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GEOGRAPHIC AREA
The Focus Area for the Village of Sherman’s New 
York Forward Application is within the Village’s 
Downtown Center. The project area is proximal 
to French Creek which shoulders the Chautauqua 
Rails-to-Trails trail system. The area consists of 
10.25 acres of predominantly commercial and 
mixed-use buildings, including three properties in 
which renovations are planned should NY Forward 
funding be awarded.

This historic Village center on E. and W. Main Street 

is an ideal area to focus mixed-use revitalization 
and welcome new investment to Sherman. The 
area contains a variety of street-level shops, 
eateries, and small businesses with residences 
above. These building sites are in close proximity 
to the regional connective corridor of I-86 and 
multiple trail heads for recreation. Re-establishing 
Sherman as a key linkage to the greater Erie to 
Pittsburgh trail system will strengthen its identity 
as a trail town, improve the quality of life of its 
local residents, and attract visitors from the I-86 
corridor.
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VISION STATEMENT

The Village of Sherman has transformed from 
its historic roots as a sawmill and dairy farming 
community to become a Village which cultivates 
economic, educational, and recreational 
opportunities for families and residents of 
all ages. The community values its historic 
character, and we take pride in our heritage 
as a hardworking, self-sufficient community. 
The presence of the Sherman Central School 
District campus, our traditional Main Street, and 
the Village’s convenient proximity to I-86 has 
served as the catalyst for our economic growth 
and prosperity. Sherman’s small-scale and 
tight-knit settlement pattern is complemented 
by its natural resources, such as French Creek, 
which provide environmental, recreational, and 
aesthetic benefits.  Sherman residents value their 
relationship with the local Amish community, Town 
of Sherman, and Chautauqua County. The Village 
and its partners have made much progress in 

working with all residents to preserve their assets, 
keep true to their heritage, and provide a high 
quality of life for current and future generations.

To achieve this vision, the Village of 
Sherman will:
•	 Cultivate local economic development 

opportunities;

•	 Provide diverse residential living options and 
preserve existing property values;

•	 Protect natural resources and open spaces;

•	 Showcase the Village’s spirit through culture, 
recreation, and community design; and

•	 Maintain quality community services to 
better serve businesses and residents.

Main Street, Village of Sherman

“Streets and sidewalks, the main public spaces of a city, are its 
most vital organs.”  
-Jane Jacobs, Project for Public Spaces
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PAST INVESTMENT & FUTURE 
POTENTIAL

PAST INVESTMENT
The Village of Sherman has focused considerable 
attention and capital investment on revitalization 
efforts to date. These past efforts include:

•	 A Downtown Market Analysis , completed by 
Camoin Associates in May 2022, will be used 
to guide the community to strategically invest 
in local downtown businesses with mixed-use 
residential to enhance economic potential;

•	 Sherman has applied for a NYSEFC GIGP 
grant to fund its transformative Main Street 
Streetscape Project that will simultaneously 
occur with a CSC Nature Center Pond Retrofit 
which will improve stormwater infrastructure 
by 2023. (Future CDBG Infrastructure)

•	 Sherman is currently upgrading their 
wastewater treatment plant after 45 years 
in service. The Village has secured in excess 
of 64% in co-funding grants towards this $7 
Million upgrade (2022 completion).

•	 Sherman is nearing completion of our 
$2.4 million drinking water improvement 
project, having secured 60% in grant funding 
for upgrades to ours wells, storage and 
distribution system (2022 completion).

•	 A Rural Business Development Grant has 
been obtained to improve local signage for 
businesses in Sherman;

•	 The Village has received a NYSDEC Zero 
Emissions Vehicle (ZEV) Infrastructure grant 
to install DC fast charging stations which will 
attract residents and visitors with electric 
vehicles to recharge in Sherman.

•	 A single resident housing rehabilitation grant 
has been awarded through the CDBG Housing 
Rehab Grant in 2020 to restore and maintain 
local homes in need.

•	 Sherman utilized professionals from Clinton 
Brown Company Architecture to prepare 
conceptual improvements and costs for 
downtown commercial and mixed-use building 
facade rehabilitation through the allocation of 
NY Main Street Technical Assistance Funds in 
2021.

FUTURE POTENTIAL
Underutilized buildings as potential 
redevelopment and infill opportunities. With 
much community input and feedback, the Village 
has identified several underutilized properties 
along Main Street that, if redeveloped, would 
result in increased foot traffic, offer employment 
opportunities, and provide necessary goods/
services to residents and visitors. These buildings 
were also identified in the Village’s Downtown 
Market Analysis and Redevelopment Scenarios as 
high priority projects that would provide potential 
revenue streams. Through the redevelopment of 
select properties, the Village plans to transform its 
Main Street into an eclectic mix of spaces for local 
and regional entrepreneurs to showcase and sell 
their products. These improvements will, in turn, 
facilitate opportunities that attract I-86 commuters 
to the Village, retain existing businesses, and help 
to provide a higher level of economic benefit to 
the Village and its residents.

Establish the Village as a Trail Town designation 
for tourists. The Village’s recreation programs 
and facilities not only create opportunities 
for physical activity, but also help to keep our 
residents connected and engaged. By pursuing 
trail improvements, including development of new 
greenway trails and linkages between the larger 
regional Erie to Pittsburgh, Chautauqua Rails to 
Trails, and Westside Overland Trail systems, the 
Village can begin to attract visitors from across the 
region and establish its identity as a Trail Town. 

