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- : adaptatxon of the old town hall intoa self-supporung commumty center serving town and private. . B

FEASIBILITY STUDY FOR THE ADAPTIVE REUSE OF THE
STERLING TOWN HALL
STERLING, MASSACHUSETTS

INTRODUCTION

The Town of Sterling building Needs Committee was formed in January of 1994 to study alternative uses
for the 1835 Town Hall after the relocation of the town offices into the newly renovated Butterick School.
As part of an evaluation of all town facilities needs, the committee pursued several possibilities for reuse.
Both the police and fire departments are in need of expanded space and willing to share some facilities. -
There has also been interest expressed by both public and private groups for various meeting, recreational -
and educational uses. In order to solicit town opinion, the committee distributed a questionnaireto = "~
townspeople. The results indicated overwhelming support for the continued public use of thé building to

serve a variety of community based needs and progtam& ThlS study is mtended to address the feasnblhty of
- implementing this mandate

e PROJECTGOALS S L el

.zConsxstent wnh the puxpose of the Buﬂdmg Needs Commxttee, the long-term goal of the pro_;ect is the

L oommumty nwds Thxs isto bc; aocomphshed ina way { that retams the hlstoncal character of the butldmg, -

:The first step was 1o prowde a oomprehensrve inspection of eby g, &0 g
explore des1gn solutions it conjunction with a bmldmg ﬂeeds study ADA and; ‘Gode reqmrement,g,an
requiremerits f for. hxstonc preservatlon The infent is to work with the Sterlmg Historml cotmmsslon

dn;-, Sterlmg Bmldmg Needs Commitiee i a teain eﬁ'ort to develpp ;evnew and fipalized the Various aSpects
; ciuzens ofthe to

determme a sequenoe of phasmg the woxk 1f requued before oontmumg w:th archltectural, structuml,
o mec‘hamml and sepuc dwgns . : . b
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HISTORIC SIGNIFICAN CE

The Sterlmg Town Hall is listed on the National Register of Historic Places and is a major
contnbutmg bulldmg to the Sterling Center Historic District.

The Town of Sterling is fortunate to have this outstanding example of an early, "high Style" Greek Revival
de51gn serving as a landmark on the Sterling Town common. Designed and built in 1835 by John Springer ,

it is the oldest public building in Sterling. This 2 1/2 story classic temple front building features four
handsome fluted Doric columns built by John Stevenson supporting a simple but heavy dentilated
entablature and fully enclosed pediment with a deep coffered ceiling and capped Doric pilastered corner

posts. The main fagade is horizontal fiush boarding with the side and rear walls clapboard. With the

exception of the 1893 addition that gave the building a length of seven bays, the exterior has not changed

from its original construction. An on’ginal fan shaped louver has been overlaid by a double hung window.

" The louver was left in the attic and is in good condition awaiting its return to the pedunem The oolumns s:t
directly on a base oonsxsung of two gramte steps bordenng the sldewalk ’
The emstmg slructure stands on the sue of an earher town hall, built in 1800-01 'which was puxportedly the "
first Town Hall used exclusively for pubic purposes; not mcludmg church use, in Worcester county, on land - ;‘ g
deeded to the Town by Ebenezer Pope Because. of hard usage, the first town hall fell into dlsrepalr and was
sold in 1834 to, mbmetmaker and bmlder Col' John Ball Pratt who moved 1t to a new site on t:day s Route‘ :

' sixe‘.';?taﬂaefzrpwn bX;l?!?ﬁ.B.ailss’;Kl!hm;
beautificitionof the Hall, This pift, which w
meueathoersmf&nseveml fay!

e '6"&@'#‘ TS

=5 Q o 4

i o
antique fairs, ard dances 7 3ddi

2 ng onhas pr&served  the T ﬂavor ofa tmdltional small qu England ‘comrmon be
. collectiot of handsome and well misintained hxstoncbmldings onits ’pénmeter 'I'he Town Hall anchors tlné
ininder of social;: ¢i

archltééturai assemblage' d provides 4 dail
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ASSESSMENT AND EVALUAHON OF THE EXISTING CONDITIONS

The exterior remains &ssentnally in tact with an 1893 rear addition designed as an extension to match to

_ existing building. As part of that work, all the second story window sash were changed to a 2/2 light

configuration. And the triangular fan louver in the front pediment was replaced thh adouble hung

. window.

