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Introduction
The purpose of this report is twofold


To characterize in detail the existing condition of Pepperell’s Town Hall
building, located at One Main Street;



To provide the basis to establish an appropriate scope of construction
aimed at restoring and stabilizing the structure, providing full handicap
accessibility, and housing Pepperell’s Town Hall operations.

Towards these ends, we have divided the report into three sections:
1. Existing Conditions and Treatment Recommendations Report: organized
by the ten division Uniformat system, which characterizes in text, drawings
and photographs our observations with treatment recommendations;
establishes general design intent, raising questions related to the reuse
and timing of the planned redevelopment, and provides a recommended
scope of work. This section subdivides our treatment recommendations
into work:
•

Clearly required now (Tier 1),

•

Work recommended to stabilize the building in order to preserve its
utility (Tier 2), and

•

Work proposed to remodel and/or expand the building to
accommodate Town of Pepperell government departments (with
the exception of Police, Fire, and DPW garage).

2. Program Analysis and Layout Drawings illustrating two options to achieve
consolidation of government functions and building utility. The program
analysis enumerates existing space utilization by department including
departments located in the modular building. The analysis includes
recommended square feet per department. This analysis determined the
TBA Architects, Inc.
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potential for “fit” within the existing building and the need for expansion.
The drawings present conceptual models of two options explored. The
first is a remodeling within the existing building. The second explores a
proposed expansion that provides for recommended square footage
based on the program analysis and provides an expansion of filing and
storage capabilities. Both options are conceptual only and provide the
basis for determining preliminary estimates to compare and contrast the
two options both for space provided and cost of provision.
3. Preliminary Cost Estimate: itemizing the approximate contract cost of Tiers
1, 2, and 3 scopes of work. Tiers 2 and 3 are given as cost ranges
reflecting the two options explored. Rehab within the building ties to the
high end of Tier 2 and the low end of Tier 3. Building expansion is
associated with the low end of Tier 2 and the high end of Tier 3.
4. Report Appendix: containing existing conditions drawings of the building
and site. TBA has prepared its drawings in CAD format and are available
to the Town on disc.
Acknowledgments:
The information in this report was developed based on direct observations and
measurements made by TBA Architects, interviews with the Town Administrator;
conversations with and memos from some department heads about spatial,
personnel and furniture needs, and a report by Mac Ritchie Engineering Inc. titled
“Pepperell Town Hall HVAC and Electrical Existing Systems Report” released in
June of 2001.

TBA Architects, Inc.

Page 2

Pepperell Town Hall Conditions Study

DRAFT

November 15, 2007

Summary of Findings
The Pepperell Town Hall is an iconic building that reinforces the
uniqueness and character of the Town of Pepperell. The One Main Street
address places it squarely at the center of the Town’s historic and continuing
place of government. The building is a beautiful example of the vernacular
“Carpenter Gothic” style with “Italianate” features. Entering the building
reinforces the sense of continuous democratic government provided by the
citizens of Pepperell.
The purpose of this study is to determine the suitability of the Town Hall to
carry forward its mission of providing Pepperell’s center of government. This
report details the positive finding that the Building is suitable for housing
government activity with the exception of Police, Fire and DPW functions. The
structure is basically sound and capable of remodeling to accommodate modern
demands of government functioning. The old meeting hall can be revitalized as
a large meeting room and departmental offices. All other Town departments can
be accommodated within the existing building although at a cost to future
needs. Remodeling within the existing building would entail major disruptions to
functioning but is possible to stage.
The report also examines a modest expansion at the back of the building.
The proposed addition would house all required improvements to achieve full
accessibility under the Massachusetts Barriers Board regulations including new
accessible restrooms, elevator, entries and stairs. New small meeting rooms or
offices can also be included. The advantages of the expansion are: (1) continued
use of the building with limited disruption to functions; (2) efficient installation of
equipment and plumbing; and (3) reduced risk of contingency expenses due to
latent conditions.

