REQUEST FOR PROPOSALS (RFP)

FOR THE PURCHASE, RENOVATION &
REDEVELOPMENT OF PROPERTY OWNED BY
THE TOWN OF WESTMINSTER, MASSACHUSETTS
THE HISTORIC MEETING HOUSE
August 23, 2023

. INTRODUCTION

The Town of Westminster Massachusetts is requesting proposals for the acquisition, renovation and
redevelopment of a most noteworthy and remarkable town-owned historic building: the Historic
Meetinghouse built in 1839, which sits on a 0.56-acre parcel of land located at 3 Bacon Street that is
served by municipal water and sewer. The building is located within the socially, culturally and
economically emerging Village Center District. The Historic Meetinghouse is a quick and easy walk to all
of the Village Center’s many amenities: the library, post office, municipal buildings, churches, shops and
restaurants. The building offers a unique opportunity for a high-quality redevelopment (residential, retail,
office or a mixture of uses) that can seamlessly integrate itself into the fabric of the Town’s Village
Center and be a community asset for years to come.

1. THE BUILDING

Westminster’s Historic Meeting House (also known
as the Old Town Hall) is located at 3 Bacon Street in
Westminster’s Village Center. The building was
originally constructed in the Greek Revival-style in
1839. The building was a one-and-half story structure
consisting of a wood framed first floor (which is now
the second floor) over a crawl space. By the late
1800s, the building was deemed too small to meet the
needs of our growing Town, so the structure was
expanded by raising the building one story and
inserting a new brick-built first floor to create a two-
and-a-half story structure which was used for a dining
hall, kitchen and a room for the Library.




The History of Westminster Massachusetts 1893-1958
(N. F Tolman, Ed., Peterborough, NH: Richard, Smith
Publishers, 1961) explains that the Historic Meeting
House served not only as Westminster’s Town Hall
but also as a venue for meetings for numerous civic
groups. By 1958, it was recounted, “the machinery of
town business had become far more complex [and so]
it was necessary to employ office workers on a more-
or-less daily basis, and town offices on the ground
floor had to be enlarged and modernized.” (p. 16)

The Historic Meetinghouse is one of the buildings
included in the Westminster Village/Academy Hill
National Historic District. which was accepted in 1984.
This district is also included in the Massachusetts Historical
Commission’s State Register of Historic Places listings.
These listings make the Meetinghouse eligible for both the
Commonwealth of Massachusetts Historic Preservation Tax
Credit and the Federal Historic Preservation Tax Credit
programs.

The Town commissioned a Renovation Feasibility Study in
2002 that evaluated the Town’s options for continuing use
of the building (study attached). Ultimately, the Town
decided not to renovate the structure for continued use as Town Hall, but instead decided to build a new
Town Hall on South Street. The new Town Hall opened in 2007. This development naturally raised the
question of what should be done with the Historic Meeting House. The Town’s Building Commissioner
has deemed the building to be structurally sound.

Floor plans of the building are attached.
I1l.  VILLAGE CENTER SETTING

Easily accessed from two exits along Route 2
(Exits 98 & 99), Westminster’s Village Center
is a vibrant compact location in the true spirit of
the traditional New England village center. The
Village Center runs along Main Street (Route
2A) for approximately one third linear mile,
beginning at the South Street/Main Street
intersection and ending where Main Street splits
in two at the Route 140/Route 2A intersection
just past the Westminster Café. At one third of a

: mile in length, Westminster’s Village Center is
eminently walkable and contains a number of cultural and civic amenities such as the Town Hall, Public
Safety Building, Forbush Memorial Library, VFW post, American Legion Hall, Westminster Historical
Society and three churches. The Village Center also contains a number of restaurants and retail
operations, including an independently-owned grocery store and pharmacy. The Aubuchon corporate
headquarters sits along the edge of the Village Center.
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The Academy Hill portion of the Historic District and the Town Common are also within walking
distance of the Village Center. The Town Common hosts band concerts during the summer months and is
the site of a very popular farmer’s market which operates every Friday afternoon from May through
October. The Village Center plays hosts to several community events throughout the year including the
annual Cracker Festival (every October), a Town-wide Yard Sale, Ice Cream Social & Book Sale (every
June), the Neighbors Helping Neighbors Benefit Fair (every August), the Attic Treasures Sale (every
September) the Saint Edwards Fair (every September), and the Historical Society Christmas Open House
(every December). The Village Center also plays host to many youth sporting events, several bicycle
races, 5Ks and other road races throughout the year.
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Proposed Village Center Zoning District Boundaries
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The Town will convey the property (also referred to herein as the “Premises™) to a proposer who will
rehabilitate the building (in accordance with standards applicable to the rehabilitation of historic
buildings) and redevelop the property for purposes that the Select Board determines are in the best interest
of the Town. The Town will consider all of the uses allowed by right in the Village Center zoning
district. Please review the Table of Use Regulations in the Zoning Bylaw
(http://www.ecode360.com/attachment/WE1584/WE1584-
205a%20Table%200f%20Use%20Regulations.pdf).

The Select Board’s preference is for the following uses for the Historic Meetinghouse:
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Senior housing — condos or rental units

Office space

Business incubator space including commercial Kitchen

Performing arts space

Café/eatery/restaurant with bar

Mixed use with retail or offices on the first floor and apartments on the second and/or third floor

V. ZONING

In 2016, the Town voted to consolidate the various zoning districts in the Town Center into a cohesive
Village Center zoning district that allows for residential, commercial, retail, office and institutional uses.
Mixed use scenarios with retail/office space on the first floor and residential apartments above are also
allowed.

The Village Center Bylaw does contain a set of design standards to ensure some aesthetic continuity
throughout the Village Center. The Village Center Bylaw is attached to this RFP as a reference material.

VI. REDEVELOPMENT GOALS
The Town of Westminster has the following goals for the redevelopment of the Historic Meetinghouse:

e A use that can integrate seamlessly into the Village Center and the Bacon Street/Pleasant
Street/Main Street neighborhood.

e A use that will preserve the historic appearance of the Historic Meetinghouse.

e A use that will stimulate other desirable economic, social and cultural development in
Westminster’s Village Center.

e A use that Westminster residents will consider as an asset to the Village Center and the Town as a
whole.

o A use that will be in keeping with the scale and appearance of uses typically found in historic
New England village centers.

VIl. PRICE

The Town is interested in selling the property at the highest price. However, the Town reserves the right
to make an award to a proposer that offers other than the highest price. The Town will consider the
overall value of the offer. Proposers are informed that the property shall be conveyed with a historic
preservation restriction, protecting the exterior of the historic building. A performance bond for the
proposed cost of the total rehabilitation shall be required at the time of any contract award.

VIill. MINIMUM CRITERIA

Proposals must meet all provisions of the minimum criteria set forth below in order to qualify for
continued consideration. Any proposal that fails to meet the minimum criteria shall be rejected as non-
responsive.
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IX.

Does the proposal include all the required elements specified in the Submittal Requirements
section of this RFP?

Does the proposer have satisfactory references from similar projects?

Does the proposer have experience with building construction and renovation?

COMPARATIVE SELECTION CRITERIA

Proposals that satisfy all provisions of the Minimum Criteria will be evaluated by the measures set forth
below. All proposals eligible for rating in accordance with this section will be rated for each of the
categories:

Highly Advantageous, 3 points
Advantageous, 2 points

Not Advantageous, 1 point
Unacceptable, 0 points

Qualifications and experience of the proposer on completing similar historic preservation
projects.
a. A proposer that has completed 3 or more similar historic preservation projects shall be
highly advantageous.
b. A proposer that has completed 2 similar historic preservation projects shall be
advantageous.
c. A proposer that has completed 1 similar historic preservation projects shall be not
advantageous.
d. A proposer that has not completed at least 1 similar historic preservation project shall be
unacceptable.

Financial feasibility and viable business plan.

a. A proposal that has a business plan that clearly demonstrates a sound financial strategy
for the Project, together with estimated redevelopment costs, a schedule of operating
income, an expense proforma, and the proposed method of financing shall be highly
advantageous.

b. A proposal that has a business plan that, in general, demonstrates a sound financial
strategy for the proposed redevelopment and includes at least a general statement of
income and expenses, and proposed sources of financing shall be advantageous.

c. A proposal that has a business plan that does not reflect a sound financial strategy
supported by income and expense estimates and sources of funding shall be not
advantageous.

d. A proposal that does not include a business plan shall be unacceptable.

Compatibility of project with the historic nature of the Town Hall that emphasizes preservation
and maintenance of the historic structure.
a. A proposal that emphasizes preservation of the exterior features including windows,
facade, maintenance of the existing brick and clapboards; and also preserves any
important interior features such as the stage shall be highly advantageous.



b. A proposal that emphasizes preservation of the exterior features including windows,
facade, maintenance of the existing brick and clapboards; but does not preserve any
interior features such as the stage shall be advantageous.

c. A proposal that emphasizes preservation of some, but not all of the exterior features shall
be not advantageous.

d. A proposal that does not emphasize preservation of the exterior features of the Town Hall
shall be unacceptable.

4. Quality of the proposed conceptual site plan

a. A conceptual site plan that shows, in detail, the building, parking and circulation areas,
and landscaping techniques to protect and enhance the surrounding environment and
neighborhood shall be highly advantageous.

b. A conceptual site plan that shows at least the building and parking and circulation areas
shall be advantageous.

c. A conceptual site plan that only shows the building shall be not advantageous.

d. A proposal that does not include a conceptual site plan shall be unacceptable.

The best proposal is the one that achieves the highest overall rating based on the criteria above. If two or
more proposals receive the same rating, the proposal offering the highest purchase price will be first
considered.

X. RESTRICTIONS

The Town will convey the property to the successful proposer subject to a permanent Historic
Preservation Restriction (currently under review by the MA Historical Commission) to protect the historic
exterior of the building. The Historic Preservation Restriction shall be on terms acceptable to the Town
and the Massachusetts Historical Commission, and be substantially similar to the draft historic
preservation restriction attached to this RFP. The Historic Preservation Restrictions shall be recorded at
closing, prior to the recording of any mortgage and/or liens, or said mortgages and liens shall be
subordinated to the Restriction.

Land Development Agreement: The Town will require a mutually acceptable land development
agreement with the successful proposer that will govern the rehabilitation of the building and the
redevelopment of the property, and include terms relating to the construction of improvements, the
Town’s review of plans, construction schedule, insurance, and other terms, to ensure that said
rehabilitation and redevelopment actually takes place and the property is not neglected. The land
development agreement will be recorded at closing, prior to the recording of any mortgage and/or liens, or
said mortgages and liens shall be subordinated to the agreement.

XI. PROCESS SCHEDULE

RFP public release/packets available: August 23, 2023

Deadline for submission of questions: September 5, 2023

Addendum issued, if necessary: September 7, 2023

Deadline for proposal submission: October 4, 2023

Opening and preliminary review of proposals: October 10, 2023
Completion of evaluation and scoring of proposals: October 16, 2023
Public announcement of RFP outcome: November 6, 2023



XIl.  SUBMITTAL REQUIREMENTS

Anyone submitting a response to this RFP shall include the following: To be responsive, each prospective
respondent must submit five (5) complete hard copies of the Proposal and one (1) PDF digital copy,
including all information specified below. The five (5) complete hard copies of the Proposal must be
inserted into a single sealed envelope marked “RFP FOR PURCHASE AND REDEVELOPMENT OF
WESTMINSTER HISTORIC MEETINGHOUSE”.

All of the following information must be included in each copy of the Proposal in the following order (if
any item is not applicable, include a statement explaining why the item is not applicable):

1. The Complete Proposal Cover Page (see attachment);
2. A Table of Contents with page numbers;

3. Cover Letter. A transmittal letter identifying the proposer including address, telephone number
and e-mail address of the contact person, and the date of the proposal,

4. Financial Capacity. Each proposer must provide evidence of the proposer’s ability to meet the
financial obligations of the proposed acquisition of the property, the rehabilitation of the building
and the redevelopment of the property (the “Project”). Each proposer shall submit a pro forma
account of the funds necessary to finance the Project and how the proposer will finance the
Project. Financial statements and background information must be attached to the proposal. If a
proposer intends to use “in kind” services, a monetary value must be assigned and a legally
binding document from the company, organization or individual outlining the commitment and
value of any gifts of materials, cash or labor must be included in the proposal. If a proposer
intends to purchase the property with a mortgage, the proposer must specify how much is to be
borrowed and submit, in its proposal package. A pre-approval or commitment letter from a bank
or loan originator acknowledging that the proposer has sufficient financial resources to obtain a
loan in an amount sufficient to complete the Project as proposed. If the proposer provides a pre-
approval letter, the proposer must deliver a firm letter of commitment to the Town within
fourteen (14) days from the date the parties enter into a purchase and sale agreement (P&S). The
proposal must include an explanation of how the proposer will fully fund the ongoing costs of the
building once the Project is completed without any Town of Westminster taxpayer funds.

5. Qualifications. A brief overview of the proposer’s qualifications and experience with comparable
redevelopment projects;

6. Price Proposal. The fully executed “Purchase Price Proposal Form”, a blank copy of which is
attached,

7. References. Provision of at least three (3) professional references, including names, current
phone numbers and e-mail addresses for the references;

8. Description of Project. Each proposer must submit a narrative on the following items:
(@) A description of the proposer’s proposed use of the property and a description of how the

proposal complies with each of the Project Goals and Selection Criteria (see Sections VI &
IX of this RFP);



(b) A description of the proposed configuration of the interior space within the building, together
with a preliminary set of floor plans;

(c) A description of how the proposed Project will comply with the Historic Preservation
Restriction that applies to the building’s exterior;

(d) A description of the on-site and off-site parking needs, together with a plan of on-site parking
configuration and treatment;

(e) A description of the conceptual exterior landscaping design treatment;

(f) The proposer’s demonstrated readiness and ability to proceed on the Project with time
schedules reasonably described.

(g) A description of the impact of the proposed Project on Town infrastructure, including water,
sewer, drainage, parking, public safety, and roads, and the economic benefit to the Town in
tax revenue and in local job creation.

(h) A Project schedule, including dates by which the proposer expects to receive the building and
any other permits required for the Project, the Project financing, a closing date, and
construction schedule.

9. Required Forms. Fully executed originals of the following forms:
(@) A “Certificate of Tax Compliance Form,” a blank of which is attached.
(b) A “Certificate of Non-Collusion Form,” a blank of which is attached.

(c) A “Disclosure Statement for Transaction With a Public Agency Concerning Real Property,” a
blank of which is attached,

If applicable, a certification executed by the secretary of the corporation indicating that the person signing
the proposal has been authorized to do so by a vote of the board of directors. The Proposal documents
must be signed as follows: 1) If the Proposer is an individual, by him or her personally; 2) if the Proposer
is a partnership, by the name of the partnership, followed by the signature of each general partner; and 3)
if the Proposer is a corporation, by the authorized officer, whose signature must be attested by the
clerk/secretary of the corporation, and the corporate seal affixed, a blank of which is attached.

XIl. GENERAL TERMS AND CONDITIONS

Advertisements noticing the availability of the RFP will be placed in the Commonwealth of
Massachusetts Central Register, the Gardner News, Fitchburg Sentinel, and Worcester Telegram &
Gazette. In addition, the RFP will be posted on the Town of Westminster municipal website at:
www.westminster-ma.gov and the Massachusetts Municipal Association website in the “Municipal
Marketplace” link.

