A Special Meeting of the Board of Aldermen was held Tuesday, October 25, 2022, at 7:00 p.m. in the Aldermanic Chamber.
President Lori Wilshire presided; City Clerk Daniel Healey recorded.
Prayer was offered by City Clerk Daniel Healey; Alderwoman-at-Large Shoshanna Kelly, led in the Pledge to the Flag.
Let’s start the meeting by taking a roll call attendance. If you are participating via Zoom, please state your presence, reason
for not attending the meeting in person, and whether there is anyone in the room with you during this meeting, which is
required under the Right-To-Know Law.
The roll call was taken with 13 members of the Board of Aldermen present: Alderman O’Brien, Alderman Sullivan,
Alderman Klee, Alderman Moran (arrived at 7:05), Alderman Jette, Alderman Clemons, Alderwoman Kelly (via Zoom),
Alderman Comeau, Alderman Dowd (via Zoom), Alderman Gouveia, Alderman Caron, Alderman Thibeault, Alderwoman
Timmons, Alderman Wilshire.
Alderman Lopez was recorded absent.
PRESENTATION
•

Presentation on Library facility assessment

Jennifer McCormack, Library Director
Hi everyone and thank you for this opportunity to present our facility assessment tonight. I’m just going to take two
minutes to remind everybody how we got here and introduce you to our old lady, the NPL.
The Nashua Public Library its current building opened in 1971. We have about 60,000 square feet of space. The only
capital improvements that have been made to the building since it opened in 1971 was a new entry that kind of glass foyer
arrangement that was put on some time in the 1990’s or might be 1995. The roof was replaced in 2008 just a little bit
before I started working here and the west wing of the library had a renovation in 2017 to become the Chandler Memorial
Wing where all of our meeting rooms are. I would just like to point out that Chandler Wing renovation was paid for with
trust funds from the Board’s investments.
We are a busy place. Before COVID, we had 240,000 - 250,000 visits. The fiscal year before COVID hit and so far this
fiscal year, we’ve had over 50,000 visits already. So I think we are on track to meet those same numbers.
For the last several years, I’ve brought the same two or three capital improvement projects to the Capital Improvement
Committee every year - repairs to the brick, an HVAC system renovation and digital controls, we added the plaza
renovation to that, and last year I think at the last Capital Improvements Committee I said oh by the way we’re going to
have to talk about the windows too because those are 50 years old. We finally decided rather than present those little
piece meal fixes that we should invest in an assessment of the building, give everybody a picture of where we are, and
where we need to go to rescue the building. As a point of reference last year, we spent over $25,000 repairing the HVAC
system and our energy bills are in the vicinity of $100,000. Already this fiscal year, we’ve spent close to $6,000 on
keeping the HVAC system going. So we went through the bid process. We hired designLAB to do this work for us. They
have been fantastic, so I’m going to introduce Ben Youtz and Andrew Shea.
Ben Youtz, designLAB Architects
Good evening everyone. Can you hear me okay? Excellent. So we’ve got a presentation to share with you this evening.
I’m Ben Youtz from designLAB Architects. Alongside me is Andrew Shea also with designLAB. We also have Keith Kelly
with us from Harvey Construction. He’ll be available towards the end of the presentation if there are any questions. So I
think we have ab out a half an hour. We’re going to try to get through all this as efficiently as we can. We do have a lot of
information to share with you all so in the interest of time, I’ll move through it all and then we can do questions and
answers at the end if that works for everyone.
So on the next slide here this is our sort of agenda for the evening. I’ll introduce our team a little bit more. We’ll talk about
the existing building, what we’ve been up to, what our goals have been, and our process to date, and then we’ll get into
the bulk of our presentation - the assessment of the building and the summary of needs. We’ll go through that sort of by
engineering discipline. We’ll talk about architecture, we’ll talk about building code and accessibility issues, talk about
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building systems, and we’ll kind of go through that system by system. Then once we identify all of those needs, we’ll go
through a proposed vision and associated cost estimate on what this might entail moving forward.
So to get going here, we’ll click forward and talk a little bit more about our team. So there’s been a handful of us from
designLAB - myself and Andrew included and we do have a consultant team that has been helping us along the way. I
mentioned Harvey Construction providing cost consultant services. We also have an engineering team, and an envelope
team, and a code and accessibility consultant as well.