TBA Architects, Inc.
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The existing building has many deficiencies that require work in order to achieve
a modern, functioning Town Hall, fully code compliant, stabilized, and accessible
to all of the residents of the Town. The primary problems of the building
concern:
1. Lack of adequate fire alarm and emergency lighting and existing systems.
2. Failure of exterior paint, flashing, and window systems.
3. Antiquated and inefficient energy systems.
4. Lack of code compliant access: The existing ramps are not within the
specifications required by Massachusetts Barriers Board regulations.
We have prepared estimates of the costs of each option and recommended
project budgets for all work associated with each option. These budgets include
the costs of construction, design (architecture and engineering) and also provide
a prudent contingency for latent conditions, testing and general contract
administration. The budgets do not include the costs of project management or
FF&E (furniture, fixtures and equipment). They are not inflated and are
calculated in 2007 dollars. Final budgets for each item will therefore depend on
the timing of construction bids.
Estimated Costs for Design and Construction
Tier 1

Tier 2

$82,250

Tier 3

Low

High

Low

High

$209,750

$265,750

$1,221,750

$1,874,500

Recommended Budgets
Option 1: Internal Rehab

$1,570,000

Option 2: Addition

$2,166,500

TBA Architects, Inc.
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Existing Conditions and Treatment Recommendations
What follows reflects observations of the condition of the structure, organized in the ten
section Uniformat system, per Commonwealth standards. Each subdivision of work in
the Uniformat system includes recommended treatment of deficiencies or proposed
renovations. The ambition for the renovation work is threefold

:


To improve and replace systems in order to assure public safety and
address code compliance issues including barrier free access.



To continue the restoration of the Town Hall’s character and historically
significant features as well as improving energy efficiency.



To stabilize the building for an eventual future renovation and expansion
of use.

We have therefore developed a three tiered scope of work that results in a
complete stabilization of the building’s envelope, repairing or rebuilding its life
safety and energy systems, plans for a proposed expansion and/or remodeling,
and provides for code compliant access to the building.
Recommended Scopes of Work
Tier 1 - Work Clearly Required
Tier 2 - Work to stabilize and preserve the building

Tier 3 – Work to expand and utilize the whole building

TBA Architects, Inc.
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A SUBSTRUCTURE
A10 Foundations
The building shows some minor signs of settlement indicating sound
footings. Laser measurements at the second floor show a total variation
from level of less than 1 ½” measured on the diagonal of the second floor
auditorium. The stone/masonry
foundation wall requires some
repointing at exposed exterior
locations.
Recommended Treatment:
Tier 2 Repoint the foundation at interior
exposed areas like the boiler room and
exterior exposed granite locations.
Tier 2 Repoint all foundation areas
exposed in renovation of ground level rooms.
A20 Substructure
The slab at the ground level is in fair/poor condition where observable.
Cracks in the slab make the floor open to leaks of gas and or water coming
up by hydraulic pressure at periods of high ground water levels and heavy
rains mostly occurring in the spring. This tendency brings back the smells
of the previous occupants of the level – horses in stables.
Recommended Treatment:
Tier 1 - Test for radon gas.
Tier 3 – Install radon gas mitigation system if required, repair broken slab
sections, fill cracks and seal slab prior to installation of new flooring.

TBA Architects, Inc.
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B. SHELL
B10 Superstructure
The building is classified as type 5B unprotected combustible frame with
wood exterior walls, wood floor and roof structures.
B1010 Floor Construction; Wood beam and joist system in good
condition. Sagging is well within the capacity of the members and does
not materially interfere with intended uses.
B1020 Roof Construction: Roof: Roof structure appears sound with the
possible exception of cupola framing. The system comprises heavy timber
trusses supporting the main ridge and purlins
that support intermediate roof rafters and
ceiling joists. 2x7 inch (actual dimension)
rafters at 2’0” on center have a maximum span
of 9’0”. The rafters do not support the ceiling
of the main hall which are on a separate
ceiling joist system attached to the bottom
chord of the truss system.
Water stains from early roof leaks and condensation are evident
throughout the structure but has not caused significant deterioration of
any members observed. Further investigation revealed that the cupola
settlement problem has been stabilized by engineered reinforcement
added to the original truss framing system.
Recommended Treatment:
Tier 3 – Restore cupula framing to achieve plumb.
B20 Exterior Closure
B2010 Exterior Walls:

TBA Architects, Inc.
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The facades are common flemish bond brick and cut granite at the
ground level. Brick is a water struck red type fairly common in the area;
mortar appears to be similar to Type M. The brick portions are not original
to the building and are devoid of ornament and detail of the period of the
building. The exterior brick bearing walls are in good condition with minor
areas of mortar failure and mortar erosion and require some repointing
and repair at this time. There is limited evidence of shear failure. The
ashlar block and cut granite walls of the ground level are a combination of
loose laid without mortar and mortared joints. Their condition is generally
good but will require systematic repointing/pointing work in order to
prevent dislocation. The granite sills and exposed granite base course
/footing courses are in good condition with only minor signs of
settlement.
Chimney: The chimney structure at the west façade is structurally
sound but will require repointing in the near future.
Wood walls of the first and second floors are in fair to good
condition. Water infiltration at caulking
failures is starting to degrade certain
areas. No structural failures are evident.
Lines of walls appear to be true with little
settlement or out of plumb conditions
apparent. The only exception is the
cupola which has a noticeable pitch from
plumb. Inspection of the underpinnings
revealed an engineered structural augmentation. The structural work has
stabilized the condition and further movement has been halted according
to the Town Engineer.
Insulation: Wall insulation was installed during 1993 renovation
work, insulation was not observed.

TBA Architects, Inc.
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Door and Window Openings: Window and door heads and sills
are constructed of wood with the exception of windows at the rear
ground level which have granite sills. Wood heads are in fair to good
condition maintaining a level and planar condition within the wall
structure. All heads are horizontal with the exception of the arched
opening at the front façade. The lack of proper flashing at the window
heads has allowed water infiltration.
Treatment Recommendations:
Tier 2:
1. Repoint exterior brick and granite at exposed locations with
deteriorated mortar or no mortar. Mortar to match existing for color
and hardness.
2. Remove existing caulking and recaulk all exterior joints with the
exception of joints above flashing.
3. Flash all exposed wood horizontal surfaces above windows, doors,
columns, and water table. Recommended material is zinc coated
copper.
Tier 3 – Repoint the chimney from base to cap and recap chimney.
B2020 Exterior Windows: The windows
at the basement level are not original
and are in good condition. Windows at
the first and second floor are original
wood and are in fair to poor condition.
These windows require rebuilding,
reglazing, and repainting. Window at
the fire escape door has been
compromised by the insertion of an exit
door. Window should be rebuilt to
match existing second floor windows when the emergency exit is

TBA Architects, Inc.
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removed. Any other window replacements if required should be wood
double hung replicas of the original.
Treatment Recommendation:
Tier 2 – Repair and reglaze windows with the exception of windows on
the rear façade (depending on chosen solution to provide barrier free
access). Install storm windows which will improve energy efficiency and
protect the historic windows.
Tier 3 – Replace window at existing fire escape door using salvaged
window from rear façade or new replica window (depending on chosen
solution to provide barrier free access).
B2030 Exterior Doors: Doors: Doors
are in poor condition. Ground level
doors are replacement doors of no
historic value. Front entry doors are
original and in fair condition. Doors
require rebuilding and refinishing. Exit
door to the fire escape on the second
floor is not original. Door should be
eliminated at time of building new
second egress from the upper level. All
non-historic doors need replacement with historically appropriate
replacement doors. Where egress conditions require relocation or larger
doors the doors should be of authentic style and material.
Treatment Recommendation:
Tier 2 – Rebuild and refinish main entry doors.
Tier 3 – Remove door at fire escape and restore original window. Remove
doors at rear façade (depending on chosen solution to provide barrier free
access).

TBA Architects, Inc.

Page 10

Pepperell Town Hall Conditions Study

DRAFT

November 15, 2007

B2030 Roofing: The main roof is in good condition with recently installed
asphalt tab shingle. The flat roof section of the belfry is in poor condition,
the old single ply membrane has numerous patches, minor leaks are
evident, replacement is required at this time.
Treatment Recommendation:
Tier 1 - Reroof cupola floor with fully adhered scrim reinforced rubber roof
of 60 mil minimum thickness.
Flashing: Flashing conditions at head of windows, doors, and at column
capitals is poor. The flashing provides insufficient coverage of the wood
beneath to prevent moisture intrusion. Above the windows on the
pitched portions of the molding water is forced under the flashing and has
accelerated deterioration of the trim.
Treatment Recommendation:
Tier 2 –
1. Reflash all door and window openings as well as the tops of all pilaster
column heads and at the water table. Flashing should fully cover
exposed wood and provide a drip edge. Recommended lashing
material is zinc coated copper.
2. .Front entry roof: Flat roof – EPDM rubber in good condition.
Insulation: Non present in roof or ceiling of main roof.
Treatment Recommendation:
Tier 2 – Insulate and ventilate attic space above main hall to R-39 level.
Gutters and Downspouts – The existing system is composed of aluminum
in good condition. System is not original to the building.
Paint and Caulk - Paint system is in failure.
Numerous areas exhibit flaking, peeling and
/or alligatoring of the surface. Scraping,
priming with oil base primer and two coats of