How to obtain the RFP packet:

1. Pick-up hard copy at Town Hall
2. Download digital packet on municipal website
3. Contact Town Administrator or Town Planner to have RFP e-mailed as a PDF file
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Hard copies of the RFP Packet may be obtained at the Westminster Town Hall in the Town Planner’s
office (Room 219 on the second floor of Town Hall), 11 South Street, Westminster MA 01473 between
the hours of 7:00AM and 7PM Mondays, or 7:30AM and 4:30 PM Tuesday through Thursday. The
names and contact information of those who pick-up the RFP Packet at the Westminster Town Hall will
be recorded so they may be contacted and provided information with regard to any and all questions,
changes, modifications, etc. prior to submission date. The RFP Packet may also be accessed on the Town
of Westminster municipal website. Please contact Town Planner Tracy Murphy at 978-874-7414 or
tmurphy@westminster-ma.gov so that your name and contact information can be recorded.

RFP respondents are encouraged to tour the Historic Meeting House before submitting a proposal. To
schedule a tour of the building, please contact Town Planner Tracy Murphy at 978-874-7414 or
tmurphy@westminster-ma.gov.

Proposals are invited and must be received on or before 1:00 PM Tuesday October 4, 2023 at
Westminster Town Hall, Town Planner’s office (Room 219 on the second floor of Town Hall), 11 South
Street, Westminster MA 01473. Any modifications to a proposal must be submitted in a sealed envelope
clearly labeled “Modification # , RFP FOR PURCHASE AND REDEVELOPMENT OF
WESTMINSTER HISTORIC MEETINGHOUSE,”

and be submitted no later than the proposal submission deadline. Each modification must be numbered in
sequence and must reference the original RFP submission.

All submitted proposals will be publicly opened on October 3, 2023 in the Select Board meeting room,
Room 205 in Town Hall. After the opening of the proposals in public, a proposer may not change any
provision of the proposal in a manner prejudicial to the interests of the Town of Westminster or fair
competition. Minor informalities may be waived, or the proposer may be allowed to correct them. Minor
informalities are minor deviations, insignificant mistakes, and matters of form rather than substance of the
proposal that can be waived or corrected without prejudice to the RFP proposers, potential RFP
proposers, or the Town.

The closing must occur within one hundred twenty (120) days after the opening of the proposals. The
closing date may be extended by mutual agreement of both parties for up to sixty (60) additional days.

Proposals cannot be withdrawn, modified or amended for a period of one hundred fifty (150) days
from the deadline for submission of proposals.

The Town of Westminster may cancel this RFP, or reject in whole or in part, any and all proposals if the
Town determines that cancellation or rejection serves the best interests of the Town of Westminster.

The Town of Westminster also reserves the right to select the winning proposal based on the evaluation of
the proposer’s overall submittal, and to the extent to which the proposal meets the “Goals of
Redevelopment & Selection Criteria” in this RFP. Therefore, the Town of Westminster may exercise
its right to select a proposal that may not have offered the highest purchase price.

If the Town of Westminster makes any changes to this RFP, an addendum will be issued. Addenda will
be mailed, faxed or e-mailed to all proposers on record as having picked up the RFP Packet.

Questions concerning this RFP must be submitted in writing to: Town Planner Tracy Murphy, Room 219
Westminster Town Hall, 11 South Street, Westminster, MA 01473. Questions may be delivered or mailed
to this address or faxed to 978-874-7462 (clearly addressed to Town Planner Tracy Murphy); or e-mailed
to tmurphy@westminster-ma.gov. All questions must be received by no later than Tuesday
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September 5, 2023. Written responses will be mailed, faxed or e-mailed after this deadline to all RFP
proposers on record as having picked up the RFP.

While the Town believes that the information provided in this RFP, including all exhibits and addendums,
if any, is accurate, the Town makes no representation or warranty, express or implied, as to the
accuracy and completeness of the information in this RFP. The proposer assumes all risk in
connection with the use of the information, and releases the Town from any liability in connection with
the use of the information provided by the Town. Further, the Town makes no representation or warranty
with respect to the Premises including, without limitation, the value, quality or character of the Premises
or its fitness or suitability for any particular use and/or the physical and environmental condition of the
Premises. The Premises will be conveyed in their “AS-IS” condition.

Each proposer must undertake its own review and analysis (due diligence) concerning the physical and
environmental condition of the Premises, applicable zoning and other land use laws, required permits and
approvals, and other development, ownership, and legal considerations pertaining to the Premises, and the
use of the Premises, and shall be responsible for applying for and obtaining any and all permits and
approvals necessary or convenient for the proposer’s use of the Premises. All costs and expenses of
developing the Premises including, without limitation, all costs of permitting and improvements, shall be
the sole responsibility of the successful proposer.

XIV. EVALUATION PROCESS

Each proposer must include sufficient supporting material to allow a meaningful and comprehensive
evaluation of its proposal. The Town Planner and Town Administrator will conduct a preliminary
screening of the submitted proposals to ensure that the documents and information required in Section
VIl have been provided (the “Minimum Evaluation Criteria”). Proposals that do not satisfy the Minimum
Evaluation Criteria will be rejected.

For all proposals deemed complete, the Town’s RFP Committee will review each proposal with the Town
Planner and Town Administrator to ensure that they meet all the comparative evaluation requirements
listed in Section IX (Comparative Selection Criteria). Those proposals that meet the Selection Criteria
will be further reviewed and competitively scored by the RFP Committee. Once proposals have been
scored, the RFP Committee will make a recommendation to the Select Board regarding their preferred
redevelopment proposal.

Background Check

The Town reserves the right to conduct a background inquiry of each proposer, which may include the
collection of appropriate criminal history information, contractual business associates and practices,
employment histories and reputation in the business community. By submitting qualifications to the
Town of Westminster, the proposer consents to such an inquiry and agrees to make available to the Town
such books and records as the Town deems necessary to conduct the inquiry.

Determination of Responsibility

The Town of Westminster may make such investigation as it deems necessary to determine the ability of
a proposer to provide full performance as outlined in the proposal and in accordance with the
requirements stated in this RFP. The proposer shall furnish to the Town all such information and data for
this purpose as the Town may request. The Town of Westminster reserves the right to reject any proposal
if the evidence submitted by or investigation of the proposer fails to satisfy the Town that such proposer
is properly qualified to carry out the obligations of its proposal.
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Rights Reserved by the Town of Westminster

The Town may request additional information of one or more respondents relative to a proposal or
qualifications. Requests shall be in writing with the expectation of a written response within a specified
time. Proposers may also be invited to appear before the Select Board or RFP Committee. Failure to
comply with this request will result in a rejection of the proposal at issue. The right to an interview does
not automatically extend to all proposers whose proposals are accepted for review, but is granted in the
sole discretion of the RFP Committee.

Following the interviews and the receipt of any additional information requested of the proposers, the
proposals will be evaluated and rated by the Select Board according to the comparative evaluation criteria
set forth in this RFP. The Select Board will select the most advantageous proposal, taking into
consideration all of the evaluation criteria set forth in this RFP. The Select Board will notify all proposers
in writing of its decision.

The proposer selected by the Select Board will be given exclusive rights to negotiate with the Town the
terms of the purchase and development of the property. If, at any time, such negotiations are not
proceeding to the satisfaction of the Town, in its sole discretion, then the Town may choose to terminate
said negotiations. The Select Board may select another proposer with whom to initiate negotiations.

The Town of Westminster reserves the right to reject any or all proposals; to waive any informality or
irregularity as permitted by law; and to evaluate, in its absolute discretion, the proposals submitted based
on the Selection Criteria.

Questions shall be addressed to:

Tracy Murphy, Town Planner
Planning Department, Room 219
11 South Street,

Westminster MA 01473

Phone: 978-874-7414
E-mail: tmurphy@westminster-ma.gov

XV. PURCHASE AND SALE AGREEMENT; LAND DEVELOPMENT AGREEMENT
A. Purchase and Sale Agreement.

The Town and the successful proposer (the “Buyer”) shall enter into a mutually satisfactory Purchase and
Sale Agreement (P&S) within thirty (30) days from the date of the award. The Town shall provide the
form of P&S to the selected proposer with the award letter, which P&S shall include terms substantially
similar to the following:

1. Attime of execution of the P&S, Buyer shall pay a deposit equal to the greater of $5,000 or ten
percent (10%) of the purchase price. The deposit submitted by Buyer shall be held in escrow by
the Treasurer of the Town of Westminster in a non-interest bearing account, and shall be duly
accounted for at the time for performance of this Agreement. In the event that Buyer fails to
fulfill its obligation to purchase the Premises, the Town shall retain the deposit as liquidated
damages. If the acquisition of the property is financed by a lending institution, Buyer must
deliver a firm letter of commitment to the Town within fourteen (14) days from the date of the
P&S.
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2. No broker’s commission shall be paid by the Town, and Buyer shall indemnify and hold harmless
the Town from any claims for such commission.

3. A payment in lieu of taxes shall be paid in accordance with M.G.L. c. 44, § 63A and/or M.G.L. c.
59, § 2C.

4. Buyer shall pay the monetary consideration for the property by certified, treasurer’s, or bank
check or by wire transfer.

5. Buyer acknowledges that Buyer has not been influenced to enter into this transaction and that
Buyer has not relied upon any warranties or representations not set forth in this P&S. Buyer
represents and warrants that it will accept the property “AS IS.” Buyer acknowledges that the
Town has no responsibility for hazardous waste, oil, hazardous material or hazardous substances,
as those terms are defined by any applicable law, rule or regulation, including, without limitation,
the Massachusetts Oil and Hazardous Materials Release Prevention and Response Act, M.G. L. c.
21E, the Massachusetts Hazardous Waste Management Act, M.G.L. c. 21C, the Comprehensive
Environmental Response, Compensation and Liability Act, as amended, 42 U.S.C. 88 9601 et
seg. and the Resource Conservation and Recovery Act, as amended, 42 U.S.C. 88 6901 et seq.
(herein collectively referred to as “Hazardous Materials™) on, in, under or emitting from the
property or for any other condition or defect on the property. The provisions of this Section shall
survive delivery of the deed.

6. In the event that the Town defaults under the P&S, Buyer shall be entitled to terminate the P&S,
and receive a refund of the deposit. The foregoing shall be Buyer’s sole and exclusive remedy at
law and equity for any breach of the P&S by the Town.

7. The purchase of the property shall not be contingent on the sale of any other property.

8. The closing shall occur within ninety (90) days from the date on which the P&S is signed by the
Town and Buyer, or within such further time as the Select Board and Buyer shall agree.

9. Buyer acknowledges that Buyer has not been influenced to enter into this transaction nor has
Buyer relied upon any warranties or representations not set forth or incorporated in this P&S,
except for the following additional warranties and representations, if any, made by the Town:
NONE.

10. Buyer agrees that the property shall be conveyed subject to a permanent historic preservation
restriction substantially similar in form to the Historic Preservation Restriction attached to the
P&S.

11. In the event that the proposer’s obligations under the P&S are contingent on financing,
permitting, inspection and/or other contingencies, the Town shall have the right to set forth
deadlines by which some or all of the contingencies must be met, depending on when the closing
is to occur and other factors.

B. Land Development Agreement.
The Town shall enter into a mutually acceptable land development agreement (“LDA”) with the
successful proposer that will govern the rehabilitation of the building and the redevelopment of the
property, and include terms relating to the construction of improvements, the Town’s review of

plans, construction schedule, insurance, and other terms, to ensure that said rehabilitation and
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redevelopment actually takes place and the property is not neglected. The LDA will be negotiated
simultaneously with the P&S. The LDA shall be recorded at closing, prior to the recording of any
mortgage and/or liens, or said mortgages and liens shall be subordinated to the LDA.
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Submitted by:

(Name, Address, Telephone Number and E-Mail Address of Proposer)

Date Submitted:
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PURCHASE PRICE PROPOSAL FORM
FOR THE PURCHASE OF THE HISTORIC MEETINGHOUSE
WESTMINSTER, MASSACHUSETTS

Seller: Town of Westminster, acting by its Select Board
Westminster Town Hall
11 South Street,
Westminster, MA 01473

Buyer:

Premises: Historic Meetinghouse
3 Bacon Street
Westminster, MA 01473

Proposed Purchase Price: $

Proposed Purchase Price (in words):

Proposed Closing Date:

Signature Title

Print name Date Signed
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AFFIDAVIT OF NON-COLLUSION

The undersigned certifies under the penalties of perjury that this bid or proposal is in all respects
bona fide and fair and has been made and submitted in good faith without collusion or fraud with
any other person. As used in this affidavit, the word “person” shall mean any natural person,
joint venture, business, partnership, corporation, union, committee, club, organization, group of
individuals, municipal official or other business or legal entity.

Signature:

Date:

Name [Printed]:

Title:

Company:
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TOWN OF WESTMINSTER - REQUEST FOR PROPOSALS
SALE OF HISTORIC MEETINGHOUSE
CERTIFICATE OF TAX COMPLIANCE

Pursuant to M.G.L., Ch. 62C, s. 49A, the undersigned certifies, under the penalties of perjury,
that the below named individual or company has complied with all laws of the Commonwealth
relating to taxes, reporting of employees and contractors, and withholding and remitting of child
support.

Signature of Individual or Corporate Officer

Company Name

Social Security Number or Federal
Identification Number*

Date
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TOWN OF WESTMINSTER - REQUEST FOR PROPOSALS
SALE OF HISTORIC MEETINGHOUSE

CERTIFICATE OF AUTHORITY

Give full names and residences of all persons and parties interested in the foregoing proposal:

(Notice: Give first and last name in full; in case of a corporation, give names of President and
Treasurer; in case of a limited liability company, give names of the individual members, and, if
applicable, the names of all managers; in case of a partnership or a limited partnership, all
partners, general and limited and; in case of a trust, all the trustees)

NAME ADDRESS ZIP CODE

Kindly furnish the following information regarding the Proposer:
1) IF A PROPRIETORSHIP

Name of Owner;

Address:

Name of Business:

Home:

2) IF APARTNERSHIP

Business Name:

Business Address:

Names and Addresses of Partners

PARTNER NAME ADDRESS Z|P CODE

18



3) IF ACORPORATION OR A LIMITED LIABILITY COMPANY

Full Legal Name:

State of Incorporation:

Principal Place of Business

Qualified in Massachusetts: Yes No

Place of Business in Massachusetts:

4) IF ATRUST

Full Legal Name:

Recording Information:

Full names and address of all trustees:

NAME ADDRESS ZIP CODE

Signature:

Printed name:

Title:

Name of Business:

Date:
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TOWN OF WESTMINSTER - REQUEST FOR PROPOSALS
SALE OF HISTORIC MEETINGHOUSE

DISCLOSURE STATEMENT FOR
TRANSACTION WITH A PUBLIC AGENCY CONCERNING REAL PROPERTY
M.G.L.c. 7C, s. 38 (formerly M.G.L. c. 7, s. 40J)

The undersigned party to a real property transaction with a public agency hereby discloses and certifies,
under pains and penalties of perjury, the following information as required by law:

(1) Real Property: The parcel of land with the building and other improvements thereon located at 3
Bacon Street, Westminster.

