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e adaptation of the old town hall into‘a self-supporting community center serving town and private ..

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 initerest expressed by both pubhc and private groups for various meeting, recreatxonal .
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 the bmldmg to .
serve a variety of community based needs and progtams ThlS study is mtended to address the feaSIbthty of
- 1mplementmg this mandate

. e PROJECTGOALS

.=Cons1$tent w1th the purpose of the Bmldmg Needs Comrmttee, the long-term goal of the project is the

oommumty needs. This is to be aocomphshed in a way that retains the historical chamcter of the bulldmg,, :
" yet upgradirig the bmldmg to satisfy both ADA and Massachusetts Code ] reqmrements. ‘ ;

~requ1rements for hlstonopreservauon. :Ihe mtent 1s to work With the Sterlmg Histoﬁcal comm:ssumand
¢ Sterlmg Bmldmg Needs Commxttee in; a team eﬁ'ort to develop ;ewew and ﬁnahzed the Varigus, aSpects;,
: thetaw’n

. users for the faclhty and prepare materlal for. presentauon to the town for fundmg for the  project, “anid 16
determme a sequenoe of phasmg the work 1f teqmred before contnnumg wn.h archuectural, structuml,
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HISTORIC SIGNIFICAN CE

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

The Town of Sterling is fortunate to have this outstanding example of an early, "high Style" Greek Revival
desngn 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 flush 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 ongmal 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 pechment The oolumns s:t
directly on a base oonsxstmg of two gramte steps bordenng ‘the sndewalk.

-The emstmg structure stands on the sxte of an emher town hall, built in 1800-01 'which was puxportedly the '
first Town Hall used éxclusively for pubic purposes; not including church use, in Worcester county, on land [
deeded to the Town by Ebenezer Pope. Because of hard usage, the first town hall fell into dlsrepau' and’ was

' sold in 1834 to, mbmetmaker and bmlder Col John Ball Pratt who moved 1t to a new snte on tlday s Route
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ASSESSMENT AND EVALUATION OF THE EXISTING CONDITIONS

The exterior remains essentially 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 w1th a double hung
. window.

EXTERIOR

The building fronts on the street across from the common and opposite the hbraxy and former Church and
is flanked by Maple Street to the left and a driveway to parking below to the nght. 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 aesthetw
y punty of the bulldmg facades . ,

AETA .West Fac;ade- Front facmg onMam StreeL -
TSR The largé overhangmg pedimient, appears 0 be stmctumlly sound w1th gable and sofﬁt woodwork i
L LT ‘excellent, condition, The four large Donc columiis are in excellent condition.- The ventmg system seems to
s be workmg well and there 1s no mdlcatlon of detenomhon in. any of the elements . The boardmgls alsomf
) f 5'been replace

Lttty

ratnp with jgteelpnpegaﬂlwdstoﬂle' Hi d-an
fyice feeds from 4 pole iri‘thé back fo'the iorihiwall éndthepoe'

‘escape leading rom
_ sinbdd oondmop aind eeds rep' !
i cfesignatwestendd notappropna_ o'thie

f T § .
e pomt, probably partof the I979 renovauons, tumbuckles were: mstalled the atuc precunnbie to stabilizé
i spreadmg at thé top plates of the walls, This femedy failed arid in-1987:4 more stibstantial struchiral -
,-Feinforcinig was installed at the fop of wal level. A 2%4" sispehded acoustical tile hides thess stmcmral '
"repans,buttheongmal cathedml”bexlmgeasedchamferedbmmswereexposed' »
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“The first floor underwent major renovations in 1979, adding handmpped 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 mstalled throughout. New lighting was incorporated into the cedmg

- system. New wood panel doors were incorporated added as needed. Wood panehng and standing trim is
ongmal and in good condmom The floors are cm-rently carpeted, presumably covermg a hard wood ﬂoor.