TBA Architects, Inc.
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semi-gloss paint for the body and gloss paint for the trim will preserve the
clapboard and trim system. Failure to repaint at this time exposes the
wood fabric of the shell to rapid deterioration. Loss of the historic fabric
would result in extremely high costs of replication or repair of failed
members.
Treatment Recommendation:
Tier 2 – Scrape, and remove all loose and flaking paint. Use epoxy
consolidant to repair splits, rot and other defects in wood fabric of the
building. Repaint with oil base primer and two coats of lifetime
guaranteed latex/acrylic overcoat paint. Retain historically certified color
scheme.
Stairs: The front entry stair constructed of granite slabs and steps has
settled but stones are undamaged and
suitable for reconstruction. The side stairs
connecting the front to the lower parking
areas show significant settlement and
require resetting. Underlying cause of
settlement is unclear, if caused by lack of
suitable footings then a complete rebuild of
the stairs is necessary.
Treatment Recommendation:
Tier 2 - The stairs and structure must be removed, refounded, stairs reset,
and totally rebuilt.
Doors: Doors are in poor condition. Ground level doors are replacement
doors of no historic value. Front entry doors are original in fair condition.
Doors require rebuilding and refinishing. Exit door to the fire escape on
the second floor is not original. Door should be eliminated at time of
building new second egress from the upper level. All non-historic doors
need replacement with historically appropriate replacement doors. Where

TBA Architects, Inc.
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egress conditions require relocation or larger doors the doors should be of
authentic style and material.
Treatment Recommendation:
Tier 2: - Rebuild existing panel doors, remove panels, repair splits and reset
in refurbished frame.

TBA Architects, Inc.
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C INTERIORS
C 10 Interior Construction
A survey of the interior conditions revealed systems ranging from good
conditions at the main floor, to fair conditions at the ground floor level to
poor conditions at the second floor.
C1010 Partitions: Interior partitions
are plaster and range from the failed
(lath exposed) to fair to good
condition. Areas of deterioration due
to moisture and roof leakage are
present and will require replastering at
the second floor level. The main floor
service area has been well maintained and is generally good condition.
Newer partitioning systems at open office are in good condition.
Columns: Ornamented cast iron columns are in good condition and
appear to be structurally sound.
Treatment Recommendation:
Tier 3 – Repair and patch plaster sections to be retained. Scope of work
depends on chosen solution to provide barrier free
access).
C1020 Doors: Wood interior doors are in poor to
good condition with hardware in fair condition.
Doors are workable but will require refinishing and
new hardware for accessibility. Metal clad door at
boiler should be replaced with a rated metal door.
Tier 3: - Rebuild existing panel doors, remove
panels, repair splits and reset in refurbished frame.

TBA Architects, Inc.
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C1020 Fittings: Toilet partitions and bathroom accessories are in good
condition.
Treatment Recommendation:
Tier 3 – All restrooms to be rebuilt with new partitions and bath
accessories meeting ADA and barrier free requirements
C 20 Stairs:
C2010: Stair construction; Main stair from entry level to second floor
meeting room are a grand example of a staircase built for comfort and
enabling the chance meeting on well proportioned landings. Stairs allow
large groups to access and exit the large meeting hall without crowding.
Stairs are wooden carriages with newel post design. Stairs are in good
condition. Treads and risers are of code compliant dimension, nosings and
railings do not meet accessibility requirements.
Secondary stairs from staff break room to balcony are not code compliant
for rise or run. Stair is in good condition but is not code compliant for
second egress from balcony. Stair from ground level to first floor is not
code compliant
C2020 Stair Finishes: First to second level stairs
are worn and in need of refinishing. Access to
the balcony level is quite worn and in need of
complete refinishing.
Stair finishes from ground to first and
break room to balcony, are in fair condition.
Treatment Recommendation:
Tier 3 –
1. Refinish existing stair case to second floor level at a minimum. Reset
wall handrails to code compliant elevation.