(2) Type of Transaction, Agreement, or Document:

Sale of Town Property

(3) Public Agency Participating in Transaction:

Town of Westminster

(4) Disclosing Party’s Name and Type of Entity (if not an individual):

(5) Role of Disclosing Party (Check appropriate role):

Lessor/Landlord Lessee/Tenant

Seller/Grantor ___X__Buyer/Grantee

Other (Please describe):

20



DISCLOSURE STATEMENT FOR
TRANSACTION WITH A PUBLIC AGENCY CONCERNING REAL PROPERTY
M.G.L.c. 7C, s. 38 (formerly M.G.L. c. 7, s. 40J)

(6) The names and addresses of all persons and individuals who have or will have a direct or indirect
beneficial interest in the real property excluding only 1) a stockholder of a corporation the stock of which
is listed for sale to the general public with the securities and exchange commission, if such stockholder
holds less than ten per cent of the outstanding stock entitled to vote at the annual meeting of such
corporation or 2) an owner of a time share that has an interest in a leasehold condominium meeting all of
the conditions specified in M.G.L. c. 7C, s. 38, are hereby disclosed as follows (attach additional pages if
necessary):

NAME RESIDENCE

(7) None of the above- named persons is an employee of the Division of Capital Asset Management and
Maintenance or an official elected to public office in the Commonwealth of Massachusetts, except as
listed below (insert “none” if none):

(8) The individual signing this statement on behalf of the above-named party acknowledges that he/she
has read the following provisions of Chapter 7C, Section 38 (formerly Chapter 7, Section 40J) of the
General Laws of Massachusetts:

No agreement to rent or to sell real property to or to rent or purchase real property from a public
agency, and no renewal or extension of such agreement, shall be valid and no payment shall be
made to the lessor or seller of such property unless a statement, signed, under the penalties of
perjury, has been filed by the lessor, lessee, seller or purchaser, and in the case of a corporation
by a duly authorized officer thereof giving the true names and addresses of all persons who have
or will have a direct or indirect beneficial interest in said property with the commissioner of
capital asset management and maintenance. The provisions of this section shall not apply to any
stockholder of a corporation the stock of which is listed for sale to the general public with the
securities and exchange commission, if such stockholder holds less than ten per cent of the
outstanding stock entitled to vote at the annual meeting of such corporation. In the case of an
agreement to rent property from a public agency where the lessee’s interest is held by the
organization of unit owners of a leasehold condominium created under chapter one hundred and
eighty-three A, and time-shares are created in the leasehold condominium under chapter one
hundred and eighty-three B, the provisions of this section shall not apply to an owner of a time-
share in the leasehold condominium who (i) acquires the time-share on or after a bona fide arms
length transfer of such time-share made after the rental agreement with the public agency is
executed and (ii) who holds less than three percent of the votes entitled to vote at the annual
meeting of such organization of unit owners. A disclosure statement shall also be made in
writing, under penalty of perjury, during the term of a rental agreement in case of any change of
interest in such property, as provided for above, within thirty days of such change.

21



Any official elected to public office in the commonwealth, or any employee of the division of
capital asset management and maintenance disclosing beneficial interest in real property
pursuant to this section, shall identify his position as part of the disclosure statement. The
commissioner shall notify the state ethics commission of such names, and shall make copies of
any and all disclosure statements received available to the state ethics commission upon request.

The commissioner shall keep a copy of each disclosure statement received available for public
inspection during regular business hours.

(9) This Disclosure Statement is hereby signed under penalties of perjury.

Print Name of Disclosing Party (from Section 4, above)

Authorized Signature of Disclosing Party Date (mm / dd / yyyy)

Print Name & Title of Authorized Signer
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RENOVATION & EXPANSION OF TOWN HALL

Town of Westminster, Massachusetts
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Westminster Town Hall

EXECUTIVE SUMMARY

This Feasibility Study/Cost Analysis for the renovation and expansion of Town Hall
was undertaken between December 2001 and April 2002. The Town Hall Renovation
Committee met with the consultant team at key intervals to review findings, issues and
to make decisions relative to the development of space plans and alternatives.

During the initial investigation of the physical condition of the historic building, the
consultants identified structural deflections in the upper floors and the exterior
sidewalls. This led to an examination of the building’s four interior roof trusses, which
had insufficient capacity to handle loads that had been imposed on them. This caused
stresses and deflections to wood members beyond their original design capacity. Three
end connections between the bottom chords and the wall posts of two of the trusses
had failed, resulting in spreading forces that created bulging of the exterior walls of the
building and the potential for a collapse of these two trusses. With the support of the
Board of Selectmen, structural designs were developed to repair the failed end
connections with heavy steel plates and to re-establish the structural integrity of the
two failed trusses by installing steel tension rods with assorted repairs of the wood
posts at the three failed end connections. The bulging at the exterior walls disappeared
as the tension rods were tightened and the trusses again were able to adequately carry
their loads. These repairs will be completed shortly. The end posts at the remaining five
truss end locations have also deflected but have not failed and can await a
comprehensive renovation of the overall building.

The historic Town Hall has served the Town of Westminster for 163 years and also has
been a center for various community and social events. Town Hall is a contributing
property to the Westminster Village-Academy Hill Historic District, which has been
listed on the National Register of Historic Places since 1983.

The Town Hall building retains its historical character and the overall exterior is in
generally good condition. However, the interior spaces and layout require extensive
renovation and upgrading to meet current codes and accessibility requirements. The
systems are completely outmoded and life-safety facilities must be upgraded. The
building also suffers from long-term deferred maintenance. This is a typical condition of
many town halls throughout the Commonwealth. Many towns have recently taken
significant action to renovate their historic town halls with great success by combining
the best of their building’s historic fabric with code compliant new offices and support
spaces as well as new efficient electrical, mechanical and communication systems for
today’s computerized technology and information systems.

Westminster has an opportunity to renovate and expand its historic Town Hall for the
next century. This study has defined the Town Hall’s space needs for the next 20 years
and presents two options with conceptual plans and costs to achieve the space needs
in a renovated and expanded building. The plans would achieve a completely modern,
efficient and code compliant building that retains its historic and architectural character.
Option 1 would convert the second floor Meeting Room and Stage areas into modern
town office space and would include a minimal new addition for stairs, elevator,
bathroom facilities and storage. Option 2 would restore the original configuration of



McGinley Hart & Associates LLP

! Westminster Town Hall

 the second floor Meeting Room and require a larger new addition to include additional
-~ office space. Option 1 is the most efficient and cost effective solution to the Town’s
space needs over the next 20 years. : L

It is estimated that an entirely new building to meet the spaces as defined in Options 1
and 2 would cost 20-25 percent more than the. costs of the renovation options herein.
~In addition, a new site would have to be purchased, utilities may have to be brought to
the site if unavailable, and site development costs would be substantially higher
depending on the site terrain and subsoil conditions. '
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| 1I. SPACE NEEDS STUDY & BUILDING EVALUATION

A. Historical Background & Building Plans



o -Wéstminster Tn.)._wn Hall
~ A, HISTORICAL BACKGROUND & BUILDING PLANS

-, .~ The Town Hall is an early example of adaptive reuse of an historic building. It was
I ‘originally constructed in 1839 as the Town House in the popular Greek Revival
. .ostyle of architecture. The building was a 1-1/2 story structure that served the
- Town’s needs where a variety of community activities were held and celebrated,
R including the town library. The structure consisted of a wood-framed first floor
= 7 {now the second floor) over a crawlspace with wood-framed exterior walls and
_timber. posts that supported timber-framed roof trusses that remain today. -

I - Asixthibay of framing was added to the south end of the building between 1839
. -and 1855. During our mvestigation we located the former exterior wall at the third
1 - floor level, approximately ‘12 feet north of the end wall of the 2-1/2 story building,
A - aligned with the proscentum wall at the stage and the solid interior walls at the.

o - present first floor level and the present stone. wall that is part of the building’s
O . foundation. The addition was constructed of Victorian-era dimensional-lumber tie-
J ' gable framing. , T _ X _

S I - By mid-century, the building was too small to meet the needs of the growing town.
' In 1855 the Town expanded the structure by raising the building one story and
inserting a new.brick-faced first floor over the existing. foundation and crawlspace
to create a 2-1/2 story structure. The upper floors are supported by the exterior
brick masonry walls and interior columns. . '

" The 1-1/2 stéry, 20-foot long addition at the south end 6f the building, bounded on
three sides with brick bearing walls below a wood-framed floor and tie-gable roof
structure appears to have been constructed after 1855. This addition includes the -

NS

- present vault and boiler room, restrooms and storage spaces at the second floor

- level. A former privy is attached to the rear of this addition.

- According to local residents, the first floor of Town Hall was open space until the

_ ~1950s when the space was enclosed with partitions to create the current town office
~ . layout: Recent additional offices have been created on the second floor by

g _partitioning a portion of the Meeting Hall. ' S

- " No :()'rigihéfor léteg plans have been located. As an .iﬁi_tia‘l component of this study,
- the building was field measured and architectural drawings developed for all floors
J .- andspaces of the building. ' s

- . The original site of Town Hall at the corner of Bacon and Pleasant streets was a
- 17,100 5.£. lot. In 1982, the Town purchased an adjacent vacant lot of 8,725 s.f. at .
the rear-of the building on Pleasant Street, creating a total site'of 25,825 5s.f. The.
_ - vacant portion of the site is level and can accommodate a building addition and/or
T off-street parking to serve the Town Hall. ' S

Pl.an_;s"w.ere developed of the building and site and are on the -followifig pages.

. McGinley Hart & Aséociates. LLP
|
|
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|
Westminster Town Hall '

Town Hall ca.1900 without winter enclosure at front entrance.

Town Hall ca.1900 a little later with new tree and winter enclosure at front entrance.
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Westminster Town Hall

B. EVALUATION & ANALYSIS OF EXISTING BUILDING

During December, 2001, a field inspection was conducted to define all features and
spaces of the building and site to determine their physical condition,m historical
elements and space uses. An evaluation of these features and spaces was then
conducted to define existing deficiencies, code and life-safety issues and potentials
for future use or reuse of the existing facility. A summary of findings is presented
below: '

1. Exterior Architectural Features

The 1839 original upper 1-1/2 stories (raised in 1855) were designed in the Greek
Revival style popular at that time. This included a three-bay, pedimented front
facade with corner pilasters and clapboarded walls. The 1855 new first floor is
comprised of brick masonry walls on the original granite foundation, except for the
front facade, which is clapboard with a center entrance and a wood-columned
portico. The sloped roof contains two double window dormers on each side of the
roof, giving natural light to the third floor.

The exterior building fabric is in relatively good condition, except for noted
structural deformation of the two side walls, resulting from the outward protrusions
from the failed roof trusses (See Structural Engineer’s Report in the Appendix). As
a result of the initial findings of this study, emergency repairs to this problem have
been designed and the Town authorized structural repairs which are now being
compieted to rectify this problem.

The roof has been recently re-shingled with asphalt shingles and is in good
condition. The exterior wood walls, windows and trim have been recently scraped
and painted and are also in generally good condition. The first floor brick masonry is
in relatively good condition and requires only minor repair and repointing. Two-
over-two wood windows contain aluminum storm sash on the first two floors. The
front lawn on each side of the front entrance is at a higher elevation than the
building’s wood siding and presents a potential moisture condition that will
promote wood rot and insect damage to the building.
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Town Hall December 2001 with little change (door, flagpole, planters) in 100 yea.rs._.
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Westminster Town Hall

2. Interior Architectural Layout & Features _
a. First Floor

. The main entrance at the front door enters into a foyer that contains the stairway

to the second floor and a doorway to the main hallway that extends the entire
length of the 2-1/2 story section of the building. The 11-foot wide main hallway
provides direct access to all first floor town offices except the Town
Coordinator’s office, which is entered directly from the foyer. The hallway is
slightly off-center of the building so that offices on the south side are slightly
deeper than those on the north side.

A breakdown of first floor areas is as follows:

Use Square Feet
Office Spaces 1,437
Stairs/Circulation/Hallway 1,021
Meeting/Conference Room 130
Mail Room 64
Vault _ 132
Storage/Kitchenette 170
Boiler Room - 159
Interior Walls 200

Total First Floor interior area 3,313

The first floor exhibits structural sag and distress and should be reinforced. (See
Structural Engineer’s report in the Appendix) The hallway and foyer floors are
covered with outdoor artificial carpeting while other floors are generally tiled.

Wall partitions were installed during the 1950s to create individual town offices.
Wall surfaces are covered with thin plywood panels, some residential-type
wallpaper, dropped ceilings and hollow-core doors. All finishes are of low
quality and are incompatible with the archltectural character of the historic
building.

At the rear of the building in the 1-1/2 story portion, there are support spaces
including non-handicapped restrooms, the boiler room and the Town Clerk’s
vault that is shared with various other departments. The vault is totally
inadequate to store important documents; it harbors moisture and mold, leaks, is
unhealthy and is actually accelerating the destruction of the historical
documents that it 1s intended to preserve and protect. The rear portion of the
building also provides secondary means of egress but does not meet code
requirements. Immediately outside the rear door but attached to the building is
the former privy, now used for storage.
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Westminster Town Hall

Town Hall First Floor Hallway at Treasurer/Collector’s Office.
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'WeS’tmihster Town Hall

Town Hall - First Floor Typical Office.
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Westminsi:er Town Hall

Town Hall - First Floor Typical Office and Fixtures.
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| | Westminster Town Hall

Town Hall - First Floor Main Hallway view of Kitchenette and Mail Room.
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Westminster Town Hall

b. Second Floor

The second floor foyer is accessed by the open, wood staircase from the first
floor foyer at the front door. Immediately accessible from the foyer is the
Assessor’s office and the entrance to the Meeting Room. Originally, the clear-
span Meeting Room and Stage encompassed most of the second floor. In
recent years three offices (Accountant, Personnel and an additional room for
the Assessors) have been carved out of the Meeting Room, reducing its size
and spatial configuration.

- The Meeting Room is now used for large meetings and storage, although the

entire second floor is not architecturally accessible. The Stage is unused
except for storage and cannot be used unless it can comply with accessibility
regulations which is unlikely unless a lift is installed. Areas behind the Stage
include restroom facilities, storage and a stairway to the third floor.

A secondary means of egress for the second and third floors is an outside
metal fire escape at the south wall of the Meeting Room. Original wall and
ceiling finishes are plaster and wood, while new offices are sheetrock and
wood without architectural distinction.

A breakdown of second floor areas is as follows:

Use ~ Sqguare Feet
Office spaces 741
Stairs/Circulation 456
Meeting Room - 1,223
Stage 305
Storage 428
Miscellaneous 161
Interior walls 136

Total Second Floor interior area 3,450

13



. Town Hall ~ Second Floor New Office Created from Original M_eéti'n.g Room.
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Town Hall - Second Floor Group photo of Grange on Stage ca.1940.

15
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Westminster Town Hall

Town Hall - Second Flbor' Stage béhind Curtain.
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Westminster Town Hall
c¢. Third Floor

The third floor is accessed by an open wood stair from the second floor foyer
to the third floor foyer, which provides access to the large Open Space and to
a variety of storage rooms and closets. A secondary stair provides egress from
the rear of Open Space to the second floor adjacent to the Stage area below.

The Open Space is one of the most interesting and architecturally significant
spaces within the historic building. The ceiling is coved and together with the
exposed truss posts and large dormers, creates an interesting and unique
spatial arrangement. Within this space, four roof trusses support the roof and
also the floor by means of the four exposed iron suspension.rods that hold up
the Open Space floor and provide the clear-span for the Meeting Room on
the second floor below. Portions of the vertical posts of the roof trusses are
evident in the Open Space while others are hidden within closets and
enclosed areas under the sloping roof.

