Fairhaven Board of Selectmen
July 10, 2017 Meeting Minutes

Present: Chairman Robert Espindola, Vice Chairman Daniel Freitas, Clerk Charles Murphy,
Town Administrator Mark Rees, and Administrative Assistant Anne O’Brien.

Mr. Espindola called the meeting to order in the Town Hall Banquet Room at 6:35 p.m. The
meeting was recorded by Cable Access.

MINUTES

e Mr. Freitas motioned to table the executive session minutes of the May 15, 2017 meeting.
e Mr. Freitas motioned to approve the minutes of the June 26, 2017 meeting, open session.
Mr. Murphy seconded. VVote was unanimous. (3-0).

TOWN ADMINISTRATOR’S REPORT

In his report, Mr. Rees updated the Board to several activities, including:

e The Police Chief and I would like to report to the Board of Selectmen that there was an
incident involving unruly and unsafe behavior at EJ’s Bar and Grill on July 8, 2017. This
is still under investigation. At some point, this may come before the Board of Selectmen,
as the licensing authority.

SELECTMEN LIAISON REPORTS

Under Selectmen Liaison reports:
e Mr. Freitas — Historical Commission met — they would like to get in touch with the Board
of Public Works regarding the status of Cooke Park as a potential burial place.
e Mr. Murphy — Did not have a meeting in the prior weeks.
e Mr. Espindola — See Attachment A.

LAGOA FRIENDSHIP PACT COMMITTEE

Mr. Freitas motioned to appoint Eddie Cabral and Patricia Pacella as at-large members;
Historical Commission designee Wayne Oliveira, Fairhaven Business Association designee
Charlene Riggin, to the Lagoa Friendship Pact Committee. Mr. Murphy seconded. Vote was
unanimous. (3-0).



OLOA - THREE DAY ALL ALCOHOL LICENSE

The Board reviewed the application for Our Lady of Angels to hold their annual Portuguese
Feast with a three-day all-alcohol license on September 2, 3 and 4. See Attachment B. Mr.
Freitas motioned to approve. Mr. Murphy seconded. Vote was unanimous. (3-0).

FORT PHOENIX 5K - SEPTEMBER 10, 2017

The Board read a letter from Kathy Lopes, requesting permission to hold the annual Fort Phoenix
5K Walk/Run on September 10, 2017. See Attachment C. Mr. Freitas motioned to approve. Mr.
Murphy seconded. Vote was unanimous. (3-0).

COMMUNITY NURSES AGREEMENT

Mr. Rees presented the Board with the annual Community Nurses Agreement for $17,000 from
Fairhaven to Community Nurses for annual community services. This agreement has been
previously approved by the Board of Health. See Attachment D. Mr. Freitas motioned to approve
the agreement. Mr. Murphy seconded. Vote was unanimous. (3-0).

ECONOMIC DEVELOPMENT COMMITTEE

The Board held brief interviews with applicants for two seats on the Economic Development
Committee.

Barros: Works for Eye Health Vision Centers — has worked in Town for 30 years. Would support
working with the community and environmental regulations. Mr. Barros is not related to any
Town employees, and does not do business with any Town employees.

Dick Douglass: Strategic planning, working with plans as a consultant for market shares.
Believes in the importance of long-range planning. Would weigh the pros and cons of all
development opportunities involving a decision between creating jobs and environmental
concerns. Understands the requirements of balancing development with state and local
regulations. Mr. Douglass’ daughter-in-law works as a substitute teacher in the school system,
but he does not do business with the Town. Described himself as quantitative, and interested in
studying peer communities. Believes in walkable downtowns.

Eddie Lopez: Background in real estate. Owns brokerage in Town. Owns REMAX and several
other Town companies. Would like to see the Town succeed in business. Considers job creation
important, but not at the cost of the environment — believes there are many solutions to balance
jobs with environment. Understands the need to follow regulations in the promotion of
development. Not related to any Fairhaven employees and does not currently do business with
Fairhaven.

Cathy Melanson: Town resident. Own two businesses in Town. Husband is well-established
business owner in New Bedford. President of the Fairhaven Business Association. Describes
herself as a “go-getter” who sees needed fixes to Route 6. Member of the Planning Board.



Understands the balancing act between job creation and environmental regulations, including
working with businesses to alter plans to make them work with regulations. Thinks that the
Town needs to look at the Town’s zoning and building codes, to consider needs and potential
changes. We are not an empty storefront town, but that is how some people see us. We can
balance out our needs with code. Not related to any Fairhaven employees and does not do
business with the Town.

Bernard Roderick: Former school teacher, then administrator, then superintendent. Currently a
School Committee member. Worked for the Town Government Study Committee. Has worked
with many departments and is knowledgeable in how the departments intersect. Has reviewed
all the minutes of the Economic Development Committee to date. Believes that the EDC needs to
start taking action, and understands that it will involve a balancing act between job creation and
environment. Wants to explore many avenues. Believes that the Town needs to consider a
thorough review of the Town’s zoning and building codes, and consider streamlining the Town’s
permitting process. Wants to promote Fairhaven “selling itself”. Not related to any Fairhaven
employees and does not do business with the Town, but is a retired employee.

Deliberation: Mr. Freitas nominated Mr. Roderick and Mr. Lopez to the two vacancies on the
Economic Development Committee. Mr. Murphy nominated Mr. Roderick and Mr. Lopez. Mr.
Espindola nominated Mr. Lopez and Ms. Melanson. Mr. Freitas motioned to appoint Mr.
Roderick to the Economic Development Committee. Mr. Murphy seconded. Vote carried (2-1)
with one opposing vote from Mr. Espindola. Mr. Freitas motioned to appoint Mr. Lopez to the
Economic Development Committee. Mr. Murphy seconded. Vote was unanimous. (3-0).

REVERE BELL PLACEMENT AND OUT OF TOWN TRAVEL

Doug Brady, Nils Isaksen and John Medeiros were present. Mr. Brady said that the cradle for the
bell has been completed and thanked Paul Mendes and New Bedford VVoc-Tech for their help.
The bell now needs to be cleaned and placed in a permanent location. The Bell Committee’s top
location choice is the Town Hall. The Board of Selectmen prefer an outdoor location for the bell,
and agreed with the Bell Committee’s recommendation to have a placement near the Town Hall
flagpole. Mr. Iskasen said that the Historical Commission and Tourism Director are supportive
of the Town Hall location. Mr. Freitas motioned to authorize the placement of the bell on the
Town Hall lawn next to the flagpole, subject to final design approval, and subject to written
approval from the Historical Commission. Mr. Murphy seconded. Vote was unanimous. (3-0).

The Bell Committee, through its chair Doug Brady, also asked permission from the Board to
display the bell out of town at the New Bedford Portuguese feast later in the month. Mr. Freitas
motioned to allow the bell to leave the Town for the Feast as long as the bell committee
supervises. Mr. Murphy seconded. Vote was unanimous. (3-0).

ROGERS SCHOOL REPORT

Brett Pelletier and Albert Rex were present to summarize the Rogers School report. See
Attachment E for a summary of the report presentation.



Mr. Freitas said that there is currently an individual interested in rebuilding a portion of the
building. Mr. Rex advised that he would be weary to any offers that includes free or volunteer
labor, or the good intentions of an inexperienced investor. He said they would not advise a
piecemeal approach. He said that Town’s are in better positions to rebuild maker space with
buildings like the Rogers School with non-profit support, or an area Community Development
Corporations. He advised that a third party, who is interested in purchasing the property, could
go forward with applying for historic tax credits, with a simple written agreement in place with
the Town.

Mr. Rees synthesized the information as follows: Mr. Pelletier and Mr. Rex will provide a total
amount for the Town to “mothball” the building, establish an organization and apply for tax
credits, and advises the Town to build partnerships with local groups to consider multi-use,
including the arts council in Boston.

MARINE RESOURCES COMMITTEE

Mr. Freitas said that he is a member and Vice Chair of the Marine Resources Committee. He said
that Mr. Hobson accused Mr. Freitas of motioning to remove him from the Marine Resources
Committee in retaliation for not giving a lifeguard position to his (Mr. Freitas’) daughter. Mr.
Freitas showed the lifeguard hiring took place after Town Counsel had advised the Selectmen
regarding BPW members sitting on other committees, and was not relative to the actions taken
by the Board of Selectmen. See Attachment F for a letter from Town Counsel, advising that a
member of the Board of Public Works cannot serve on another advisory committee.

As an alternative to allow for a BPW representative on the Marine Resources Committee, Mr.
Rees advised that the Board, based on Town Counsel’s advice, would have to change the
composition of the membership of the Marine Resources Committee to include a BPW liaison
and leave it to the BPW to make their appointment.

Mr. Freitas motioned to establish a voting liaison member for the Board of Public Works on the
advisory Marine Resources Committee. Mr. Murphy seconded. Vote was unanimous. (3-0).

EVERSOURCE RATE CHANGE REQUEST

On Mr. Espindola’s request, the Board discussed authorizing Mr. Rees to represent the Town in
commenting on the Eversouce rate change request, as it may impact the landfill solar array,
rooftop solar array at the BPW, and the wind turbines. The Board authorized Mr. Rees to
represent the Board in bringing the issue back to the MMA Energy Committee, on which Mr.
Rees sits.

FIRE CHIEF - AMBULANCE CHARGES AS UNCOLLECTABLE
The Board reviewed a memo from the Fire Chief relative to ambulance charges that will likely

never be seen. See Attachment G. Mr. Freitas motioned to follow the recommendations of the
Fire Chief, and declare $110,193 from the cumulative disposition report as uncollectable and



$160,496.39 from the small claims report as uncollectable. Mr. Murphy seconded. Vote was
unanimous. (3-0).

SHIPYARD - DEP PERMIT

The Town has received notification that the DEP has finished draft application. See Attachment
H. Mr. Rees said that he would advise that the Board ask the DEP to conduct a public hearing in
this regard. Deadline to advise the DEP that the Board is requesting a public hearing is July 21.
Beth Luey, Fay Bartling and Michael Luey were present. Mr. Freitas motioned to send
communication to the DEP to hold a public hearing on this subject. Mr. Murphy seconded. VVote
was unanimous. (3-0).

OTHER BUSINESS

Under Other Business:
e Mr. Murphy thanked the Antique Car Parade and the Tourism Director for the July 4
activities that were enjoyed by the Town.
e Mr. Murphy said he had the honor of throwing the first pitch for a Bay Sox game.
e Mr. Espindola said that there might be some interest in forming a Parade Committee.

At 9:15 p.m. Mr. Freitas motioned to adjourn. Mr. Murphy seconded. Vote was unanimous. (3-
0).

Respectfully,

Anne O’Brien
Administrative Assistant
Minutes approved 08/07/2017

Documents appended:

Liaison update from Selectman Espindola

Our Lady of Angels three-day all-alcohol license application

Letter from Kathy Lopes re: Fort Phoenix 5K

Community Nurses Agreement

Findings and Conclusions — Rogers School by Brett N. Pelletier and Albert Rex

Letter from Town Counsel re: Marine Resources Committee membership

Memo from Fire Chief Timothy Francis re: ambulance collections

Email from DEP to Kevin McLaughlin of the Fairhaven Shipyard re: application status

IOTMUO®)



Attachment A

Bob Espindola Committees / Commissions / Special Projects
Update 7-10-2017

Library Trustees

Next Meeting is July 18" (conflict — ask Anne O’Brien to represent)

SRTA & Fairhaven Bikeway Committee

No Meeting in July

Economic Development

Grant status — Mark and Bill Roth working on RFP for consultants Mark to provide status.
New Board structure — Agenda item tonight — Interview Applicants for two (2) open positions.

Mass Development — EPA / Atlas Tack. Mark Rees and I participated in a conference call with Marianna
McCormick, who was taking over in transition for James Walsh leaving, and Paul Moran, their Southestern
Regional Lending Officer. Ms. Moran suggested a follow-up conference call with Sean Carlson, who was
Jim Walsh’s boss, who will provide more information about Mass. Development, and specifically about
Brownfield sites. In addition, Ms. McCormick said that she will reach out to the EPA on our behalf with
some questions we had about the status of the Superfund Site and how that would relate to any action the
Town may be considering.

Cable Advisory Committee

Setting up a series of conference calls and in person meetings with Attorney Solomon in the next month for
coordination of “Ascertainment Documents” Budget and capital planning.

Scheduling a conference call with Gregory W. Hall, BROADLink Technology Solutions, LLC to test
signal quality in Town due to report of poor signal quality in certain spots in Town(namely West Island,
Sconticut Neck and now Sea Mist Condomimium on David Drown Blvd. If anyone has experienced
signal quality issues, drops in internet that are not related to their own router, please contact me
through the Selectmen’s office or my contact information on the Town web site.

Next meeting will be one week later than usual, on July 1 1M,

Wellness Committee

o Step Challenge coming up. Enrollment July 17— July 30, Challenge July 24™ and ends July 21°.
o Next meeting will be July 20",



Attachment B
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SELECTMEN’S MEETING

AGENDA ITEM

Application for a Special One Day All Alcoholic License
(3 Days)

For
The Annual Feast

OUR LADY OF ANGELS CATHOLIC ASSOCIATION

Place: Feast Grounds, 7 Jesse Street, Fairhaven, MA

Dates/Time Requested: For year 2017

Sept. 2™ (5:00 PM-12:00 Mid-night) Saturday
Sept. 3" (12:00 Noon-12:00Mid-night) Sunday
Sept. 4" (12:00 Noon-10:00 PM) Monday



TOWN OF FAIRHAVEN

APPLICATION FOR SPECIAL LICENSE

General Law Chapter 138, Section 14

Date: u,;ﬂlﬂ/f?

To the Licensing Board:
The undersigned hereby applies for a SPECIAL LICENSE under provisions of Chapter 138, Section 14

to sell

AL Altoholbe Peverages

(Beer and Wine) or” (All Alcoholic Beverages)

Foraf) ANNU Q] F24ST  to be held at
1 Jesse St
PO howen MA 03719
by _Luv Ludy of Angds Catholic Asspoiahiv
date '9a+umcu r &mdw Yo ¢ Monday Y+ 2017
rom Stk YA Ao - mdwhf & 95 _von-midn /(JhYL & Yo Ut npon- 10 bim

Ou Ledy of Ardels

Name of Applicant: )4’}’]//) C}(L{ﬂﬁﬂ ‘6 4 é’[U’ /70!/6 Al SSOLIAH LN
(deaeraiey

Address of Applicant: 7 Jsse St
Fairhaven, 1A 03747

Telephone: [ 77’4) G4 - AT

For a banquet or public dinner, the applicant should be responsible, manager of the banquet or public dinner.
For a picnic, field day or outing, applicant should be a representative of responsible organization or individual.
FEE:

Beer & Wine $20.00
All Alcoholic $35.00

Rev: 7/07
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Board of Selectmen
Fairhaven Town Hall
40 Center Street
Fairhaven, MA 02719

Dear Selectmen,

The purpose of this letter is to request permission to hold the 17" annual Ft.
Phoenix 5K Road Race/Walk on Sunday, September 10, 2017, at 10 a.m. in
Fairhaven. Our committee has applied for a special permit with the
Massachusetts Department of Conservation and Recreation and is awaiting its
approval. The race will include a 5K walk, which will be held concurrently with
the 5K run.

Our race committee decides on a year-to-year basis what cause or cause(s) within
the community we will select to support - using a split among Community, History,
Education, and Sports.

We are a small race. Our mission statement is to be first and foremost a runner's
road race. Our goal is to host a quality event for a reasonable entry fee.
Participant safety, accurate timing, and recognition of top performers are
considered our priorities. We want all participants to leave the event feeling that
it was a first-rate road race experience.

We are committed to supporting the businesses that provide financial sponsorship to
the race and encourage our participants to do likewise. We will never short-change
our participants to increase the amount we give to our designated causes.

If you have any questions regarding the race, | would be happy to answer them.
| can be reached at (508) 991-2194.

Sincerely,

Kathy L. Lopes

Race Director
Ft. Phoenix 5K Road Race/\Walk

Attachments:
Course map/application



17th Annual

FT. PHOENIX 5K ROAD RACE

Date: Sunday, September 10, 2017

Time: 10 A.M. — Rain or Shine

Place: Start/Finish at DCR’s Fort Phoenix State Beach, Fairhaven, MA
Entry Fee: Entry Fee is $15 (prior to race day)

Post-Entry is $20 (Day of Race)
Entry-fees are non-refundable.

Please make checks payable to: Ft. Phoenix 5K Road Race
Mail check/completed entry to: Ft. Phoenix 5K, 100 Cedar Street, Fairhaven, MA 02719

Course: A fast wheel-measured course through South Fairhaven.

Results: Professional Race Timing by JB RACE MANAGEMENT
Register online: Regisier online at www.jbrace.com

CASH TOP 3 OVERALL MALE AND FEMALE: Cash prizes — $100, $75, $50
AWARDS: NO DUPLICATION OF PRIZES

Divisions: Awards to the top 3 male and female runners in each of the following age groups:
Youth (12 and under) High School (13 -18) Open (19-29) Sub-Master (30-39)
Master (40-49) Senior (50-59) Veteran (60-69) Grand Master (70+)

Non-competitive walk to take place concurrently with the run.

Proceeds from the run benefit various charities/causes within our community.
Amenities: T-shirts guaranteed to pre-entries; Food and drink to all participants
Race Info: Contact Race Director, Kathy Lopes at (508) 991-2194

Please No Baby Joggers, Dogs on Leashes, or Inline Skates! This race is U.S.T.F. sanctioned. Cut and send form below.

Name: Age: Gender:
Address: Phone:

City: State: Zip:
Check one: SK Run 5K Walk

Email address:

T-shirt Size: S/M/L/XL (please circle one)

In consideration of the acceptance of this entry, I hereby for myself, heirs, executors, and administrators waive and release any
and all rights and claims for damages | may have assigned against the Ft. Phoenix 5K, Town of Fairhaven, sponsors, race
officials, organizers and volunteers associated with this event for any injury that may result from my participation in this event.

Signature
(Guardian signature required if athlete is under 18 years of age)

Please feel free to make copies of this application!



‘Ft. Phoenix 5K Road Race/Walk Course
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Attachment D

Contract for Public Health Nursing

Agreement made this 1 day of July, 2017 by and between the Board of Health, Town of
Fairhaven, located in Bristol County, Commonwealth of Massachusetts and Community
Nurse Home Care, Inc., (CNHC) a Massachusetts Corporation, for services provided for
the period of July 1, 2017 to June 30, 2018 for the sum of Seventeen Thousand Dollars
($17,000.00) payable in twelve (12) equal monthly installments of One Thousand Four
Hundred Sixteen Dollars and Sixty-Seven Cents ($1,416.67).

These services will be under the direct supervision of the Board of Health.

Community Nurse and Hospice Care will provide the following services:

Emergency Planning & Preparedness (EP)

1.

Assist the Board of Health in planning and plan review of State mandated medical
emergency responses, including but not limited to, emergency dispensing site
planning and operation, special needs population, immunization clinics and
medical disaster response.

Assist the Board of Health in response to and operation of emergency plans and
operations. In disaster response situations where full participation in the response
is not feasible, CNHC will act as consultant to the Board of Health and liaison to
the medical community as the need and opportunity allows and requires.

The lead public health nurse will be a member of the Greater New Bedford
Medical Reserve Corps so as to better interact with the Board of Health in the
above.

Communicable Disease

1.

Investigation and follow-up of communicable diseases in compliance with State
and Federal mandates.

2. Assist the Board of Health in investigating food borne illnesses.

Clinics

1.

One hour blood pressure clinic to be provided weekly at the Town Hall and
Council on Aging.

2. Blood pressure clinics to be provided monthly at McGann Terrace and Oxford
Terrace.
Education
1. Will offer quarterly education sessions at senior housing or council-on-aging
center.
2. Assist the Board of Health in public health education as the need may arise based

(8]

on medical events in the community.

Will offer quarterly health counselling sessions at McGann Terrace or Oxford
Terrace. These sessions will be by appointment and Community Nurse Home
Care could offer specialty staff to be available to counsel at these sessions. The
specialties include, but are not limited to, Registered Dietician, Registered Nurse,
Social Worker, Memory Loss RN, and Physical Therapist.



Reports

1. Provide monthly reports of all activities within the Town indicating, dates, times,
location and number of residents served.

2. Provide copies of all communicable disease investigation reports performed by
the public health nurse.

Consultation/Advisory

1. Act as the Board of Health’s consult/advisor for all communicable disease

situations.
2. Assist/perform such public health nursing as may be deemed necessary by the
Board of Health.

Insurance/Liability

1. CNHC will provide all insurances and travel allowances for its personnel engaged
in these contract services.

2. CNHC agrees to indemnify the Town of Fairhaven from any liability arising out
of this contract.

The TOWN OF FAIRHAVEN acting through the BOARD OF HEALTH will provide
vaccines, materials necessary for diagnostic procedure and such supplies that become
necessary for the performances of those contract services.

The BOARD OF HEALTH will request the BOARD OF SELECTMEN that suitable
space in a public building is granted to the contractor as long as this contract is in effect.
Either party may terminate this contract for reasonable cause after sixty (60) days written
notice.

UNITY N E HOME CARE BOARD OF HEALTH
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NAAA A x T % WJ)
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BOARD OF SELECTMEN
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Attachment E

Date: 7-6-17

To: Mark Rees, Town Administrator, Town of Fairhaven
From: Albert Rex - Brett Pelletier
Re: Rogers School Selectmen Questions

Following are answers to the written questions that were submitted to us in advance of the July
10 Selectmen’s Meeting. We look forward to presenting our findings and answering any
additional questions that may be generated from the information provided below.

1. Please list what types of grants, tax credits and other sources of funding that might be
available between two possible pathways: a 501-3-C non-profit status and/or a town-owned

property.
Grants

There are limited grant opportunities specifically for 501(c)(3) directly related to buildings.
There are some “bricks & mortar” grants, but they tend to focus more on the end use rather
than on the fact that the building is historic. Depending on the use, school versus cultural
facility for instance, there can be different grant opportunities, below are several that can both
be used by non-profits and municipalities. In general, there are no grants targeting municipally
owned buildings.

The Massachusetts Cultural Council has a Cultural Facilities Fund (CFF). “CFF grants support
projects that create jobs in construction and cultural tourism; expand access and education in
the arts, humanities, and sciences; and improve the quality of life in cities and towns across the
Commonwealth.” h ttp://www.massculturalcouncil.org/fa cilities/facilities.htm

The 1772 Foundation provides some direct grants to non-profits relative to rehabilitation or
capital improvements http://www.1772foundation.org. The Foundation also funds
Preservation Massachusetts Predevelopment Loan Fund. The fund provides predevelopment
loans between $25,000 to $75,000 for predevelopment activities mostly focused on third-party
consultants. Loan are available to for-profits and non-profits and are made through a
competitive process. bttp://www.prese;'vati(mmass.o__rg/predcvelopment-loan-fund

As is mentioned in our report, The Massachusetts Preservation Projects Fund (MPPF) is a state-
funded 50% reimbursable matching grant program established in 1984 to support the
preservation of properties, landscapes, and sites (cultural resources) listed in the State Register
of Historic Places. Applicants must be a municipality or nonprofit organization.

Historic cultural resources in public and nonprofit ownership and use frequently suffer from
deferred maintenance, incompatible use, or are threatened by demolition. These important
resources represent a significant portion of the Commonwealth’s heritage. By providing
assistance to historic cultural resources owned by nonprofit or municipal entities, the
Massachusetts Historical Commission hopes to ensure their continued use and integrity.



Roger School Selectmen Questions - Memo 2
7-6-17

Tax credits

As outlined in the report, municipalities are not eligible for historic tax credits though then can
long-term lease (lease is generally over 44 years) properties to non-profit or for profit entities
that can apply for the tax credits. Non-profits can apply for and receive Massachusetts Historic
Tax Credit, but in order for non-profits to apply for federal historic tax credits, the building
must be owned or long-term leased by a for-profit subsidiary. Government entities can not
receive tax credits, but could long-term lease the property to a third party as described above.

2. Is a Historical Inventory Report necessary and/or desirable to apply for grants? Although each
grant might have their own criteria what common paperwork typically must be done in advance
to apply for grants?

In order to pursue funds related to the historic character of the building, it usually must be
listed on the National Register of Historic Places (NR) or found eligible. Currently, the building
has no NR status and has yet to be found eligible. There are several ways to pursue an “opinion
of eligibility” either through the historic tax credit process or the NR process. The confirmation
that the building is eligible for listing should be done in advance of any grant applications.

Depending on the funds that are being applied for, additional material relative to the building’s
physical condition may be required. In some instances, an owner may pursue a Historic
Structures Report (HSR). The HSR is commonly undertaken by an architect or a structural
engineer and address the physical conditions of the building and what needs to be addressed to
bring the structure up to code. The report we supplied relative to our work is a lighter version
of this document as it generally addresses the same issues but in less depth.

3. What portion of your report would satisfy applications for grant and other funding?

The impact of our report relative to pursuing grants is really dependent upon the type of funds
that are being requested. Our report and its conclusions provide a framework for moving
forward, which may be useful in seeking additional pre-development money in showing that the
town has studied the building in depth. The report may not be as useful in pursuing bricks and
mortar funds.

4. Given the long lead times to apply for a National Historical Registration would it be prudent to
have the Historical Inventory in place. Is there any downside? What are the advantages?

As discussed in the report, any redevelopment of the building will potentially need many layers
of funds to be successful. Given that historic tax credits will most likely be one of these sources,
at a minimum it would seem prudent to pursue an opinion of eligibility that the building
qualifies for the NR. The actual NR process does typically take 14-18 months, but if there is no
specific reuse identified then there may be some time before the nomination must be filed.

From a regulatory perspective, once a building is in the state’s inventory or found eligible for
listing on the NR, it is treated as though it is a historic resource that has already been listed.

5. What portions of your report would satisfy the requirements of the Historical Inven tory Report?

The report focuses more on market related issues than the historic character of the building.
There are small portions of the report that my be helpful but in general a NR nomination is akin
to a master level thesis on why the building qualifies for the National Register. Given its
pedigree, architectural quality and its high level of physical integrity, it seems highly likely that
it does qualify.



Roger School Selectmen Questions - Memo 3
7-6-17

6. Do you know if any portions of your report be eligible for reimbursement in the grant
application offered to assist towns in preparing the National Historical Registration?

