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Alternatives
 for
  South Thomaston Community Center and Library.
OVERVIEW
Gilford Butler School Futures Committee, the committee charged with making a recommendation to the Select Board on the future use of the Gilford Butler School and associated Site has asked for some cost estimates on renovating Gilford Butler School for use as “Community Center and Library” as well as cost estimates for constructing a new “Community Center and Library”.

In either case the “Community Center and Library” would contain a Meeting Room or Community Room with a Kitchen, Library and associated toilet facilities, Office and Entrance Vestibule.

The areas requested by the committee are as Follows:


Community Center                 1,750 sq. ft.


Library                                    2,000 sq. ft.


Toilets, Kitchen, Office             750 sq. ft.
                                                                        4,500 sq. ft.
In both the RENOVATION scenario and the NEW BUILDING scenario the resultant finished spaces are intended to be of equal levels of quality and finish.

RENOVATION
Reviewing the existing deficiencies in the building there are items which are required to be addressed under the Life Safety Code due to a change of use from existing Educational to a new Business occupancy. This includes egress stair dimensions, exit enclosures and other life safety items. Although there has been discussion of occupancy of the upper level only, experience with the Town Office / Fire Station has shown that over time the entire building will be used and any fire and egress related deficiencies on both levels must be addressed if the building is renovated for long term use. 

There are deferred maintenance items such as the exterior envelope materials including windows, brick and the roof membrane which should be done first to prevent further deterioration. Other items include ceilings, walls and flooring that need attention after modifications are made to adapt the existing classrooms to the new proposed uses.

 The heating system appears to be functioning but in need of a new control system and possibly conversion from steam to hot water. The ventilation system has been abandoned except in the toilet rooms. Required ventilation needs to be added to keep the building and its occupants healthy. The electrical system is inadequate with many ungrounded circuits and inadequate numbers of outlets. The telephone and internet wiring are other areas which need upgrades. 

A desire to provide universal accessibility to the function areas on the main or upper level, whether or not it is mandated by ADA has been expressed by the committee. 

There are asbestos containing materials in the building which have caused concerns to be voiced by residents during earlier public hearings on the future use of Gilford Butler School. The asbestos is primarily under the carpeted areas.

Because the room arrangement in the existing building was as a school with wide corridors and typical rectangular classrooms, and the structural nature of the main corridor, the conversion of the building into the types of spaces envisioned by the committee will result in considerably more circulation space to access the re-purposed function areas. To achieve the desired ares of the Library area and Community space together with a Kitchen, Toilets area and Office will likely require more than 5,000 square feet, likely as much as 5,300 sq. ft.

The renovation scenario will leave over 1,000 sq. ft. of unfinished space on the main level and over 4,000 sq. ft. in the lower level available for future renovation and use as may be desired by the Town of South Thomaston. The result of renovating the main level and approximately 2/3 of the lower level is that an elevator may be required by ADA. 

The unfinished main level space can be upgraded to the same level as the Community Center and Library in the future. The lower level has a low ceiling height of 7’-1” to 7’-3” which does not meet the minimum height for new construction, There is no toilet facility at this level because it is located lower than the septic system although a pump station could be installed. The classrooms in the lower level have no natural light or ventilation.   

The site would retain the skate park, parking and the outdoor play area.

NEW CONSTRUCTION

A new building sized to meet the needs listed above would be a one level 
building designed for future expansion incorporating a shingled roof for greater 
village compatibility and possible future solar panel installation. The goal would 
be to reduce energy consumption compared to the current Gilford Butler School 
by 80% and to have the circulation and relationship of spaces arranged in a logical 
and flexible arrangement which could be expanded in several directions. The sizes 
and shapes of all spaces will be based on the “program” established prior to the 
design stage. 


The exterior design would be such that it fits into the residential village setting 
and should becomes a focal point and source of community pride.


The exact details of energy efficiency, solar energy and being ‘Green” are items 
to be resolved at a later date when the actual building design process begins. 


The site will retain the skate park, parking and most of the outdoor play area 
while still providing space for future expansion. 

COSTS
RENOVATION
Renovation costs for the existing building as described above under Renovations are estimated at $759,300.00. The renovations include modifications to resolve inadequate egress facilities and other code issues, upgrading the heating system to hot water with multiple zones and new radiation units, re-roofing and exterior repairs, the removal of some structural walls to accommodate the Community Center and Library before adding energy conservation measures or any structural deficiencies (see STRUCTURAL OBSERVATIONS below) to the cost estimate.

