/b

STERLING 1835 TOWN HALL

ARCHITECTURAL / STRUCTURAL ASSESSMENT
and

FEASIBILITY STUDY FOR UNIVERSAL ACCESSIBILITY
of the
STERLING 1835 TOWN HALL BUILDING

JULY 8, 2005




































PHASE I: Architectural Conservation Assessment Code Analysis

Sterling 1835 Town Hall Architectural

The Massachusetts State Building Code 780CMR will govern the existing conditions and any future
proposed work to this building or site. Specifically Chapter 34 Repair, Alteration, Addition and change of
use of Existing Buildings will regulate code compliance for this existing historical building. Generally
speaking an existing building that is not undergoing repair, alteration or addition is grand fathered from
compliance from current codes. The assumption being that the building was built, repaired, altered or
added onto in accordance with the prevalent codes at the time.

Not withstanding consideration of the above the Building Code Chapter 34 does require and enforce, in
the interest of public safety minimum provisions for means of egress and the elimination of hazards in the
means of egress. RAl's review of the existing building conditions identified the following hazards to the
existing means of egress.

* Snow and ice was not removed from exterior stair exit door at time of review. Exit door could not
be opened. This item is an ongoing maintenance issue and not specifically a building deficiency.

e First floor multi-purpose room on exit door to fire escape has interior screen door that swings
inward and not in the direction of egress travel as required.

e Fire escape structure is not secured at Second floor and the fire escape exhibits significant sway.
Refer also to structural review for additional commentary. Fire escape was also observed to be
partially blocked by fallen snow from the roof.

e An exceptional amount of snow was found stockpiled along North exterior wall of building. Snow
appears to be from roof and adjacent road and parking area. This snow blocked access to the
electrical meter and obstructed the boiler make-up air vent.

e Basement boiler room door is not self-closing.

Remaining building conditions appeared to be in general conformance to previous codes with the obvious
exception of the Massachusetts Architectural access board (MAAB) rules and regulations, 521 CMR.
These MAAB regulations provide for handicap accessibility in public buildings and spaces and are similar
to the American with Disabilities Act (ADA) that provides for accessibility in areas of employment. RAl's
review of the existing building conditions identified the following non-accessible conditions:

Previous installed accessible water cooler was removed.

Toilet room grab bars installed lower than 33" above floor.

Toilet room sinks do not have minimum 29 clear below bottom of apron.
Toilet room mirrors installed more than 40" above floor.

Toilet room piping below sinks is not insulated or guarded.

Toilet room baseboard convectors project into clear floor space for toilet.
Men's toilet room sink projects into door pull-side clearance.

Women'’s toilet room door does not have minimum door pull-side clearance.
Men's toilet room door does not have minimum door push-side clearance.
Stair door does not have lever type hardware.

Many other doors do not have lever type hardware.

Ramp at rear of building slightly exceeds 1:12 maximum slope requirements.
No handicap designated parking and signage.
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PHASE I: Architectural Conservation Assessment . Code Analysis

Sterling 1835 Town Hall Mechanical

Domestic Cold Water System:

The existing Domestic Cold Water Service is a three-quarter inch (3/4”), which enters through the
basement foundation wall on the Southeast side of the building. A three-quarter inch (3/4") water meter
and pressure regulating valve are installed on this cold water service line. The water service line is not
equipped with a backflow prevention device. At the time of installation a backflow prevention device was
not required.

The present Massachusetts Plumbing Code 248 CMR states “A portable water supply system shall be
designed, installed and maintained in such manner as to prevent contamination from nonpotable liquids,
solids, or gases from being introduced into the potable water supply through cross connections or any
other piping connections to the system”.

In order to insure the protection of the Town water from any cross connections, etc, the installation of a
reduced pressure zone backflow prevention device is required.

The existing plumbing fixtures; water closets, lavatories, etc. which are “Grandfathered” do not meet the
present plumbing code energy requirements. Energy requirements in regards to water usage. The
existing water closets require three (3) gallons of water per flush, when the new code mandates one and
one half (1-1/2) gallons per flush. Faucets sets on lavatories for public use require metering faucets, etc.

The domestic water distribution system presently is approximately fifty (50) percent insulated. The
Massachusetts State Building Code 780 CMR, Chapter 13, requires one-inch (17) thick insulation
provided for piping carrying fluid having a temperature of 140 degrees F or less.

Sanitary Waste & Vent System:

The existing sanitary waste & vent system as installed is in compliance with the Massachusetts State
Plumbing Code that was current at the time of installation. The present Massachusetts State Plumbing
Code has adapted more stringent requirements regarding environmental issues.