During the investigative stage of this study, it was determined that three ends
of two of the roof trusses had substantial cracks, and connections between
bottom chords and wall posts had failed and these posts had split at their
centers. One of the middle trusses had pull-out failures at both ends, the other
middle truss had a pull-out failure at one end, and both trusses were in danger
of total failure. These conditions are responsible for bulging of the exterior
walls and for severe stresses and some of the building’s settlement issues.
Town officials were immediately notified, designs for emergency repairs were
generated, and emergency repairs to the two seriously defective trusses were
authorized. Competitive bids were procured and the low bidder was
authorized to make the repairs, which are now being completed. Additional
details are contained in the Structural Engineering Report in the Appendix.

Prior to the detection of this severe structural problem, the third floor was
filled with various historical artifacts of importance to Westminster in what
can be described as a ‘Grandma’s attic’, along with extensive dead storage of
old Town Hall department files, obsolete equipment and various materials.
The live load of this collection was a contributing factor to the structural
problem as well as a fire hazard. All of this material was evaluated by Town
officials, catalogued and removed from the building so that the emergency
repairs could be undertaken.

An inventory of third floor areas at the beginning of this study was as follows:

Use Square Feet
Stairs/Circulation 188
Open Storage 1,609
Other Storage 474
Interior Walls / Inaccessible 480
Total Third Floor iriterior area 2,751

17
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Westmin_ster Town Hall

Town Hall - Third Floor Cove Ceiling and Light Fixtures,
(All Artifacts have been Catalogued and Removed.)

Town Hf&ll - Third Floor Tie-Rods and Rodf Truss Members beihg Repaired.
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Westminster Town Hall

Town Hall - Third Floor Additional Artifacts and Storage, now Removed.
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Westmmster Town Hall

Summary of Existing Town Hall Spaces

.. Total Building Interiors

TOTAL BUILDING GROSS AREA S.F.

o Interior
_ Floor / Use (Square Feet)
- . Harst Floor: - .
Office Spaces 1,437
Stairs / Circulation - .- 1,021
Meeting Room 130
Mail Room 64
Vault 132
Storage / Kitchen 170
Boiler Room 159
Interior Walls 200
Total Interior S.F. 3,313
Second Floor:
Office Spaces 741
- Stairs / Circulation 456
. Meeting Room 1,223
Stage 305
Storage 428
Mlscellaneous 161
Interior Walls 136
Total Interior S.F. 3,450
Th1rd Floor: :
-Stairs / Clrculatlon 188
Open Storage 1,609
* Other Storage 474
Interior Walls 480
Total Interior S.F. . 2,751
Total Building Spaces: :
. ' Percent
. Office Space 2,177 23
Stairs / Circuldtion 1,665 - 17
Meeting Rooms 1,353 14
Maii Room 64 1
Vault - 132 1
Stage 305 3
Storage 2,681 28
Miscellaneous - 161 2
Boiler Room 159 2
Interior Walls 816 9
~9513SF. 100% -

Exterior .
(Square Feet) -
Total Interior 3,313
Exterior Walls 399
Total Gross S.F. 3 712
Total Interior 3,450
Exterior Walls . 262
Total Gross S.F. 3,712
Total Interior 2,751
Exterior Walls 208
Total Gross S..F. 2,959
“Total Interiors 9,513
Exterior Walls 869

10,382
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Westminster Town Hall
3. Structural Evaluation

Structurally, the Westminster Town Hall is in need of considerable rehabilitation.

While the perimeter foundations require routine patching and restoration, many
of the interior foundations and piers have settled and tilted, causing the first and
second floors to move. In addition, the sizes and conditions of the framing
members of the first floor as well as the way they sit on the interior foundation
piers have proven insufficient for the potentially heavy loads that can be placed
on this floor. Many of the timbers have compressed at their supports. Because
of this, a significant amount of re-structuring and reinforcement of the first floor
and interior foundations is recommended. This is a relatively simple problem to
resolve during a major renovation.

,} would suggest anything other than normal behavior for a wooden structure of

j 1ts age. This framing would typically be exposed, inspected and repaired where
needed as part of an overall building rehabilitation program. There are other
localized items of concern that must be addressed at the first and second floors.
These include moisture and resultant wood-rot fungus decay under the first floor

- that should be addressed during a renovation program. The suspended ceiling

) soffit in the Assessors Office sags abruptly in the southeast corner and should be

checked and re-attached. At the second floor there are diagonal cracks in many

of the interior walls that appear to be related to sagging and possible settlement

of the floor structure. Cracks in the proscenium wall at the stage are related to

the fact that this once was the exterior wall of the building and continues to

support floor loads. Cracks in the second floor exterior walls are most notable in

\ _ the Assembly Hall and are related to the roof truss failure above.

I

|

|

|

|

|

| .

‘ A visual inspection of the second floor did not observe any conditions that
|

The original trusses that support the roof and third floor structure have

? undergone an initialty slow and then rapidly accelerating structural failure, which

1 was caused by a detailing flaw as part of their original design. This condition

was discovered during our survey and has, since the Structural Report was

_ written, begun to be addressed with the implementation of a permanent

[ stabilization system, which has been designed for both current and anticipated

i future loads. The current structural work being done by Consigli Construction
, will repair the two failed trusses (the other two have not failed), returning the

i building to a safe condition. However, the other truss locations, as well as the

J second floor proscenium wall, which supports the third floor and is showing

signs of movement, will eventually need to be addressed as part of a

comprehensive renovation of the building.

Other items that are noted in the Structural Report, are more routine for a
building of this age and construction and can be considered a normal part of the
building’s lifelong maintenance cycle.

The complete Structural Engineers Report is located at the end of this report in
the Appendix.
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-~ 4. Systems Evaluation

a: E‘_lectrical — Power and Branch Circuits

- wiring types including knob-and-tube as well as frequent use of Romex”
1 o +wiring. ‘A 200 amp. service is now typical for a large single family house. All ~
RE ' . existing wiring methods are currently not acceptable for a public building
i ' - having a place of assembly. - ' -
L Atypical electrical service for a town hall the size of Westminster’s Town Hall
o - would be a 400 amp. three-phase service. This service should be ‘
- ‘approximately four times the capacity of the existing service. We recommend -
~ that the electrical service and all branch wiring be completely replaced with a

; '. .

new service and new MC cable branch wiring. A three-phase service is
| N needed for modern central air conditioning and an elevator. The number of
| ~duplex outlets should be dramatically increased to accommodate the needs of
R amoderm office. In addition, a contemporary communications system is
-essential for an efficient town hall in today’s highly computerized society.
|
I

b. Lighting

= S - The'existing lighting is a combination of relatively recent fluorescent and
~ quite old incandescent fixtures. The fluorescent fixtures are typically recessed
N o ~ 1n suspended acoustical ceilings. In general, they provide adequate :
f - illumination, but are below contemporary standards for efficient office use. In
some hallways, as well as on the second and third floor, old incandescent
o : ~ . fixtures remain. Some of these fixtures are missing their original glass
J! R “diffusers. In general, these fixtures provide relatively low levels of
SR - illumination and are well beyond their normal service life.

g o | The_re_is a very limited number of emergency lights and no-illu’minaiéd exit
o ~ signs. These important safety systems should be upgraded to meet current
j - building code requirements. :

. TheTown Hall is currently heated by a cast-iron steam boiler piped to cast-
L ' lron radiators. The building appears to have only one zone so that there is no
L way 10 accommodate differing heating requirements, on different floors or on
~ different sides (exposures) of the building, throughout the day. -

. - The éxisting heating system design is-typically reliable; ho_Wever,_ it provides’
-~ only marginal user comfort since controls and balancing is very primitive for a

' : J\ - | ~c. ‘Heating Ven_tilating and Air Conditi.oning.
|
|

K building this size and with the varied uses of a Town Hall.

|

|

~The .Town‘Hall has a 200 amp. single-phase electrical service with various
22
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Westminster Town Hall

There is no mechanical ventilation or air conditioning in the Town Hall.
Mechanical ventilation is important throughout the year as is air conditioning
during hot summer months. If office employees are not comfortable, they
cannot perform their functions as efficiently as in a well heated and air
conditioned office space. These-are both important systems for a modern and
efficient town hall.

d. Plumbing

The existing bathrooms are obsolete and are not wheelchair accessible. New,
fully accessible, bathrooms will be required when any significant work is
performed at the Town Hall.

The Town Hall is protected by a limited number of heat detectors. Heat
detectors do not provide the level of protection or sensitivity that a modern

! smoke detection system provides. Installation of a modern, zoned and
monitored fire alarm system should be a top priority in terms of protecting the
public, staff and this historic building.

|
|
|
I | . Fire Alarm System
|
|

f. Sprinkler System

! There is no sprinkler or standpipe system in the Town Hall. Town water

‘ service is reportedly adequate to support a sprinkler system to protect a 2-1/2
: story building. The addition of a sprinkler system would be required by a

1 substantial renovation or by new construction of a comparably sized town

: hall. A modern fire alarm system is the primary life safety system for building
occupants, while a sprinkler system provides the best protection for the

J building itself.
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Westminster Town Hall

5. Accessibility

The_'Westminster Town Hall must comply with both AAB (Massachusetts
Architectural Access Board) regulations and federal ADA requirements (Americans

with Disabilities Act). The AAB is state accessibility legislation while the ADA is

federal civil rights Jegislation. AAB regulations date from 1975 while the ADA
became effective in 1992. R _ _

The ADA .focus_es primarily on program accessibility and plac.es' of ernpl'o'ymeht The
AAB is triggered by construction alterations, remodeling, additions or changes in
use. The:goal of both regulations is to provide fully accessible facilities.

' The Westminster Town Hall has the following deficiencies that should be corrected:

a. Building Entrance: The building entrance is generally accessible; however

o changes are needed in both door hardware and at the
door sill. : -

b. Door Hardware: Door hardware throughout the building needs to be

changed to lever handles, and in some cases thresholds - -
- changed to match slope and height requirements.

- ¢. Accessible Bathrooms:  Accessible bathrooms need to be provided for both the

public and employees. -

d. All Occupied Floors: An elevator needs to be added to make all floors
C accessible. : o
- e.. Customer Counters: The offices with counters on the main corridor need to

have a 3' wide section of counter not higher than 36" to.
allow for wheelchair use. ' '

£ .D_rinki‘ng Fo'u.ntain_: A high/low drinking fountain should be provided.

g. Signage: Signage throughout the buildi-ng needs to comply with
signage standards. - ST '

h. Parking:- R A certain percentage of Town Hall parking' spaces need
to be designated for HP use.

There are many additional detail requirements, which need to be coﬁfon'n’ed with to -
make Town Hall fully accessible. These detail requirements include the following:

- - if a public telephone is to be provided, it must be an accessible public telephone,
- specific dimensional requirements must be adhered to for statrs, elevators, doors,
floor surfaces, alarms and light fixtures, 2 B

- curb cuts must be provided at all new or repaired walks or curbs.
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6. Building Code Issues

Chapter 34 of the Massachusetts State Building Code addresses the "Repair,
Alteration and Change of Use of Existing Buildings." The intent of this chapter is to
"maintain or increase public safety, health and general welfare in existing buildings
by permitting repair, alteration, addition and/or change of use without requiring full
compliance with the code for new construction.” Specifically, Article 3404
addresses continuation of an existing use group which applies to the Town Hall.

The following are building code items that will need to be addressed in the
renovation of the Town Hall:

a. Installation of a comprehensive fire detection and fire alarm system meeting
requirements for new buildings.

b. The installation of a sprinkler system is required for substantial renovation of a
building the size of Town Hall by a provision of the State Building Code that
has been adopted by the Town. A sprinkler system is very valuable in protecting
a large wooden building like the historic Town Hall in the event of a fire. The
lowest cost of installation would be during a major renovation project.

c. Installation of exit signs and emergency lighting.

d. The existing front stair will need to be enclosed with self-closing, tlght fitting
doors which have approved hardware.

e. The continued use of the exterior fire escape stair will need to be reviewed with
the Building Inspector when basic building plans are developed since he has
discretion to accept or reject the stair. The construction of an interior, fully
enclosed stairway is recommended.

f. New building systems such as: fire alarm, sprinklers, emergency lighting and exit

signs, heating, air conditioning and electrical must conform to new building
requirements.
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 ~Addition with a New Larger Addition could provide Badly Needed Spuce.
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‘Westminster Town Hall

o TheTown Hall site encompasses 25,800 s.£, of relatively flat land at the intersection

of Bacon and Pleasant streets in the center of Westminster, The property is located
in and is a contributing element to the Westminster Village-Academy Hill Historic

. District, which is listed on the National Register of Historic Places. -

Street from the Town’s newly renovated and expanded Forbush Memorial Library,

~'The site is proximate to the Town’s central business district and across Bacon

- convenient for shared and sipportive facilities.

AI].-:équ'ired utilities (water, sanitary sewer, gas, electric power and-telephone) are

readily available in the adjacent streets to meet the needs of a renovated and

expanded Town Hall facility at this site. The deed and plot plan of the 'v"acant'bt
that the Town purchased is contained in the Appendix. S '

' _'.-The ééquired vacant lot that was added to the re_af of thei site is-ideal for -

accommodating an immediate addition to the Town Hall and for future long-term
expansion. Although subsoil investigation was beyond the scope of this study,

.- there appear to be no known obstacles or constraints to expansion and - .
- .-development of the site. The site is suitable for off-street parking; however, the

amount and configuration of parking spaces are dependant on the location and size .
of a Town Hall addition. Care should be taken to maintain adequate visual

 protection-and buffering of parking from nearby historic residential properties and

to maintain the environmental character of the historic district of which the Town
Hall is an important component. : . :

-

Town HalI’— Rear View acroés Vacant Lot. Replacemen't__ of the'1 1/2 é’tofy '
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|
\

Town Hall - Rear View North. New Addition in place of 1 1/2 Story Element could
include New Accessible Entrance and Elevator. '

Town Hall — Viéw Northeast Shows Vacant Lot Suitable for New Addition and
Sensitively Designed Off-Street Parking.

27
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C. SPACE NEEDS STUDY OF TOWN HALL

Westminster Town Hall ' ‘
|

The purpose of this study was to define and evaluate existing and future space
needs of Town Hall so that the existing Town Hall building could be evaluated as to
its capability to meet both immediate and long-range (15-20 years) needs of the
growing community at this location.

An inventory and evaluation of all Town Hall spaces was undertaken as defined in
the preceding section B of this report. Each Town Hall department was inspected
and interviewed to ascertain existing conditions, personnel and equipment, current
problems and needs and their anticipated long-terms needs of additional personnel
and equipment. The consultants then conducted an independent evaluation of each
department’s future space needs for the 15-20 year term and reviewed their
evaluation with the Town Hall Renovation Committee and the Town Coordinator.