We do not believe our work is reimbursable under the MHC Survey and Planning Grant, but
certainly the nomination itself would be.
hﬁpi/‘wwvm;git_@g.ma.L1§Lml;c/mhch;)n/Survc\/an{iplarznz’ng.htrg

7. Can you recommend grant writers that have a solid background in writing proposals for
historical buildings?

Since there are limited grant opportunities for historic buildings, there are not many specific
grant writers that focus on this segment. If this is the avenue the town chooses to take, having
an overall plan for the end use would seem to be the most important requirement relative to
being competitive for any grants. Foundations are looking for a return of investment on their
funds through the ability to highlight successful projects that have a defined path to completion.



KIRK&CoOMPANY

March 29, 2017

(By email bi]lr@fuirhavcn-mzl.guv)

William D. Roth, Jr. AICP.

Town of Fairhaven

Planning & Economic Development Director
40 Center Street

Fairhaven, MA 02719

RE: Rogers School; Fairhaven, MA
Dear Mr. Roth:

We have reviewed and analyzed property and market data in preparation for our third public
meeting where we will present our findings and conclusions about the Rogers School feasibility,
In advance of that meeting we have prepared a report outlining the market data that we have
collected and analyzed as it relates to the feasibility of the Rogers School redevelopment. We
have surveyed, analyzed, and updated national and regional economic data sources in order to
contextualize the overall real estate and capital markets and understand the influences on the
local and regional property and capital markets. Recent changes in national monetary policy and
expectations are already having real impacts on local capital markets and necessarily have direct
impact on project feasibility. Regional employment pressures, coupled with an understanding of
local population and household growth, housing starts, and the nature of local property markets,
informs ultimate utility and feasibility of the project,

As we previously discussed, we have engaged the architecture firm of 3 Point Design to provide
us a measured set of architectural plans for the Rogers School as well as a building code
compliance review so that we can better facilitate discussions on cost, reuse. and suitability for
various use alternatives. We have included the results of that code review work and portions of
the architectural plan sets and renderings. The full set of plans, renderings, and models will be
presented to you in electronic form for future reference and use by the town or your affiliates.

We have analyzed local supply and demand data in order to understand Various reuse scenarios,
including reuse of the property as a public school, municipal and commercial office, and various
housing-related uses in order to inform our discussion on market and financial leasibility of the
various proposed uses. We have surveyed and analyzed property markets and participants in
order to derive estimated construction and development costs, market rents and sales prices for
various uses, current supply and additions to supply in the pipeline, and potential demand for
each of the contemplated uses. We have provided independent analysis and conclusions of the
current market for the various uses and the likely market and operating feasibility of each use
being considered.
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The first public meeting was an opportunity to hear from the residents of Fairhaven regarding
their thoughts relative to a future use. A number of citizens commented on that they felt the
school should be considered for reuse as an elementary school or municipal building. The
available statistical data reviewed for this report does not show demand for a new school or
municipal building as growth in Fairhaven is limited and is not trending upward. If the data did
point to additional growth, then the question would be ‘could the building be returned to its
original use and how would the costs of rehabilitation and ongoing operating compare to schools
of similar size?’

Bringing the building up to code compliance for any use will be challenging but as a school.
there are even more issues that would need to be addressed. Additional requirements for schools
that make the reuse as a school challenging include items like separate bathrooms for adults and
children and larger elevators to service upper and lower floors. There are also size requirements
for different spaces within in the school that are not achievable in the current footprint. State
funding for schools is very competitive and once a school has been closed it is much more
difficult to receive funding to repair it to be reopened. The issues with civic reuse are the lack of
funding programs available creating a need for long-term capital investment by the town or more
of a mothball approach where very low impact uses are introduced, these still may be
challenging as the pursuit of a certificate of occupancy my increase costs relative to meeting
code requirements. We have concluded that the reuse of the building as a public school or
municipal building is not the most productive or likely use for the subject based on current and
projected town needs, development cost and available funding sources other than local bonding.

Other comments from the meetings focused on trying to find low-impact reuses as the building
sits in a well-established residential neighborhood and concerns were expressed about non-
compatible reuses and whether high—end housing, condominiums would be 2 viable option. The
floor plan of both buildings do not layout particularly well for residential reuse due to the size
and relationship of the different spaces, including the rafter beam spacing on the third floor,
window spacing on floors one and two, and the connections to the 1950s addition. The large
classrooms in the historic buildings are of particular difficulty as any housing reuse could most
likely mean the loss of a significant portion of historic tabric to introduce kitchens and baths into
the space with limited window blocking. Based on the layout of the building, the etficiency
factor of the footplates, the development pro forma discussed throughout this report and the
observed lack of response to the development RFPs by housing developers, condominium or
rental housing does not appear to be a viable reuse of the property.

The architecture of the building is impressive and reflective of the best civic architecture of the
period, but the character defining features of this period pose very difficult challenges beginning
with the raised basement which sets the first floor significantly above grade, thus contributing to
additional costs for accessibility for a use that would require direct and constant public access.
This poses challenges to reuse relative to making the building compliant with the Americans
with Disabilities Act (ADA) and the height of the raised basement and first floor create a
challenge for any type of use that requires a street presence, such as retail. The location of the
basement and first floor windows do not provide opportunities for display and are essentially
hidden from view and exposure. This is further exacerbated by another character defining
leature of schools of this period, which is that they often are located in the middle of larger green
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spaces and set back from their main street without suitable parking facilities for commercial
office and retail use. A preliminary review of the existing zoning requirements in Fairhaven
indicate a retail or commercial use would require approximately one parking space per 250-300
square feet of gross leasable area, or approximately between 144-172 parking spaces; which
approximates one acre of land area for parking. Based on the layout and physical challenges of
the building, the required parking, the development pro forma discussed throughout this report
and the observed lack of response to the development RFPs by commercial office and retail
developers and users, a commercial office or retail use does not appear to be a viable reuse of the

property.

There was a suggestion at the public meeting of some type of wedding or other reception venue.
We have seen this done successfully in other historic buildings and have conducted a more
thorough review of the surrounding demographics and a competition related to this use.
Typically, event spaces are rented in 5-hour blocks for weddings or on an hourly basis for other
events. A local survey of wedding venues indicated an estimated $1,000-$2,500 per 5-hour
wedding block depending on the size of the space, day of week, and time of year and $200-$300
per hour. Because of the physical improvements and the layout of the property, it is reasonable
to assume that a wedding/event venue use could be a component use to a larger institutional or
community use, however, would likely not support a full-time events venue at the site.
Likewise, we believe that component specialized retail or office/loft uses could be 2 good fit for
the property. Data show that there is an established retail core in the downtown and the
neighborhood is active and walk able. Retail and office as a component to a comprehensive use
could address concerns noted earlier regarding the residential nature of the neighborhood, while
contributing the viability of the property reuse.

Additionally an institutional user such as a private school, art school, college or training center
would be another likely candidate for reuse. Like the arts use, the project could be approached in
a phased manner, could utilize the character defining features of the buildings as well as the
surrounding land areas, could have access to different forms of capital and could be less
impactful to the neighborhood. Institutional uses vary greatly and are wholly dependent on the
user and component uses at the property; however, it is reasonable to assume successful
coordination and definition efforts could be made. Because the property would be used an owner
occupant, the financial feasibility of the project is dependent on the underlying fundamental
business model and going concern of the enterprise and is unique to the user. However, a user
that could utilize the site and building layout while systematically undertaking a renovation and
improvement program could maximize the benetits and utility of the property at a reasonably
feasible cost. The town has previously received interest in the property from the Northeast
Maritime Institute, and was the only responder to the initial RFP process. According to the RFP
response, the Maritime Institute would maintain the existing building footprint and restore the
1950s addition and original building respectively. The project would be undertaken in phases
and would focus on mandatory code-related and safety issues first and in subsequent phases
approach cosmetic repairs and improvements.  This approach is reasonable and would be
anticipated with most end users of the property within this category of use. Opportunities exist
to incorporate additional community and non-profit users into the overall scope of the project
and would contribute to the financial feasibility and operations.
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The town has previously received an estimate (o demolish the property by Jay-Mor Enterprises,
Inc. of Hudson, New Hampshire. The estimated total cost of the work was $578,900 and
includes the demolition of the structure, removal of all debris including foundations, backfilling
to grade, loam and seeding of the disturbed area. The estimate does not include the
disconnection of water and sewer lines, lead remediation, asbestos or hazardous material
removal, or the cost to erect an 800 linear foot fence at $10 per linear foot, or approximately
$8,000. For the town to determine that demolition of the building were the most financially
feasible use, the underlying value of the land would necessarily need to offset the cost to
demolish, remediate, and ready the site for an alternative use. Currently the property is zoned for
single-family residential use, and assuming the continuation of that use, the site would need to be
subdivided, curb cuts created, and prepared for sale as single-family house lots. A preliminary
review of the existing zoning RA - Single Residence District indicates the site could
accommodate approximately six single family house lots while leaving the recreation area and
playground unaltered, and eight single family lots if the entire site were developed; eliminating
the playground and recreational areas. Based on recent transactions for land for single-family
homes within Fairhaven and the estimated cost to demolish and remediate the site, it does not
appear to support the conclusion that demolition and the subdivision of the property for single-
family residential use is a feasible reuse possibility.

The U.S. Department of the Interior, through the National Park Service has provided specific
direction on the care and preservation of historic structures, including the temporary
stabilization, maintenance, and protection of the property. The subject has been vacant for
approximately four years and has deteriorated from inactive use, however, remains in
substantially good condition with no noticeable areas of major damage. Keeping the building
water tight and well ventilated will prevent unwanted moisture and mold from further damaging
the property. Mold containment is a major concern for historic properties and the costs
associated with the necessary remediation efforts can be substantial. The longer a historic
property sits vacant and unused, the faster the building will deteriorate. With limited climate
control, ventilation, and observation, the property can quickly deteriorate and there will be 2
point at which major structural, systems, and building envelope repairs will be required.
Additionally, long-term mothballing programs can be costly to implement for a long-term
solution.  Short term maintenance of the current status quo and adoption of a formal mothball
and maintenance plan will not stop deterioration or formally stabilize the building, however,
should be considered an interim solution that costs the town little while perusing development
opportunities or permanent reuse solutions.

The most likely redevelopment scenario would be an institutional user who can best utilize the
site and building for their use and make the necessary improvements as needed without
necessarily having to undertake a large capital improvement project immediately. As previously
discussed within this report, the base estimated costs to bring the Rogers School into a fully code
compliant state would cost approximately $3,600,000. From our analysis and the analysis of the
architect completing the code review, there doesn’t appear to be a use scenario that would not
trigger full building and accessibility code compliance. Accessibility code compliance is based
on the cost of development or construction undertaken. If the development or construction costs
are 30% or more than the full and fair cash value of the building (minus land). The building is
currently assessed at $2,637,900 and 30% of that full and fair cash value would be approximately
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$§791,370. If construction costs equal or exceed $791,370, the entire building must be brought
into compliance with the accessibility code requirements of the Massachusetts Architectural
Access Board.  This includes substantial upgrades to building access, circulation, to parking,
elevators/chair lifts, and restroom facilities. The building needs enough immediate repair and
restoration work and required improvements for use and general occupancy code requirements
that almost any scenario requires full code compliance once a developer starts addressing
immediate needs.

In the short term, it is recommended that the maintenance of the current status quo be continued
and increased to include the adoption of a formal mothball and maintenance plan for the property
as you develop a permanent solution for long-term use. The plan will not stop deterioration or
formally stabilize the building; however, it should be considered an interim solution that costs
the town little while perusing development opportunities or permanent reuse solutions. The
development of vacant historic properties can be a lengthy process of entitlements, approvals,
filings, and allocations and a formal mothball and maintenance plan will allow the physical asset
to be best protected during the interim. Additional resources for mothballing historic properties
can be found in the appendix of this report and include Preservation Brief 31 and a brief
presented by MA Department of Conservation and Recreation Office of Cultural Resources, an
excellent resource for historic preservation planning and guidance, Additionally, as previously
discussed at the second public meeting, the town should consider listing the property with the
Massachusetts Film office as a location for film, television, and commercial production. The
listing is free and simple to execute and can be a low-impact use for the property on an interim
basis and can generate cash flow to the town that could be used to offset building maintenance,
operations, or dedicated as a funding source for the future redevelopment of the property.

In the long-term, the most likely redevelopment scenario would be an institutional user who can
best utilize the site and building for their use and make the necessary improvements as needed
without necessarily having to undertake a large capital improvement project immediately.
Because the redevelopment scenario is most likely an end user, the town The town should
decide if it wishes to maintain ownership of the Rogers School and pursue a development on
their own, with a private partnership, or dispose of the Rogers School to a developer or end-user
to undertake the development. Federal Historic Rehabilitation Tax Credits and Massachusetts
Historic Rehabilitation Tax Credits are major sources of capital funding for the adaptive reuse of
historic propertics are only available for income-producing buildings which are listed in the
National Register of Historic Places and which are substantially rehabilitated according to the
Secretary of Interior’s Standards for Rehabilitation.  Because we believe the most likely
redevelopment scenario would be an institutional user that can accommodate additional
component uses, the town should take a role in helping finance the property through their
allocation of Community Preservation Act (CPA) funds and earmarks for future allocations,
beginning the application process in advance for state historic tax credits in anticipation of
redevelopment, and the potential for a long-term ground lease in order to capitalize on subsidy
programs, in the event the town wishes to retain ownership of the Rogers School. Efforts to
establish local financing sources and secure state funding in advance will reduce the risk to a
developer or end user and can increase certainty.  Dedicated funding sources will make the
property more attractive to potential developers and end users. Our view is that reliance on the
traditional local RFP process for soliciting interest, services, and bids are often inadequately
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advertised and distributed and solicitation periods are open for less time than is required o
attract sufficient response from qualified entities. RFP processes need to be refined and specific
in order to attract sufficient interest and ultimately provide value to the town by reducing barriers
to success. From the perspective of market participants, responding to a public bid process takes
time and energy and often requires building a team and sensitivity to those issues are central to
responsiveness and clarity. Direct community outreach, a professional marketing campaign, and
direct dialogue with users and developers is important in order to cast a net for potential users
and reducing uncertainty.

The attached report serves as a summary of our findings. All of our conclusions are based on
hypothetical development scenarios, physical and code review data and information related to
the existing property. Changes to the physical asset, development plan or scope, and market may
require a re-evaluation of our conclusions. We are delighted to be of service to you. If you have
any questions regarding the content of this report please feel free to contact us.

Sincerely,

_-—--"""f_-
“David S. Kirk. MAL CRE®

B Hhopmn

Brett N. Pelletier
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Subject Property Volumetric Data

1888 Building
within interior walls — to face of wall
Basement
Usable Space
Vertical Circulation (stair halls)
Hallway
Structure & Chases
Total Square F ootage
Total Cubic Volume

Ist Floor
Usable Space
Vertical Circulation (stair halls)
Hallway
Structure & Chases
Total Square Footage
Total Cubic Volume

2nd Floor
Usable Space
Vertical Circulation (stair halls)
Hallway
Structure & Chases
Total Square Footage
Total Cubic Volume

3rd Floor
Usable Space
Limited Use Space
Vertical Circulation (stair halls)
Hallway
Structure & Chases
Total Square Footage
Total Cubic Volume

Addition - 1950s Building
within interior walls — to face of wall
Ist Floor
Usable Space
Non Gym
Gym
Hallway
Total Square Footage
Total Cubic Volume

Total Building Square Footage
Total Building Useable Square Footage

Square Feet Cubic Feet

6,134
218
367
530
7,249
69,455 *assumes 9'7" ceiling height

4,360
236
1,750
904
7,250
69,455 *assumes 132" ceiling height

4,360
760
1,468
662
7.250
95,550 *assumes 13'7" ceiling height

4,365
864
425
886
710
7.250
101,500 *assumes 14'3" ceiling height

Square Feet Cubic Feet

7,240
4,710
2,260
14,210
33,020 Non Gymnasium at 7°11" ceilis
51,391 Non Gymnasium at 9'8" ceiling
86,040 Gymnasium at 18' ceiling
43,209
31,169
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Fairhaven and Region

We have surveyed and analyzed regional economic trends and their impact on the subject
real estate and capital markets. National and regional economic trends have direct influence on
the local suitability and sustainability of various proposed reuse scenarios at the property and
serve to contextualize the local market. The subject property is located in the Town Center of
Fairhaven, Massachusetts, located in Bristol County. Fairhaven is located in southeastern
Massachusetts, bordered by Mattapoisett on the east, Acushnet on the north, the Acushnet River
and New Bedford to the west, and Buzzard’s Bay to the south. Fairhaven is located
approximately 50 miles south of Boston, 30 miles southeast of Providence, RI, and 2 miles east
of New Bedford. The principal highways servicing Fairhaven are Interstate 195 which connects
the town to Cape Cod and points west and north, US Route 6 and State Route 240. Therefore,
the subject is heavily influenced by the geographic, social, political and economic conditions of
the South coast Region and to a lesser extent Greater Boston and Providence regions and the
overall New England region. Accordingly, the economic strength of the region and
Commonwealth are indications of the neighborhood stability and strength. Boston, the capital of

the Commonwealth of Massachusetts, serves as the center of finance, commerce, and culture for
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the New England region. The capital city is often referred to as "the Hub" because of its role as

the center of New England for business, cultural activities, transportation and education.

Source: Wikipedia.com

Regional Overview
Nationally and regionally economic conditions have improved over the past 12 months

after the severe economic crisis. Recent improvements in both the national the regional
economy indicate signs of recovery and overall general improving economic conditions. The
Federal Reserve Board (Fed), in its March 1, 2017 publication of the Bei ge Book, for the Boston
(First) District, reported modest to moderate increases in activity from a year earlier. Retailers
cited flat or single-digit increases in sales, while two-thirds of responding manufacturers saw
revenue gains. Staffing firms mostly saw slight year-over-year declines in revenues, attributable
in part to tight labor supply. Commercial real estate markets in the region were steady, with
"good but not great" office leasing activity in Boston, Portland, and Providence. Residential real
estate markets across the region saw increased median sales prices and mixed sales results,
partially attributable to ongoing inventory shortages. Across most sectors, input and selling
prices were stable, although staffing firms have raised bill and pay rates. While some responding
firms expressed concern about increased uncertainty, most continued to say they were upbeat

about 2017,
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According to estimates released by the U.S. Commerce Department’s Bureau of
Economic Analysis (BEA), the gross domestic product (GDP) increased 1.9% in the fourth
quarter 2016 after increasing 3.5% in the third quarter of 2016. The increase in real GDP in the
fourth quarter primarily reflected positive contributions from personal consumption expenditures
(PCE), private inventory investment, residential fixed investment, nonresidential fixed
investment, and state and local government spending. Those increases were partly offset by
negative contributions from exports and federal government spending. Imports, which are a

subtraction in the calculation of GDP, increased.

Real GDP: Percent change from preceding quarter

2013 2014 2015 2016

{ U.S. Bureau of Fconomic Analysis Seasonally adjusted annual rates

The consumer price index (CPI), as reported by the U.S. Department of Labor, increased
0.6% in January according to the most recent report of February 15, 2017. The CPI for the
nation has increased 2.5% over the past 12 months before seasonal adjustment. According to the
Bureau of Labor Statistics, the January increase was the largest seasonally adjusted all items
increase since February 2013. A sharp rise in the gasoline index accounted for nearly half the
increase, and advances in the indexes for shelter, apparel, and new vehicles also were major
contributors. The energy index increased 4.0% in January as the gasoline index advanced 7.8%
and the index for natural gas also increased. The food index, which had been unchanged for 6
consecutive months, increased 0.1%. The food at home index was unchanged, while the index
for food away from home rose 0.4%. The index for all items less food and energy rose 0.3% in
January. Most of the major component indexes increased in January, with the indexes for
apparel, new vehicles, motor vehicle insurance, and airline fares all rising 0.8% or more. The

shelter index rose 0.2%, a smaller increase than in recent months.
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Chart 1. One-month percent change in CPI for All Urban Consumers {CPI-U), Seasonally adjusted, Jan. 2016 - Jan, 2017
Percent change
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A national consumer confidence index, published monthly by the Conference Board, has
increased in February, after declining moderately in January as reported in their February 28,
2017 survey. The consumer confidence index currently stands at 114.8 which was up from 111.6
in January. The Conference Board reported, “Consumer confidence increased in February and
remains at a 15-year high. Consumers rated current business and labor market conditions more
favorably this month than in January. Expectations improved regarding the short-term outlook
for business, and to a lesser degree jobs and income prospects. Overall, consumers expect the
economy to continue expanding in the months ahead.”

Nationally, current mortgage rates are still hovering around historical lows. According to
Bankrate, the average for a 30-year fixed conventional mortgage is currently 4.34% in the
Boston, MA area, as indicated by the chart below. At the recent meeting of December 13, 2016,
the Fed decided to raise the target range for the federal funds rate to 0.50% to 0.75%. The stance
of monetary policy remains accommodative, thereby supporting some further strengthening in
labor market conditions and a return to 2.0% inflation. The direct impact of Fed interest rate
hikes is yet to be full y realized, however, the anticipation of three additional interest rate hikes in
2017 will likely ripple through capital markets at the local level. In the two weeks preceding the
Fed action, interest rates were surveyed in the metropolitan Boston area and compared to
surveyed rates from the week of November 23, 2016. Interest rates on consumer mortgages have
steadily increased leading up to the December 13th Fed interest rate hike, as indicated by the

charts below and currently stand at 4.34% for 30-year fixed rate mortgages, as of March 8, 2017.
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Weekly mortgage survey

Resuits from Bankrate's survey of mortgage lenders conducted March 8, 2017. Monthly payments are

for a $165,000 loan. The jumbo rate is for the minimum jumbo joan amount of $593,000 in the Boston
area.

30-year fixed 18-year fixed 5-year ARM 20-year jumhbo

This week's rate- 4.24% Z45% 3.63% 4.28%

Change frons last week: +0.13 +0.12 +3.14 +0.08
Monthly payment 382042 $1.175.51 §752.85 - 5284180
Change from fast week +312 67 +33.73 +813 .07 +328 .07

Source: Bankrate.com

Real Estate Market
Both nationally and in Massachusetts, economic fundamentals continue to improve,

however, at a modest continual pace. The nation has experienced a slower recovery pace since
the recovery began and has yet to fully recover to below-crash levels with elevated
unemployment and sluggish economic growth.

Marcus & Millichap 2016 Apariment Forecast indicated that According to Marcus &
Millichap’s report, Boston-area tech and professional firms will lead Job growth in 2016,
boosting apartment demand in the core and immediately surrounding areas. Tech companies
expanding into Kendall Square include Google, which has grown its Cambridge Center campus.
Those employed at nearby tech and bioscience firms seek residences close to work and the
amenities that areas inside the Route 128 loop offer. While homeownership is an option for some
residents, the cost remains out of reach for the majority of those employed in this area,
generating additional need for apartments. Developers are responding to tenant demand with
new luxury towers that are changing the local landscape in areas such as Cambridge, Fenway,
the Seaport District and the South End. Strong demand for new rentals with the latest amenities
will support further Occupancy gains in core-based units. This absorption of apartments
combined with a slowing construction pipeline will slash vacancy more than last year, allowing

rents in the market to rise.
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Investors will broaden their investment parameters in order to obtain desired yields in
Boston, heating up competition for all apartment classes. Overall, assets can trade at cap rates in
the 5% area metrowide, with properties in core areas trading at less than 4%, After an influx of
completions last year, this year’s easing output will reduce the availability of marketed upper-tier
properties. Investor demand will exceed listings, triggerin g intense bidding and pressuring prices,
As a result, some buyers will also move down the quality tier or to outlying geographies as
Competition increases. Some local investors wil] target such assets to obtain yields that can hover
100 basis points above the average, seeking properties as far out as the 1-495 loop while also

scouring the metro for value-add opportunities.

Boston’s apartment market, driven by strong fundamentals and a growing pool of corporate
employers. Intense apartment demand drivers along with the potential for NOI gains will
motivate investors. Private buyers with renovation capital and a willingness to manage upgrades
and re-tenanting wil] target older Class B and C complexes. These properties can trade near 7%

initial returns in tertiary areas. Those with less initiative to refurbish can also benefit from

properties being completed in suburbs such s Lowell and Framingham, though cap rates will

vary depending on upside potential. Newer properties in these areas can trade near 6% initial
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Fairhaven increased 12.5% to 9 over 2014 levels of 8, with average sale prices increasing 2.86%
over the year to reach $180,000 from $175,000 in 2014. The current median sales price of a
single family home in Fairhaven is unchanged at $230,000 and 206 have been recorded from
January-November 2016 and the current median sales price of a condominium in Fairhaven is
$182,500 and 14 have been recorded from January-November 2016. The low level of
condominium sales transactions and relatively low median sales price is an indication of the
temperate condominium market in Fairhaven and the relatively low demand for condominium

units within the market, as further indicated by the charts below.

Fairhaven, MA - Single Family Fairhaven, MA - Singie Family
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There have been no multi-family building permits issued in the town of Fairhaven and a
modest amount of single family building permits annually. The majority of building permits
issued within the town have been for the new construction of single-family homes, additions, and
improvements, with a small number of commercial permits. The lack of large tracts of avaijlable
developable land in the town combined with restrictive zoning and entitlement regulations has

contributed to the low number of building permits issued. The number of single-family building
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permits is evidence of the low density and development character of the Fairhaven market area

and similar surrounding communities.

New Privately-Owned Residential Buildin,

2 Permits - Fairhaven, MA

October YTD 2016 015 2014 2013 2012
Year to Date Buildings  Construction Buildings  Construction Buildings  Construction Buitdings  Construction Butldings  Construction
Item SUnits Cost nits Cost AUnits Cost Anits Cost Alnits Cost
Single-Family 13/13 $2,820,100 9/9 $2,407.800 12/12 $2,158,700 11/11 $2,153,300 13/13 $2,432,000
Two Family 0 $0 0 50 0 $0 0 $0 0 30
Three/Four Family 0 $0 0 $0 0 $0 ¢ $0 0 $0
Five or More Family 1] 50 0 $0 0 50 0 $0 0 $0
Total 13/13 $2.820,100 9/9 $2,407,800 12/12 $2,158,700 11/11 $2,153,300 13/13 $2,432,000

Source: U.S. Census Burean

Below we have prepared a demographic ‘snapshot’ of Fairhaven which highlights some

of the fundamental indicators that variously

consistent with our observations within the Fairhaven market and with

within this

influence project feasibility. These conclusions are

data sources reconciled

report. The population in Fairhaven is decidedly older than the region as a whole

with a medijan age of 47.1 years old compared to Bristol County at 40.8 years and the

Commonwealth of Massachusetts at 39.8 years.

this memorandum indicate an aging

in 2021; as indicated by projections provided by ESRI

Further, population projections outlined within

population with a median age of residents increasing to 48.2

15,844

g

f:im

e
o

23%
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Employment
In Massachusetts, the labor force has increased over the past 12- and 24-month periods.