Revitalizing the community with a more attractive 
downtown will draw visitors throughout the 
region, attract people to reside within the Village, 
and retain residents that already call Sherman 
home. The proposed improvements will be a 
tremendous asset to the State, County, and Town 
by offering recreational amenities, improved 
accessibility and circulation, and building 
redevelopment. These projects will strengthen the 
Village of Sherman as an accessible destination for 
visitors and contribute to its recreational core.
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Focus Area - Concept Plan

Village of Sherman NY Forward Project Cost Summary
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CHAUTAUQUA RAILS-TO-TRAILS

MAIN STREET

GIGP Streetscape Project	Proposed NY Forward 
Focus Area

NY Forward Building 
Redevelopment	

2022 Restore NY Application
Community Center

PROJECT COST NY FORWARD 
REQUEST

LOCAL/DEVELOPER
SHARE

124 E. Main Street $1,990,000 $1,592,000 $398,000

121 / 123 W. Main 
Street $2,450,000 $2,048,000 $402,000

104 W. Main Street $1,067,222 $785,000 $282,222

Placemaking/
Wayfinding $100,000 $75,000 $25,000

TOTALS $5,607,222 $4,500,000 $1,107,222
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RECENT & IMPENDING JOB 
GROWTH

As described in the Economic Recovery Strategy 
for Western New York, smaller downtowns should 
strive to implement a plan to create a more vibrant 
downtown with ideal conditions for economic 
growth and innovation. The Village of Sherman is 
working to create a neighborhood that will attract 
talent and foster new business development by 
revitalizing its main street, providing additional 
affordable housing opportunities, and reusing 
underutilized buildings. 

Over the last decade, the Village of Sherman 
experienced nominal population growth in 
comparison to the overall decrease in Chautauqua 
County. The top four employment industries 
in the Village of Sherman make up 78.4% of 
resident employment for the 237 workers who 
live in the Village (US Census). These industries 
include educational services, and health care 
and social assistance (27.6%); retail trade 
(20.9%); arts, entertainment, and recreation, and 
accommodation and food services (16.6%); and 
construction (13.3%).  In 2017, 22 jobs were held 
by people who both lived and worked within the 
Village, while 294 people worked in the Village, 
but lived outside. The Village recognizes the 
importance of creating a more livable downtown 
that encourages residents to live and work within 
the Village boundary and has made considerable 

efforts to jump start this process by investing in 
our public infrastructure systems and community 
resiliency. 

The Village has received over $7 million in funding 
for planning and infrastructure improvements, 
in addition to investing over $1 million in Village 
funds for various projects including:

•	 $7 million Wastewater Treatment Plant Capital 
Project to upgrade 45-year-old wastewater 
treatment plant

•	 $2.4 million Drinking Water Capital Project, 
completing the installation of mains, and 
upgrading the wells and pumps

•	 $36,000 Village of Sherman Comprehensive 
Plan in 2021 to address future needs and 
opportunities with a focus on Climate Change 
resiliency 

•	 $32,900 NY Main Street Technical Assistance 
Grant in 2021 to assist business owners 
with developing renovation plans for retail 
and residential uses by preparing a Building 
Feasibility Study

Concept Rendering of Main Street
GIGP Streetscape Project

Village of Sherman Main Street - NY Forward Buildings
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•	 $50,000 NYS CDBG Community Planning grant 
for completing an economic development 
study for the business district and develop a 
Downtown Market Analysis & Redevelopment 
Scenarios Report

•	 $488,250 awarded from the 2020 NYS CDBG 
Housing Rehabilitation Grant to address the 
needs of single family residences.

In addition, the Village is promoting its attractiveness 
with projects such as the Green Infrastructure and 
Stormwater Improvements Project, a project for 
which the Village, in partnership with NYSDOT, is 
seeking $2.2 million in funding which will implement 
a new stormwater management system using 
a series of green infrastructure (GI) elements to 
address/improve the Village’s increased stormwater 
flow along Main Street and the quality of run-off 
discharging to French Creek. The GI improvements 
will include permeable asphalt pavement on-
street parking, flexible porous pavement within 
the pedestrian zone, stormwater infiltration 

trees, bioretention bump-outs, downspout 
disconnections, public parking and trailhead 
improvements, a riparian buffer, and a reduction 
(20,000sf) of paved surfaces. In addition to 
providing an inviting gateway with streetscape 
improvements, the proposed project will provide 
an excellent example of how GI practices can be 
retrofitted to improve traditional stormwater 
management issues within a small village setting 
and will be a showcase project for neighboring 
communities. 

