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LARRABEE ELEMENTARY SCHOOL

Introduction

This report analyzes existing conditions and makes recommendations for potential reuse of the decommissioned Larrabee Elementary School located on College Highway in Southampton, Massachusetts. Architects from Caolo and Bieniek Assoc. Inc and Engineers from R.W. Hall Consulting Engineers have conducted an investigation of the site, the building envelope, the interior layout and the building infrastructure. The Berkshire Design Group has provided Civil Engineering services to evaluate site septic system requirements and ATC Assoc. Inc. has done testing of building materials to identify hazardous materials. 

The Town of Southampton working with the Pioneer Valley Planning Commission and marketing consultants, Petrone Beckley Consulting has developed a marketing study to identify redevelopment options for the former Larrabee School. Using that study as a guide, Caolo and Bieniek Associates has developed architectural plans and cost estimates to assist the town in the effort to pursue a project for reuse of the school property. 

The following study describes the major items of work with associated costs that would be required for the conversion of the building to office or other commercial use.  Further detailed investigation of the site and structure would be required to provide more accurate costs associated with build-out requirements for specific uses.

Applicable codes guiding the review of the building and site include:

· The Massachusetts State Building Code-

780 CMR (Sixth Edition) 2/28/97

· Architectural Access Board

521 CMR-2/1/02

· Massachusetts State Health Code

105 CMR

· Massachusetts State Plumbing Code

248 CMR – 8/9/96

· Massachusetts Fire Prevention Regulations

527 CMR – 3/1/96

· Life Safety Code – Sixth Edition – 1994
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Caolo & Bieniek Associates, Architecture, Planning & Interior Design

Curtis Edgin, AIA  NCARB
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· Approximate Building Area – 15,183 GSF (First Floor:  9,265+ GSF; Second Floor:  2,630+ GSF:  Basement, 3,288+ GSF)

· No. of Floors – Two floors with full Basement and Attic

· Year of Original Construction –1952 with one story addition in 1954.

· Site Acres – Approximately 6.5 + acres 

· No. of Classrooms –Eight at approx. 775 s.f. each.

· Support Spaces – Administration Offices, Cafeteria, Toilets and Boiler Room.

· Structure – Masonry bearing wall and wood construction. Lally columns in basement.

· Construction Type – Assume 3B (noncombustible/combustible unprotected)

· Exterior Walls – Brick bearing walls with uninsulated plaster interior finish. 

· Roof –Asphalt shingles on wood sheathing.

· Windows – Single glazed wood.

· Interior Walls – Wood studs with plaster finish.

· Flooring – Resilient tile. (Locations of asbestos tile noted in haz. mat. report.

· Ceilings – Plaster and suspended acoustic tile. 

· Elevator – None

· Heating – Oil and gas fired steam: 1 pipe system in 1952 building and 2 pipe in 1954 addition.

· Ventilation –Unit Ventilators.

· Plumbing – Town Water.  Off-site storm system.  On-site sanitary system.

· Sprinklers – No

· Electrical – 400 amp 120/240V, single phase.  WMECO Overhead service

· Fire Alarm – Four zone ESL 1500 Series. Not to Code.

· Lighting – Fluorescent fixtures.

· Emergency Lighting – Battery pack units. Not to Code

· Egress Lighting – Some. Not to Code.

· Security System – No

Existing School Space Utilization:

· Site:
The site is approximately 6.5 acres at the town center of Southampton on Route 10 (College Highway). A portion of the site is occupied by the town fire station and the Southampton Town Hall is just down the street. A Property Survey of the site has not been done but the area behind the fire station is presumed to be designated parkland. The neighborhoods surrounding the school are primarily residential. 

The site has vehicular access from both College Highway and Maple Street. The existing bituminous paving is in fair condition and provides unmarked parking for about twenty cars. Two catch basins provide for storm drainage. The site grade slopes gradually uphill along Maple Street from a low point at the entry drive off College Highway. The front entrance of the school faces College Highway and provides stair access to the First Floor which is approximately 4’-0” above grade. At the rear (west end) of the 1954 addition, the exit is at grade. 

The school is serviced by town water, an off-site storm system and an on-site septic system. Two underground oil storage tanks were removed by the town in 2001.

