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Section I

Introduction

The intent of this report is to provide the Frothingham Hall Steering Committee in Easton,
Massachusetts, with an overview of the conditions that exist on the interior and exterior of
Frothingham Hall. This report makes recommendations for the proposed scope of repairs,
renovations, and additions to the existing building in order to provide spaces for the specific
needs of the Council on Aging (COA) and the Recreation Department (REC), and several
multi-purpose spaces to meet the needs of both departments as well as for the community at
large. Outlined within this report are options for renovating the building to allow for
program and office uses by both the Council on Aging and the Recreation Department and
for the Town of Easton. See Section VIII.
This building presently houses these two departments in temporary spaces in anticipation of
the future renovation to this facility. The historic nature of the building has been considered
as well as the potential for sustainable design and the programmatic needs of the
departments and the community.
The Scope of Work (Section III) outlines the present conditions and program adjustments.
The information for this report has been gathered through meetings with the Steering
Committee and the department heads, surveys of the exterior and interior of the building,
and the review of available documents from the town web site, the Easton Historical
Commission, and the previous study completed by James Thomas Architect.
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Section II

Historic Background

Frothingham Hall was originally built in 1902 by the Ames family as the Ames Gymnasium.
The architect for this building was Guy Lowell, who also designed the Boston Museum of
Fine Arts. It was built at the time to be used “for the physical well being of high school
students” as well as for music lessons and band rehearsals. We believe that the original
building consisted of the main multi-purpose room and the smaller conference/activity space
in the rear.

The north and south wings of the building were added in the 1920’s after the building was
acquired by Louis and Mary (Ames) Frothingham. The additions were intended to house
offices for the American Legion as well as the Easton chapter of the American Red Cross. Mr.
Frothingham founded the Easton division of the American Legion, and Mrs. Frothingham was
a friend of Clara Barton, the founder of the Red Cross. We believe that the two entrances
added with the two wings allowed for easy access to the two different uses. After Louis
Frothingham died in 1928, the building’s name was changed to Frothingham Memorial Hall
in his memory.
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The building sustained fire damage in 1956, and it was renovated to its current appearance
after that time. A handicap accessible ramp was also added later in the 20th century. The
building was also used for middle school classrooms, by the Easton YMCA, and most recently
as a temporary location for the public library. Frothingham Hall was acquired by the Town of
Easton in 2007, and it currently houses the Department of Recreation and the Council on
Aging. These departments will be the primary tenants of the building after renovation, while
also functioning as a community center for the town. Our hope is that the building can be
renovated to maintain the stature of the past century while meeting the needs of future
generations to come.

Note: Information gathered from various sources at Easton Public Library, Easton Historical
Society, and Boston Public Library.
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Section III

Scope of Work

A. Civil and Site Utilities
Existing Conditions:
The existing site consists of sloping, naturally wooded land with visible outcroppings of
ledge in several locations. The land areas closest to Barrows Street have been cleared to
allow for the existing building and 24 car parking lot.
Utilities to the existing site consist of water and gas lines below grade and electricity,
telephone, and fiber optic overhead cables, all entering the building from Barrows Street.
Sewer is provided on site by an existing septic system (cesspool) to the northwest of the
existing building (exact location not known). There is also subsurface drainage of both
the roof area (via downspouts) and the parking lot (via two catch basins). It is not yet
known where these drain.
Note that there was a drainage pipe observed within the mechanical room adjacent to the
North wall. This pipe exits the building through the floor towards the front of the
building. It is not clear where this drainage pipe terminates.

Base Scope of Work:
1. Further information about the existing septic system is required prior to the beginning
of Schematic Design.
2. Generally existing site utilities are adequate for the proposed building revisions.
3. If the facility is intended to be rented for outside functions, then the existing septic
system will need to meet Title 5 requirements. In addition, an underground grease
trap will be required between the kitchen and the septic system.
4. A rainwater harvesting system should be considered to support either on site
landscape irrigation or for a grey water system for the restroom toilets and urinals and
possibly mechanical systems. This would consist of an underground storage tank with
a filtration system.
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Section III

Scope of Work

B. Landscape Architecture
Existing Conditions
Front of Building: There are three entrances at the front of the building. The NE and SE
entrance
have concrete steps and decorative metal hand rails at the entrance. The
main center entrance has a very imposing monolithic concrete HC ramp with pipe
railings that runs along the front of the building from south to north and connects to the
main building entrance. The ramp was most likely constructed in the 1960’s or 1970’s.
There are two sets of granite steps with granite cheek walls at the curb which are original
to the 1902 building. The center set of steps includes a decorative metal handrail that was
added at some point in the 1920’s. The granite for the cheek walls is separating from the
mortar bed and needs to be reset. The granite steps for the north 1920 addition have a
piece of granite capstone missing from the cheek wall and are in need of repair. It may be
very difficult to match the granite unless the original piece of granite is available. A
concrete walk leads from these granite steps to the building entrance and a set of
monolithic concrete steps with a decorative handrail. There is also a concrete walk and
steps with decorative handrail at the SE entrance.
The curb along the street is a rolled concrete curb most likely original to the construction
of the building. The curb is deteriorating and in some sections the concrete is missing.
The brick window wells are in poor condition. A chain link fence and gate runs from the
NE corner of the building to the stockade fence in poor condition, on the north property
line.
Planting in the front of the building consists of overgrown deciduous and evergreen
shrubs. There is a small crab apple tree at the east end of the site. The grass on the
sloped lawn area is thin most likely due to topsoil erosion and needs to be restored.
Back of Building: The site conditions at the rear of the building consist of very shaded
lawn areas that are eroded or have very thin grass due to poor topsoil condition, lack of
water, compacted soil, lack of sunlight. There is a large 36” diameter double oak in good
condition, adjacent to the rear deck. At the SW corner of the building is a stone retaining
wall that retains the earth and wooded area. On top of that retaining wall is a 36”
diameter white pine that is beginning to lean slightly toward the building. A 4’ high chain
link fence with gate encloses the back yard, beginning at the SW corner of the building
and ends at the stockade fence at the NW corner of the property. There are large dead
trees in the wooded area on the far west end of the lawn. Downspouts at the corners of
the buildings drain have splash blocks and drain onto lawn areas.
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Parking Lot and South Side of Building: The parking area includes 24 parking spaces. The
2 HC spaces at the NW corner of the lot do not conform to code. The lot is bituminous
concrete and includes a Cape Cod berm around the perimeter. There are two access
points into the lot. One on the SE end and one on the NE end nearest the building.
Drainage includes 2 catch basins toward the west end of the lot. There is an
approximately 30” high timber retaining wall near the NE entrance that contains a mature
clump white birch and 30” diameter white pine set within what appears to be a rock
outcropping. There is a concrete walk that connects the drop off area of the lot on the
east end to the front door and HC ramp. The lawn area between the building and the
north end of the parking lot consists of compacted soil with very little if any lawn growing.
This is most likely due to desire lines leading from the lot to the front door and the front
walk to the rear of the building and dumpster. There is a twin 30” diameter oak adjacent
to the sidewalk. A dumpster is located at the north end of the parking lot on the edge of
the drive lane. The parking islands on the southeast and northeast end of the lot consist
of compacted eroded dirt. There is a 20 foot dirt and sand area between the road and the
parking lot that is used for overflow parking.
Base Scope of Work:
Front of Building:
• Remove ramp and construct new steps to original main entrance door.
• Construct new walk from granite steps to main entrance.
• Remove existing granite steps at street and concrete steps for north 1920 addition.
• Remove concrete walks and steps leading to south 1920 addition.
• Remove all shrubs and planting and restore front yard to 1902 photo.
• Remove and replace brick window wells with granite.
• Repair, replace and extend concrete curb along street.
• Provide gravel maintenance strip along perimeter of building.
Rear of Building:
• Provide new accessible terrace as shown on plan.
• Regrade, repair and reseed back yard.
• Remove dead trees and west end of back yard.
• Remove existing double oak to accommodate new construction.
• Provide accessible walk to back yard from parking including regrading as shown on
plan.
• Realign existing chain link fence and gate as shown on plan. Replace with black vinyl
chain link.
• Remove and replace stockade fence along north property line and replace with new
6’ board fence.
• Provide new downspout connections to underground storage chambers for grey
water and/or irrigation needs.
• Consider developing community gardens
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Parking Lot and South Side of Building:
• Provide new HC ramp and walks as shown on plan.
• Repair and reseed lawn areas.
• Re-stripe parking lot to accommodate new HC spaces as required by zoning.
• Provide HC curb ramp at parking spaces.
• Provide new Cape Cod berm where needed.
• Remove landscape timber wall and replace with segmented concrete wall.
• Repair and restore parking islands provide new lawn and shade trees.
• Provide new temporary angled parking until phase 2 parking expansion is built.
• Relocate curbs to accommodate new building entrance.
North Side of Building:
• Provide permeable paving at service drive as shown on plan.
• Provide new dumpster enclosure.
Other Opportunities for Sustainability:
•
•
•