A little bit more about designLAB on the next slide. We’re about a 15 to 20 person architecture studio in Boston. We’re
focused predominantly in the cultural arts for municipality and cities like Nashua as well as higher ed clients. If you can
click forward, you’ll see a little about our library experience. We’ve just completed last summer a master plan for the
Boston Public Library. We’ve done work for the Providence Public Library down in Rhode Island and the West Branch
Library in Somerville. That’s some of our sort of city and municipality library work. We’ve also done work for higher ed
institutes too, including University of Connecticut and the University of Massachusetts.
On the next slide - through our work, we’ve also become very well versed in mid-century buildings much like you’re
Nashua Library - buildings built in the 50’s, 60’s and 70’s. These are some of the buildings that we’ve worked on over the
years.
On the next slide you’ll see through that experience, we’ve gained a lot of technical knowledge about the construction
systems, the techniques used in this era of building, and some of the challenges that they present.
Click forward please. As I mentioned, we have RFS Engineers on our team. They’ve provided consulting services for
mechanical, electrical, plumbing, fire protection. Their office is up in Laconia. We’ve worked with them on a number of
projects, including that Providence Public Library project I mentioned. They also have an office down in Boston. We’re
often collaborating with them.
On the next slide, a little bit about our envelope consultant - Building Enclosures Associates. They helped us assess the
building envelope for the library. They’ve done some exploratory work which we’ll talk about and they’re very well versed
working with this vintage a building as well. As I mentioned, we have Harvey Construction on our team sort of the trusted
regional contractor and construction manager who knows the local markets very well and they’ve been very beneficial to
have on our team from a cost estimating perspective. So that’s our team.
In terms of the existing building, you can click forward, Jenn did a great job giving you the quick summary. I won’t dwell
on this but it’s around 60,000 square feet. Built in 1971, opened in 1972 I think. As Jenn mentioned, very busy. A lot of
materials in terms of library collection come and go. There’s a lot of visitors but there hasn’t been much capital
improvements over the years.
So in terms of our project goals, this is what we were tasked with doing - a complete assessment of the existing building.
All of those components that you see out there and then develop a comprehensive report and share all of that information
with all of you. We presented to the Library Trustees a couple weeks ago. We’re here in front of you all this evening and
we’ll be finalizing the printed report to hand over to Jenn here in the next week or so.
So in terms of our process, we really began on the next slide in earnest back in May and we dug into all the available
information that the City and library had for us - original drawings, original meeting minutes from the construction of any of
the renovations that happened over the years. We took a look at the strategic plan that was recently completed and that
was sort of the foundation of our assessment - all of that information. We also on the next slide conducted a series of site
visits over the summer months in June, July, and into August. We had dedicated tours with our consultants looking at the
building systems, looking at the envelope, looking at accessibility issues, and then we did some exploratory work in
August as well.
So if you click forward this is where we are in the process that sort of blue bar. In our conclusion, we just wrapped up
about six weeks of cost estimating effort with Keith and his team. We presented to the Trustees a couple weeks ago as I
said and we’re looking to put a bow on this at the end of the month.
So in terms of a general overview, on the next slide, as I said, the building is 50 years old. There’s a lot of changes that
have happened in the past 50 years in terms of building codes, in terms of energy codes. They’ve all evolved dramatically
from when the building was constructed. I want to say that because there’s a lot of buildings out there from this vintage
and a lot of buildings that face the challenges that you all are going to be grappling here with on how to modernize this
building. You’re not alone. It’s a very common place to be in. Buildings - we like to say we build them for 50 years and at
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that point, the systems within them have reached their lifespan. It’s time to think about modernization. I think that’s where
we’re at with this building.
Thermally the building has not performed very well. There’s a lot of thermal bridging that as we talked about where the
concrete that you see on the outside of the building is the same concrete that you see on the inside of the building. It’s
the structural system of the building and that is a very big thermal conductor. It’s like a big radiator. All that cold air in the
winter through that concrete in the winter and vice versa in the summer time and that’s something we are seeking to
hopefully address. You know all that to say, the building is 50 years old. It does need modernization. A lot of the
systems are at or past their useful life but I want to pause and just take a minute to say all the wonderful things that the
library is doing. As Jenn said, it’s a civic feature within this wonderful community. It’s got a wonderful series of outreach
and programs for the community and the programming that happens within it is really serving the community well. I think
there’s a real opportunity to bring the building up with all that great program work to really be the sort of civic feature within
the community.