TBA Architects, Inc.
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2. Build new code complaint accessible stairwell serving ground, first and
second levels.
C30 Interior Finishes:
C3010 Wall finishes: Paint finishes are in fair to poor condition. First floor
main service room is in good
condition. Second floor has failing
paint at most locations. The Trompe
l’oeil paint work remains primarily in
the stage area. The work should be
fully documented and sections
preserved if possible for possible
future restoration. Paint systems at
ground level are fair to good
depending on location. Wood paneling at clerk’s office, DPW office, and
town engineer’s office is in good condition. The paneling is not original
wall finish.
Treatment Recommendation:
Tier 3 –Paint repaired plaster walls and new partition walls at ground level,
first level entry and second level. Retain trompe l’oeil wall and ceiling
treatment at old stage area. Repair and patch wall as necessary. Any
treatment considered over the surfaces should be easily removed in order
to allow future restoration of the remaining paint work.
C3020 Floor Finishes:
Carpeting: on main floor is in good condition with an estimated five
years of remaining service life. Carpeting on the ground level is in good
condition with some staining with five years of remaining service life.

TBA Architects, Inc.
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Wood flooring ranges in quality from fair to good. Refinished areas
on the first level are in good condition. Second floor is in poor to fair
condition at the break room and engineer’s office and in fair to good
condition at the main hall.
VCT is present in small areas at stair landings only; more may be
present under carpeting (not observed).
Treatment Recommendation:
Tier 3 – Remove linoleum and VCT flooring at entry
lobby. Rebuild and refinish existing wood floors at first
level entry and entire second level.
C3030 Ceiling Finishes: Plaster ceilings are in
good/fair/poor with significant areas requiring
replacement.
Ceilings at main service area are in the best
condition and appear well maintained. New ceilings
are installed at soffits.
Plaster ceilings at the second floor are in failure with much
exposed lath. Ceilings require extensive remedial work to restore
appearance including new furring and lathe. A two coat veneer system is
recommended except at areas of trompe l’oeil painting if it is to be
restored. Plaster repair would be the recommended course at all areas to
be restored to original, historic condition.
Dropped ceilings at several locations at the ground level are in poor
condition. Ceiling height in the meeting rooms is quite low (at code
minimum of 7’6”.
Treatment Recommendation:
Tier 3 – Repair all failed plaster ceilings at second level. Replace failed
suspended ceiling systems at basement level.

TBA Architects, Inc.
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D SERVICES
D10 Conveying
D1010 Elevators and Lifts: The garaventa stair lift from the first floor to the second
floor is in working conditions. Demand for its use is limited by the inaccessibility
of the first floor itself. Full access is recommended by means of a new elevator in
order to connect all floors of the facility internally.
Treatment Recommendation:
Tier 3 – Remove chair rail system at main stair. Install new hydraulic
elevator of sufficient size to handle medical emergencies (3000 lb capacity
depending on door configuration. Location of elevator depends on scope
of work determined for full access (addition or internal).

D20 Plumbing
D2010 Plumbing Fixtures; Town Hall presently has four restrooms with 4 water
closets, 4 lavatories and one urinal. Plumbing Code requires 5 water closets and
3 lavatories for women and 4 water closets (1 urinal allowed for 1 water closet)
and 3 lavatories for men. The existing fixtures are not in compliance with the
Americans with disabilities Act (ADA) or the Massachusetts Barriers Board
regulations.
Service sink at boiler room is serviceable, code compliance requires a
service sink on every floor for this occupancy.
Treatment Recommendation:
Tier 3 – All restrooms to be rebuilt with code mandated number and type
of fixtures. Location of restrooms at first level satisfies ADA requirements
for location. Maintenance of restrooms at the ground level will necessitate
the installation of new restrooms at the second level to meet ADA location
requirements.

TBA Architects, Inc.
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D2020: Water Distribution: Water distribution is in good condition with copper
piping throughout. An electric 40-gallon water heater provides hot water.
Treatment Recommendation:
Tier 3 – As part of restroom rebuilding the water distribution system
should be upgraded to eliminate old failing gate valves with new ball
valves. Replace existing electric water heater with gas fired water heater
of larger capacity (100 gallon).
D2030 Sanitary Waste: Cast iron system in good condition with some exceptions
at risers.
Treatment Recommendation:
Tier 3 – As part of restroom rebuilding the sanitary waste system should be
upgraded to eliminate weakened sections and fittings. Elimination of the
ground level restrooms will eliminate the clogging problem that now
exists.
D30 Heating Ventilating and Air Conditioning (HVAC)
D3010
D3020: Heat Generating System: Oil fired cast iron sectional
boiler provides heat through circulated hot water. The boiler
is in good condition and has 5 to 10 years of useful life left.
The efficiency of this boiler type is in the mid 70% range.
Modern modular gas boilers would increase boiler efficiency
to as high 95%. Capacity of the existing boiler is sufficient for
present use but is not sufficient for expanded use of the
second floor or any addition to the building.
Treatment Recommendation:
Tier 3 – Replace existing oil fired boiler with new high efficiency modular
gas boilers.
D3030: Cooling Generating Systems: There are three air conditioning systems for
the building. The computer room is cooled with a dedicated split system in good

