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INTRODUCTION
Carr Lynch and Sandell was selected by the Town of Cohasset after submitting its
qualifications and being interviewed by Town Officials. The scope of work in our
contract was described by the Town as follows:
“…to prepare drawings and plans necessary for a comprehensive
restoration and rehabilitation of the antique portion of Town Hall.” More
specifically, the architect will be asked to prepare drawings, plans and
specifications necessary for a comprehensive restoration and
rehabilitation of the antique portion of Cohasset Town Hall, including but
not limited to the restoration of the historic windows, heating, cooling
and electrical systems. A structural analysis of the current structure will
also be required as an element of this project.
Car Lynch and Sandell had earlier defined an approach to the project which is
summarized below, and which was part of our original cover letter when our
qualifications were submitted to the Town:
•
•
•
•
•
•
•

•

Perform an existing Space Utilization Analysis of the building to determine the
best use of the existing space.
Perform an Energy Efficiency review of the building envelope, including
recommendations for improvements.
Undertake an existing conditions survey and evaluation of all existing electrical,
mechanical, plumbing and fire protection systems, with recommendations for
improvements.
Perform an analysis of interior and exterior architectural existing conditions and
make recommendations for protecting the historic integrity of the building.
Make specific recommendations concerning the restoration of the existing
historic windows
Define the scope of work necessary for the rehabilitation/restoration of the
antique portion of the Town Hall
Prepare cost estimates for all proposed improvements and general rehabilitation.
The primary design goals for Cohasset Town Hall will be to improve the use of
interior space, improve the energy efficiency of the building envelope, and to
improve existing utilities and building systems.
As a building located in a National Register historic district, the preservation and
rehabilitation of historic building fabric will be of the utmost importance during
the evaluation and feasibility study process. All proposed improvements will be
undertaken using “The Secretary of the Interior’s Standards for the Treatment of
Historic Properties” as a reference standard.

The report which follows, responds to each of the scope items enumerated
above. We look forward to discussing the report with you, receiving your written
request for edits and corrections, and submitting a Final Report to document the
entire process that we have undertaken with you.

FEASIBILITY STUDY FOR THE RESTORATION
AND REHABILITATION OF THE COHASSET TOWN HALL

CARR, LYNCH

AND

SANDELL, INC.

EXECUTIVE SUMMARY
Carr Lynch and Sandell and its team of specialized consultants have visited the
building, reviewed historic materials at the Paul Pratt Library and the Cohasset
Historic Society, interviewed the affected Town staff via questionnaires, had a
series of evening meetings with the Town Hall Restoration and Renovation
Committee, and prepared two conceptual design schemes for pricing, discussion
and review.
The original 1857 building has been added on to and enlarged twice in its
history. We believe that documentation shows that the front entry lobby portion
was added on in 1879. Two new stairs within the addition improved egress and
fire safety. The stage addition is harder to date, but we believe it probably was
added in the mid 1880’s. Large steel door and brick masonry vaults are clearly
documented as having been installed in 1898 within the basement and the 1st
and 2nd floors.
The major transformation of the building occurred in 1928, when the Town
Offices were moved upstairs to a new 2nd floor level, and a new theatre
auditorium was installed downstairs on the 1st floor. The existing 1st floor stage
and dressing rooms also date from this time. The main entry lobby portion of the
building was widened at this time, and its roof was enclosed and raised by way of
a new Colonial Revival gable roof. The architect for this work was Edward
Nichols of Cohasset.
The 1928 work radically transformed the exterior of the building in other
significant ways. The round-headed windows of the 2nd floor were mostly
removed and replaced with rather awkward versions of Palladian windows. The
one advantage of the new windows is that they brought additional light into
each of the 2nd floor offices.
The new window pattern unfortunately disfigures the simple symmetry of the
original exterior elevations. The new 2nd floor windows from 1928 do not align
with the original 1857 1st floor windows below. Instead, the windows are placed
more-or-less at the midpoint between the new steel trusses installed at the 2nd
floor. These trusses were required to carry the new floor as well as the new 1st
floor auditorium ceiling below.
It should be noted that at the 1st floor, the original 1857 sashes and frames were
retained during the 1928 work. However, a new glazed transom was installed
across the top of most of the 1st floor windows. Where the 1898 masonry vault
exists at the north outside wall, original window units and exterior blinds have
survived intact. These two windows could serve as templates for the restoration
of the 1857 window pattern if the Town so desired. We certainly recommend
this approach to reestablish the historic integrity of the exterior elevations.
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If the exterior fenestration pattern were to be restored, it would only be logical to
restore the functional uses of the interior to match the exterior placement of
windows. For theatre use, the restoration of the exterior window blinds would
offer a way to provide total light control. For other purposes in the auditorium,
the blinds could be opened to admit light. Exterior blinds are a classic means of
controlling exterior light and summer heat.
We have prepared a series of annotated photographs that illuminate the historic
evolution of the building, existing condition issues, and details of building
features that many Town residents may be unaware of. These photographs
document many issues of deferred maintenance, outdated systems, building
code deficiencies and out of date technology.
Our design drawings consist of Scheme “A” and Scheme “B.” Scheme “A” keeps
the Town Offices on the 2nd floor and the Auditorium on the 1st floor. Scheme “B”
reverses the spatial arrangement of the building back to what it was prior to
1928. The advantages of Scheme “A” are that it is how the building has existed
for 80 years and it is thus a known face to most residents, and is less expensive
than Scheme “B.”
Scheme “B” is a very different approach, but it is totally in sympathy with the
original design intent of the 1857 building. It would restore the exterior of the
building to a higher level of historical integrity than currently exists. It would also
restore the original programmatic functions of the interior to their original
locations.
It should be pointed out that both schemes involve substantial restoration and
rehabilitation scopes of work. Much of the work would be identical in either
scheme, such as the basement storage areas, the new main stairs, the new
bathrooms, the rehabilitation of the dressing room level, the furnishing of all new
stage lighting, rigging and curtains; the replacement of all mechanical, electrical,
plumbing and fire protection systems; new lighting fixtures, the exterior
restoration of windows and cladding materials, and all issues involving
handicapped access.
Scheme “B” will involve unique demolition costs, such as the removal of the
existing 2nd floor steel roof trusses, the demolition of the existing Auditorium
ceiling; the building of a new stage on the 2nd floor and the raising of the roof
over the new 2nd floor stage.
Scheme “B” offers distinct advantages over Scheme “A” with regard to the
installation of new heating and cooling systems. It also offers much more
flexibility for a 21st century theatre with expanded opportunities for lighting and
control functions. With an attic over the theatre and auditorium, air conditioning
ductwork would much more easily accommodated.
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At the last meeting of the Town Hall Restoration and Renovation Committee, on
April 14, 2008, and after a rigorous discussion of the two design proposals, the
Committee voted unanimously to support the design goals of Scheme “B.”
Scheme “B” proposes to affect a substantial rehabilitation of the Town Hall,
relocating the current 1st floor Auditorium to the 2nd floor and moving the 2nd
floor Town offices to the 1st floor. It should be pointed out that the Town Hall
functioned in this manner from 1857 until 1928.
At the Cohasset Town Meeting of March 29, 2008, the Town voted to support
the exterior restoration of a majority of the surviving historic wood window sash
and frames. The CPC money approved at the meeting will also be used to
preserve and repair architectural millwork at the exterior walls, replace all gutters
and downspouts, and stabilize the brick masonry chimney to resist future seismic
events. Carr, Lynch and Sandell is currently preparing construction documents for
a public bidding process to initiate a planned summer construction effort for this
work.
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History / Existing Conditions

HISTORICAL SUMMARY
The evolution of the Town Hall may be summarized as follows:
•

The original building was constructed as a simple rectangle, with offices
on the 1st floor and a Meeting Room on the 2nd floor. The location of the
original stairs is not yet known. No drawings of the building from the
19th century are currently known to exist.

•

The first version of the front entry extension probably dates from 1879.
Two new stairs were added within the extension to improve egress. Our
assumption is that the two stairs flanked each side of the main entry
doors. The stairs then ascended to the 2nd floor within the extension.
There may have been no 2nd floor within the extension. The current 2nd
floor Palladian window may have been used to bring light into the
stairway extension. People leaving the 2nd floor Meeting Room would
have walked through doors at the back of the hall onto a landing with the
Palladian window in front of them. They may have then had a choice of
descending the stairs either to the left or the right, and would have
arrived at either side of the main entry doors. The front entry extension
was widened in 1928 and the roof was changed from a simple sloping
roof to a gable roof. The roof balustrade from 1879 was also removed at
that time.

•

A rear extension may have been added to the building in approximately
1884. A large plaster ceiling medallion and a surrounding cove ceiling
(above the existing stage floor) are the only surviving elements of a 2nd
floor room (an earlier stage?) in this location. The surviving window
sashes in this addition are very similar to the original 1857 window
sashes.

•

The renovation of 1928 radically changed the appearance of the building.
A new auditorium and stage were created on the first floor, with dressing
rooms below. The existing first floor windows were lengthened by the
addition of new glazed transoms. The original 2nd floor structure was
mostly removed and raised to a higher elevation. To support the modified
2nd floor, steel trusses were inserted within the new 2nd floor office
partition walls to carry the Auditorium ceiling below. Most of the 2nd
floor original window sash and frames were removed at this time; they
were replaced with new Palladian–style windows. The 1879 main
stairways were replaced with a single stair to the 2nd floor. The front
entry area was considerably widened at each end and a new Colonial
Revival gable roof was added.
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•

A number of drawings were prepared by architect Edward Nichols to
explore at least three options for renovating the building in 1927-1928.
An effort should be made to locate his surviving correspondence and
drawings. If found, there is a good chance that pre-1928 drawings of the
Town Hall may exist. These drawings would document the layout of
rooms and stairs within the building. David Wadsworth’s grandfather
was Edward Nichols, so we would like to encourage him to explore what
documents of his grandfather’s work as an architect may have survived.

All information presented below was gathered from a brief reading of the
Town of Cohasset’s Annual Reports, copies of which were found at the Paul
Pratt Public Library. The set was not complete, and did not cover the
commonly accepted construction date of 1857 for the Town Hall.
The items presented below shed some additional light on when
improvements were made to the Town Hall up until 1928. Further research
may yield more information.

1876

The sum of $500 is raised and appropriated to build a “Lockup” in the cellar of the Town Hall. We believe this item refers to
the two existing holding cells in the basement.

1877

It is recommended at Town Meeting that the Town Hall be
altered so that egress may be made safer.

1878

A committee of three is chosen to prepare plans and estimates
for making alterations in the Town Hall, so that egress will
be safer.

1879

A plan of the proposed alterations within the Town Hall was
submitted with a cost estimate of $1,200. Town Meeting voted to
raise and appropriate $1,200 and agreed to contract for the work
(actual expenditure was $1,652.75). We believe this item may
refer to plans for the addition of the current front entry structure
of the building. The man who prepared the plan for the addition
was E.A.P. Newcomb, who may have been a local architect or
builder.

1880

The Town votes to establish a Public Library within the Town
Hall. The Public Library was opened to the public on February
25, 1880; closed for expansion on the 10th of March; reopened
April 10, 1880. The Library was located somewhere on the 1st
floor of the Town Hall.
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1881

The sum of $300 is appropriated to make alterations to the Town
Hall, in order to make more room for the Public Library and
to make changes to the entrance to the Lock-up.

1882

The cost for repairs to the existing slate roof came to $8.48.
This remark, and slate shingles remaining in the attic, confirms
that the original roof consisted of slate shingles.

1884

Proposed improvements to the Town Hall, with plans and
estimates, are offered at Town Meeting. It was voted that the
proposed improvements be placed on file. It is also voted that a
Committee review and possibly revise the plans, if necessary,
and report at the next annual meeting.

1895

It was voted that $600 be appropriated to paint the Town Hall
building and the three buildings of the Fire Department.

1895

It was recorded that expenditures for the Town Hall and “lockup” included $7.50 (leather for the doors) and $5.20 (varnishing
the Selectmen’s room).