Combined with the Village’s other initiatives to 
create a more livable, attractive streetscape, the 
Village continues to invest in its downtown to 
retain/expand local businesses, and to attract 
new residents and investors to the Village. 
Improvements to its sanitary and water systems, 
as well as downtown buildings further contribute 
to Sherman’s economic potential. The Village 
has also made considerable efforts to further 
enhance the quality of life of its residents 
by improving the Village’s existing parks and 
open spaces. Improvements to Edmunds Park 
between Hart Street and Franklin Street, the 
trailhead at Franklin Street, and the creation of 
a Dog Park to the west of Hart Street are among 
the projects the Village is currently work on. It is 
the policy of the Village to showcase Sherman’s 
spirit through its history, culture, recreation 
activities, and the design of its community.
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QUALITY OF LIFE
The quality of life in Sherman has, and will 
continue to improve as a result of the dedication 
and collective efforts of Village residents and 
leadership, as well as the capital  investments 
made over the last several years in the community. 
Strategic investments into these NY Forward 
transformative projects will prepare Main Street 
to lodge new visitors and residents seeking a 
weekend getaway, or a calmer location that still 
has proximal access to many amenities. The 
population size of Sherman is 739 residents 
inhabiting within 1 square mile; 59% of the 
population is within the working age of 18-64 years 
old. The Village has reported economic pressures 
on local businesses related to lodging and renting 
units for single person or small families. After 
battling flooding issues, leaks, cracks, and a variety 

of repairs over nearly a century, the downtown 
core of Main Street in Sherman is due for complete 
renovation. The improvements to rental locations 
and the expansion of this tradable sector through 
the NY Forward funding opportunity will serve the 
local economy with new residents and tourists. 
These visitors and residents will, in turn, pump the 
economy through dining out, visiting breweries, 
and purchasing local goods and services.

This funding opportunity, in tandem with the 
many others previously awarded to Sherman for 
a variety of quality of life improvement projects, 
will work even closer to the established vision for 
Sherman as a destination for agri-tourism and 
a mixed-use community centered on its historic 
charm.
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SUPPORTIVE LOCAL 
POLICIES

The key goals of the Village’s Comprehensive Plan 
align with the vision for Sherman’s revitalization 
initiative sought in this inaugural round of NY 
Forward. These improvement projects encourage 
local entrepreneurial activity especially in tourism 
and apartment rental businesses. Multiple 
revitalization projects are occurring simultaneously 
in Sherman to improve the image of the Village 
and define its character as a center of recreation 
through trail connectivity, a place for agri-tourism 
from its Amish influences, and a vibrant, historic 
small town.

Sherman’s Comprehensive Plan, adopted in 2021, 
highlights policy surrounding revitalization goals 
to “Cultivate Local Development Opportunities”, 
especially expanding mixed-use activity on Main 
Street to enhance the goods and services provided 
to residents and visitors (38). Renovations of 
former Main Street residences will be to transform 
the property into destination lodging and single 
person or small family housing. This also aligns 
with the Village’s Comprehensive Plan goal to 
“Provide Diverse Residential Living Options” (39). 

The Village’s center could benefit from 
increasing lodging and renting opportunities as 
it currently is underway with multiple different 
community investments including strategizing 
the rehabilitation of the facades of buildings on 
Main Street, planning a streetscape improvement 
project, and working on expanding its local trail 
connections. These improvements collectively 
will increase activity in Sherman and further 
promote Sherman’s vision for a vibrant small-town 
community. New inexpensive residential options 
will attract young professionals into Sherman and 
increased temporary lodging opportunities will 
attract tourists for a weekend getaway into Amish 
Country. 

Sherman is dedicated to defining its identity in 
the region through improving upon its small town 
charm and its trail connectivity while promoting 

regional economic goals. As highlighted in the 
2020 Economic Recovery Strategy: Western New 
York, the region has identified the following 
strategy:

“New York State drives economic growth by 
investing in placemaking, innovation, our 
workforce, and tradable sectors.” (5) This strategic 
plan of placemaking and improving tradable 
sectors aligns to the transformative project 
of renovating rental apartments or lodging 
businesses as listed in this NY Forward application. 
Sherman seeks to transform its downtown center 
through renovating the interiors of its historic 
Main Street buildings. These apartment complex 
buildings will be located in a mixed-use area with 
proximal distance to local trails and businesses. 
With funding, a small and committed village 
like Sherman can further define its identity and 
increase its placemaking potential which advances 
the regional goal as well as the State-wide goal for 
this NY Forward funding initiative.

The revitalized center will be an investment to 
attract a workforce and improve tourist draw from 
the I-86 corridor based upon the concept of smart-
growth in which this community will become 
attractive and provide adequate resources that 
improve the quality of life in Sherman.
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PUBLIC SUPPORT
A critical part of the planning process is 
facilitating methods to gather public input. The 
Village of Sherman has offered dozens of public 
engagement opportunities to date to actively 
involve residents and stakeholders in the planning, 
funding, and implementation of its infrastructure 
projects.

The Village leaders recognize the importance 
of community participation and together they 
designed a planning process to actively involve the 
community. In an effort to ensure that the goals 
and preferences of the population of the Village 
of Sherman were reflected in their newly adopted 
Comprehensive Plan, a number of opportunities 
were provided to engage Village residents and 
stakeholders in the development of the Plan’s 
focus and content. These opportunities included a 
Community Workshop, an Open House, and Public 
Hearing.

The Village has been actively involved in 
pursuing projects and funding that will help 
revitalize their main street to create a vibrant, 
more livable neighborhood. These projects 
include a Downtown Market Analysis, upgrades 
to Sherman’s wastewater treatment plant and 
drinking water system, seeking funding for a Main 
Street Streetscape & Green Infrastructure project, 
local signage improvements, the installation of 
EV fast charging stations, and the restoration and 
maintenance of local homes in need.