Employment levels have increased over the same periods and most recently increased 1.5% over
the past 12 months. The seasonally unadjusted unemployment rate in Massachusetts as of
December 2016 was 2.8%, 4.2% as of December 2015, and 4.9% as of December 2014. The
unadjusted national unemployment rate was 4.5% in December 2016. The labor force in the
town of Fairhaven hag decreased by 1.0% over the past 12 months and employment has
increased at 1.5%, over the same period indicating stabilizing employment conditions as the
unemployment rate reached 3.4% as of December 2016, Regionally and locally, the economies
are close to full employment of most recent estimates.  Improvements have been made in the
past 12-months showing additional signs of recovery and eventual returns to pre-recession levels.,
The town of Fairhaven has unemployment levels, which have been historically comparable to
that of the region, however slightly behind the Commonwealth of Massachusetts and County.
The outlook for improving employment conditions remains  cautiously optimistic as the
Massachusetts economy continues to outperform the nation, however, at an increasingly slower

pace.

Employment Trends

24 month {2 month
Massachusetts December 2014 December 2015 December 2016 9 Change % Change
Labor Force 3.560,900 3,577,000 3,575,000 0.4% -0.1%
Employed 3,385,300 3,426,100 3,476,100 2.7% 1.5%
Unemployed 175,600 150,900 98,900 -43.7% -34.5%
Unemployment Rare 4.9% 4.2% 2.8% -43.9% -34.4%
New Bedford, MA 24 month 12 month
Metropolitan NECTA December 2014 December 2015 December 2016 % Change % Change
Labor Force 84,055 84,033 83,002 -1.3% -1.2%
Employed 77,823 78,386 79,561 2.2% 1.5%
Unemployed 6,232 5,647 3,441 -44.8% -39.1%
Unemployment Rate 7.4% 6.7% 4.1% -44.1% -38.3%

; 24 month 12 month

Bristol County December 2014 December 2015 December 2016 % Change % Change
Labor Force 288,473 287,683 286,962 -0.5% -0.3%
Employed 270,494 271,366 276,955 2.4% 2.1%
Unemployed 17,979 16,317 10,007 -44.3% -38.7%
Unemployment Rate 6.2% 5.7% 3.5% -44.0% -38.5%

24 month 12 month {
Fairhaven December 2014 December 2015 December 2016 % Change % Change
Labor Force 9413 9.434 9,337 -0.8% -1.0%
Employed 8,837 8,887 9,017 2.0% 1.5%
Unemployed 576 547 320 -44.4% -41.5%
Unemployment Rate 6.1% 5.8% 3.4% -44.0% -40.9%

Source: Massachusetts Department of Employment and Training
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Additionally, below is a demographic summary of the Fairhaven population, including
statistics on employment and transportation characteristics. The majority of employed residents
(92.6%) commute by car and most employed have a commute of less than 25 minutes, as
indicated by the chart below. This concentration of regional employment is consistent with

observations within the market.

ACS Population Summary
Fairhaven town, MA Prepared by Esn
Fairhaven town, MA (2500522130)
Geography: County Subdivision
2010 - 2014
ACS Estimate Percent MOE(+)
WORKERS AGE 16+ YEARS BY PLACE OF WORK
Total 8,004 100.0% 387
Worked in state and in county of residence 6,065 76.1% 376
Worked in state and outside county of residence 1,555 19.4% 242
Worked outside state of residence 354 4.45% 158
WORKERS AGE 16+ YEARS BY MEANS OF TRANSPORTATION
TO WORK
Total 8,004 100.0% 387
Drove alone 6,826 85.3% 372
Carpooled 583 72.3% 182
Public transportation {excluding taxicab) 152 1.9% 108
Bus or troliey bus 28 0.3% 25
Streetcar or troliey car s} 0.0% 19
Subway or elevated o 0.0% 1%
Railroad 91 Li% 99
Ferryboat 33 0.4% 43
Taxicab o 0.0% 19
Motorcycie 22 0.3% 25
Bicycle 25 0.3% 3t
Watked 28 1.29 55
Other means 23 0.3% 21
Worked at home 275 3.4% g7
WORKERS AGE 16+ YEARS (WHQ DID NOT WORK FROM HOME)
BY YRAVEL TIME TO WORK
Total 7,729 100.0% 400
Less than § minutes 170 2.2% 82
5 te @ minutes 1,223 15.8% 276
10 to 14 minutes 1,494 19.3% 264
15 to 19 minutes 1373 17.8% 237
20 to 24 minutes 1,046 13.5% 223
25 10 29 minutes 466 £.0% i62
30 to 34 minutes 474 6.1% 147
35 ta 39 minutes 124 1.6% 91
40 to 44 minutes 146 1.9% 8O
45 to 59 minutes 463 6.0% 127
60 to B9 minutes 569 6.6% 164
80 or more minutes 241 3.1% 103
Average Travel Time to Work (in minutes) 23.8 2.6
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Transportation
Massachusetts benefits from a broad-based and well-established transportation network.

Logan International Airport, located in the city of Boston, is one of the country’s most active
terminals serving both domestic and international travelers, A large interstate highway system
connects Massachusetts with the rest of New England and the country. Interstate 95 connects
with State Route 128 and forms the inner loop around Boston, while Interstate 495 forms the
outer loop, both of which run in a generally north-south direction. The Massachusetts Turnpike
(Interstate 90) ori ginates in Boston and connects the city with points west and upstate New York.
The John F. Fitzgerald Expressway (the Central Artery) runs north-south through Boston and
connects the north and south shores, The Central Artery Project has expanded and depressed the
Southeast Expressway and connects the Massachusetts Turnpike to Logan Airport through the
Ted Williams Tunnel in an effort to ease traffic congestion and beautify the city of Boston.
According to traffic count estimates provided by ESRI, the intersection of Washington
Street and Green Street is the most traveled non-highway intersection in Fairhaven. The Route
240/Route 6 traffic counter indicated an average of 18,000-26,971 car trips per day traveling in a
north-south direction, and between 3,350 and 6,700 daily car trips along Washington Street and
Green Street. The concentration of car trips around the subject property is considered significant
when compared to known regional high traffic areas along Interstate 195 of between 40,789 and
63,924 car trips per day, as indicated by the below maps. The subject property benefits from

excellent access to transportation and exposure to vehicular and pedestrian traffic.
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Traffic Count Map

Fairhaven town, MA
Fasrhaver town, MA {2500522130)
Geography: County Subdivision

Prepared by Fsri
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esrl Traffic Count Map -

100 Pleasant St, Fairhaven, Massachusetts, 02719 Prepared by Esri
Rings: 0.3 mile radii
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Re

Demographic and Income Profile
Fairhaven town, MA Prepared by Esri
Fairhaven town, MA (2500522130)
Geography: County Subdivision
Summary Census 2010 2016 2021
Papulation 15,873 15,846 15,832
Households 6,672 6,646 6,673
Families 4,178 4,144 4,152
Average Household Size 233 2.33 2.34
Owner Occupied Housing Units 4,796 4,675 4,681
Renter Occupied Housing Units 1,876 1,971 1,992
Median Age 458.3 47.1 48.2
Trends: 2016 - 2021 Annual Rate Area State Nationai
Population 0.11% 0.66% 0.84%
Households 0.08% 0.64% 0.79%
Families 0.04% 0.60% 0.72%
Cwrier HHs 0.03% 0.61% 0.73%
Median Household Income 1.89% 247% 1.89%
Census 2010 2016 2021
Population by Age Numbar Percent Number Percent Number Percent
C-4 596 4.4% 651 4.1% a44 4.0%
5-9 731 4.6% B86 4.3% 656 4.1%
10 - 14 843 5.9% 767 4.8% 758 4.8%
15-19 983 6,2% 845 5,.3% 760 4.8%
20 - 24 758 3.8% 945 6.0%
25+ 34 1,674 10.6%
35- 44 1,877 11.8%
45 - 54 2,416 15.2%
55 < 64 2,541 16.0%
£5 - 74 1,748 11.0%
75 -84 1,337 6.595 1,014 6.4%
85+ 668 4.2% 682 4.3% 660 4.1%
<18 3,000 18.9% 2,626 16.6% 2,531 15.9%
18+ 12,873 81.1% 13,220 83.4% 13,401 84.1%
21+ 12,343 ?7.8% 12,693 80. 1% 12,941 81.2%
Median Age 45.3 47.1 48.2
KIRK
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Trends - F airhaven

Trends 2016-2021 ‘[
2.4

)
~

B Area
i state
# usa

Annual Rate (in percent
%
T

Population Households Families Owner HHs Median HH Income

Source: STDBOnline
Population

Fairhaven is an established commercial and residential community and had a 2000
population of 16,159, According to demographic data provided by STDBOnline, the population
of Fairhaven had decreased since 2000 for a 2010 population of 15,873, with an estimated 2016
Population of 15,846: an annual decrease of 0.03% over the period, and with an estimated 2021
population of 15,932: an annual increase of 0.]1% over the period. Additionally, we have
compiled various population projections for Fairhaven. The Donahue Institute projections are
the most comprehensive and indicate a decline in overall population of Fairhaven into the future,

as indicated by the chart below, however those projections are compared against projections
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Population Projections - Fairhaven, MA
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growth; indicating that residents are potentially unable to form new discrete households or chose
notto. Data indicates Fairhaven households growing at a rate of 0.08% since 2000 for a 2010
count of 6,672 households, with an estimated 2016 household count of 6,646, an annual decrease

of 0.06% over the period, and an estimated 2021 household count of 6,673, an annual increase of
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only 0.08% over the period. Few additions to supply and a relatively small (25%) of rental units
may contribute to slow household formation and growth rates within Fairhaven, as compared to
the region.

Households — Fairhaven

Households

Census 2010 2016 2021

Source: STDBOnline

Population by Age —Fairhaven

Population by Age
16+

14+
124

Percent
o]
il

W 2016
2021

10-14  15-19  20.24 25-34  35-44 45.54 55-64 65-74 75.84 85+

compared to the State and Nation with a population density heavily weighted in 45-64 year old
age brackets and a gradual decline after age 65+ age groups.  What is also of note is the
population trends projected over the next 5 years with the largest population growth in 25-84
year old age cohorts and a decline in <25 populations in cvery age bracket. This data is
consistent with various surveyed sources throughout this report and indicates an aging population

and population growth in older households.
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Household Income - Fairhaven

Household Income

W 2016
2021

$15K-$25K $25K-$35K $35K-550K $50K-475K $75K-$100K FLO0K-S150K  $150K-$200K $20GK+

Income
A study conducted by STDBOnline, estimates the median household income (MHI) of

households in Fairhaven at $59,742, compared to a MHI estimate of $65,597 for 2021. The
household income trends in the above chart indicate an increase in two distinct cohorts;
<$15,000 and $75,000-$150,000+ per year groups, consistent with a stable, long-term population

group that is aging.

Annual Growth Rates — Fairhaven

2016-2021 Annual Growth Rate
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Additionally, we have reviewed and analyzed published attendance statistics for the
Fairhaven public school System to attempt to quantify need and demand for additional school
buildings or classrooms. The data indicates a declining system enrollment from 2006 through
2014 and more recently, an increase in overall enroliment, however, still well below peak levels
in 2006. Elementary enrollment data indicates recent increasing enrollment overall, however,
marginal in overall increase. Historic and current school enrollment, coupled with projected
population and household formation statistics outlined within this report are considered

significant and do not indicate a strong future need for additional school development.
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Fairhaven School Enrollment
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Preliminary Retail Demand Analysis
As an exercise in analyzing potential retail demand, we have reviewed data provided by

ESRI Business Systems in a report titled Retail MarketPlace Profile. The report is included
below and classifies existing retail establishments into 27 industry groups in the retail trade
sector, as well as four industry groups within the food services and drinking establishments
subsector. The report estimates sales to consumers by existing establishments and demand in the
form of retail potential estimates the expected amount spent by consumers at existing retail
establishments. The Leakage/Surplus Factor Tepresents a snapshot of potential retai] opportunity
and is a measure of the relationship between supply and demand. A positive value represents
leakage of retail opportunity outside the trade area and a negative value represents a surplus of
retail sales; a market where customers are drawn in from outside the trade area. The Retail Gap

represents the difference between Retail Potential and Retail Sales, as indicated by the chart

below, and serves to illustrate the unsatisfied local demand.
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Retail MarketPlace Profile
Fairhaven town, MA Prepared by Esr
Fairhaven town, MA (25005221303
Geography: County Subdivision
Summary Demographics
2016 Population 15 848
2018 Households 6,64€
2016 Median Disposable Income $47,056
2016 Per Capita Income $32,240
Naics Demand Supply
Industry Summary (Retad Potenual (Retail Sates)
Total Retail Trade and Food K& Drink 4k-45, 722 $270,807 507 336,540,925
Total Retail Trade 44-45 $245.838,867 $303,315 369
Total Foad & Drink 722 $24,968,240 $33,225,056
NAICS Demand
Industry Group {Retait Potentiaty {Retail Salesy
Motor vehicle & Parts Dealers 441 $55,115,262 $114,643,555
Automchiie Dealers 4411 $47.138,967 $61,738,932 iy
Cther Motor vehicla Dealers 4412 34,741,385 $44,417 800 9
Auto Parts, Accessoriss & Tire Stores 4413 $3,234,310 $8,486,923 4
Furniture & Home Furnishings Stores 442 $6,116,928 $8,286,297 9
Furniiture Stores 4421 $3,271,260 $6,315 809 5
Home Furnishings Stores 4422 $2,745,568 $1,970,488 4
Electronics & Appliance Stores 443 $15,475,588 $4,163,392 5
Bldg Materials, Garden Equip. & Supply Stores 454 $14,378 309 $6,061,938 8
Bldg Material & Supplies Dealers 4441 $13.09%,348 $5,963,537 7
Lawn & Garden Equip & Supply Stores 4442 $1,282,961 $98,401 i3
Food & Beverage Stores 445 $49,269 538 $47,912,312 14
Grocery Stores 445 $42,35%,927 $3B,495,959 8
Speclalty Food Stares 4452 32,473,160 $3,794,3:3 1
Beer, Wine & Liquoer Stores 4453 $4,440,45] $5.622,040 s
Health & Personal Care Storey A45,4461 $14,865,712 $30,030,073 8
Gasoline Stations 447,4473 $13,946,998 $1,552,684 1
Clothing & Clothing Accessories Stares 448 $14,759, 950 $1,703,908 2
Ciothing Stores 4481 $10,628,000 $1,703,908 2
Show Stores 4482 $1,728,055 50 ]
lewelry, Luggage & Leather Goods. Stores 4483 $2,408,935 0 o
Sporting Goods, Hebby, Book & Music Stores 451 $5,431,033 4,757,909 10
Sporting Goods/Hobliy/Musical instr Storeg 4511 $7.324,22% 34,522 717 )
Book, Periodical & Music Stores 4512 %1,107,768 $235,192 i
General Merchandise Stores 452 $21,574 815 $75,307, 694 5
Department Stores Excluding Leasad Deprs., 4521 $23,271,797 $71.402,618 3
Other Genera) Merchandise Storps 4529 38,303,018 $3,905,083 2
Miscellaneous Store Retailers 453 $10,745,554 $8,546,378 15
Florists 4531 $666,363 $358,663 1
Office Suppties, Stationery & Gift Stares 4532 $2,893,541 $5.593,283 7
Used Merchandise Stores 4533 $585,669 $679,238 3
Other Miscellanecus Store Retailers 4539 56,599,781 $1,915,194 4
Nanstore Retellers 454 $11.157,660 £349, 628 %1 3
Elactronic Shapping & Mall-Order Houses 4541 8,728,046 50 ]
Vending Machine Operators 4542 $150,763 $94,592 1
Direct Selling Estabij shmants 4543 $2,278,851 $254,634 FER 2
Food Services & Orinking Places 122 $24,968, 740 $33,225 056 -4 59
Special Food Services 223 $954,984 $105,446 .4 1
Drinking Places - Alcaholic Beveragey 2224 31,184,370 $726,020 4
Restaurants/Cther £ating Places 7225 $22,81%,386 32,393,590 o4
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Retail MarketPlace Profile

Fairhaven fown, MA
Fairnaven town, Ma (2500522130
Geography: County Subdivision

Leakage/Surplus Factor by Industry Subsector
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Leakage/Surplus Factor by Industry Group
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Employment, GDP, investment spending, consumer confidence, and availability of capital for

investment are showing signs of improvement on a national basis. Massachusetts and the region

have outpaced the national recovery and are showing signs of stabilized economic and
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employment situations. On December 15, 2015, the Federal Reserve Bank decided to increase
the target range for the federal funds rate to 0.25% to 0.50%. The Committee Jjudged that there
had been considerable improvement in labor market conditions throughout the year, and it was

reasonably confident that inflation would rise, over the medium term, to its 2% objective. Given

At the most recent meeting of December 13, 2016, the Fed decided to raise the target range for
the federal funds rate to 0.50% to 0.75%. The stance of monetary policy remains
accommodative, thereby supporting some further strengthening in labor market conditions and a

return to 2.0% inflation.

has population and household formation projections either increasing at a nominal rate, or

declining, which provides the demographic context for our feasibility analysis going forward.
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Historic Financing Sources
Given the analysis above and the lack of fesponse to previous development oriented
RFPs, it is clear that the project will require additional subsidy no matter the use. Below are

some typical forms of financial sources utilized in historic buildings across the Commonwealth.

Federal Historic Rehabilitation Tax Credits
The federal historic rehabilitation tax credits are available for income—producing

buildings which are listed in the National Register of Historic Places and which are substantially
rehabilitated according to the Secretary of Interior’s Standards for Rehabilitation. Under this
program, 20 percent of the total qualified rehabilitation expenditures (“QRE’s™) are returned to
the owner in the form of a dollar-for-dollar credit on federal income taxes.

A three-part Historic Preservation Certification Application ("HPCA™), together with

and the National Park Service (NPS). The MHC has a review and comment role in the process,
but the NPS has the fing] decision making authority regarding certification of the completed
rehabilitation. Successful certification of the completed project and, obtaining the subsequent
tax benefits, is dependent upon rehabilitation work that meets the Secretary of the Interior’s
Standards for Rehabilitation.

The Massachusetts Historic Rehabilitation Tax Credit ("MAHRTC”) is available on a
competitive basis for income—producing buildings which are determined a “qualified historic
structure” by the MHC and which are Substantially rehabilitated and determined a certified
rehabilitation by the MHC. Under the Massachusetts tax credit program, up to 20 percent of the
total qualified rehabilitation expenditures is returned to the owner in the form of a dollar-per-

dollar credit on state income taxes. The three-part MAHRTC application, together with the

Standards for Rehabilitation,
The two programs follow the same basic standards from a design review perspective and
both are at least partially administered by the MHC. The major differences lie in the fact that the

federal program is a guaranteed 20% of the QRE’s while the state program funds are “up to
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20%”, competitive and allocated to a project during three application rounds that take place
annually in January, April, and August. Other differences between the programs include that
MAHRTC having a lower basis test, being available to non-profits and only requiring the
building be eligible for listing on the National Register, but not actually listed. The capped
nature of the state program makes it very difficult to both receive state tax credit allocations in
any sizable amount as well predict what the total amount of state credit will be relative to the
project’s sources.

The Massachusetts Preservation Projects Fund (MPPF) is a state-funded 50%
reimbursable matching grant program established in 1984 to support the preservation of
properties, landscapes, and sites (cultural resources) listed in the State Register of Historic
Places. Applicants must be 3 municipality or nonprofit organization.

Historic cultural resources in public and nonprofit ownership and use frequently suffer
from deferred maintenance, incompatible use, or are threatened by demolition. These important
Tesources represent a significant portion of the Commonwealth’s heritage. By providing
assistance to historic cultural fesources owned by nonprofit or municipal entities, the
Massachusetts Historical Commission hopes to ensure their continued use and integrity

Requests may be submitted to conduct studies fecessary to enable future development or
protection of a State Register-listed property, such as feasibility studies involving the preparation
of plans and specifications, historic structures reports, and certain archaeological investigations.
With planning projects, the architectura]/engineering fees to conduct such studies are eligible for
funding. Costs associated with the project sign, photography, and legal ads are also eligible for
reimbursement.

Requests may be submitted for construction activities including stabilization, protection,
rehabilitation, and restoration, Grant funding can only be used to cover costs of material and
labor necessary to ensure the preservation, safety, and accessibility of historic cultural resources.
Development of universal access is allowable as part of a larger project (ideally, no more than
30%). With construction or "bricks & mortar" projects, therefore, the architectural or engineering

fees for any project work are not eligible for funding or use as matching share.

Allowable costs: Overall building preservation, building code compliance, and barrier-free
access where historic fabric is directly involved are eligible as well as the cost of a project
sign, photography, recording of the preservation restriction, and legal ads.
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Non-allowable costs: Projects consisting of routine maintenance, upgrading of mechanical
systems (i.e., heating, ventilation, air conditioning, electrical, plumbing), renovation of
non-historic spaces, moving of historic buildings, or construction of additions will not be
considered. Projects involving the interior of buildings actively used for religious purposes
are generally not considered eligible. Architectural or engineering fees for any project
work are not eligible for funding or use as matching share.

Requests may be submitted 1o acquire State Register-listed properties that are imminently
threatened with inappropriate alteration or destruction.

The Massachusetts Preservation Projects Fund is currently funded for one grant round
through fiscal year 2016. Requests for pre-development projects can range from $5,000 to
$30,000; requests for development or acquisition projects may range from $7,500 to $100,000.
Work completed prior to grant award is ineligible for funding consideration.

A unique feature of the program allows applicants to request up to 75% of total
construction costs if there is a commitment to establish a historic property maintenance fund by
setting aside an additional 25% over their matching share in a restricted endowment fund.
Emergency funds are available at the Secretary’s discretion for stabilization of resources
considered in imminent danger. There are no deadlines for the submission of emergency fund
requests.

The State Register of Historic Places is the official list of the state’s cultural resources
deserving preservation consideration. The State Register is a compilation of eight different types
of local, state, and federal designations. The most common designations on the State Register are
National Historic Landmarks, National Register properties, and local historic districts.

The largest single category on the State Register is from National Register nominations,
The MHC can only accept National Register nominations from communities that have completed
a comprehensive survey of their historic properties. National Register listing involves substantial
lead-time and therefore procedures for nominating eligible unlisted properties should be
implemented well ahead of the next grants cycle. Properties can be listed individually or as
contributing elements of a National Register District. To find out if your community has a
comprehensive survey or to initiate the process of evaluating a property for listing on the
National Register, contact the Preservation Planning Division of the MHC. Applicants should

contact the Massachusetts Historical Commission or their local historical commission to
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ascertain State Register status of the property before applying for grant funds,

Selection Criteria
*  Level of historical s gnificance of the property

*  Potential for loss or destruction of the property

*  Administrative and financia] Mmanagement capabilities of the applicant

. Appropriateness of proposed work for the property

*  Demonstrated financia] need

*  Extent of public Support and benefit from users, professionals, and community leaders
*  Consistency with state and local preservation and community revitalization plans

*  Use of traditional materials and building techniques

*  Geographic distribution and first-time grant for community/project

The owner of a property funded for a development or acquisition project must enter into

term of years, depending on the grant amount awarded.

Most subsidy programs for historic rehabilitation and adaptive reuse of historic properties
are dependent upon the viability and feasibility of the underlying project. Soft debt, tax credits,
or other forms of subsidy are utilized to fil] funding gaps in otherwise unfeasible projects. These
financing vehicles can offset development costs up to 20%-30%, however, there are some
funding gaps outlined within the feasibility exercises that are far too wide to bridge with soft

debt or tax credit allocations.
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Discussion of General Findings
As was noted in the interim report, based on the result of previous RFPs with little to no
response from the development community, the building does not have a market-rate use.
Developers who are looking at a historic building like the Rogers School typicall ¥y layer multiple
sources of funding in order to make the project feasible and reduce the inherent risk of a historic
building. Schools are often good adaptive reuse candidates due to their architectural character as

well as their location in a neighborhood setting and their ability to be subdivided for multiple

challenges beginning with the raised basement which sets the first floor significantly above

requires a street presence, such as retail. The location of the basement and first floor windows
do not provide ample opportunities for display. This is further exacerbated by another character
defining feature of schools of this period, which is that they often are located in the middle of
larger green spaces and set back from their main street.

The rear addition does not have the same ADA compliance challenges as the original
building, but its orientation, location at the rear of the main building, and the prominence of the

large, high-bay gym also hinder visibility for any use that want a street presence. The scale of
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the building also does not help relative to trying to address compliance issues in the original
school.

Most of the exterior compliance issues can be overcome through thoughtful design or
possibly variances and waivers, but they need to not only facilitate entrance from the exterior,
but link up to vertical circulation on the interior. Again, due to the period of construction, the
floor plans of the original building are not conducive to many types of reuses. The foursquare
configuration with two connected lobbies creates circulation and subdivision issues when trying
to configure for a number of uses, especially residential. Schools of a later period tend to longer
double or single-loaded corridors that provide a greater ratio of windows per wall then the
original building, which makes them more conducive to efficient reuse. The floor plan also
makes it difficult to cost effectively locate an elevator that can allow access to all floors while
being located close to a main entrance point.

Another issue related to efficiency relative to operating the original building long-term is
the large interior volume of the building that adds additional operating costs to heating and
cooling. A typical floor plate at Rogers has approximately 7,250 square feet, of which only
about 4,360 is usable. Approximately 25% of the first and second floor area is center hallway
space and another 15% is allocated to structures, chases, and stair halls. The total useable area of
the combined buildings is approximately 31,169, compared to a gross area of 43,209; which
indicates an efficiency factor of 72%. Accordingly 28% of the area of the building is unusable
and lost to stairwells, hallways, utility areas, and obstructions. Similar efficiency issues arise
relative to the amount of insulation, or lack there of, found in the building. Many of these items
can be addressed during a rehabilitation process, but will add costs to the project.