Provide new downspout connections to underground storage chambers for grey
water and/or irrigation needs.
Consider developing community gardens. Note that kitchen composting could be
used in these gardens.
Possibly use bio swales as a storm water recharge solution.
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Section III

Scope of Work

C. Exterior – Foundations, Crawl Spaces, and Basements
Existing Conditions:
The existing foundation for the 1902 building is a full depth granite foundation, most likely
from the local quarry, which forms a basement under a portion of the main multi-purpose
room. There is a crawl space (approx. 3’ deep) in the rear under the remainder of the
Multi-Purpose room as well as the Activities Room. There are areaways that are on the
front of this building and were also on the South side (visible from the basement –
accessing the crawl space). The areaways are built of brick with stone caps and are in
poor condition. These areaways must be rebuilt to maintain the windows (light and air) to
the basement.
The 1920’s additions were added with crawl spaces (approx. 2 to 3 feet deep), with the
same granite foundations. There are small (1’x2’) ventilation panels at the foundation that
are intended to ventilate the crawl spaces. These are currently blocked with plywood;
therefore, the crawl spaces are somewhat damp. Ventilation for these crawl spaces does
not meet current code requirements. There are also ledge outcroppings visible within the
crawl space.
New CMU foundation has been provided at the new entrance to the basement at the rear
of the building. All foundations appear to be in good condition.
Base Scope of Work:
1. Rebuild existing areaways and reset cap stones. Provide 6” deep gravel base with
drain tied to new subsurface drainage at each areaway (4 total).
2. Provide new concrete frost walls under entry porch and addition on south side.
Provide New England veneer stone (Stoneyard.com or equal) on visible vertical
concrete surfaces to simulate the appearance of the existing foundation.
3. Provide new concrete foundations to crawl space depth at new additions to rear of
building (below new kitchen and new administration/vertical circulation).
4. Fully ventilate all crawl spaces to current code requirements.

Page 13

Feasibility/Program Study
Frothingham Hall Community Center
CBT No. 009606.00
March 16, 2010

Section III

Scope of Work

D. Exterior - Roofing, Flashing, Gutters and Downspouts
Existing Conditions:
The existing roof consists of sloped hipped roofs with asphalt shingles and small portions
of flat roof, assumed to be covered in a membrane type roofing system. All roofing is
over a wood framed roof with small amounts of cellulose or fiberglass insulation in the
ceiling cavities (approx. 4” thickness observed on site). The age of the roofing materials is
not known.
There is assumed to be flashed at the existing valleys, but this flashing is not visible and is
of unknown age.
Roof soffits are vented painted aluminum, probably dating to the mid-20th century. There
does not appear to be any ridge venting at the existing roof. There is one existing gable
vent over the front gable. The original soffit dentil work from the earlier building is no
longer visible on the building. It is unknown whether these existing dentils are covered by
the newer soffit work.
There is a limited amount of painted aluminum gutters and downspouts on the building.
These are typically located over entrances at the front and around most of the rear of the
building. At some locations, there are gutters without downspouts. Collectors to a subsurface drainage system exist and are used by downspouts in some locations. Ultimate
drainage points of sub-surface system are unknown; possibly these go to drywells or
possibly to the on site septic system.
Base Scope of Work:
1. Remove existing asphalt roofing at all sloped roofs and provide new asphalt roofing
(40 year minimum warranty) on existing and new sloped roof structures to conform to
revised configuration for a consistent even appearance.
2. Remove existing membrane roofing at flat roofs and provide new EPDM rubber
roofing on existing and new flat roof structures to conform to revised configuration for
a consistent even appearance. Provide tapered insulation so that roofs slope to drain.
Note that if photovoltaic panels are mounted to the flat roofs, provide reinforced
liquid applied waterproofing at all locations where panels are mounted.
3. During reroofing effort, provide Bituthene "Ice and Water Shield" or equal at all roof
edges and at all ridges and valleys, 36" wide.
4. Provide new Cor-a-vent ridge venting at new and existing ridges. Provide half ridges
at transitions to flat roofs. Over venting with shingles to match roof field.
5. Replace all metal flashings with 16oz. red copper flashing.
6. Provide new gutters either wood/simulated wood K-style (Azek or equal) or new halfround red copper gutters, 20 oz. minimum. Gutters to be continuous around building
perimeter.
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7. Provide new round profile red copper downspouts to tie into subsurface drainage
system. Provide transitions from downspouts to subsurface drainage.
8. Route out existing sub-surface storm drainage lines.
9. Repoint all brick chimneys to remain and reseal all tops of chimneys for water-tight
seal. Confirm that all flashing between chimneys and roof are water-tight. Replace any
flashing that is not sound.
10. Expose existing dentil work at soffits. It in good condition, refurbish and repaint.
Otherwise, provide new simulated wood dentils at North, South and East facades as
well as at returns on West façade. Paint all to match existing.
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Section III

Scope of Work

E. Exterior - Walls
Existing Conditions:
The existing walls appear to be 2x4 wood framed construction with painted wood shingle
siding. Much of this siding is believed to be original. The shingles appear to have been
well maintained but some wood shingles appear to be nearing their serviceable life. It is
unknown whether there is insulation in the wall cavity; therefore, we assume that there is
little to no insulation in the existing walls.
Wood trimwork is mostly adjacent to window and door opening. Some of this trimwork
dates back to the 1920’s or more. All trims are painted and appear to be in good
condition.
The existing foundation walls are rubble stone and appear to be in good condition. No
degradation of mortar was noted. It is intended that all existing foundations will remain
unless affected by new additions (at proposed new stair addition).
Base Scope of Work:
1. At a minimum, replace all wood shingles which have lost their integrity. This condition
was most noted in some areas of the rear (West) side of the building.
If budget will permit, replace wood shingle siding throughout existing structure.
Provide new R&R Perfection red cedar shingles at exposure to match existing. Provide
new paint/solid body stain on entire structure – colors selected after approval by
Historic Commission.
2. If spot shingle repair/replacement is done, consider insulating exterior walls from
interior or from exterior using blown in closed cell foam or dense packed cellulose
insulation.
If shingle siding is fully replaced, investigate adding a layer of rigid insulation to the
existing building to improve the building envelope.
3. Repair any deteriorating wood trims at existing doors and windows to remain and
repaint.
4. Infill portions of walls and cut new openings to accommodate revised window/door
configurations.
5. Provide louvers and vents as required to accommodate new mechanical equipment.
6. Remove/relocate fire alarm pull station from front (East) elevation to South elevation.
Patch and repair where box and associated wiring was removed.
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Section III

Scope of Work

F. Exterior – Windows and Public Doors
Existing Conditions:
The existing building has a series of painted wood windows and doors of varying ages.
The existing exterior doors on the front façade are four panel wood doors with two panels
of glazing in each door. These doors are of an unknown age, but they are likely from the
mid-20th century. These doors do not match the door styles from earlier historic photos.
The doors at the service entrances of the building are six panel doors; some are
composite/insulated doors – not wood.
The existing windows vary from fixed single glazed transom type windows, which possibly
date from the original building, to double hung windows with insulated glass. The
windows have divided lights, typically six light divisions per sash, although there are a few
transom windows which appear to be from the original building having diamond shaped
light divisions. There are storm panels at the exterior of most transom windows. The
double hung windows are newer, having been replaced within the last 5 years.
Specification information about the newer windows is not available.
There are small hopper windows at the basement level. These are single sashed, nine
light windows, single glazed. These windows provide light and air to the basement
spaces via masonry areaways.
Originally, the 1902 building had a large skylight over the main gymnasium space.
Although the framing for this space still exists, the original skylight has been removed and
infilled with roofing.
Base Scope of Work:
1. At a minimum, replace all single glazed windows with insulated units. Recaulk all
existing windows to remain to trims to maximize weathertightness of building
envelope.
2. To greatly improve the tightness of the building envelope, consider replacing all
windows with new double or tripled glazed insulated windows.
3. At front (East) elevation, remove exterior doors and portico trims at north and south
wings and infill with new insulated glass wood double hung windows with transoms
above (double or triple glazed).
4. Provide new insulated glass wood windows and transoms at all new additions at
locations indicated on drawings. Provide obscure glass at inner glazing at all toilet
room locations.
5. Provide new operable skylight in original opening. Provide additional structure as
needed to support new units to current code requirements.
6. Refurbish existing four panel door on front elevation. Relocate to new height of
vestibule floor. Confirm that existing egress door (panic hardware, closers, etc) meet
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current codes. Provide full weatherstripping, recessed sweep and threshold for
weathertight installation. Fully refinish door (paint).
7. Provide new wood and glass doors with egress hardware at new entry vestibule.
8. Provide new utility doors at service entrance and at new stair (where applicable).
Doors to be insulated composite doors with vision panels.
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Section III