For example: The present plumbing code mandates that all floor drains be equipped with Trap Primers.
Trap Primers are installed on floor drains that do not receive sufficient water to maintain a trap seal.
Once the trap seal is lost, do to evaporation; sewer gases will escape to the spaces atmosphere. Trap
Primers discharge water to the floor drain trap maintaining the trap seal.
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PHASE |: Architectural Conservation Assessment Code Analysis

Sterling 1835 Town Hall Mechanical

Fire Suppression System:

The building presently does not have a fire suppression system. At the time the building was constructed
there was no code requirement for one. Today Chapter 148 of the Massachusetts General Laws,
effective May 1998, states “In any city or town which accepts the provisions of this section, every building
of more than seventy-five hundred square feet in floor area or every addition of more than seventy-five
hundred gross square feet in floor area shall be protected troughout with an adequate system of
automatic sprinklers in accordance with the provisions of the state building code.”

Depending on the square footage of any future additions, the above requirements mandated in Chapter
148 of the Massachusetts General Laws for automatic sprinklers will be reviewed.

Heating and Ventilating System:

The existing heating system which consists of two (2) Weil McLain Boilers, circulating pump, piping
distribution system which has been segmented into five (5) heating zones, has been installed in
compliance with the present codes.

The facility presently does not meet the present Mechanical Ventilation Codes, which mandates twenty
(20) cubic feet per minute (cfm) of outside air per person to be mechanically introduced into the facility
during occupied periods of operation.
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PHASE I: Architectural Conservation Assessment Code Analysis

Sterling 1835 Town Hall Electrical Systems

The electrical life safety elements of the building are mostly in good order. The building has a complete
working fire alarm system with pull stations at exits to each floor, adequate audio/visual signaling, and
complete detector coverage. Some pull stations are of an older variety. The fire alarm system is
conventional (non-addressable) with dedicated telephone jacks for alarm. There is a four-zone fire alarm
annunciator in the main entrance vestibule. There are fire alarm strobes in the toilet rooms for ADA
compliance. Much of the fire alarm wiring in unoccupied areas is run exposed and is secured to the
building with staple clips.

The interior of the building has adequate exit and emergency lighting, except in the Basement. Except for
one existing unlit exit sign, the Basement needs exit and emergency lighting. There is no emergency
lighting in the boiler room or by the electrical service main distribution panel. There do not appear to be
provisions for emergency lighting for egress at the exterior of the building.

There are about a dozen ungrounded outlets, which would only need to be replaced with grounded
outlets under renovation.

Above the ceiling on the First and Second floors and along the ceiling in the Basement are many wires
and cables which are unsupported, not tied together, and not run in an orderly fashion. In the Basement,
there are many apparently abandoned cables, including telephone wiring, and cabling is often run with
other piping through the same crevices and narrow holes in the building structure. In the Attic above the
Second floor suspended ceiling are older fixtures concealed from view, which are mounted above retrofit
support beams for the building. These fixtures along with very old knob and tube wiring in the attic
spaces are still installed even though they have been abandoned. Abandoned equipment and wiring
needs to be disconnected and removed if any renovation is to take place. Remaining wiring needs to be
routed and supported in an orderly fashion.

Much of the data cabling and some data jacks once used in the First floor Meeting room when it served
as a library has been concealed loose above the suspended ceiling. This cabling needs to be
disconnected and removed under any renovation. This wiring and corresponding data jacks appear to be
in excellent condition and perhaps they may be reused.
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PHASE I: Architectural Conservation Assessment Existing Conditions Survey
Sterling 1835 Town Hall Architectural
Conclusion

The main components of the structure are in good overall condition. The tie rod/cable assemblies need
further investigation to determine adequacy and compliance with the Building Code. In order to
accomplish the engineering for the ties, additional investigation is required. Access to the existing
connection will require the removal of the gypsum ceiling that is now covering the joint. In addition to the
work required for the ties, further investigation of the attachment of the fire escape stairs to the building
will be required. Allowing access to the framing within the wall is necessary to determine how the stairs
can be attached to the building. Re-painting of the building will be covered in the Architectural portion of
the report.

We have determined that the framing for the building can sustain the loads required by the
Commonwealth of Massachusetts State Building Code, Sixth Edition for the following:

o Office (excluding high density filing systems)
¢ Educational
e Assembly (without impact loads)

In Closing |
This report has been provided as a general guide to help the client make hid/her own evaluation of the
overall condition of the property, and was not intended to reflect the value of the property.

Report Limitations

This report is intended only as a general guide to help the client make his own evaluation of the overall
condition of the property, and is not intended to reflect the value of the premises. The report expresses
the personal opinions of the reporter, based upon his visual impressions of the conditions that existed at
the time of the site visit only. The observations and report are not intended to be technically exhaustive,
or to imply that every structural component was inspected, or that every possible defect was discovered.
No disassembly of equipment, opening of walls, moving of furniture, appliances or stored items, or
excavation was performed. All components and conditions, which by the nature of their location are
concealed, camouflaged or difficult to inspect, are excluded from the report. No physical testing was
performed to determine the adequacy of the structural system.