An initial analysis of the costs associated with bringing the two buildings into basic ADA
and building code compliance is approximately $3.6 million, as indicated by the chart below.
This estimate is based on typical per square foot costs for rehabilitation projects. It does not
include any lead paint or asbestos abatement, mold remediation, sprinkler systems and fire
alarms, new HVAC systems, new electrical systems and wiring, or repairs to exterior masonry or
roofing systems. Once in compliance, the building could theoretically be used for basic office
use, but would still need additional investment in order to be brought up to an operating
condition that was fully code compliant and ready for a future use. This additional investment of

approximately $60-$70 per square foot ($2.5-$3.0 million) would include those items that are
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noted above, but would not account for a specific use type or specialized improvements or
fixtures. For instance, a residential use would have a much larger budget due to the additional
expense of adding kitchens and baths as well as the demolition expense of removing existing
baths and other partitions in order to try to maximize unit efficiency. Other more intensive uses,
like a medical use, would also have additional added costs well beyond the $7 million estimate.
Specifics regarding the cost estimates follow in the appendix.

This chart outlines the basic code compliance issues and cost estimates associated with

bringing the property up to current building and accessibility codes for a commercial assembly

use.
Soft Code Compliance Costs Cost/SF Total Cost
Development Expense
Site Control $0
Remediation $0
Site Work, Parking, Paving & Landscaping $894,000
Interior Fit out Costs
Original Building $784,860
Addition $322,860
Circulation Costs/Common Areas $425,400
Envelope Repair Costs/Energy Code $239,049
Construction Cost $2,666,169
Soft Costs (Engineering, Architect, Legal) 10.00% $266,617
Developer's Profit & Overhead 10.00% $266,617
Construction Contingency 15.00% $399,925
Total Cost to Bring to Code Compliance $83.31 $3,600,000

The conclusion of the general findings is that the level of investment required to bring the
building up to some level of code compliance and make it operational for a specific use is most
likely a minimum investment of approximately $5 million, depending on the intensity of use and
the level of renovations. This level of investment would make the building functional and
include some systems upgrades but in no way would it be considered a complete rehabilitation
nor would the improvements be enough to likely find a market use. We have analyzed potential

uses and markets below to understand the use potential and markets for each potential use.
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Potential Use Scenarios

Looking at the potential rehabilitation costs and the area market data, as was noted in the
previous section, the buildings do not appear to be economically feasible from a traditional
market perspective. The renovation costs and level of intervention required to bring the
structures up to code would not meet minimum return on investment requirements to make the
property financeable. Even with additional funding sources brought to bear, a truly market
derived project is most likely not feasible. This is not to say that the property does not have any
potential as a real estate development, but does mean that any third party development would
most likely not fit into the traditional real estate model.

We have reviewed and analyzed general market conditions, capital market conditions,
and the current regulatory environment for various uses. Through our analysis we have made
baseline assumptions around a basic ‘plain vanilla’ construction program that includes basic
costs to improve the building for a certain prescribed use. These assumptions have been based
on published construction cost estimating databases, local and current statistical adjusters,
previous experience within the market, and consultation with active market participants within
the various uses and markets. In short, the data and assumptions are based on typical costs
experienced within the market and are considered a reasonable basis for analysis and discussion
for each of the potential use scenarios.

The base construction cost is then adjusted for any outstanding construction costs,
developer’s profit, overhead, and contingency to arrive at a total estimated development cost for
each scenario. Appropriate allowances for direct construction costs to complete the construction
and contingency and developer’s profit are estimated for the prevailing and foreseeable market
and are based on the development scenario and risk profile assessed to each building program.
Additionally, indirect costs, contingencies, or administrative costs not directly attributable to
specific cost items are estimated to be in the range of 10%-20% of the total hard costs, depending
on the development profile. Developer’s profit or entrepreneurial profit often is included as a
soft cost in the pro-forma and it is the incentive required to cause a development to be
undertaken. The range for developer’s profit is substantial, from 10% or less for turnkey
development to upwards of 25% for highly speculative ventures. For this analysis 10%-20% the

total project development has been estimated.
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Reuse as a Public (Elementary) School
Based on public input to date, the majority of the citizens interested in saving the building

favor the town retaining ownership and the return of the building to a school or administrative
related use. Through our demographic and economic analysis, and data projections provided by
the town of Fairhaven School department, in the previous section of the report, historic growth
patterns for the town and projected future trends indicate that the need for an additional school
for the Fairhaven Public School system is minimal for the foreseeable future. Additionally, as
previously discussed, the level of investment required to return the buildings back to an operable
school use does not appear to make economic sense as a newly constructed school building could
receive a much greater amount of state funding, be built to a greater level of efficiency and cost
effectiveness, and would more readily address any future needs. Schools also have more
specialized design requirements and a modern school would have a more efficient layout and
better use of space. Based on current new construction and rehabilitation cost estimates provided
by the Massachusetts School Building Authority for school renovation and addition projects
within the previous 12 months, the likely redevelopment cost for the reuse as a school building
would be in the range of approximately $17 million, as indicated by the chart below. The
Massachusetts School Building Authority source data is attached as an appendix to this report for
reference. We have assumed an average construction cost of approximately $300 per square foot
of building area and a 20% construction contingency and 10% developer’s profit estimate. The
model below does not estimate site work or remediation of hazardous materials. Our experience
suggests that asbestos removal can range from an average of approximately $2.25-$3.00 per
square foot for encapsulation methods to approximately $15.00 per square foot for spot removal
and approximately $30.00-$40.00 per square foot for full abatement. Similarly, lead removal
can range from an average of approximately $4.00-$4.50 per square foot for encapsulation
methods to approximately $12.50 per square foot for spot removal and approximately $15.00-
$16.00 per square foot for full abatement.

The use requirements for a public school, private school, or other public use governed
and regulated by the Commonwealth of Massachusetts would be similar, if not the same. The
development cost estimates include the construction and interior fit out costs as well as systems

and infrastructure costs for educational uses. These estimates do not include specialized
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equipment or fixtures, nor do they anticipate any addition or modification of the existing

building envelope.

School/Education Use SF Cost/SF_ Total Cost
Development Expense
Site Control $0
Site Work/Remediation $0
Construction Cost 43,210 $300 $12,963,000
Construction Contingency 20.00% $2,592,600
Developer's Profit 10.00% $1,296,300
Total Cost to Develop School $391 $16,900,000

As discussed throughout this report, the current population metrics and projected growth
in the town is considered modest at most and there does not appear to be sufficient current or
long-term demand for additional school or administration facilities within Fairhaven. As a
school facility would most likely be municipally owned and operated, there are limited sources
of capital or operating revenue, aside from one-time capital reimbursement from the state and
town funds to offset the cost of development of a school facility. The most likely scenario would
involve a public finance model using a municipal bond issue. Fairhaven currently has a Moody’s
rating of Aa2 and the current market for municipal bonds is active and offers a competitive
advantage over rates available for existing long-term financing tools. Under this scenario, the

town would be bear most, if not, all of the capital and operating costs associated with the use.
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Reuse as a School Administration/Municipal Office Building
The other use that was mentioned on multiple occasions during the public process was

the use of the building for administrative purposes by the town, either by the municipality of the
schools. Included in these discussions were several comments regarding the need for a new
location for the local cable access television channel, in addition to meeting space. The use of
the building by the town may in some ways be the most efficient as there is a greater likelihood
the town could invest less in the property, not updating all systems for instance, while still
bringing the building into compliance. In many ways this may seem like the path of least
resistance, but at best it is a short-term fix. Like a potential school use, looking at the data, the
growth of the town over the next decade or more would not appear to require additional office
space beyond what already exists. Like a new school, if additional office space is needed,
construction of a new facility would be the most cost affective and could most likely be build to
address any special interest groups like the cable access channel. Financing would be more
readily available as the town could most likely fund the rehabilitation through a bond offering,
but it again would only be a stopgap measure.

We have modeled two scenarios for a plain vanilla municipal office use, with the first
utilizing the entire building of approximately 43,210 square feet, including basement, first floor,
second floor, third floor, and the entire 19505 addition. The second scenario limits the buildout
and finishing to approximately 28,710 square feet, including first floor, second floor, and the
entire 1950s addition. The code compliance costs and major infrastructure improvements are for
the entire building and are relatively fixed and not a function of the amount of space improved,
finished, or occupied.

Based on current new construction and rehabilitation cost estimates developed through
discussions with market participants, the Marshall & Swift construction cost database, and
analysis of the current code requirements of the property, the estimated redevelopment cost for
the reuse as a municipal office or school administration building would be in the range of
approximately $4.8-5.4 million, as indicated by the charts below. We have assumed a plain
vanilla office fit out of low cost construction of approximately $35.00 per square foot of building
area and a 10% soft costs estimate, 10% construction contingency and 10% developer’s profit
estimate and overhead. The model below does not estimate site work or remediation of

hazardous materials. Qur experience suggests that asbestos removal can range from an average
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of approximately $2.25-$3.00 per square foot for encapsulation methods to approximately
$15.00 per square foot for spot removal and approximately $30.00-$40.00 per square foot for full
abatement. Similarly, lead removal can range from an average of approximately $4.00-$4.50 per
square foot for encapsulation methods to approximately $12.50 per square foot for spot removal

and approximately $15.00-$16.00 per square foot for full abatement.

Municipal Office/Administrative - Full Scope SF Cost/SF  Total Cost
Development Expense
Site Control $0
Remediation $0
Site Work, Parking, Paving & Landscaping $894,000
Interior Fit Out Costs
Original Building $784,860
Addition $322,860
Circulation Costs/Common Areas $425,400
Envelope Repair Costs/Energy Code $239,049
Interior Office Finish - Low Cost 43,210 $35.00 $1,512,350
Construction Cost $4,178,519
Soft Costs (Engineering, Architect, Legal) 10.00% $417,852
Developer's Profit & Overhead 10.00% $417,852
Construction Contingency 10.00% $417,852
Total Cost to Develop Municipal Office - Full Scope $124.97 $5,400,000

As indicated in the model below, the limited scope scenario does not offer the benefit of
amortizing or spreading out the fixed costs over the entire building, but rather puts upward
pressure on the cost per square foot of useable area. There may be opportunities to reduce fixed
costs by occupying portions of the building and mothballing portions, however, code compliance

waivers may be required in order to accommodate partial occupancy.
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Municipal Office/Administrative - Limited Scope SF Cost/SF  Total Cost
Development Expense
Site Control $0
Remediation $0
Site Work, Parking, Paving & Landscaping $894,000
Interior Fit OQut Costs
Original Building $784,860
Addition $322,860
Circulation Costs/Common Areas $425,400
Envelope Repair Costs/Energy Code $239,049
Interior Office Finish - Low Cost 28,710 $35.00 $1,004,850
Construction Cost $3,671,019
Soft Costs (Engineering, Architect, Legal) 10.00% $367,102
Developer's Profit & Overhead 10.00% $367,102
Construction Contingency 10.00% $367,102
Total Cost to Develop Municipal Office - Limited Scope $167.19 $4,800,000

As discussed throughout this report, the current population metrics and projected growth
in the town is considered modest at most and there does not appear to be sufficient current or
long-term demand for additional municipal office space or school administration facilities within
Fairhaven. As a municipal office building or administration facility would most likely be
municipally owned and operated, there are limited sources of capital or operating revenue, aside
from one-time capital reimbursement from the state and town funds to offset the cost of
development of a municipal office building. The most likely scenario would involve a public
finance model using a municipal bond issue. Fairhaven currently has a Moody’s rating of Aa2
and the current market for municipal bonds is active and offers a competitive advantage over
rates available for existing long-term financing tools. Under this scenario, the town would be

bear most, if not, all of the capital and operating costs associated with the use.
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Multifamily Housing — Market Rate Condominiums
As discussed within this report the sale of condominiums in Fairhaven increased 12.5%

to 9 over 2014 levels of 8, with average sale prices increasing 2.86% over the year to reach
$180,000 from $175,000 in 2014. The current median sales price of a condominium in
Fairhaven is $182,500 and 14 have been recorded from January-November 2016. The low level
of condominium sales transactions and relatively low median sales price is an indication of the
temperate condominium market in Fairhaven and the relatively low demand for condominium
units within the market.

Based on current new construction and rehabilitation cost estimates developed through
discussions with market participants, the Marshall & Swift construction cost database, and
analysis of the current code requirements of the property, the estimated redevelopment cost for
the reuse as a market-rate for-sale condominium use would be in the range of approximately
$8.425 million, as indicated by the chart below. We have assumed a plain vanilla residential fit
out of good quality construction of approximately $150 per square foot of building area and a
10% soft costs estimate, 10% construction contingency and 10% developer’s profit estimate and
overhead.

The model below does not estimate site work or remediation of hazardous materials. Our
experience suggests that asbestos removal can range from an average of approximately $2.25-
$3.00 per square foot for encapsulation methods to approximately $15.00 per square foot for spot
removal and approximately $30.00-$40.00 per square foot for full abatement. Similarly, lead
removal can range from an average of approximately $4.00-$4.50 per square foot for
encapsulation methods to approximately $12.50 per square foot for spot removal and

approximately $15.00-$16.00 per square foot for full abatement.
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MF Residential - Condominium SF Cost/SF  Total Cost
Development Expense

Site Control $0

Site Work/Remediation $0

Construction Cost - All In 43,210 $150 $6,481,500

Soft Costs (Engineering, Architect, Legal) 10.00% $648,150

Developer's Profit & Overhead 10.00% $648,150

Construction Contingency 10.00% $648,150
Total Cost to Develop Condominiums $195 $8,425,950
Condominium Sales Revenue

Condominium Sales 26,459 $250 $6,614,750
Condominium Sales Expenses

Brokerage Commission/Marketing 5.00% $330,738
Net Income ($2,100,000)

This analysis assumes the site and building have the capacity to support such
improvements and no assumptions have been made about the capacity of the site for domestic
water, septic or sewer, or other infrastructure capacities. Based on recent transactions for
condominium homes within Fairhaven, an estimated sales price of $250 per square foot is
considered a reasonable basis for the analysis. Additionally, we have used a 5.0% reserve for
marketing and brokerage commissions. The total sales revenue of $6,614,750, based on a full
unit buildout of the net building area less the gymnasium area, has been adjusted for brokerage
commissions of $330,738 and the construction cost estimate of approximately $8,425,950 to
result in a net deficit of $2,100,000. This exercise is considered preliminary and is based on a
hypothetical subdivision and buildout capacity that could be influenced by sensitivities within
the models and altered assumptions, however, does not appear to support the conclusion that
adaptive reuse of the property for market-rate condominium use is a feasible reuse possibility
without alternative financing methods to fill the funding gap.

The simple condominium feasibility pro forma above shows a conservative estimate of a
25% funding gap on a development cost of around $8,425,950. That's exclusive of site control,
remediation, and any site work, and assumes a fairly simple development scenario. However,
with a funding gap at 25% of the total construction costs, it is unlikely there will be enough soft

debt, tax credits, or another subsidy to fill the funding gap for a market-rate project.
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Multifamily Housing — Market Rate or Subsidized Rental Housing
Based on current new construction and rehabilitation cost estimates developed through

discussions with market participants, the Marshall & Swift construction cost database, and
analysis of the current code requirements of the property, the estimated redevelopment cost for
the reuse as a market-rate or subsidized rental housing use would be in the range of
approximately $8.425 million, as indicated by the chart below. We have assumed a plain vanilla
residential fit out of good quality construction of approximately $150 per square foot of building
area and a 10% soft costs estimate, 10% construction contingency and 10% developer’s profit
estimate and overhead.

The model below does not estimate site work or remediation of hazardous materials. Our
experience suggests that asbestos removal can range from an average of approximately $2.25-
$3.00 per square foot for encapsulation methods to approximately $15.00 per square foot for spot
removal and approximately $30.00-$40.00 per square foot for full abatement. Similarly, lead
removal can range from an average of approximately $4.00-$4.50 per square foot for
encapsulation methods to approximately $12.50 per square foot for spot removal and

approximately $15.00-$16.00 per square foot for full abatement.

MF Residential - Rental SF Cost/SF  Total Cost

Development Expense
Site Control $0
Site Work/Remediation $0
Construction Cost - All In 43,210 $150 $6,481,500
Soft Costs (Engineering, Architect, Legal) 10.00% $648,150
Developer's Profit & Overhead 10.00% $648,150
Construction Contingency 10.00% $648,150

Total Cost to Develop Apartments $195 $8,425,950

We have made assumptions for the modeling of a market-rate and affordable rental
housing development within the existing building envelope and a hypothetical model that
includes the construction of approximately 84 units of rental housing within a large extension
building constructed to the rear of the property to bring the hypothetical development to 100

units.
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Unit # Unit type SF Rent/Month Annual Per Unit/Year
Residential Income

24 One-Bedroom Units $1,500 $432,000 $18,000

Potential Gross Residential Income $432,000 $18,000

Residential Vacancy & Collection Loss 5.0% 321,600 $900

Effective Gross Income $453,600 $18,900
Operating Expenses

Operating Expenses $156,000 $6,500

Total operating expenses $156,000 $6,500

Replacement Reserve $6,000 $250

Net Operating Income $291,600 $12,150

Captilization Rate

A simple rental housing feasibility pro forma above shows a conservative estimate of a

45% feasibility gap, or approximately $4,000,000 on a development cost of around $8,425,950.
This model is exclusive of site control, remediation, and any site work costs, and assumes a
fairly simple development scenario with aggressive operating assumptions within the existing
building shell. However, with a funding gap of over 45% of the total construction costs, it is
unlikely there will be enough soft debt, historic tax credits, or another subsidy to fill the funding
gap for a market-rate project.

Additionally, we have looked at the suitability of the project to support an affordable
housing development within the existing shell and building a large attached structure to
accommodate approximately 100 units in total. A project of between 75 and 125 units would be
most likely in order to amortize and distribute the capital costs associated with the development.
We have chosen 100 units as a point of analysis and comparison for this exercise. A simple
affordable rental housing feasibility pro forma below shows a conservative estimate of an
$800,000+- funding gap between sources and uses for development. The model assumes a
federal Low Income Housing Tax Credit (LIHTC) allocation of 9% for new construction, priced
at $0.85/credit, an historic tax credit estimate of approximately 20% of qualifyable base costs,
and a supportable first mortgage assuming 30 year amortization at a rate of 4.50% and a 1.15
debt coverage ratio (DCR). Additionally, we have assumed a nominal acquisition basis and site
work estimate, along with our previously discussed construction cost estimates of $8,425,019 for
the 24-unit scenario within the existing building envelope and an estimate of $17,099,063 for the
construction of the new building, along with $244,980 for the demolition of the existing 1950s

building.
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This model assumes a fairly simple development scenario with aggressive operating
assumptions within the existing building shell and with the demolition of the 1950s building and

the construction of a large addition to house approximately 84 units.

Multimfamily Housing - 24 Units w/in Existing Envelope
LIHTC Development Proforma

Sources :
LIHTC Capital - 9% Credit @ $0.85/c $6,445,140
Historic Tax Credits @ 20% of base $1,685,004
Ist Mortgage - 30y/4.50% - 1.15 DCR $240,307
Total Sources $8,370,450

_ Uses o
Acquisition Basis - Land $250,000
Direct Construction Costs $8,425,019
Site Work & Remediation $500,000
Total Uses $9,175,019
Net Difference : T ($804,569)

Multimfamily Housing - 100 Units w/Large Addition to Rear
LIHTC Development Proforma

Sources
LIHTC Capital - 9% Credit @ $0.85/c $13,080,783
Historic Tax Credits @ 20% of base $3,419,813
1st Mortgage - 30y/4.50% - 1.15 DCR $2.287,259
Total Sources $18,787,854
Acquisition Basis - Land $250,000
Direct Construction Costs $17,099,063
Demolition Costs - Addition $244,980
Site Work & Remediation $850,000
Total Uses $18,444,043
Net Difference : ~ $343.811

Recent announcements at the Federal level include the potential for tax reform,
reductions to the Housing and Urban Development (HUD) budget, increases to the Fed Funds
Rate and uncertainty within the markets has caused LIHTC markets to all but stop functioning.
Tax credit allocating agencies have slowed deal flow and investors have changed expectations
and reduced their demand for tax credits. Recent reports of pricing metrics indicate a drop from
a national average of approximately $1.00 per dollar of credit to between $0.85 and $0.95 per

credit dollar with the anticipation that a decrease in the corporate tax rate from 35% to 20% will
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put downward pressure on the pricing of approximately 7.0%-15.0% in order for investors to
maintain return expectations. We have assumed a middle of the road scenario of $0.85 per credit
on a 9% deal; however, a reduction of 15% would reduce the credit price to just over $0.72 per
credit, which would open an additional gap of just under $1,000,000 for the 24-unit scenario and
$1,650,000 for the 100-unit scenario. Additionally, a 50 basis point (bp) increase in current
mortgage rates has further negative consequences on the development feasibility LIHTC projects
are entirely dependent on the pricing and current market for tax credits for feasibility. Small

fluctuations in the market can cause substantial funding shortfalls and feasibility problems.

Multimfamily Housing - 24 Units w/in Existing Envelope

LIHTC Development Proforma

Sources
LIHTC Capital - 9% Credit @ $0.85/c $5,459,412
Historic Tax Credits @ 20% of base $1,685,004
1st Mortgage - 30y/4.50% - 1.15 DCR $240,307
Total Sources $7,384,723
Acquisition Basis - Land $250,000
Direct Construction Costs $8,425,019
Site Work & Remediation $500,000
Total Uses $9,175,019
Net Difference ($1,790,296)

Multimfamily Housing - 100 Units w/Large Addition to Rear

LIHTC Development Proforma

> fof Y TRy
Real Estute Counselors

Sources i

LIHTC Capital - 9% Credit @ $0.85/c $11,080,193
Historic Tax Credits @ 20% of base $3,419,813
1st Mortgage - 30y/4.50% - 1.15 DCR $2,287,259
Total Sources $16,787,264

o ; Uses :
Acquisition Basis - Land $250,000
Direct Construction Costs $17,099,063
Demolition Costs - Addition $244,980
Site Work & Remediation $850,000
Total Uses $18,444,043
Net Difference ($1,656,779)
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Lower-risk alternatives within the market exist that offer developers of multifamily
housing increased certainty and reduced risk while also conforming to an established
development model. Any multifamily residential use would almost certainly require the
construction of a large additional structure to house most, if not all of the rental apartment units.
The floor plans of both buildings do not layout well for multifamily residential reuse due to the
size and relationship of the different spaces, including the rafter beam spacing on the third floor.
The large classrooms in the historic buildings are of particular difficulty as any housing reuse
could most likely mean the loss of a significant portion of historic fabric to introduce kitchens
and baths into the space. The market for condominiums can sometimes absorb unit anomalies
and unit features that are difficult and costly to incorporate into rental housing. Throughout our
analysis and development of general rehabilitation costs for the buildings, we have observed that
the required yield on rental and for sale housing based on existing data is prohibitive. Based on

the lack of responses to the development RFPs, housing does not appear to be a viable reuse.
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Commercial Office/Retail
Based on current new construction and rehabilitation cost estimates developed through

discussions with market participants, the Marshall & Swift construction cost database, and
analysis of the current code requirements of the property, the estimated redevelopment cost for
the reuse as a market-rate or subsidized rental housing use would be in the range of
approximately $4.6-$7.0 million, as indicated by the charts below. We have assumed a plain
vanilla commercial office fit out of low-cost construction of approximately $125 per square foot
of building area and a 10% soft costs estimate, 10% construction contingency and 10%
developer’s profit estimate and overhead. We have modeled two scenarios for a plain vanilla
municipal office use, with the first utilizing the entire building of approximately 43,210 square
feet, including basement, first floor, second floor, third floor, and the entire 1950s addition. The
second scenario limits the build-out and finishing to approximately 28,710 square feet, including
first floor, second floor, and the entire 1950s addition. The code compliance costs and major
infrastructure improvements are for the entire building and are relatively fixed and not a function
of the amount of space improved, finished, or occupied. The use as a commercial office and
retail building would necessitate a higher level of finish and constriction to that of a municipal
use or school administrative facility.

The model below does not estimate site work or remediation of hazardous materials. Qur
experience suggests that asbestos removal can range from an average of approximately $2.25-
$3.00 per square foot for encapsulation methods to approximately $15.00 per square foot for spot
removal and approximately $30.00-$40.00 per square foot for full abatement. Similarly, lead
removal can range from an average of approximately $4.00-$4.50 per square foot for
encapsulation methods to approximately $12.50 per square foot for spot removal and

approximately $15.00-$16.00 per square foot for full abatement.
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Commercial Office/Retail Use SF Cost/SF___ Total Cost Commercial Office/Retail Use SF Cost/SF_ Total Cost
Development Expense Development Expense
Site Control $0 Site Control 30
Site Work/Remediation 50 Site Work/Remediation $0
Construction Cost 43.210 $i25 $5,401,250 Construction Cost 28,710 $125 $3,588,750
Construction Contingency 10.00% $540,125 Construction Contingency 10.00% $358.875
Soft Costs 10.00% $540.125 Soft Costs 10.00% $358.875
Developer's Profit 10.00% $540,125 Developer's Profit 10.00% $358.875
Total Cost to Develop Commercial Office/Retail $163 $7,021,625 Total Cost to Develop Commercial Office/Retail $163 $4,665,375
Capitalized Rental Revenue Capitalized Rental Revenue
Income Income
Annual Office/Retail Rents (NNN) 43.210 $10.00 $432,100 Annual Office/Retail Rents (NNN) 28,710 $10.00 $287,100
Gross Potential Income $432,100 Gross Potential Income $287,100
Vacancy Allowance 20.00% {$80.4201 Vacancy Allowance 20.00% (357.420)
Effective Gross Income $345680 Effective Gross Income $229.680
Operating Expenses Operating Expenses
Management Fee 5.00% $17,284 Management Fee 5.00% $11,484
Legal Fees/Auditing/Accounting $10,000 Legal Fees/Auditing/Accounting $10.000
Other Insurance 0.50% 32,101 Other Insurance 0.50% $1.436
Contingency Reserve 2.50% $10.803 Contingency Reserve 2.50% 37,178
Total Operating Expenses $40,247 Total Operating Exp $30,097
Net Operating Income $305,433 Net Operating Income $199,583
Capitalized Value 10.00% $3,054,330 Capitalized Value 10.00% $1.995,.830
Net [ncome {54.000,0006) Net I [$2,700.000)

The height of the raised basement and first floor also creates a challenge for any type of
use that requires a street presence, such as retail. The location of the basement and first floor
windows do not provide ample opportunities for display. This is further exacerbated by another
character defining feature of schools of this period, which is that they often are located in the
middle of larger green spaces and set back from their main street,

The various historic preservation and rehabilitation programs available at the federal and
state levels would be available to this use and could offset a portion of the construction cost,
however, in either pro forma scenario, the feasibility gap is approximately 55% on a
development cost of between $4.6-$7.0 million. This model is exclusive of site control,
remediation, and any site work costs, and assumes a fairly simple development scenario with
aggressive operating assumptions. However, with a feasibility gap of over 52% of the total
construction costs, it is unlikely there will be enough soft debt, tax credits, or another subsidy to

fill the feasibility gap for a commercial office or retail project.
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Wedding/Event Venue
Another suggestion made during the public meeting process was use of the building as a

wedding or event venue. There is no readily available data regarding the need for a use like this
one, but something along these lines might make sense depending on the developer and their
long-term goals for the property. Large spaces, such as some of the rooms in the Rogers School
often find many short-term users rather than any one single intensive user and can contribute to
the feasibility of the project as a component use of a larger enterprise. A use such as this one,
would require the building be brought up to code and most likely have a more complete
rehabilitation then one undertaken by the town, but most likely the things that make the space
inefficient for other uses could be advantageous for this type of use. The size of the classrooms
and the floor layouts could potentially work with minimal changes relative to this type of use.
Like wise, historic finishes and architectural features would be seen as positive elements for this
type of use. A use of this type would also benefit from the surrounding property and landscape,
which could add to the potential rentable area during the summer.