Scope of Work

G. Stairs and Ramps
Existing Conditions:
There are existing stairs, probably original to the building, constructed of wood treads,
risers, and handrails. One existing interior stair is located central in the building. The stair
up to the existing balcony (no longer in use) has winders, short treads/steep risers, and
limited headroom. The down run to the existing basement seems to have appropriate
headroom, although the stair rise/run and handrails do not meet current codes. One stair,
accessible from the exterior, appears to have been a bulkhead converted into an internal
stair. This stair has similar issues to the other stairs. Due to the extent of work being
proposed for the building, it is likely that all stairs would need to be brought up to the
current code requirements.
An existing accessible ramp has been constructed at the front of the building in the
middle of the 20th century. It is made of concrete with metal pipe rails. It is a serviceable
ramp, but it is not preferred aesthetically.
Base Scope of Work:
1. Demolish existing stairs as indicated in drawings and fill in openings at floors.
2. Provide new code compliant stair in rated GWB enclosure. Assume wood framed stair
for interior stairs. Finishes for stair will be painted walls, ACT ceiling, rubber treads and
risers, clear finish wood rails on metal brackets.
3. Reframe flooring at all levels as required to accommodate new stair openings.
4. At exterior, provide new poured concrete stair, accessible ramp (1:12 slope), and porch
at South side of building. All rails to be painted metal with wood caps. Provide stone
pavers at new entry porch.
5. Where noted on drawings, provide new PT wood framed deck/dock at Northwest
corner of building with access stair and service ramp. Sustainable decking materials to
be used for deck/dock surfaces.
6. Paint all finish surfaces and trim, unless otherwise noted.
Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

H. Structure
Note: For referenced photographs, see Appendix A.
Existing Conditions:
The Frothingham Hall is a one-story structure built in 1902 as a Gymnasium. The Main
building area is approximately 108’-0” long x 50’-0” wide. It is a wood framed building
with stone foundation walls and a gabled roof system. The building is relatively in fair
condition however a fire has damaged several areas of the roof structure and there are
some structural deficiencies that will require corrective work which is described later in
this section. The distinctive feature includes timber scissor trusses over the old
gymnasium space. These trusses are covered up by the hung ceiling.
The foundation walls and the building support system are exposed in the basement and
crawl spaces that are below grade. There is a partial basement under the vestibule/older
gymnasium area. The crawl spaces had limited access particularly under the office,
bathrooms and meeting room areas. The foundation bearing layer includes probably
ledge or a dense bearing layer.
The foundation walls include old granite stone walls with newer cmu block walls at the
Boiler Room. The stone walls are generally in fair condition however there is one interior
foundation wall that was damaged by mechanical work penetrations between crawl
spaces under the old basket-ball court (See Photo #1). At this crawl space location one
side is littered with the stone units that were removed to create the openings (See Photo
#2). This condition should be reviewed in order to determine the proper reinforcement
Work.
At the basement space there are several 3.0 inches diameter pipe posts that support the
first floor framing. At the Boiler Room these pipe posts are supported directly on the
slab-on-grade which is severely cracked at a location adjacent to the furnace pit (See
Photo #3). There are no mechanical connections between the posts, cap plates, base
plates and concrete Work. In order to meet present construction standards we
recommend removing and replacing these pipe posts with newer posts properly
supported and fastened to the concrete Work and wood beams.
At the crawl spaces the structure that supports the first floor framing is exposed. This
support includes older 8X12 brick piers and newer 6x6 posts. The older brick piers are
supported by a stone unit (12”x18”+) and the wood posts by a 6x6 cribbing placed on
top of pink concrete pavers. This cribbing was installed between the brick piers (See
Photo #4). There are no mechanical connections between the members and in our
opinion the cribbing should be considered as a temporary shoring. The 6x6 cribbing
posts were loose at the area under the basket-ball court and two of them fell on the
ground during our survey (See Photos #5 and #6). At the office area the brick piers have
been replaced by 12”x12” concrete piers and wood cribbing that has also been added
similar to the other crawl spaces (See Photo #7).
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At the kitchen area the crawl space is very shallow and the humidity is high. The joists at
the hatch have deteriorated and they have been sistered with new 2x8 (See Photo #8). At
the crawl spaces there is a lack of proper ventilation and we noticed pooling of water at
areas where the hot water pipes were leaking. At these areas we recommend replacing
the wood cribbing construction with new 4.50 inches diameter pipe posts and concrete
footings. At the damaged stone wall area a close-up inspection is required in order to
design an adequate repair Work. We recommend providing proper ventilation at all
crawl space areas.
The first floor is a wood framed construction system including 2x10 joists at 16.0 inches
on center supported by 6x10 wood beams. The floors are squeaky at the old gym area.
Over the basement most of the framing is covered up with finish work and is not
available for inspection. At two small opening locations we observed 2x10 joists flush
framed into 6x10 beams. However the joists were split at the tenon and mortise
connections. We anticipate that some reinforcement work will be required at the
framing over the basement space and that joist hangers should be added at the areas
where joists have pulled-out or are damaged. The 6x10 beams and the 2x10 joists are
generally adequate to carry a 100.PSF live load. A refined analysis of the floors will be
required once the final layout is established particularly if rhythmic activities will be
planned for the first floor use. The wood stud walls are covered up with finish work
however they appear to be a 2x4 stud system. An analysis of the walls to resist wind
loads will be required considering that the floor to ceiling height is 10’-8” which is
excessive for a 2x4 stud system. The stud wall system should be exposed at a couple of
locations in order to confirm the stud size.
The existing roof construction was available for inspection over the office area and the
older basket-ball court. It was not available for inspection over the meeting room,
bathroom and kitchen areas. Over the activity room we were able to peek thru a hole to
observe the framing. The roof construction has been damaged by fire over most of the
observed areas. The degree of damage was the worst over the office space. The
severely damaged framing areas have been removed and replaced except for some roof
sheathing, ridge board and hip boards at the office space (See Photos #9 through #12).
The remaining roof framing has superficial damage with a small loss of material. The
roof over the office space includes 2x8 at 20.0 inches on center rafters. Some roof
sections include new lumber and others include the older fire damaged wood.
At the gymnasium area the roof includes 2x8 at 16” roof joists supported by built-up
beams in turn supported by the scissor trusses that are spanning 30’-0” over the open
space below. The older skylight openings have been infilled with newer 2x8 joists and
sheathing. The scissor trusses
include 6x8 top and bottom chords and 6x6 vertical.
There is a separation between the vertical web member and the top chord at the ridge
location (See Photo #13). The scissor trusses include decorative gusset plates (See
Photos #14 and #15). In general the roof rafters were adequate to carry the snow loads.
However at areas where new work is being added such as solar panels, insulation or
overframed roof loads a thorough inspection and investigation of the existing framing
must be carried out. The existing ceilings are carried either by the partition walls or by
the roof framing.
The chimney at the activity room extends very high above the roof and mortar joint
deterioration is evident near the top of the chimney (See Photo #16). The chimney
stability for wind loads should be verified and the mortar joints should be repaired.
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Base Scope of Work:
1.

Repair and reinforce the existing structural work as described in the Existing
Conditions section.

2.

Review the proposed additions for compliance with Article 34 of the Code. The
Level 2 Work requirement limits the addition area to a maximum of 10% of the
existing building. In case the 10% is exceeded seismic upgrade will have to be
implemented. This upgrade may be costly.

3.