1897

It was voted that the Selectmen be authorized to spend $500 to
construct a fire-proof vault in the Town Hall.
It was also voted that $1,000 be appropriated for a new heating
apparatus for the Town Hall. Upon installing the new heating
apparatus it was found that the flue in the old chimney was
inadequate for its successful operation. The unforeseen expense
of a new chimney was therefore made necessary.
A new floor was laid in the Town Hall early last summer at a
cost exceeding the estimated amount. Unsafe conditions were
discovered and fixed; “the liberal use of iron clamps has
thoroughly strengthened the floor.”

1898

The Legislature passed a law by which all fire-proof vaults for
the safekeeping of public records should be furnished with
metallic fittings. Because of this, an unexpected additional
expense of $250 was incurred.
The necessity of permanent alterations and needed improvements
were made. These included a new bulkhead from the cellar,
and because of the construction of the fire-proof vault, the cost
includes the taking down of two chimneys and the consequent
repairing of the roof, the repairing of plastering, cornices, etc.
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1904

Expenditures are made as follows: $175 for a new stage curtain,
$18 for upholstering chairs, and $30 for fire extinguishers. This
is the first indication that a stage existed within the 2nd floor
Meeting Room.

1905

Because State and County taxes were increased over 1904, the
unexpended balance will be appropriated towards the needed
repairs of the lower hall or Library Room.

1906

The Town Hall account exceeded the amount of unexpended
balance of last year and the appropriation of this will go towards
the renewing of the electric wires, in the judgment of the
Selectmen to avoid damage from a possible fire. The Town Hall
probably was first electrified sometime in the 1880’s.
Expenses incurred by the Footlight Club are as follows: $100
for chairs, $2.50 piano tuning. Is this the predecessor of the
current Drama Club?

1907

In the Town Hall a new floor has been laid in the old school
room adjoining the lower hall, and the small room over the
lockup has been fitted up for use by the sealer of weights and
measures.

1926

On March 19th, the first meeting of the entire Committee is held
and is voted that the architect for the new Town Hall be selected
under a competition to be held in accordance with the rules of
the American Institute of Architects, and that at least six
architects be invited to compete.
At the meeting of April 2nd, it was voted that the new Town Hall
should accommodate in the auditorium, stage and balcony, 1,600
hundred persons; other details in the program were discussed and
decided upon.
On May 17th the Committee of Judges met and selected the
design of Mr. Charles M. Baker as the winner of the
competition, though his design was thought to be too large for
the needs of the Town. In view of this, he was instructed to
prepare his plans and specifications for a building with normal
seating capacity of 1,000 persons.
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On June 19th, the plans and specifications for the new Town Hall
were submitted to the Committee by Mr. Baker. The size of the
auditorium, as planned, seated only 694 and this did not meet
with the approval of the Committee, and it was voted the Mr.
Baker be instructed to enlarge the auditorium by increasing the
floor space. This was subsequently done and he prepared plans
for a building with a normal seating capacity of 968, which could
be increased to 1,000 by the use of the stage. The Committee, at
this meeting, voted to sign a contract with Mr. Baker for his
services as architect.
At the meeting of August 17th, twelve firms of contractors were
invited to submit bids for the building.
On September 29th, the Committee met and opened bids for the
building. The highest bid was from J.W. Bishop Company at
$159,860. The lowest bid was that of John MacDonald
Construction Company of $134,935. B. W. Neale, Inc., was the
next lowest bidder. The Committee then voted that the two
lowest bidders and the architect should confer as to the
possibility of reducing the contract price to a sum within the
appropriation and to report to the full Committee at a later date.
On October 25th, the Committee met to discuss the “cuts” which
were submitted to the Committee by the architect and the
builders.
On November 8th, the revised bids from John MacDonald
Construction Company and B.W. Neale, Inc. were received by
the Committee. The bids were $117,985 and $118,832,
respectively. At this meeting, after discussion, the Committee
voted that Mr. Baker revise and reduce the plans showing a
building which could be erected for $120,000, including the cost
of surety bond and the architect’s commission.
1927

On January 15th, Mr. Baker submitted his revised plans. At this
meeting the Committee learned that a smaller building could be
erected for $105,000, complete without the architect’s
commission and the premium on the surety bond and without a
balcony in the auditorium. This building would seat in the
auditorium, approximately 727 persons.
“The Committee is of the opinion that the Town may adopt one
of the following courses: Express its willingness to have a
building without a balcony, the size of the one specified in the
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letter of December 31st, with a minimum seating capacity of 727
and a maximum seating capacity of 871 persons, or reconsider
the vote of last year whereby the Town Hall was authorized.”
“Although, as a Committee, no recommendation is made on the
foregoing, the Committee is unanimous in desiring to bring to
the attention of the people of the Town the fact that the present
Town Hall building should be abandoned for any purpose other
than the Town offices, unless steps are taken to render it safer
from the hazards of fire. The Committee can not too strongly
emphasize the fact that with the increase of fires, there is a grave
responsibility on the people in allowing the present wooden
structure to be used for entertainments, more particularly for
moving pictures, in its present condition.”
Pursuant to the vote passed in the last annual Town Meeting,
your Committee started upon its duties of remodeling the Town
Hall for the purpose of making same, more safe from the
hazards of fire and panic.
Mr. Edward Nichols of Cohasset was selected as architect.
“Your Committee, after much careful deliberation, made some
important changes in the original plans. The wooden trusses
which were intended to carry the upper floor were substituted
with steel trusses. The flat roof in front of the building was
changed to a pitched roof, the exterior finish of which was
made to conform with the general outline of the building.”
“After the work of removing the interior of the building was
accomplished, it was apparent that the old plaster should be
removed, consequently it was made necessary to replaster
practically the entire building. It also seemed prudent to
replace the old dado (wainscot) in the main hall. Much
additional work resulted from the State inspection, such as
building a fireproof boiler room, tinning the partitions back
of stage, installing a separate ventilating system for the
moving-picture booth, etc.”

1928

January 24th, at its first meeting, the Committee voted to avail
itself of the services of Mr. Edward Nichols, architect. Mr.
Nichols investigated the proposition and after meeting with the
Committee several times, submitted (3) propositions, of which
two are listed:
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Plan No. 1
“This plan is to place the main auditorium of the Hall on the
ground floor. This is to be accomplished by raising or
reconstructing the present main floor of the Town Hall in
order to obtain the necessary height of approximately
eighteen (18) feet. It also proposes to reconstruct the present
entrance, doing away with the dangerous flight of stairs and
making three (3) exits on each side of the Hall in addition to
a spacious front entrance. This plan makes it necessary to
reconstruct the present stage and will also add to the capacity
of the Hall, bringing the total seating capacity to six hundred –
five hundred seats in the auditorium and one hundred additional
seats on the stage. It also provides adequate space for necessary
offices in the Hall, with proper toilet facilities, which the present
offices lack; it does, however, eliminate the small hall.”
Plan No. 2
“This plan provides for the proper exits and stairways in the
present Hall at the present level (second floor). This is to be
done by separating the present wide and straight flight of
stairs going up on the right and left of the present front
projection and putting new staircases from the rear of the Hall
directly to the ground without connection with the stage, the
stage also being provided with exits as required.” This is the only
known description of the main stairway as it existed prior to the
1928 renovation.
“The Committee, after much discussion and careful
consideration of the three plans submitted, have reached the
unanimous conclusion that Plan No. 1 is the only practical
and economical proposition to accept.”
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ANNOTATED HISTORIC IMAGES AND EXISTING CONDITIONS
PHOTOGRAPHS

Photo 1: 1889 image of 1879 front entry portico with projecting canopy
with alternating bands of colored slate shingles. Note roof
balustrade of entry portico.

Photo 2: West and south side of building prior to 1928 renovations. Note
exterior shutters, 2nd floor round-headed windows and height of 1st
floor window at stage level.
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Photo 3: Image from mid 1930’s showing building after 1928 alterations.
Note shutters at 1st floor and canvas canopy at 2nd floor office
windows.

Photo 4: North wall of building is disfigured by through-the-wall A/C units
and surface-applied electrical conduit.
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Photo 5: Note juxtapositioning of original 1857 windows on right to post1928 window arrangement on left; 1st floor sashes are left from
1857 with transom added in 1928.

Photo 6: This close-up shows original window units and exterior blinds at
right, with 1898 masonry vault directly behind. Window at left is
from 1857 with transom added in 1928.
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Photo 7: Downspout is dumping water directly adjacent to foundation,
where it is entering basement. Note surface applied exposed
wiring below doorway; original cast-iron downspout boot is at left
of pilaster.

Photo 8: Note extension to width of front entry portico in 1928; lighter
foundation stone to left of bottom stair tread is probably from
1928.
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Photo 9: North wall at egress doors near stage, in 1st floor auditorium; trim
and framing below door threshold appears seriously waterdamaged.

Photo 10: North wall showing dressing room egress door; bottom rail is
seriously water-damaged; field drain was added at some point to
improve drainage.
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Photo 11: Chiller and transformer area at fenced-in east end of building;
chiller serves only 1987 addition and is near end of its useful life.

Photo 12: Bulkhead to basement along south wall; note projecting granite
blocks for support of platform at pre-1928 exterior door to 1st floor,
now removed.
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Photo 13: Basement, showing bottom of 12” x 15” wood support post on top
of brick pier; 1857 original support for 1857 original 2nd floor, now
removed.

Photo 14: Iron cell door and cast iron patented lock in basement lock-up area.
FEASIBILITY STUDY FOR THE RESTORATION
CARR, LYNCH AND SANDELL, INC.
AND REHABILITATION OF THE COHASSET TOWN HALL
Annotated Historic Images and Existing Conditions Photographs - Page 7 of 17

Photo 15: Entry doors to auditorium from main entry lobby; note poor quality
sheet vinyl flooring, exit signs, emergency lighting and door
closers.

Photo 16: Current auditorium and proscenium of stage; doors to stage and
dressing room level are obscured and disfigured by stage
extension; all lighting and power lines are strung over doors.
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Photo 17: Lighting instruments on ceiling are impossible to conceal from
audience; heating pipes are exposed from 2nd floor; blackout
drapery inhibit daytime use of space.

Photo 18: Note exposed hot water piping for 2nd floor unit heaters; exposed
electrical wiring on walls over doorway; panic hardware is poorly
functioning.
FEASIBILITY STUDY FOR THE RESTORATION
CARR, LYNCH AND SANDELL, INC.
AND REHABILITATION OF THE COHASSET TOWN HALL
Annotated Historic Images and Existing Conditions Photographs - Page 9 of 17

Photo 19: Door to dressing room level below stage from house left side of
auditorium; stage extensions obscures architectural detail.

Photo 20: Main floor from main entry lobby to 2nd floor offices; handrail on
only one side; un-tempered window glass in west window.
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Photo 21: 2nd floor corridor through middle of town offices; note portion of
diagonal chord off steel trusses visible along left-hand side of
corridor.

Photo 22: Storage materials in projection room; egress from this area is
restricted; very inefficient use of only remaining portion of original
1857 2nd floor area.
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Photo 23: 2nd floor window from 1928 showing how original 1857 plaster
cornice was partially removed to install window.

Photo 24: Inside face of painted wood grained door to upper storage room.
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Photo 25: Southwest corner of upper storage room showing original 1857
auditorium coved ceiling.

Photo 26: Southwest corner of upper storage room showing shadow line of
wood balustrade for earlier stairway.
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Photo 27: Upper portion of original 1857 central round-headed window now
only visible in upper storage room, at west wall.

Photo 28: Upper portion of original 1857 2nd floor window surviving within
north wall of inaccessible space adjoining upper stage.
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Photo 29: Meeting rail of original 1857 2nd floor window surviving in north
wall of inaccessible space adjoining upper stage.

Photo 30: Ceiling of stage showing coffered central portion with ornamental
plaster medallion and surrounding plaster cornice.
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Photo 31: Close-up of plaster medallion on ceiling of upper stage.

Photo 32: Close-up of 1879 flagpole and metal roof of 1879 front portico
extension; this area was enclosed by gable roof added in 1928.
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Photo 33: Close-up of north end of front entry portico showing approximate
four foot extension to 1879 width undertaken in 1928.

