soft Costs - Legal, Moving, 

Fixture, Furniture & 
Equipment, A/E Fees 
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OPTION 4 

Demolish the Featherly St Station and Construct New - $3.2M 

 Pros:  New Construction  

Land is already owned. 

Larger space and more efficient layout  

  Energy Efficient 

  Designed for current need 

  Less unknowns during construction. 

 Waterfront Access. 

 May be able to offset cost by selling Village Hall. 

 Closer location to Maintenance Facilities. 

 

Cons:  Location is not central to Village community. 

Environmental conditions unknown. 

Higher cost of demolition. 

 Potential Flood Plain (to be verified) 
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Qty Total Project Cost

Site Acquisition -$              
None Required 0 -$              

-$              
Demolish Existing Building 1 195,750$      

-$              
Site Development 1 293,625$      

-$              
Waterfront Development 1 391,500$      

-$              
New Building 6040 2,364,660$  

Cost/SF
3,245,535$  508.56$  

OPTION 4 

Demolish the Featherly St Station and Construct New 

  

Total Cost Includes: 
• Public Bid/Wage Rates 
• Construction Contingency 
• Escalation Factor 
• Soft Costs - Legal, Moving, 

Fixture, Furniture & 
Equipment, A/E Fees 

Shoreline Restoration is not included. 

Park Development is not included 
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RECOMMENDATIONS 
 
The existing Village Hall requires repair.  On-going maintenance costs will continue 
to accumulate as most systems are beyond their useful life.  Valuable square 
footage is unusable,not code compliant and not accessible at the second floor.  The 
office environment is not practical and, overall, the building is showing severe signs 
of age and structural damage. 
 
The community would benefit from improvements as follows: 

• Operational Savings – repair and replacements will lessen increasing 
short and long term costs required to maintain current conditions, many of 
which are failing. 

 
• Code Compliance – replacement or repairs will include upgrades to make 

the facility code compliant. 
 

• Accessibilitiy – improvements include providing better facilities for 
accessibility such as the entrance, interior access to spaces, multi-floor 
access, and toilet rooms. 

 
• Program Enhancements – improvements include providing better utilized 

spaces for multiple meetings, office work, storage required for town files, 
and updated technology.   

 
• Overall, updating or reconstructing the Village Hall will provide the 

community a modern central place to meet with efficient access to town 
resources in a facility that the Village residents can be proud of.  

  
One of the approvals that will influence any option is the State Historic Preservation 
Office (SHPO) determination of historical significance.  Any public entity puruing a 
capital project is required to notify SHPO and receive their determination.  As their 
determination can have signifcant impact to all options (for example, full restoration 
of the exterior of the building to original), it is recommended that the Village submit 
an applicatoin to the NY State Historic Preservation Office to determine the 
building’s historic status. The application should include an aerial map showing 
neighboring properties and buildings, a site map showing intended demolition of the 
existing building (for worst case planning), photos of the existing building exterior 
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and interior, a description of the Village’s preferred action (demolition for worst case 
planning), and analysis of alternative solutions (as decribed in this report).  The 
application and process can be found on the SHPO CMIR website.  The Village has 
advised that they will complete this process.  All responses from SHPO take  
30 days, including requests for additional information.  This process should be 
considered for its impact on the schedule.   
 
This report will be presented for community input.  Elliott Engineering and Edge 
Architecture will be available to support questions from the Community and Village.  
Any updates or recommendations will be incorporated into this report by revision.  It 
is anticipated that the public meeting will be June 2018. 
 
Once public comment has been received, next steps will be evaluated. 
 
FINANCE 
Grants and Aid may be applicable. The Village will work to identify potential 
resources and also work with a grant writer to begin procuring potential 
opportunities. 
 
A public/private partnership may also be an option. This scenario would involve 
identifying a developer to build or own the building and the Village would lease 
back.  Further investigation would be required. 
 
Financial options will be reviewed by the Village Treasurer and Account Managers 
of potential lenders to determine borrowing costs and any public cost impacts. 
 
SCHEDULE 
 
April 2018 – SHPO Application for response prior to June, by Village. 
 