1. Summary of Existing Uses

At the present time, the active town offices and support space that provide daily
public services occupy 2,503 square feet on the first and second floors of Town
Hall as follows:

First Floor — Offices | . Square Feet
Selectmen’s Office /Town Coordinator 358

Town Secretary 112

Board of Health 176

Building Department 314

Town Clerk 187
Treasurer/Tax Collector 289

Total First Floor Offices 1,436

Second Floor — Offices Square Feet
Assessors 385
Accountant 177
Personnel Department : 179

Total Second Floor Offices 741

TOTAL OFFICES _ 2,177
Support Spaces Square Feet

First floor Conference Room 130
Copy/Supply/Mail Room , 64

Town Vault 132

TOTAL SUPPORT SPACES 326
TOTAL OFFICE SPACES | 2,503
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2. -'Summ'ary_ of Future Needs (20 years)

During the inventory of spaces and meetings with Town departments, each
- department was asked to estimate their additional equipment and personnel growth
- needs for the next 15-20 years. The consultants also evaluated each department’s
space and equipment needs and reviewed the Town’s Organizational Chart of
Personnel and future ‘hires’ to estimate the space-needs of each department and -
the overall space needs of an efficient and contemporary town hall facility for the
next 20 years. 5 ' ' - '

It is estimated that to operate efficiently, the basic town offices will grow. from the
- present2,177 s.1. to approximately 3,000 s.f. (a 38% increase) over the next 20
years. - , S ' o

Basic support and other spaces (meeting rooms, vault, work room, janiforial room
- and secondary storage space) will require an additional 1,670 s.f.

It was assumed that fhe 2,083 s.f. comprising the third floor will be used for a formal
display of town historical materials and artifacts, including facilities and storage for
the Historical Commission. ' :

Total Town Hall space needs are approximately 6,750 s.f., not including circulation
areas, hallways, restroom facilities and mechanical/electdcal_syst_em space.

- The two conceptual design options that were developed as a key component of
this' study are contained in the next section. The two options respond directly to
the forecasted space-needs of the Town for the next 20 years and were developed
in a manner that could readily accommodate another future addition beyond this 20-
- 'year period. - o ' ' '

The attached Matrix-Analysis of Space Needs pro-\}ides a detailed breakdown and
analysis of each department and support spaces for both existing conditions and
the 20-year forecasted needs and their percentage of change. E
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) Westminster Town Hall

All offices operate under adverse physical conditions. Inadequate space and
obsolete office layouts and systems severely impact the efficiency of staff to
perform their daily operations. The lack of adequate space and equipment requires
make-shift storage of records and supplies in every office. It is only the dedication,
creativity and friendly attitude of town employees that allow the town offices to
operate under such conditions and to continue to provide public services to
residents and taxpayers.

Storage of current and old records that must be maintained by various departments
f by law are in respective departments and in the second floor Meeting Room, the
stage, and closets and throughout the third floor until recently removed to permit
the emergency roof truss repairs. All of these records are stored under adverse
conditions, including those in the town vault and many constitute a safety and fire
hazard. The storage problem will continually increase over time as many
departments are required by statute to maintain public records, sometimes forever. |

While many old records could be “dead filed”, there is presently no adequate and
secure storage space in Town Hall.

The results are presented in the attached Matrix-Analysis of Space Needs. The

| results were then utilized to develop conceptual plans and costs to evaluate the
| feasibility of renovating and expanding the existing Town Hall building.
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B. Opt_'ion.Z-' .'

Westminster Town Hall -

This optibn basically restores the second floor large Méeting Room and Stage to
their original configuration and condition as a Town meeting space. The Meeting
- Room and Stage occupy approximately 2,300 square feet of space. It should be

-noted that the stage is not handicap accessible, which precludes its active use for ,
public activities. ' '

The restoration of the Meeting Room and Stage requires a larger new addition than
Option 1 in order to meet the Town’s space needs as defined in this study. The
- new addition would contain approximately 1,600 feet of new office space as well

~ as the core facilities as outlined in Option 1. The new addition of Option 2 contains

approximately 6,258 square feet of space or approximately twice the space of the
additionin Option 1. . : S

The estimated costs for Option 2 are as follows:
Westminster Town Hali

~ April, 2002
Conceptual Level Cost Estimate

Option 2 '  Area $/S.F. Cost

1. HazMat. — ‘-all'owance 25,000

2. .Demolish 1 f/2-story addition _ 1,440 - 20 - 28,800

3. Renovate original Town Hall (1st & 2nd floor) ' 5,984 140 837,760

4. Renovate 3rd floor for Town Museum (add) 2,959 55 162,745

5. Addition (1st & 2nd floor) including vault 4,172 180 - 750,960
6. Addition (basement) . 2,086 50 . 104,300
7. Elevator {4-stop elevator) Jump sum 150,000
- 8. Site Work & Utilities lump sum ~ 75,000

: _ Sub-Total  $2,134,565
15% .Estimating & Construction Contingency :

9. .

and _inflation ‘to 1st quarter 2003 : ' $320,185
\ ' Sub-Total  $2 454,750

10. Design & Contract Administration Fees {12%) ' ' ' C U $294,570

TOTAL $2,749,320
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C | | Westminstér Town Hall
.~ TII. CONCEPTUAL PLANS AND COSTS -

"1 - ‘Based on the results of the Space Needs Study and the investigation of the
e physical conditions of the Town Hall building, the consultants developed -
' . conceptual plans for two options: -

A. Option 1

This option maximizes reuse of the existing building for town offices within the
2-1/2 story portion of the structure by filling in the second floor large Meeting
Room and Stage areas with efficient office spaces. . It proposes to demolish the
1-1/2 story present addition on the rear of Town Hall and to build a new two-story
addition-utility core for restroom facilities, stairs and elevator to serve all levels, a

~new vault, a new handicapped entrance and a basement level for storage and a
new boiler-room.

- | This addition contains approximately 3,150 square feet and could be added onto
-~ for any additional future office space beyond the 20-year forecast.

The estimated costs for Option 1 are as follows:
Westminster Town Hall

April, 2002
Conceptual Level Cost Estimate

- Option 1 . Area ! $/S.F. Cost
1. HazMat — allowance 25,000
2. Demolish 1 1/2-story addition 1,440 20 28,800
3. Renovate original Town Hall (1st & 2nd floor) 5,984 140 837,760
- 4. Renovate 3rd floor for Town Museum (add) . 2,959 55 162,745
5. Addition (1st & 2nd floor) inciuding vault 2,100 180 378,00¢
6. Addition (basement) ' 1,050 50 52,500
7. Elevator {4-stop elevator) lump sum '150,000
8. Site Work & Utilities . lump sum -~ 75,000 -

Sub-Total . $1,708,805

9. 15% Estimating & Construction Contingency

. and inflation to 1st quarter 2003 _ : $256,471
' o o o . ] Sub-Total $1,966,278
10. ,Design:‘ & Contract Administration Fees (12%) ' $235,953

TOTAL  $2,202,229




III. CONCEPTUAL PLANS & COSTS
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CONSULTING

January 28, 2002 - ' _ - | ENGINEERS,

INC.

- McGinley Hart & Associates
324 Broadway PO Box 45248
-~ Somerville, MA 02145-2803

Attention: Mr. Paul McGinley

_Reference: Westminster Town Hall

: 'Westminster,_ MA
Dear Paul:

On Friday, December 28, 2001, | visifed the Westminster Town Hail to péfform a general

~ structural 'ins'p'éction. The following is a summary of my findings and recommendations: -
o _General Description

. The Westminster Town Hall.was originally constructed ca. 1839 as a 1 1/2-story wooden,

Greek Revival style structure sitting on a dry laid fieldstone foundation. - ‘The structure

consisted of a wood-framed first floor (which is now the second floor) over a crawlispace

with wood framed exterior walls and timber posts that supported four timber-framed trusses
spaced at approximately 13 feet on center and which remain today. The trusses continue
to support five bays of rough-sawn third floor joists that span in the north-south direction
between the trusses and the north and south walls of the building, along with purlins -

“(beams) at the roof level that support rafters that run up and down the ridge.

As they presently exist, the four trusses themselves are basically modified ‘A-frames”, with
the top chords creating the sides of “A” (and following the rooflines) and the bottom chords
creating the base of the “A” (and falling within the third floor structure). The bottom chords

- directly support the joists of the third floor and are suspended from the top chord

intersections at the peak of the roof with tension rods. The top chords directly support the

tension rods through “truss action”, along with longitudinal puriins that carry the roof rafters
- at the approximate mid-point of each roof surface. The rafters along the roof ridge are

supported. by their own triangular geometry, which relies on horizontal restraint that is
provided by bending in the purlins and roof sheathing which rely.on the trusses, and to a
lesser extent by the third floor ceiling furring. The net resititt is that large spreading forces -

 are developed at the bases of the top chords and are resisted by tension-tying action

P.O. Box 8560 / 60 Washington Street, Suite 401 » Salem, Massachusetts 01971
" Voice (978) 745-6817 « Fax (978) 745-6067
_ www.structures-north.com
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“between theends of the bottom chords.

; Subsequent to the original construction, several additions and modifi cations were made
to the structure These included (in fikely order):

1. The addltron of a sixth bay of framrng to the south end of the building between 1839
"~ and 1855. ‘In our investigation we found a hidden former exterior wall of the structure
in the third floor that is approximately 12 feet from the present south end of theroofand
aligns with proscenium wall around the stage, solid interior walls at the present first floor

—.of the structure and a presently un-used stone wall that is part of the burldrng s

foundation. The addition was constructed of Vctonan-era drmensronal Iumber tied-
gable framrng :

2. The rarsmg of the structure by one level and construction of the present first ﬂoor with

brick masonry walls along the south, east and west sides of the. elongated building ca.
1855. This included the addition of columns within the floor plan to support the timber
" beams that one sat on the foundatron piers now frame the second floor, makrng the

- structure now 2 Vs-stories.

3. The constructxon of what appears to be a 1 ¥-story, 20—foot long addition at the south

end of the burldrng, bounded on three sides with brick bearing walls below a wood-

_framed third floor and tie-gable roof structure after 1855. This addition inciudes the

.present vault and borler room, restrooms and third floor spaces at the second floor

level. -

The oombrned structure that presently exrsts is in need of a moderate amount of repair for
a structure of its age. - Some of this repair, which is of an urgent nature and involves the

- roof trusses is currently under desrgn as of this writing.

Wood samples of the truss chords were determined to be Eastern Hemlock and Eastern
Spruce and the end posts that support the trusses were found to be Chestnut.

'Noted'C'Onditions -and Recommendations

I noted the followrng structurai def‘ iciencies during the Town Hall Survey and have the

- -following recommendations. “(itemn #'s)” have been assigned to each of the remedral |tems
for cost estrmatrng and cross—referencrng purposes :
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Crawlispace and Foundation-

* There were signs of significant dampness when | explored the crawlspace during the

fall, which is traditionaily the driest part of the year. There was mushroom growth on
the crawlspace’s dirt floor and signs of mildew and fungus on the floor framing. The
most humid conditions would normally be in the summertime when the cold crawispace
draws moisture out of the warm, humid summer air and deposits it on the structural
members and foundation surfaces. A positive dehumidification system is needed in the

crawlspace to dry the dampened air. Structural repairs to affected members will also
be required (see item #1F-1, below).

There were many holes in the foundation that would ailow rodent and/or water entry,
further diminishing the environment of the crawlspace. These holes should be patched
with mortar (item #CF-1).

The brick piers that support the first floor
framing and columns of the second floor
appear to.be constructed atop large §
stones of various sizes that were set |
upon the ground surface of the
crawlspace. Several of the piers are
leaning and there are signs of settlement
in the floor structure above. It is
possible that the stones were originally
intended to support only the loads of the
first floor framing (which is now the
second floor) and the loads were
doubled with the raising of the structure
and the addition of a new first floor e
below it. The stone piers should be reviewed on a case-by-case basis and replaced
with new, properly sized concrete spread footings and piers where appropriate (item

#CF-2). -

There are wooden bearing pads atop the brick piers that spread the concentrated loads
from the wooden floor beams and posts onto the piers to avoid crushing the brick
(which is of a lower strength than the wood). Several of these pads have softened due
to the early stages of wood rot, along with the beams that bear on them, and have
compressed and curled. The compressed pads should be replaced (item #CF-3). The
beam-ends should be repaired where possible and preservative-treated, or the beams
should be replaced (see item #1F-2, below). :
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First and Second Floor Structures-

Th’ef ﬁr"s_tand s_et:on'd floors have repetitive low points and high points (unddlatidns) that
follow the general framing plan of the structure, where the joists that frame the floor

- naturally sags between the lines of beams that support them. To a great extent, this
is a normatl and typically occurring feature of wood construction, where the wood tends
. to-sag (creep) during its service life and in-the case of the “flush-framed” second floor, -

- cross-grain shrinkage (from drying) causes the ends of the joists to shrink downward

" into the mortises (pockets) in the beams that support them. As long as the structural -

capacities of the floors are of a useful range and the framing condition is adequate;

creep deflections should not be of concem.

According to the analysis of a previous Structural Engineer (please see attached letter),
the live loading capacity of the first fioor is in the range of 30 pounds per square foot
(psf), with the timber beams that support the joists governing the capacity. - The timber
beams should be reinforced or: additionally supported from below (item #1F-1 ) to

_increase the capacity to at least that of the joists.

The‘,Strh_'ct,L‘Jral Engineer's analysis had determined the floor joisté to have a capacity

“of 58 psf with the assumption that the floor joists were of a. relatively high grade
~Southem Pine. From samples of the first floor joist framing that we have examined, we

have determined the wood joists to be of Chestnut, which is not as strong as the
Southern Pine that was assumed in the previous analysis, although it is better than

- -average species for floor framing. A visual grading of the joists will need to be done to

K ‘above).

'We 'héve_ had no access to the JETEEE.

‘the compression of the wooden
- bearing pads and beam ends at the

~ and to the vertical settlement of the

determine their-allowable bending stress categories (stress grades) as part of the
overall evaluation and repairs needed for this floor structure (see item #1F-2, below). -

framing of the second floor and couid |
therefore not determine its live load |
capacity. '

Sb__me‘ of the-undulation in the first and -
second floor structures is also due to j

interior piers (see item #CF-3, above) .

piers themselves (see item #CF-2,
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* Other than for the first floor's low capacity and the crushing of the bearing blocks over

the brick piers (see item #CF-3, above), there are few visible signs of structural
overload or failure of the first floor's framing members. | did find outward signs of
incipient, wood-rot fungus decay in many of the beams and joists, and in some cases
cubical brown rot infestation within members. that did not look damaged from the
outside. Wood rot fungus can significantly weaken the structure by reducing the
cellular strength of the wood fibers. A thorough investigation of the members shouid
be made after the space has been moisture controlled and the moisture contents of the
members has falfen to consistently below 20%. This investigation should include
probing of a representative number of members to determine the extent, if any, of
damage and all necessary sistering and strengthening should be done (item #1F-2),
along with at least three applications of boric acid solution. Consideration might be
given to the use of another floor system in the proposed renovations.

There is a vertical crack in the concrete |
block (CMU) south wall of the boiler |
room at the first floor, which is probably |
due to minor settlement of the structure B
and of little structural concern. B

There is efflorescence in the inside
surface of the brick west wall of the
boiler room, which is an exterior wall,
suggesting water or moisture migration
inward from the exterior. The exterior
brickwork should be pointed fo stop this
intrusion (see item #EX-2), below).

The suspended ceiling soffit in the assessor's room sags abruptly at the southeast
corner. The hanger(s) should be checked and re-attached before the ceiling moves
any further (item #1F-3).