Photo 34: Detail of original east wall of 1857 building enclosed within attic
space of circa 1884 extension.
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Consultant Reports

PRESERVATION CONSULTANT’S REPORT ON
EXISTING CONDITIONS
INTRODUCTION
The exterior was examined from the ground using binoculars in bright sunlight.
Photographs were taken showing the conditions described below. The roof was
not entirely visible on the north side of the building, from the ground. Paint
layers were not sampled or analyzed.
The interior was examined while offices were in use. Thus, significant portions of
interior trim could not be investigated. Areas where storage occurred had
significant portions of historic architectural detail and can be used as building is
rehabilitated and preserved.

EXTERIOR
GENERAL:
-

roof stained with rust from various vents & stacks; interior water
stains indicate some leaking. No ridge vent visible, but one roof
vent above former projector room exhaust and another above
stage house.

-

gutters on N at E end leak on main block and stage house area

-

gutters on S main block seem OK but paint peeling on entry
area

-

downspouts not secured to drains which take run-off away
from foundation areas

-

all roof penetrations (5 in all) may need flashing

-

boards beneath double-door thresholds, N & S auditorium
rotted

-

most trim in good condition but some rot at doors and window
sills

-

clapboards in reasonably good condition

-

exterior brick chimney on S has peeling paint; ash clean-out
door is detached and lying on walkway
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-

black painted chimney on E end of roof is losing mortar

-

edge-nailed flashing exists on horizontal bottom portions of
both west gable end pediments; intermittent iron nail staining
on all areas

-

foundation shows white exterior paint run-off ("self-cleaning"
paint should not be used)

-

south elevation has large bird's nest at juncture with newer
addition

-

exterior air conditioner units somewhat randomly placed,
especially on north elevation

Recommendations:
-

replace roof and include ridge vent; consider treatment of all
roof penetration structures to prevent rusting

-

install gutters, leaders, downspouts and run-off diverters so that
water from roof does not pool at base of building; institute
regular gutter cleaning, especially on the north side of the
building

-

remove all external air conditioner units

-

replace all rotted and broken or missing wood

-

repaint using 1928 paint colors (trim and clapboards were not
both white)

-

clean Quincy Blue granite foundation and steps

-

repaint using an exterior paint with non-chalking pigment

-

install period-appropriate and adequate lighting at front and
side entrances

-

remove bird and insect nesting materials

-

consider buried or otherwise integrated/concealed wiring
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West Elevation (street front)
Front Entry 1879/1928 Extension:
Doors
2 pairs, double doors at front, each 9-light windows over 2
raised-field panels
condition:
- green paint has faded; handles darkened dirty bronze
- 5-light transoms painted white (not green) & have
storm sash
- threshold worn
- lighting over doorways is inadequate
Other windows
-

all have aluminum storm sash; relatively good condition
window air conditioner unit in small window on N
flat wood infill on Palladian and side 2nd story arched
sash

condition: worn but good
trim

-

-

doubled brackets at eaves on main block; single
brackets on entry extension
paneled pilasters and corner boards
slightly hooded window lintels; round headed second
story side windows; Palladian window on second story
in front
small tympanum window in extension pediment
architrave and frieze boards beneath bracketed
cornices
small shed roof supported on medium large brackets at
doorway

condition: woodwork appeared to be in good shape; (single
brackets on entry extension assumed to date from 1928 and
paired brackets on main block of building assumed to date from
1857 or 1879)
N.B. Nearly all exterior alterations done between 1857 and 1930 or so appear
to have been done with craftsmanship which came close to replicating much of
the original 1857 work, especially in moulding profiles. The primary difference in
the 1928 work is its tendency to look more like Colonial Revival styling than like
Italianate or Greek Revival styles.
clapboards

-

approximately 4" to weather; some secured with cut
nails; some with wire nails
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condition:
downspouts

-

reasonably sound condition

gutters with a cyma profile (probably mid to late 20th
century) exist on the NW and SW corners, with
downspouts just beside the second brackets around
the N and S corners.

condition: both downspouts discharge roof run-off at the
foundation
East Elevation (rear of stage house of building--upper gable end of main block
could not be seen from ground)
-

-

All of the exterior building fabric examined at this end of the building
appears reasonably sound.
The downspout around the NE corner on the N side of the building,
however, does not perform well and will be covered in the notes on
the N Elevation.
The SE corner is obscured by the overlapping construction of the
newer south addition to the building.

North Elevation
doors

-

1 door to dressing rooms below stage
double door to auditorium
door to front entry extension, ticket booth area

All have the same configuration as the front doors--9 light glazing over 2
raised field panel lower sections.
conditions:
- dressing room door is rotted at bottom rail and bottom
of frame threshold, as well as poorly lighted
- double door to auditorium also has rotted board
supporting threshold; has lockset with older spherical
knob (circa1898)
- door to ticket booth area seems sound
- remove plywood over dressing room door?
windows
-

-

4 large round headed windows on second story, 2 on main
block, presumably original, possibly 1 on front entry extension
a re-used original, 1 on stage house might be re-used original
from original back wall of building
3 Palladian-type windows on main block 2nd floor (1928)
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-

3 8/8 plus transoms on main block 1st floor, most 8/8 sash
original
3 smaller irregular windows
conditions: all appear to be in reasonably good condition

trim
-

miscellaneous periods of construction, but in reasonable
condition, including full entablature and cornice.
note broken lower left corner of original shutters over early
window in area enclosed for a vault in 1898

chimney
-

white painted brick up to roof line; then painted black; single
flue?
conditions:
- cast iron ash pit door fallen off
- white paint peeling; black paint peeling and mortar
missing

gutter and downspouts
- refer to GENERAL comments at beginning of report.
clapboards
- various periods represented but condition is acceptable

South Elevation
doors
-

1 door to front entry extension
1 door down to service area of basement
conditions: - front entry extension door is sound
- basement door appears sound (no glazing);
concrete steps OK
- water leakage from bulkhead into basement
(no trench drain in bulkhead)

windows
-

3 large round headed windows on second story, of which 2
with glazing in arch may be original, re-used
3 Palladian type windows on mid-block 2nd story (1928)
3 8/8 windows on 1st story, 3 with transoms
1 smaller window opening on to stair to second story
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conditions: - all appear reasonably sound
trim
-

miscellaneous periods of construction but in reasonable
condition

gutter and downspouts
- refer to GENERAL comments at beginning of report
clapboards
- various periods represented but condition is acceptable

INTERIOR
GENERAL
Basement level
Conditions at this level varied between the fairly open storage area
which had evidence of water leakage at the SW corner, and the
cramped dressing room area which had evidence of heavy usage and
antiquated sinks, lighting, and furnishings. The floor was poured
concrete.
First Floor
Conditions at this level indicated theater use primarily. The floor of the
seating area was narrow hardwood strip flooring which was worn and
soiled. The windows seemed reasonably sound. The walls and ceiling
have become mounting areas for lighting and other theatrical
necessities.
At the west end of the auditorium is the former projection room, now
partitioned off, but with the central portion of an elliptical arch showing
in that partition. In that area one can see a portion of the plaster
moulding which once was on the ceiling. A door in that area has one
surface which indicates good faux bois, or wood graining which has not
been overpainted.
The entry extension area has the same narrow tongue-and-groove
wainscot as the auditorium, similarly painted white now. The floor is
worn. The stairs on the south wall are narrow and worn. The ticket
booth on the north side also shows signs of heavy use.
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Second Floor
Conditions of historic architectural materials at this level are obscured by
the requirements of office use. Floors could not be investigated, except
in a somewhat elevated loft area on the west end of the second story.
There one could easily see the deep coving which formed the margin of
the ceiling of the original auditorium of 1857. A short homemade
ladder gives access to the Attic, in which one can see original main block
framing, the early standing seam metal roof of the west entry portico,
and at the east, through an opening the size of a small window, both the
area above the stage and the original east end clapboards and gable
entablature of the main block.
Some of the window material at various levels may be re-used 19th
century wood, as a few of the doors may also be. Muntin and moulding
profiles, through-tenoned vertical window muntin bars carefully coped,
and pegged mortise and tenon corner joinery of the sash attest to fairly
early construction.
Where dropped ceiling panels could be raised, a different paint color
could easily be seen. In that western raised storage area, there are not
only the "ghosts" of earlier architectural features but also paint layers
from earlier periods of the building's history.
Thus, in general, the conditions of the interior of the Cohasset Town Hall
display the willing use of the building for a number of important
community purposes throughout the last 151 years, and the attendant
wear and partial loss of older features.

Some general recommendations:
1. identify and inventory as well as document remaining interior
historical features
2. derive historical information about paint colors, clear finishes,
hardware, and if possible lighting at the various definable periods in
the building's history.
3. use the above to decide what might be salvaged for interesting re-use,
or for exhibit (e.g., the handsome moulded plaster ceiling medallion
now on the ceiling of the stage.)
4. produce a small illustrated pamphlet about the history of the building
for local distribution
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DRAFT
Structural Assessment Report
Cohasset Town Hall, Cohasset, Massachusetts
February 14, 2008
Prepared for: Carr, Lynch and Sandell, Inc.
Prepared by: Elizabeth Acly, PE

Introduction
On February 6, 2008, we visited the Cohasset Town Hall on Highland Avenue in Cohasset,
Massachusetts to perform a structural assessment of the building in conjunction with Carr, Lynch and
Sandell. Our team has been charged with performing a study to examine the existing building and
assess space use options and their relative feasibility. The following is a summary of our findings.
For the purposes of this report, Highland Avenue is assumed to run north-south and the front elevation
facing Highland Ave. shall be considered “west”.
Executive Summary
We found the existing structure to be in excellent condition.
Our review of the existing floor capacities and overall layout
and condition of the vertical structure showed that it is
capable of either maintaining its existing structural form or
adapting to a proposed space re-use in which a floor similar
to the original 2nd floor would be reconstructed for use as a
performance space.
We also identified some existing structural concerns caused
by water infiltration at the foundation and purlin overstress at
the roof. These conditions will require attention in the form of discrete repairs.
The scope of our investigation did not include a comprehensive study of the framing. The
following report lists conditions, load capacities, hypothesized diagnoses and suggested
recommendations based on the information available.
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General Description
The “old” part of the current Cohasset Town Hall is said to have been constructed circa 1857.
The building is a two-storied front-gabled structure. The main portion is 5-bays in length with
additional historic projecting bays at the front and rear in the form of an entrance / hall area and
an ell respectively. The “new” part of the Town Hall was designed and constructed in the early
1980s and is located perpendicular to the south-east corner of the “old” building.
While the front-gabled shape of the building is reminiscent of Greek Revival styling, the
architectural details speak of a stylistically Italianate building. An historic 1889 photo shows the
front projecting bay to be narrower than its current width, to have a flat roof as opposed to the
now pedimented gable (changing the form from Italianate to Greek Revival-esque) and to be
stylistically Italianate in detail (to match the main building).
The timber framed roof structure is
constructed of king-post trusses at
approximately 16’ on center which
span the 40’ width of the building.
Other than the western-most bay of
the main building (to the inside of the
front projecting bay), the original
second floor framing was removed in
1928 and replaced with clear-span
steel built up trusses beneath each of
the roof trusses. The purpose of this
work was likely to raise the 1st floor
ceiling and to eliminate the interior
posts supporting the 2nd floor to make
an open performance hall, which
remains its current use. The bottom chord of the trusses falls within the depth of and supports the
2nd floor framing, while the top chord is located within the 2nd floor ceiling. Web members are
concealed within the walls between the office spaces with doors located in-between.
We
exposed discrete portions of the trusses behind the wall finishes in the existing meeting room and
have determined an approximate layout shown in the thumbnail.
The first floor framing consists of 3x12 joists spanning in the east-west direction onto beams
located on the primary structure lines (i.e below the roof and 2nd floor trusses). The beams are
supported at approximately their third points by brick piers. It is likely that these also once
supported posts at the 1st floor supporting the original 2nd floor framing.
Masonry foundation walls form the exterior of the full basement and are wet-laid random rubble
below grade, and dressed granite veneer above grade with a brick back-up.
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Design Considerations and Loading Capacity Evaluation
We performed an general assessment of the structure with respect to the overall capacity of the
framing and have the following comments and recommendations. We based our code analysis
on the Commonwealth of Massachusetts State Building Code, Sixth Edition.
•

First Floor Framing: The current use of the main part of the 1st floor is as a performance
space, requiring the framing to carry a code-prescribed live load of 100 psf. One of the
proposed future uses is office space which requires a live load capacity of 50 psf plus
partitions and 100 psf for offices and common areas respectively.
A rough check of the framing indicates that the joists are low to moderately stressed and
the beams are high to overly stressed for the 100 psf live load depending on the species
and grade of the framing. Although outside the scope of this project, a future design phase
should include miscroscopic identification of the wood species to better determine an
allowable stress for the framing. If found to be lower than the calculated stresses, a case
can be made for grandfathering the framing per code due to the apparent excellent
structural performance history of this area for a similar or lower occupancy use in the future.