· General:
The original school, built in 1952, is a two story building with full basement and attic. A one story classroom wing was added in 1954. The structure is assumed to be 3B Construction (noncombustible/combustible unprotected). Height and Area limitations for this Construction Type are 3 stories and 14,400 s.f. for Business Use and 2 stories, 9,600 s.f. for Mercantile (Retail) Use. Installation of a code required sprinkler system would allow an increase in height by one story and a doubling of the allowable square footage which will make the building compliant with the height and area limitation requirements of the Building Code.

The basement, which includes the school’s kitchen, cafeteria and mechanical room has a concrete slab floor on grade. The cafeteria space currently serves as the Town Senior Center. The ceiling is an exposed painted concrete structure with exposed piping at approximately 8’-0” above the floor. High basement windows provide some natural light and single fixture toilet room has been retrofitted for handicapped accessibility. Access to the basement level is via an exterior ramped areaway and an interior ramp.

The first floor includes six former classroom spaces, averaging about 775 square feet each, three small administrative offices and two multi-fixture toilet rooms. The second floor has two classrooms and stair access to attic storage areas. The attics are semi-finished rooms which would be difficult to develop into anything other than storage space. They are a few feet above the level of the second floor tucked into the gable ends of the building. There is currently no elevator in the building.

At the first floor the rooms are arranged off a single loaded corridor running from the above grade entry at the three story 1952 building to the grade exit at the rear of the one story 1954 addition. At the second floor the two classrooms are located off a small hallway at the top of the stair. In the original building many of the existing interior walls are structural and would be expensive to reconfigure. The classroom dividing walls in the 1954 construction are orientated in the direction of the roof framing and are very likely to be non-bearing partitions and thus easier to rearrange. However, removing walls anywhere can be problematic depending upon how the overall seismic stability of the building is effected.

Another structural issue which would require further review would be the floor load capacity.  The existing construction in the original building is probably adequate for a business or office use but other uses that may require heavier concentrated loads would need to be located in the 1954 addition where the floors are slabs on grade. 

Vertical expansion of the existing building is not a practical option.  The structural support of any upper floor additions on the existing building would trigger the requirement for seismic upgrading of the entire structure.  The extensive interior modifications required would compromise the layout and add significant cost to the project.  The building could be expanded with additions at grade, however, if the open space behind the Fire Department is unavailable then the area for development is fairly limited.  Expanding the building footprint would increase the parking requirement while at the same time reducing the area available for parking.  At one space per 300 square feet of development the existing building would require approximately 50 parking spaces or about 13,000 square feet of paved area.  The proposed site plan Scheme B illustrates the scale of a 50 car parking lot on the parcel.

If the land behind the Fire Department is available for development, expanded parking for a building addition could be accommodated.  A doubling of the existing building footprint with a 9,000 square foot addition would cost approximately $1.8 M (at $200/S.F.) for the new commercial construction on top of the existing building renovation costs.  Actual costs of new construction would depend upon the building type and tenant requirements, however, in today’s market $200.00 per square foot represents the low end of costs for a publicly bid commercial project.

Prior to any redesign work taking place in the building, a full review and design consultation by a structural engineer should be completed. To get relief from costly structural modifications for compliance with seismic codes, the town would need to get certification from the Massachusetts Historical Commission to establish that the school qualifies as an historic structure. In general, the building appears to be structurally sound and well maintained. 

The Larrabee School has been a highly visible part of the Town Center of Southampton for many years. The Classical New England style of the building at the high end of a sloping front lawn makes for an attractive local landmark. Any reuse of the building should preserve the front façade of the school as an identifiable part of the town’s heritage. 
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Building Code Review

With the proposed change in the use of the building from an ‘E’ use group to a ‘B (Business)’ or ‘M’ (Mercantile) use group, there are a number of building elements which will need to be modified for compliance with the Massachusetts Building Code and the Massachusetts Architectural Access Board regulations.  Fire protection, building egress and handicapped accessibility are the major components of the building that will require alterations to the building and site.

Height & Area Limitations

· ‘B’ Business Use Group (in a 3B Construction Type)

· Building Height – 3 stories / 40 feet above grade

· Building Area – 14,400 square feet

· ‘M’ Mercantile Use Group (in a 3B Construction Type)

· Building Height – 2 stories / 30 feet above grade

· Building Area – 9,600 square feet

The Massachusetts State Building Code states that any Change of Use in a building over 12,000 s.f. in size requires the installation of an automatic sprinkler system. Installation of sprinklers qualifies the building for an increase in the above noted height and area limitations as well as relief from the requirement for fire rated egress corridors and a reduction in certain other fire rated assemblies. 