The proposed renovations will entail the following:
1) Add transfer beams and posts at areas where bearing walls and partitions are
being removed.
2) At the new construction the foundation walls and footings will include a cast-inplace construction system. Information must be obtained on the existing ledge
elevation in order to avoid costly ledge removal. A 10 inches to 12.0 inches
reinforced concrete wall and a 2’-0” wide x 1’-0” deep footing may be used for
the new construction.
3) The first floor framing will include a plywood subfloor and underlayment
supported by wood joists
that will be designed to carry the new spaces. The
exterior stud walls will include a 2x6 at 16.0 inches on center system. The new
roof construction will be similar to the existing one with wood rafters supported
by the new bearing walls and by the existing roofs. We recommend limiting the
over framing addition at the new Vestibule at the parking side and at the COA
Director and Assistant offices. The existing fire damaged ridge boards and hips
were left in place and the existing roof will require reinforcement in order to carry
these new loads.

In summary the main structural items to be considered are as follows:
•
•
•

Comply with Article 34 of the Code regarding the proposed addition and
renovations.
Remove and replace the existing pipe posts and cribbing in the basement and crawl
space areas.
At the overframed roof areas take into consideration the fire damaged condition of
the existing rafters and limit the extent of the added weight on these members.
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Section III

Scope of Work

I. Interior Doors and Frames
Existing Conditions:
There are a limited number of existing doors and frames at the interior of the building.
These doors vary from paneled wood doors to flush slab doors. Some doors are stained
finish; others are painted. Generally the doors are set in wood frames and trims, with
similar finish treatments.
Base Scope of Work:
1. Where practical, existing doors, frames, and hardware should be reused, especially
doors to offices in South wing.
2. Provide new wood doors and frames in style and configuration similar to existing doors
to be reused. Where required to meet code, use pressed metal frames. Cover metal
frames with wood casing for similar appearance to wood doors.
3. Provide new lever mortise sets, new hinges, and closers where required by code.
4. Provide B label rated doors and frames at stairway and mechanical room doors.
5. Provide vision panels in all office doors at Adminstration area and in stair doors.
6. Provide stone thresholds at toilet rooms.
7. Provide kickplates and closers on kitchen doors.
Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

J. Multi-Purpose, Activity, and Conference/Meeting Rooms
Existing Conditions:
There are three existing assembly spaces within the building. The main space to be used
as a multi-purpose room was originally built as a gymnasium space. It currently has a
maple floor, painted plaster walls with stained wood trims and vinyl base, and a trayed
concealed spline acoustical tile ceiling with surface mounted1x4 lensed fluorescent strip
lighting. All finishes are in good condition. Originally this space had stained wood
wainscoting and a vaulted ceiling with two exposed wood trusses and a central skylight.
The trusses exist above the acoustic ceiling but they have been damaged from an earlier
fire.
The conference/activity room is believed to be part of the original structure. It currently
has a carpeted floor, painted plaster walls with stained wood trims and vinyl base, and a
high plaster ceiling with pendant mounted 1x4 lensed fluorescent strip lighting. There is
an existing wood burning fireplace with a stained wood mantel which is believed to be
original to the building. The finishes are in good condition. The fireplace has not been
tested for operation; a wood burning fireplace is not needed for the new building
although its historic value is recognized.
The existing conference/meeting room is part of the 1920’s addition. There is an exterior
door that accesses this space as well as an interior door from the main space. The floor is
carpeted and the walls are painted plaster on some walls and wood V-groove boards –
probably original to the addition at the exterior walls. The trims are painted wood. The
ceilings are 2x4 lay-in acoustical tile which has been lowered from the original ceiling with
surface mounted 1x4 lensed fluorescent strip fixtures for lighting.
In all spaces, it is yet unknown the extent of the original finishes that may be found behind
the current finishes surfaces. Based on the thicknesses of some of the existing interior
walls, it is believed that some existing finishes may remain in place behind the visible
finishes. It is unknown the extent of damage sustained by these covered finishes due to
the earlier fire.
Base Scope of Work:
1. In Multi-Purpose Room, reconfigure space based on drawing layout. Refurbish existing
wood floor. See Structure for requirements to reinforce floor structure for new
programmatic needs. Investigate the existence of original V-groove board wall finish
behind existing finished walls. Investigate opening the ceiling to restore the exposed
trussed ceiling with skylight. It is assumed that the existing V-grooved board walls and
ceilings may have sustained earlier fire damage; therefore, new wood/simulated wood
panels may be provided to restore the look of the original room. New ceiling to be
painted GWB with exposed wood trusses refurbished. Note that all new egress doors
to this room will require panic hardware.
2. In Multi-Purpose Room, provide bottom chords to both trusses and infill truss
openings with laminated glass panels. Provide high quality folding wall system (High
NRC rating) to divide room (one location only).
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3. In Multi-Purpose Room, provide storage closets as indicated on drawings. Finishes
from room to extend into closets except provide painted GWB walls and ceiling and
closet lighting.
4. Restore existing vestibule including door from Multi-Purpose room to Vestibule. Raise
floor finish of vestibule to match floor finish of Multi-Purpose room. Provide finishes on
new walls to match Multi-Purpose room, with painted plaster ceiling.
5. In Conference/Activities Room, reconfigure space based on drawing layout. Remove
carpet and provide new linoleum flooring throughout. Provide new paint on existing
and new wall/ceiling surfaces. Note that room finishes will extend into adjacent
closet(s). Relocate or refurbish existing fireplace, hearth and mantel; provide new gas
log and exhaust flue liner.
6. In Conference/Activities Room, provide new storage cubbies with coat hooks, shelves
and enclosed cabinets above. Provide storage closet with accessible sink/countertop,
enclosed upper cabinets, and full height storage shelves in configuration shown on
drawings.
7. In Conference/Meeting Room, reconfigure space based on drawing layout. Provide
new carpet, painted walls, acoustic tile ceiling. Provide sound attenuation blankets
within demising walls.
8. In Conference/Meeting Room, provide closet/niche with base cabinets, plastic
laminate countertop, sink and upper storage cabinets for material storage and coffee
prep.
9. In all assembly spaces that could potentially be used by children, it should be
considered in the renovation to comply with the new EPA rules regarding lead paint.
See 40CFR Part 745 (Federal Register).
Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

K. Business and Administrative Areas
Existing Conditions:
Within the South wing of the 1920’s addition is the existing area used for administrative
offices for the Department of Recreation (REC) and the Council on Aging (COA). There is
an exterior door that accesses this space and currently serves as the main entrance to the
building. Adjacent to the entry vestibule are two small offices. The remainder of this
space consists of an open area that contains a reception desk (used by COA) as well as
individual desks in an open office plan for full and part time staff for the two departments.
The floor finishes for these spaces are carpet with stained wood base. Walls are stain
finished V-groove boards – most likely original to this portion of the building. Ceilings are
painted plaster with ceiling fans and pendant mounted 1x4 lensed fluorescents used for
lighting.
Base Scope of Work:
1. Reconfigure layout of space by constructing individual staff spaces for the two
departments, including private offices for the two department heads, and an office for
the COA Outreach Coordinator. Offices will have GWB walls and solid doors with
vision panels, in configuration indicated on drawings.
2. Provide a lockable reception desk for the COA receptionist. This desk will have a
transaction top, lower counter for accessibility, space for TTDTTY machine and checkin computer monitor, as well as work space for 1 to 2 staffers.
3. Provide counter for REC area which can be open to the public and accessible by REC
staff. Storage is required within the counter area. Provide lockable rolling door to
separate office space from reception area.
4. Provide lockable cabinet/closet for shared office equipment, including fax machine,
copy machine, and laser printer on plastic laminate countertop with base cabinets and
upper cabinets in configuration indicated on drawings.
5. Provide power for coffee station (furniture piece).
6. Provide power and internet hook-ups for work desk to be used by volunteer staffers
and/or public access.
7. All business/administration areas will have carpeted flooring and acoustical ceilings.
8. Restore/reuse existing V-groove board walls and running trims for main reception area.
Refinish wood stain and/or provide new for consistent appearance.
Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

L. Catering Kitchen
Existing Conditions:
Within the rear of the North wing of the 1920’s addition is an existing residential style
kitchen, including wood upper shelves and base cabinets, plastic laminate countertops,
double bay cast iron sink with dual drainboards, refrigerator, range, and microwave.
The floor finish for this space is VCT with painted wood base. Walls are painted GWB with
painted wood trims. Ceilings are painted plaster with surface mounted 1x4 lensed
fluorescent lighting.
Base Scope of Work:
1. Remove existing kitchen in its entirety, including all walls, finishes, cabinetry, fixtures,
and appliances. Turn over existing appliances to the Owner.
2. Reconfigure layout of space as indicated on drawings. Provide new wall partitions to
continue to underside of structure to seal space from adjacent spaces.
3. Provide FRP panels (or epoxy paint) on walls and seamless epoxy flooring and base.
4. Provide washable 2x4 lay-in acoustical tile ceiling.
5. Provide stainless steel counters and cabinets in layout indicated.
moveable central serving counter (24” x 72”).