At the second floor, there are diagonal cracks in many of the interior walls. Typically,
these are related to the sagging and possible settlement of the floor structure as
described above. The cracks in the proscenium wall (at the stage) are also related to
the fact that this wall was once and exterior wall and continues to support fioor loads
at what was once the south end of the building. The attachment of the southerly
addition and the opening of the stage involved many modifications to this wall. The way
that these modifications were done should be checked as part of the renovation work
and some reinforcement or repair might be necessary (item #2F-1).
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There are cracks and lateral shlfts in the east and west exterior walls, which are most
- -noticeable in the assembly hall.  These movements are directly related to truss 7
- _movements:and failures at the third floor level and. w:ll be corrected as part of the truss -

work (see item RT-1, below)

There is a second floor storage room below the
' southeast stairs to the third floor that is filled with §

* . a large amount of papers. The load on this floor 38

| should be checked

'_ with insufficient capacity for the transfer of top ¥

- which resist them. This transfer is accomplished
:_primarily by direct attachment of the bottom chord -

- should be reduced as the floor was probably not
_constructed fo. support S0 much Stacked paper

: '(tem #2F- 2).

:"There are water stains on the cethng of the second |
‘floor 1adies toom at the southeast comer of the

members. - While the basic theory of this

© At three of the eight truss ends, the connect:ons '

building. This may be indicative of a roof leak and:’f

: -.There is a second floor storage room at the rear of the stage that has a wood board

ceiling. This ceiling has sagged in the direction of the rear extension and probably
: 'relates to some mlnor deflection or foundatlon settlement of the extensmn

 Third Floor and Roof Structure-

The most severe and critical structural issue in- |
the Town Hall is the deficiency of the roof- truss |
construction. The four interior trusses were built |

chord spreading forces to the bottom chords, -

ends to the wall-posts that cantilever upward to -
support the top chord ends and secondarily via

timber tension struts that engage the chord ends
and vertical inner struts that run between the top
chords and the bottom chords and act as bending

attachment is sound, the actual members and :
their. connectlons were msufﬁcnent for their loads.

between the bottom chords and the wall posts
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have failed, with the posts having split at their centers. At several of the truss ends,
wrought iron straps between the bottom chords and the posts that would prevent or
reduce the chance of this failure, appear to have been added shortly after the building
was constructed, suggesting that our forebears were aware of some movement or early
signs of failure occurring within the structure.

At the third truss from the front
of the building, pull-out failure
has occurred at both ends.
This failure has caused all of
the top chord spreading forces
to now be resisted by the
timber tension ties and vertical
inner sfruts, one of which has
been split for most of its length
by the increased lateral loads
that shifted unto it and is
presently in danger of total
failure.

We have analyzed the trusses
in their original conditions and
in their failed conditions and have determined that the introduction of a new, post-
tensioned tie-member between the top of each outer post (at the top chord end) and
the boitom of each inner strut (at the bottom chord) would relieve the stresses that have
caused the connection failures. These ties would have the ability to make-up for all
of the load capacity that was lost in the connection failures and could be additionally
tensioned to slowly work the trusses back to their original geometries. Due fo the
urgent nature of this condition, we have been authorized and funded as of this writing
to proceed with a design for the tension ties and associated post repairs for the three
failed locations that will be implemented this winter. The building is presently on

' ‘emergency snow-waich” and we have installed crack gages that are being monitored

by the fown until the repairs are complete. All of the stored materials that had
previously loaded the third floor have been removed.

The end posts at the remaining five truss ends locations are deflecting and showing
early signs of damage but have not yet failed iike the first three locations. The
emergency repairs will provide additional redundancy to the structure until these
locations can be reinforced, which should happen as part of the proposed building
renovations (item #RT-1).
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"« There were once: pairs of horizontal knee-braces between all of the truss’ horizontal

- - timbertension struts and the top wall plates, many of which were removed in order to
|, - - provide clearance for the walls and dormer alcoves that presently exist. This combined
E - with the fact that the third floorfinishes run continuously through the single bay addition
- at the-south; along with the fact that the dormers are arranged for a reasonable degree

of symmetry with the expanded third floor plan (and would have looked extremely out

- ~of place with the original, smaller pian), would suggest that the third floor was
- - extensively renovated (including addition of the dormers) during or after the southeri
[ bay was added. The third floor likely TN

' .. served as a semi-finished ioft until that |

- time, suggesting that the truss builders
& ' may  never have anticipated the.

. finished space that currently exists. = - -

3 * - It should be noted that a portion of the |

i ' bottom chord was removed at the east

~ end of the northernmost interior truss to ;

e make room for the front corner SXEES
- stairway. The removed section of chord

- -should be reviewed as part of the truss

7 end reinforcement work (see item #RT-
I 7 w .
T * Inorder to create an open third floor plan, the rafters at the south end of the original
s - roof were assumed to act as trusses after the supporting wall below them was removed
- and atension tie was suspended from their apex to help support the top floor. There
R is a crack in the plaster ceiling finishes between the old part of the third floor and the
5 .

~ southern-added bay that has been caused by minor movements along this line. The

o - support of the added bay should be checked as part of the proposed renovations (see
s 3 item #2F-1). : -

* We exposed three of the inner-strut-to-bottom-chord truss connections at the two

' l partially failed trusses as part of our design work and found that metal straps were

I added to stop a lateral tension splitting failure at one of these connections; probably
: -due to third floor loads that are supported by beam-action of the bottom chord. These -
] ‘connections as well as the center tension-rod connections fo the bottom chord should

- be checked and repaired where necessary (tem #RT-2). The connections as well as

.~ . thechords will need to be upgraded to support proposed future loads that are greater

j - “than the members’ current 30 to 35 pound per square foot (psf) floor live load capacity.
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= There are gaps between the flooring and

portions of the east and west walls as
well as gaps in the interior bead-board
wainscoting and cracks in the plaster, %
much of which have been caused by the

truss movements. The third floor sags §
toward the center of the room, another }
result of the truss movements. |
Additional sagging has been caused by |
the nommal deflection of the floor joists,
between the trusses. These members
will need to be sistered if their capacities
are to be raised beyond their current 40 |
to 45 psf floor live load capacity (item

#AF-1).

January 28, 2002
Structures North

There are areas where the ceiling plaster has failen to the floor, presumably from roof
leaks that weakened the plaster. These leaks should be repaired if they have not been

already.

Exterior-

The exterior woodwork of the Town Hall

appeared to be well maintained and in generally |
good condition. The most notable concern |
regarding the wooden exterior is the large §
amount of deformation that is evident in the §
walls and, to the same extent, the roof. The §
outward protrusions at the center of the east #
and west walls of more than 2” along with the |
more than 3" apparent dips in the roof are
attributable to the truss movements that have |
taken place and will be corrected (see item #RT7- |

1).

The lawn at each side of the front entrance is at
a higher elevation than the woodwork, creating |
potential moisture conditions that could promote !

wood rot fungus or insect damage. The grade
should be pulled away from the structure or the

wall’s siff and woodwork should be raised with a
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' mas'o'nry or concrete curb to provide proper separation from grade -(iten;:'#EX-1 ).

The exterior masonry around the first
- ~floor of the structure as well as that of
-~ - the chimneys is in relatively good
i condition, mostly needing only sporadic,
E ~spot repointing. /n addition to the spot
~ . . repointing; there is an open joint at the
o ~ east wall between the south extension
S and the earfier construction that needs to
ST  befilled with a soft, malleable high-lime
g - mortar-and weathered areas along the |
bases of the east and west walls and 3B
" much of the south extension’s west and
south walls that must be repomted (item

#EX—Z)

The metai rall!ngs of the fire escape are
twisted -~ and damaged, possibly from |
R ~ impacting ice that slides from the roof or
4 from falling tree fimbs. The anchors that
.- connect the fire escape to the supporting
SR masonry wall are rusted and shouid be |
4 checked and reinforced if needed. |
" Repairs to the railings and anchors, if §
! necessary, should be made as soon as .
J - . possible, along with some minor touch-up
' painting (item #EX-3). There is a gap in
} : the second floor trim-to the south of the
A fire escape that should be repaired as
SR well.

i trust that the preceding report will be helpful in understanding the structural rehabilitation
'_ needs of the Town Hall. Please contact me if you have any questions.

Res _ectfully yours,

o Jsham Wathne, PE, President
J ~ Structures North Consulting Engineers, Inc.




The Commonwealth of Massachusetts
. William Francis Galvin, Secretary of the Commonwealth
: Archives Division
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220 Morrissey Boulevard, Boston, Massachusetts 02125 + (617) 727-2816 .
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June 6, 2002 | | ENGINEERS,

~ Town of Westminster : C - INC

- PO Box 456 _ _ - o
Westminster, MA 01473

Fax; 978-874-7411

Attention: - Mr. Bob Thorell
Building Inspector

Reference: - ToWn Halt
" Dear Bob:

On Friday, May 31, I visited the Westminster Town Hall 1o perform my final inspection of the truss
reinforcement work, -

From this and previous inspections and communications that | have had with the contractor, | am satisfied that

- the emergency stabiiization work has been completed in genersl accordance with the requirements of the
gonggct documents, approved shop drawings, and subsequent field instructions with only the following
quaiication - | -

*  We had sought to upgrade the tumbuckles used at the tension rods (during shop drawing review) from -
standard 1" diameter hardware to 1 %4 standard turnbuckles (reamed for the 1" high strength steel rods)
in order to get more capacity out of the design for future ivads. We have received certifications for the
tumbuckles describing them as 1°x6” hardware, not the 1 % nominal size that was requested. While the
standard allowable load from the 1" nominal turnbuckies is sufficient for the present, restricted uge, it will
be one of several limiting factors for future re-use of the third floor space. If actual ioad capacity data for
this casting and heat of steel can be obtained (beyond the metallurgical data we have received), it would
be very helpful. , : :

1 am satisfied that with respact to the roof and third fioor stability it is safe for the Town Hall to be re-oceupied
as it was previous to the truss damage except that the use of the third fioor must be limited fo less than a 20
pound per square foot live load (equivalent to an “uninhabitable altic”) and that access to this space be
restricted. A sign must be clearly posted at the top of each stairway to this effect. This limitation can be lified
at such a time that additional truss and floor strengthening is completed and that the turnbuckles have either
been further evaluated or supplemented. This letter should be retained for future referenca. .

thas been a pleasure working with you all
Respectfully yours, —

John M. Wathne, PE, President
Structures North Consulting Engineers, Inc.

P.0. Box 8560 / 60 Washington Street, Suite 401 - Salem, Massachusetts 01971
| Voice (978) 745-6817 » Fax (978) 745-6067

CC: Karen Murphy (F: 978-874-7411), Paut McGinley (F: 617-625-8002), Claude Levesque (F: 978-473-3588) :
www.structures-north.com




~ = ° VITAL RECORDS MANAGEMENT

- Within any organization, there is a small percentage of information

that is crucial to its successful functioning. and without which

- operations cannot be carried out. This information is known as the
organization’s vital records. Although these records typically -

constitute only about 3-5% of the organization’s total information

‘stock and may have only short-term value, they are essential for

the opération of the organization, the resumption or continuation

of operations following a disaster, the re-establishment of the

- legal, financial and functional status of the organization, and the

- determination and protection of the rights and obligations of the

‘employees and citizens of the governmental unit.

Loss. of this information can result in vulnerability to litigation,
: exposure to unplanned financial losses due to financial settlements
i or revenue loss, disruption of continuity of operations and loss of
! - efficiency, and damage to the interests of the citizens ‘and
employees of the organization. : ' : :

The objective of vital records management is to minimize the risk
to this vital informaticn in the most efficient and economic manner

- possible. In the public sector, vital records programs protect the

[ .

~public interest, ensure the maintenance of individual rights, and - |
- preserve a public trust. ' : S -
| Establishing a Vital Records Program.
Before a comprehensive plan to. safequard vital records c¢an be
I implemented, a through study of all the organization’s records must
{ be made. This study should include a determination of records
~classification, physical volume by class, storage space require-
3 ments, costs of the loss of each class, protection needed, and
i~ handling procedures. ' DR
o Records Classification. Records are generally classified In . one of .
1 four groups in a scheme suggested by the National Fire Prevention
.1 Association: ' ' - S '
|CLASS . DEFINITION EXAMPLE - RECOMMENDED
A B S ‘ - , - - PROTECTION
agss I Records essential to = Accounts receivable, Fire resistant
tal the continued life of  contracts, charters, vaults and safes,
E the organization. minutes, payroll, digpersal.
These records are ordinances and ' ;
irreplaceable because resolutions, master o
they give evidence of  personnel listings,
‘legal and financial = all documentation
i : status, and of the . needed to run and - -
» - rights and obligations read electronic. _
~ of the organization. . records systems.

:1'_ '~ Vital records are gen-
' erally housed in ac-
tive storage.




class 11
Important

JClass I11
Ugseful

LClass IV
_Nonesgen-
‘tial

'

Records necessary to
the continued life of
the organization.
While there records
can be replaced or re-
produced, this can

1y be done at con-
& rable cost in time
ai1 .aoney. These re-
cords may be housed in

- either active or in-

active storage.

Records useful to the
continued life of the
organization.

.These records may be

replace although their
loss would cause
temporary inconve-
nience, .

Records which have no

present value and
should be destroyed.

INSURANCE POLICIES

ACCOUNTS RECEIVABLE

SYSTEMS o
SPECIFICATIONS

CONTRACTS

- PAYROLLS

PERSONNEL LISTINGS

VITAL

[ PUBLIC LANDS

" TOWN MEETING

Accounts payable, tax Fire resistan;'
lists, directives. safes, wvaults or
' file rooms.

Bank statements, Fire resistant
correspondence. safes, file rooms,
filing devices.

Requests answered, Use, then destroy.
advertisements,
announcements.

PROPERTY RECORD
-CARDS .

MINUTES MILITIA LISTS

CHATTFEI.

DEEDS TO MORTGAGES .

BUILDING PLANS

RECORDS NON-CURRENT LEDGERS -

ABDIT REPORTS

VITAL STAT-
I8TICS

COMMITHMENTS
CHARTERS

ARCHIVAL



L

AlthoUgll there is a tendency to equate vital records with thése

. -that are historic or-archival, this is not the case. The life span
- of a vital record may be very brief, and in inverse proportion to
its importance to the functioning of the organization. ' Archival

records, on the other hand, while of enduring interest; may not be
relevant -to. the continued functioning of the governmental unit.

 Thus, documentation of computer systems, accounts. receivable and
“insurance policy information are essential to restoring operations

following a disaster even though this information may have only a
~ very brief usable life or retention period. On the other hand,
- records” such as militia lists, Civil War records, and pre-1870

correspondenice have historical interest and are considered to

- warrant permanent retention, but they are not essential to the

¢ resumption or maintenance of government operations. Obviously,
- these categories are not mutually exclusive, and records are quite
. often both wvital and archival. Since the protection of vital
- records should take precedence over that of other records, great

care should be taken in determining what records are designated ag
vital. D ' : ' '

 Protection . Methods. Estimating the sevérity of a disastér'which

could destroy - the organizations’s records is the basic: step in "
determining the most appropriate level of protection for wvital

~records. ' This projection, along with an examination of costs of
 protection and budgetary levels, prowvides the basis for choosing
' protection. S :

There are two means of protection available to local governments in.
Massachusetts: on-site storage and duplication and dispersal.

1. On-site storage. On-site vital records storage considerations
include . the ' analysis ‘and improvement: of buildings or
facilities, equipment = and ' supplies, as ' well .as the:

. establishment of procedural controls. _ o .