TBA Architects, Inc.
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condition. The main office area on the first floor is conditioned with a 10 ton
cooling unit also in good condition. The ground level conference rooms and file
room are served by a 3-ton air conditioning unit with no outside air for
ventilation. The unit is inadequate to supply correctly conditioned air with code
required ventilation. The air-handling unit is in fair condition. Other areas are
spot cooled with window air conditioners. The main hall does not have air
conditioning equipment.
Treatment Recommendation:
Tier 2 – Provide fresh air input to ground level rooms.
Tier 3 – Install new ducted air conditioning through split systems with
adequate fresh air supply at ground and second levels.
D3040: Distribution Systems: Heat is delivered
through circulated water heated by the central
boiler. The distribution system depends upon
an accreted series of circulators and zone
valves. The vales are not in good condition,
some have failed. Circulators are operational
and have service life remaining. Heat is
delivered via radiators and baseboard radiation. Perimeter heating of the first
floor open office works well. Single glazed windows will always create “drafts”
due to cold air sinking off the windows and creating a flow of cold air. Radiators
at other areas create spot heating by radiating to surrounding surfaces. The side
of a person facing the radiator will receive radiation and feel warm while the side
away from the radiator will feel colder. The warming of inside surfaces is
necessary to achieve a comfort level with radiators. The general cycle results in
late heating of surfaces in the morning raising complaints of being cold with a
switch over in the afternoon to feeling overheated once the building surfaces are
heated. Cabinet heaters that are in various stages of operation and condition
heat the main hall.

TBA Architects, Inc.
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Treatment Recommendation:
Tier 3 – Install perimeter base board heating at all levels. Retain and
refurbish historic radiators at entry lobby.
Cooling distribution is delivered through ducted systems for the ground
and first floor levels. The computer room is directly cooled by the ceiling
mounted unit.
Treatment Recommendation:
Tier 2 – Provide fresh air input to ground level rooms.
Tier 3 – Install new ducted systems to supply all ground level, first level
front offices, and entire second level.
D3060 Controls and Instrumentation: Thermostats control cooling units
individually. Heating thermostats control individual zone valves for the heating
(10 zones). The controls are not linked such that heating and cooling can both
be called depending on settings.
Treatment Recommendation:
Tier 3 – Provide energy management system to control all heating,
cooling, and ventilating systems.
D40 Fire Protection:
D4010 Sprinklers: Building is not sprinklered.
Treatment Recommendation:
Tier 3 – Install new wet sprinkler system as required by National Fire
Protection Association (NFPA) for entire building with dry system in attic
space above second floor.
.
D4020 Standpipes: The building does not have standpipes.
Treatment Recommendation:

TBA Architects, Inc.
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Tier 3 – Provide standpipes as required by NFPA
D50 Electrical
D5010 Electrical Service and Distribution: The building is served by a 400 Amp
three phase service in good condition. The main service panel directly feeds
large loads for the air conditioning systems and feeds distribution panels.
Distribution panels are circuit breaker panels in good condition. Main
distribution panel should be in an electrical room not in a corridor open to the
public.
Treatment Recommendation:
Tier 3 – Install new electrical room at existing panel location incorporating
distribution panels, lighting panels and communications boards.
D5020 Lighting and Branch Wiring: Branch wiring is composed of from knob
and tube to conduit housed wiring and every system in between. Circuiting has
accreted over time to meet new demands as they arise. The resultant electrical
distribution is hard to map and very inefficient. Older distribution dates back
some 80 years and represents a hazard. Certain offices and rooms are
underserved with a resultant overload of existing circuitry. Other circuits are
mostly abandoned and represent both an imbalance and inefficiency in the
overall system.
Lighting also varies from very early incandescent sconce systems on the
second floor to modern fluorescent and high intensity discharge lighting. The
older the existing system the worse is the condition of the lighting fixtures.
Treatment Recommendation:
Tier 3 – Install new energy efficient lighting to service all areas of the
building. Refurbish and reuse historic light fixtures where possible.
Sconces for instance can be rewired and reused.