Provide one

6. Provide shelving units for dry storage within kitchen storage area.
7. Provide new refrigeration unit, heat cabinets and/or convection ovens &
cooktop/hood, microwave oven, plus stainless steel 3 compartment sink and hand sink.
8. Note that this facility must meet the Board of Health requirements.

Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

M. Toilet Rooms and Janitor’s Closet
Existing Conditions:
Within the North wing of the 1920’s addition are the existing Men’s and Women’s Toilet
rooms. Each room has one lavatory. The Men’s room has one toilet stall and two urinals;
the Women’s room has two toilet stalls. There is a janitor’s closet with a mop sink and
storage shelves, which also has a floor hatch for access to the crawl space below.
In the basement space below the Multi-purpose room, there is also a restroom with one
toilet stall and two lavatories. It is assumed that this room will not be used as part of the
newly renovated space.
The plumbing fixtures installed are not the most up-to-date for water conservation,
although both restrooms currently have lighting controls with occupancy sensors.
The floor finishes for these spaces are VCT. Walls and ceilings are painted plaster with
fluorescent lighting.
None of these spaces meet current accessibility code requirements. In addition, based
on the occupancy estimates for the renovated spaces, the Women’s room does not meet
plumbing code requirements for the estimated capacity.
Base Scope of Work:
1. Remove existing toilet rooms and janitor’s closet in their entirety, including all finishes,
fixtures, fittings and accessories.
2. Provide new toilet rooms facilities as noted. Install 4’-0” AFF ceramic tile wainscot (two
color pattern) at plumbing wall and return walls adjacent to toilets and urinals. At
upper walls and other walls and ceilings, provide epoxy paint. Provide waterproofed
floors with tile finish and floor drains.
3. Provide plastic laminate vanities or handicapped sinks with wall mounted mirrors.
4. Provide new low flow sinks, toilets, faucets and fittings, with all valves and plumbing
piping required for a complete installation.
5. Provide new toilet partitions where noted as well as toilet accessories.
6. At Janitor’s closet, provide, new mop sink with mop hooks and storage shelves.

Page 28

Feasibility/Program Study
Frothingham Hall Community Center
CBT No. 009606.00
March 16, 2010

Section III

Scope of Work

N. Common Areas, Circulation and Storage Closets
Existing Conditions:
Historically the main entrance to the building has been the central entrance that accesses
the Multi-Purpose room. This is the location served by the handicapped ramp. Currently
the main access to the building is the door at the South wing. At both entrances, there is
a small vestibule area which share finishes similar to the areas that they serve. Other
corridors also have finishes similar to the areas to which they are adjacent. Usually these
finishes are carpeted floors with painted plaster walls and ceilings. Most trim work is
stained wood. Given the proposed plan changes, none of these spaces will be salvaged
or reused except for the vestibule off of the Multi-Purpose Room.
Base Scope of Work:
1. Remove all existing finishes to the original wood floors.
2. Provide new floor finishes to match surfaces of adjacent rooms, generally glued down
carpet unless otherwise noted.
3. Provide new painted GWB walls where indicated on drawings. All wall finishes are
intended to be painted.
4. Provide new suspended GWB ceilings with soffits, finish to be painted.
5. Install new doors, frames and hardware at all indicated openings.
6. At new Gallery, provide ½” plywood behind GWB layer for mounting of future display
cabinets/artwork.
7. Note that finishes within storage closets will match those of adjacent spaces.
8. All signage to be wall-mounted with raised letters to meet MAAB requirements.
9. Provide walk-off mats at building entries.

Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

O. Heating, Ventilating, and Air Conditioning
Existing Conditions:
The existing heating system is a steam heating system with a cast iron Weil-McLain boiler.
The boiler was installed in 2007. The input capacity for the boiler is 1080MBH; net I-B-R
output is 629 MBH. The boiler efficiency rating is 85%.
There is one main zone and on slave zone off the main zone. The heating elements are a
mixture of cast iron radiators and finned tube radiation. The Multi-Purpose room has two
unit ventilators with fans and outdoor intake openings for ventilation.
Base Scope of Work:
1.

Remove existing finned tube radiation and unit ventilators.

2.

Existing boiler will be abandoned in place.

3.

Provide new high efficiency (90%) gas fired HVAC units as follows:
a)
b)
c)
d)
e)
f)
g)
h)
i)

j)
k)
l)
m)
n)
o)
p)
q)
r)
s)
t)

Provide 2-Ton unit for Conference/meeting, corridors and restrooms.
Provide 1-1/2-Ton HVAC unit for kitchen
Provide 1000 CFM non-commercial hood exhaust system for the kitchen.
Provide 2-Ton HVAC system for the Conference/Library.
Provide (3) 3-Ton HVAC system for the multipurpose room.
Provide 3-Ton HVAC unit for the lobby and vestibule.
Provide electric wall heater for the (2) two vestibules.
Provide (2) 1-1/2 Ton HVAC units for the north and south offices.
Locate all units in attic spaces. Note that the multipurpose room has
exposed ceiling. Ductwork shall be lined round/spiral duct and the units
shall be located above the lobby and rest rooms ceilings.
Provide 500 CFM heat recovery exhaust and supply for the toilet room
and janitor’s room.
Provide (2) 1000 CFM heat recovery ventilation unit for east and west
wing HVAC units.
Provide 1500 CFM heat recovery unit for multipurpose room.
All heat recovery units will be located in attic space and ducted to roof
for intake and exhaust.
Provide electric baseboard heat for the stairs.
All ductwork shall be per SMACNA
Line 15 Ft of supply and return duct from HVAC units.
Insulate all supply duct and outside duct.
Provide programmable thermostat with locking covers for all HVAC units.
Provide Low return for all HVAC units.
Provide Dehumidification for basement, 5lbs capacity

Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

P. Plumbing
Existing Conditions:
The existing water service is 1-1/4” diameter. It is unknown whether it is lead pipe.
Existing gas fired hot water heater is an older model which operates well but is not the
most efficient.
Although serviceable, the existing plumbing fixtures generally are not the most efficient
type; some do not meet current code requirements.
Base Scope of Work:
1. New water service by G.C
2.

Remove existing plumbing fixtures.

3.

Provide new low flow plumbing fixtures. Provide hose bib and floor drain for each
toilet.

4.

Provide terrazzo mop basin for the janitor’s closet.

5.

Provide waterless urinal.

6.

All faucets shall be sensor operated (wired) and low flow commercial type.

7.

Provide exterior non-freeze wall hydrants per Code.

8.

Disconnect gas from existing boiler and pipe gas to new HVAC units and kitchen
equipment.

9.

All piping shall be SWCI with No-Hub joints.

10. Water piping shall be copper.
11. Gas piping shall be Sch.40 Steel.
12. Insulate all hot and cold water and recirculation water.
13. Provide 100 MBH, 80 Gal. gas fired, sealed combustion water heater. Run flue to
roof.
14. Provide hot water recirculation system.
15. Provide Truerbo insulated protectors for all piping under the handicapped
lavatories.
16. In kitchen provide one floor drain, one hose bib, pipe one hand sink, one prep
sink, one 3-comp. Sink, one residential dishwasher.

Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

Q. Fire Protection
Existing Conditions:
Currently there is no sprinkler system in this building.

Base Scope of Work:
1.

New Fire Service by G.C.

2.

Provide complete wet sprinkler system for the entire building.

3.

Provide dry sprinkler system for the crawl spaces.

4.

All installation per NFPA-13.
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Section III

Scope of Work

R. Electrical System/Fire Alarm
Existing Conditions:
The existing overhead electrical service is single phase, 120/240 from the street. The
building has 200 Amp, 3 wire, panel. The disconnect switch is in the existing toilet room.
Base Scope of Work:
1. Remove existing single phase service, including disconnect switch.
2.

Provide dedicated electric room located in the basement.

3.

Provide 400A/3phs-4wire/120-208v underground service.

5.

Provide 320 meter socket, main distribution panel, service grounding and two
100/3 sub-panels for lighting and power.

6.

Provide lighting throughout space, carry recessed type up/dn 2x2 fluorescent
fixture for every 50sqf of space. Provide light switch for every enclosed space with
three way switches for rooms that has two entrances.