•

Second Floor Framing: As described earlier in the report, it has been proposed that
replacing the existing 1928 2nd floor steel trusses and raised floor framing with new framing
similar in location, support and elevation to the original 2nd floor would offer significant
flexibility in the design of office space (potentially on the 1st floor) and performance space
(potentially on the 2nd floor). We reviewed the capacities of the vertical wall posts and
interior piers for this modified loading and found them to be within a comfortable stress
range; however, a more comprehensive check would need to be made in a future design
phase.
It would be possible to modify the existing 2nd floor steel truss to allow for more flexibility of
the floor plan. These modifications would involve reinforcing both the top and bottom truss
chords and welding on new vertical and diagonal web members at locations that would
allow for better circulation.
Local repairs at the current 2nd floor truss connections may need to be made at the exterior
posts, and connections for new 2nd floor beams framing into these would need to be
carefully detailed based on the existing conditions.

•

Roof Framing: We performed a structural analysis of the existing roof trusses and rafter
framing to identify relative load capacities and any significant deficiencies.
We found the trusses to have capacity above their code-prescribed snow loads, meaning
that future renovation work could include insulation of the roof if desired. We found that the
shear stress of the end connections of the purlins is significantly above the allowable or
comfortable range. This calculation is reinforced by the presence of existing horizontal
splits in the ends of the purlins at the connection (see following section).
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Noted Conditions and Recommendations
We performed a visual conditions assessment of the structure. We have the following comments
and recommendations.
•

Roof Purlin Connections: As noted in the section above, our structural analysis of the
purlins identified a significant overstress in the tenon. Because of this, a horizontal shear
split has developed parallel to the bottom face of the tenon in many of the purlins due to the
stress concentration caused by deep notching. This condition should be repaired in the
form of a joist hanger if not considered visually obtrusive, or via a steel plate on the top face
of the purlins if a concealed repair is desired.

•

Unbraced Chimney: On the north façade of the building where the north-east corner of the
main building meets the rear ell, a brick chimney runs just outside of the building. The
stack appears to be freestanding and not tied into the wall. The slender chimney structure
is vulnerable to collapse in an earthquake or hurricane, and although not urgent, we
recommend that the chimney be tied to the main structure as part of a comprehensive
building maintenance plan. We also the need for repointing of the chimney and possible
local rebuilding, however, these did not appear urgent. It would also be prudent to review
flashing and waterproofing of the small gap between the siding and chimney.

•

Foundation Leak in SW Corner of the Basement: During our visit, which occurred on a
rainy day, we noted water coming into the south-west corner of the basement. Upon
inspection of the exterior, a contemporary down pipe feeds into the larger old cast-iron feed
for below grade drainage in this corner. Water was pooling at the connection indicating that
the below grade pipe is clogged in some way. It is likely that this is the cause of water
infiltrating the basement. Free water flow from the down pipe should be re-established and
the leaking in the condition of the masonry re-evaluated for repointing or other repairs. .
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MEP/FP ENGINEER’S REPORT ON EXISTING
CONDITIONS
Electrical Systems
Under the 1987 addition project, a new 600amp, 120/208V 3-phase, 4-wire
electrical service was installed in the addition. The original 200 amp fused panel
service, in the original building, was reconnected to the new service.
All power distribution in the original building has reached the end of its useful life
and needs to be replaced. The existing service may be re-used to feed new
electrical
panels in the original building; however, the capacity of this service will still
need to be reviewed to confirm its ability to serve the updated original building.
The existing fire alarm system is a zoned hard-wired system which reports to the
Cohasset Fire Department with a municipal local energy master box. The fire
alarm control panel (FACP) is located in the original building and was replaced
during the 1987 construction to accommodate the addition of fire alarm zones
in the new addition. All existing fire alarm devices and circuiting in the original
building have reached the end of their useful life and will need to be replaced.
We recommend replacing the existing FACP, even though it was previously
replaced in 1987, to facilitate compatibility with new devices and circuiting. The
existing master box may be re-used and reconnected to the new system. The
existing devices and circuiting from the 1987 addition can be reconnected to the
new system.
All existing lighting equipment has reached the end of their useful life and need
to be replaced. The new system will consist primarily of linear fluorescent
technology, but fixture selection and design will need to be sensitive to the
historical nature of the original building. All lighting controls and system
efficiencies will meet the requirements of the most recent energy code.
Emergency lighting will be provided with integral battery ballasts or unit
emergency lighting units.

HVAC Systems
The 2nd floor of the original building (currently office space) is provided with hot
water baseboard for heating and thru-wall air conditioning units for cooling.
During the heating months outside conditioned air is not provided to the space.
They must use operable windows/doors for fresh air. During the cooling months,
fresh air is introduced through the air conditioning units.
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The auditorium takes up most of the 1st floor. It is provided with hot water
baseboard and no cooling. Conditioned ventilation air is not provided to the
space. The entry way from the street was very cold and did not seem to have
any functioning heat available. The piping feeding the 2nd floor radiators is
exposed on the walls and ceiling of the auditorium. The stage also does not have
any cooling. The access to the basement is below the stage, via the dressing
rooms. There appears to be space within the basement for additional cooling
equipment, with access to the outdoors for ventilation.
The boilers for the original building are located in the basement. The boilers
appear to be relatively new and may be able to be re-used in a new HVAC
system. The existing combustion air and breeching may require some
modifications due to the proposed architectural improvements. The existing
pumps and most of the piping should be replaced to conform to the needs of the
proposed architectural improvements and to provide a longer life for the
building’s mechanical systems.
The 1987 addition is provided with a 20-ton packaged chiller and hot water
boilers. The terminal units consist of 2-pipe fan-coil units. A similar system could
also be considered for portions of the original building.

Plumbing
The existing 2nd floor restrooms do not meet current building code and
accessibility requirements. They should be replaced or upgraded to also conform
to current water and energy conservation codes, and as required by the
proposed architectural improvements.
The hot water heater in the basement is near the end of its useful life and should
be replaced in any program of proposed improvements.

Fire Protection
The existing building is currently not provided with an automatic fire suppression
system (sprinklers). The 1987 addition was provided with a wet sprinkler system.
The original building will require a complete sprinkler system when it is
modified. Wet sprinkler heads will be required in the basement storage areas, the
dressing rooms, the stage area and the fly space above, the main auditorium and
the Town Offices. Therefore, the sprinkler system for the 1987 addition should
be expanded to include the original building.
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Building Code Analysis

BUILDING CODE ANALYSIS
All information gathered is from 780 CMR – Sixth Edition (Massachusetts
State Building Code).
Classification of structures: Assembly, use group A-1 (incidental use);
Business, use group B (primary use).

CHAPTER 3 – USE OR OCCUPANCY
302.0

CLASSIFICATION

302.1.1

Specific Occupancy Areas which are incidental to the main use
group shall be separated and protected in accordance with Table
302.1.1 and shall be classified in accordance with the main use
group of the portion of the building in which the specific
occupancy area is located.
Table for Specific Occupancy Areas:
Room or Area
Use Groups A, B, E,
I-1, R-1, R-2.

Separation / protection
1 hour, or automatic fire
suppression system with smoke
partitions.

Storage rooms more
than 100 square feet

Automatic fire suppression
system with smoke partitions.

in area.

302.2

Mixed Use, all buildings and structures that include more than
one use group shall be further designated as a mixed use and
shall comply with 780 CMR 313.0.

303.0

ASSEMBLY USE GROUPS

303.2

Use Group A-1, theaters: This group usually provided with
fixed seats-including theaters. Stages and platforms shall
comply with 780 CMR 412.0.

304.0

BUSINESS USE GROUP

304.2

Business Occupancies; primary use: civic administration.
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311.0

STORAGE USE GROUPS

311.2

Moderate-Hazard Storage Occupancies: Books and papers in
rolls and packs, cardboard and cardboard boxes.

313.0

MIXED USE GROUPS

313.1

Two or more groups: Where a building is occupied by two or
more occupancies not included in the same use group, the
building or portion thereof shall comply with 780 CMR 313.1.1,
313.1.2, or 313.1.3 or with combinations of 780 CMR 313.1.1,
313.1.2 and 313.1.3.

313.1.2

Separated use groups: Each portion of the building shall be
individually classified in a use group and shall be completely
separated from adjacent fire areas by fire separation assemblies
(see 780 CMR 709.0) and floor/ceiling assemblies (see 780
CMR 713.0) having a fireresistance rating determined in
accordance with table 313.1.2.
Exception: Where the building is equipped throughout with an
automatic sprinkler system in accordance with 780 CMR
906.2.1, the required fireresistance rating of fire separation
assemblies separating areas of other than Use Group H, shall be
reduced from those indicated in Table 313.1.2 by one hour but to
not less than one hour and to not less than that required by Table
602 for floor construction. Sprinklers reduce table by one hour.
Fireresistance Rating Requirements for Fire Separation
Assemblies between Fire Areas (Table 313.1.2):
Use Group
A-3, B
A-3, S-1
B
S-1

Rating
2
2
2
2

CHAPTER 4 – SPECIAL USE AND OCCUPANCY
412.0

STAGES AND PLATFORMS
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412.1

Applicability: The provisions of 780 CMR 412.0 shall apply to
all parts of buildings and structures which contain stages or
platforms and similar appurtenances as herein defined.
Stage: A Stage is a partially enclosed portion of a building
which is designed or used for the presentation of plays,
demonstrations or other entertainment. A stage shall be further
classified as either a legitimate stage, regular stage or thrust
stage.
Legitimate Stage: A stage wherein curtains, drops, leg drops,
scenery, lighting devices or other stage effects are retractable
horizontally or suspended overhead.

412.3.1

Stage floor construction: Openings through all stage floors
shall be equipped with tight-fitting, solid wood trap doors not
less than two inches in normal thickness with approved safety
locks or other materials of equal physical and fire endurance
properties.

412.3.1.1

Legitimate stages: Legitimate stages shall be constructed of
materials as required for floors for the type of construction, but
not less than Type 1B construction except that the portion of the
legitimate stage extending back from and six feet beyond the full
width of the proscenium opening on each side shall be permitted
to be constructed of noncombustible or heavy timber
construction covered with a wood floor of not less than two
inches nominal in thickness. Except for the finished floor,
combustible construction shall not extend beyond the plane of
the proscenium opening.

412.3.2

Stage rigging loft: The rigging loft, fly galleries, gridiron and
pin rails shall be constructed of approved noncombustible
materials.

412.3.4

Exterior stage doors: All exterior openings which are located
on the stage for means of egress or loading and unloading
purposes, and which are likely to be open during occupancy of
the theater, shall be constructed with vestibules to prevent air
drafts into the auditorium.

412.3.5

Proscenium wall: Legitimate stages shall be completely
separated from the seating area by a proscenium wall with not
less than a two-hour fireresistance rating extending continuously
from the foundation to the roof.
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412.3.5.1

Trim, finish and decorative hangings: All moldings and
decorations around the proscenium opening shall be constructed
entirely of approved noncombustible material.