Fire Protection

In recent years building code requirements have been revised to require sprinkler systems as effective safeguards of life and property. The new provisions requiring those systems have also reduced requirements for fire protection systems in other areas of building design and construction. The net result is that the cost of a sprinkler system is somewhat offset by reductions in other life safety code requirements. As an example, the Larrabee School would benefit from the following allowed increases in the height and area limitations. 

Height & Area Limitations with Sprinkler Increase

· ‘B’ Business Use Group (in a 3B Construction Type)

· Building Height – 4 stories / 60 feet above grade

· Building Area – 28,800 square feet

· ‘M’ Mercantile Use Group (in a 3B Construction Type)

· Building Height – 3 stories / 50 feet above grade

· Building Area – 19,200 square feet

Installation of an automatic sprinkler system would not eliminate the requirement for the fire separation of different Use Groups within the same building.

Egress

Currently, the building has two separate unenclosed stairs to provide egress from the building. Existing stair enclosure walls will need to be modified and walls which are added to complete the stair enclosures will need to have a fire rating which meets the current standards of the Massachusetts Building Code.

Stair enclosures must provide a fire rated separation of one hour construction to allow for a safe passage route directly to the exterior of the building. Separate tenant spaces would require fire rated walls between each other and mixed uses within the building would need fire separation. The following compares the fire rating requirements for non-sprinkled and sprinkled conditions.


Fire Ratings for Buildings with 3B Construction (Non-Sprinkled) 

Stairs






2 hours


Corridors





1 hour


Tenant walls (between same use group)

1 hour


Tenant walls / Corridor walls (mixed use groups)
2 hours


Fire Ratings for Buildings with 3B Construction (Sprinkled)

Stairs






1 hour


Corridors





0 hour


Tenant walls (between same use group)

0 hours


Tenants walls / Corridor walls (mixed use groups)
2 hours

The fire ratings in a mixed use building (housing both ‘B’ and ‘M’ use groups) would apply to protection of floor and ceiling assemblies as well as interior walls.  See list of items below for additional life safety issues which would need to be addressed.

· Provide fire rated doors and frames in all rated partitions.

· Install door closers and panic hardware on stair enclosure doors.

· Remove doors which open into new stair enclosures.

· Storage closets require one-hour rated construction.  Electrical switchgear rooms and mechanical rooms are also required to be fire rated.

· Stairs to Basement require appropriate signage to eliminate the possibility of occupants exiting to lower level during an emergency.

· Existing stairs must have compliant railings.

Accessibility:

When the Larrabee School was constructed, access for the disabled was not a design consideration. Currently, the building has some minimal provisions for handicapped access however, significant deficiencies need to be corrected for any reuse of the building. The following issues will need to be addressed: 

· Provide parking spaces and signage for persons with disabilities.

· Provide accessible route from parking spaces into the building.

· Provide accessible doors (36” min.) and door hardware (with lever handles).

· Provide drinking fountains for persons with disabilities in corridors.

· Provide H.C. accessible toilet rooms and fixtures for persons with disabilities.

· Provide conforming handrails at all stairs.

· Install elevator to service all occupiable floors.

· Provide one hour rated areas of rescue assistance at stair enclosures.

Building Modifications & Costs:

Hazardous Materials:

This study references a hazardous material survey for the building performed by ATC Associates Inc. of West Springfield, Massachusetts dated February 28, 2006.  The survey, located in the Appendix of this study, indicates materials within the building which contain asbestos and locations where lead paint has been applied.  The study does not identify hazardous materials that may exist in concealed locations (i.e. below the flooring, above the plaster ceilings, inside the walls and other inaccessible locations). The survey estimates approximate amounts of hazardous materials based on the visible or accessible building materials and construction.  Materials that have tested positive for asbestos include the following:

· Floor Tile.

· Tile mastic.

· Cove Base mastic.

· Window caulking

· Boiler insulation.

· Chalk boards.