Through this process, local residents and 
shareholders shared their understanding and 
knowledge of the Village of Sherman and its 
connections to the surrounding area. They 
identified strengths and weaknesses, and 
expressed opportunities and potential threats 
in several of these workshops, and worked to 
develop key objectives to achieve the Village’s 
vision. 

Stakeholders and local residents were also 
asked to attend a public meeting specific to 
the NY Forward application on September 13, 
2022 where 18 participants helped to identify 
potential projects for the Village’s application. 
Local participants provided input and feedback 
through discussions on projects outlined in the 
Market Analysis, allowing for further development 
of ideas to guide the application moving forward, 
and to leverage prior planning initiatives to solidify 
the desired projects that will transform Sherman’s 
downtown. Public comment included topics such 
as: placemaking, the importance of attracting 
visitors off I-86, providing affordable housing and 
new business opportunities along Main Street, and 
the development of the Village into a destination 
for tourists and trail riders.

Details of the four (4) selected transformative 
project opportunities for revitalizing downtown 
Sherman are outlined in the section that follows, 
including: 124 E. Main Street, 121 & 123 W. Main 
Street, 104 W. Main Street, and Placemaking and 
Wayfinding.

October 2019 Comprehensive Plan Community 
Workshop

Screenshot of the September 2022 Hybrid Public 
Meeting for NY Forward
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TRANSFORMATIVE PROJECT 
OPPORTUNITIES

Village of Sherman, NY 

50 
 

CONCEPT 1:  124 EAST MAIN STREET 

DESIGNATION AS A PRIORITY SITE   
The property is underutilized but occupies a key location as the western anchor of 
Sherman’s Main Street. Its location on the trail also presents unique opportunities 
and its nontraditional layout as a former theater and auto garage offers an 
opportunity for creative reuse. The property is also currently available for sale. 

REDEVELOPMENT VISION: BREWERY & MARKETPLACE DESTINATION 
The property has tremendous potential to be a unique destination with a mix of 
uses including a microbrewery and multi-tenant marketplace. On-site beverage 
manufacturing would be accommodated in the former theater and lower-level 
areas and existing loading space would support shipping activities. On the Main 
Street level, there is an opportunity for a visitor-oriented component, featuring 
retail sales, bar/tasting room, and on-site entertainment such as games and trendy 
activities such as ax throwing, shuffleboard, beer yoga, and others.   

The five large bays on Main Street would be transformed into an eclectic mix of 
spaces for local and regional craftspeople, artists, entrepreneurs, and other 
producers to showcase and sell their products. The garage doors present the 
potential for an indoor/outdoor experience in the warmer months, including 
sidewalk and patio sales and special events. This type of “co-retailing” model helps 
local producers by providing more affordable rent, allowing for sharing of 
resources, and supporting sales by building a larger customer base for all tenants. 
This model would also allow tenants to pool funds to hire a single staff person so 
that presence on-site is not always required.   

WHY THIS APPROACH?  
This project has the potential to capitalize on market potential from several target 
markets in addition to local households, such as highway transients, second 
homeowners, regional winery and outdoor recreation visitors, snowmobilers, and 
others. The project would serve as a strong Main Street anchor and help drive 
traffic to other local businesses.  

 

 

 

PROPERTY OVERVIEW 

Building Size: Approximately 23,000 SF (12,000 SF 
along Main Street) 

Lot Size: 1.25 acres 

Number of Levels/Stories: 2 

Year Built: 1950 

Property Features:  

▪ Gas, electric, water, sewer 

▪ 5 bays on Main Street; 5 smaller bays in rear 

▪ Side loading dock 

▪ Former theater with large stage 

▪ Listed for sale at $150,000 
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CONCEPT 1:  124 EAST MAIN STREET 

DESIGNATION AS A PRIORITY SITE   
The property is underutilized but occupies a key location as the western anchor of 
Sherman’s Main Street. Its location on the trail also presents unique opportunities 
and its nontraditional layout as a former theater and auto garage offers an 
opportunity for creative reuse. The property is also currently available for sale. 

REDEVELOPMENT VISION: BREWERY & MARKETPLACE DESTINATION 
The property has tremendous potential to be a unique destination with a mix of 
uses including a microbrewery and multi-tenant marketplace. On-site beverage 
manufacturing would be accommodated in the former theater and lower-level 
areas and existing loading space would support shipping activities. On the Main 
Street level, there is an opportunity for a visitor-oriented component, featuring 
retail sales, bar/tasting room, and on-site entertainment such as games and trendy 
activities such as ax throwing, shuffleboard, beer yoga, and others.   

The five large bays on Main Street would be transformed into an eclectic mix of 
spaces for local and regional craftspeople, artists, entrepreneurs, and other 
producers to showcase and sell their products. The garage doors present the 
potential for an indoor/outdoor experience in the warmer months, including 
sidewalk and patio sales and special events. This type of “co-retailing” model helps 
local producers by providing more affordable rent, allowing for sharing of 
resources, and supporting sales by building a larger customer base for all tenants. 
This model would also allow tenants to pool funds to hire a single staff person so 
that presence on-site is not always required.   

WHY THIS APPROACH?  
This project has the potential to capitalize on market potential from several target 
markets in addition to local households, such as highway transients, second 
homeowners, regional winery and outdoor recreation visitors, snowmobilers, and 
others. The project would serve as a strong Main Street anchor and help drive 
traffic to other local businesses.  