TBA Architects, Inc.
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Emergency lighting system is a battery
recharge single or two-head type. Locations are
critical but all locations are not covered by the
existing system. Hard-wired recharge system is
required. Exit signage is present but also lacks full
coverage and locations and visibility can be
improved. Many exit signs are no longer code
compliant.
Treatment Recommendation:
Tier 1 –
1. Install new hardwired battery backup exit signs at all required locations
including directional signs.
2. Install new hardwired rechargeable emergency lights to achieve full
coverage of all exitways and assembly areas.
3. Make systems expandable to meet code requirements for tier three
remodeling and/or expansion
D5030: Communications and Security: The telephone system wiring runs in the
ceilings and walls to all office locations. Data Wiring is primarily Cat 5 wiring from
the computer room run above the dropped ceilings in the basement and up to
stations on the first floor and one office at the second level.
Treatment Recommendation:
Tier 3 – Provide new phone and data distribution systems hardwired into
all locations that are to be used for offices or meetings.
Fire Alarm system is an obsolete 4 zone monitored
system. The system is deficient in the placement, type,
and number of visual and audible alarms. Smoke
detectors are required at many locations and existing rate
of rise heat detectors are inappropriate in finished areas.
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Treatment Recommendation:
Tier 1 – Provide code compliant multizone addressable fire alarm system.
System shall include audible and visual components at all habitable
locations. System shall include smoke detectors at all code required
locations and raqte of rise detectors only inspecific locations that may
cause false smoke detection. System shall be designed to be expandable to
meet remodeling and/or expansion plans for Tier 3. .
END of Existing Conditions and Treatment Recommendations Section
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PROGRAM & LAYOUT DRAWINGS

Program analysis
The following is our analysis of the existing building program and a study of the
potential reuse and reconfiguration of the Town Hall to accommodate all town
department and public functions. TBA reviewed each department’s current space and
staff numbers and developed a basic program sheet and potential reconfiguration
sketches.
Currently the ground floor is used as meeting space for selectmen and planning
as well as offices for Town Administrator, Accountant, MIS departments. The first floor is
the primary public transaction level with the Clerk, Assessors, Planning, Building,
conservation and public works departments. This level presents a welcoming face to the
public, but a cramped work environment for all departments. The second floor is vastly
underutilized as the large meeting area is for storage only and the remainder is the
Town Engineer and break space. The Town is using a small modular building as office
space for the Public Health, Town Nurse and Veteran’s Affairs departments.
As shown in the following drawings, it is possible to accommodate all of these
departments in the existing Town Hall building envelope with the installation of a new
elevator and egress stair. Work would primarily consist of reconfiguring the second floor
to include an accessible meeting hall for approximately 100 people and private office
space. Accessible bathrooms can be located on the first floor to serve the entire building.
The ground floor would be primarily central filing with some office space along the
exposed exterior walls.
This would allow all departments and public functions to be in the same building,
sharing the same core facilities with new and rehabbed systems, but would not allow
much expansion space for each department. Space needs would not be fully met.
Accessibility would be met with a system of exterior ramps.
Alternately, if a service addition were built at the rear of the building, which
included an elevator, egress stair, mechanical room and restrooms for the entire building
along with accessible entries, the entire existing building would become functional once
again. A large meeting space could be on the second level with private offices
surrounding it, preserving the volume of space. Relocating the departments between the
first and second floors would allow space for growth. The first floor would be retained as
the public service area. The basement would be utilized primarily for central storage,
thereby freeing up even more space in the departments. Some offices and secondary
meeting rooms can be located along the exposed perimeter.
This would allow departments to decompress and allow for future growth. The
addition can be constructed with minimal intrusion on the operation of the existing
building and then phased reconfiguration and remodeling of departments.
The following plans illustrate these proposals in sketch form. They are not
intended as the only solution, but to demonstrate the ability to accomplish the Town’s
needs in different ways.

Department
Accountant
Administrative Assistant
Assessors
Board of Health
Building Department
Conservation Commission
Dept. of Public Works
M.I.S.
Planning Commission
Public Health Nurse
Town Administrator
Town Clerk
Town Engineer
Treasurer
Veteran's Agent
Total
Meeting Spaces
Meeting 1 - Selectmen
Meeting 2
Meeting 3

363
361
282
240
607
250
211
173
291
227
342
491
308
553
65
4765

3
1
3
2
3
1
1
1
1
1
1
2
1
3
1
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Notes

450
360
620
300
800
700
300
200
700
270
350
720 vault
400
720 vault
150
7040

Total

525
241
292
1057

Total

264
181
340
249
315
1349

300
200
340
500
440
1340

1300

Total

0
198
670
2152
852
3871

Total Net Sq.Ft.
Grossing factor 37%

11357
4208

12020
4453

Total Building Gross Sq.Ft.