EXTERIOR

“The building fronts on the street across from the common and opposite the hbtary and former Church and
is flanked by Maple Street to the left and a driveway to parking below to the right. There is no landscaping
and asphalt paving surrounds the building. In general, the exterior appears to be in good condition with
minimum deterioration to wood elements and siding. The paint is in fair condition. Original shutters have
been replaced with baked enamel shutters (ouchl) that are out of proportion with the window sash.
Aluminum combination storm sash on all the ﬁrst and second story wmdows detract from the aosthetxc
punty of the bmldmg famdes - .

W&st Fa@de- Front facmg on Mam StreeL R ' ‘ :
The large overhangmg pednment appwrs to be structurally sound with gable and soﬂit woodwork in .
e_xcellent oondmon The four large Donc coluxmis are. m excellent condmorL The .venhng system seems fo

114: V““ ;u» R
n

Wi ki

‘ ztliééementjggé Brick basé
-anddoqrsatbasﬁegentmmpoo @nalﬁoi'fh”imhn di
nod jood needs painfin

tructy ctural repairs appéar to have been i

included: addnig masomy ‘block piers i strictiryl ‘einforcing i i y SUpport’
dlameter‘ ‘gither. ponclete or. sieel encased) . thé ﬁrst.ﬂoor. mcrease the d&sign load mpaclty ori the :
second ﬂoor meeting room. Despxte having grade : a@ss .on the south wall, the forest of piérs in the
"baseément makes hé basemeit virtually tinusable exdept for limited space nses such 45 ilets. ‘Af sotne
point, probably’ part of the 1979 renbvations; turnbuckles were-installed in the aftic; ‘presimable to stabﬂize,
spréading at the top plates of the walls, This femedy | failed atid in 1987 a inore siibstaitial struchiral :

L feiﬂforcing was mstalled at the top of wall level. A 254" siaspeided ‘acoustical tile hum thm structural

W

'ceilingcased chamifered bmms were exposed B
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The first floor underwent major renovations in 1979, adding handicapped toilets, a janitors closet, and new
concrete-filled, steel pan stairs to the second floor and basement. The original ceilings were removed and a
new suspended acoustical tile ceiling installed throughout. New lighting was incorporated into the cetlmg

- system. New wood panel doors were incorporated added as needed. Wood panelmg and standing trim is
ongmal and in good condmon The floors are currently carpeted presumably covenng a hard wood floor

The second floor: Other than the suspended acoustical tile ceiling the finishes on the second represent the
1890s renovation, with the stage apron and narrow vertical beaded wainscoting still in place. Hardwood -
ﬂoors are in good condmon but are need reﬁmshmg

The balcony added in the 18905 renovation was abandoned and closed off by ‘the suspended ceiling i in
1979. Restoring the ceiling and returning the balcony into use would make a splendxd contribution to the’
restorauon of the bmldmg - S - ' - o P

Mechamml services were not’ mves&gated, only notmg that the 011 tank and two bonlers supply a forwd Lo
hot-water baseboard system The size of the electnc service was not reoorded _ : o




J .' FEASIBILITY STUDY FOR THE ADAPTIVE REUSE OF STERLING TOWN HALL
Pageno S of 9

BUILDING USE NEEDS:

= POTENTIAL USERS - SECOND FLOOR
Town of Sterling Recreation Department.
Arts and Cultural Programs
Children's Theater
Dance classes
Aerobics and sports training classes.
Musical Performances (Band Practice)
Civic Programs (Awards, Banquets, etc.
Lectures, Conferences
Private non-proﬁts (PNP)
Fund raisers (Auctions, Rummage Sales Falrs)
Lectures and Conferences
Individuals . ‘ S _ S ‘
Wedding Receptions . S e B
Family Reunions ’ ' L Y
, Blrthday and Anmversary parhes :

" Available in hebuilding 7 LT L
1080 sq ﬁ -buildiilg manager lounge/exhibit spaoe & Caterers Kltchen
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CODE AND OCCUPANCY REQUIREMENTS

Bmldmg use- A-3 Assembly ( Buildings used for pubhc assembly by more than 50 people, lecture Halls
recreation centers, etc.) ~ .