 

 

 

PROPERTY OVERVIEW 

Building Size: Approximately 23,000 SF (12,000 SF 
along Main Street) 

Lot Size: 1.25 acres 

Number of Levels/Stories: 2 

Year Built: 1950 

Property Features:  

▪ Gas, electric, water, sewer 

▪ 5 bays on Main Street; 5 smaller bays in rear 

▪ Side loading dock 

▪ Former theater with large stage 

▪ Listed for sale at $150,000 
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CONCEPTUAL SITE PLAN  124 East Main Street - Concept Plan
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APPENDIX A: DETAILED FINANCIAL FEASIBILITY ASSUMPTIONS 

SCENARIO 1: 124 EAST MAIN 
STREET 
Key Assumptions include: 

▪ Approximately 85% of total 
building space will be rentable 
based on industry standard 
multiplier 

▪ Adaptive reuse of the property will 
cost an average of $92/SF. This is 
based on data from RS Means, 
which indicates new construction 
for similar facilities of $153.33 in 
the region. Research has shown 
that adaptive reuse is often 
approximately 40% lower than 
new construction, resulting in an 
estimate of $92 per SF. 

▪ Brewery and Marketplace rents are 
taken from regional property 
comparables; however the 
Marketplace is assumed to be 
below market rate given the 
nature of the envisioned retail 
space.  

▪ It is assumed that a developer will 
contribute 20% of the project cost 
and that the developer will take 
out the maximum loan possible 
given the future value of the 
property.  

New Build Cost $161.40
Regional Adjustment 0.95
Adjusted New Build $153.33
Adaptive Reuse Savings 40%
Building Rehabilitation Cost $92.00
Source: Camoin; RS Means; National Trust for Historic Preservation

Renovation Cost Estimate

County 8.20
Village 10.32
School 15.24
Total 33.76
Equalized $33.42
Source: Chautauqua County

Property Tax Rate

Use Type 1: Brewery Camoin Property Tax Rate 3.3423% 2022 Actual
Use Type 1 Rentable SF: 13,000 Camoin OpEx (Excl Prop Tax) 25% Camoin

Use Type 2: Marketplace Camoin
Use Type 2 Rentable SF: 7,000 Camoin

Total Rentable Square Feet 20,000 Calculation Equity Contribution (%) 20% Camoin
Adaptive Reuse Cost per SF $92 Camoin; RSM Equity Contribution ($) $398,000 Camoin

Acquisition Cost $150,000 List Price Max Loan to Value 70% Camoin
Total  Redevelopment Cost $1,990,000 Calculation Loan Amount $631,244 Calculation

Loan Interest Rate 5.00% Realty Rates
Annual Debt Service $41,063 Calculation

Rate (per SF/Year) Gross Capitalization Rate 9.0% Realty Rates
Brewery $9.00 CoStar Notes:
Marketplace (1) $6.00 CoStar 1. Assumed to be below market rate 

Vacancy and Credit Loss 5.0% Camoin

Assumptions

Revenue and Performance

Project Information Annual Expenses

Financing

PROJECT
124 East Main 
St Building 
Redevelopment

$1,990,000

$1,592,000

COST

NY FORWARD 
FUNDING 
REQUEST

124 East Main Street - Probable Cost Assumptions

Note: Probable construction costs are for building 
only and do not include exterior site work.

Feasibility Assessment and Pro-Forma prepared 
for 124 E. Main Street redevelopment identified a 
funding/subsidy gap of $1.24 million to make this a 
feasible project.

For the property’s 
market analysis

Source: Downtown Market Analysis & Redevelopment Scenarios, Village of Sherman; May 2022, Camion Associates
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PROJECT 121/123 West 
Main St Building 
Redevelopment

$2,450,000

$2,048,000

COST

NY FORWARD 
FUNDING 
REQUEST

121 / 123 WEST MAIN STREET
2nd Floor

Conceptual Floor Plan

121/123 WEST MAIN STREET 

 

PROPERTY OVERVIEW 

Building Size:  Approximately 3,600 SF (2nd Floor only) 

Lot Size: 0.24 Acres 

Number of Levels/Stories: 2 

Year Built: 1900 

Property Features: 

• Frontage on Main Street & Common Alleyway 
 

• Current use: retail, former residential  (vacant) 
 

• Full market value from tax records: $77,800 
 

• Proximity to rail trail 
 

DESIGNATION AS A PRIORITY SITE 

The property is located at a key gateway intersection into the Village’s Main 
Street from I-86, a significant existing historic building on Main Street located 
near the rail trail.  The property is partially vacant (second floor former 
residential apartment) and a first floor vacant commercial space.  The building 
has one of the more historically significant facades in the Village.   A feasibility 
study has explored options for making physical improvements to the façade of 
the building, which mostly centered on arcade awning improvements (ceilings, 
lighting and signage).   

REDEVELOPMENT VISION: “HOSTEL-LIKE” HOTEL SHORT-TERM 
LODGING  

The property would be an ideal location for an exciting mixed-use concept 
featuring existing/new retail on the ground floor with flexible and affordable 
lodging on the second floor.  The vacant second floor (former apartments) has a 
main stair entrance off Main Street as well as a presence on a rear alleyway with 
potential for clientele parking and ability to create ADA compliant secondary 
entrance to second floor with a new stair hall and elevator addition.  The 
alleyway allows for ADA compliant parking and lodging options within the 
Village limits while maintaining the historic character on Main Street.   