The systems and conditions that are not within the scope of the structural assessment include, but are not
limited to the following: formaldehyde, lead paint, asbestos, toxic or flammable materials, and other
environmental hazards; pest infestation, playground equipment, efficiency measurement of insulation or
heating and cooling equipment, internal or underground drainage or plumbing, any systems which are
shut down or otherwise secured; water wells (water quality and quantity) zoning ordinances; intercoms;
security systems; heat sensors; cosmetics or building code conformity. Any general comments about
these systems and conditions are informational only and do not represent an inspection.

This report should not be construed as a compliance inspection of any governmental or nongovernmental
codes or regulations. The report is not intended to be a warranty or guarantee of the present or future
adequacy or performance of the structure, its systems, or their component parts. This report does not
constitute any express or implied warranty of merchantability or fitness for use regarding the condition of
the property and it should not be relied upon as such. Any opinions expressed regarding adequacy,
capacity, or expected life of the structural components are general estimates based on information about
similar components and occasional wide variations are to be expected between such estimates and
actual experience.
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PHASE I: Architectural Conservation Assessment Existing Conditions Survey

Sterling 1835 Town Hall Architectural

Neither EDA nor any of its representatives have any interest, present or contemplated, in this property or
its improvement and no involvement with trades people or benefits derived from any sales or
improvements. To the best of our knowledge and belief, all statements and information in this report are
true and correct.
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PHASE I: Architectural Conservation Assessment Existing Conditions Survey

Sterling 1835 Town Hall Mechanical Systems

Domestic Cold Water System:

The existing Domestic Cold Water Service is a three-quarter inch (3/4"), which enters through the
basement foundation wall on the Northwest side of the building. A three-quarter inch (3/4”) water meter
and pressure regulating valve are installed on this cold water service line. The water service line is not
equipped with a backflow prevention device. At the time of installation a backflow prevention device was
not required.

The present Massachusetts Plumbing Code 248 CMR states “A portable water supply system shall be
designed, installed and maintained in such manner as to prevent contamination from nonpotable liquids,
solids, or gases from being introduced into the potable water supply through cross connections or any
other piping connections to the system”.

In order to insure the protection of the Town water from any cross connections, etc, the installation of a
reduced pressure zone backflow prevention device is required.

The existing plumbing fixtures; water closets, lavatories, etc. which are “Grandfathered” do not meet the
present plumbing code energy requirements. The existing water closets require three (3) gallons of water
per flush, when the new code mandates one and one half (1-1/2) gallons per flush. Faucets sets on
lavatories for public use require metering faucets, etc.

The domestic water distribution system presently is approximately fifty (50) percent insulated. The
Massachusetts State Building Code 780 CMR, Chapter 13, requires one-inch (17) thick insulation
provided for piping carrying fluid having a temperature of 140 degrees F or less.

Sanitary Waste & Vent System:

The existing sanitary waste & vent system as installed is in compliance with the Massachusetts State
Plumbing Code that was current at the time of installation. The present Massachusetts State Plumbing
Code has adapted more stringent requirements regarding environmental issues.

For example: The present plumbing code mandates that all floor drains be equipped with Trap Primers.
Trap Primers are installed on floor drains that do not receive sufficient water to maintain a trap seal.
Once the trap seal is lost, do to evaporation; sewer gases will escape to the spaces atmosphere. Trap
Primers discharge water to the floor drain trap maintaining the trap seal.

Plumbing System Description:

As stated, under the Code Analysis the facility has a %" domestic cold water service, which enters
through the Basement foundation wall at the southeast side of the building.

The domestic water piping distribution system is in good condition. Approximately fifty percent of the
domestic water piping is insulated.

A 15 gallon electric hot water heater located in the first floor Janitor's Closet is in fair condition. The water
heater appears to be approximately eight to ten years old. Average life expectancy for a water heater is
eight years. Unit will probably need replacing within the next two years.
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PHASE I: Architectural Conservation Assessment Existing Conditions Survey

Sterling 1835 Town Hall Mechanical Systems

The plumbing fixtures throughout the facility are in good condition and meet the handicap requirements.
Due to their age, they do not meet the present energy code and unless replaced they do not have to.

The existing water cooler has been removed. The present Massachusetts Plumbing Code requires one
water cooler per 1000 occupants. Since the water cooler was included in a previous Building Permit it
should be replaced.

Heating System Description:

The heating system consists of two oil fired hot water boilers manufactured by the Weil Mclain Company.
The present condition of the boilers is poor to fair. They appear to be approximately fifteen to twenty
years old. The average life expectancy of these boilers is twenty years.

Two new 275 gallon double wall fuel oil tanks have been installed which serves the boilers. The fuel
supply oil piping feeding the boilers presently has a plywood barrier erected to protect the fuel oil piping
from possible damage. This piping arrangement and/or location should be reviewed.

The remainder of the building’s heating system consists of hot water piping distribution system,
baseboard radiation in the First Floor Office Areas, Toilet Rooms, and Second Floor Meeting Room. The
entry and stair areas are heated with hot water convectors. The condition of the baseboard radiation is
good; the convectors are in fair condition.