. @. Building considerations include establishing the adequacy
of £loor-load capacity, lighting and ventilation, fire ratings
of walls and doors, smoke and fire alarms, fire suppression
systems, and eliminating such hazards as leakage and
infestations by vermin. ' ' o oo

b. Equipment considerations include the construction of fire

- resistant. vaults and the acquisition of safes "and storage

- devices that meet or exceed Underwriters’ - Laboratories
specifications. ' ' : o
~_ Undexwriters’ Laboratories tests and rates storage and
filing equipment on the basis of impact resistance and
internal fire and humidity levels during various lengths of
exposure to fire. As a general rule, paper begins to
deteriorate at 350°F., and magnetic media and photographs at
over 150°F. . Storage devices for magnetic media must also be
able to' maintain an internal relative humidity of below 85%.
.C. Procedural considerations include routinely updating vital
records, prohibiting food,; beverages and smoking in records
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Aréas, segregating c¢ombustible materials, and conducting
periodic electrical, building and fire inspections.

Another important procedure is the periodic testing of the
vital records program through simulations to ensure adequate
functioning in the event of a genuine emergency.

Exclusive reliance on on-site storage, however, may not be
a sufficient safeguard because of the potential for total or
near total destruction of a single location in a disaster.

2. Duplication and Qiépersal. Off-site storage of original,
- record copies of public recoxrds is forbidden under
Massachusetts statutes. Many records, however, can be

adequately protected when they are duplicated and the copies
dispersed to locations remote from the central or primary
government office. This strategy is most effective when it-is
applied to .records which have been microfilmed or which are
being maintained in electronic format. '

Microfilm is particularly suitable for this type of
protection because of the stringent environmental requirements
for the storage of master negatives; it is likely that most
local governments will already have stored them at a remote
location dedicated to the storage of microfilm. These storage
facilities are operated by private vendors and, free of
charge, by the Massachusetts State Records Center. 1In the
event of a disaster at the government office, these facilities
can rapidly retrieve the master negatives for copying.

Electroniec records should be backed up at frequent
Aintervals and the back-up media removed from the building

 housing the woxking offices. Reciprocal arrangements between

offices should be made to store each other’s data. Electronic
archiving may also be investigated as a security measure. In
all events, all programs and other relevant data needed to
retrieve and read the stored data should also be secured at
the off-site location. Officers should make themselves aware
of other organizations using similar hard- and. software so
that, in the event of the loss of their own computing
equipment, they may make arrangements to ‘bPorrow time from
their counterparts elsewhere. : _

In all cases, the dispersed records.should be .retained
for their full retention periods and be made availablé to the

“appropriate officers. .

Program Staff

The Vital Records Coordinator. For those offices already having a
comprehensive records management program, the records manager is
the most appropriate person to coordinate any special vital records
‘protection program. - : .-

When no comprehensive records management program- exists, it is
advisable to appoint a coordinator from an existing offlce with
experience in managing records, such ag a staff member of the
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Clerk’s Sffice.._lt is essential, hdwever, that all persons. in the

- organization recognize that the coordinator acts not in the name of
- his/her office of origin, but rather of the organization’s

~administration with authority over all departments.

- Most. loqal-'éovernments have established emergency response
i proceduresg for dealing with disasters. Public safety, public works
~and other personnel are all assigned a role in safequarding lives

and property. Too often, however, these procedures do not involve

. long-term planning designed to preserve information and restore.

severly disrupted operations other than physical services {(water,

- electricity, public safety). A vital records program designed to .

‘preserve information essential to governmental functions should be

. made a part of the emergency response program and the vital records
. coordinator made a part of the overall emergency planning. process.

- The Vital Records Team. BAn important part of a successful vital
- records program is. the appointment of appropriate officisls to
assist the program ccordinator. The major function of team members
is. to aid the coordinator in- determining which functions and.

supporting records are vital to the organization and to ensure that

.they are properly safeguarded. Experience in administration,
- finance, law, information systems, and records management should be
~ considered in appointing team members. :

Communications.
All_officialsrmust'be made aware of the importance of théir vital

records . to the functioning of the organization. In - larger
organizations, ‘a vital records manual may be desirable, while in

- smaller onesfaﬁsimple-master'list’may be sufficient. Because of
‘the importance of this program, it is .essential that it be

understood as a management policy.

Summary.

' Vital records -management programs'are_instituted to prevent the
. loss of information critical to the daily operations of government
organizations, to permit the organizations to continue functioning .

during a calamity or to reestablish services afterward.

' A.vita1 records-managemént_program begins by conducting a records

inventory to gain knowledge of record holdings. Records identifies

fshouldjbe3classified into one of four categories: vital, important,
- useful or nonessential. Appropriate protection methods should then
'be'chosen_to safeguard vital records. ' C :

The. Records Management Unit is "available to aid government
officials and their staffs with vital records management. The unit
Provides assistance to offices without charge. Anaitysts are
‘available ‘to visit offices for on-site consultations. For more
- information call (617) 727-4062. | .
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- - Performance Standards for Safes and Vaults

Authority} C.66 s.11 MGL requires the officers in.qugge of state
departments, county commissioners, city counciis oY Sol&dfmsfd to

e n . , DRy
provide fire resistant rooms, safes or vaults for the safekeeping

‘of the public records of theiY¥ governmental URit (3 Op. Atty. Gen.
1899, p.48). Pursuant to s.1 of this statute, the Supervisor of
Public Records is authorized to promulgate standards for the com-
struction and use of these vaults, rooms and safes (8 Op. Atty..
Gen. 1929, p.594). L :

Effective date. These performance standards become effective on
May 18, 1995. :

General. All wvaults for the storage of public records shall
provide the minimum level of protection specified hereunder. The
Supervisor of Public Records .does not specify any particular
materials or technique for the construction of public records
vaults. The Supervisor will approve vaults for the storage of
public records upon receipt of the certification of licensed or

-registered fire protection and structural engineers that the

proposed construction will have a fire resistance and structural
integrity equivalent to or greater than that specified in the
following performance criteria. :

Sizeé. A vault size of 5,000 cubic feet or less is considered
optimal. Where large volumes of records must be protected it is
permissible to construct a vault with a capacity of up to 25,000

cubic feet. It must be realized that, because of the volume of
combustible materials stored within it, this larger stxructure is at

greater risk of fire and should be equipped with a fire suppression

gsystem.

. Media protection.. All vaults intended for the storage of paper

records ghall be so constructed that, when Titted With the 6-hour

door required hereunder shall, in the event of "Iiré —Im—the
surrounding structure, maintain an internal temperature of 3500 or
below Tor a period of not less Chan & HOUTE. Thésé standards

provide the maximum available 1évVel of fire protection for: paper.

records, but cannot safeguard film or magnetic media against either
heat or humidity. If magnetic media have not been copied and
dispersed or otherwise duplicated for protection, wvaults or
portions thereof used for the storage of this media must be
equipped with data safes or an inner core designed to minimize
temperature rise and moisture intrusion and shall be so constructed
or equipped that, in the event of fire in the surrounding struc-
ture, the internal temperature and relative humidity shall remain
below 125°F. and 80%, respectively for a period of at least 6
hours. It is the responsibility of the records custodian to

| provide all media with the level of protection specified_above and
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hto provide the Superv1sor with the englneer s certlflcatlon.to that
' effect.. - :

i Constructlon :Except in Type I or Type II-222 fire resistive
§ . construction as defined by NFPA 220 Standard on Types of Building
P ‘Construction; all vaults sha d.structurally
S flndependent of surrdunding structures, ‘Supporting structures for
"t vaults shall be sufficient to support the full weight of the vault
-structure and its contents , ,

Slnce shrlnkage or volume change stresses may result in hairline

cracking that. will be detrimental to the vault structure, all

concrete members should have a minimum reinforcing as sPec1f1ed in

., the "ACI Code, and all masonary walls should have a winimum

| fre1nforc1ng as-specified in Paragraph 1113.5.3 of the Commonwealth
- of Massachusetts State Bulldlng Code.

i All bulldlng members supportin g the vault shall be noncombustlble
_____ i... EIT structural materials used in the. construction of a vault shall
- ‘have a fire resistancy rating of 6 hours. All interior fittings.
1. and flnlSh shall be noncombustible. '

o IE connected to the bulldlng in any'manner, the connection shall be
‘made -so that 'in the event of the collapse of the building, Lthe
h'surroundlng'bulldlng members maV'mové*BE‘farr_w1tnout arfecting th
fire-reégistive ault. All beams or Bearlng
. members adjoining the vault shall be de31gned.to release freely in
“case of failure. Vault construction shall not be used as a support
~or bearing for the. structural members of the building. " Walls shall
have sufficient lateral strength to withstand impact of collapsing
bulldlng members or: toppllng machinery or equlpment

Constructlon of vaults beIOW'grade level should.be av01ded whenever

-possible because of the dangers posed by the "cooking" effect of

‘fallen debris, flocoding from natural causes or fire fighting
_'efforts, -and the dlfflcultles of. malntalnlng proper env1ronmental
© - control. ' :

L In non- flre res1st1ve buildings, the vault roof shall be designed
- Eo accommodate a minimum live load of 350 pounds per square foof.

- In #ll cases, ample accommodation should be maae*fﬁf_ﬁfEEEEEg%n'
'i' f:agalnst 1mpact loading by falling equipment ozr- bulldlng'members and
- . . against accumulations of burning debrls :

Watertlghtness = Walls, roofs and -floors shall.lbe effectlvely
waterproofed. No combustTibI€ mémbrane oOT coating shall be used
' except on a roof exposed to the weather.

,Prov1s1an shall be made to’ prevent the entry of water at door
. opernings.




Ample drainage shall be provided to prevent rain or firefighting
water accumulating on the roof.

Penetration. Wall penetrations shall be allowed only for access,
HVAC systems, sprinkler systems, electric lighting and limited
energy circuits. Wall openings shall be as small as possible and
shall be sealed with approved or listed fire-rated materials and
devices .to prevent smoke, heat, flame, or water penetration:
Conduit,' if used, shall be sealed inside and outside.

‘Roofs shall not be pierced for any éurpose.

Floors shall not be piéréed, except that floors of wvaults con-
structedion grade may be pierced to allow the passage of sprinkler

piping or HVAC ducts. _

Vault Doors. All vault doors shall be Underwriters’ Laboratories
Class 350 rated 6 _hours or equivalent. ORDINARY FIRE DOORS SUCH AS
HOLLOW METAL, TINCLAD, SHEET METAL, OR METALCLAD TYPES; STEEL PLATE
7pYPE AND FILE ROOM DOORS ARE NOT ACCEPTABLE AS VAULT DOORS.

vault doors shall be equipped with combination-type locks with an
Underwriters' Laboratories approved relocking device designed to
hold the door in case of mechanical, explosive or torch attack on
the door. The lock mechanism shall be of the type enabling a
person .locked inside the vault to open the door easily from the
inside. All day gates shall be similarly equipped.

vault doors shall be eguipped with émoke- or heat-actuated release
- mechanisms to close them in casgse of fire.

Environmental Control. For paper and magnetic media, a stable
environment with an average temperature of 70°F. or below and an
average relative humidity of 30-50% shall be maintained. A
temperature below 70°F., and a relative humidity of. 40-45%, with
Fluctuations limited to no more than +2°F. and +3%RH, is considered
optimal. Storage facilities for first-generation silver halide

microfilm shall maintain, a constant temperature of below 70° and

relative humidity of bétween 20 and 30%. If it is not possible to
meet these optima, minimization ~of temperature "and humidity
fluctuations shall be the guiding concern. These parameters_should
be accomplished by controlling the external environment surrounding
the storage space. Where this is not feasible, the storage space
may be equipped with a heating/ventilation/air conditioning system.
all equipment related to such a system shall be located outside the
storage space.

'Fi:e Detection Systems. Automatic fire detection systems shall be
installed in accordance with NFPA 71, Signaling Systems for Cernitral
Station Gervice; NFPA 72, Protective Signaling Systems; and NFPA

72E, Automatic Fire Detectors. The systems shall be relied on only

- ey
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when there is an .assurance that the alarms w:.ll bnng prompt
response at all times. _ .

‘Fire Suppress:.o:: Syst:ems. Vaults 'may' be equipped with eutomatic
sprn.nkler ‘protection installed in accordance with NFPA 13, ‘Standard
- for the Installat:.on of Sprz.nkler Systems. -

_ Class 74 f:.re ext:.ngu:.shers or a standpipe system w::.th a small hose,

suitable for use by the "occupants of the building, ‘shall be
prov:.ded in a conven:.ent locatien outs:.de the vault door.

o Wzrz.ng and nght:mg All wiring shall be in conformance with NFPA
'~ 70, National Electrical Code. Fixed lighting only ‘shall be
- provided in the vault. ©Lighting shall be limited to ‘explosion

. proof or vapor proof lamps and controlled only from a 2-pole sw:i.tch :

located outs:.de the vault

Shelv;ng All shelving shall be of noncombust:.ble construction and
as fully enclosed as possible. All shelving shall be a minimum of
3 inches above the floor of the wvault.  Electrically powered mobile
shelv:.ng shall not be installed. : ' _

Records and contalners shall be separated by at least § inches from

. any piping or. conduits. within the vault. Where sprinklers have
been installed, a clearance of 18 1nches shall be ma:l.ntalned ‘below

sprinkler heads .

Safes and Record Containers. Safes and :Lnsulated recoxrd conta:.ners
to_ be used for the storage of paper records shalI Beé S UndeIwELters’

o) e,

‘Taboratery Clags 350, rated for 4 hHours.  Equipment for storage of

ﬁé’éﬁ”ﬁ“xc”&ﬁﬁ" ‘““H‘otog‘raphz.c ‘media ghall Be Class 150 rated 4 hours.
Com; ent oxr  the | use of inserts or liners to
[Chieve equ:.valent levels OF protection are permitted. Ratings By
récogni rESEiHg-Taboratories other than mg.' Laborato-
ries shall be recognized. . '

Certification to Superv:.sor of Public Records. Prior to etorege of
public records in a newly constructed or renovated vault, the
contracting agency shall provide the Superv1sor of Public Records

- with signed and sealed certifications from all relevant engineers
that the foregoing standards have been met or exceeded. No vaults
.which are not so certified may be used for the storage of publn.c

records
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w/s Pleasant Street, Westminster, Massachusetts 01473

nddress of Premises

WE, RAYMOND N. LEMIEUX and BRENDA L. LEMIEUX, Husband and Wife, both

-of : Westminster, Worcester - : County, Massachusetts

ies, for consideration paid, and in full consideration of ELEVEN THOUSAND ($11,000.00)
A L L e e ——

grantsto The Town of Westminster, a municipal corporation sitiated within the Countf

of Worcester, Massachusetts, for municipal purposes ~ with ymitelatm covenauts
thetamd i

[bﬂmﬁmkmandcmmmhnmxmifuw]

A certain tract of land situated on the westerly side of Pleasant
Street in Westminster, Worcester County, Massachusetts, containing
‘approximately 8,725 square feet of land, and being depicted on a "Plan
of Land surveyed for Town of Westminster,” dated April 5, 1982 and
recorded with Worcester Northern District Deeds in Plan Book 254

4 ; and being bounded and described as follows:

¢ Page

Beginning at the southeasterly corner thereof at a railroad spike
set in the ground at the westerly sideline of Pleasant Street and at the
northwesterly corner of land of the First Congregational Church; thence
5. 60° 27' 34" W, by said Church land, 129.23 feet to an iron pin set in
the ground at land of Raymond N. Lemieux et ux; thence N, 27° 36' 54" W.
by said lemieux land, 67.l5 feet, to land of the Town of Westminster;
thence, N. 59° ' 06" E. by said Town land, 124.79 feet to the westerly
sideline of said Pleasant Street, thence S. 31° 21' (2" E. by the
westerly line of said Pleasant Street, 70.33 feet to the place of
beginning. -

Being a portion of the premises conveyed to us by deed of John M.
Graves et al trustees, dated October 26, 1978 and recorded with
Worcester Northern District Deeds in Book 1213, Page 10.