The second floor former apartments would be renovated to accommodate 
seven (7) smaller short-term lodging rooms with affordable rental rates that 
would be attractive to trail users (particularly with future expansion and 
regional connection to the trail) including snowmobilers and through-cyclists 
(long-distance cyclists).  The units would also provide affordable no-frills lodging 
for other visitors and outdoor recreation enthusiasts.  The units would 
potentially operate through short-term rental platforms.           

WHY THIS APPROACH  

There is a unique opportunity for short-term lodging options to capitalize on the 
proximity to the Erie to Pittsburgh Trail and surrounding trail networks through 
new lodging use that will meet an existing need and increase overnight 
visitation to the Village and generate new spending in local business.  The ability 
to provide short-term affordable and unique lodging options within the Village 
is an important component in generating increased visitation in Sherman.    

PROPERTY OVERVIEW 

Building Size:  Approximately 3,600 SF (2nd Floor 
only) 

Lot Size: 0.24 Acre 

Number of Levels/Stories: 2 

Year Built: 1900 

Property Features: 

• Frontage on Main Street & Common 
Alleyway 
 

• Current use: retail, former residential  
(vacant) 

 
• Full market value from tax records: 

$77,800 
 

     
 

121/123 WEST MAIN STREET 

 

PROPERTY OVERVIEW 

Building Size:  Approximately 3,600 SF (2nd Floor only) 

Lot Size: 0.24 Acres 

Number of Levels/Stories: 2 

Year Built: 1900 

Property Features: 

• Frontage on Main Street & Common Alleyway 
 

• Current use: retail, former residential  (vacant) 
 

• Full market value from tax records: $77,800 
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DESIGNATION AS A PRIORITY SITE 

The property is located at a key gateway intersection into the Village’s Main 
Street from I-86, a significant existing historic building on Main Street located 
near the rail trail.  The property is partially vacant (second floor former 
residential apartment) and a first floor vacant commercial space.  The building 
has one of the more historically significant facades in the Village.   A feasibility 
study has explored options for making physical improvements to the façade of 
the building, which mostly centered on arcade awning improvements (ceilings, 
lighting and signage).   

REDEVELOPMENT VISION: “HOSTEL-LIKE” HOTEL SHORT-TERM 
LODGING  

The property would be an ideal location for an exciting mixed-use concept 
featuring existing/new retail on the ground floor with flexible and affordable 
lodging on the second floor.  The vacant second floor (former apartments) has a 
main stair entrance off Main Street as well as a presence on a rear alleyway with 
potential for clientele parking and ability to create ADA compliant secondary 
entrance to second floor with a new stair hall and elevator addition.  The 
alleyway allows for ADA compliant parking and lodging options within the 
Village limits while maintaining the historic character on Main Street.   

The second floor former apartments would be renovated to accommodate 
seven (7) smaller short-term lodging rooms with affordable rental rates that 
would be attractive to trail users (particularly with future expansion and 
regional connection to the trail) including snowmobilers and through-cyclists 
(long-distance cyclists).  The units would also provide affordable no-frills lodging 
for other visitors and outdoor recreation enthusiasts.  The units would 
potentially operate through short-term rental platforms.           

WHY THIS APPROACH  

There is a unique opportunity for short-term lodging options to capitalize on the 
proximity to the Erie to Pittsburgh Trail and surrounding trail networks through 
new lodging use that will meet an existing need and increase overnight 
visitation to the Village and generate new spending in local business.  The ability 
to provide short-term affordable and unique lodging options within the Village 
is an important component in generating increased visitation in Sherman.    

PROPERTY OVERVIEW 

Building Size:  Approximately 3,600 SF (2nd Floor 
only) 

Lot Size: 0.24 Acre 
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Year Built: 1900 
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• Frontage on Main Street & Common 
Alleyway 
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CONCEPT 2: 104 WEST MAIN STREET 

DESIGNATION AS A PRIORITY SITE   
The property is located at a key gateway intersection into the Village’s Main Street 
from I-86 and is located near the trailhead for the rail trail. The property is also 
partially vacant and part of the Village’s NY Main Street Technical Assistance 
Program. A feasibility study has explored options for making physical 
improvements to the façade of the building.    

REDEVELOPMENT VISION: “BED AND BREW” RESTAURANT & LODGING 
The property would be an ideal location for an exciting mixed-use concept 
featuring a brewpub-style restaurant on the ground floor with lodging above 
featuring units catering to outdoor recreation enthusiasts. Retail spaces on the 
ground floor would be merged to accommodate the new restaurant that would 
feature indoor dining and bar area, as well as new outdoor dining in front and a 
wrap-around deck providing outdoor dining in the rear of the building overlooking 
a potential trail expansion. The new establishment could also be the restaurant 
portion of the brewery proposed for 124 East Main Street.  

The upper floor apartments would be adapted to approximately eight (8) smaller 
lodging rooms with affordable rental rates that would be attractive to trail users 
(particularly with future expansion and regional connection of the trail) including 
snowmobilers and through-cyclists (long-distance cyclists). The units would also 
provide affordable no-frills lodging for other visitors and outdoor recreation 
enthusiasts. The units would potentially operate through short-term rental 
platforms.  