7.

Provide occupancy sensors in each room, provide multiple sensors if required for
proper coverage.

8.

Provide convenience outlets throughout building, approximately 10ft on center
and on each wall. Connect no more than 8 general-purpose outlets on one 20A
circuit.

9.

Provide dedicated circuits for kitchen appliances as required, carry minimum (15)
20/1 circuits.

10. Provide dedicated circuits for all mechanical equipment, see mechanical
specifications.
11. Provide emergency and exit signage as required. Provide exit signs at every egress
door from the building and from major large areas. Provide emergency lighting
consisting of self contained units spaced at every 25ft in egress corridors and at
least one in large rooms and bathrooms. Provide exterior emergency lighting at
exit doors.
12. Provide Fire Alarm system consisting of smoke detectors in hallways, pull stations
at exit doors, Audio/visual devices per NFPA 72 and minimum one in each public
space and in corridors.
13. Provide exterior lighting consisting of exit lighting, security lighting and parking lot
lighting.
14. Provide security system consisting of door contacts and motion sensors in rooms
with windows.
Note: Some items noted here are assumptions based on assumed scope of new work
required to meet programmatic needs.
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Section III

Scope of Work

Q. MEP Sustainable Considerations
Existing Conditions:
Currently the sustainable aspects of the building systems are limited.

Base Scope of Work:
These previous recommendations are our proposals for a basic affordable efficient
building systems design.
In addition to these, a number of features can be included in the design that makes the
building greener and more efficient, but at a potential cost increase. Note that in general,
a LEED Gold certification will increase the construction cost for a building of this size by
10-15%.
A number of measures are as follows:
-Grey water use: It is possible will increase plumbing cost by $15,000.00, if the town of
Easton will accept it.
-Rain water harvesting is possible; it will increase plumbing cost by $15,000.00.
-Roof Solar heating system is possible; it will increase cost by $20,000.
-Roof or site PIV system is possible will increase cost by $1 per/kwh saved.
-MERV 13 filtration is not possible with these smaller residential style units, but if the
design is changed to commercial units or if additional in-line fans are introduced, then it
can be achieved. It will add an additional $2,000 cost to each unit.
-Non-water urinals and low flow fixtures can be specified. No-water urinals will be a water
saver, but at a maintenance cost.
-Dehumidifier condensate can be used for boiler feed but the cost will be much higher
compared to normal water use. We still need boiler feed for condensate. Dehumidifier
water is not reliable and does not have sufficient pressure.
-Sub-Metering can be done; each meter will cost approximately $500.00 per equipment.
Say $5,000 for building.
-Utility companies have rebate programs for high efficiency equipment. Usually the rebate
covers the cost difference between the normal efficiency unit and high efficiency unit, for
example they pay $1,000 per boiler or $10 per light fixture.
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Section IV

Sustainable Considerations

The intent is that the building will be designed and specified with considerations made for
LEED certification as well as with recognition of Easton’s commitment to the EPA Energy
Challenge. It is more important to implement sustainable features into the building than it is
for the building to have the LEED certification label. The hope is that this building can
implement green features that can be used as an example and an education tool for the
town of Easton.
CBT has taken an initial look at sustainable opportunities in the design and operations for
Frothingham Hall. We have looked at the building under LEED-EB (LEED for Existing
Buildings). We have also begun discussions with National Grid and Bay State Gas to
determine what programs exist for the renovation to the building. With regard to National
Grid, it must be evaluated whether an Advanced Building approach to the building will
achieve a better result than a more prescriptive approach to the electrical systems in the
building.
We have outlined below several considerations to be explored both at the LEED Charrette as
well as during the course of the building design. Initially what must be determined is whether
we want to consider the building under LEED-EB or under LEED-NC (LEED for new
construction). Please note that often major building renovations follow the new construction
tract to achieve more points.
The following are the sustainable design elements to consider in the design of Frothingham
Hall.

A. Sustainable Sites
Opportunities exist during construction as well as in the maintenance and operation of
the building. During construction, erosion of the site will be controlled. The existing site
is a natural open habitat and will remain as such. Storm water infiltration could potentially
be changed with the addition of the new service drive, so pervious paving systems will be
used to mitigate this. A rain garden could also be considered as part of the landscape
architecture. With the addition of exterior lighting at the new building entrances,
consideration will be given for the specification of exterior lights to limit the amount of
light that extends off of the property. Ultimately when the building is being maintained
by the town, A plan for maintenance and operations will be written which establishes how
the site will be maintained, including pest management, exterior paints and sealants to be
used, etc.
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B. Water Efficiency
At a minimum, low flow plumbing fixture must be used. An additional consideration is to
use fixtures that exceed the minimum requirements (exceeding IBC 2006). Toilets that use
1.3 or 1.1 gals per flush, grey water toilets, or composting toilets and dry urinals could be
used to improve water efficiency. Water efficiency in the landscape design can also be
explored by considering design features such as a bio-swale. This could potentially
become an example of innovated design.

C. Energy & Atmosphere
At a minimum, a management practice plan with systems narratives must be developed.
An Operations & Maintainance manual with operational requirements must be provided.
This can be an educational tool to make people conscience of how the building’s heating,
cooling, and ventilating systems operate.
In addition, the building must meet a
minimum Energy Star 70 rating, plus no CFC’s can be used in the building. This means
that the existing window air conditioners must be changed to an alternate cooling
method that does not use CFC’s.
It is preferred that the building can perform better than the Energy Star 70 rating. CBT
will explore opportunities both in building envelope design as well as systems design to
improve upon this rating. Energy audits for the building using ASHRAE II must be
completed. During these audits, issues will be identified, and improvements and
associated costs proposed for evaluation. An ongoing commissioning of the building can
be put into place to continue to evaluate the building’s performance. Performance of
various systems can be measured with systems level metering (sub-metering the AC
system, boiler, etc) and documenting the information for both education and
performance uses. On site renewable energy will be considered (geo-thermal, wind, solar
– photo voltaics for hot water and/or electricity) to see if there is any benefit to the town in
a reasonable payback period. In addition, the town can chose to purchase renewable
energy credits for the portion of energy that they use for this building.
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D. Materials & Resources
At a minimum, the town must implement for the building a sustainable purchasing policy
and solid waste management policy.
Beyond that, the town could consider a town-wide sustainable policy for their purchase of
ongoing consumables as well as durable goods (such as Energy Star appliances and
equipment and/or sustainable furniture). The materials to be specified for the renovation
of the building, both interior finishes and fittings as well as exterior materials, will maintain
the same standard of sustainable purchase, including specifying postconsumer/postindustrial materials; salvaged materials (from off or on site), FSC certified
woods, panel products without urea-formaldehyde resins, paints and sealants with
low/zero VOC’s, as well as carpets and floor finishes with Green Label and FloorScore
certifications. Also use of mercury in light fixture lamps will be reduced. Construction
waste should be diverted through recycling and reuse so that only the minimum necessary
goes into landfills.
Once the building is operational, sustainable purchasing of food should also be
considered when instituting programs. Also the path of solid waste should be tracked
using a waste stream audit, so that it reduces the impact on the larger community. If
possible, on site composting should be considered with possible use in a community
garden. Also to be considered are waste management of ongoing consumables and
durable goods.