Wedding/event venues typically operate on the basis of a fixed fee for a specified block
of time unless the venue has a food service or drinks service component, then they operate on the
basis of minimums of service. It is assumed that any wedding/event venue use of Rogers School
will not include a catering or food/drink service component and will just be a space for events,
perhaps utilizing the large gymnasium area, or the smaller rooms in the historic structure, or even
a lawn tent at the rear of the property grounds. Typically, event spaces are rented in 5-hour
blocks for weddings or on an hourly basis for other events. A local survey of wedding venues
indicated an estimated $1,000-$2,500 per 5-hour wedding block depending on the size of the
space, day of week, and time of year, with premiums for Saturdays in peak season (May-
September) and discounts attributed to mid-week timeslots and off-peak season. Typically $200-
$300 per hour for corporate and private rentals is considered reasonable on an hourly basis.
Because of the physical improvements and the layout of the property, it is reasonable to assume
that a wedding/event venue use could be a component use to a larger institutional or community
use, however, would likely not support a full-time events venue at the site.

A further examination of the use and required layout as a component to a specific larger
use would be recommended to understand if this use is physically and financially viable as a

component to a comprehensive development strategy. The various uses would need to be
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separated and distinguished as to not interfere with each other, in order to ma

ximize the utility of
the property.
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Arts/Cultural/Educational Facility — Public-Private Model
A similar use that would not require as significant a rehabilitation effort would be an arts

related use, potentially as a component to a larger campus use. The Arts & Business Council of
Greater Boston (A&BC) is beginning a program to invest in ‘creative campus’ opportunities.
Their goal is to create an interconnected arts campus across the Commonwealth by partnering
with arts groups in different towns and cities. A&BC would provide the capital and the real
estate knowledge to invest in a project and the local partner provides the programming that is
appropriate for their area. Potential property uses include:

e Shared office, including incubator space for small and fringe organizations

e Shared rehearsal spaces

e Multi-use black box performance venues for dance, theatre, film, etc

® Maker spaces for (printmaking, ceramics, writing, jewelry, music, theatre set design,

foundry, etc)

Their identified universal, mission driven attributes for all projects regardless of
combinations of uses:

e Site and community specific, based on a needs assessment

® Located in an under-resourced community or one where the arts are in jeopardy

* Community activated space—open/flexible, accessible, and technology enabled

* Diverse and inclusive in all aspects of construction, programming, and management

® Mix of uses and collaborators, e.g. tech incubation. shared maker space

® Green/sustainable when and where possible

e Close to transportation

¢ Mixed-use and performance friendly, including sufficient load-in and storage space

® Designed to accommodate rotating public art installations and public events

e Safe environments for artists and arts organizations

* A&BC services provided to tenants

Arts and Cultural facilities uses may have advantages over a traditional market uses for
the neighborhood and community. Like the previous discussion, the property features that are
incongruent with a traditional market use can be managed or even seen a positive for a project

property like Rogers. The use is a very public one, allowing the citizens access to the site, even
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more so then when the building was a school. The rehabilitation could be phased over a longer
period of time and could bring a variety of funding sources to bare including traditional bank
financing, raised capital from donations, state and federal historic tax credits, cultural council
funding, grants and Community Preservation Act funds. This type of use is could also use the
surrounding open space and would be of a lower intensity, having less of an impact on the
surrounding neighborhood. It also could include rentable space of many different types of
events.

Additionally an institutional user such as a private school, art school, college or training
center would be another likely candidate for such a use. Like the arts use, the project could be
approached in a phased manner, could utilize the character defining features of the buildings as
well as the surrounding land areas, could have access to different forms of capital and could be
less impactful to the neighborhood: depending on the user. Institutional uses vary greatly and are
wholly dependant on the user and component uses at the property. Because the property would
most likely be used an owner occupant, the financial feasibility of the project is dependent on the
underlying fundamental business model and going concern of the enterprise and is unique to the
user. However, a user that could utilize the site and building layout while systematically
undertaking a renovation and improvement program could maximize the benefits and utility of
the property at a reasonably feasible cost. The town has previously received interest in the
property from the Northeast Maritime Institute, and was the only responder to the initial RFP
process. According to the RFP response, the Maritime Institute would maintain the existing
building footprint and restore the 1950s addition and original building respectively. The project
would be undertaken in phases and would focus on mandatory code-related and safety issues first
and in subsequent phases approach cosmetic repairs and improvements. This approach would be
anticipated with most end users of the property within this category of use. Opportunities exist
to incorporate additional community and non-profit users into the overall scope of the project
and would contribute to the financial feasibility and operations.

A further examination of the use and required layout that considers component uses to a
specific larger use would be recommended to understand if this use is physically and financially
viable as a component to a comprehensive development strategy. The various uses would need

to be separated and distinguished as to not interfere with each other, in order to maximize the
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utility of the property. However, it is reasonable to conclude that multiple users and uses could

be organize and arranged at the property to maximize utility and use.
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Demolition Scenario — Single Family House Lots
According to the cost estimate manual published by Marshall Valuation Service

demolition costs for the demolition of a similar building range between $4.25 and $6.50 per
square foot of building area, for the region, or an average of approximately $5.40 per square foot.
It is reasonable to assume that costs of approximately $216,050 would be incurred to demolish
the 43,210 square-foot building. These costs are average costs of demolition and removal per
square foot of total building floor area, includin g loading and hauling, but not dump fees. The
demolition cost estimates assume the materials have no salvage value. Costs for demolition and
removal vary greatly depending on the size and complexity of the job and the extent of
contamination regarding hazardous materials. Our experience suggests that asbestos removal
can range from an average of approximately $2.25-$3.00 per square foot for encapsulation
methods to approximately $15.00 per square foot for spot removal and approximately $30.00-
$40.00 per square foot for full abatement. Similarly, lead removal can range from an average of
approximately $4.00-$4.50 per square foot for encapsulation methods to approximately $12.50
per square foot for spot removal and approximately $15.00-$16.00 per square foot for full
abatement.  Additionally, we have not assumed any site work or site decontamination.
Biological soil remediation costs have averaged approximately $125 per cubic yard for land
treatment, $240 per cubic yard for bioventing vapor extraction to $375 per cubic yard for full
bioreactor treatment. It is reasonable to assume that costs of approximately $432,100 would be
incurred to remove the hazardous materials during demolition of the 43,210 square-foot building,
using a factor of $10.00 per square foot of building area. Additionally, a conservative demolition
contingency of 15% has been applied to the total cost to account for the unknown hazardous
materials and unforeseen remediation needs. A total demolition and remediation cost estimate of
$745,000 is considered reasonable and appropriate for this exercise.

Demolition Scenario SF Cost/SF  Total Cost
Demolition Expense

Site Control 50
Demolition 43,210 $5.00 $216,050
Hazardous Material Removal 43,210 $10.00 $432.100
Site Work $0
Demolition Contingency 15.00% $97.223
Total Demolition Cost $745,000
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The town has previously received an estimate to demolish the property by Jay-Mor
Enterprises, Inc. of Hudson, New Hampshire, which is attached as an appendix to this report.
The estimate dated March 24, 2016 includes demolition of the entire building and return of the
land to an open grass field. The estimated total cost of the work was $578,900 and would take
approximately 100 working days to complete. Additionally, the estimate includes the demolition
of the structure, removal of all debris including foundations, backfilling to grade, loam and
seeding of the disturbed area. The estimate does not include the disconnection of water and
sewer lines, lead remediation, asbestos or hazardous material removal, or the cost to erect an 800
linear foot fence at $10 per linear foot, or approximately $8,000.

For the town to determine that demolition of the building were the most financially
feasible use, the underlying value of the land would necessarily need to offset the cost to
demolish, remediate, and ready the site for an alternative use. Otherwise, the cost would be born
entirely by the town and the end result would be an open lot of land. Currently the property is
zoned for single-family residential use, and assuming the continuation of that use, the site would
need to be subdivided, curb cuts created, and prepared for sale as single-family house lots. A
preliminary review of the existing zoning RA — Single Residence District indicates a minimum
lot size of 15,000 square feet with a minimum frontage of 100 linear feet. Based on the existing
available land area and current as-of-right zoning for the parcel, the site could accommodate
approximately six single family house lots while leaving the recreation area and playground
unaltered and eight single family lots if the entire site were developed; eliminating the
playground and recreational areas.

This analysis assumes the site has the capacity to support such improvements and no
assumptions have been made about the capacity of the site for domestic water, septic or sewer, or
other infrastructure capacities. Based on recent transactions for land for single-family homes
within Fairhaven, an estimated sales price of $85,000 for the six smaller lots and $125,000 for
the two optional larger lots has been used as a basis for this analysis. Additionally, we have used
a 5.0% reserve for marketing and brokerage commissions. The total sales revenue of $760,000,
based on a full eight lot buildout, has been adjusted for brokerage commissions of $38,000 and
the demolition cost estimate of approximately $745,000 to result in a net deficit of $23,000. This
exercise is considered preliminary and is based on a hypothetical subdivision and buildout

capacity that could be influenced by sensitivities within the models and altered assumptions,
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however, does not appear to support the conclusion that demolition and the subdivision of the

property for single-family residential use is a feasible reuse possibility.

Single Family Sales Scenario Lots  Price/Lot Total Income
Single Fmaily Home Sales Revenue

SF Lot Sales - 15,000 SF Lots 6 $85,000 $510,000

SF Lot Sales - 25,000 SF Lots 2 $125,000 $250,000
Subtotal Sales $760,000
Single Family Sales Expenses

Brokerage Commission/Marketing 5.00% $38,000
Demolition Cost $745,000
Net Income ($23,000)
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Status Quo - Mothball Scenario

The U.S. Department of the Interior, through the National Park Service has provided
specific direction on the care and preservation of historic structures, including the temporary
stabilization, maintenance, and protection of the property. Specifically, Preservation Brief 31,
attached in the appendix of this report, is a good resource for assessing property condition and
needs and establishing a formal checklist and maintenance schedule for near- and long-term
mothballing strategies. The subject has been vacant for approximately four years and has
deteriorated from inactive use, however, remains in substantially good condition with no
noticeable areas of major damage. Keeping the building water tight and well ventilated will
prevent unwanted moisture and mold from further damaging the property. Mold containment is
a major concern for historic properties and the costs associated with the necessary remediation
efforts can be substantial.

Typically, the longer a historic property sits vacant and unused, the faster the building
will deteriorate. With limited climate control, ventilation, and observation, the property can
quickly deteriorate and there will be a point at which major structural, systems, and building
envelope repairs will be required. The roof was observed to be water tight during our
inspections, however, the age and condition of the slate roof is unknown. Additionally, long-
term mothballing programs can be costly to implement for a long-term solution. Short term
maintenance of the current status quo will not totally stop deterioration or formally stabilize the
building, however, may be an interim solution that costs the town little while perusing

development opportunities or permanent reuse solutions.
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Summary of Conclusions

The first public meeting was an opportunity to hear from the residents of Fairhaven
regarding their thoughts relative to a future use. A number of citizens commented on that they
felt the school should be considered for reuse as an elementary school or municipal building.
The available statistical data reviewed for this report does not show demand for a new school or
municipal building as growth in Fairhaven is limited and is not trending upward. If the data did
point to additional growth, then the question would be ‘could the building be returned to its
original use and how would the costs of rehabilitation and ongoing operating compare to schools
of similar size?’

Bringing the building up to code compliance for any use will be challenging but as a
school, there are even more issues that would need to be addressed. Additional requirements for
schools that make the reuse as a school challenging include items like separate bathrooms for
adults and children and larger elevators to service upper and lower floors. There are also size
requirements for different spaces within in the school that are not achievable in the current
footprint. State funding for schools is very competitive and once a school has been closed it is
much more difficult to receive funding to repair it to be reopened. The issues with civic reuse
are the lack of funding programs available creating a need for long-term capital investment by
the town or more of a mothball approach where very low impact uses are introduced, these still
may be challenging as the pursuit of a certificate of occupancy my increase costs relative to
meeting code requirements. We have concluded that the reuse of the building as a public school
or municipal building is not the most productive or likely use for the subject based on current
and projected town needs, development cost and available funding sources other than local
bonding.

Other comments from the meetings focused on trying to find low-impact reuses as the
building sits in a well-established residential neighborhood and concerns were expressed about
non-compatible reuses and whether high—end housing, condominiums would be a viable option.
The floor plan of both buildings do not layout particularly well for residential reuse due to the
size and relationship of the different spaces, including the rafter beam spacing on the third floor,
window spacing on floors one and two, and the connections to the 1950s addition. The large
classrooms in the historic buildings are of particular difficulty as any housing reuse could most

likely mean the loss of a significant portion of historic fabric to introduce kitchens and baths into
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the space with limited window blocking. Based on the layout of the building, the efficiency
factor of the footplates, the development pro forma discussed throughout this report and the
observed lack of response to the development RFPs by housing developers, condominium or
rental housing does not appear to be a viable reuse of the property.

The architecture of the building is impressive and reflective of the best civic architecture
of the period, but the character defining features of this period pose very difficult challenges
beginning with the raised basement which sets the first floor significantly above grade, thus
contributing to additional costs for accessibility for a use that would require direct and constant
public access. This poses challenges to reuse relative to making the building compliant with the
Americans with Disabilities Act (ADA) and the height of the raised basement and first floor
create a challenge for any type of use that requires a street presence, such as retail. The location
of the basement and first floor windows do not provide opportunities for display and are
essentially hidden from view and ¢xposure. This is further exacerbated by another character
defining feature of schools of this period, which is that they often are located in the middle of
larger green spaces and set back from their main street without suitable parking facilities for
commercial office and retail use. A preliminary review of the existing zoning requirements in
Fairhaven indicate a retail or commercial use would require approximately one parking space per
250-300 square feet of gross leasable area, or approximately between 144-172 parking spaces;
which approximates one acre of land area for parking. Based on the layout and physical
challenges of the building, the required parking, the development pro forma discussed
throughout this report and the observed lack of response to the development RFPs by
commercial office and retail developers and users, a commercial office or retail use does not
appear to be a viable reuse of the property.

There was a suggestion at the public meeting of some type of wedding or other reception
venue. We have seen this done successfully in other historic buildings and have conducted a
more thorough review of the surrounding demographics and a competition related to this use.
Typically, event spaces are rented in 5-hour blocks for weddings or on an hourly basis for other
events. A local survey of wedding venues indicated an estimated $1.000-$2,500 per 5-hour
wedding block depending on the size of the space, day of week, and time of year and $200-$300
per hour. Because of the physical improvements and the layout of the property, it is reasonable

to assume that a wedding/event venue use could be a component use to a larger institutional or
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community use, however, would likely not support a full-time events venue at the site.
Likewise, we believe that component specialized retail or office/loft uses could be a good fit for
the property. Data show that there is an established retail core in the downtown and the
neighborhood is active and walk able. Retail and office as a component to a comprehensive use
could address concerns noted earlier regarding the residential nature of the neighborhood, while
contributing the viability of the property reuse.

Additionally an institutional user such as a private school, art school, college or training
center would be another likely candidate for reuse. Like the arts use, the project could be
approached in a phased manner, could utilize the character defining features of the buildings as
well as the surrounding land areas, could have access to different forms of capital and could be
less impactful to the neighborhood. Institutional uses vary greatly and are wholly dependent on
the user and component uses at the property; however, it is reasonable to assume successful
coordination and definition efforts could be made. Because the property would be used an owner
occupant, the financial feasibility of the project is dependent on the underlying fundamental
business model and going concern of the enterprise and is unique to the user. However, a user
that could utilize the site and building layout while systematically undertaking a renovation and
improvement program could maximize the benefits and utility of the property at a reasonably
feasible cost. The town has previously received interest in the property from the Northeast
Maritime Institute, and was the only responder to the initial RFP process. According to the RFP
response, the Maritime Institute would maintain the existing building footprint and restore the
1950s addition and original building respectively. The project would be undertaken in phases
and would focus on mandatory code-related and safety issues first and in subsequent phases
approach cosmetic repairs and improvements. This approach is reasonable and would be
anticipated with most end users of the property within this category of use. Opportunities exist
to incorporate additional community and non-profit users into the overall scope of the project
and would contribute to the financial feasibility and operations.

The town has previously received an estimate to demolish the property by Jay-Mor
Enterprises, Inc. of Hudson, New Hampshire. The estimated total cost of the work was $578,900
and includes the demolition of the structure, removal of all debris including foundations,
backfilling to grade, loam and seeding of the disturbed area. The estimate does not include the

disconnection of water and sewer lines, lead remediation, asbestos or hazardous material
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removal, or the cost to erect an 800 linear foot fence at $10 per linear foot, or approximately
$8,000. For the town to determine that demolition of the building were the most financially
feasible use, the underlying value of the land would necessarily need to offset the cost to
demolish, remediate, and ready the site for an alternative use. Currently the property is zoned for
single-family residential use, and assuming the continuation of that use, the site would need to be
subdivided, curb cuts created, and prepared for sale as single-family house lots, A preliminary
review of the existing zoning RA - Single Residence District indicates the site could
accommodate approximately six single family house lots while leaving the recreation area and
playground unaltered, and eight single family lots if the entire site were developed; eliminating
the playground and recreational areas. Based on recent transactions for land for single-family
homes within Fairhaven and the estimated cost to demolish and remediate the site, it does not
appear to support the conclusion that demolition and the subdivision of the property for single-
family residential use is a feasible reuse possibility.

The U.S. Department of the Interior, through the National Park Service has provided
specific direction on the care and preservation of historic structures, including the temporary
stabilization, maintenance, and protection of the property. The subject has been vacant for
approximately four years and has deteriorated from inactive use, however, remains in
substantially good condition with no noticeable areas of major damage. Keeping the building
water tight and well ventilated will prevent unwanted moisture and mold from further damaging
the property. Mold containment is a major concern for historic properties and the costs
associated with the necessary remediation efforts can be substantial. The longer a historic
property sits vacant and unused, the faster the building will deteriorate. With limited climate
control, ventilation, and observation, the property can quickly deteriorate and there will be a
point at which major structural, systems, and building envelope repairs will be required.
Additionally, long-term mothballing programs can be costly to implement for a long-term
solution. Short term maintenance of the current status quo and adoption of a formal mothball
and maintenance plan will not stop deterioration or formally stabilize the building, however,
should be considered an interim solution that costs the town little while perusing development
opportunities or permanent reuse solutions.

The most likely redevelopment scenario would be an institutional user who can best

utilize the site and building for their use and make the necessary improvements as needed
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without necessarily having to undertake a large capital improvement project immediately. As
previously discussed within this report, the base estimated costs to bring the Rogers School into a
fully code compliant state would cost approximately $3,600,000. From our analysis and the
analysis of the architect completing the code review, there doesn’t appear to be a use scenario
that would not trigger full building and accessibility code compliance. Accessibility code
compliance is based on the cost of development or construction undertaken. If the development
or construction costs are 30% or more than the full and fair cash value of the building (minus
land). The building is currently assessed at $2,637,900 and 30% of that full and fair cash value
would be approximately $791,370. If construction costs equal or exceed $791,370, the entire
building must be brought into compliance with the accessibility code requirements of the
Massachusetts Architectural Access Board.  This includes substantial upgrades to building
access, circulation, to parking, elevators/chair lifts, and restroom facilities. The building needs
enough immediate repair and restoration work and required improvements for use and general
occupancy code requirements that almost any scenario requires full code compliance once a

developer starts addressing immediate needs.

Soft Code Compliance Costs Cost/SF Total Cost
Development Expense
Site Control SO
Remediation $0
Site Work, Parking, Paving & Landscaping $894,000
Interior Fit out Costs
Original Building $784,860
Addition $322,860
Circulation Costs/Common Areas $425,400
Envelope Repair Costs/Energy Code $239,049
Construction Cost $2,666,169
Soft Costs (Engineering, Architect, Legal) 10.00% $266,617
Developer's Profit & Overhead 10.00% $266,617
Construction Contingency 15.00% $399,925
Total Cost to Bring to Code Compliance $83.31 $3,600,000

In the short term, it is recommended that the maintenance of the current status quo be
continued and increased to include the adoption of a formal mothball and maintenance plan for

the property as you develop a permanent solution for long-term use. The plan will not stop
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deterioration or formally stabilize the building; however, it should be considered an interim
solution that costs the town little while perusing development opportunities or permanent reuse
solutions. The development of vacant historic properties can be a lengthy process of
entitlements, approvals, filings, and allocations and a formal mothball and maintenance plan will
allow the physical asset to be best protected during the interim. Additional resources for
mothballing historic properties can be found in the appendix of this report and include
Preservation Brief 31 and a brief presented by MA Department of Conservation and Recreation
Office of Cultural Resources, an excellent resource for historic preservation planning and
guidance. Additionally, as previously discussed at the second public meeting, the town should
consider listing the property with the Massachusetts Film office as a location for film, television,
and commercial production. The listing is free and simple to execute and can be a low-impact
use for the property on an interim basis and can generate cash flow to the town that could be
used to offset building maintenance, operations, or dedicated as a funding source for the future
redevelopment of the property.

In the long-term, the most likely redevelopment scenario would be an institutional user
who can best utilize the site and building for their use and make the necessary improvements as
needed without necessarily having to undertake a large capital improvement project immediately.
Because the redevelopment scenario is most likely an end user, the town The town should
decide if it wishes to maintain ownership of the Rogers School and pursue a development on
their own, with a private partnership, or dispose of the Rogers School to a developer or end-user
to undertake the development. Federal Historic Rehabilitation Tax Credits and Massachusetts
Historic Rehabilitation Tax Credits are major sources of capital funding for the adaptive reuse of
historic properties are only available for income-producing buildings which are listed in the
National Register of Historic Places and which are substantially rehabilitated according to the
Secretary of Interior’s Standards for Rehabilitation. Because we believe the most likely
redevelopment scenario would be an institutional user that can accommodate additional
component uses, the town should take a role in helping finance the property through their
allocation of Community Preservation Act (CPA) funds and earmarks for future allocations,
beginning the application process in advance for state historic tax credits in anticipation of
redevelopment, and the potential for a long-term ground lease in order to capitalize on subsidy

programs, in the event the town wishes to retain ownership of the Rogers School. Efforts to
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establish local financing sources and secure state funding in advance will reduce the risk to a
developer or end user and can increase certainty. Dedjcated funding sources will make the
Property more attractive to potential developers and end users. Our view is that reliance on the
traditional local RFP process for soliciting interest, services, and bids are often inadequately
advertised and distributed and solicitation periods are open for less time than is required to
attract sufficient response from qualified entities. RFP processes need to be refined and specific
In order to attract sufficient interest and ultimately provide value to the town by reducing barriers
to success. From the perspective of market participants, responding to a public bid process takes
time and energy and often requires building a team and sensitivity to those issues are central to
responsiveness and clarity. Direct community outreach, a professional marketing campaign, and
direct dialogue with users and developers is important in order to cast a net for potential users

and reducing uncertainty.
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Construction & Renovation Costs
Elementary Schools
Provided by
The Massachusetts School Building Authority
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Demolition Cost Estimate
Dated 03/24/2016
Provided by
Jay-Mor Enterprises, Inc.
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Jay-Mor Enterprises, Inc.

10 Waest Road ;
2.0. Box 785 DATE |
Hudson, NH 03051
Phone # 603-459-8584 jaymorent@comeast.net L 32412016
Fax # 803-588-2126
NAME / ADDRESS
Town of Fairhavan
40 Ceniur Streeat
Fairhavan, MA 02719
TERMS DUE DATE REP PROJECT
3/24/2016
ITEM DESCRIPTION Total
Rogers Schocl - 100 Pleasant Street, Fairhaven, MA
Estimate to demolish the above structure. Cost includes demolition of the structure,
removal of all debris including foundations and slab. Backfill o grade, loam and seed
disturbed area.
Price does not include the disconnection of water/sewer fines at Main if Town requires,
lead remediation if present, ashestos or hazardeus materal removal.
In order Lo secure property during demotition, it would take approximately 800 linear feet
of 8-foot high chain link fencing which usually runs around 310 finear foot
Demolition One story portion with gymnasium - 1 story - approximately 15,718 square feet 147,000.00
Estimated Breakdown: 800 cy of demo debris
2,640 cy of concrete / brick terracotta tlock
500 cy of common fill to bring to matching grade
300 oy of loam/sead
Estimated time to complete - 28 working days which includes all equipment, labor,
trucking and disposal
Demolition Main Building - 4 story plus attic and tower - approximately 8,400 square feet 431,800.00
Total

Page 1
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Jay-Mor Enterprises, Inc.