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

The baloony added in the 18905 renovation was abandoned and closed off by ‘the suspended ceﬂmg in
1979. Restoring the ceiling and returning | the balcony into use wonld make a splendld contribution to the’
restorauon of the bmldmg

MeChamml services were not’ mvestrgated, only notmg that the 011 tank and two borlers supply a foroed
hot-water baseboard system The size of the electnc service was not reoorded : N :
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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 Fans)
Lectures and Conferences ’
Indmduals o
Wedding Receptions
Family Reunions o ) S T
,BlrthdayandAnmversaxypartIesv . TR S S

Large Meetmg Room. ,v
. Catering kitchen " ; 3y
o Table and chmr storage
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CODE AND OCCUPANCY REQUIREMENTS

Bmldmg use- A-3 Assembly ( Buildings used for pubuc asembly by more than 50 people, lecture Halls
_recreation centers, etc.) .

Construction classification: Type 5 - Wood . -
Hexght and area limitations: . 1. Stories -(20 ft) 4,200 sq.ft.
Existing . 2172 stories (26ft) 6,080 sq.ft
With an automatic fire suppression system the helght limitation mcreased to 40' and the area limitation

mcreases to 12,600 sq.ft. -

Océupant loads

Design square feet: - -
. Assembly (concentrated) - - 7 sq.ft per/person . : ’
. ~Assembly. (unoonoenuated 15 sq.ftper/person” - - . T o
Lobby.1. Ssqﬁperpersonmassemblyarea et S -
- Classroom - - : 20sqﬁperlperson PRI 4 . T
. Ofﬁoe - " . IOOSqﬁper/person T T
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EGRESS REQUiREMENTS:‘

Length of travel 200 ft. Exlstmg no more than 80 ft.
Egress width per occupant -
Stairways @.3"of width per person; from 2™ floor = 92“ 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 bmld.mg would need to be .
upgraded to full handicapped access on the second floor. Because of its listing on the Natmnal 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.

PLU'MBIN G FD(TURE REQUIREMENTS

"Waterclosets‘ Women (lper50) 5 A C s LR
Men , (Lperl()O) 2 R . o o T .
T Meno(50%) L I
Eachsex 1per200 3

for eoch

0 on the w&st by Mam Slreet and on the north by Maple Sueot:The south sxde (rw) has
ryard and the. wstmde yard isa paved d,uve extendmg to'the adjacent building with a steep.
' parking 1 located b

land at the site: wonld, allowfor bnly two or thrée handmpped drop
might be': e Buuenck School orto ‘the rear of the abutter n
avarlable aroxmd the -¢ommon, , but ione of fhe avaﬂable wéuld provide -
Te twoulflhe

Vel
P

A ':I‘hese quéstions need to be'molved before the procesds 1 '
" mitigated by redu g the oocixpancy loii'd of the bmldmg Tlme ’strategms would need 16 be analyzed'fo'

L :oo"st-benqﬁ,t.im;)héauoqs ‘ant the valiie'of preserving the tovn's most.sr_gnitjoant 1ahdmark.




o ‘enhaneed ’Ihey also felt that tmfﬁc and parkmg'm the center is a growmg eoneem and that steps shorild be
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EVALUATION AND RECOMMENDATION S

As expected in a treasured old ‘building, the town hall has suﬂ‘ered 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 Burldmg Needs Comrmttee 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 . -
extensive work (major demolition, lowering the floor. and burldmg a new floor framing systems to utilize :
the basement which would bé necessary to aecommodate 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 Secretary on the Intenor’s Standards for Historic Preservauort

- ~.The Bmldmg Needs Commrttee conducted a eommumty w1de survey sohcrtmg mput from the town 5

- people on'their feelings for the future use of the bulldmg. ‘A good cross section-of the populauon responded e

N nepresentmg almost 14% or 250’ people From the results of the survey, ‘it was clear. that for the most part,
- . -the town's beople preferred that the town hall be eonverted into a Commumty Center or mixed-use faerhty