15564

16473 Existing includes modular bldg.

Staff Services
Mail
Copy
Break Room
Bathrooms
Mechanical/Electrical

Storage
Central Filing/Storage
Vault
Modular Storage
Large Meeting Hall
Stage

X

Layout Space

Active Files

Existing SF # of Staff
25

Svc. Counter

Space Name

Private Office

Program Area Analysis

1200 large conference table, chairs for 50
350 conference table for ten
350 conference table for ten
1900

partially used for storage
unused
partially used for storage
unused
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PRELIMINARY ESTIMATE

Pepperell Town Hall Preliminary Cost Estimate
Date 11/21/2007
Costs are not projected for inflation and are based on the year 2007
Project: Pepperell Town Hall Expansion and Renovation
Assembly Type

Assembly Description

Budget
Tier 1

Priority
Tier 2 Low
Tier 2 High
Range
Range

A SUBSTRUCTURE
A10 Foundations
A20 Substructure

2875

2875

B. SHELL
B10 Superstructure
B1010 Floor Construction
B1020 Roof Construction
B20 Exterior Closure
B2010 Exterior Walls:
B2020 Exterior Windows
B2030 Exterior Doors
B30 Roofing

Tier 3 High
Range
26235
5750
5750

64192
45000

45000

92660
90000
26250
6000
2200

C INTERIORS
C 10 Interior Construction
C1010Partitions
C1020 Doors
C1020 Fittings
C 20 Stairs
C2010 Stair construction
C2020 Stair Finishes

TBA Architects Inc.

Tier 3 Low
Range

DRAFT NOVEMBER 21, 2007

112500
32813
7500
5700

5300
800

36150
4500
9489

47586
13200
7400

126710
47586
13200
7400

34104
6644

34104
6644
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Project: Pepperell Town Hall Expansion and Renovation
Assembly Type

Assembly Description

Budget
Tier 1

Priority
Tier 2 Low
Tier 2 High
Range
Range

C30 Interior Finishes
C3010 Wall finishes
C3020 Floor Finishes
C3030 Ceiling Finishes

Tier 3 Low
Range

Tier 3 High
Range

17243
30923
19280

17243
30923
19280

101000

101000

D20 Plumbing
D2010 Plumbing Fixtures

20175

24527

D30 HVAC
D3020 Heat Generating System
D3030 Cooling Generating Systems
D3040 Distribution Systems
D3050 Controls

25664
47328
94993
20000

D SERVICES
D10 Conveying
D1010 Elevators and Lifts

80938

D40 Fire Protection
D4010 Sprinklers
D4020 Standpipes

TBA Architects Inc.

25664
47328
94993
20000

3907
102892
13363

DRAFT NOVEMBER 21, 2007

102892
13363
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Project: Pepperell Town Hall Expansion and Renovation
Assembly Type

Assembly Description

Budget
Tier 1

D50 Electrical
D5010 Electrical Service and Distribution
D5020 Lighting and Branch Wiring
D50230 Communications and Security

Tier 2 Low
Range

Priority
Tier 2 High
Range

Tier 3 Low
Range
12000
71882

56791

Tier 3 High
Range

3000

14589
87389
5000

SUBTOTAL CONSTRUCTION

$56,791

$127,325

$161,388

$745,526

$1,182,419

Z10 SOFT COSTS
Z1010 Contractor's Overhead
Z1020 Contractor's Profit
Estimated Chapter 149 Bid

$5,679
$6,247
$68,717

$12,733
$14,006
$154,063

$16,139
$17,753
$195,279

$74,553
$82,008
$902,086

$118,242
$130,066
$1,430,727

$8,519
$3,436

$38,198
$17,409

$48,416
$22,067

$223,658
$87,502
$5,000
$3,500

$295,605
$138,780
$5,000
$4,500

$209,670

$265,762

$1,221,746

$1,874,612

Z1030 Contingency
Z1040 Design
Z1050 Survey
Z1060 Testing

PROJECT COST

$1,500

$82,171

Recommended Budget Option 1 No Addition (Tier 1 +Tier 2 High + Tier 3 Low)
Recommended Budget Option2 Addition (Tier 1 +Tier 2 Low + Tier 3 High)

TBA Architects Inc.
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$1,569,679
$2,166,453
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