The heating system controls are manufactured by White Rodgers. The existing system has four zones.
Thermostats are located in the First Floor Meeting / Multi-Purpose Room, one in each office presently
occupied by the fire department, and one for the Second Floor Meeting Room. The control system is
approximately five years old. The existing control system has a life expectance of approximately twenty
years.

The existing heating system control sequence of operation provides that when the space or zone
thermostat calls for heat, its respected zone control valve located in the Boiler Room opens, allowing hot
water to circulate through the board radiation. When the space or zone is satisfied the zone valve closes.
The Boiler is controlled via an outside reset control. This type of control adjust the hot water supply
temperature. As the outside air temperature increases, the hot water supply temperature decreases.
When the outside temperature reaches a preset temperature, approximately 60 degrees F., the boiler is
disabled.
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PHASE I: Architectural Conservation Assessment Existing Conditions Survey

Sterling 1835 Town Hall Electrical Systems

The fire alarm system is in good condition. All four (4) zones are currently in use, and no additional zones
may be used on this conventional zoned system. Some of the manual pull stations appear to be of an
older type than others.

Most of the lighting is old and should be replaced. Most of the fluorescent fixtures on the First floor have
discolored lenses indicative of ballast seepage typical of aged fixtures. There are cracked lenses on
some of the Second floor recessed 2’ x 4' fluorescent troffers, and the remaining lenses are thin and often
warped. There are also wraparound fixtures with discolored or missing lenses in some parts of the
building.

The Basement is lit mainly with inefficient porcelain socket incandescent fixtures. There are many older
incandescent fixtures throughout the building and on the exterior which are o!d and worn and do not
match each other. Except for the unused pendant mounted incandescent fixtures above the Second floor
suspended ceiling, which also do not match each other, the incandescent fixtures are not “traditional” in
appearance and do not enhance the historical aspect of the building.

The wiring to the lights serving the Second floor Meeting room is mostly loose ROMEX wiring, connected
in open standard sized junction boxes with so many wires spliced in them that the top faceplate is off, and
the wires within all jut out.

The emergency lighting fixtures and remote heads are old. The exit signs are inefficient incandescent
fixtures. The Basement exit sign is currently not working. The existing dull yellow emergency fixtures and
black exit fixtures are not aesthetically pleasing and detract from the historical aspect of the building.

The power receptacles and wall switches are mostly black, which does not blend in with the surroundings.
A few switches are beige, quiet-type, but most are not. There are not nearly enough power receptacles in
the office areas, and they are currently supplemented with a number of portable plug strips. There are,
however, fairly new surface mounted CAT 5e data jacks, which are in good condition and apparently
adequate in quantity.

The utility lines serving the building have three phase power available, but the existing electrical service is
200 Amps, 120/240 Volts, single phase, 60 Hz. The electrical service entrance appears to meet code.
However, the service wires from the utility pole are located somewhat close to a second floor window,
and could pose a danger, especially if the electrical service is upgraded as will be required for a possible
new elevator. The MDP (Main Distribution Panel) is 40 poles with a 200A-2P main circuit breaker and
includes, several basement circuits, (2) 30A-2P breakers serving an air conditioner and the old records
building, and (2) 100A-1P breakers likely serving a panelboard on the Second floor (and not fuse box(es)
as labeled). The MDP feeds through to an adjacent 150A-2P circuit breaker in a separate enclosure
serving panelboard on the First floor. There are 19 spaces available in the MDP.

The First floor panel is a recessed 28 pole, 200 Amp MLO (Main Lug Only) panelboard in fair condition,
with all poles used for 15A or 20A 120 Volt circuits, except circuit #27 is a spare 20A-1P circuit breaker.
The Second floor panel is a surface mounted 24 pole MLO panelboard in good condition with nine (9)
15A or 20A 120 Volt circuits and the rest spaces. The old fuse box(es) are no longer in use.

There is currently no existing sound system and no existing lightning protection system.
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PHASE I: Architectural Conservation Assessment Treatment Recommendations

Sterling 1835 Town Hall Architectural

c. Recreate a historically accurate wood stair from First floor to Second floor to replace
original stair(s) previously removed.

1. Removal of existing interior egress stair construction will be required and will
require approval of local authorities having jurisdiction.

2. Installation of an automatic fire suppression system would help mediate code
issue of an open stairway to match the original open stairway.

3. Recreation of Basement stair would be required.

d. Remove First floor Meeting room suspended acoustical tile ceiling and recessed
lighting and re establish original plaster ceiling appearance.

1. Provide new lighting to replicate historic lighting.

2. Replace window trim and casing removed during suspended ceiling installation to
match existing.

3. Replacement of carpet flooring.
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PHASE I: Architectural Conservation Assessment Treatment Recommendations

Sterling 1835 Town Hall Mechanical

New plumbing fixtures will include water closets, lavatories and a water cooler meeting the MAAB/ADA
Requirements and Massachusetts Energy Code.

A new electric hot water heater will need to replace the existing 15 gallon unit in order to meet the
demand of any additional fixtures.