10 West Road R
P.O. Box 785 DATE
Hudson, NH 03051
Phone # 603-459-8584 jaymorent@comcast.net 8/24/2016
Fax # 603-585-9126
NAME | ADDRESS
Town of Faiehaven
40 Center Sireot
Fairhaven, MA 02719
5
5# TERMS BUE DATE REP PROJECT
T
324720146
1
ITEM i DESCRIPTION Tota
Estimated Breakdown: 4,000 oy of dema debris
4,220 vy of concrete / brick ierracotta block
3,706 oy of common fill to bring to malching grade
260 oy of leamisead
Estimated timo to compiete - 100 wirkiniy days which includes ail equipment, labor,
teaciing and disposat
Total 5578,800.00
Page 2
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Preservation Brief 31
Dated September 1983
Provided by
U.S. Department of the Interior
National Park Service
KIRK&COMPANY

R SES » i3y .
Real Estute Counselors



Rogers School; Fairhaven, MA

Page 95

3 ]. BRIEFS

Mothballing Historic Buildings
Sharon C. Park, AIA

U8 Departisent of the Interior
National Fark Service
Cuitural Resouarces

Heritage Preservation Seevices

When all means of finding a productive use for a historic
bullding have been exhausted or when funds are niot
currently available to put a deteriorating stnucture into a
useable condition, it may be necessary ta close up the
buiiding temporarily to protect it from the weather as weil
as to secure it from vandalism. This process, known as
mothballing, canbean essary and effective means of
protecting the butiding while planning the property’s future,
o raising money for a preservation, rehabilitation or
restoration project. 1f a vacant property has been declared
unsafe by building officials, stabilization and mothballing
may be the only way to protect it from demolition.

This Preservation Brief focuses on the steps needed 1o “de-
activate” a property for an extended period of time. The
project team will usually consist of an architect, historian,
preservation specialist, sometimes a structural engineer, and

wintained. Photo: Charies £ Fisher, NPS.

thie property is m

Figure 3. Proper mothbaliing treatment: This buildin 8 has been sucoessfrlly mothballed for 16 years
fevause the roof and walls were repaived and structural y stabiiized, ventifation lowvers were added, and

PRESERVATION

a contractor. Mothbailing should not be done without
careful planning to ensure that needed physical repairs are
made prior to securing the building, The steps discussed in
this Brief can protect buildings for periods of up to ten years;
long-term success will alse depend on continued, although
somewhat limited, monitoring and maintenance. For all but
the simplest projects, hiring a team of preservation
specialists is recommended to assess the specific needs of the
structure and to develop an effective mothballing program.

A vacant historic building cannot survive indefinitely in a
boarded-up condition, and so even marginal interim uses
where there is regular activity and monitoring, such as a
caretaker residence or non-flammable storage, are generally
preferable to mothballing, In a few limited cases when the
vacant building is in good condition and in a location where
it can be watched and checked regularly, closing and locking
the door, setting heat levels at just
above [reezing, and securing the
windows may provide sufficient
protection for a period of a few years,
But if long-term mathballing is the
only remaining option, it must be
done properly (see fig. I & 2). This
will require stabilization of the
exterior, properly designed security
pratection, generally some form of
interior ventilation - either through
mechanical or natural air exchange
systems - and continued maintenance
and surveillance monitoring.

Comprehensive mothballing
programs are generally expensive and
may cost 10% or more of a modest
rehabifitation budget. However, the
money spent on well-planned
protective measures will seem small
when amortized over the life of the
resource. Regardless of the location
and condifion of the property or the
funding available, the following 9
steps are involved in properly
mothballing & building:
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I"igwe 2. Dnproper tretbment: f’imrding up without adeguate ventilation,
neglect of Biis property have aceelrsted deterigration. Photo: NPS file.

Documentation

. Document the architectural and historical significance of
the building,

2. Prepare a vondition assessment of the building,
Stalnlization

3. Structurally stabilize the building, based on a
professional condition assessment.

4. Exterminate or control pests, includi ny termites and
rodents.

5. Protect the exterior from moistuse penetration.
Motlbaliing

4. Secure the buiidmg and its component features to
reduce vandalism or break-ins.

7. Provide adequate ventilation to the interior.
8. Secure or modify utilities and mechanical svatems.

4. Develop and implement a maintenance and
monitoring plan for protection.

These steps will be discussed in sequence below.
Documentation and stabilization are critical components
of the process and should not be skipped over.
Mothballing measures should not result in permanent
damage, and so each treatment should be weighed in
terms of its reversibility and its averail benefit,

Documentation

Documenting the historical significance and physical
condition of the property will provide information
necessary for setting priorities and allocating funds,
The project team should be cautious when first entering
the structure if it has been vacant or is deteriorated. It
may be advisable to shore temporarily areas appearing

to be stracturally unsound until the
condition of the stnicture can be fully
assessed (see fig. 3. If pigeon or bat
droppings, friable asbestos or other
health hazards are present, precautions
must be taken to wear the appropriate
safety equipment when first inspecting
the building. Consideration should be
given to hiring a firm specializing in
hazardous waste removal if these
highly toxic elements are found in the
building.

Documenting and recording the
building. Documenting a building’s
i‘EiSlUE‘}’ 15 important because evidence
of its true age and architectural
significance may not be readily
evident. The owner should check with
the State Historic Preservation Office
or local preservation commission for
assistance in resoarching the building.
If the building has never been
researched for listing in the National
lack of maintenance, and Register of Historic Places or other
historic registers, then, at a minimuam,
the following should be determined:

* The oversall historical significance of
the property and dates of construction;

* the chronology of alterations or additions and their
approximate dates; and,

¢ types of building materials, construction sechnigques, and
any unusual detailing or regional variations of
craftsmanship.

Oid photographs can be helpfui in identifying early or
original features that might be hidden under modern
materials, Ona walk-through, the architect, historian, or
preservation specialist should identify the architects raily
significant elements of the building, both inside and out
{see fig.4),

Figure 3. Buildings seviously damaged by storms or deterioration sty newd to by
braced before architectural eoaluations can be mady, ethro Coffin House. Phote:
John Mifner Architoets.
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Figrre 4. Docunienting tive building's history, propaving schemabic
plians, aud assessing the condition of the building will provide necessarny
wntfirmiation on whick ta set priovities for stabilization and repair prior f0
secrring the building. Phota: Frederick Livadstrom, HABS.

By understanding the history of the resource, significant
tiements, even though deteriorated, may be spared the
trash pile. For that reason alone, any materials removed
from the building or site as part of the stabilization effort
shouid be carefully serutinized and, if appearing historic,
should be photographed, tagged with a number,
inventioried, and safely stored, preferably in the building,
tor later retrieval (see fig. 5).

A site plan and schematic building floor plans can be used
o note important information for use when the building is
eventuaily preserved, restored, or rehabilitated. Fach room
should be given a number and notations added to the plans
regarding the removal of important features to storage or
recording physical treatments undertaken as part of the
stabilization or repair.

Because a mothballing project may extend over a long
period of time, with many different people invelved, clear
records should be kept and a building file established.
Copies of all important data, plans, photographs, and lists
of consultants or contractors who have workexd on the
property should be added to the file as the job Progresses.

Figsere 5. Loose or derached elements should be identified, tagged and
stored, preferabiy on site. Phota: NPS files

Recording all actions taken on the building will be heipful
tn the future.

The project coordinator should keep the building file
updated and give duplicate copies to the owner. A list of
emergency numbers, including the number of the key
holder, should be kept at the entrance to the building or on
a security gate, ina transparent vinyl sleeve.

Preparing a condition assessment of the building. A
condition assessment can provide the owner with an
accurate overview of the current condition of the property.
If the building is deteriorated or if there are significant
interior architectural elements that will need special
protection during the mothballing years, undertaking a
condition assessment is highly recommended, but it need
not be exhaustive,

A medified condition assessment, prepared by an architect
or preservation specialist, and in some case a structural
engineer, will help set priorities for repairs necessary to
stabilize the property for both the short and long-term. It
will evaluate the age and condition of the following major
elements: foundations; structural systems; exterior
materials; roofs and gutters; exterior porches and steps;
interior finishes; staircases; plumbing, electrical, mechanical
systems; special features such as chimneys; and site
drainage.

To record existing conditions of the building and site, it
will be necessary to clean debris from the building and to
remove unwanted or overgrown vegetation to expose
faundations. The interior should be emptied of its
furnishing (unless provisions are made for mothbailing
these as well), all debris removed, and the interior swept
with a broom. Building materials too deteriorated to repair,
or which have come detached, such as moldings, balusters,
and decorative plaster, and which can be used to guide later
preservation work, should be tagged, labeled and saved.

Photographs or a videotape of the exterior and all interior
spaces of the resource will provide an invaluable record of
“as is” conditions. Ifa videotape is made, oral commentary
can be provided on the significance of each space and
architectural feature. If 35mm photographic prints or slides
are made, they should be numbered, dated, and
appropriately identified. Photographs should be cross-
referenced with the room numbers on the schematic plans,
A systematic method for photographing should be
developed; for example, photograph each wall in 4 room
and then take a corner shot to get floor and ceiling portions
in the picture. Photograph any unusual details as well as
examples of each window and door type.

For historic buildings, the great advantage of a condition
assessment is that architectural features, both on the
exterior as well as the interior, can be rated on a scale of
their importance to the integrity and significance of the
building. Those features of the highest priority should
receive preference when repairs or protection measures are
outlined as part of the mothballing process. Potential
probiems with protecting these features should be
identified su that appropriate interim solutions can be
selected. For example, ifa hniiding has always been heated
and if murals, decorative plaster walls, or examples of
patterned wall paper are identified as highly significant,
then special care should be taken to regulate the interior
climate and to monitor it adequately during the
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mothballing years. This might require retaining electrical
service to provide minimal heat in winter, fan exhaust in
summer, and humidity controls for the interior.
Stabilization

Stabilization as part of a mathballing project involves
correcting deficiencies to slow down the daterioration of the
building while it is vacant. Weakened structural members
that might fail altogether in the forthcoming years must be
braced or reinforced; nsects and other pests removed and
discouraged from returning; and the building protected
from moisture damage both by weatherizing the exterior
envelope and by handling water run-off on the site. Even if
a modified use or caretaker services can eventually be
found for the building, the following steps should be
addressed.

Structurally stabilizing the building. While bracing may
have been required to make the building temporarily safe
for inspection, the condition assessment may reveal areas of
hidden structural damage. Roofs, foundations, walls,
interior framing, porches and dormers all have structural
components that may need added reinforcement.
Structural stabilization by a qualified contractor should be
doneunder the direction of a structural engineer or 4
preservation specialist to ensure that the added weight of
the reinforcement can be sustained by the building and that
the new members do not harm historic finishes (see fig, 6},
Ary major vertical post added during the stabilization
should be properly supported and, if necessary, taken to the
ground and underpinned.

Figure 6. Interior bracing which will last the duration of the mothbaliing
wnll protect weakened structurel members, Jettro Caffin House, Photo:
John Milner Architects.

If the building is in a northern climate, then the roof
framing must be able to hold substantial snow loads,
Bracing the roof at the ridge and mid-points should be
considered if sagging is apparent. Likewise, interior
framing around stair openings or under long ceiling spans
should be investigated. Underpinning or bracing structural
piers weakened by poor drainage patterns may be a good
precaution as well. Damage caused by insects, moisture, or
from other causes should be repaired or reinforced and, if
possible, the source of the damage removed, If features
such as porches and dormers are so severely deteriorated

that they must be removed, they should be documented,
photagraphed, and portions salvaged for storage prior to
removal,

If the building is in a southern or humid climate and
fermites or other insects are a particular problem, the
foundation and floor framing should be inspected ta ensure
that there are no major structural weaknesses. This can
usually be done by observation from the crawl space or
basement. For those structures where this is not possible, it
may be advisable to lift selective floor boards to expose the
floor framing,. [f there is evidence of pest damage,
particularly termites, active colonies should be treated and
the structural members reinforced or replaced, if nECESSary.

Controlling pests. Fests can be numernus and include
squirrels, raccoons, bats, mice, rats, snakes, termites, moths,
beetles, ants, bees and wasps, pigeons, and other birds.
Termites, beetles, and carpenter ants destroy wood. Mice,
too, gnaw wood as well as plaster, insulation, and electrical
wires. Pigeon and bat droppings not only darmage wood
finishes but create a serious and sometimes deadly health
hazard,

If the property is infested with animals or insects, it is
important to get them out and to seal off their access o the
building. If necessary, exterminate and remove any nests or
hatching colonies. Chimney flues may be closed off with
exterior grade plywood caps, properly ventilated, or
protected with framed wire screens, Exisfing vents, grills,
and louvers in attics and crawi spaces should be screened
with bug mesh or heavy duty wire, depending on the type
of pest being controlled. It may be advantageous to have
damp or infected wood treated with insecticides (as
permitted by each state) or preservatives, such as borate, to
slow the rate of deterioration during the time that the
building is not in use.

Securing the exterior envelope from moisture penetration.
Itis important to protect the exterior envelope from
moisture penetration before securing the building. Leaks
from deteriorated or damaged roofing, from around
windows and doors, or through deteriorated materials, as
well as ground moisture from improper site run-off or
rising damp at foundations, can cause long-term damage to
interior finishes and structural systems. Any serious
deficiencies on the exterior, identified in the condition
assessment, should be addressed.

To the greatest extent possible, these weatherization offorts
should not harm historic materials. The project budget may
not allow deteriorated features to be fully repaired or
replaced in-kind. Non-historic or modern materials may be
used to cover historie surfaces temporarily, but these
treatments should not destroy valuable evidence necessary
for future preservation work, Temporary modifications
should be as visually compatible as possible with the
historic building.

Roofs are often the most vulnerable elements on the
building exterior and yet in some ways they are the sasiest
element to stabilize for the long term, if done correctly.
“Quick fix"” solutions, such as tar patches on slate roofs,
should be avoided as they will generally fail within a year
or $0 and may accelerate damage by trapping moisture.
They are difficult to undo later when more permanent
repairs are undertaken. Use of a tarpaulin over a leaking
roof should be thought of only as a very temporary
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Figure 7. Non-historic materials are appropriate for mothballing projucts when they are used bo protect

historic eidence remaining for future presermation. This Hyhtweight alimiriem channel frame arnd

roofing covers the historic wooden shingle roof. Calvanized m%f;jmucis secure the window ppenings
Willsamsport Preservation Training

from wiirusion by raccoans and ofher wineanted guests. Photo:
Cerdor, NP5,

emergency repair because it is often blown off by the wind
in & subsequent starm.

f she ewisting historic roof needs moderate repairs w0 make
it last an additional ten years, then these repates should be
undertaken as  first priority. Replacing cracked or missing
shingles and tiles, securing loose flashing, and reanchoring
gutters and downspouts can often be done by a loeal
roofing contractor. If the roof is in poor condition, but the
tustoric matertals and configuration are important, & new
temporary roof, such as a lightweight aluminum channel
system over the existing, might be considered (see fig. 7. I
the roofing is so deteriorated that it must be replaced and a
lightweight aluminum system is not affordable, various
inexpensive options might be considered. These include
covering the existing deteriorated roof with galvanized
corrugated metal roofing panels, or 9 Ib, rolled roofing, or
a rubberized membrane (refer back to cover photol. Thess
alternstives should leave as much of the histaric sheathing
and roofing in: place as evidence for later preservation
traatments

For masonry repairs, appropriate preservation approaches
are essential. For example, if repointing deteriorated brick
chimneys or walls is necessary to prevent serious maoisture
penetration while the building is mothballed, the mortar
should match the historic morar in composition, color, and
tooling. The use of hard portland cement mortars or vapor-
impermeable waterproof coatings are not appropriate
solutions as they can cause extensive dama ge and are not
reversible treatments (see fig. 8,

For woad siding that is deteriorated, repairs necessary to
keep our moisture should be made; repainting is genaraily
warranted. Cracks around windows and doors can be
bereficial in providing ventilation to the interior and so
should only be caulked if needed to Keep out bugs and
moisture.  For very deteriorated wali surfaces un wooden
frame structures, it may be necessary to sheathe in plywood
panels, but care should be taken to minimize installation
damage by planning the location of the nailing or screw

Figure 8. Appropriate mortar mixes should be
wsed when masenry repairs are undertaken. In
this case, a soft lime based mortar is used as an
wnfill between the brick and wooden elements.
When full repairs are made during the
restoration phese, this seft mortar can easily be
removed and missing bricks replaced.

patterns or by installing panels over a frame of battens (see
fig. 9). Generally, however, it is better to repair deteriorated
features than to cover them aver.

Foundation damage may eccur if water does not drain
away from the building. Run-off from gutters and down-
spouts should be directed far away from the foundation
wall by using long flexible extender pipes equal in length to
twice the depth of the basement or craswl space. If under
ground drains are susceptible to clogging, it is recommen-
ded that the downspouts be disconnected from the drain
boot and attached to flexible piping. if gutters and down-
spouts are in bad condition, replace them with inexpensive
aluminum units,

Figsre 9, Severcly deterioratad wooden siding on « farm bailding fus been
covered ever with painted plywood panels as a temporary measure to
elimunale moisture penelration to the interisr. Foundation vents and loose
ficor boards allow arr to circuiate insude.
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If there are no significant la ndscape or exposed arclieo-
lagical elements around the foundation, consideration
should be given to regrading the site if there is a docu-
mented drainage problem (see fig. 10). If building up the
grade, use a fiber mesh membrane to separate the new soll
from the old and slope the new soil 6 to 8§ feot (200 em-266
=m} away from the fourdation making sure not to cover up
the dampeourse layer or come into contact with skirting
boards. To keep vegetation under eontzol, put down a layer
of & mil black polyethylene sheeting or fiber mesh matting
covered with a 274" (5-10 am.) of washed gravel. If the
building sulfers a serious rising damp problem, it may be
advisable to eliminate the plastic sheeting to avaid trapping
ground moisture against foundations.

Figure 10, Regrading around the Booker Tenemens af Colowiel Williams.
Irirg hias protected the miasonary foundatios wall frons excessive dmn
Tais building has been successfully mothballed Jor over 10 years, Note the
sitbic und basement vents, the femparary stairs, aud Hie informative sign
interpreting the history of this building.

Moi‘hbaﬂing

The actual mothballing effort involves controlling the long-
term deterioration of the building while it is unoccupied as
well as finding methods to protect it from sudden loss by
fire or vandalism. This requires securing the building from
unwanted entry, providing adequate ventilation to the
interior, and shutting down or modifying existing utilities.
Chnce the building is de-activated or secured, the long-term
success will depend on periodic maintenance and
surveillance monitoring.

Securing the building from vandals, break-ins, and
natural disasters. Securing the building from sudden Joss
s a critical aspect of mothballing, Because historic
buildings are irreplaceable, it is vital that vulnerable entry
puints are sealed. If the building is Jocated where fire and
security service is available then it is highly recommeded
that some form of monitoring or alarm devices be used.

To protect decorative featu res, such as mantels, lighting
fixtures, copper downspouts, iron roof cresting, or stained
jlass windows from theft or vandalism, it may be advisable
to temporarily remove them to a more secure location if
they cannot be adequately protected within the structure,

Mathbalied ln.:iidjngfs are usually boarded up, particularly
on the first floor and basement, to protect fragile glass
windows from breaking and to reinforce entry points (see
fg. 11} Infil} materials for closing door and window
apenings include plywood, cormu gated panels, metal graces,
chain fencing, metal grills, and cinder or cement blocks (see
fig 12). The method of installation should not result in the
destruction of the opening and all associated sash, doors,
and frames should be protected or stored for frture rouse,

Fegure 11, Urban buiidings often revd additionai rotection frons
unwanted entry gl grqu‘ii. Thix commmencial ha‘igling wses painfed
plywood panels 1o cover expansive §lass starefronts and chain link feneing
s applivd o top of the puricls, The upper winduws on the stroet <0, s have
bueni covered and patnted b resemble 1945 cenfury sash. Photo: Thomas
Jester, NPE,

Generally exterior doors are reinforced and provided with
strong locks, but if weak historic dosrs would he damaged
or disfigured by adding reinforcement or new locks, thev
may be removed temporarily and repiaced with secure
modern doors (see fig, 13). Alternatively, security gates in a
new metal frame can be installed within existing door
openings, much like a storm door, leaving the historic daar
in place. If plywood panels are nstalled over door
apenings, they should be screwed in place, as opposed o
nailed, to avoid crowbar damiage each time the panel is
removed. This slso reduces pounding vibrations from
harmers and eliminates new nail holes each time the panel
is replaced.

For windows, the most common security feature is the
closure of the openings; this may be achieved with wooden
or presformed panels or, as reeded, with metal sheets or
concrete blocks. Plywood panels, properly instalied to
protect wooden frames and properly ventilated, are the
preferred treatment from a preservation standpoint.

There are a number of ways to set inser: plywuood panels
inte windows openings to avoid damage to frame and sash
{see fig. 14). One cominon method is to bring the upper
and lower sash of a double Rung unit to the mid-peint of
the opening and then £ install pre-cut plywood pancls
using long carriage bolts anchored into horizontal wooden
bracing, or strong backs, on the inside face of the window.
Another means is to build new wooden blocking frames set
into deeply recessed openings, for example in an industrial
mill or warehouse, and then to affix the pivwood panel to
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the blocking frame. if sash must be removed prior to
installing panels, they should be labeled and stored safely
within the building.

Plywood panels are usually 1/27-3/4” {(1.25-1.875 ¢in.)
thick and made of exterior grade stock, such as CDX, or

Figure 12. First floor openings e been fled with cinderblocks and
40075, twindow sash and frames kave bren remaved for safe keeping. Note
e security itght over the windows and the use of & security metal docr
with heavy duty locks. Photo: H. Ward Jandl, NPS,

———

Figure 13. If historic doors world be dammaged by adiding extra locks, they
should be removed and stored and Hens security doors added. At this
lighthause, the historic door has been replaced with @ new door (seen boti
inside and outside) with ar inspt vent and now deadbnit Jooks, The Ay
Hustoric hivges iave not bees damaged. Photo: Williamsport Preservation
Trairing Center, NPS.

marine grade plywood. They should be painted to protect
them trom delamination and to provide a neater
appearance. These panels may be painted to resemble
operable windows or treated decoratively (see fig. 15). With
@xtra attention to detail, the plywood panels can be
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Figure 14. A: Plant detail sﬁ‘fcrwir:g plywcod sec:«rr'fy paniel anchored with
carriage bolts :J»:rm:g.h to the inside Korizantal Bracing, or strong backs.
B: Plan detait showwing section of Phywaad windots panel attacked to a
MW pressure freated woad Frare set within phe masanry opening.
Vendilation should be incluged whmever possible ar necessary.
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Figure 15, Painting trompe Uoeil spenes or phywood panels js @
nieightborkood friendly device. In addstion, the small sign at the bottom left
corner g information for contacting the organization responsivle for
#he cart of the mothblied building. Photo: Lee H. Neloos, FALL
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trimmed out with muntin strips to give a shadow line
simulating muiti-lite windows. This level of detail is a good
indication that the building is protected and valued by the
owner and the community.

If the building has shutters, simply close the shutters and
secure them from the interior (see fig, 16). If the building
had shutters historically, but they are missing, it may be
appropriate to install new shutters, even in a modern
material, and secure them in the closed position. Louvered
shutters will help with interior ventilation if the sash are
propped open behind the shutters.

oy BERRDRE sy

Figure 16. Historic louvered shubivrs sake exeellent security clasures
with passive ventilation,

There is some benefit fror keeping windows unboarded if
security is not a problem. The building will appear to be
occupied, and the natural air leakage around the windows
will assist in ventilating the interior. The presence of
natural light will alse help when periodic inspections are
made. Rigid polycarbonate clear stormn glazing panels may
be placed on the window exterior to protect against glass
breakage. Because the sun’s ultraviolet rays can cause
fading of floor finishes and wall surfaces, filtering pull
shades or inexpensive curtains may be options for reducing
this type of deterioration for significant interiors, Some
acrylic sheeting comes with built-in ultravislet filters.

Securing the building from catastrophic destruction from
fire, lightning, or arson will require additional security
devices. Lightning rods properly grounded should be a
{irst consideration if the building is in an area susceptible fo
lightning storms. A high security fence shouid also be
installed if the property cannot be monitored closely. These
interventions do not require a power source for operation.
Since many buildings will not maintain electrical power,
there are some devices avatlable using battery packs, such
as intrusion alarms, security lighting, and smoke detectors
which through audible horn alarms can alert nearby
neighbors. These battery packs must be replaced every 3
months to 2 years, depending on type and usage. In
combination with a cellular phone, they can also provide
some level of direct communication with police and fire
departments.

If at all possible, new temporary electric service should be
provided to the building (see fig. 17). Generally a telephone

Figure 17, Sevurity systams are very buporian
if ey are focated where fire wad security seroi
temporary electric service with battery back-up
budding, Inrusion slerws and wovzstion snioke,]
divectly to the nearing seourity sorvice.

t for mothbulled builitings
s are available. A

heen installed in this
re dytesiors are wired

Line is needed as well. A hard wired security system for
intrusion and a corbination rate-ofrise and smoke detector
can send an immediate signal for help directly to the fire
department and security service. Depending on whether or
not heat will be maintained ir the building, the security
system should be designed accordingly. Some systems
cannut work below 32°F (0°C). Exterior lighting seton a
timer, photo electric sensor, or a motion /infra-red detection
device provides additional security.

Providing adequate ventilation to the interior. Once the
exterior has been made weathertight and secure, it is
essential to provide adequate air exchange throughout the
building. Without adeqguate air exchange, humidity may
rise to unsafe levels, and mold, rot, and insect infestation
are likely to thrive (see fig. 18}, The needs of each historic
rescuree must be individually evaluated because there are
5o many variables that affect the performance of each
interior space once the building has been secured. A

Figure 18, Heavy duty wooden slated louvers were custon fabricated to
replace ifie deteriorated lower sash. The upper sash were rebuilt ta rebain
the Wistaric appearance aval 1o allow light into this vacant kistoric
building. Refer back to Fig. 1 for a view of the building. Photo: Churles E
Frsher, NP5, Dirmeing by Thomas Vitanza.
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neer or a specialist in interior climates
should be consulted, particularly for buildings with intact
and significant interiors. In some clrcumstances, providing
heat during the winter, even at minimal 45° F (7°C) and
utilizing forced-fan ventilation in summer wiil be
recommended and will require retaining electrical service,
For masonry buildings it is oftan helpful to keep the
interior temperature above the spring dew point to avoid
damaging condensation. In most butldings it is the need
for summer ventilation that outweighs the winter
requirements,

mechanical engi

Many old buildings are inherently leaky due to loose-fitting
windows and floorboards and the lack of insulation. The
level of air exchange needed for each building, however,
will vary according to geographic location, the building's
construction, and its genera) size and configuration.