412.3.6

Proscenium curtain

412.3.7

Scenery

412.3.8

Stage ventilation: Emergency ventilation shall be provided for
stages larger than 1,000 square feet in floor area, or with a stage
height greater than 50 feet. Such ventilation shall comply with
780 CMR 412.2.8.1 or 412.3.8.2.
[24x38=912 sf, 28’ high: not required]

412.4

Platforms: Platform construction shall comply with 780 CMR
412.4.1 and 412.4.2.
All other permanent platforms shall be constructed of approved
materials as required for floors for the required type of
construction of the building in which it is located.

412.5

Dressing and appurtenant rooms: Dressing and appurtenant
rooms shall comply with 780 CMR 412.5.1 and 412.5.3.

412.5.1

Construction: Dressing rooms, scene docks, property rooms,
workshops, storerooms and all compartments appurtenant to the
stage shall be separated from each other and from the stage and
all other parts of the building by fire separation assemblies with
not less than a one-hour fireresistance rating with approved
opening protectives. Such rooms shall not be placed
immediately over or under the operating stage area.

412.5.3

Dressing room and stage exits: Each tier of dressing rooms
shall be provided with at least two means of egress. At least one
approved means of egress shall be provided from each side of
the stage; from each side of the space under the stage; from each
fly gallery; and from the gridiron. A steel ladder shall be
provided from the gridiron to a scuttle in the stage roof.

412.6

Automatic sprinkler system: Stages and enclosed platforms
shall be equipped with an automatic sprinkler system in
accordance with 780 CMR 412.0 and 780 CMR 906.0 or 780
CMR 907.0. The system shall be installed: under the roof and
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gridiron, in the tie and fly galleries and in all places behind the
proscenium wall of the stage; over and within enclosed platforms
in excess of 500 square feet in area; and in dressing rooms,
lounges, workshops and storerooms accessory to such stages or
enclosed platforms.
412.7

Standpipes: A wet standpipe system in accordance with 780
CMR 914.0 shall be provided and equipped with 1 ½ - inch hose
connections on each side of the stage.
Exception: Where the building or area is equipped throughout
with an automatic sprinkler system.

CHAPTER 10 – MEANS OF EGRESS
1002.0

DEFINITIONS [MEANS OF EGRESS]
Exit, horizontal: A way of passage from one building to an
area of refuge in another building on approximately the same
level, or a way of passage through or around a wall or partition
to an area of refuge on approximately the same level in the same
building, which affords safety from fire or smoke from the area
of incidence and areas communicating therewith (see 780 CMR
1019.0).

1006.0

TYPES AND LOCATION OF MEANS OF EGRESS

1006.2.2

Assembly buildings: All buildings occupied for assembly
purposes shall front on at least on street on which the main
entrance and exit discharge shall be located. Where there is a
single main entrance, the entrance shall be capable of serving as
the main exit and shall provide an egress capacity for at least
one-half of the total occupant load. In addition to having access
to a main exit, each level of an occupancy in Use Group A shall
be provided with additional exits which shall provide a means of
egress capacity for at least one-half of the total occupant load
served by that level.

1006.4

Remote location: Wherever more than one exit is required from
any room, space or floor of a building, such exits shall be placed
as remote from each other as practicable.
Remoteness: Where two exits or two exit access doors are
required, each shall be placed a distance apart equal to not less

1006.4.1
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than one-half of the length of the maximum overall diagonal
dimension of the building or area to be served.
Exception: In buildings equipped throughout with an automatic
sprinkler system in accordance with 780 CMR 906.2.1 or
906.2.2, the minimum separation distance shall be ¼ of the
length of the maximum overall diagonal dimension.
1006.5

Length of travel
Length of Exit Access Travel (Table 1006.5)
Use Group
A, B, E, F-1, I-1, M, R

1006.6

With Sprinkler System (feet)
250

Elevators, escalators and moving walks
Exception: An elevator conforming to 780 CMR 1007.3 shall
be permitted for an accessible means of egress.

1007.0

ACCESSIBLE MEANS OF EGRESS

1007.1

General: All spaces required to be accessible by 521 CMR, the
Rules and Regulations of the Architectural Access Board,
referenced in 780 CMR 11, and listed in Appendix A shall be
provided with not less than one accessible means of egress that
complies with 780 CMR 1007.0. Where more than one means of
egress is required from any required accessible space, each
accessible portion of the space shall be served by not less than
two accessible means of egress.

1007.2

Exit stairways: An exit stairway to be considered part of an
accessible means of egress shall have a clear width of at least 48
inches between handrails and shall either incorporate an area of
refuge within an enlarged story-level landing or shall be
accessed from an area of refuge complying with 780 CMR
1007.5 or a horizontal exit.
Exceptions: Occupancies equipped throughout with an
automatic sprinkler system in accordance with 780 CMR
906.2.1.

1007.3

Elevators: An elevator, to be considered part of an accessible
means of egress, shall comply with 524 CMR and standby power
shall be provided in accordance with 527 CMR 12.00 as listed in
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Appendix A. The elevator shall be accessed from an area of
refuge complying with 780 CMR 1007.5 or a horizontal exit.
Exceptions: Elevators are not required to be accessed from an
area of refuge or a horizontal exit in occupancies equipped
throughout with an automatic sprinkler system in accordance
with 780 CMR 906.2.1.
1007.4

Platform lifts: Platform (wheelchair) lifts shall not serve as part
of an accessible means of egress except within a dwelling unit.

1007.5

Areas of refuge

1007.5.1

Size: Each area of refuge shall be sized to accommodate one
wheelchair space of 30 inches by 48 inches.

1008.0

OCCUPANT LOAD

1008.1.2

Maximum Floor Area Allowances Per Occupant
(Table 1008.1.2)
Occupancy
Assembly without
fixed seats:

Floor area in square feet per occupant

Concentrated (chairs
only – not fixed)

7 net

Unconcentrated (tables
and chairs)

15 net

Business areas

100 gross

1009.0

CAPACITY OF EGRESS COMPONENTS

1009.2

Egress Width Per Occupant (Table 1009.2)

Use group

A, B, E, F, M, R, S

1010.0

With Sprinkler System
(inches per person)
Doors, ramps
Stairway and Corridors
0.2
0.15

NUMBER OF EXITS
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1010.2

Minimum Number of Exits for Occupant Load
(Table 1010.2)
Occupant load
500 or less

Minimum number of exits
2

1011.0

EXIT ACCESS PASSAGEWAYS AND CORRIDORS

1011.2.1

Common path of travel: In occupancies in Use Group B, the
length of a common path of travel shall not exceed 75 feet.
Exceptions: The length of a common path of travel in an
occupancy in Use Group B shall not be more than 100 feet,
provided that the building is equipped throughout with an
automatic sprinkler system installed in accordance with 780
CMR 906.2.1.

1011.4

Corridor Fireresistance Rating (Table 1011.4)

Use Group
A, B, E, F, M

Required fireresistance
rating (hours) –
with sprinkler system
0

1017.0

MEANS OF EGRESS DOORWAYS

1017.4.2

Panic Hardware: All doors equipped with latching devices in
occupancies in Use Groups A and E or portions of buildings
occupied for assembly or educational purposes and serving
rooms or spaces with an occupant load greater than 100, shall be
equipped with approved panic hardware.

1019.0

HORIZONTAL EXITS

1019.2.1

Doors: All doors shall swing in the direction of egress travel.
Where horizontal exit serves as an exit from both sides of the
wall, there shall be adjacent openings with swinging fire doors
opening in opposite directions.
CHAPTER 34 – REPAIR, ALTERATION, AND CHANGE
OF USE OF EXISTING BUILDINGS (UNIQUE TO
MASSACHUSETTS)
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3400.0

SCOPE

3400.3

Applicability:
Continuation of the same use groups, or a change in use group
which results in a change in hazard index of one or less as
determined by 780 CMR 3403 shall comply with 780 CMR
3404.
Historic buildings: Buildings which qualify as totally or
partially preserved historic buildings in accordance with 780
CMR 3409 shall meet the provisions of 780 CMR 3409.
Exceptions: Totally preserved and partially preserved historic
buildings.

3401.0

DEFINITIONS

3401.1

Historic buildings: Any building or structure individually listed
on the National Register of Historic Places or any building or
structure evaluated by MHC to be a contributing building within
a National Register or State Register District.
Partially preserved buildings: Any building or structure
individually listed on the National Register of Historic Places or
any building or structure certified as a historic building by the
Massachusetts Historical Commission and not designated a
totally preserved building in Appendix H.
Restoration: Restoration is the process of accurately
reconstructing or repairing the forms and details of a building or
structure or portion thereof as it appeared at a particular period
or periods of time by means of removal of later work/or the
replacement of missing original work.

3403.0

HAZARD INDEX

3403.1

Hazard Index (Table 3403)
Use Group
A-1
B

Description
Theater with stage

Hazard Index
6

Business
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3404.0

REQUIREMENTS FOR CONTINUATION OF THE SAME
USE GROUP OR CHANGE TO A USE GROUP
RESULTING IN A CHANGE IN HAZARD INDEX OF
ONE OR LESS

3404.4

Alterations and repairs: Alterations or repairs to existing
buildings which maintain or improve the performance of the
building may be made with the same or like materials, unless
required otherwise by 780 CMR 3408. Alterations or repairs
which have the effect of replacing a building system as a whole
shall comply with 780 CMR 3404.3.

3404.9

Height and Area limitations: Modifications to the height and
area requirements as provided in 780 CMR 504.0 and 506.0 are
permitted.
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3409.0

HISTORIC BUILDINGS

3409.1

Key Definitions:
National Register or State Register District
Partially preserved buildings: Any building or structure
certified as a historic building by the Massachusetts Historical
Commission and not designated a totally preserved building in
Appendix H.
Restoration: Restoration is the process of accurately
reconstructing or repairing the forms and details of a building or
structure or portion thereof as it appeared at a particular period
or periods of time by means of removal of later work/or the
replacement or missing original work.

3409.3

Partially preserved buildings:

3409.3.2

State Building Code exceptions:
Windows – repair or in kind replacement of existing historic
windows (i.e. frames, sash, muntins, glazing, sills, molding,
shutters) shall be permitted without requiring energy code
compliance.

3409.3.4

Continuation of use and occupancy: The legal use and
occupancy of any partially preserved building may be continued
without change or further compliance to 780 CMR.
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APPENDIX F
REFERENCE DATA FOR REPAIR, ALTERATION,
ADDITION AND CHANGE OF USE OF EXISTING
BUILDINGS
Hazard Index and Use Group Classification (Table F-1)
Use of Structure
Auditoriums

Hazard Index No.
6

Use Group
A-1 with stage

Meeting Hall

4

A-3

Theaters

6

A-1 with scenery
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Proposed Scope of Work

PROPOSED SCOPE OF WORK

Two Design Schemes
•
•

Scheme “A” – a rehabilitation program of reduced scope keeping the
Auditorium and Stage on the 1st floor, more or less as it was altered in 1928;
Town Offices would remain on the 2nd floor
Scheme “B” – a more ambitious rehabilitation program restoring the
Auditorium and Stage to the 2nd floor and Town Offices to the 1st floor, as
the building existed from 1857-1928

Scope of Work for Window Restoration and Exterior
Rehabilitation
•
•
•
•
•
•

Rehabilitate and replace approximately 40 existing windows and add new
interior storm windows
Provide new exterior window blinds for all 1st and 2nd floor windows
Perform wood maintenance repairs to clapboards, trim, cornice and pilasters
Paint new gutters and downspouts
Clean-out existing underground drainage system for downspouts
Remove existing metal roof-top ventilators dating from 1928

Scheme “A” Space Utilization Design Intent
•
•

Keep existing Auditorium and Stage on 1st floor, but upgrade finishes
Keep existing Town Offices on 2nd floor, but upgrade finishes