Looking at the architecture quickly, our charge wasn’t really to focus on library programming but more on the building
systems it needs. We couldn’t help it after visiting the building a number of times kind of makes some high level
observations about potential architectural improvements. One of which is improving first impressions. So if you click
forward, it’s fair to say even though the library did get a new entrance 20 years ago or 15 years ago or so, it’s not the most
welcoming first impression. It certainly screams mid-century architecture of the 70’s. It’s very representative of that time
and is there an opportunity to create a new first impression? Both outside the building and then when you move forward
on the next slide, I think what you had all started to do with this landscape improvement strategy and thinking about a new
park and entrance sequence is wonderful. It’s a great first step. It’s going to have a huge impact on the exterior character
of that space, and what it can do for the community, and starting to think about how can you take some of that wonderful
energy and that sort of revitalized space and pull that inside on the next slide is something that we think is worth thinking
about.
We also think there’s opportunities to improve connectivity within the building perhaps with new openings between the first
main level that you enter on to that lower level. As first, or second, or third visit patrons, you still really don’t understand
what happens elsewhere in the library and we think introducing a new stair could potentially really improve that with visual
connections right down to the lower level so you know it’s there and you know what program exists. That’s a similar
strategy if you click forward, sorry one more slide please, that we did at the Providence Public Library. Sorry if you click
backwards, this is an existing condition of the Providence Public Library. It looks pretty similar. This looks very similar
kind of in vintage to what you all have here but this was the Providence Public Library. Through inserting a new stair, as
you see on the next slide, same spaces but with new materials that really dramatically changed the perception of that
space.
I think there’s opportunity to refresh the library program spaces as well. We didn’t really get into you know is the children
space large enough? Is the teen space large enough? Is the collection space not large enough? We weren’t really
charged with doing that but we think just thinking about refreshing some of those spaces with new finishes, new lighting,
new graphics would go a long way.
And then lastly before we move into some of the nitty gritty building system stuff, the fact that this building sits so
prominently along the river and hopefully the future riverwalk, I think it’s a huge opportunity and the way that this building
could engage that riverwalk on sort of what is now the back side of the library could be really powerful. We don’t really
know exactly what that is yet but it does sit very prominently. It’s sort of centered on this sort of sequence of riverwalk
pieces and it could be really wonderful to have this wonderful revitalized civic amenity right on that walkway. And then
here on the next slide those are some of the views that you see. The image on the left is actually from the roof but there’s
these wonderful vistas of the river that probably were not wonderful back in the 1970’s when it was built but now that the
riverwalk is being sort of transformed, hopefully can the Library reposition itself in a new way. This is something that we
thought should bring to the table.
So Andrew is going to talk through here some of the building code, and accessibility challenges, and envelope, and
building systems, and then I’ll come back and talk through the kind of vision and cost estimates.
Andrew Shea, designLAB Architects
We’re going to run through these few sections pretty fast. Just more of a general overview. What we’re showing here is
with kind of larger scale renovations like we’re proposing for this, there are certain triggers that are triggered with
accessibility and changes you need to make within the building.
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Next slide. So with the exterior, a couple of accessibility issues. We have sidewalks you don’t have adequate railings, no
accessibility from the lower level.
Next slide. Interior kind of a couple of major things - restrooms are not accessible kind of both levels, book shelf files do
not have adequate clearances.
Ben Youtz, designLAB Architects
Today I’m going to talk a little more about the restrooms. So the restrooms are challenging in that they don’t meet
accessibility requirements. Again, there was no accessibility code back when this building was built so it’s not uncommon
to be facing these challenges where you have existing conditions that don’t meet current codes but they’re too small in
terms of accessibility and maneuverability but there’s also not enough of them to meet the occupant load of the building.
So that’s kind of a two-part challenge with the way the restrooms work currently.
Andrew Shea, designLAB Architects
So kind of hand-in-hand with accessibility, we do have some life safety concerns too within the building. The entire
building does not have a sprinkler system in it except in the boiler room, which was added a couple years ago. The north
stair has multiple issues with how it discharges out of the building. Stairways have non-compliant handrails. So kind of a
multitude of issues throughout the entire structure.