There are four critical climate zones when looking at the
¥pe and amount of interior ventilation needed for a clased
up building: hot and dry (southwestern states): enld and
damp (Pacific northwest and northeastern states):
temperate and humid (Mid-Atlantic states, coastal areas);
#nd hot and humid (southern states and the tropics). (See
fig. 19 for a chart outlining guidance on vengilat ton.)

Once closed up, a building interior will still be affectad by
the temperature and hum{dif}x of the exterior, Without
proper ventilation, moisture from condensation MAY occur

and cause damage by wetting plaster, peeling paint,

staining woodwork, warping floors, and in some cases even
causing freeze thaw damage to plaster. If moist conditions
persist in a property, structural damage can result from rot
or returning insects attracted to moist conditions. Poorly
mothballed masonry buildings, particularly in damp and
humid zones have been so damaged on the interior with
Just one year of unventilated closure that none of the
interior finishes were salvageable when the buildings were
rehabilitated.

The absolute minimum air exchange for most mothballed
buildings consists of one to fonr air exchanges every hour:
one or two air exchanges per hour in winter and often twice
that amount in summaer. Evan this minimal exchange may
foster mold and mildew in damp climates, and so
mamnitoring the property during the stabilization period and
after the building has been secured will provide useful
information on the effectiveness of the ventilation solution.

There is no exact science for how much ventilation should
be provided for each building. There are, however, some
general rujes of thumb. Buildings, such as adobe
structures, located in hot and arid climates may need no
additional ventilation if they have been well weatherized
and no moisture is penetrating the interior. Also frame
buildings with nan:ral cracks and fissures for air infiltration
may have a natural air exchange rate of 3 or 4 per hour, and
50 in arid as well as temperate climates may need no
additional ventilation once secured. The most difficult

i B i ——
i VENTILATION GUIDANCE CHART |
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!—T emperature ' Winter air Summerair | Frame Buildings Masonry Buildings Masonry Buildings
and | exchange exchange passive louvering passive louvering fan combination
¢ Humidity i perhour per hour
i i Fof openings % of openings one fan +
i ‘ louvered louvered % louvered g
winter summer winter summer summer E
| hotand dry ess than 1 N/A N/A | N/A !
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| | |
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Figure 19, This is o of louvering which wiigh
winbows, atbe, and crwl spave pentilatios.
dividually. It will be noticed fron: the chrt

more venitdation than Jrama brsdings. Chart

&evmeral guide for the amiount

There 15 currently research being
that summer loswering requirements cars be reduced with the wse of an exhaust
Frepared by Sharon C, Park, AlA anid Ernest

tricture with an RVTAGe amaunt of
project should be evatuuted
fan. Masorry buildings need

! b expecied for @ medium size residential s
done on effective wir excimngrs: et eack

A. Conrad, PE.
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buildings to adequately ventilate without resorting 1o
extensive louvering and/or mechanical exhaust fan systems
are masonry buildings in humid climates. Even with
basement and attic vent grills, a masonry butlding many
not have more than one air exchange an hour. This is
generally unacceptable for summer conditions. For these
buildings, almost every window opening will need to be
fitted out with some type of passive, louvered ventilation.

Depending on the size, plan configuration, and ceiling
heights of a building, it is often necessary to have louvered
opening equivalent to 5%-10% of the square footage of each
floor. For example, in a humid climate, a fypical 20'%30°
{6.1m x 9.1m) brick residence with 600 s, H(55.5 sq.mi of
floor space and a typical number of windows, may need 30-
60 sq. f£.42.755q.m-5.5 sq. m) of louvered openings per floor
With each window measuring 35 (9m x 1.5 m) or 15 5q. ft.
(1.3 sq.m), the equivalent of 2 to 4 windows per floor may
need full window louvers.

Small pre-formed louvers set into a plywood panel or small
slit-type registers at the base of inset panels generally
cannot provide enough ventilation in most moist climates to
offset condensation, but this approach is certainly bettur
than no louvers at all. Louvers should be located tu give
cross ventilation, interior doors should be fixed azar at least
47 (10em) to allow atr to circulate, and hatches to the attis
should be left open.

Monitering devices which can record internal temperature
and humidity levels can be invaluable in determinin g if the
internal climate is remaining stable. These units can be
powered by portable battery packs or can be wired into
electric service with data downloaded into iaptop
computers periodically fsee fig. 200, This can also give long-
term information theoughout the mothballing years. If it is
determined that there are inadequate air exchanges to keep
interior moisture levels under control, additional passive
ventilation can be increased, or, if there is electric service,
mechanical exhaust fans can be instalied, One fanin a
small to medium sized building can reduce the amount of
louvering substantially.

Figure 20. Portable monstors used te record temperatiire and heimidity
conditions in historic btldings during mothballing can help ideniafy
ventilation needs. This data can be dotonlonded directly into a lap toy
computer an site, These manitors are especially helpfd cver fie long berme
for buildings with significant historic interiors or which are remaming
Furnished. ¥f interiors are remaining damp or humid, additionat
venbilation showld be added or the source of moisture controlled.

I electric fans are used, study the envirenmental conditions
of each property and determine if the fans should be
controlled by thermostats or automatic fimers.

Humidistats, designed for enclosed ciimate control systems,
generally are difficult to adapt for open nsothballing
conditions. How the system will draw in or exhaust air is
also impartant. It may be determined that it is best to bring
dry air in from the attic or upper levels and force it out
through Jower basement windows (see fig. 21, If the
basemnent is da mp, it may be best to zone it from the rest of
the building and exhaust its air separately. Additionally,
less humid day air is preferred over damper night air, ang
this van be controlled with a timer switch mounted to the
fan.

The type of ventilation should rot undermine the security
of the building. The most secure instailations use custom-
made grills well anchored to the window frame, often set in
plywood security panels. Somse vents are formed using
beavy millwork louvers set into existing windew openings
{refer back to fig.18). For buiidings where security is not a
primary issue, where the interior is modest, and where
there has been no heat for a long time, it may be possibla 1o
use lightweight galvanized metal grills in the window
openings (refer back to fig7). A cost effective grill can be
macde from the expanded metal mesh lath used by
plasterers and instailed so that the mesh fins shed rainwater
to the exterior.

Securing mechanical systems and utilities. At the outser,
itis important to determine which utilities and services,
such as electrical or telephone lines, are kept and which are
cut off, As long as these services will not constitute a fire

Figure 21, This electric thermostatfrumidisial wounted s5 e attie vent
controis o modified ducted airifan svsbens. The unit uses temporary
exposed sheet metal ducts te pull air through the building and exhasst it
swt of the basement. For over fm years this fan system in combinativn
arith 18" x 18 preformed kntvers in selectios windows has kept the
interior dry and witk good air exehanges.
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hazard, it is advisable to retain those whick will help
protect the property. Since the electrical needs will be
limited ir a vacant building, it is best to install a new
temporary electric ine and panel (100 amp) so that all the
wiring is new and exposed. This will be much safer for the
building, and allows easy access for reading the mater (see
fig. 22).

Most heating systems are shut down in long term
mothballing. For furnaces fueled by oil, there are two
choices for dealing with the tank. Either it must be filled to
the top with 01l to eliminate condensation or it should be
drained. If it remains empty for more than a vear, it will
likely rust and not be reusable. Most tanks are drained if a
newer type of system is envisioned when the building is
put back into service. Gas systems with open flames should
be turned off unless there is regular maintenance and
frequent surveillance of the property. Gas lines are shut off
by the utility company.

If a hot water radiator system is retained for low levels of
heat, it generally must be modified to be a self-contained
system and the water supply is capped at the meter. This

Figure 22 All systems except temporary eléctric have been shut aff at this
residence which has been mothballed over 20 years. A electric meter and
§00 amp panel box have been set on a plywood panel at the front of the
building. It is used for sutevior lighting and various alarn: systems, The
buliding, however, is showing signs Qf maisture problems with efiow-
rescent stains on tee masenry indicatin ¢ the need for gutter maintenance
and additional ventdation for the imterior. The segelation on the walls,
2lthough picturesque, braps moisture and is damaging to the masonry
Piwolo: H. Wand Jandl, NP3,

recirculating system protects the property from extensive
damage from burst pipes. Water is replaced with a
water/glycol mix and the reserve tank must ajso be filled
with this mixture. This keeps the modified system from
freezing, if there is a power failure. If water service is cut
off, pipes should be drained. Sewera ge systems will require
special care as sewer gas is explosive. Either the traps must
be filled with glyeol or the sewer line should be capped off
at the building line.

Developing a maintenance and monitoring plan. While
every effort may have been made to stabilize the property
and to slow the deterioration of materials, natural disasters,
storms, undetected leaks, and unwanted intrusion can stil]
occur. A regular schedule for surveillance, maintenance,
and monitoring should be established: (See fig. 23 for
maintenance chart}.

MAINTENANCE CHART

periodic
! regular drive by surveillance
check attic during storms if possible

monthly walk arounds

check entrances

check window panes for breakage
mowing as required

check for graffiti or vandalism

0000

enter every 3 months to air put

O check for musty air

O check for moisture damage

A check battery packs and monitoring
B equipment

o check light bulbs

check for evidence of pest intrusion

o

every 6 months; spring and fall

site clean-up; pruning and trimming
gutter and downspout check

check crawlspace for pests

O clean out storm drains

every 12 manths

maintenance contract inspections

for equipment /utilities

check roof for loose or missing shingles
termite and pest inspection /treatment
exterior materials spot repair and touch up
painting

remove bird droppings or other stains from
exterior

check and update building file

Loo

s A

Figure 23, Maintenance Chart, Many of the tasks on the maintenance
chart crn be dorne by wobunteer help or service contracts, Rugnlar misifs to
the sete will help detect intrusion, storm damage, or poor water drainage
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The fire and police departments should be notified that the Service companies on a maintenance contract can provide
property will be vacant. A wal k-through visit to familiarize yard, maintenance, and inspection services, and their

these officials with the bu ilding’s location, construction reports or itemized bills reflecting work undertaken should
materials, and overali plan may be invaluable if they are be added to update the building file.

cailed on in the future.

The optimum schedule for surveillance
visits to the property wili depend on the
location of the property and the number
of people who can assist with these
activities. The more frequent the visits
to check the property, the sooner that
water leaks or break-ins will be noticed.
Also, the more frequently the building is
entered, the better the air exchange, By
keeping the site clear and the building in
good repair, the community will know
that the building has not been aband-
oned (see fig. 24). The involvement of
reighbors and community groups in
caring for the property can ensure its
protection from a variety of catastrophic

circumstances.
The owner may utilize volunteers and < !
service companies to undertake the SR P—
work outlined in the maintenance chart. Figure 14, Once )mtﬁ:bm‘.l:ﬁ,;;pmpeﬂy must still be ttored and maintained. The openis s in this
fistoric barn has boen wiodified with a combination of wood louvers and metal wosh pancls which require
Iittle maintenance, The grounds are regularly mwwed, sver inside the chain link security fence. Photy:

Williamsport Preservation Traiming Center, NPS.

Components of a Mothballing Project

Document: Bmarlﬁy House, Now Jersey; 2% story center
hall plan house contains a high degree of integrity of
cirea 1761 materials and significant early 19th century
additions. Deterioration was attributable to leaking roof,
unstable masonry at gables and chimneys, deteriorating
attic windows, poor site drainage, and partially detached
gutters. Mothballing efforts are required for approxi-
mately 7-10 years.

Stabilize: Remove bat droppings from attic using great
caution. Secure historic chi mneys and gable ends with
plywood panels. Do not take historic chimneys down.
Reroof with asphalt shingles and reattach or add new
gutters and downspouts, Add extenders to downspouts.
Add bug screens to any ventilation areas. Add soil
around foundation and slope to gain positive drain; do
not excavate as this will disturb archeological evidener.

Mothball: Install security fence arnund the property.
Secure doors and windows with pivwood panels (4" '

exterior grade), Install preformed metal grills in
basemnent and attic openings. Add surface mounted
wiring for ionization smoke and fire detection with direct
wire to police and fire departments. Shut off heat and
drain pipes. Add window exhaust fan set on a
thermostatic cuntrol. Provide for periedic monitoring
and maintenance of the property.

@ summary of e tasks that weee tecessary in

Figure 25, Above 15
significant property while restoration funds are

orider to profect

ed, Pl:mngmg}w Micharl Mills; Ford Farewell Mills Gutuch b, Plyeood panels stabilize the ¢. The exbaust fan has tansper-
: :ir:‘e,w;r:,:ys Note the gable verts, proof housing
12
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MOTHBALLING CHECKLIST

Mothballing Checklist | !
In reviewing mothballing plans, the following checklist may help to : i
ensure that work items are not inadvertertly omitted. i Yes |

|
|

| Mofsbure
¢ Is the roof watertight?
* Do the gubters retain their proper piteh and are they clean? |
* Are downspout jeints intact? : ]
* Are drains unobstructed? i
4 i
!
|

| |
| |
| ;

i

* Are windows and doors and their frames in good condition?

* Are masonry walls in good condition 1 seal out moistare?

* Is wood siding in good condition? |

* [s site properly graded for water ran-off> | i

® Is vegetation cleared from around the building foundation to avoid |
trapping mosture?

Pests
i * Have nests/pests been removed from the building's interior and
eaves?

| ¢ Are adequate screens in place to guard against pests?

| Has the building been inspected and treated for termites, carpenter
:  anty, and rodents?

-« If toxic droppings from hats and pigeons are present, has a special |
company been brought in for its dispogal? | i

Date of action or comment.

Housekeeping : i |
i * Have the following been removed from the interior: trash, hazardous | | |
materials stich as inflanunable liguids, poisons, and paints and i ! !
canned goods that could freeze and burst? |
* is the interior proomi-clean? i i
. * Have furnishings been removed o 2 safe loca tion? : I
* If Furnishings are remaining in the b aiiding, are they properdy i
protected from dust, pests, ultraviole light. and other potentially
. harmful problems?
© ¢ Have significant architectural elements that have become detached
from the building been labeled and stored in 4 safe place?
* Is thore a building file? |

se‘:“uﬂ!y

¢ Have fire and pelice departments been notified that the building wili
be mothbafled?

* Are smoke and fire detectors in working erder?

* Are the exterior doors and windows securely fastened?

* Are plans in place to monitor the building or a regular basis?

* Are the keys to the butlding in a secure but accessible location?

* Are the grounds being kept from becoming overgrown?

H
{

Litilities

* Have utility companies disconnected /shut off or fully inspected
water, gas, and electric lines? |

* if the building will not remain heated, have water pipes been drained |

E and glyeol added?

| * [fthe electricity is to be left on, is the wirtng in safe condition? i

Verntilation

5 ¢ Have steps been taken to ensure proper ventifation of the building?
{ * Have interior doors besn left npen for ventilation purposes?

{ * Has the secured Luilding been checkad within the last 3 months for
interior dampness or excessive huridity?

|

Figwre 26, MOTHBALL CHECKLIST. This checklist nall give the building vioner o1 manager a handy refevence ¢

mufkiu}»'lre_;, historiz building. Brepared by H, Ward Jand], NPS

snle b tvms that should be addressed when
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Conclusion

Providing temporary protection and stabilization for vacant
historic buildings can arrest deterioration and buy the
owner valuable time to raise money for preservation or to
find a compatible use for the property. A well planned
mothballing project involves documenting the history and
condition of the building, stabilizing the structure to slow
down its deterioration, and finally mothballing the
struchure o secure it (See fig. 25), The three highest
priorities for the building while it is mothballed are 1 fo
protect the building from sudden loss, 2) to weatherize and
maintain the property to stop maisture penetration, and 3)
fo control the humidity levels inside once the building has
been secured. See Mothballing Checklist Figure 26,

While issues regarding mothballing may seem simple, the
variables and intricacies of possible solutions make the
decision-making process very important. Each building
must be individually evahated prior to mothballing. In
addition, a variety of professional services as well as
volunteer assistance are needed for careful planning and
repair, sensitively designed protection measures, follow-up
security surveillance, and cyclical maintenance (see fig. 27y

In pianning for the future of the bui;ding, complete and
systematic records must be kept and generous funds
allocated for mothballing. This will ensure thas the historic
property will be in stable condition for its eventual
preservation, rehabilitation, or restoration,
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dc r MA Department of Conservation and Recreation

Massachusetts

@ Best Management Practices

Mothballing Historic Buildings

Contact: Jeffrey Harris, OCR, 617-626-4935
ieffrey. harris@state.ma.us

Office of Cultural Resources

Goal: stabilize historic vacant buildings to “buy time" for
developing preservation plan; prevent total loss of

significant cultural resources; protect public safety.

Guidelines:

General

Consider mothballing a historic building it it is surplus to park needs and if the building is expected to stand
vacant for more than 3 years. Empty buildings deteriorate fast.

Mothball the building as soon as possible to halt deterioration.

Do not forget about the mothballed building. Park staff should regularly monitor for storm damage. holes in
the roof and walls, break-ins and other vandalism.

Mothballing may include vegetation removal; plants should be cut to grade only, with NO DIGGING unless
the DCR Archaeologist is consulted beforehand.

Shut off and secure all utilities to the building and related systems, including electric, gas, and water.

For information on mothballing procedures related to fire safety, please refer to this DCAMM document:
hilp://www.mass.gov/s nf,fdocs-’dcam!mafma-"manuai3-’recmmmended-nrucedures-for-cm;sL:re-state-facilmes.pdt

Contact OCR for a detail of a window panel and for agsistance in developing a full mothballing scope
customized to your building(s).

Consider underused historic buildings for the Historic Curatorship program (link to TF9)

If a building returns to active use, refer to the *Historic Building Maintenance" BMP,

Mothballing

Vegetation management

Remove all vegetation on the building, including gutters, downspouts, roof valleys and window wells. Large
plants should be cut as close to the building as possible; smaller ones can be pulled as long as removal
does not damage the building in any way.

KIRK&COMPANY
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Clear dirt and debris from roof, roof valleys, gutters, downspouts and window wells
Cut back growth within 10 of building (in the case of unwanted invasives and volunteer plants)
Prune historic plantings regularly

Prune trees around historic buildings to prevent storm damage and to eliminate sources of entry for pests
and critters

Barns and cther utilitarian buildings can be completely cleared of vegetation unless evidence (on site and
in historic records} indicates historic plantings survive

A properly mothballed building should have a secure and well-vented roof and exterior envelope:

Assess the condition of the roof and determine if replacement is warranted; address drainage
gutters/downspouts (consult with OCR)

If replacement is not possible, patch the roof with like materials or protect with a tarp and strapping.

First floor, basement, and accessible areas - Enclose exterior openings with well-vented plywood panels;
attach panels to interior braces with long carriage bolts passed through open sash: do not nail or screw to
historic wooden trim or framing (contact OCR for detail)

Shoring is needed where structural instability is evident (rotted sills, deteriorated floor joists, raiters, wall
framing, bulging foundation walls). Shoring includes temporary support through columns, beams, and
bracing until a more thorough repair plan can be implemented. This type of structural stabilization should
only be undertaken under the guidance of an engineer or architect.

Remove all combustible and flammable materials (furniture, trash, debris) from the inside of the building
and from the immediate building site.

Consider property for inclusion in DCR's Historic Curatorship Program (link to webpage
hitp :ifwww.massAgov.-'dcrf'stewardshipﬁcurator:index‘htm)

Basic Monitoring Checklist for Mothballed Buildings

Regular inspection of a mothballed building should include an assessment of the exterior envelope and
identification of any new damage. Inspect a minimum of 2x/year.

[Yes |No

Window and door coverings (and locks) are damaged or show signs of tampering

There are signs of vandalism (graffiti, trash, bottles, charred wood)

Roof and gutters are clogged, disconnected. or missing

Branches and other vegetation are touching or leaning on the building, fences or
| secondary structures (porches, garages, etc.)
|

There are signs of animal infestation or unauthorized human occupation

If ;yes “to any of the above, report conditions to OCH and the regional engineer.
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Narrative Code Review
Provided by
3Point Design Architecture
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Code Review for Rogers Elementary School, 100 Pleasant Street, Fairhaven, MA
Concentration is on Accessibility and Life Safety

Other considerations that are not included but will affect overall costs and planning are
Asbestos, Lead Paint and Mold abatement.

*Analysis is based primarily on expressed intent to house a Business Occupancy within. This
includes a consideration of the use of the Gymnasium to continue as an Assembly usage.

Part 1 - 1950 Building Addition (NB) (1885 building is initialed OB) - Total Occupancy -
from 745 to 1025 depending on Classroom occupancy type and use. Changes within the
building from one type of occupancy to another will require changes in fire ratings between
and possibly within each occupancy type.

I;

Exterior

a.

Only formal parking available to the whole building is on Chestnut Street. The
paved playground area, that was once Union Street, may not be available pending
division of land. Resurfacing required and proper delineation of Handicap & Van
spaces. Given potential building population of more than 500, if gymnasium is to
be used for Assembly purposes, more parking is required with approximately 2%
of spaces being HDCP.
1. Parking requirements for Fairhaven are 300 sf of gross floor area per

parking space. There are 38,000 gsf in the combined buildings all floors.

1. 38000 gsf/ 300 sf per car = 126 Car parking lot. Approximately 6 HDCP
spaces required.

iii. Total square footage needed for 126 Car Parking lot at 300sf (minimal) to
400sf per space including circulation/driveway space =37,800 sf — 50,400
sf.

New graded landscape to the Pleasant Street door, whether or not it is used as a
public entrance. Some walking surfaces in need of repair and replacement.
Parking area needed adjacent to Pleasant Street door if it is to be used as a public
entrance. Lot will require code required number and type of HDCP spaces.
Union Street entry/exit in the middle of the building, between the classrooms and
gymnasium will have to be ramped for egress — as of ADA 2010 all egress has to
now be accessible - relative casy with a new ramp parallel to long axis of
building and relocation of three risers and a portion of the slab.
Emergency Egress from auditorium needs to be ramped and should be a double
door
Ramped landscaped access to Pleasant Street entry area — easily accomplished in
landscape, possibly without the need for hand rails — Handicap parking at
Southeastern corner in-lot and on street in front of entry. Van parking, signage
needed.
Pleasant Street Entry NB

i. Threshold’s may need to be replaced

ii. Push button automatic doorway needed

KIRK&COMPANY
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2. Interior
a. General to the New Building
1. Should be sprinklered — If current city water supply is inadequate a
reservoir needs to be installed to the capacity required — Pumps and pump
room will need to be provided.
ii. In general new fire alarming with visual and audio warnings
iii. Weather vestibule required at all three ends of main hallway, if each door
is to be a public entry.
iv. Hardware into hazardous areas needs to have friction grip tactile handles
v. All doorways on the any egress corridor need 45 minute rated doors with
automatic closers and Electromagnetic door holders wired to alarm
system. All glazing in doors needs rating for material and manner of
securing glass in door.
vi.  All knob door handles need to be changed to lever handle.
b. Weather Isolating Vestibule needed at Pleasant Street door
¢. Projecting display cases and Alarm/Electrical boxes project too far into hallways
for blind people to be aware of. 4 inch maximum

a. Counter needs to have lowered area approachable by wheelchair
b. Projecting water fountains need to be removed or set in to wall to allow 4 inch
maximum protrusion
¢. Office Bathroom re-fixture (toilet, sink, mirror, towel dispenser and required grab
bars installed)
d. Office area occupation — 2 in reception, 3 offices — total occupation 5 people
4. Gymnasium
a. Exit Door from Gym Floor to South side of building should be 6 foot door.
Platform at exterior of this door would be flush to gym floor (it is now). Exit
would require a ramp to grade.
b. Stage
L. Access by ramp or lift
ii. New code approved handrails at stage steps
iii.  Curtains to be fire rated
iv. New Rails at stage stairs in back.
c. Classroom area
d. Should be sprinklered
e. Possible gymnasium and stage occupancy — Assembly usage — fixed seating- 700
people
5. Hallway
a. Each of three ends to this hallway, if they are to be used as public entrances,
needs an enclosed weather vestibule for energy code compliance. This would also
allow egress isolation at the West end of the Hallway where there is likely to be a
new Elevator and Egress Stair termination. The stairs rising to the OB first floor
and OB basement areas need separation from their contiguous hallways of both
the NB and OB.
Non-flammable surfaces in Hallway. Flammability of ceiling undetermined.
c.  Automatic closers on doors
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6. Stair to OB

a.
b.

C.

Non Code railings

Non Code stairs-Stair treads dimensions between NB and OB are not to code,
needs to corrected to proper ratio — 7 risers and 11” treads.

Needs better fire separation from the rest of the hallway — current separation is by
means of doors too far into the basement of the OB and too far into the first floor
of the OB.

Automatic closers on all doors — Electromagnetic door plates on doors that will be
consistently left open wired to alarm system

A clearer visual awareness of a direct egress to exterior needed at the West
Hallway stair. A new stair/elevator area here will allow this. The current
funneling of the main stair from the OB, and the stair up from the basement of the
OB, and the NB hallway all exit to a 3 foot egress door. This should be a 6 foot
door.

7. Hallway accessed toilets — Men’s - 3 toilets, 2 urinals, one sink. Women’s - 3 toilets, two

sinks

opo0op

%
8. NB (A

a.

b.

Entry door not wide enough

Needs Grab bars

Needs HDCP Toilet

Needs ADA sinks & mirrors

Reduced size due to HDCP equipment would allow 1 HDCP, 1 Ambulatory, I
urinal 2 sinks but configuration has to change

Radiator protrudes too far into path

ddition) Hallway running East West against classrooms

Obstacles in path — columns, radiators, bracketed shelves
All hallway doors need to be 45 minute rated with rated glazing

9. Classrooms — 4 of similar configuration and size -

d.

N

All intermediate doors between classrooms would have to be 45 minute rated,
including conjoining doors to bathrooms located between each classroom.

All sinks are inaccessible and should be -1 per classroom

All toilets are inaccessible but do not have to be -1 per classroom

All Toilets rely on classroom sink for hand washing

All doors need to have hardware changed to lever handled

Columns don’t appear to be fireproof and may need to be encased.