WHY THIS APPROACH?  
There is a market opportunity for a new restaurant on Main Street that caters to a 
variety of market segments, including local households, highway travelers, trail 
users and outdoor recreation visitors, and vacation homeowners in the region. 
There is also a unique opportunity to capitalize on proximity to the rail trail through 
a new lodging use that will meet an existing need and increase overnight visitation 
to the Village and generate new spending at local businesses.  

 

 

 

PROPERTY OVERVIEW 

Building Size: Approximately 5,000 SF  

Lot Size: 0.18 acres 

Number of Levels/Stories: 2 

Year Built: 1895 

Property Features:  

▪ Frontage on Main St. and Franklin St. 

▪ Current use: retail, apartments, and storage 
(partially vacant) 

▪ Full market value from tax records: $32,222 

▪ Proximity to rail trail 

 

 

 

 

104 WEST MAIN STREET
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CONCEPTUAL SITE PLAN  

104 Wast Main Street - Concept Plan
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SCENARIO 2: 104 WEST MAIN 
STREET 
Key Assumptions include: 

▪ Approximately 90% of total 
building space will be rentable 
based on industry standard 
multiplier 

▪ The adaptive reuse cost will be 
$230/SF, representing costs 
needed for substantial 
renovations for the envisioned 
uses (space re-configuration, 
plumbing and electrical systems, 
etc.). The fee is based on similar 
projects Camoin is experienced 
with.  

▪ The acquisition cost is based on 
the fair market value as indicated 
by property tax records.  

▪ The lodging revenue (shown to 
the right) is based on conservative 
rental rate and occupancy 
assumptions.  

▪ Operating expenses (excluding 
property taxes) reflect higher 
expenses due to expenses 
associated with the lodging 
portion (cleaning, etc.).  

▪ A developer will contribute 20% of 
the project cost and take out the 
maximum loan possible given the 
future value of the property.  

 

Use Type 1: Restaurant Camoin Property Tax Rate 3.3423% 2022 Actual
Use Type 1 Rentable SF: 2,250 Camoin OpEx (Excl Prop Tax) 50% Camoin

Use Type 2: Lodging Camoin
Use Type 2 Rentable SF: 2,250 Camoin

Total Rentable Square Feet 4,500 Calculation Equity Contribution (%) 20% Camoin
Adaptive Reuse Cost per SF $230 Camoin; RSM Equity Contribution ($) $213,444 Camoin

Acquisition Cost $32,222 Assessment Max Loan to Value 60% Camoin; RR
Total  Redevelopment Cost $1,067,222 Calculation Loan Amount $203,145 Calculation

Loan Interest Rate 8.00% RR
Annual Debt Service $18,045 Calculation

Rate (per SF/Year) Gross Financing Gap $650,632 Calculation
Restaurant $10.00 CoStar Capitalization Rate 11.0% RR; Camoin
Lodging (equivalent rev.) $37.96 Camoin;CoStar RR: Realty Rates

Vacancy and Credit Loss 5.0% Camoin RSM: RS Means

Assumptions

Project Information Annual Expenses

Financing

Revenue and Performance

Avg. Room Size 275
Footprint 2,250
Rooms Potential 8.18
Rooms Actual 8
Avg. Occupancy 45%
Annual Nights Rented 1,314
Avg. Rate 65.00$        
Revenue 85,410$      
Equivalent rent per SF 37.96$       

Lodging Revenue 

Current Assessed Value $31,900
Equalization Rate 99%
Current Market Value $32,222

Current Market Value

PROJECT
104 West Main 
St Building 
Redevelopment

$1,067,222

$785,000

COST

NY FORWARD 
FUNDING 
REQUEST

104 West Main Street - Probable Cost Assumptions

Note: Probable construction costs are for building only and do not 
include exterior site work.

Feasibility Assessment and Pro-Forma prepared for 104 W. Main Street 
redevelopment identified a funding/subsidy gap of $785,000 to make 
this a feasible project.

For the property’s 
market analysis

Source: Downtown Market Analysis & Redevelopment Scenarios, Village of Sherman; May 2022, Camion Associates
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PLACEMAKING & WAYFINDING
The Village of Sherman has implemented a people-centered 
approach to planning and has made tremendous efforts in 
involving and listening to the people who live, work, and play within 
the Village boundary. Together with the community, the Village 
developed an overall vision to cultivate economic, educational, and 
recreational opportunities for families and residents of all ages and 
to further define the Village’s identity as a trail town. The strategic 
plan of placemaking, trail connectivity, and wayfinding further 
strengthens Sherman’s uniqueness as a major link between the 
larger regional trail system including the greater Erie to Pittsburgh 
Trail and the Chautauqua Rails-to-Trails network. Although trail 
enhancements can begin to attract visitors from across the region, 
the Village requires assistance in further establishing its identity and 
is looking to develop wayfinding and branding strategies as part of 
the Village’s revitalization. 

The development of placemaking and wayfinding strategies for 
Sherman will be part of this overall project revitalization initiative 
and will require continued input and feedback from the community. 
Creating an effective brand will help to strengthen the community’s 
sense of belonging and determine how the community wants the 
Village to be seen.  A strong, cohesive brand will make Sherman 
more attractive to residents and businesses, as well as, potential 
visitors.  With funding, Sherman can further define its identity and 
increase its placemaking potential.