E. Indoor Environmental Quality
At a minimum, the indoor air quality must meet ASHRAE Standard 62.1-2007. A No
Smoking policy will be implemented for the building, including the requirement that
smoking cannot occur within 25 feet of any building entrance. In addition, a Green
Cleaning Policy must be documented and instituted for this building. This includes using
products and procedures and developing strategies for safe handling and storage of
cleaning chemicals, for cleaning procedures, promoting and improving hand hygiene, etc.
In addition, the ventilation system for the building can be monitored to provide feedback
on outdoor air rates. Ventilation can be increased to improve user comfort for the various
spaces, possibly through the use of natural ventilation. New equipment and filters can be
specified to help limit the amount of potentially hazardous particulate matter which can
effect air quality, human health and the environment. Control measures will be taken
during construction so that both the construction workers and future occupants will not be
effected by adverse indoor air conditions resulting from the construction. An occupant
survey can be implemented to assess the comfort levels of the buildings users.
Lighting and thermal conditions can be monitered and controlled to increase the comfort
of the users. Consider both passive and active means of daylighting spaces and providing
views to the exterior.
A high-performance cleaning program with a green cleaning policy should be
implemented to insure that the air quality in the building is maintained during its use.
Consider an audit of the custodial effectiveness to confirm that indoor air quality goals are
being maintained.
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F. Innovation in Operations
CBT has several LEED Accredited Professionals participating on the development of these
sustainable building considerations. It should be noted that taking a sustainable
approach to the development of an historic building has obtained a point in Innovation in
Design in LEED. Implementing an educational program to teach people the green design
elements within the building may also achieve a point.
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Section V

Building Program Area

A. Program Area (by Proposed Option)
Room Name

Opt 1

Opt 2

Opt 3

Opt 3A

Entry/Administration
Vestibule
Lobby/Reception
Council of Aging Offices
Recreation Dept. Offices

84
566
205
205

84
566
205
205

84
750
245
242

44
838
262
311

Assembly Spaces
Multi-Purpose Rm
Vestibule/Storage
Activity Rm
Storage
Conference/Meeting Rm
Kitchen

1515
249
705
24
194
352

1800
119
705
0
270
388

1800
182
775
29
270
379

1800
131
798
43
272
379

Misc/Circulation
Gallery/Corridor
Restrooms/Janitor
Stairs

571
360
98

654
276
160

625
276
126

625
276
140

1st Flr Total (nsf*)

5128 nsf

5432 nsf

5783 nsf

5919 nsf

B. First Floor Building Area (by Proposed Option)
Existing 1st Floor: 5665 gsf

Proposed 1st Floor

Opt 1

Opt 2

Opt 3

Opt 3A

5765 gsf

5975 gsf

6445 gsf

6610 gsf

310 gsf

780 gsf

945 gsf

Proposed Addition (gsf**) 100 gsf

*NSF is the useable area, measured to the finish face of interior walls.
**GSF is the total building area including: interior space, chases, interior walls and exterior
walls.
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Section VI

Site Considerations & Proposed Site Plan

A. Site and Building Access
Additions to the building would be considered as long as they preserve the traditional
viewscape at the front. It is desirable to restore the lawn area at the front of the building.
The new building entrance shall be designed to be recognizable and appealing so that
people do not mistake the historic entrance for the main building entrance. The main
building entrance must be handicap accessible. It is preferable to relocate the existing
handicap ramp away from the front of the building. The proposed site plan locates the
handicap ramp near the handicap parking spaces and the new south entrance. This
location also provides access to the rear yard for picnics, etc.
Most people arrive by car, so locating the main entrance and handicap ramp on the
parking lot side of the building improves site accessibility. The lobby and administrative
offices are also proposed for this location, thereby providing access control so that
people do not wander into the building without staff knowledge.
The parking lot entry and exit drives will be reversed to allow for improved drop-off. The
new entry drive would need to be shifted to allow for adequate drop-off space in front of
the new entrance.
Approximately 24 parking spaces are currently provided on site. Ultimately 60-80 on site
parking spaces will be needed. Expanded parking areas are planned for a later
development phase. Some exterior recreational space is also planned in Phase II.
Service access is proposed to be added on the north side of the building, separate from
the parking area to the south. It is desirable to have the service access close to the
kitchen so that cars/vans can be loaded for the COA meals program. Accessibility to the
service area is not mandatory, although a ramp from the raised dock to the driveway is
needed for deliveries and for Meals On Wheels pick-ups. This area must be separated
from the rear yard.
The rear yard will be used for picnics, children’s play area, etc. Access is provided from
the main entry via the handicap ramp. In addition, it is desirable to have a patio off of the
Activities Room to allow for exterior access from this space. This patio would need to be
accessible.
The existing conditions survey shows an approximate location for the existing septic
system. It is believed that the existing system is a cesspool.
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Section VII

Program Considerations for Proposed Plan Options

This information was gathered through meetings with the Frothingham Steering
Committee as well as individual communication with the REC and COA Department
heads.
A. Lobby & Administrative Offices
The administrative offices should be located at the main entrance/lobby to provide access
control during business hours. After hours, the administration area will not be manned;
therefore, either this area must be locked off or completely separate from the building
entrance. Function spaces may be rented out by the community; therefore, access to the
building and security of the administrative area are important issues to consider. It must
be determined how evening programs are monitored – possibly with camera monitoring.
The administration area includes: offices for the department heads and their assistants,
open space for additional staff, a secure area for shared equipment, and reception
seating. One full time person sits at a reception desk. Shared equipment, including one
copier and one fax machine, must be secure and accessible to both departments. WiFi
should be included in this area for use by staff or by the public. A small coffee station
near the reception seating should be included. It is desirable to maximize natural light for
these spaces.
Access to the multi-purpose room can be through the main corridor, which can function
as a gallery space with display on walls and/or within display cases.
Recreation Department (REC)
 Office for (1) full time Department head with a work station and (1) bookcase
for REC supply storage.
 Office for (1) part time assistant with a work station and (1) 4-drawer vert file.
 REC needs a counter, separate from COA, for people to sign up for
programs and obtain information on available programs. This counter
should be accessible to the public even if the Recreation Department is not
attended. Both the dept head and assistant need to access this counter.
 Recreation has a Riso copier that should be included within the recreation
space.
Council on Aging (COA)
 Office for (1) full time Department Head should include a work station and
space for 2 guest chairs.
 Office for (1) part time Outreach Coordinator with a work station, a 4-drawer
lateral file, and 2 guest chairs.
 Reception desk for (1) secretary with a work station and low counter with
TTD machine, and (2) 4-drawer shared lateral files.
 Volunteers/per diem workers (instructors, etc) require an occasional desk
with work station.
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B. Shared Spaces
Typically up to 50 people or more could use the building at one time between staff,
instructors, and program participants. It may be possible that a function or special
program would have 100 to 150 people.
REC programs run during evenings, weekends, as well as before school and after school
(programs and child care). A pre-school program during the day is also desired. This
program would overlap with COA programs. REC staff is available from 8AM to 4PM.
Council on Aging programs usually run Monday thru Friday from 9AM to 2:30/3PM with
staff available from 8AM to 4PM.
Although programs between the departments do not overlap, intergenerational programs
may develop as space/opportunities exist.
Multi-Purpose Room
 COA dance and/or exercise classes include: Tai Chi, Zoomba, belly dancing,
and ballroom dancing.
 Recreation programs include evening fitness, youth dances, yoga, and
Zoomba.
 Internet based programs/brain wellness programs require a cable drop
(existing) or WIFI.
 A ping pong table may be located in this room.
 The larger main space should have some tables (assume seating for 48 per
RFP) which can remain set up during the week (for meals program,
continental breakfasts and light lunches/soup).
 Tables and chairs to fill the multi-purpose space to capacity will be
purchased. Storage closets will likely need to accommodate racks for the
tables and chairs, although it is possible that storage for all of these tables
and chairs may not be needed as some of both will remain up for daily
programs.
When the full space needs to be cleared out, the
conference/meeting room may be used for overflow storage.
Activity Room
 Recreation programs include pre-school activities, cake decorating and
scrap booking programs. The latter will need access to tables.
 Cubbies with coat hooks are needed for pre-school programs.
 COA programs include arts and crafts classes, board games, card games,
sewing/quilting groups, etc.
 A sink and small counter with cabinets underneath should be provided to
facilitate clean-up of paint and craft supplies.
 Storage should be provided for supplies.
Conference/Meeting Room
 COA uses include small group meetings/individual counseling (meeting
space for 2 to 5 people).
 This room will be used for health screening clinics, including blood pressure,
cholesterol and foot care, as well as tax and insurance consultations.
 A sink and storage cabinets are desired for coffee prep, hand washing, etc.
 This room may be used for overflow storage of tables and chairs if the multipurpose room needs to be cleared out for large functions.
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C. Kitchen
The kitchen may be a commercial kitchen, catering kitchen, or a slightly simpler kitchen. It
will need yearly Board of Health inspections and certificates, but it is not yet known to
what level.
There is a meals program which requires a functioning kitchen. This includes a lunch
program served in the multi-purpose room as well as Meals on Wheels. Currently this is
run out of Parker Terrace, but may be moved to Frothingham Hall when possible. Note
that meals for the Meals on Wheels program will not be prepared at this facility. The
ability to provide continental breakfasts and light lunches/soup is also desirable. It is
assumed that most serving of meals at this facility will be done using paper plates.
The kitchen may be used for catered events, fundraisers or possibly for rented functions
for the community. This could trigger additional Board of Health requirements including
expanded dishwashing capabilities and septic/sewer requirements.
The kitchen may also be used to provide learning opportunities such as cooking
classes/demonstrations.
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Section VIII