Asbestos Abatement Estimated Cost:
$87,924.00

The cost associated with the presence of lead paint in the building is not carried as a direct line item cost but is reflected in the in overall budget as a factor that the does have impact on construction costs.

Sitework:

Currently, the site has no marked spaces for handicapped accessible parking or appropriate access routes into the building. The parking area should be regraded, repaved and striped to address the building’s parking requirements including the required number of H.C. spaces and van access. The total number of spaces required would be a function of the uses within the building. The cost estimate for site work includes repaving of all existing paved area on the school property.

Due to the age of the systems and the required code upgrades, it is recommended that all site utilities be replaced including water, natural gas, electrical and sanitary. The existing on-site septic system is not compliant with current DEP Title 5 requirements and an assessment of that system and requirements for a replacement system are contained in the Appendix of this report (see “Septic System Recommendations”).  The existing 400 AMP single-phase electric service will need replacement to meet the power requirements of the new elevator and general electrical upgrades.  The existing service has no spare capacity (see Electrical recommendations).  The existing water service to the building will need to be re-sized to provide adequate pressure for a new fire protection system.  A flow test will be required to determine the available capacity of the existing town service prior to the development of a system design.  The storm drainage system seems adequate for the existing paved area however, a redesign of the parking layout would require a redesign of the drainage system.  A new parking layout is strongly recommended as part of any reuse / development strategy.  The existing gas line provides service to one of the two boilers in the building and the hot water heater.  It may be adequate but a final determination will depend upon final design of an HVAC system.  The existing gas fired boiler was installed in 2001.  At that time two underground oil storage tanks were removed and a 270 gallon oil storage tank was installed in the boiler room. According to Town Officials, two underground oil storage tanks were removed from the site in 2001 when the new gas fired boiler was installed.

Exterior Work for Utilities, Parking and H.C. Accessibility:
Handicapped Ramp Estimated Cost:
$80,400


(includes concrete ramp stairs, railings and canopy)

New Site Utilities
$73,500


(includes water, gas, electric, storm and sanitary)

Repave and stripe existing paved area:
$44,200

Total Estimated Cost of Sitework:
$198,100

Building Exterior:

Exterior Walls:
The exterior brick walls of the building appear to be in good condition with some repair work required  at the existing chimney.  The exterior wood trim is long overdue for a paint job and in a few locations will require replacement.

Repoint Chimney and Install Cap
$3,500

Prep and Repaint Exterior Wood Trim
$16,500

Subtotal:
$20,000

Roof:

The existing pitched roof areas of the building are covered with asphalt shingles. The flat roof over the corridor at the 1954 addition is built up tar and gravel. The roofing at the 1954 addition appears to be in reasonable condition with the exception of the built up roof which shows signs of leaking at the interior and water damage at the exterior fascia.

Shingles at the roof of the original school building are worn and should be replaced. A new membrane roof should be installed to replace the built up roofing at the corridor addition.

New Roofing (8,000 s.f.) including Demolition
$56,000

New Metal Flashing and Accessories 
$20,700

Subtotal
$76,700

Exterior Doors:

Existing exterior doors are wood flush doors, hollow metal doors and wood panel doors with glazing at the three main entries.  They appear to be in reasonable condition, however the entry doors at the side and rear will be replaced as part of a revised entry system. The front doors should be preserved with new safety glass installed and Code compliant hardware. Exit doors throughout the building will require new hardware including panic devices. Pricing includes new aluminum storefront systems at the new rear entry.

New aluminum storefront systems:
$15,000

New Exterior Door Hardware and glazing:
$7,600

Subtotal:
$22,600

Exterior Windows:

The existing windows are original to the building. They are wood framed, single glazed, divided sash, operable windows. At the very least, they should be recaulked and painted, however it would be short-sighted if renovation of the building did not include total replacement. With the existing single glazed windows, it will be difficult to meet the building envelope R-values required by the Energy Code. Retaining the existing windows will also increase the costs of heating and cooling the building as well as compromise the thermal comfort of the occupants. Installation of new double glazed, commercial grade aluminum windows will provide significant pay-back in fuel and maintenance savings.  Selection of an actual window design will be subject to discussion with local officials and the Massachusetts Historical Commission.  Typically, Mass. Historic will approve aluminum windows with historic panning profiles and divided lites that replicate the existing look of the building.