Construction classification: Type S - Wood - o
Height and area limitations: . 1. Stories (20 1) 4,200 sq.ft.
Existing : 2 172 stories (26 ft.) 6,080 sq.ft

. With an automatic fire suppression system the helght llmxtatmn mcreased to 40’ and the area limitation
mcreases to 12,600 sq.ft.

. Occupant loads
Design square feet: o ‘ o .
. Assembly (concentrated) - - 7 sq.ft per/person : . P
oo . 'Assembly(unooncennated 15 sq.ftper/person- - - . T L
Lobby.1. 5sqftperpersonmassemblyarea L S e
- Classroom - .20 sq.ft per/person '
100 sq ﬁ perlperson
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EGRESS ‘REQUmEMENTs :

Length of lmvel 200 ft. Exlstmg no more than 80 ft.
Egress width per occupant -
Stairways @.3"of width per person; from 2™ floor = 2" or 2- 46" wide stairs. Hall opens directly
on to the Lobby which discharges directly into stair.
Hall from 1* floor @ .2"of width per person = 28". The minimum requirement of 2 - 36" wide
doors would apply.

In addition to complying with the Massachusetts State building code, the building would need to be -
upgraded to full handicapped access on the second floor. Because of its listing on the National Register of
Historic Places and Federal funds are used, all new work must conform to the Secretary of the Interior’s ‘
Standards for Historic Preservation. :

PLUMBING FD(TURE REQUIREMENTS'

- Water closets Women ¢ per 50) 5
R ~Men -(1per100). .2’
L - Men :(50%)- .1

Each sex 1 per200 3

for each

. system. De}enmnahon of pmbabIe cost, which is beyond the scope “of this study,; mqumethe
radvise of 4 qualifiéd design ‘professional ‘expenenoed wifh this ‘type of problem: Certamly, ‘the regolition of
the sephc system "dési g and locatlon would ; : on; 1 theptoject,—x

wou'ldreqmm 1 Planmng Department and the Boafd.6f Health.

&a;ﬁc Town. owned*land at the site: would allow-for- bnly twoor three bandicapp:

VAL G ol

i drop,
in mightbe available at the Butterick School or to the rear of the abutter
e T rvailable would prov




FEASIBILITY STUDY FOR THE ADAPTI VE REUSE OF STERLING TOWN HALL
. Pageno 8 of 9

—

-~ _ EVALUATION AND RECOMMENDATIONS

As expected in a treasured old building, the town hall has suffered from intensive use, but remains :
structurally sound, has been generally well maintained and is an excellent candidate for continued use. In
order to continue use, a new space layout to accommodate new space use needs must be developed and
-several areas of code compliance must be addressed

SPACE USE:

Over the course of several years, the Town Bmldmg Needs Commrttee studied alternate uses for the

building. One candidate.considered was joint use by the town Police and Fire Departments This use is not
recommended because of difficulty of vehicular access for- emergency and security vehicles and the . c
extensive work (major demolition, lowermg the floor.and bmldmg a new floor framing systems to utilize -
the basement which would bé necessary to aocommodate the needs of the these departments. Adaptmg the

- remainder of the building to.fit modern police and fire depaitments needs would conflict with the :
reqmrements of the Secnetary on the Intenor‘s Standards for Historic Preservatron.