Scheme “B” Space Utilization Design Intent
•
•
•
•
•
•
•
•
•
•

Reestablish original 1857-1928 functional use of building interior
Demolish existing 1928 Auditorium ceiling on 1st floor
Demolish all existing 1928 office partitions on 2nd floor
Remove all 1928 steel trusses from 2nd floor
Reconstruct new 2nd floor at original 1857 elevation
Rebuild 2nd floor meeting room for Town functions, voting and theatrical
productions
Rebuild 1st floor for use as Town Offices
Provide new wood posts or columns at 1st floor to carry new 2nd floor framing
Remove all 1928 windows from 2nd floor offices
Repair wall framing and finishes at 2nd floor due to 1928 window removal
process
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•
•

Provide new double-pane insulated windows at 2nd floor to match 1857
originals
Remove 1st floor glazed window transoms added above original windows in
1928

Proposed Improvements Common to Both Schemes “A” and “B”
Interior:
• Replace and upgrade existing theatrical equipment (rigging, lighting,
curtains)
• Add Town Office archival storage and theatrical storage in basement
• Retain a portion of existing lock-up area in basement
• Reduce size of boiler room in basement
• Provide new catering kitchen in basement
• Provide new code-compliant main entry stairs
• Provide new passenger/passenger freight elevator at main entry
• Provide new code-compliant restrooms at 1st and 2nd floors
• Provide area for display of historical objects near main entry
• Extend elevator access to basement
• Rehabilitate existing theatrical dressing rooms
• Provide handicapped access to dressing room level
• Provide handicapped access to stage level
• Upgrade mechanical, electrical, plumbing and fire protection systems
• Add a complete automatic fire suppression system (sprinklers) throughout
building
• Demolish existing brick masonry vaults at four different floor locations
• Create a new Town meeting room space above the main entry on the 2nd
floor; this room is currently used by the Town Comptroller and overlooks the
Cohasset Common
• The new Town meeting room could also be used for refreshments during
theatrical performances, or as a reception room if the Auditorium were to be
rented out for weddings or other functions
• Remove existing gutters and downspouts
Exterior:
• Provide new exterior handicapped entry ramp at main entry to building
• Paint exterior wood clapboards, trim, cornice, doors and windows
• Repair existing roof shingles and metal flashing
• Remove existing rock wool insulation from attic and replace with cellulose
• Insulate exterior walls with blown-in cellulose insulation
• Provide new handicapped ramp at front entry of Town Hall
• Replace deteriorated or historically inappropriate exterior doors
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Scope of Work Improvements Unique to Scheme “B”
•
•
•
•
•
•

Demolish existing 1928 Auditorium ceiling from former projection room to
stage
Demolish all existing 1928 office partitions on 2nd floor
Remove all five 1928 steel trusses from 2nd floor
Reconstruct new 2nd floor at original 1857 elevation
Provide new wood posts to support 2nd floor framing at 1st floor
Raise height of fly space (and roof) above stage by approximately 13 feet

Scope of Work Improvements Unique to Scheme “A”
•

1st floor Auditorium and 2nd floor offices stay mostly in their current state

Qualitative Advantages of Scheme “B” versus Scheme “A”
•
•
•
•
•
•
•
•
•
•
•
•

New 1st floor Town Offices would be more accessible to the public
New 2nd floor floor framing would allow for installation of electrical, data,
communication and cable conduits for voting machines and future
technology needs
New 2nd floor floor framing would allow for installation of concealed, energyefficient lighting fixtures for the new Town Offices directly below
Layout of new 1st floor Town Offices would not be dictated by the location
of supporting steel trusses in each wall partition, which is currently the
situation on the 2nd floor
New 1st floor Town Offices could be heated and cooled by ductwork located
in the basement directly below
New 2nd floor floor framing would allow for installation of concealed
sprinkler piping and heads for the new Town Offices directly below
New 2nd floor Auditorium could be heated and cooled by ductwork located
in attic space directly above
Existing stage on 1st floor could be enclosed and transformed into a Set &
Scenery Shop for painting and fabrication of sets
New 2nd floor stage would have wider wing space at each side of stage
New 2nd floor stage would have a slightly deeper stage for productions
New 2nd floor stage would have cross-over stairs for better entry and exit of
actors
New 2nd floor stage would have access to attic for better lighting of stage
area
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Square Footage

Cohasset Town Hall
Feasibility Study
5/12/08
Storage
Archival Storage (Basement)
Theatre Storage (Basement)
Vault Area (Basement)
Holding Cells
Closet (Second Floor)
Chair Storage (Basement)
Subtotal Storage Area
Mechanical
Boiler Room (Basement)
Mech/Electrical (Basement)
Subtotal Mechanical
Public Space
Office Lobby
Entry Foyer
Kitchen Area (Basement)
Auditorium
Subtotal Public Sapce
Town Offices
Meeting Exhibit Room(s)
BOH/ Sewer Commission and Nurse
Offices (Swing Space)
Comptroller (not in Scheme B)
Treasurer (Scheme B only)
Conservation Commission
Town Accountant
Town Assessor
Subtotal Office Area
Theater
Women's Dressing
Men's Dressing
Men (HCP, Accessible)
Women (HCP, Accessible)
Lounge (Dressing Area)
Stage Manager
Storage (Dressing Area)
Scenery Shop (Scheme B only)
Concessions
Tickets
Stage
Subtotal Theater
Restrooms
Women's Room (1st Floor)
Men's Room (1st Floor)
Women's Room (Second Floor)
Men's Room (Second Floor)
Subtotal Restrooms
Unused spaces
Inaccessible Area (Second Floor)
Vault area (1st Floor)
Vault area (2nd Floor)
Subtotal unused space
Circulation (stair, hall, elevator, et al)

Square Footage Comparisons
Existing

Scheme A

Scheme B

0
undefined
95
365
30
0

425
315
0
365
30
155

425
260
0
365
¯
155

490
410
undefined

150
undefined
410

225
190
0
2785

165
180

80
270
230
2305

300
290
215
380
0
285
270
480

2885

2220

2218

1323

1335

240

2155
170
170
35
35

350
55
0
0

245
860

2510
195
70
55
55
80
65
90
505
0
50
990

95
110
95
50

55
95
95

3415
640
525
0
0
380
275
175
515

120
85
55
55
80
65
90
0
0
40
745

35
90
50
65

345
475
285
230
2425

415
255
215
253
0
245
270
565

213
125
0
0
80
0
95
0
80
25
705

1205

150

3200

Note: All quantities given in approximate square footages.

Please note all figures are in square feet

1290

410
0
0
0

55
1025

0
1695

Cost Estimate

Cohasset Town Hall
Rehabilitation Program
Cohasset, MA
April 14, 2008

Concept Estimate

Design Architects:

Carr, Lynch and Sandell, Inc.
1385 Cambridge Street
Cambridge, MA 02139
Cost Estimator:

Daedalus Projects Incorporated
112 South Street
Boston, MA 02111
(617) 451 2717

Cohasset Town Hall
Rehabilitation Program
Cohasset, MA

Introduction
Project Description:
Scheme A; rehabilitation program of reduced scope keeping the Auditorium and Stage on the first floor as per
1928 alterations; Town Offices would remain on the second floor.
Scheme B; a more ambitious rehabilitation program restoring the Auditorium and Stage to the second floor, and
the Town Offices to the first floor, as the building existed in the 1857-1928.
Project Particulars:
Revised First and Second Floor Plans for both Schemes A & B received April 10, 2008 from Carr, Lynch and
Sandell, Inc.
Scheme Drawings dated February 20, 2008 prepared by Carr, Lynch and Sandell, Inc.
Executive Summary, Historical Summary, Code Review, Preservation Consultant's Report on Existing Conditions,
Proposed Scope of Work received February 22, 2008 from Carr, Lynch and Sandell, Inc.
Structural Assessment Report, Mechanical Existing Conditions Report, Electrical Existing Systems Report received
February 22, 2008 from Carr, Lynch and Sandell, Inc.
Existing Floor Plan Drawings prepared by Carr, Lynch and Sandell, Inc.
Selection of current condition photographs taken by Carr, Lynch and Sandell, Inc.
Detailed quantity takeoff from these documents where possible.
Daedalus Projects, Inc. experience with similar projects of this nature.
Discussion and review with the Design Team.
Project Assumptions:
Town Hall will be unoccupied during construction.
The project will be a bid from a selected list of at least four General Contractors.
Our costs assume that there will be competitive bidding in all trades and sub-trades i.e. at least three bids per trade
Unit rates are based on current dollars. An escalation allowance to mid-point of construction has been included in
the unit rates.
The Total Construction Cost reflects the fair construction value of this project and should not be construed as the
prediction of the lowest bid.
Design and Pricing Contingency markup is an allowance for unforeseen design issues, design detail development
and specification clarifications.
General Conditions and Requirements value covers SubContractor's bond, site office overhead.
Overhead and profit markup is calculated on a percentage basis of direct construction costs. The value covers
General Contractor's bond, insurance and profit.

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008
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Cohasset Town Hall
Rehabilitation Program
Cohasset, MA

Introduction
Project Exclusions:
Escalation.
Moving and relocation expenses.
Construction Contingency.
Design fees and other soft costs.
Interest expense.
Owner's project administration.
Construction of temporary facilities.
Printing and advertising.
Specialties, loose furnishings, fixtures and equipment beyond what is noted.
Building Permit.
Site or existing condition surveys and investigations.
Hazardous materials survey, report and removal.
Police details and street/sidewalk permits.

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008
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MAIN SUMMARY
ELEMENT

QUANTITY UNIT UNIT RATE

Scheme A - reduced scope
Proposed Interior Improvements Common to both Schemes
Scheme A; rehabilitation program of reduced scope keeping the
Auditorium and Stage on the first floor as per 1928 alterations;
Town Offices would remain on the second floor.

Estimate Construction Cost Total

Scheme B - ambitious scope
Proposed Interior Improvements Common to both Schemes
Scheme B; a more ambitious rehabilitation program restoring
the Auditorium and Stage to the second floor, and the Town
Offices to the first floor, as the building existed in the 18571928.

Estimate Construction Cost Total

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008

12,995 GSF
COST

$2,871,990
$405,269

$3,277,259

$2,871,990
$1,529,299

$4,401,289

Page 4 of 9 Pages

Improvements Common to Both Schemes
ELEMENT

UNIT RATE

$2,871,990
12,995 GSF
COST

Details SubTotal
QUANTITY UNIT

Improvements Common to Both Schemes
Replace and upgrade existing theatrical equipment (rigging,
lighting, curtains)

1

AL

$300,000.00

$300,000

Add Town Office archival storage and theatrical storage in
basement

1

LS

$65,000.00

$65,000

1
1
370

LS
RM
SF

$2,500.00
$10,000.00
$500.00

$2,500
$10,000
$185,000

$1,000.00
33 RISER
2 STOP $150,000.00
FIX
$12,000.00
16

$33,000
$300,000
$192,000

Demolish lock-up area in basement
Reduce size of boiler room in basement
Provide new catering kitchen in basement including; new slab
on grade 12" lower, kitchen equipment
Provide new code-compliant main entry stairs
Provide new passenger and freight elevator at main entry
Provide new code-compliant restrooms at first and second
floors
Provide new area for display of historical objects new main
entry

$20,000.00

$20,000

Extend elevator access to basement
Rehabilitate existing theatrical dressing rooms
Provide handicapped access to dressing room level
Proved handicap access to stage level
Upgrade mechanical, electrical, plumbing and fire protection
systems

1 STOP $125,000.00
$150.00
900 GSF
LS
$55,000.00
1
LS
$40,000.00
1
$65.00
12,995 GSF

$125,000
$135,000
$55,000
$40,000
$844,675

Add a complete automatic fire suppression system (sprinklers)
through building

12,995

GSF

$5.00

$64,975

4

LOC

$10,000.00

$40,000

450

GSF

$175.00

$78,750

Demolish existing brick masonry vaults at four different floor
locations
Create new Town Meeting Room space above main entry on
second floor

1

LS

Improvements Common to Both Schemes SubTotal

$2,490,900

Structural Upgrades
Roof purlin connections
Unbraced chimney; tie-backs, repointing
Foundation leaks; waterproofing
Structural Upgrades SubTotal

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008

1
1
1

LS
LS
LS

$50,000.00
$20,000.00
$50,000.00

$50,000
$20,000
$50,000
$120,000
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Details SubTotal