Removal of Existing Windows:
$7,600

New Aluminum Replacement Windows:
$95,000

Subtotal:
$102,600

Total Estimated Cost at Building Exterior
$221,900

Building Interior (Architectural):
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Interior Modifications:

The interior spaces of the building display finishes and installations typical of any school building constructed in the 1950’s. The overall aesthetic is not appropriate for most reuse options. The project budget should include new finishes and removal of all classroom accessories. 

Demolition Cost
$35,000

(interior removals including lighting and mechanicals)

Cutting and Patching :
$13,000

(including new installations)

Disposal
$17,600
(Excluding hazardous materials. See haz mat. above)

Total Estimated Cost:
$65,600

Stair Enclosures and Stair Upgrades:

The Mass. State Building Code requires that all egress stairs be enclosed with fire rated walls that provide a protected pathway to the building exterior. Neither of the two existing stairways in the building meet this requirement. In the case of the south stair, an enclosure could be provided to bring the existing system of egress into compliance. The same could be true of the existing north stair however that stair would require more extensive work for Code compliance and a new replacement stair in a different location would probably afford more flexibility for the building layout.  This cost estimate assumes that both stairs will be retained and modified. 



Stair Enclosures & Exit Doors
$21,000


New Handrails 
$7,500 

Infill Doors in Stair Enclosures
$3,600

Total Estimated Cost:
$32,100

Passenger Elevator:

Access to the upper and lower floor of the three story building will require the installation of an elevator. The best location for an elevator would be close to the core of the building in a new lobby area adjacent to the main corridor. It is however a significant added expense to construct an elevator shaft within an existing building. When possible, the most cost effective way to install an elevator is within new construction. The plans provided in this study show an elevator with a small lobby as a new addition off the back (west) side of the building.

Elevator Equipment:
$70,000

Elevator Shaft: 
$37,400

Excavation and Foundations: 
$19,600

New Elevator Lobby at Three Floors: 
$24,000

Misc. Metals and Mechanicals 
$12,600

Total Estimated Cost:
$163,600

Accessible Toilet Rooms:

Currently, the only accessible toilet room in the building is a single fixture toilet in the basement which was retrofitted to serve the Senior Center. To meet the requirements of the Massachusetts Plumbing Code and the Massachusetts Architectural Access Board, the installation of two handicapped toilet rooms is required at each accessible floor level.  If possible the toilet rooms should be stacked in one area of the building to minimize the plumbing piping.  (See the Plumbing section of the study for rough plumbing and plumbing fixture costs related to the toilet rooms.)

Toilet Room Accessories:
$10,000

Toilet Room Partitions:
$8,000

Ceramic Tile:
$12,800

Total Estimated Cost:
$30,800

(See Plumbing section for costs of plumbing work)

Attic Areas:
There are two existing attic areas located at the north and south gable ends of the original 1952 building. There is an elevation change of about 36” from the upper floor to the level of the attics. The north attic is an unfinished storage area with a concrete floor, exposed masonry and uninsulated roof rafters. The south attic is partially finished with incomplete gypboard walls and ceilings. If the attic were to be developed into usable space, the elevator would need to extend to this floor level. To accomplish this, the elevator would need to be located within the building and the attic service would be a partial floor stop from a side elevator opening. This would service the north attic space only (less than 800 s.f.) at considerable cost. Its unlikely that the attics could be cost effectively reused for anything other than storage or to house mechanical equipment. The south attic would be a good central location to install new HVAC air handling units for air distribution throughout the building.
Interior Doors:

The interior doors from the corridors to the former classroom spaces are flush wood doors with glazed panels. They are fairly plain looking doors in decent condition. If reused, the hardware will require replacement for ADA compliance. Changing out existing door hardware is a labor intensive process with a cost premium for the required replacement hardware. Given the quality and condition of the existing doors it would make sense to install new doors and new hardware.

New Wood Doors and H.M. frames: 

$16,500

New Finish Hardware: 

$13,500

Total Estimated Cost:
$30,000


Floors:

Much of the flooring in the building is a vinyl asbestos tile (VAT) product. Removal costs are covered under “Hazardous Materials” elsewhere in this report. Removal of VAT is not required but is strongly recommended as part of any significant renovation project. Any disturbance of asbestos material does require appropriate abatement procedures and will often result in project delays and additional costs if left in place during construction. Full removal is therefore recommended prior to commencement of construction activities. The selection of replacement flooring products should be left to the tenant fit-out stage of the project. For costing purposes, new vinyl composition tile (VCT) is proposed for the Senior Center, public areas and classroom spaces in the 1954 wing. Carpeting is carried for all other finished spaces.