June 2018 – Public Presentation & Comments 
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APPENDIX 
 

Tax Maps 
 
Historic Sodus Point – Guild Hall 

 













Guild Hall
historicsoduspoint.com/buildings/guild-hall/

Sodus Point Guild Hall

The following information was taken from the Thursday, September 20, 2006 Wayne County
Scrapbook section of the Sun and Record by Brooks Tenney.

Sodus Point Guild Hall—Sic Transit Mundi

Unless you’re a senior, you may not know the Sodus Point Village Hall by its original name.
This much-modified building has seen use in three centuries. The building originally known as
Guild Hall was built by the ladies of Christ Church (Episcopal) in Sodus Point at the end of the
19th century. Christ Church in Sodus Point dates from May 3, 1851, half a century earlier.

The frame building for Christ Church in Sodus Point stands at the edge of what was once a
town square, bisected by the Lake Road. At one time the Rochester and Sodus Bay R.R.
(trolley line) ran down the center of this road; today’s Bay Street.

In 1884, female members of Christ Church formed a Ladies Guild. Their first meetings were
held a few doors away, in a structure called Lummis Hall. Today Lummis Hall is better known
as St. Rose’s Chapel. The ladies of Christ Church held fairs, and other events, including ice
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cream sales, to raise money for the erection of a parish house.

The purpose of the parish house was for “holding guild meetings, fairs, concerts and
entertainments and also to furnish a place for the young people, regardless of denomination,
to gather for all innocent amusements and recreations.”Guild Hall was begun in 1892 and
completed in 1893.

The era, between the end of the Civil War and the beginning of World War I, was a time of
general prosperity and technical innovation, in this area and over much of the northeastern
U.S. It was a period that witnessed the formation of many civic clubs and fraternal
organizations; including such groups as the Maccabees and the Grange. The Guild Hall
reflected a prevailing desire to serve the community while providing recreation for members of
the parish.

As the parish approached its centennial year, (1951) Mrs. Owen Merrill and Mrs. Raymond
Balch, both of Sodus Point, prepared a History of Christ Church, which provided this
description of the Guild Hall, still in use after a century and a half.

“The lot was a joint gift from Captain and Mrs. M. H. Morley of $100 and Edmund Hills of $20.
Under the direction of W. H. Cook, treasurer and Mr. Hills, secretary, the enterprise was
speedily and successfully carried out. The lot was purchased from DeForest McNett. Stones
were hauled from the lake shore. The building committee was composed of E. Hills, W.H.
Cook, F.C. Wickham, Captain Morley and William E. Sill, Sr. Ground was broken in April 1892,
and the building was finished in 1893 at an estimated cost of $3,000. It will be noted at that
time most of the laborers on Guild Hall received from 12 to 17 cents an hour, regardless of
what they were doing.”

After Guild Hall was completed, it was occasionally rented out for use by “traveling troupes,
societies, dancing schools, and elections.”During the timeframe of the hall’s construction, a
debt of $1,450 had been incurred, but funds realized by renting the hall were used to reduce
this debt and all liabilities were discharged by April, 1900.

In 1901, Lewis H. Clark Jr. edited ‘Sodus-1901, An Atlas and Directory of the Town of Sodus
and SodusBay.’This atlas contains a map of Sodus Point which identifies ChristChurch, a
Sunday school to the south and the Guild Hall. Both St. Rose (Catholic) and the Methodist
Church (M.E.) are also shown. The Sunday school was later used as an elementary school.
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According to the Christ Church history mentioned earlier, the congregation grew to about 40
by the end of 1918. By 1931, this number had grown to 70.

Over the years Guild Hall underwent a number of changes. Sometime in the mid-1950′s—
perhaps ’54 or ’55—the building was sold by the church. Mr. John Buzzell, the new owner,
converted the old structure into a laundromat. After several decades of operation, that
business languished.

Village Clerk/Treasurer Dorothy Tiffany confirmed that in February 1982, the structure, much
modified and then owned by the Buzzell family, was sold to the village to begin a new life as
the Village Hall.

Some local residents still remember Guild Hall from an earlier time when it hosted dances,
concerts and other community activities. Old photographs, possibly languishing in musty
albums or dusty attics, are sought by the Sodus Point Historical Society. If you are harboring
any of these relics of a bygone age, perhaps you might consider sharing them with our readers
and the Society.

Thanks to Jo Ellen Arney for a “heads up” on this topic.
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