'I'he Bmldmg Needs Comrmttee oonducted a commumty wrde survey solrcmng rnput from the town 5 IR
SRR people on their feelmgs for the future ise of the building. -A good cross section of the populatmn respond d e
RSN represenung almost 14% or 250 people From the results of the survey, it was clear that for the most part, .= ..
S  -the'towni's heople. preferred that the town hall be converted into a Commumty Center or mixed-use facility:
Townspeop‘le wanted the rural and hrstorrc character of the center drstnct to not only be preserved, but also

i In order to sa,. sfy the gmdehnes of ADA (Amencans w1th Drsabrhtres Act), and to provrde conv. f
- amss (thus greater use), of the seoond ﬂoor an’ elevator 1s mandatory A three stop elevator drrecﬂy :

g ‘phance Aﬁre suppressron systém (spnnklers)’

aisojbe required.; Although band.lmpped toilets wefe provided on the:first floor in 1979, fixtiire

requn'em entshiave: mcreased sincethat time'and 4 substantial i increas in torlet Facilities would also be
neoecsary A more detarled code revi‘ would reveal other areas needmg attenuorr 4

‘Some struehnal‘remforoement may be required,atxh

FETRAIA

capecig for. that section and is addressed il thie'+
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, OTHER CONSIDERATIONS AFFECTING THE SCOPE OF WORK.
-_— Refer to the proposed plan for continued use of the Sterling Town Hall for room layouts and proposed
modifications to the building. The scope of work proposed could be expanded to include restoratiori of the

front bay to its original configuration thh patred stans to the second floor if sufficient interest developed
and funding was available. _

The interior finished surfaces all need refurbishing. The extent of work would be dependent on funds
available and user requirements

The exterior also needs general maintenance; preparation and painting, repair or replacement of windows.
Replacement windows would be costly and would be required to meet the Secretary of the Interiors -
Standards for Historic Preservation. This decision could wait until it is possible to analyze usage and heat
. loss versus pay back period for the cost of insulated historically appropriate windows. The chxmney, K
- however need unmedrate attennon, and should be taken down to the roof and rebmlt

RECOMMENDATIONS

. Before deslgn work for the restoranon of the bmldmg can proceed, the Bmldmg Nwds Comrmttee in .

eonjunctton with the Planning Board and the Board of Health must resolve the. questlons of locatron, size,
: wpacrty, and probable cost of a- new sepnc system The town must a]so come to terms with parkmg ’
o coneerns and agree ona soluuon B o : :

Left empty and unheated, the bmldmg matenals wxll begm to detenorate and is only a oost burden to the e
town. We recommend that the Town consider the steps requu’ed to prepare the building for inferimuse.. .- .
i This would help defray maintenancé costs anid would alsé serve as a pilot project for testing potential oost_} .
T ‘beneﬁts of development and levels of tnterest in usmg the btuldmg for oommﬁmty actmnes ' :

Wlth thece challenges resolved, the followmg chronology would apply ) :
o ~-'I‘ROJECTCERONOLOGY [ . e

o l Soltcrt Town appr0val
2. Identify funding sources S LR " : o
-+ 3. Identify future ténants and develop i income pro-forma statements ST A
‘4. 'Select Destgn Team (archltect, structural, mechamml, septxc and electncal eonsultants) '
Tt 5 Deternnne reahsttc Scope of work based on probable prgect oosts and subsequent meome

,'\

ERRCUNEERLY ) 5°‘mttownapprpvalfbrtheprorectsuategyaﬂdfdimndmg RN
U g Completeeonstruchondocuments,sohcttbrds andbegmoonstructlon. :

.E'New se_ptiésy’stem . v
4. Fnall elevator, stairs, toﬂets and Other code eomphanoe items;
.tlnt,enor ﬁnishes and tenant ﬁt ] L
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-~ '-'andbedandbreakfastdtmngmymps , T s ENS RN
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STERLING TOWN HALL
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WEST ELEVATION

| 207-882-8155 fax: 207-882-8162 ¢-mail: krosspt@lincoln.midcoast.com
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WINDOW DETAILS
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FIRST FLOOR INTERIOR




Ll

SECOND FLOOR INTERIOR
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