A new electric water cooler will need to be provided for the First Floor in order to meet the present
Massachusetts Plumbing Code.

Insulate all existing and new domestic water piping.

Fire Protection System:

As stated in the Code Analysis, the requirements of Chapter 148 of the Massachusetts General Law will
need to be reviewed when repairs, renovations or additions are contemplated. Particularly c148§ 26g,
adopted by the Town of Sterling, requiring automatic sprinkler system for major alterations to existing
Buildings over 7,500 S.F.

If it is determined that a sprinkler system is required, a wet and dry fire suppression system will be
installed. This system will require the installation of a new sprinkler water service. Estimated water
service should be a 4" service. This new 4" service should enter the building in the same area as the
existing %" domestic water service.

A Hydrant Flow Test will be required to determine the adequacy of the town’s water supply to support the
fire suppression system although proposed improvements to the town water supply should ensure
sufficient water pressure is available.

Since the existing structure is wood framed, sprinkler protection will be required in all occupied and
unoccupied spaces, closets, toilet areas, and concealed spaces such as areas above dropped ceilings,
truss spaces, etc. in order to meet the present NFPA requirements. Proper planning and design will be
required to minimize the visual impact of the sprinkler system in historic areas.

Heating, Ventilating, and Air Conditioning:

If it is decided to introduce central heating and air conditioning into the building the mechanical ventilation
requirements mandated by the Mechanical Code (BOCA) will have to be met. The heating capacity of the
existing boilers will not be sufficient to support the additional ventilation loads. Due to this increase the
existing hot water boilers will have to be removed and replaced with units having adequate capacity to
meet this demand.

The new boiler should be an oil fired hot water sectional boiler. The new boiler will be a sectional type
allowing assembly of the unit in the Basement area. The units will have an efficiency of 80 to 85%
compared to the present boiler having a 75% efficiency at best. New flue piping, expansion tank, pumps,
etc will also be required.

A new chemical feed system will be added to the system. This system will insure system water quality
adding reduced maintenance cost as well as boiler life.
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PHASE I: Architectural Conservation Assessment Treatment Recommendations

Sterling 1835 Town Hall Mechanical

The existing baseboard radiation on the First and Second floors can remain.
The existing chimney should be inspected to insure masonry flue is intact and code compliance is met.

Ventilation air, and air conditioning can be introduced throughout the building using air handling units with
outside condensing units. A variable volume duct distribution system, having multiple zones can be
installed to distribute conditioned air to each occupied space.

The ventilation air, and air conditioning system can be designed to take advantage of load shedding
which will reduce equipment cost, as well as energy cost. In addition to load shedding, CO2 Monitoring
can be provided which will dramatically reduce the amount of outside air requirements and substantially
reduce operating cost.

A new DDC Temperature Control System can be provided that will not only control the heating system but
also the ventilating and air conditioning systems as well. This system should have a Central Control
Panel having the capability of trouble shooting the entire heating and air conditioning system from its
location. The Central Control Panel should also give the user the ability of resetting space temperatures,
adjusting outside air requirements, set occupied and unoccupied hours of operation, etc.
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PHASE I: Architectural Conservation Assessment Treatment Recommendations

Sterling 1835 Town Hall Mechanical Systems

Plumbing System:

The Plumbing System’s %" domestic water service should be adequate based upon a possible two (2)
additional single occupancy toilet rooms. Further review will be conducted once the total number of
additional plumbing fixtures has been confirmed.
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PHASE I: Architectural Conservation Assessment Treatment Recommendations

Sterling 1835 Town Hall Electrical Systems

Priority recommendations are related to proposed renovations to include a new elevator restrooms and a
new sprinkler system. These elements will require additiona! zones on the fire alarm system for elevator
recall and fire protection switches. This will exceed the capacity of the existing five (5) zone fire alarm
panel, which is already using four (4) zones. A new ten (10) zone fire alarm panel may have enough
zones for the renovation, but there would be very little or no spare capacity for future expansion of the
system. Therefore, a new addressable fire alarm system is recommended, which requires simpler wiring
and allows the equivalent of many zones, since each device is separately “addressed”; this would allow
for future expansion of the fire alarm system.

Short-term recommendations include interior incandescent fixtures with more efficient fluorescent or
compact fluorescent fixtures. The porcelain socket fixtures in the Basement may be relamped with new
compact fluorescent lamps with screw-in base. The exterior fixtures should be replaced with new
decorative lighting, and supplemented with emergency lighting at the entrances for security and safety.
The existing fluorescent lights, many of which are broken and worn should be replaced with new efficient
T8 fluorescent light fixtures. In addition, most of the emergency lighting could be incorporated into the
general lighting by means of emergency ballasts in select fixtures, which is less expensive an obtrusive
than installing separate emergency battery pack light fixtures. The Second floor Meeting room should
have attractive emergency light fixtures.

Long-Term recommendations are also based on future proposed renovations as follows.