' Townspeople wanted the rural and historic charactér of the eenter drstnct to not only be preserved, but also

closéd starr is reqlhred to ac 'eve eomohance,. A ﬁte suppressron system ,(spnnklers
ﬂtoughpandreapped toilets Swere Pprovided.on the:first floor in 1979, fixtire

3 reqmrements Tiave incieased since tha tiie and 4 substanitial increase i foflet Hcilities fould also|
: Adetarled eode Teyi would revealotherareas nwdmg a'ttentlon

PR )

‘ ictiral ~remforeement may he required at—the front bay.
eapaeiy for that &

. 120
e Wnth the exeepuon of plumbmg systems “the’ mecham::al systems seem adequatet Further mvesﬁgau I
‘ ; -whrch 1sbey0nd the $copé o this t'eport, would deterrmne the degree of modrﬁeatron to heatmg and
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, OTHER CONSIDERATIONS AFFECTING THE SCOPE OF WORK.
o~ 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 wrth patred starrs 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 appropriafe windows. The chrmney,
however need 1mmedlate attenhon, and should be taken down to the roof and rebmlL

RECOMMENDATIONS o j

: Before design work for the restoratron of the burldmg can pmoeed, the Bmldmg Nwds Commrttee in .
oonjunctlon with the Planning Board and the Board of Health must resolve the queetrons of loeatron, size, -
- capacrty, and probable cost of anew. septrc system The town must also oome to terms with parkmg ’
- concerns and agree ona solunon B _ : : .

. Leﬁ empty and unheated, the butldmg matenals w111 begm to detenorate and is only a oost burden to the
* town. We recommend that the Town consider the steps reqmred to prepare the building for i inferimuse.: . .
.-+~ This would help defray maintenancé costs arid would als serve asa pilot  project for testing potentlal eost e
RS 'beneﬁts of development and levels of mterest in usmg the bmldmg for oommnmtyactmtxes BERRRA

Wlth these challenges resolved the followmg chronology would apply , B o
| ~-‘PROJECTCHRONOLOGY F R A

. 'Al SolrcrtTownapprOval R e e e
2 Ident:fyflmdmgsources 5 S f- e

A © ¢ 3. Identify future téniants and develop income pro-forma statements B T

L 4. Select Desrgn Team (architect; structuml ‘mechanical; septic, and electnml oonsultants) :

.+ 5, Determine realistic Scope of work baséd on probable ptg;ect oosts and subsequent meome B

o 6: CompleteDesrgnDevelOpmentphase ‘of Desxgnwork. A , :
A A Solxcrttown apprpval tb’rthe pro,lect strategy andforfundmg RN

- 7' 8. Completé construction documents; solicit bids, andbegmcbnstrucuon.‘
~’? mplete construction andbegintenant ccipancy rimunit;

. 1 Make modxﬁeauons ot isterimn use of the,buﬂdmg‘ i
“2. Chnnney mpalrs and extenorrestorahon.

T'.' Acknowledgements* Thanks to all the members of the Btuldmg Nwds Commrttee for thelr assrstance hard

- work and dedteanon to'this project and to other miembers of the Town. Government for. their mterest,

" oL . comments, Criticisms and helpful impoit. Special thanlcs to Maryanne Mad.md for: help support, advnse
s andbedandbreakfastdtmngmympstoSterhng S
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e-mail: krosspt@lincoln.midcoast.com

207-882-8162

fax:

phone: 207-882-8155
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SOUTH-EAST ELEVATION

shone: 207-882-8 55 ] :
I SNy 2-8155 fax: 207-882-81062 cmail: krosspr@li i
c-mail: krosspt@lincoln.midcoast.com



WINDOW DETAILS

NORTH ELEVATION
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FIRST FLOOR INTERIOR
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SECOND FLOOR INTERIOR

thw: 207-882-8155 fav: 207-882-8162 c-mail: Lm“p]:-’«’-'lnuuln.l‘nldcnzlst.cum
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