Improvements Common to Both Schemes
ELEMENT

QUANTITY UNIT

Trade Cost SubTotal

UNIT RATE

$2,871,990
12,995 GSF
COST

$2,610,900
Design and Pricing Contingency

10%

SubTotal
General Requirements and Conditions
Overhead and Profit

Estimate Construction Cost Total to Main Summary

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008

$261,090

$2,871,990
11%
3%

$315,919
$95,637

$3,283,546
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Scheme A Improvements
ELEMENT

Details SubTotal
QUANTITY UNIT UNIT RATE

$405,269
12,995 GSF
COST

Scheme A Improvements
New exterior handicapped entry ramp w/railings
Insulate basement ceiling
Cellulose insulation to exterior wall
Vacuum out existing rock wool insulation
Cellulose insulation to attic floor
Exterior wood door and frame
Reinforce First Floor framing to code requirement capacity allowance provided

200 SF
4,420 SF
11,056 SF
1,802 CFT
5,462 SF
3 LEAF
1 AL

First floor Auditorium and second floor office remain as is assumed new paint only

9,000

New pit lift and pit
Scheme A Improvements SubTotal

GSF

$100.00
$2.00
$2.00
$0.50
$2.00
$1,500.00
$20,000.00
$2.50

$20,000
$8,840
$22,112
$901
$10,924
$4,500
$20,000
$22,500

1

LS

$100,000.00

$100,000
$209,777

1

LS

$90,650.00

$90,650

$14,800.00
$6,021.00
$500.00
$3,000.00

$14,800
$6,021
$1,000
NIC
$112,471

Exterior Windows
Window restoration including demolition and installation budget provided
Storm windows - budget provided
Window replacement - budget provided
Demolition and installation of replacements
Exterior window blind replica to match original
Exterior Windows SubTotal

1 LS
1 LS
2 EA
44 SETS

Trade Cost SubTotal
Add Markups as Per Common Improvement Tab

Estimate Construction Cost Total to Main Summary

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008

$322,248
26%

$83,021

$405,269
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Scheme B Improvements
ELEMENT

Details SubTotal
QUANTITY UNIT UNIT RATE

$1,529,299
12,995 GSF
COST

Scheme B Improvements
Modify current window opening back to former position and
dimensions, First Floor

6 LOC

$1,000.00

$6,000

Modify current window opening back to former position and
dimensions, Second Floor

6 LOC

$2,500.00

$15,000

$100.00
$2.00
$2.00
$0.50
$2.00
$1,500.00
$1,000.00
$20.00

$20,000
$8,840
$22,112
$901
$10,924
$1,500
$23,000
$60,000

6 LOC

$2,250.00

$13,500

6
2,190
5
3,000
15

LOC
GSF
EA
SF
EA

$4,000.00
$10.00
$10,000.00
$50.00
$10,000.00

$24,000
$21,902
$50,000
$150,000
$150,000

980

SF

$200.00

$196,000

GSF
GSF
SF

$75.00
$25.00
$100.00

$180,000
$54,755
$90,000
$1,098,434

New exterior handicapped entry ramp w/railings
Insulate basement ceiling
Cellulose insulation to exterior wall
Vacuum out existing rock wool insulation
Cellulose insulation to attic floor
Exterior wood door and frame
Provide new code-compliant main entry stairs to Second Floor
Demolish existing 1928 Auditorium ceiling from former
projection room to Stage
Modify current window opening back to former position and
dimensions, First Floor; sheathing, lath, plaster, paint
Second Floor Windows
Demolish all existing 1928 office partitions on second floor
Remove all five 1928 steel trusses from second floor
Reconstruct new second floor at original 1857 elevation
Provide new wood posts to support second floor framing at first
floor
Raise height of fly space (and roof) above stage by
approximately 13 feet
New Town Office fit-out on First Floor
Auditorium fit-out to second floor
New infill Stage floor plate
Scheme B Improvements SubTotal

200 SF
4,420 SF
11,056 SF
1,802 CFT
5,462 SF
1 LEAF
23 RISER
3,000 SF

2,400
2,190
900

Exterior Windows
Window restoration including demolition and installation budget provided
Storm windows - budget provided
Window replacement - budget provided
Demolition and installation of replacements
Exterior window blind replica to match original
Exterior Windows SubTotal

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008

1

LS

1 LS
1 LS
12 EA
44 SETS

$54,375.00

$54,375

$10,150.00
$47,058.00
$500.00
$3,000.00

$10,150
$47,058
$6,000
NIC
$117,583
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Details SubTotal

Scheme B Improvements
ELEMENT

QUANTITY UNIT UNIT RATE

Trade Cost SubTotal
Add Markups as Per Common Improvement Tab

Estimate Construction Cost Total to Main Summary

Copy of Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 4/14/2008

$1,529,299
12,995 GSF
COST

$1,216,017
26%

$313,282

$1,529,299
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Cohasset Town Hall
Rehabilitation Program
Cohasset, MA
February 25, 2008

Concept Estimate

Design Architects:

Carr, Lynch and Sandell, Inc.
1385 Cambridge Street
Cambridge, MA 02139
Cost Estimator:

Daedalus Projects Incorporated
112 South Street
Boston, MA 02111
(617) 451 2717

Cohasset Town Hall
Rehabilitation Program
Cohasset, MA

Introduction
Project Description:
Exterior Scope; Selective isolated roofing repairs, new gutters and downspouts, restore windows and exterior
blinds, remove and replace exterior doors, envelope insulation, exterior painting.
Scheme A; rehabilitation program of reduced scope keeping the Auditorium and Stage on the first floor as per
1928 alterations; Town Offices would remain on the second floor.
Scheme B; a more ambitious rehabilitation program restoring the Auditorium and Stage to the second floor, and
the Town Offices to the first floor, as the building existed in the 1857-1928.
Project Particulars:
Scheme Drawings dated February 20, 2008 prepared by Carr, Lynch and Sandell, Inc.
Executive Summary, Historical Summary, Code Review, Preservation Consultant's Report on Existing Conditions,
Proposed Scope of Work received February 22, 2008 from Carr, Lynch and Sandell, Inc.
Structural Assessment Report, Mechanical Existing Conditions Report, Electrical Existing Systems Report received
February 22, 2008 from Carr, Lynch and Sandell, Inc.
Existing Floor Plan Drawings prepared by Carr, Lynch and Sandell, Inc.
Selection of current condition photographs taken by Carr, Lynch and Sandell, Inc.
Detailed quantity takeoff from these documents where possible.
Daedalus Projects, Inc. experience with similar projects of this nature.
Discussion and review with the Design Team.
Project Assumptions:
Town Hall will be unoccupied during construction.
The project will be a bid from a selected list of at least four General Contractors.
Our costs assume that there will be competitive bidding in all trades and sub-trades i.e. at least three bids per trade
Unit rates are based on current dollars. An escalation allowance to mid-point of construction has been included in
the unit rates.
The Total Construction Cost reflects the fair construction value of this project and should not be construed as the
prediction of the lowest bid.
Design and Pricing Contingency markup is an allowance for unforeseen design issues, design detail development
and specification clarifications.
General Conditions and Requirements value covers SubContractor's bond, site office overhead.
Overhead and profit markup is calculated on a percentage basis of direct construction costs. The value covers
General Contractor's bond, insurance and profit.

Cohasset Town Hall Master Plan CE Feb 22.xls
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Cohasset Town Hall
Rehabilitation Program
Cohasset, MA

Introduction
Project Exclusions:
Escalation.
Moving and relocation expenses.
Construction Contingency.
Design fees and other soft costs.
Interest expense.
Owner's project administration.
Construction of temporary facilities.
Printing and advertising.
Specialties, loose furnishings, fixtures and equipment beyond what is noted.
Building Permit.
Site or existing condition surveys and investigations.
Hazardous materials survey, report and removal.
Police details and street/sidewalk permits.

Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 2/25/2008
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MAIN SUMMARY
ELEMENT

QUANTITY UNIT UNIT RATE

Scheme A - reduced scope
Exterior Scope; Selective isolated roofing repairs, new gutters
and downspouts, restore windows and exterior blinds, remove
and replace exterior doors, envelope insulation, exterior
painting.

12,995 GSF
COST

$360,263

Proposed Interior Improvements Common to both Schemes
Scheme A; rehabilitation program of reduced scope keeping the
Auditorium and Stage on the first floor as per 1928 alterations;
Town Offices would remain on the second floor.

$3,279,396
$295,507

Estimate Construction Cost Total

$3,935,165

Scheme B - ambitious scope
Exterior Scope; Selective isolated roofing repairs, new gutters
and downspouts, restore windows and exterior blinds, remove
and replace exterior doors, envelope insulation, exterior
painting.
Proposed Interior Improvements Common to both Schemes
Scheme B; a more ambitious rehabilitation program restoring
the Auditorium and Stage to the second floor, and the Town
Offices to the first floor, as the building existed in the 18571928.

Estimate Construction Cost Total

Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 2/25/2008

$360,263

$3,279,396
$1,345,965

$4,985,624
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Exterior Scope Details
ELEMENT

Details SubTotal
QUANTITY UNIT

UNIT RATE

$360,263
COST

02-SITE CONSTRUCTION
02050 Selective Demolition
Entry Lobby door
Auditorium door
Exterior door
Gutter
Downspout
02050 Selective Demolition Total

4 LEAF
4 LEAF
6 LEAF
200 LF
260 LF

$300.00
$250.00
$150.00
$7.50
$3.50

$1,200
$1,000
$900
$1,500
$910
$5,510

6 LOC

$1,000.00

$6,000

6 LOC

$2,500.00

$15,000

06-WOODS AND PLASTICS
06100 Rough Carpentry
Modify current window opening back to former position and
dimensions, First Floor
Modify current window opening back to former position and
dimensions, Second Floor
06100 Rough Carpentry Total
06400 Finish Carpentry
New exterior handicapped entry ramp w/railings
Repair and replacement exterior finishing trims and detailing;
assumes 25%
Clapboards
Roof cornice
Gable end eaves
Pilasters
Watertable
Window and door surrounds
Caulking, sealants and paint to exterior closure
06400 Finish Carpentry Total

$21,000

200

SF

$100.00

$20,000

2,765
60
65
80
85
375
11,056

SF
LF
LF
LF
LF
LF
SF

$18.75
$100.00
$75.00
$200.00
$50.00
$25.00
$2.00

$51,844
$6,025
$4,896
$16,000
$4,225
$9,375
$22,112
$134,477

$2.00
$2.00
$0.50
$2.00

$8,840
$22,112
$901
$10,924
$30,952

07-THERMAL AND MOISTURE PROTECTION
07200 Insulation
Insulate basement ceiling
Cellulose insulation to exterior wall
Vacuum out existing rock wool insulation
Cellulose insulation to attic floor
07200 Insulation Total

Cohasset Town Hall Master Plan CE Feb 22.xls
Printed 2/25/2008

4,420 SF
11,056 SF
1,802 CFT
5,462 SF
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Exterior Scope Details

Details SubTotal

ELEMENT

QUANTITY UNIT

07600 Roofing and Flashings
Flashing repair; assume 25%
New gutter
New downspout
07600 Roofing and Flashings Total

6,110
200
260

SF
LF
LF

UNIT RATE

$360,263
COST

$1.00
$35.00
$25.00

$6,110
$7,000
$6,500
$19,610

08-WINDOWS AND DOORS
08100 Steel Doors and Frames
Exterior door
08100 Steel Doors and Frames Total

6 LEAF

$1,500.00

$9,000
$9,000

08200 Wood Doors and Frames
Front entrance lobby paneled door
Automatic door opener
08200 Wood Doors and Frames Total

4 LEAF
1 SET

$5,000.00
$2,500.00

$20,000
$2,500
$22,500

6 LOC

$2,250.00

$13,500

6 LOC

$4,000.00

$24,000
$37,500

09-FINISHES
09100 Lath and Plaster
Modify current window opening back to former position and
dimensions, First Floor; sheathing, lath, plaster, paint
Second Floor Windows
09100 Lath and Plaster Total