VCT Flooring
7500 SF
$22,500

Carpet Flooring
500 SY
 $13,500

Total Estimated Cost:

$36,000

Ceilings and Walls:

The existing ceilings are for the most part plaster. In some locations, the plaster ceilings have been treated with glue applied, perforated acoustic tile. At the basement level the ceiling is exposed painted concrete. 

Sufficient headroom exists throughout the building for installation of the required sprinkler system as well as ductwork for a new heating and air conditioning system. The one area that may present some difficulty is the Senior Center. At the very least, soffits will be required to isolate the new ceiling system from the high window heads. The new ceiling system should be suspended acoustic tile throughout to provide the needed space above the ceiling for new mechanical installations.

New gypboard construction will be required in the new lobby addition and in various locations to create new interior spaces or to rebuild existing. An allowance of approx 5,000 s.f. is carried for gypboard systems.

The budget includes painting of new and existing interior walls throughout.

Suspended Acoustic Tile Ceiling 
1,100 SF
$27,500

Gypboard Systems
5,000 SF
$17,500

Painting
23,000 SF
$23,000

Total Estimated Cost:
$68,000



Building Interior (Mechanical & Electrical):

Plumbing:

Plumbing systems should be completely replaced. It’s possible that some runs of drain pipe could be reused but the savings would be minimal and maintenance on  50 year old components would eventually be a problem. All fixtures require replacement to comply with current plumbing codes and a new sewerage ejector will be required as part of the new septic system design. By code, janitor’s closets  and drinking fountains are required at every occupied floor.

Demolition of existing fixtures and piping is carried in general demolition.

Fixtures:

Water closets – Floor mounted w/flush valve
$12,000


Urinals 
$3,000

Lavatories – wall hung
$9,000

Service Sinks
$4.500

Drinking fountains-1 per floor
$2,500


Subtotal
 $31,000

Water Heater and components
$3,000

Water/Waste/Vent Piping/Hangers/Valves
$6,000




   


Subtotal
$9,000
Total Estimated Plumbing Cost
$45,000
Fire Protection:

A new Code compliant fire protection system would consist of:

1. Installation of a new 6” fire service from street main.

2. Installation of light hazard sprinkler system throughout.

3. Ordinary Group I system at kitchen and boiler room.

4. Ordinary Group II system at storage areas.

5. A dry system in the attic areas.

Total Estimated Fire Protection Cost:
 $52,500

HVAC:

The heating system in the original 1952 building is a one pipe steam system and the 1954 addition is two pipe steam. The entire system is gravity return. The classrooms are served by unit ventilators. Areas other than classrooms generally have fin tube radiation. The lower level Senior Center has a hot water loop that uses steam condensate. The system controls are pneumatic. There are two boilers at the lower level of the building. The newer unit is a cast iron sectional boiler; a HB Smith Mills 34 with a new Powerflame JR 15A gas fired burner. The second boiler is a Pacific Steel Boiler with an oil fired Carlin Burner. There is a single 270 gallon oil storage tank in the boiler room. 

The toilet rooms in the building lack adequate ventilation and existing unit ventilators do not comply with current Code requirements.

The recommendation is to replace the heating system in its entirety. The existing system does not address the needs of a present day commercial or business use. System controls are poor, zoning and ventilation are inadequate, there is no central air conditioning and ongoing repair work will be needed to maintain archaic equipment.

The building is serviced by city water, natural gas and a private sewage system. The water service is 2” unmetered and the sanitary is a 4” line discharging to the front of the building.  Specific details about the size, location and condition of the existing disposal system are unavailable.  The gas service enters the boiler room and serves only one boiler and the water heater.  The water piping is copper and the sanitary piping is cast iron.  Based on the age of the building the water piping is presumed to contain lead soldered joints.

The water heater is a residential style 40 gallon with 40,000 BTU/Hr input.  The heater is manufactured by State Industries.