Proposed Plan Options

A. Option 1
Summary
Option 1 illustrates a plan which fit the program spaces into the existing building
footprint. Only a small vestibule addition (100 SF) is proposed for the South end of the
building for the new building entry. This scheme required that both the Multi-purpose
room as well as the Activity Room would be reduced from their original sizes. The interior
stair to the basement would be relocated so that a continuous corridor can continue
through the building. A wall of storage was shown at the South end of the multi-purpose
room. A small conference room was included adjacent to the kitchen. The existing rear
deck would remain as an access in this scheme.
Advantages:
 Program spaces are provided within existing building footprint.
 Maintains existing service dock at northwest corner of building.
 Relocated basement stair allows a continuous corridor through the building
which improves circulation & internal building oversight and security.
 Provides a movable partition between the Conference/Meeting Room and
Kitchen to maximize flexibility.
Disadvantages:
 Office/administration space is tight for the number of staff/volunteers that
use the space. Similarly, there isn’t any flexibility for future growth.
 Location of main building entrance is not clear due to minimal size of new
vestibule.
 Small lobby limits pre-function gathering.
 Lobby reception desk lacks visual supervision of main hall and service door.
 Multi-Purpose Room is reduced from its original size:
o Program usage and flexibility are limited.
o Restoration of historic space is not possible.
 Reduced Activity Room limits program usage/flexibility and requires
relocation or removal of historic fireplace.
 Reduced Conference/Meeting Room limits program usage and flexibility.
o 8 Person maximum seating capacity.
 Bathrooms located at front of the building limit opportunities for
transparency on the main façade.
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B. Option 2
Summary
In addition to the new vestibule, a small (210 SF) addition is proposed on the Northwest
corner of the building to allow for adequate space for the kitchen. The kitchen could have
direct access to the Activity Room. A new dock area would be added off of the North end
of the building to provide easy access to the kitchen. This also increases the usable back
yard area. In this scheme, a Conference/Meeting Room is included in a similar location to
the existing conference room.
The full size of the Multi-Purpose room is preserved and allows the possibility to restore
the 3 dimensional volume of the space. A bottom cord may be added to the existing
trusses to allow for movable partitions to be used to divide the larger space into smaller
areas.
Advantages:
 The small addition at the rear of the building maintains the front viewscape
of the historic building.
 Preserves full size Multi-Purpose Room:
o Possibility to restore the historic volume of the space, including the
balcony.
o Opportunity to subdivide the space, improving separation between
dissimilar programs & expanding opportunities for multiple programs.
 Conference/Meeting Room:
o Location provides opportunities for transparency on the main façade.
o Increased size provides flexibility for current and future programs.
o 12 Person table seating; additional seats possible at perimeter of room.
 Kitchen location provides direct access to the Activity Room.
 New service dock allows easy access to the Kitchen and maximizes usable
backyard space.
 Relocated basement stair allows a continuous corridor through the building
which improves circulation & internal building oversight and security.
Disadvantages:
 Office/administration space is tight for the number of staff/volunteers that
use the space. Similarly, there isn’t any flexibility for future growth.
 Location of main building entrance is not clear due to minimal size of new
vestibule.
 Small lobby limits pre-function gathering.
 Lobby reception desk lacks visual supervision of main hall and service door.
 Reduced Activity Room limits program usage/flexibility and requires
relocation or removal of historic fireplace. Storage is not provided.
 Conference/Meeting Room is remotely located, although this separation
from other program spaces may be an advantage as it provides privacy for
meetings and health screening clinics.
 Slightly more construction cost.
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C. Option 3
Summary
In addition to the new vestibule, Option 3 includes two small additions (210 SF for the
kitchen as well as 470 SF for a new stair and additional office area). The additional office
area will allow for adequate space for staff and for visitors to the two departments,
although dedicated volunteer space is limited. The new stair is planned to be over the
existing basement bulkhead. This stair would have direct access to the exterior as well as
between building levels. This scheme includes coat closets as well as other storage areas.
It was noted that areas specifically for coats would not be required in this building, but
they will need some coat racks that can be brought out into the main corridor when
needed for a function. The Multi-Purpose Room, Conference/Meeting Room, Restrooms
and Kitchen have a similar layout to the previous option.
Advantages:
 The 2 small additions at the rear of the building maintain the front
viewscape of the historic building.
 Preserves full size Multi-Purpose Room:
o Possibility to restore the historic volume of the space, including the
balcony.
o Opportunity to subdivide the space, improving separation between
dissimilar programs & expanding opportunities for multiple programs.
 Conference/Meeting Room:
o Location provides transparency on the main façade.
o Increased size provides flexibility for current and future programs.
o 12 Person table seating; additional seats possible at perimeter of room.
 Kitchen location provides direct access to the Activity Room.
 New service dock allows easy access to kitchen and maximizes usable
backyard space.
 Relocated basement stair allows a continuous corridor through the building
which improves circulation & internal building oversight and security.
 Preserves full size Activity Room:
o Maintains historic fireplace.
o Provides sink/storage area.
 Lobby:
o Provides adequate waiting/circulation/pre-function area.
o Reception desk provides visual supervision of main hall as well as
building entrances (main and service).
 Administration Offices provide adequate space for most staff needs, except
for volunteer work areas.
Disadvantages:
 Office/administration space is tight for the number of volunteers. Flexibility
for future growth is limited.
 Main building entrance is not clear due to minimal size of new vestibule.
 Conference/Meeting Room is remotely located, although this separation
from other program spaces may be an advantage as it provides privacy for
meetings and health screening clinics.
 1 access/stair to basement. Limited balcony access.
 Slightly more construction cost.
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D. Option 3A
Summary
Option 3A includes the two small additions from the previous scheme (210 SF for the
kitchen as well as 470 SF for a new stair and additional office area), but it develops the
previous option in 2 significant ways.
First, the new entry/vestibule area is enlarged (265 SF total). This provides a clear
identity for the main building entrance by distinguishing it from the historic entrance.
Volunteer work areas and seating areas are provided adjacent to the main entry vestibule
in a manner that supports current and future flexibility of use.
Second, the reception/volunteer areas as well as the REC and COA offices have
been developed to satisfy the specific needs of the 2 departments. The reception desk
has high and low counter areas and built-in file storage behind. Shared office equipment
is located to the left of the reception desk behind lockable doors. This provides
equipment security when the building is used after business hours. The COA Director’s
office is accessed thru the Outreach Coordinator’s office. The Recreation department is
located opposite the reception desk and can also be locked after business hours. A
registration counter, accessible by both the REC Director and REC Assistant, is accessible
at all times and includes a rolling door at the back for office security.
This scheme preserves the full size of the Activity Room. The historic mantel is
maintained and may be fitted with a gas fireplace insert for ease of use. Cubbies and coat
hooks are provided to the right of the fireplace, and a clean-up sink is included in the
storage room. There is direct access to the kitchen.
The Multi-Purpose Room, Conference/Meeting Room, Restrooms and Kitchen have
a similar layout to the previous option.
Advantages:
 The 2 small additions at the rear of the building maintain the front
viewscape of the historic building.
 Preserves full size Multi-Purpose Room:
o Possibility to restore the historic volume of the space, including the
balcony.
o Opportunity to subdivide the space, improving separation between
dissimilar programs & expanding opportunities for multiple programs.
 Conference/Meeting Room:
o Location provides transparency on the main façade.
o Increased size provides flexibility for current and future programs.
o 12 Person table seating; additional seats possible at perimeter of room.
 Kitchen location provides direct access to the Activity Room.
 New service dock allows direct access to kitchen and maximizes usable
backyard space.
 Relocated basement stair allows a continuous corridor through the building
which improves circulation & internal building oversight and security.
 Preserves full size Activity Room:
o Maintains historic fireplace.
o Provides sink/storage area.
 Lobby:
o Provides adequate waiting/circulation/pre-function area.
o Reception desk provides visual supervision of main hall as well as
building entrances (main and service).
 Administration Offices provide adequate space for anticipated staff needs.
(continued on next page)
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Advantages (continued):
 Entrance addition:
o Provides adequate space for volunteer work areas and allows for future
flexibility and growth.
o Respects the historic entry while providing a clear new main entrance.
Disadvantages:
 Conference/Meeting Room is remotely located, although this separation
from other program spaces may be an advantage as it provides privacy for
meetings and health screening clinics.
 1 access/stair to basement. Limited balcony access.
 Largest addition with slightly more construction cost.
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Appendix A
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END OF REPORT
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