Based on a 10 year pay back period and the goal of an 80% fuel oil reduction the cost of energy conservation measures is likely to be $90,000.00.
As a placeholder I suggest considering $146,000.00 for roof and other structural 
reinforcement. This brings the renovation cost estimate up to $995,300.00
At this level of building improvement costs, an elevator would be required by ADA as the cost of an elevator would be less than 20% *of the proposed improvements. An elevator would add  $150,000.00 to the cost which would now total $1,145,300.00.
* ADA requires up to 20% of the renovation costs to be directed toward ADA compliance measures. 
NEW CONSTRUCTION
The cost of new construction for budget estimating purposes is $225.00 per square foot. This takes into consideration that the well and septic system are serviceable and in-place. Much of the driveway and parking area can be retained.

 For new construction the estimated cost is $1,012,500 plus $75,000.00 for demolition of Gilford Butler, or a total of $1,087,500.00
                           TIMING of WORK

All costs are based on current construction costs and if the timeline does in fact stretch out 5 years both renovation costs and new construction will likely increase.
    TEMPORARY USE OF BUILDING

On a temporary basis, possibly a 4 to 5 year time frame, the suggestion has been made that the library be moved into Gilford Butler while a fundraising effort to  construct a new South Thomaston Community Center and Library is undertaken. If the fund raising is successful, the Library would move to a temporary location and Gilford Butler would be demolished to make room for the new Community Center. If the fund raising was not successful a new direction for a Community Center would be considered by the Town.
For a temporary change of use permit from Education to Business or Assembly a meeting would be required with the State Fire Marshal’s Office to determine if any of the apparent code violations could be relaxed or modified. This has been done and the preliminary approval was verbally received that would not require the resolution of the egress deficiencies of the lower level if the lower level is secured and not used for any type of occupied space. It may only be used for minimal storage and utility space. Several conditions of this approval include a minimum of 2 accessible entrance / exits from the main level and both the boys and girls toilet rooms be made ADA accessible. The sprinkler system must be maintained and an alarm system with smoke and heat detectors be maintained in the lower level with alarms in the main level.
Some of the work in the renovation cost estimate such as the re-roofing, brick repair, painting, flooring, ceilings, heating system and other items could be reduced to short term maintenance or entirely eliminated. 
The range of cost for temporary use could be anywhere between $26,000.00 and $75,000.00 based on the amount of work either mandated by Code or desired by the Town. Possible costs included in this range include heating system repairs and  upgrades to electrical and internet wiring.
   STRUCTURAL OBSERVATIONS

My earlier report on the condition of Gilford Butler School was based on a walk through inspection without probing into inaccessible areas of the building and did not focus on a structural analysis which would require a Structural Engineer rather than an Architect. 

When this report on alternative costs was started it became clearer that there were many structural unknowns above the suspended ceiling and the plastic vapor retarder and blown-in insulation.
An examination of the structure above the suspended ceiling and above the insulation layer has revealed a roof framing system that consists of 6 x14 Douglas Fir beams at approximately 90 inches on center with an assumed 2” tongue and groove decking of unknown wood species. The structural capacity of the roof framing is approximately 35 lbs. per square foot while the current codes require approximately 65 to 70 lbs. per square foot. I recommend a structural analysis of the entire structure if renovation is chosen. There could be a significant structural upgrade required in the roof framing and possibly in the floor framing components.

SUMMARY
Renovations and new construction for a Community Center and Library as envisioned by the Gilford Butler School Futures Committee will be of similar cost for either option when the resulting spaces are of similar levels of area, quality and finish.
In the renovation scenario the lower level would not be refinished on the interior for new uses. Some space, about 1,000 to 1,200 square feet of the main level would not be refinished to stay within the established square footage of the Community Center and Library. This space will be available for future use.
The committee has toured several Community Center and Library buildings including St. George, Cushing, Appleton and Searsmont to understand the methods of funding & financing their local facilities. If a fundraising method can be established which would result in little or no cost to the taxpayer for a Community Center and Library this should be thoroughly explored.
The majority of the Community Center and Libraries visited were new construction rather than remodeled existing buildings. Either new construction or renovation could be accomplished via a fundraising campaign. 
RECOMMENDATION
Consideration of re-purposing and remodeling Gilford Butler would carry more weight if the building still had the distinctive glass block facade in the classrooms and if the lower level were either non-existent or constructed with a ceiling 2 feet higher and with adequate egress facilities. Structurally a preliminary analysis of the roof structure casts doubt on the structural capacities of the remaining structural components. Beyond the structural capacities, the location of the roof support walls of the main corridor hinder the flexibility in room arrangement that would not be an issue in new construction.
My recommendation is to plan on new construction through a fundraising campaign of up to 5 years. I also recommend leaving Gilford Butler in place during the fundraising whether the building is used temporarily or not. If the fundraising is successful and a new building is designed, Gilford Butler should be demolished to make room for the new building. If the fund raising campaign is unable to raise the target amount of funding for a new building, it would make sense to explore a downsized new building or the remodeling of the existing Gilford Butler School.
End of Report 
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