A new air conditioning and ventilation system should be provided for the building.  The air handling units would include steam coils for heat.  Perimeter radiation should be included for additional comfort.  New air handling units could be located in the attic to serve the first and second floors.  A third air handling unit could be located in the basement to serve the lower floor.  Air cooled condensing units would be located outside.  The air handing units should be zoned to provide one for eastern exposures and a second for western exposures on the upper two floors.  All toilet rooms would be exhausted through a heat recovery unit which would also provide ventilation air to the first and second floor VAV systems.  Vestibules would be temperature controlled cabinet unit heaters.

Total Estimated HVAC Cost:




$180,000

Electrical:

The electrical service in the building is a 400-amp, 120/240 volt single-phase, fed overhead from a WMECO pole located in the parking lot.  This pole also serves the Fire Station building.  The service is located in the boiler room and is adequate for it’s present use, but no additional capacity is available.  The panel boards located throughout the building are original infrastructure.  These are old Westinghouse circuit breaker panels.  In some locations the circuit breakers in these panels have been used for switching loads (lighting) on and off.  These circuit breakers are not rated as switching duty circuit breakers and their reliability is questionable.  The lighting is predominately fluorescent with T-12 lamps and magnetic ballast.  The former classrooms and corridors have been retrofitted to contain compact fluorescent fixtures.  It should be assumed that the T-12 fluorescent fixture ballasts contain PCB’s and the lamps contain mercury.  Emergency lighting is provided by self-contained emergency battery units.  The locations and spacing do not meet current code requirements in many locations.  The exit lights do not contain emergency batteries and are not illuminated when the building is occupied.  Some of these exit signs are hand lettered signs on cardboard.  There is no emergency lighting on the building exterior, requiring people to exit in darkness during emergency conditions.  Site lighting is inadequate.

The fire alarm is a 4 zone ESL 1500 Series consisting of smoke detectors in the corridors with heat detectors in the boiler rooms, attic spaces and area where smoke detectors are not practical.  There are no detectors or audio/visual devices in any of the classrooms or offices.  There are insufficient manual pull stations and some of the existing devices are mounted above the maximum allowable height.  There are audio/visual devices inadequately spaced in the corridors, and in many areas, they are not visible and decibel level is insufficient for required coverage.  These devices are not in compliance with ADA requirements.

The main electric service will need to be replaced to service the new elevator and other required electrical upgrades.  (The existing 400 AMP system has no spare capacity.)  The new service will be at minimum, 600 AMP, 3 phase with new feeders to new panelboards.  Also required is an upgrade of the emergency lighting, exit lighting and a new fire alarm system.  The fire alarm system will be addressable with an enunciator panel and microphone at the main entrance.  All existing lighting should be replaced with energy efficient fixtures for a potential savings in operating costs of 50%.  Additional power receptacles should also be provided.


New 600 Amp Electric Service
$120,000


(Includes new lighting and power)


Security System
$6,000


Fire Alarm
$7,500






Subtotal
$133,500


Total Estimated Electrical Cost:
$133,500

COST SUMMARY:


Asbestos Abatement
$87,924

Sitework and Handicapped Ramp
$198,100

Building Exterior Maintenance
$221,900


Interior Modifications
$65,600

Stair Enclosures & Upgrades
$32,100

Passenger Elevator
$163,600
Handicapped Toilet Rooms
$30,800

Interior Doors
$30,000
Flooring
$36,000

Ceilings and Walls
$68,000

Plumbing
$45,000

Fire Protection
$52,500
HVAC
$180,000
Electrical
$133,500
SUBTOTAL
$1,345,024

gENERAL cONDITIONS
$150,900

CONSTRUCTION CONTINGENCY (APPROX. 5%)
$75,000

tOTAL ESTIMATED CONSTRUCTION COST
$1,570,924

The cost estimate provided is based on planning and programming information provided by the Town of Southampton and the Pioneer Valley Planning Commission with design assumptions about the intent and scope by the Architect.  Actual construction costs will vary based on development of the final program, systems design and an actual schedule for construction.. The estimate is based on current costs (second quarter of 2006) and a 5 to 10% annual escalation of those numbers should be anticipated for planning purposes. The estimated totals above represent construction costs only. Design fees, Project Management costs, permitting and construction testing, furnishings and equipment fit-out, contingencies, etc., need to be factored in to establish a realistic project budget.
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