The suspended ceiling to the Second fioor Meeting room may be removed under a future interior
renovation. In this instance, decorative pendant mounted lighting is recommended to replace the existing
pendant mounted fixtures concealed in the Attic space above the Second floor. The existing support
beams running across the Attic space must be accounted for in any such design.

It is recommended to replace the old receptacles and wall switches with new grounded receptacles and
quiet type wall switches of a suitable color. Additional receptacles and plugmold are recommended in the
office areas and for other future designated uses to be determined.

Based upon the apparent historical nature of this 1835 Sterling Town Hall and its listing on the National
Register of Historic Places this Building qualifies as a partially preserved Building under Massachusetts
Building Code 780CMR 3409.0 which permits in-kind material repairs and replacement without
compliance with most current codes including the Energy Conservation Code, 780 CMR 13.

Reinhardt Associates, Inc. Page 68



PHASE I Architectural Conservation Assessment Exterior Repair / Restoration Estimate

Sterling 1855 Town Hall Architectural

The following Estimate of proposed exterior repairs and restoration work has been prepared for purposes
of developing an overall Budget for this work and to assist selection and identification of preferred repair
options. This estimate is preliminary in nature and therefore conservative contingencies are applied for
unknown / unforeseen conditions and further development of the scope of repairs and restoration. All
work is estimated to be completed in 2005. Additional escalation should be added at a pro-rated rate of
9% per annum for work postponed beyond 2005.

The following Estimate excludes Hazardous Material Abatement and monitoring expenses.
1. Wood Surfaces and Repairs

a. Remove existing paint, clean, prepare and paint all
exposed wood surfaces;

b. Repair broken, missing, damaged wood siding
and trim (Unit Price / Allowance);

c. Repair damaged column subframing

{OR) Sub-Total: $ 51,500.

d. Remove and replace wood siding to match existing;
pre-prime and paint;
e. Clean, prepare and paint all exposed wood surfaces;
f. Repair broken, missing, damaged wood trim
(Unit Price / Allowance)
g. Replace metal window head flashing;

Sub-Total/Add: $ 119,100. [Option 1]
h. Remove and replace window shutters
(Replacement Optional): Add: $ 22,300. [Option 4]

2. Wood Surfaces and Repairs

Remove exist. Aluminum window louvers;

Remove exist. Aluminum storm windows;

Repair / refurnish wood windows, clean, prepare and paint;
Remove and recaulk joints;

Install new heavy duty aluminum storm windows;

Repair / replace damaged basement windows

~pooCp

Sub-Total: $ 31,200.
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PHASE I: Architectural Conservation Assessment Exterior Repair / Restoration Estimate

Sterling 1855 Town Hall Architectural

6. Site Repairs

a. Repair and replace retaining wall cap stone;
b. Repair/ seal existing cracks at concrete ramp.

Sub-Total: $ 2,100.

c. Asphalt pavement repairs and new pavement By Town

7. Miscellaneous Exterior Repairs

a. Remove Main St. attic window and reinstall original

wood louver; $ 3,200.
b. Replace exterior light fixtures (6) with more Historic style; 2,600.
c. Clean, prepare and paint exterior metal railings 1,700.
d. Repair/Seal portico slab to Bldg. joint 500.
SUB-TOTAL ALL ITEMS EXCEPT AS FOLLOWS: $ 122,000.
Contingency @ 20% 24.400.
SUB-TOTAL REPAIR / RESTORATION COSTS: $  146,400.
OPTION 1 - Add for New Wood Siding: $  164,400.
OPTION 2 - Add for Exterior Brick Replacement: $ 12,000.
OPTION 3 - Add for New Slate Roofing: $ 185,200.
OPTION 4 — Add New Wood Shutters $ 29,000.
OPTION 5 — Add for New Front Door $ 7.000.
8. Project Development
a. Architectural and Engineering Fees (assumed / No Options) $ 22,100.
b. Clerk-of-the-Works By Others.
c. Project Expenses
1. Hazardous Material Investigation See Accessibility Estimate.
2. Reproduction of Bid Documents (allowance) $ 6,000.
3. Legal Advertisements (allowance) $ 800.
Sub-Total: $ 6,800.
Total Project Development Expenses: $ 28.800.
Total Base Bid Costs: $ 175,200.
TOTAL REPAIR / RESTORATION PROJECT COSTS (All Options) : $ 572,800.
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PHASE lI: Cyclical Maintenance Plan

Sterling 1835 Town Hall Architectural

This cyclical maintenance plan has been developed to provide a prioritized list of reoccurring
maintenance procedures to prevent future damage to the integrity of the building structure. The
principal cause of damage in most structures is typically water infiltration and water damage
exacerbated by freeze/ thaw conditions. In particular, the 1835 Town Hall structure has suffered
from some prolonged water and moisture infiltration and differed maintenance. Existing
conditions associated with this water damage include the exterior wood siding and trim, exterior
brick masonry, window glazing putty and some minor slate roof damage.