The following strategies, methods and facilities are proposed for the 
Village’s Wayfinding and Placemaking initiative:

•	 Develop wayfinding signage hierarchy to brand the Village and 
provide informational, educational, and directional signage 
within the Village’s limits.

•	 Wayfinding signage banners for vehicles, bicyclists, and 
pedestrians will be fastened to the proposed pedestrian light 
poles along Main Street. Informational and directional street 
signage shall be located at well-lit major intersections and trail 
markers shall be placed along each trail at 1/4 mile intervals.
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PROJECT Placemaking & 
Wayfinding

$100,000

$75,000

COST

NY FORWARD 
FUNDING REQUEST
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ADMINISTRATIVE 
CAPACITY

Through the dedicated work of Village staff and 
volunteers, along with other regional partners, 
significant work has already been accomplished. 
The Village has been managing multiple grants 
awarded by a variety of federal, state and local 
agencies such as USDA Rural Development; 
Homes and Community Renewal CDBG; NYS 
Environmental Facilities Corporation; NYS 
Department of State, and others who have co-
funded the various planning and infrastructure 
projects. The Clerk-Treasurer and the Mayor 
(accountant by trade) administer the grants 
with the assistance of the Village’s designated 
engineering firm, fiscal advisors, bond counsel, 
and local counsel, annually audited by an external 
auditor (CPA firm).  The Steering Committee (active 
since their creation in 2018 – Comp Plan) serves 
as the “Selection Committee” for determining 
the priority of how grant funds are allocated; 
further observed by the Planning Board, and final 
approval of Village Board of Trustees.  

While additional staff may not be a viable option to 
grow capacity at this time, the Village is planning 
to combine some of the initiatives listed below 
to assist in providing the necessary capacity for 
project implementation, noting that the major 
water and sanitary sewer projects and funding will 
be closed out by the Spring of 2023:

•	 Utilize County for support where possible. This 
includes the Chautauqua County Partnership 
for Economic Growth, which has access to data, 
knowledge of funding and other resources that 
could support Sherman’s work.

•	 Explore partnering resources with other local 
Chambers to leverage the scale of work that 
can be accomplished.

•	 Explore funding sources that would support a 
part-time economic/community development 
specialist that could aid in grant writing 
and administration, along with specific 
communications projects.

•	 Maintain the Steering Committee to continue 
advancing initiatives downtown and to be 
ambassadors for business and implementing 
planning efforts.

•	 Determine the potential for using community 
benefit funds from our planned large-scale 
solar power project to advance community/
economic development.

The Village of Sherman has received assistance 
in executing a variety of grant funding as well 
as received community support for a multitude 
of previous projects from local stakeholders 
including; the Chautauqua County Soil and 
Water Conservation District Field Manager, 
County of Chautauqua Industrial Development 
Agency Deputy County Executive for Economic 
Development, the Chautauqua County Department 
of Planning and Development Economic Planning 
Coordinator, the President of Chautauqua Rails to 
Trails, the Owner of Sherman’s Inn on Main, and 
the Owner of Feelin’ Saucy Pizzeria in Sherman. 
The administrative capacity of the Mayor and her 
team is bolstered by the community members and 
their engagements to date and in the future. 

The Letters of Support that accompany 
our NY Forward application exemplify the 
community spirit and desire to revitalize 
Sherman’s historical downtown. Our holistic 
planning, project co-funding approach, and 
shovel readiness have engaged a multitude of 
stakeholders that stand to benefit from our 
proposed downtown building revitalization 
and infrastructure projects that intertwine 
on many fronts to foster long-term economic 
growth and prosperity in the greater Sherman 
area. 
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September 15, 2022 

 

Hon. Colleen Meeder, Mayor 

Village of Sherman 

111 Mill Street, P.O. Box 629 

Sherman, NY 14781 

 

Re: Village of Sherman 2022 NY Forward LOS 

 

Dear Mayor Meeder, 

I am writing to express my support for the Village of Sherman’s $4.5 million NY Forward Application to 

the NYS Department of State for the Village of Sherman.   As a healthy community consultant with the 

Chautauqua County Department of Health and Human Services, I recognize the value and importance of 

projects like this to the community.   

The NY Forward award would be an all-encompassing master project providing funding for building 

improvements, business development, placemaking strategies, gateways and green infrastructure for 

implementation and revitalization of downtown Sherman to attract businesses, residents, and visitors by 

increasing access to the trail systems, affordable childcare, new retail spaces to diversify the 

downtown’s current offerings, and establishing an anchor business.   

The Village has demonstrated their ability to administer and execute projects leveraging federal and 

state funding programs for capital improvements for the community.  In addition,  the Village has 

updated their Comprehensive Plan, Downtown Market Analysis, and a NYMS Building Feasibility Study, 

and received much community input along the way.   

Trail development has increased exponentially in this County, and this funding would assist the Village of 

Sherman to enhance existing trail and create new trail linkages.  

Once again, I fully support this important grant application and the community’s commitment to 

improving the lives of people who live and work in Chautauqua County.   

If I can be of further assistance, please do not hesitate to contact me at 716-969-2542.  

Sincerely, 

Lisa Schmidtfrerick-Miller 

Lisa Schmidtfrerick-Miller 

Healthy Communities Consultant, Chautauqua County Department of Health and Human Services  

 














