So some recommendations kind of what I was touching on - new handrails throughout, accessible routes on the exterior,
restrooms would need to be reconfigured to allow for adequate clearances, fixture counts. North stair would need a
couple changes made to it in order to be compliant. Next slide. So that was kind of accessibility and life safety.
So with building envelope, next slide, overall the exterior of the building is in relatively good condition with some issues some cracks, spalls on the concrete. Masonry is in good condition - some cracking. You can’t really see it on those
photos. If you go to the next slide. What we did with our envelope consultant is a couple exploratory test cuts and some
of these bump outs. So there’s reoccurring leakage happening in a lot of these which is leaving the mold growth, paint
chipping. So what we found was you could kind of see that black section in that opening right there was found to be
discontinuous in a couple of these bays which is kind of what we identified as the leakage plane.
Ben Youtz, designLAB Architects
So that was through all flashing that was intended to be continuous behind the masonry veneer and it is not. So any
water that gets through the brick hits this waterproofing membrane to the flashing and can get past the flashing because
it’s not continuous. So that was kind of the smoking gun if you will to some of the water infiltration issues that we see in
the building.
Andrew Shea, designLAB Architects
Fenestrations is a fancy word for just window openings. So most of these are original to the building. Most are singlepane steel construction which has been mentioned with thermal ridging is direct inside to outside with heat loss. The
entrance is newer. It does have thermally broken frames kind of the deal with insulation and doors and frames are mostly
original through the building.
Ben Youtz, designLAB Architects
I think just to pause and look at that upper right photo for a minute. I mean that’s sort of a wonderfully simple detail back
in the 70’s where the glass abuts the concrete and abuts the brick but it’s sort of fraught with issues in terms of how you
flash that and just the thermal properties of that. It’s very weak thermally. A lot of temperature change can be transmitted
through those surfaces and through the single-pane glass with the metal sashes. So that’s kind of in a nut shell
illustrating a lot of the challenges that we’re bringing to your attention.
Andrew Shea, designLAB Architects
Next slide. So the roof is in good condition. It’s approximately 10-15 years old. It was replaced in that time period. The
projected bay is what we were talking about with the leakage kind of have the fluid applied coating on them. Next slide.
So with kind of all these systems, most of them have passed their useful life. All the windows do need to be replaced.
Roofing is due for replacement in the near term just because it is starting to approach the end of its useful life. We’ll show
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some suggestions later in the presentation about adding a PV system which would require a new roof to go on it once
that’s on.
Next slide. The brick – the flashings would need to be repaired. This is kind of a typical condition around the entire
building. Cracks will need to be filled. Increasing the thermal performance of the building is a suggestion and if you go to
the next slide - over cladding which is the idea of adding the secondary façade over the existing which would you know
create a new thermal barrier for the building, address the leakage concerns.
Ben Youtz, designLAB Architects
Pause there for a minute as well. That’s kind of a big concept and it’s just that at this point. It’s a concept. It’s common
for the buildings of this vintage. It’s not that we’re necessarily recommending you should do this but it’s certainly
something if this project were to advance that you should consider. It’s basically as Andrew said, it’s putting a new
envelope over the existing envelope. It’s kind of wrapping the building in a blanket so to speak to really improve those
thermal conditions which can also change the building’s appearance. So that’s another part of this conversation because
architecturally, it has the potential depending on what system was selected and the details and all that to really alter the
appearance of the building which some may say is a good thing. Others may think differently but that’s part of the
equation.
Andrew Shea, designLAB Architects
If you could go back one slide. Same with the concrete. This idea of over cladding the concrete is continuous interior to
exterior so that would also apply. Without over cladding, repairs would need to be undertaken to cracking, spalling,
exposed rebar.
Next slide and next slide after that. Last section on this is building systems. If you go to the next slide, heating ventilation
and air-conditioning. Kind of all these systems are past their useful life except for the boilers which are relatively new but
most other systems are fairly operational or at the end of their life. Fire protection as we mentioned, this building does not
have a sprinkler system except in the boiler room and no stamp pipe system throughout.