The priority in establishing the cyclical maintenance plan to prevent future building and structural
damage is to stabilize the exterior envelope materials, surfaces and finishes. The following is an
outline of recommended maintenance procedures designed to prevent and/ or limit future water/
moisture infiltration:

1. Slate Roofing

a. Visual inspection of exterior slate roofing and flashings each Spring to identify any and all
damage.

b. Visual inspection of accessible interior/ underside roof areas for initial water infiltration.

c. Repair or replace damaged roofing materials to match existing and to make weather tight.

2. Caulking and Sealants

a. Annual visual inspection of all exterior caulk/ sealant joints to identify initial sealant
deterioration and cracked or open joints.
b. Repair poor sealant joints and install new sealants.

3. Brick Masonry

a. Visual inspection of exterior brick masonry and mortar joints each Spring to identify
damaged or cracked brick or mortar.

b. Replace damage brick and repoint cracked, deteriorated mortar joints.

c. Application of a clear masonry water repellent treatment is an option. Application may
need to be approved by Mass Historical Commission and then reapplied every 5 to 10
years.

4. Exterior Wood Siding/ Trim and Paint

a. Annual visual inspection of exterior wood surfaces and paint finishes to identify
areas of paint deterioration, cracking, crazing or other conditions affecting paint
finish integrity and weather resistance.

d. Clean and prepare existing deteriorated areas of paint for refinishing, remove all loose,
failing paint to sound substrate and paint to match existing finish.

5. Wood Windows and Storm Windows

a. Visually inspect existing wood windows and aluminum storm windows for weather
tightness, proper operation and condition of existing glazing putty, paint finish and
sealants.

b. Repair and or replace any found deteriorated materials or finishes.
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PHASE ll: Cyclical Maintenance Plan

Sterling 1835 Town Hall Architectural

And addition area of concern for the integrity of the Building is the historically problematic roof
timber truss. Although these trusses have been previously repaired it is prudent to maintain
surveillance of the trusses to identify any change in condition such as any cracking or splitting of
the wood timbers or connections, any observed deflections in truss members or change in overall
truss geometry or roof slope.

Cyclical maintenance costs for the described inspections performed by competent trade persons
or subcontractors should range from approximately $800. to $1,400. per year, not including any
required repairs.
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PHASE Ill: Feasibility Study for Universal Accessibility and Reuse

Programmatic Priorities

Sterling 1835 Town Hall

Programmatic Priorities for scheduling the proposed repair/restoration and other work were developed and
prepared by the Sterling 1835 Town Hall Committee and the Sterling Historical Commission. The work priorities
are listed in five categories with ‘A’ listed items having the highest priority and ‘E’ listed items having the lowest

priority.

priority
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category

Upper floor
Upper floor
Main floor
Main floor
Basement
Exterior
Exterior
Exterior
Exterior
Exterior
General
Utilities
Utilities

Upper floor
Upper floor
Basement
Basement
Basement
Basement
Basement
Exterior
Exterior
Utilities
Utilities

Upper floor
Exterior
Utilities

Basement
Basement
Exterior

Upper floor
Basement
Basement
Basement

1835 Town Hall Work Priorities

item

Add Safety Barrier at stage windows

Rem suspended ceiling, refurb old lights

Remove drop ceiling at multi-purpose room, Repair window casings
Reproduce original stairs, Remove exterior subgrade door
Remove old fuel tank, extraneous junk

Replace Aluminum storm windows

Reinstall original fan, modify/restore window and trim
Repair foundation brick

Install Correct Window Shutters

Relocate Electrical service

Barrier Free Access

Provide Sprinkler Fire Protection

Septic connection to Fire Station Leach area

Re-open Balcony

Install Stage Curtains

Provide New Caterer Kitchen

Provide New Recreation room

Provide New Storage Areas

New Concrete Floor

Provide New Craft Room

Restore Original Front Door

Install correct Lantern (lighting) and Side lamps
Phone Jacks on each floor

Upgrade fire alarms (May be done by FD funding)

Install room darkening shades
Remove ramp at rear door
Update wiring

Relocate fuel tanks away from open area
New boilers
Remove brick building

Rehab Fire door and relocate escape at rear
Install Restrooms

Provide ventilation

Provide A/C

Reinhardt Associates, Inc.
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PHASE Illl: Architectural Conservation Assessment

Universal Accessibility Budget

Sterling 1835 Town Hall

The following Budget estimate of proposed exterior repairs and restoration work has been prepared for purposes
of developing an overall Budget for this work and to assist selection and identification of preferred repair options.
This estimate is preliminary in nature and therefore conservative contingencies are applied for unknown /
unforeseen conditions and further development of the scope of repairs and restoration. All work is estimated to be
complete in 2005. Additional escalation should be added at a pro-rated rate of 9% per annum for work postponed

beyond 2005.

The following Estimate excludes Hazardous Material Abatement and monitoring Expenses:

1. Site Work

a.
b.
c.