BACON
B ——--o-—o—t
] _ \
b\ . NS
. E; ’ \ ] .‘°
: N N
] - ~
I ‘ \ M e
. $ . % N
y £ )
| R 3
’ . %
g 5 N
TowAs OF  WESTA s 7S
| v r&é-.aof £ B Mo (F
e S2ETI L
7 N .
' W A
Area:8725% AN
,. NN
R IR N !
Wi
NNy
LT _ . ,
(2227 — — - — 3 = —i-
; S{O 270 34 /\/Dﬂ_l//??f-—-} ﬁSf)’W
et
'é /:'//'Sz‘ cf'axj»/efd/./ﬂz,é,/ C‘/ﬁw/c,é (& Qé |:
“r N
CON . OF LA SRl
AV Ey S  For
2 WESTMING 74—'/—? or ]
. : s T/ PNE T Ez? M A5 6{}/ "F"‘s’y :
T A 2&7074’-«,57/0#//_6‘/932 7 Fraser 4
- L Muebae/ S SFoc . Md//d”f/‘/”é/@
' : Cu ey o '
] s 20 4o fo
S . — n——




Parking Lot

Existing Site Plan

]

— |

—_—— .L___‘l

Uilidy pole

!
D War Memoriat 1

Pleasant Street

i |
|

. !
Flag Pol l
|

|

|

|

|

|

]

m
m
m
oLy

any
L]
Fs

nodovd

199118

i

Westminster
Town Hall

Westminster, Mass

Space Planning
Study

Existing
Site Plan

Scale: 1"=20-0"

Date: January 28, 2002
Drawn By: ENF
Checked by: WCK

MecGinley Hart
&
Associates LLP

324 Broadway
Somerville, MA 02145

Telephone » 617 625-8901
Fax ¢ 617 625-8902




Bricked up window

Bricked up window

Vault
132 Square feet

Building Inspector
140 Square feet

Wi i B

Boiler Room

159 Square feet

.
i
/'
1§

Building Inspector

Board of Health

174 Square feet 176 Square feut

Town Secretary
112 Square feet

[lf/ 0

1

Town Coordinator/Selectmen Office
358 Square feet

|

Res tr?

R
=~ Restroom

)¢

00

\
I i

Ked ap window

Existing Square Foota

1st Floor
Gross square footage
Exterior walls

Total interior sf

Office spaces
Stairs/Circulation
Meeting Room
Mailroom

Vault

Storage/ Kitchen/ Misc
Boiler room

Interior walls

Total interior sf

B Main Hallway } ar P
LLJ B : J{‘\ /ﬁ m _‘ /,_ —'\ 'fpl_.l -
i ’j Closet ‘ ' 3
Restrooms ) \ rf
216 Square feet g Treasurer/ Tax Collector Conference Room Town Clerk
Mailroom 289 Square feet 130 Square feet 187 Square feet
64 Square feet
oes
2nd Floor 3rd Floor Total
3,712 sf Gross square footage 3,712 sf Gross square footage 2,959 sf Gross square footage 10,383 sf
399 sf Exterior walls 262 sf __Hxterior walls 208 sf Exterior walls 369 sf
3315t Total interior sf 3,450 sf Total interior sf 2751 sf Total interior sf 9,514 st
1,437st Office Spaces 741 sf Open Storage 1,609 sf
1,021sf Stairs/Circulation 456 sf Other Storage 474 sf
130 sf Meeting Room 1223 5f Stairs/Circulation 188 sf
64 sf Stage 305 sf Interior walls / Inacessable 480 sf
132 sf Storage 428 sf Total interior sf 2,751 st
170 sf Misc 161 sf
159 sf Interior walls 136 sf
200 sf Total interior sf 3,450 sf
3,313 sf
0 4 8 16

24

Westminster
Town Hall

Westminster, Mass

Space Planning
Study

Existing
First Floor

Scale: 1/8"=1"-0"

Date: January 28, 2002
Drawn By: ENF
Checked by: WCK

McGinley Hart

&
Associates LLLP

324 Broadway
Somerville, MA 02145

Telephone = 617 625-8901
Fax » 617 625-8902




I
_ T L1 | | | Westminster
T/ Va - . — —= Town Hall
N

Storage / Thag -

Westminster, Mass
140 Square feet

Assessors Office =

170 Square feet Space PI annlng
4 Stud
| ! [__._._4 = ¥
| | Storage

/ Assessors Office
P 215 Squarc [eet
\ K
: h
\_\ 1

Meeting Room AT B _-H

1.223 Square feet X R :
/ | .
- / ,/ \,

Storage
75 Square feet

Storage

100 Square fect

Stage
305 Square feet

xan
\

e

)

177 Square feet /\ i EXIStlng
Town Accountant 179 Square feet SGCOIld FIOOI“

g-";] . Personnel

. [F ’ ] Scale: 1/8"=1"-0"
O Restrooms - =

: 2
- 200 Square feet 5 Date: January 28, 2002
\ Drawn By: ENF

TR Checked by: WCK
| | [ —— Y e e e B

Second Floor

Gross square footage 3,712 sf

Exterior walls 262 sf

Total interior sf 3,450 sf .

ot mienior s ; McGinley Hart

Office Spaces 741 st &
Stairs/Circulation 456 sf 2
Meeting Room 1,223 sf Associates LLP
Stage 305 sf
Storage 428 sf :
Misc 161 sf 324 Broadway
Interior walls 136 sf Somerville, MA 02145
Total interior sf 3,450 sf

Telephone 617 625-8901

[ ) Fax » 617 625-8902
Note: Original Second Floor Hall, Stage and
Side Space = 1,829 sf




Westminster

3rd Floor

Gross square footage 2,959 sf

Exterior walls 208 sf

Total interior sf 2751 sf
Open Storage 1,609 st
Other Storage 474 sf
Stairs/Circulation 188 sf
Interior walls / Inacessable 480 sf
Total interior sf 2,751 st

16

Town Hall
Westminster, Mass
fiaakoos o Storage
S 120 Squarc fect =
e . Space Planning
51 Square feet D [] Study
=\ ! = AR i - S - ':J___I\ i
]' j Storage ‘:T
|| Open Space 168 Square feet 1
1,609 sf
B o TR R NIY o LT POy SN S SE (5, I PPN NUNS S
| | \:
J I\ Foyer E
:!/ IL:I/ = o e e ____1 / ‘il_'j:,/ .
B O o= Existing
Smragcr Storage Thlrd FIOOI'
15 Square feet 15 Square [eet
35 Square feet — Scale: 1/8"=1"-0"
68 Square feet Date: January 28, 2002
Drawn By: ENF
Checked by: WCK
| =

McGinley Hart
&
Associates LLP

324 Broadway :
Somerville, MA 02145

Telephone « 617 625-8901
Fax « 617 625-8902




§ 205-38. Village Center District regulations.

A.

Purpose. The purpose of the Village Center District is to protect and strengthen the traditional New
England character of the Westminster Village Center, encourage sustainable and attractive site
design, and promote a diverse and vibrant mix of commercial, residential, institutional, and
recreational opportunities in support of the commerce, health, safety, and welfare of Westminster.

Applicability and severability. The regulations within this section shall apply to those lots located
completely within the Village Center Zoning District as of the date of the Village Center Bylaw's
adoption at Town Meeting (May 7, 2016). The regulations established herein shall be considered
controlling wherein they should be found in conflict with other sections of this chapter. The
invalidity of any section or provision of this chapter, or its application to any development proposal,
shall not invalidate any other section, provision or application of this bylaw. [Amended 11-19-2019
STM by Art. 16] C. Special use regulations in VC District.

(1) Upper-story residential. Foregoing the limitations established for residential units in other sections
of this chapter, this section shall control dimensional and density requirements for upper-story
residential units in the Village Center District. In order to encourage increased housing
opportunities in Westminster, upper-story residential uses above existing first-floor commercial
or institutional units may be created subject to the following limitations:

(a) Existing buildings. Upper-story residential units may be created in buildings that existed at
the time of the adoption of this section (May 7, 2016), provided that the following criteria
are met:

205-38 205-38

[1] The lot contains at least 7,500 square feet of area.

[2] The provisions of § 205-30.7 shall not apply to upper-story residential units. The
parking requirement shall be one parking space per unit.

[3] Parking for any commercial uses shall be provided as established under § 205-30.7.
Spaces provided may be shared use spaces, provided it can be demonstrated that the
combination of uses does not have concurrent peak parking demands.

[4] Any exterior alterations to provide adequate ingress or egress must be reviewed by
the
Planning Board as part of site plan review.

[5] Dwelling units created must contain a minimum of 500 square feet of gross floor area.

(b) New construction. Upper-story residential units may be provided as part of new construction,
provided that the following criteria are met:

[1] The lot contains at least 15,000 square feet of area.

[2] The proposed building does not contain more than 25,000 square feet of gross floor
area.

Dwelling units created must have a minimum of 500 square feet of gross floor area.

[3] The provisions of 8§ 205-30.7 shall not apply to upper-story residential units. The
parking requirement shall be one parking space per unit.



[4] Parking for any commercial uses shall be provided as established under § 205-30.7.
Spaces provided may be shared use spaces, provided it can be demonstrated that the
combination of uses does not have concurrent peak parking demands.

(2) Provisions for multi-use lots. Lots may contain more than one principal use in addition to accessory
uses in the Village Center District, provided that all dimensional and parking requirements are
met for all uses subject to the following exemptions:

() Shared use parking spaces are allowed to count toward the parking requirement, provided
that it can be demonstrated the combination of uses does not have concurrent peak parking
demands.

D. Additional dimensional requirements. The Planning Board may waive any additional setbacks by
special permit, provided that relief from such dimensions provides for site design that allows for
additional landscaping, lighting, sidewalks, improved pedestrian or vehicular circulation, or other
such amenities that provide a public benefit.

Table 205-38-1

Front Side Rear

Dimensional Requirement (feet) (feet) (feet)
Maximum building setback*? 20 — —
Minimum parking setback 20 10 —
Minimum landscaped buffer 5 5 —
Maximum lot coverage 80%
Maximum building height for upper-story 35 feet
residential

205-38 205-38
Notes:

1.  Maximum building setback applies only to the principal structure on the lot; additional
structures are not subject to this requirement.

2. Structures on lots with 50 feet of frontage or less are exempted from this requirement.
E. Additional district sign regulations.

(1) Signs cabinets, moving signs, and other internally illuminated signs are prohibited.

(2) Window and door signs shall not conceal more than 30% of the total area of the windows and
doors on a building facade that an individual business occupies.

F. Additional site plan review standards within the Village Center District. The following site plan
review standards shall apply within the Village Center District, in addition to the generally applicable
standards in § 205-43F. The Planning Board may waive any additional site plan requirements,
provided that relief from such standards provides improved site design or other amenities that provide
a public benefit.

(1) Building placement and orientation.
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(a)

(b)

Buildings and building entrances should be oriented to face Main Street. It is especially
desirable for buildings to be oriented toward Main Street instead of parking lots.

Buildings should be placed on the front of lots near Main Street to gradually realign the
buildings in the Village Center District and encourage a cohesive and consistent
streetscape.

Landscaping.

(a)

(b)

(©)
(d)

(e)

A five-foot landscaped buffer should be maintained along the front property line between
the public sidewalk and buildings to encourage a more hospitable pedestrian experience.
The use of shade trees within the landscaped buffer area along the front lot line is highly
encouraged.

Landscaping should consist of a combination of noninvasive plantings that are inclusive of
low ground cover plantings, trees, shrubs, flowers, and grasses.

Landscaping should be designed to be attractive in all seasons.

Landscaping should be used to help define spaces, entry sequences, and pedestrian areas
as well as screen parking facilities, utilities, mechanical equipment, and waste management
facilities.

Landscaping should be maintained so as not to obscure buildings, signage, or handicap
accessibility features.

Pedestrian facilities.

()
(b)

(©)

Sidewalks should be paved with concrete and integrated within site landscaping.

Pedestrian connections should be constructed between building entrances and parking
areas, and should provide connectivity with other pedestrian facilities, such as public
sidewalks or walkways on adjacent sites where they exist.

Existing sites with insufficient pedestrian facilities, such as limited sidewalks or no
separation for pedestrian and vehicular circulation, should upgrade those facilities when
doing exterior building modifications or other site upgrades.

Design of parking facilities.

(@)

(b)

(©)

Parking facilities should be screened from the streetscape with landscaping. The parking

205-38 serving commercial, institutional, and mixed use lots with more than five
contiguous spaces or more than one row of parking spaces should be bordered by
landscaped buffers. The landscaped buffers should be maintained in good condition and
should utilize plantings that are attractive in all seasons.

Parking should be located behind or to the side of buildings. Parking should not be located
closer to the front lot line than the front facade of the principal structure on the lot.

Parking lots should be marked with striping and signage as needed to clearly identify
expected vehicular circulation patterns, queuing areas, temporary and handicap parking,
and other parking limitations.



(5) Building facades and materials.

(6)

(7)

(@)

(b)

(©)

(d)

(e)

Exterior building materials inclusive of windows, siding, doors, trim, decking, and other
typical materials should be selected for their consistency in appearance with the traditional
New England architectural vernacular.

High quality materials should be used on building exterior. Where synthetic materials are
used, they should be close in approximation and appearance to traditional materials.

Sustainable and environmentally friendly building materials should be used whenever
possible.

Materials used on the front facade of a building should be carried around on all sides of the
building.

Windows in commercial structures inclusive of storefront window systems and doors
should not be obscured by opaque glass.

Massing, window fenestration (arrangement, proportioning and design), and doors.

()

(b)

(©)

(d)
(€)

Buildings should utilize irregular footprints, material transitions, changes in roof slope,
varying building heights and massing, and architectural features, such as columns, bays, or
other projections. Avoiding monotonous building facades or the appearance of out-of-scale
buildings through architectural features is strongly encouraged.

Buildings on corner lots should be oriented to face both streets and utilize high quality
materials on both facades.

Flat roofs are generally discouraged unless deemed otherwise appropriate by the Planning
Board. Where flat roofs are constructed, they should be adorned with a decorative parapet
wall or cornice to provide screening for rooftop equipment and maintain a consistent
appearance with the traditional New England architectural vernacular.

Roofs with gables, dormers, cupolas, chimneys, or other design features are encouraged.

Building facades should have an appropriate and proportionate number of windows and
doors. Windows should be selected for their consistency with the style of the building.
Where windows are replaced in historic structures, the glazing of the replacement windows
should be consistent with that of the original windows.

Utilities and mechanicals.

(@)

Open storage areas, service areas, loading facilities, and utility buildings should be
screened from the view of neighboring properties, the street, and other structures using
landscaping, fencing, or other appropriate methods.