Trade Cost SubTotal
Design and Pricing Contingency

$286,462
10%

SubTotal
General Requirements and Conditions
Overhead and Profit

Estimate Construction Cost Total to Main Summary
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$28,646

$315,108
11%
3%

$34,662
$10,493

$360,263

Page 6 of 10 Pages

Improvements Common to Both Schemes
ELEMENT

UNIT RATE

$3,279,396
12,995 GSF
COST

Details SubTotal
QUANTITY UNIT

Improvements Common to Both Schemes
Replace and upgrade existing theatrical equipment (rigging,
lighting, curtains)

1

AL

$300,000.00

$300,000

Add Town Office archival storage and theatrical storage in
basement

1

LS

$65,000.00

$65,000

1
1
370

LS
RM
SF

$2,500.00
$10,000.00
$500.00

$2,500
$10,000
$185,000

$100.00
47 RISER
2 STOP $150,000.00
FIX
$12,000.00
16

$4,700
$300,000
$192,000

Demolish lock-up area in basement
Reduce size of boiler room in basement
Provide new catering kitchen in basement including; new slab
on grade 12" lower, kitchen equipment
Provide new code-compliant main entry stairs
Provide new passenger and freight elevator at main entry
Provide new code-compliant restrooms at first and second
floors
Provide new area for display of historical objects new main
entry

$20,000.00

$20,000

Extend elevator and stair access to basement
Rehabilitate existing theatrical dressing rooms
Provide handicapped access to dressing room level
Proved handicap access to stage level
Upgrade mechanical, electrical, plumbing and fire protection
systems

1 STOP $150,000.00
$150.00
900 GSF
LS
$55,000.00
1
LS
$40,000.00
1
$65.00
12,995 GSF

$150,000
$135,000
$55,000
$40,000
$844,675

Add a complete automatic fire suppression system (sprinklers)
through building

12,995

GSF

$5.00

$64,975

4

LOC

$10,000.00

$40,000

450

GSF

$175.00

$78,750

Demolish existing brick masonry vaults at four different floor
locations
Create new Town Meeting Room space above main entry on
second floor

1

LS

Improvements Common to Both Schemes SubTotal

$2,487,600

Structural Upgrades
Roof purlin connections
Unbraced chimney; tie-backs, repointing
Foundation leaks; waterproofing
Structural Upgrades SubTotal
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1
1
1

LS
LS
LS

$50,000.00
$20,000.00
$50,000.00

$50,000
$20,000
$50,000
$120,000
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Details SubTotal

Improvements Common to Both Schemes
ELEMENT

QUANTITY UNIT

Trade Cost SubTotal
Add Markups as Per Exterior Tab

Estimate Construction Cost Total to Main Summary
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UNIT RATE

$3,279,396
12,995 GSF
COST

$2,607,600
26%

$671,796

$3,279,396

Page 8 of 10 Pages

Scheme A Improvements
ELEMENT

Details SubTotal
QUANTITY UNIT UNIT RATE

$295,507
12,995 GSF
COST

Scheme A Improvements
First floor Auditorium and second floor office remain as is assumed new paint only
New pit lift and pit
Scheme A Improvements SubTotal

9,000

GSF

$2.50

$22,500

1

LS

$100,000.00

$100,000
$122,500

1

LS

$90,650.00

$90,650

$14,800.00
$6,021.00
$500.00
$3,000.00

$14,800
$6,021
$1,000
NIC
$112,471

Exterior Windows
Window restoration including demolition and installation budget provided
Storm windows - budget provided
Window replacement - budget provided
Demolition and installation of replacements
Exterior window blind replica to match original
Exterior Windows SubTotal

1 LS
1 LS
2 EA
44 SETS

Trade Cost SubTotal
Add Markups as Per Exterior Tab

Estimate Construction Cost Total to Main Summary
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$234,971
26%

$60,536

$295,507
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Scheme B Improvements
ELEMENT

Details SubTotal
QUANTITY UNIT UNIT RATE

$1,345,965
12,995 GSF
COST

Scheme B Improvements
Demolish existing 1928 Auditorium ceiling from former
projection room to Stage

3,000

SF

Demolish all existing 1928 office partitions on second floor
Remove all five 1928 steel trusses from second floor
Reconstruct new second floor at original 1857 elevation
Provide new wood posts to support second floor framing at first
floor

2,190
5
3,000
15

GSF
EA
SF
EA

Raise height of fly space (and roof) above stage by
approximately 13 feet
New Town Office fit-out on First Floor
Auditorium fit-out to second floor
New infill Stage floor plate
Scheme B Improvements SubTotal

980
2,400
2,190
900

$20.00

$60,000

$10.00
$10,000.00
$50.00
$10,000.00

$21,902
$50,000
$150,000
$150,000

SF

$200.00

$196,000

GSF
GSF
SF

$75.00
$25.00
$100.00

$180,000
$54,755
$90,000
$952,657

Exterior Windows
Window restoration including demolition and installation budget provided
Storm windows - budget provided
Window replacement - budget provided
Demolition and installation of replacements
Exterior window blind replica to match original
Exterior Windows SubTotal

1

1 LS
1 LS
12 EA
44 SETS

Trade Cost SubTotal
Add Markups as Per Exterior Tab

Estimate Construction Cost Total to Main Summary
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LS

$54,375.00

$54,375

$10,150.00
$47,058.00
$500.00
$3,000.00

$10,150
$47,058
$6,000
NIC
$117,583

$1,070,240
26%

$275,726

$1,345,965
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Cohasset Town Hall
Exterior Envelop Improvements
Cohasset, MA
February 8, 2008

Concept Estimate

Design Architects:

Carr, Lynch and Sandell, Inc.
1385 Cambridge Street
Cambridge, MA 02139
Cost Estimator:

Daedalus Projects Incorporated
112 South Street
Boston, MA 02111
(617) 451 2717

Cohasset Town Hall
Exterior Envelop Improvements
Cohasset, MA

Introduction
Project Description:
Exterior Scope; Selective isolated roofing repairs, new gutters and downspouts, restore windows and exterior
blinds, remove and replace exterior doors, envelope insulation, exterior painting.
Project Particulars:
Existing Floor Plan Drawings prepared by Carr, Lynch and Sandell, Inc.
Scheme Drawings received February 07, 2008 prepared by Carr, Lynch and Sandell, Inc.
Proposed Draft Scope of Work dated February 05, 2008 prepared by Carr, Lynch and Sandell, Inc.
Selection of current condition photographs taken by Carr, Lynch and Sandell, Inc.
Detailed quantity takeoff from these documents where possible.
Daedalus Projects, Inc. experience with similar projects of this nature.
Discussion and review with the Design Team.
Project Assumptions:
Town Hall will be occupied during construction.
The project will be a bid from a selected list of at least four General Contractors.
Our costs assume that there will be competitive bidding in all trades and sub-trades i.e. at least three bids per trade
Unit rates are based on current dollars. An escalation allowance to mid-point of construction has been included in
the unit rates.
The Total Construction Cost reflects the fair construction value of this project and should not be construed as the
prediction of the lowest bid.
Design and Pricing Contingency markup is an allowance for unforeseen design issues, design detail development
and specification clarifications.
General Conditions and Requirements value covers SubContractor's bond, site office overhead.
Overhead and profit markup is calculated on a percentage basis of direct construction costs. The value covers
General Contractor's bond, insurance and profit.

Cohasset Town Hall Exteriors CE Feb 08.xls
Printed 2/8/2008

Page 2 of 6 Pages

Cohasset Town Hall
Exterior Envelop Improvements
Cohasset, MA

Introduction
Project Exclusions:
Escalation.
Construction Contingency.
Design fees and other soft costs.
Interest expense.
Owner's project administration.
Construction of temporary facilities.
Printing and advertising.
Specialties, loose furnishings, fixtures and equipment beyond what is noted.
Building Permit.
Site or existing condition surveys and investigations.
Hazardous materials survey, report and removal.
Police details and street/sidewalk permits.
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Exterior Envelop Improvements Details
ELEMENT

$728,528

Details SubTotal
QUANTITY UNIT

UNIT RATE

COST

02-SITE CONSTRUCTION
02050 Selective Demolition
Window storm, small
Window storm, large
Window w/storm, large
Window w/storm, set of 4 sash
Entry Lobby door
Auditorium door
Exterior door
Gutter
Downspout
02050 Selective Demolition Total

LOC
LOC
LOC
LOC
LEAF
LEAF
LEAF
LF
LF

$75.00
$100.00
$500.00
$875.00
$300.00
$250.00
$150.00
$7.50
$3.50

$1,050
$1,700
$3,000
$6,125
$1,200
$1,000
$900
$1,500
$910
$17,385

3 LOC

$1,000.00

$3,000

3 LOC

$2,500.00

$7,500

14
17
6
7
4
4
6
200
260

06-WOODS AND PLASTICS
06100 Rough Carpentry
Modify current window opening back to former position and
dimensions, First Floor
Modify current window opening back to former position and
dimensions, Second Floor
06100 Rough Carpentry Total

$10,500

06400 Finish Carpentry
Repair and replacement exterior finishing trims and detailing;
assumes 25%
Clapboards
Roof cornice
Gable end eaves
Pilasters
Watertable
Window and door surrounds
Caulking, sealants and paint to exterior closure
06400 Finish Carpentry Total
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2,765
60
65
80
85
375
11,056

SF
LF
LF
LF
LF
LF
SF

$18.75
$100.00
$75.00
$200.00
$50.00
$25.00
$2.00

$51,844
$6,025
$4,896
$16,000
$4,225
$9,375
$22,112
$114,477
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Exterior Envelop Improvements Details
ELEMENT

Details SubTotal
QUANTITY UNIT

$728,528

UNIT RATE

COST

07-THERMAL AND MOISTURE PROTECTION
07200 Insulation
Insulate basement ceiling
Cellulose insulation to exterior wall
Vacuum out existing rock wool insulation
Cellulose insulation to attic floor
07200 Insulation Total
07600 Roofing and Flashings
Isolated asphalt shingle repair; assume 10%
Flashing repair; assume 25%
New gutter
New downspout
07600 Roofing and Flashings Total

4,420 SF
11,056 SF
1,802 CFT
5,462 SF

610
6,110
200
260

SF
SF
LF
LF

$2.00
$2.00
$0.50
$2.00

$8,840
$22,112
$901
$10,924
$30,952

$10.00
$1.00
$35.00
$25.00

$6,100
$6,110
$7,000
$6,500
$25,710

08-WINDOWS AND DOORS
08100 Steel Doors and Frames
Exterior door
08100 Steel Doors and Frames Total

6 LEAF

$1,500.00

$9,000
$9,000

08200 Wood Doors and Frames
Front entrance lobby paneled door
Automatic door opener
08200 Wood Doors and Frames Total

4 LEAF
1 SET

$5,000.00
$2,500.00

$20,000
$2,500
$22,500

14 EA
17 EA
31 EA
6 EA
7 EA
44 SETS

$1,400.00
$2,000.00
$1,500.00
$6,000.00
$8,000.00
$3,000.00

$19,600
$34,000
$46,500
$36,000
$56,000
$132,000
$324,100

08600 Wood Windows
Interior window storm to existing window to remain
Interior storm to large window w/arch head
Restoration of existing window to remain and paint
New window to replica original
New window to replica original, Large w/arch head
Exterior window blind replica to match original
08600 Wood Windows Total
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Exterior Envelop Improvements Details

Details SubTotal

ELEMENT

QUANTITY UNIT

$728,528

UNIT RATE

COST

09-FINISHES
09100 Lath and Plaster
Modify current window opening back to former position and
dimensions, First Floor; sheathing, lath, plaster, paint
Second Floor Windows
09100 Lath and Plaster Total

3 LOC

$2,250.00

$6,750

3 LOC

$4,000.00

$12,000
$18,750

Trade Cost SubTotal
Design and Pricing Contingency

$579,287
10%

SubTotal
General Requirements and Conditions
Overhead and Profit

Estimate Construction Cost Total
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$57,929

$637,215
11%
3%

$70,094
$21,219

$728,528
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