Final classroom, furthest West, has an exterior door egress. This should be
accessed by Hallway that is not part of the classroom but a continuation of the
adjoining egress hallway so that there are two means of egress when leaving any
classroom. This would be alleviated if other classrooms also had direct egress (o
exterior.

Occupant load of the Classrooms are potentially above 50 persons and would be
considered Assembly occupancy. If not reduced in size all doorways would have
to reverse swing

Occupant Load as Business Occupancy — 10 persons per classroom (at 100 sf per
person). If used for any other occupancy, as education in some respect ~ this
jumps to 80 (at 15 sf per person) and changes its occupancy class to Assembly.
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This would also change egress requirements. Total Occupancy for classrooms —
40 to 320 persons or more.

Part 2 — 1885 Building (OB) — Total Occupancy is a maximum of 43 persons per floor if
used as a Business Occupancy type. Approximately 140 person total.

1. Exterior
a. Access is via two entries. One from the NB Western door onto the existing
parking area, and the other by the original School door on the North side of the
building and accessed by the Centre Street Sidewalk.

1. Grade difference between the Centre Street sidewalk and the first floor is
5°107. The grade can be reconditioned to allow this to be reduced to a 5°
which equals a 60 inch total vertical elevational change. This would
require a 60 foot ramp at the code required 1 foot horizontal for each 1
inch vertical (1:12) plus a 5 foot level space every 30 vertical inches and a
5 x 5 turning area directional changes, and top of ramp. This would
require a minimum ramp distance of 65 feet. Accommodation of an
accessible path from Centre Street and from the adjacent parking area
would be required. A re-grading of the existing entry paving, starting
from sidewalk grade at Centre Street and ending at the base of a ramp is
possible without the need for railings. The ramp from there to the level of
the first floor would need railings. This could be done with sensitivity to
the existing Historic nature of the building but would change the existing
stone staircase and stone railings significantly and a significant cost as
well. Current ADA code waivers might allow a variance for this. Internal
fire egress is affected as it means any egress for persons with mobility
problems would have only one means of egress from the OB. This would
be to a new vertical circulation stair and elevator adjacent to the current
NB West door/parking area.

ii. No chairlift or elevator lobby is possible on the North side of the building
without significantly and aesthetically harming the Historic facade.

iii. Parking would be adjacent to the Centre Street door by a newly re-graded,
paved, and painted parking area at the current location west of the building
off of Chestnut Street.

iv. Doorway access from OB entry at Centre Street and NB entry at Chestnut
Street should be 6 foot out-swinging doors from interior weather
vestibules.

2. Interior
a. General

i. The building does not meet current energy code and it is expected it will
pass the 31% threshold in construction cost relative to assessed value that
will cause full compliance of all codes.

1. There is currently no insulation in the attic which will need to be remedied
and that surface covered

iii. It is unknown if there is any insulation in the perimeter exterior walls.

KIRK&COMPANY
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iv.

V.

V1.

vil.

Vili.

There is not insulation in the walls of the staircases as they are solid brick.
There is no rated fire separation between floors. This can be accomplished
by placing a layer of fire rated gypsum board on it to achieve a one hour
rating between floors.

It is not known what the exterior wall to floor detail is and whether there
i1s fire-blocking at the perimeter.

There is no rated fire separation between classrooms and hallways so
walls and doors/transoms will need to be reconditioned or replaced. There
are through floor open air and heating chases that will need to be fit with
fire-dampers if they are in use, or blocked if they are not.

New smaller bathrooms should be provided for each floor. Building
occupancy suggests that approximately two toilets per gender per floor
will be sufficient. Locations for bathrooms on all floors, it is
recommended each meeting accessible requirements. This would mean
the two bathrooms would each have two toilets (or one urinal) in stalls:
one would be a HDCP stall, one sink, and access to the main hallway.

b. Vertical Circulation and Egress

1

ii.

iii.

iv.

Vi
vil.

viii.

The OB has four egress stairs accessed by all levels to varying degrees of
occupancy access.

The stairs are ‘twinned’ in that they are equal and opposite to each other
on the first and second floors and are reduced in capacity from the attic
down and the basement up.

The stair treads are unevenly dimensioned and are greater than the code
required 7” maximum.

The stairways are NOT fire-isolated from Hallways throughout with rated
45 minute doors and hourly rated walls as is required.

They are also composed of flammable materials.

Existing handrails are not to code

Three stairs should be replaced and walls and doorways conditioned for
proper ratings. Two stairs are all that is needed and can be accomplished
with a 44” wide stairway. Although this is the case it may be better for the
replacement stairs to fit within the existing building shell. This would not
compromise the structure. The front stair walls also support the Bell
Tower so it is ill advised to change the footprint. There will be closet
spaces within these stair towers that can remain as long as they have fire
rated doors, are smoke/fire alarmed and subject to inspection so that no
flammables are stored within.

Automatically closing Electromagnetic release rated doors should be
installed. The fourth stair, located either in the Southwest or Southeast rear
extended portion of the OB contiguous to the NB demising wall, should be
removed and replaced by an elevator.

¢. Elevator

1.
ii.

A new full sized elevator (with 88" cab width) is required for full access
It would need to service the basement, first, second, and attic floors. This
is possible by reconfiguration of one of the existing exit stairways with
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i1i.

v.

loss of that stairway, which would not compromise the egress requirement
of the building.
It would be located within the current vertical egress stair on the South
West corner of the South extended portion of the OB bordering on the NB.
Access to the attic floor is possible depending on the size and exact
location of the elevator. The third floor roof, at the stairway is lower than
the main attic roof and clearances are minimal but possible.
The elevator would be a two door elevator with 5 stops. Full stops would
be on the basement, first, second and attic levels of the OB and a mid-stop
at the level of the NB. The mid stop level would have its door facing
South, and at all other stops the elevator door would most likely face East
pending design configuration.
1. The elevator would open to a new vestibule at the NB level with
access to the West entry to Parking and access to a Hallway
leading to the Pleasant Street side of the building.

d. Basement - The basement is comprised of storage spaces, maintenance office,
mechanical rooms and bathrooms.

o

o

s

E.

ii.

iii.

First Floor
1.

il
1ii.
v.

Basement could continue to be used for maintenance and storage, but
because it has exterior windows can also by used for human occupation.
Training/classrooms or offices are possible. Ten offices would suggest an
active population of 10-20 people that would present no burden on egress.
The existing bathrooms should be removed and smaller HDCP provided as
listed above

The new elevator installation and access to this level will cause a spatial
reconfiguration of hallways and staircase access needs to allow isolation
of the stairway from the basements function areas. Clear egress paths with
no intervening locked doors suggests installation of an egress hallway with
hourly rated assembly and doors.

Isolated fire zoning of Hallway from Classrooms with fire rated walls, fire
rated doors and frames.

Closing or fire damping of existing venting needed.

Rated ceiling

Occupancy for Business would be 43 persons.

Second Floor

i

il.

Repeats the requirements for the first and the general considerations
above.
Occupancy for Business = 43 persons

Third/Attic Floor

1.

The current configuration is not amenable to a “Business” occupancy and
it should not be used for an Assembly occupancy as half of it currently is
with an existing theatre area.

Window configuration and available natural light is below code required.
New skylight can be placed without dramatic effect on the Historic
architecture.
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iii. 30 % of the attic is an existing theatre with clearance provided by the use
of scissor trusses. The opposite side, representing more the same possible
percentage is obstructed by a standard triangulated truss. This would have
to be restructured to allow any use beyond storage. The height is
significant and possibly made useful by a lofted area, which could not be
used for purposes require accessibility.

1v. Staircases-

1. There are two, currently closed, staircases to the North and one to
the South. The Southern stair case was to access an apartment of
unusual configuration which should be demolished. It is
recommended that one egress stair on the North side and one
egress stair on the South side be newly constructed and connected
to egress stairs below in a continuous path. One stair can be
removed for use as other needed space.

v. Occupancy for Business usage — approximately 35-43 persons depending
on configuration.
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Code Review Calculations & Cost Estimates
Provided by
3Point Design Architecture
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Index/Glossary
oB Old Building- 1855 Building
NB New Building - 1950's Addition

Duoes not include Heating System. Firc or Security System, Asbestos or Lead Removal
Sprinkling System, New Roofing, repair or maintenance 1o exterior
Masonry walls, mold mitigation

Area and Work

Required Work QTY  Unit Measure Price/Unit Unit Cost of Work

Purking, paving and
site work

Centre Street Removing existing sidewalk perimeter steps at Centre Street $3.000
Regrading Sidewalk Centre S1. to OB stoop - concrete 1000 SF S8.00 SF 38,000
New Entry Stairs and New Ramp made from new & original stone 1600 SF $180,000
New Sidewalk to Chesinut Strect Lot 400 sf SF 54,000
Repaving Chesinuot Street Lot S15ssf SF
Landscape & planting (o hide portion of ramp Larger size Trees, bushes, grass, corbing 58,000
Pleasant Street regrading for accessible. no rail ramp from Pleasant St Sidewalk (o door 500 sI. 54,000
hand rails &t eniry slab 1801f 60417 510,400
New slab at sidewalk, relocated stairs 400 st $3.2
New Parking in
South Lot on what
was Union Ave. Regrading 100 cars, 400 sf. 40.000s $80,000
New Surface 40,000 S10s7 $400,000
Painting and Signage 100 cars S50 $5.000
Handrails at ramp 240 < 60/f 514,400
South Eniry Between
Gym and Classrooms New slab at exit arca B0l S1,000
relocated/new stairs 40sr $2.000
ramp lo parking level 240 s $3.000
Hand rails at ramp 801 S60/1s 54,800
West Lot on
Chestnut Street Regrading 40 cars, 400 sf / car=16000s $3,200
New Surface 16000 $160.000
Painting and Signage 40 cars
$894,000

Subtotal Site Work
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General
New Steel Windows
o current energy

code Gymnasium Kalwall Windows - 50% Translucent 1040 sf of replacement Kalwall 524 $25.000
Picasant Street Steel Windows 8 full height windows - 360 sf S60 sf SI8.000
Ribbon Windows theoughout New Building 60 Ganged windows S60 sf 575,600
New Chester Street Entry Window 4 windows S60 s 56,000
Added Insulation Roof included in roofing below

Possible addition of wall insulation on interor within new framed out wall Also possible to add an exterior 'Dryvil’ skin to insulate exterior w6300 s $12.300

New Hardware for
every door New Lever Handled doors 38 doorways S160 ca 56,000

Auonmatic door
closers Both Fire alarmed magnetic, and standard fire rated mechanical closure 38 doorwiys 5200 ea $7.600

New Floor surfaces
throughout Vinyl tile less Gym 10000 51 87 psf’ $70,000
remove existing lile 10000 S1 $10.000

Added roof insulaton
with New rool’

surfacing assumes use of existing deek for adhering insulation and membrane 14000 s $230 $32.200
Membrane rool 14000 sf 54 856,000
Edge and Penimeter Flashing 740 linear feet I41r S10.360
Reapening and
replacement of all
skylighting 28 Skylights 1600/cach 544,800
Water fountams Not included.
Pleasant Street
Entry
Office
Arew/Reception Replacement of office area with new reception New exlerior doors $10,000
New Raled doors into gymnasium (1wo scts) wider than existing $6,000
Demolition of existing Office area $4.000
Reception Counters and Cabinetry 510,000

Creation of New

Bathrooms New bathrooms adjacent to Gym/office arca Three Roo: §75.000
one child/parenthdep I fixture, | sink, | changing table
one mens 10 fixtures 3 sinks
one womens 10 fixtures 3 sinks
GymnasiumiTheate
r Strdift access one Tili 1o stage level, two stair $25.000
New 6" exit door with flush exit 10 rampipriced above) $10,000
Refinihsed existing Mloor of Gym and Stage S000 sI Sd/sl $20.000
Chester Street Entry New Stair from First NB 1o Basement OB, First NB 10 First OB steel/concrete pan 530,000
New foyer Rated Egress Foyer 4 sets of 2 door/side light 540,000
Renovation of
Existing Bathrooms Two Bathrovms-new surfaces, fixture locations, Male, Female one HDCP, two std tilets, 2 sinks 525,000
one HDCP, two std wilets, 2 sinks $25.000
Renovation of
Classrooms adapted to added office divisions with additonal hullways access
Sub division each classroom to two office rated s 250 lincar wall installed $50.000
demolition of existing bathrooms addition of $3.000
additions of new s and cabinetry lour sinks /6 feetof cubineiry $20,000
some resurfacing of existing wally 4000 sf $40.000
Rated office entry doors with sidelights Subdivision of classrooms and addition of rated hallway udds 6 doors S18,000
Subtotal Interior
NB $784,860
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In General
Insulation within
exterior wall as currently framed and foamed in existing wall 15400 sf 2,30 /sf $35.420
demolition of
existing wall and

ceiling surfaces 112 per floor per stair is brick 440 lincar exterior perimeter per floor- 15400 for walls 18000 for celings  34000sf $112,000

Insulation of Alic
roofl 7200 st of roof surface 51.50 510,000

installing finshed

walls surfaces where
none exist 1400 sT of wull surface $6 58,400

Removing walls

surfaces and
replacing 9700 sf wall surface on first, second, basement and attic levels s3 $29.100

New altic flvoring on
unlinished arcas 3500 sf S10/s $35.000

Refimshing existing
woad {looring 7500 sf per floor - approx. 19,000 total Sd/sl $76.000

Dacs not inlcude

alteration of Truss

system

replacement of all
door hardware lever handle knows 66 doors estimated $160 510,540

automatic door
closers on ratee doors only 32 fire rated door S200 $6,400

Subtotal Interior

$322.360

OB
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ront Entry new glazed entry 10 Centre Streel exit. 6 foot dr. transom and sidelights $12.000
Elevator Five Level, four floor, two daor, hydraulic clevator with acute clearances $45000 per level $225,000
meludes preparation of the shaft, shaft wall, and hydraulic core install

Staircases Fire rated enclosure, demolition of some existing walls, continuous 12 fire rated doors. glazed 536,000
travel between basement and attic foor, 2 fire rated doors per stair Total new wall surface 1400 sf S6 sf $8.400
on two floors, one fire rated door on attic and hasement level per stair Total refinshed wall surface - 200 1/l = 5200 s S3 516,000
Enclosure wall surfaces (some surfaces are masonry and will need to 10 sections of concrete filled metal stair per stair - $1800 per section $18.000
have paint removed (lead), new railings, new stairs.
Front Entry new glared entry 1o Centre Street exil, 6 foot door, transom and sidelights $124
Basement new extcrior walls for insulation included in General above
New interior walls for office and storage configuration not 1o ceiling 1200 1 $8,000
New bathrovms 2 gender per floor on first, second and attic floors. 6 total One HDCP Toilet, One HDCP sink, grab bars and accessible doaS15 k ca $90,000
gender $425400

New Steel Windows
Lo current energy

code 2% Arched Basement Windows of two sizes S60 per sq. fool S13.440

40 farge windows on each of two floors-first and second $60 per sq. fooi 57,600

20 windows of various sizes and shapes on first and second loors $60 per sq. foot S17.800

12 windows in dormers S60 per sq. foot $23,000

12 windows of various sizes and shapes on third floor S60 per sq. fool S108.009

additon of 16 skylights $1200 ea $19.200
Subtotal

Circulation $664.449
Subtotal

Construction $2,606,169
Contractor profit

and overhead 10% 5266617
Soft Costs -

Architect/Engineer 10% $266,617

15% $399.925

Contingency
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Code Review Cost Summary
Compiled by
Kirk&Company
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Soft Code Compliance Costs Cost/SF Total Cost
Development Expense
Site Control $0
Remediation $0
Site Work, Parking, Paving & Landscaping $894,000
Interior Fit out Costs
Original Building $784,860
Addition $322,860
Circulation Costs/Common Areas $425.400
Envelope Repair Costs/Energy Code $239,049
Construction Cost $2,666,169
Soft Costs (Engineering, Architect, Legal) 10.00% $266,617
Developer's Profit & Overhead 10.00% $266,617
Construction Contingency 15.00% $399,925
Total Cost to Bring to Code Compliance $83.31 $3,600,000
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MEMORANDUM
TO: Board of Selectmen
FROM: Mark H. Rees, Town Administrator
DATE: June 23, 2017
RE: Membership on Marine Resources Committee
cC: Robert Hobson

Frank Coelho

| believe an inadvertent error was made when the Board of Selectmen appointed Robert Hobson as a
member of the Marine Resources Committee for FY17-18. As explained in the attached correspondence
from Town Counsel, the special act that created the Board of Public Works prohibits members of that
Board from serving as a member on any other town board. Since Mr. Hobson serves as an elected
member of the Board of Public Works, he is prohibited from also serving on the Marine Resources
Committee. It is recommended that the Board of Selectmen send a letter to Mr. Hobson asking for him
to resign from the Marine Resources Committee. Should he not submit a letter of resignation, then the
Board should vote to remove him from the committee.

Another Board of Public Works, Brian Wotton, serves as the Board of Public Works representative to the
Local Emergency Planning Committee. This committee was established by the Board of Selectmen at
your May 27, 2014 meeting and its membership consisted of “department heads and/or representatives
from the Police, Fire, Schools, Council on Aging, BPW, Building and Housing”. Per Town Counsel’s
correspondence serving on this committee would be appropriate since he serves as a “representative of
the Board of Public Works.” However, this appointment is moot since to the best of our knowledge, the
Local Emergency Planning Committee has never met. As such, the Board of Selectmen should consider
eliminating this committee.



On Fri. Jan 6. 2017 at 11:36 AM, Anne Q'Brien <aobriena fairhaven-ma.gov> wrote:

Just a side note:

Keith Silvia submitted his letter of resignation Irom the ZBA this morning.

Anne

From: Tom Crotty [mailto:tomcrottycterottylaw.com|

Sent: Friday. January 06, 2017 11:28 AM

To: Mark Rees <mrees@ fairhaven-ma.gov>

Cec: Charles K. Murphy <cmurphy/fairhaven-ma.gov>: Bob Lspindola
<selectmanbobespindolai@gmail.com>; Daniel Freitas <dfreitas@ fairthaven-ma.gov>; Anne O'Brien
<aobrien(@fairhaven-ma.gov>: Vincent Furtado <vlurtado/@/fairhaven-ma.gov>

Subject: RE: BPW Commissioners on other Boards

Mark

Ihe special legislation creating the Board ot Pubhe Works prohibits members of that board from holding “an
elected or appointed office in [the] Town™, Logically that means another office. other than his position on the
Board of Public Works. The three positions i question. Marine Resource Committee. Associate member of
Board of Appeals. and Local Emergeney Planning Committee. are all other offices in the Town. Any member
of the board of public works holding one of those positions must choose between the two. but cannot hold
both.

I a committee were formed in which a member of the Board of Public Works served in his capacity as a
representative of the Board of Public Works. then 1 would consider that commtiee membership not o be
another office. but rather a function of his position on the Board ot Public Works, Membership on a
commitice in that capacity would not be prohibited.

Please let me know if vou have any other questions i this regard.

lom



o July 7 and July 22
e August 4 and August 18
o September 2, September 15 and September 29

LOCAL EMERGENCY PLANNING COMMITTEE

Mr. Haworth said that he wanted to go forward with plans to create/revive a Local Emergency
Planning Committee, consisting of department heads and/or representatives from the Police, Fire,
Schools, Council on Aging, BPW, Building, and Housing. Additionally, the LEPC would have a
Selectmen’s representative and three at-large seats for residents.

The Board was supportive to the request. Mr. Murphy motioned to establish an LEPC with Mr.
Haworth being the Selectmen’s representative and LEPC Chair until such time as a Chairman is
picked. Mr. Espindola seconded. Vote was unanimous. (3-0).

HARBOR ADVISORY COMMITTEE

The Board reviewed a request from Harbormaster David Darmofal to re-establish a Harbor
Advisory Committee.

Mr. Darmofal said that there had been a Harbor Advisory Committee at one time, but was no
longer active. He said that there were a lot of harbor activities at that he thought Fairhaven was
sometimes excluded from decisions involving the harbor. He said that a Harbor Advisory
Committee could possibly strengthen Fairhaven’s presence in New Bedford/Fairhaven harbor
decisions. He said that he would like to see the committee consist of the Harbormaster, the
Economic Development Director, the Tourism Director, a representative from the Board of
Selectmen, and a business person from Town.

Mr. Haworth noted that the Tourism Director had indicated that he did not want to be a part of
the Harbor Advisory Committee. Mr. Osuch said that the appointment of the Tourism Director
to such a committee would be the Selectmen’s decision to make.

Mr. Darmofal cited the Charles Morgan and its impact on the Town, and the harbor, as an
example of opportunities awaiting the Town if there were a Harbor Advisory Committee. He
said that he was not willing to blend it into the Boat Ramp/Shellfish Advisory Committee, as
they would have different charges.

Mr. Murphy motioned to establish a Harbor Advisory Committee, consisting of the
Harbormaster (David Darmofal), the Shellfish Warden (Timothy Cox), the Director of Economic
Development (Bill Roth), and a Selectmen’s representative (Geoff Haworth). Mr. Espindola
seconded. The Committee was so formed and the aforementioned were appointed with a
unanimous vote. (3-0).

BUZZARD’S BAY TASK FORCE



June 29, 2017

Mike Ristuccia 07-05-17 P12:90 IN
Chairman

Board of Public Works

5 Arsene St

Fairhaven, MA 02719

Re: Request to appear before your Board on July 10*

Dear Chairman Ristuccia:

Please allow this letter to serve as my request to appear before your Board at your July 10, 2017
meeting.

At this meeting, as Chairman of the Marine Resources Committee, | would like to request a Public Works
representative sit on my Board, as there is a strong overlap between the two groups concerning some of
the items on my typical agenda.

Sincerely,

Frank Coelho

Cc: Robert Espindola, SelectBoard Chair



Attachment G

TOWN OF FAIRHAVEN

MASSACHUSETTS
FIRE DEPARTMENT / EMERGENCY MEDICAL SERVICE
146 Washington Street, Fairhaven, MA 02719
Emergency # 911
TIMOTHY P. FRANCIS
Chief of Department

Tel: (508) 994-1428
Fax: (508) 994-1515

Email: (francis@fairhaven-ma.gov
TO: Mark Rees
Board of Selectmen
FROM: Timothy Francis, Fire Chief
DATE: May 31, 2017
RE:

EMS Accounts Marked for Abatement

As you are aware we have been in the process of cleaning up the aging collection reports for our EMS
billing and contracting with a collection service First Financial Resources (FFR) for our uncollectable
accounts. I have for your review the cumulative disposition report and small claims report with accounts
recommended for abatement. We submit this for your approval due to the large cleanup of the reports.

Our department has reviewed every patient case prior to recommendation for abatement or FFR referral
and feel confident that we are taking the correct steps. The following criteria were used in order to
recommend for abatement:

Accounts older than 5 years old were automatically written off

Patients with Medicare, Mass Health or other State supported insurance that we cannot
legally balance bill.
Patients that are deceased

Patients whose accounts are under $100.00

Any other criteria that would make the account ineligible for referral to FFR

We are recommending the amount of $110,193.00 be abated from the cumulative disposition report and

$160,496.39 from the small claims report. Once approved, both reports will need signatures at the end in
order for Comstar to process the abatements.

If you have any questions regarding our recommendations, please feel free to contact me.

i\t 4
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Attachment H

P

C|
Mark Rees
e o
From: Kamieniecki, Daniel (DEP) <Daniel.Kamieniecki@MassMail.State. MA.US >
Sent: Wednesday, June 28, 2017 3:31 PM
To: Kevin McLaughlin - Fairhaven Shipyard Company, Inc. (Kevin@Fairhavenshipyard.com)
Cc: 'Gary Golas (garyg@Fairhavenshipyard.com)’; Tim Francis; Pat Fowle; Mark Rees;
‘bnap@srpedd.org’; ‘Tomas Ennis (tennis@woodardcurran.com)';
‘kcowan@woodardcurran.com’; Poudrier, Mark (DEP): Pinaud, Maria (DEP)
Subject: Draft Air Operating Permit - Fairhaven Shipyard - North Yard, Fairhaven
Attachments: FSY-North-Draft 06122017.docx; Cover for FSY-N Draft OP.pdf
June 28, 2017
Mr. Kevin MclLaughlin RE: Fairhaven
Fairhaven Shipyard Company, Inc. 310 CMR 7.00 — APPENDIX C
32 Water Street Transmittal No.: X254046
Fairhaven, MA 02719 DRAFT OPERATING PERMIT

Dear Mr. McLaughlin:

The Massachusetts Department of Environmental Protection (“MassDEP”), has determined that the Operating
Permit application for Fairhaven Shipyard — North Shipyard. 32 Water Street, Fairhaven, MA is
administratively and technically complete and hereby issues the enclosed Draft Operating Permit for the subject
facility.

This Draft Operating Permit is being issued in accordance with the 310 CMR 7.00 — APPENDIX C of the Air
Pollution Control Regulations (“the Regulations™), as adopted pursuant to M.G.L. ¢. 111§§ 142A through E
inclusive.

Public notice of this Draft Operating Permit was published by the MassDEP in accordance with the
requirements of 310 CMR 7.00: Appendix C in The New Bedford Standard-Times on June 16. 2017, and the
Environmental Monitor on June 21. 2017. As such, the public comment period shall end on July 21,

2017. During this period, a public hearing may be requested pursuant to 310 CMR 7.00: Appendix

C(6)(f). You shall be notified under a separate letter if a public hearing has been requested.

Please review the entire Draft Operating Permit carefully. It lists the applicable Federal and State Air Pollution
Control Requirements and what is required of the facility in order for it to be considered in compliance with
such applicable requirements. It also includes requirements that were promulgated or approved by the United
States Environmental Protection Agency through rule making at the time of issuance but have future effective
compliance dates.

Should you have any questions concerning this Draft Operating Permit, please contact Mr. Dan Kamieniecki.
your Permitting Point of Contact, at (508) 946-2717.

Very truly yours,



This final document copy is helng provided 1o you lectronically by the
Degartamest of Esvironmeatal Protection. A sigmed tapy of this decament
is o Bie ot the DEY alfice Bited on 1he letterhesd.

Thomas Cushing
Chief, Permit Section
Bureau of Air and Waste

ENCLOSURE

ecc:  Fairhaven Board of Health
Fairhaven Fire Department
Town of Fairhaven Administrator (mrees(@Fairhaven-MA.gov)
Bill Napolitano, SRPEDD (bnapiwsrpedd.org)
Kelly Cowan, Woodward & Curran