Selective Demolition
Site Work
Septic System Repairs

2. General Construction and Renovations

-
.

POS3ITARTTIO@TOAOTD

810 GSF New Addition/ Construction @ $150/sf =
8 in. CMU Elevator Hoistway
Three Stop Elevator
Construct elevator machine room
Construct new wood stairs @ 40 treads x $165/tread =
Construct (2) Toilet Rooms per MAAB/ADA
Replace door hardware with ADA/lever handles
Non-structural accessibility improvements @ ex. Toilet Rooms
New ADA water cooler
Self-closing basement boiler room door
Remove meeting space suspended cig's. restore original clg.
Electrical Service upgrade and distribution
Handicap accessible ramp to stage
Upgrade fire alarm system
Miscellaneous cutting and patching/plaster repairs/painting
Install fire protection/sprinklers per MGL c14g:
9150sf @ $5/sf =
Subtotal:
General Design Contingency @ 15% =
Subtotal:

Construction Change Contingency @ 5% =
Escalation to Mid. Pt. Construction (6/06) @ 9% =

Sub-Total All Items:

$ 9,000.
12,000.
8,000.

$ 121,500.
22,700.
70,000.

5,800

6,600.
23,400.
2,800.
700.
500.
600.
51,800.
17,000.
9,400.

By SFD.

12,000.

45,800.
419,600.
62.900.
482,500.

24,000.
43,400.

$ 549,900.

Reinhardt Associates, Inc.
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PHASE Ill: Architectural Conservation Assessment Universal Accessibility Budget

Sterling 1835 Town Hall

3. Project Development

a. Architectural and Engineering Fees (assumed) $ 60,500.

b. Clerk of the Works (Part-Time) 20,000.
c. Project Expenses

1. Site Survey 2,500.

2. Geotechnical Investigation N/A.

3. Hazardous Material Investigation 4,500.

4. Reproduction of Bidding Documents (allowance) 8,000.

5. Legal Advertisement (allowance) 800.

6. Construction Materials Testing (allowance) 2.000.

Sub Total: $ 98,300.

4. Total Project Development Expenses: $ 648,200.

5. Optional Project Requirements (incl. Contig. & proj. develop.)

a. Provide Building Air Conditioning/Replace Boilers/Tanks $ 233,800.
b. Remove/Reconstruct Original Front Stair 75,600.
c. Wire mesh basement storage lockers 4,300.
d. Basement prep kitchen 21,100.
e. Balcony repairs 4,600.
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PHASE IV: Outline Plans and Specifications Outline Specifications

Sterling 1835 Town Hall

The proposed Construction Cost Estimate for the Exterior Repair/ Restoration and Universal Accessibility
work is based upon the proposed Floor Plans and Building Elevations attached to this Report and
prepared by Reinhardt Associates, Inc., and the following proposed general description and outline
specification.

1.

Site Work

A. Earthwork: Excavation and backfill as required.

B. Utilities: Relocated services for Electric, Telephone and new Sanitary system.
C. Paved Surfaces: Repair/ Patch asphalt parking, concrete sidewalks.

D. Site Improvements: Concrete filled steel bollards, miscellaneous improvements.

Substructure

A. Footings: Reinforced cast-in-place concrete spread footings.

B. Foundations: Reinforced cast-in-place concrete with R-10 rigid insulation, dampproofed.

C. Slabs: 4" reinforced cast-in-place concrete with 6 mil poly vapor barrier over compacted
structural fill.

Superstructure

A. Walls: Bearing wood frame and concrete block.
B. Columns and Beams: wood, nomina! or engineered lumber as required.
C. Roof: Nominal wood rafters with plywood roof sheathing.

Exterior Construction:

Walls: 2x6 wood stud frame with plywood sheathing and wood siding to match
existing.

Doors: Insulated, embossed hollow metal with safety glazing.

Windows: Wood double hung with insulated glazing and exterior muntins.

. Roofing: Unfading green slate to match existing slate with 40# underlayment.
Insulation: Fiberglass batt (R30) roof; (R19) wall.

Specialties: Wood window shutters to match original shutters.

nmoow »

Interior Construction

A. Partitions: Wood stud with gypsum wall board and concrete block.

Doors: Solid core stile and rail wood doors to match existing doors with finish
hardware.

Floor Finishes: Entrance matting, rubber or vinyl stair treads, risers, tile and base,
ceramic tile and base in H.C. toilet rooms.

Wall Finishes: Paint semi-gloss plaster, gypsum and existing painted surfaces.

Ceiling Finishes: Painted gypsum, plaster and existing painted surfaces; new
suspended acoustical tile ceiling.

Specialties: Toilet accessories interior signage, wood handrails, etc.

Millwork: Standard prefabricated kitchen base and wall cabinets, plastic laminated wood
countertops.

Stair Construction: Nominal lumber stringers with plywood treads and risers.

Elevator: 2,500 Ib. capacity, hydraulic (3) stop in-line elevator, MAAB/ ADA accessible.

- em mo O
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