Next slide. Most plumbing fixtures are original to the building and most of the piping is nearing the end of its’ useful life that kind of 60 year range. Electrical kind of the major component of this is most of the rooms do not have adequate
clearances which is a safety hazard for anyone working in there. And most of the switch gear is relatively old and would
need to be replaced.
Next slide. Lighting is mostly original to the building, except for the 2017 renovation on the lower level. Fire alarm
systems are past their useful life. Most of the library is covered with wireless access. Next slide. So basically with a lot of
these, most of these would need replacing - air handler units, electric systems, switching those to hot water systems for
energy efficiency, adding a sprinkler system throughout the building, and plumbing, upgrading all fixtures hand-in-hand
with rearranging the restrooms. Next slide. Electrical - same thing. Replacement, full lighting upgrades, and a new fire
alarm system throughout.
Ben Youtz, designLAB Architects
Okay. So I know that was a lot. It’s probably daunting to be thinking about to put all of that forward in such a short
amount of time. I think in a nutshell, the building at this age 50 years since it was built is sort of ripe for a significant
renovation and modernization effort. I’ll talk through a little bit more about a potential project timeline and what you all
might expect moving forward before we share any information on estimated costs.
So we’re sort of here. We just completed a building assessment and Jenn and her team just completed a strategic plan.
Those two efforts together can really start to establish the framework of a project. So moving forward, if you could click
forward one slide, these are the traditional design phases if you will. These are probably familiar to some of you. There’s
usually a programming and concept design phase followed by schematic, design, design development, and then
construction documents. We’re not to any of that yet. We’re just kind of identifying the needs and helping to establish the
framework for what could be a project. I’ll talk about more about what that framework is. And beyond that - one more
slide, there’s ample opportunity for community and stakeholder input along the way from all of you, from community
members, whoever may be interested in the effort. Then at each of those transitions from one design phase to the next,
from concept to schematic, schematic to design, there’ll be opportunities for cost estimating so that you can really tailor
the project to a budget and then vice versa. Beyond that of course, then you would get into construction timeframe on the
next slide.
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So looking forward again before we present any cost, I wanted to share a few slides of what you might expect. So in a
design processing moving forward, there’d be a series of workshops, a series of opportunities for engagement between a
design team - whether it’s us or some other team with the Library Trustees, with the Aldermen, with other city
stakeholders, with community members, and that’s a wonderful time because that’s when a lot of great ideas come to the
table and you can start to really hear from different folks and tailor a project to what’s available from the city and others in
terms of funding. During that process, I borrowed the slide from RFS but you’ll be considering all sorts of different things
from an energy use perspective, from a building system perspective. We’ve talked about a potential PV array that’s of
interest. Through that effort, you’ll be able to go through what we call a life cycle cost analysis and on the next slide, you’ll
be able to weigh these options. So you say okay if I invest x amount of dollars in a PV array, and this type of building
system, and maybe new glazing, and then improves the envelope. You’ll be able to weigh all of those against the cost
and the payback period of when you’ll be able to see your return on your investment. So that’s a couple of things to be
thinking about that are ahead of you as you start to think about a project.
Then on the next slide as you do that, you’ll be able to identify core, scope, and needs. We’ll be talking about what we
think are the core, scope, and needs at this stage of the project. Things that must be done. We know you need a new
HVAC system. We know we need to increase the restroom capacity but there may be other things that you want to
consider - the PV array, or maybe you want to take on a new program space, or you want to do something else - a new
entrance, a new stair. I’m not sure but there are all these other things that you’ll be considering along the way and you’ll
be able to tailor those to a cost estimate and be able to figure out really be able to tailor your scope to the available funds.
We call this “cost modeling” or a “kind of a menu of options” where you can kind of pick x, y, and z and tailor the scope to
it. So that’s what lies ahead.
So in terms of our recommended base improvements, much of this we just kind of talked through in terms of the needs
and recommendations but we broke these into a series of three buckets: building code, and life safety code
improvements, alongside accessibility, the ADA improvements. Then we talk about building improvements and building
system improvements. So there’s a lot there to kind of wrap your head around but certainly modernize existing building
systems, replace deficient masonry flashings that we talked about, install a new roof, replace all existing windows, replace
existing ceilings. There’s a lot there in terms of scope and I can answer more specific questions if we need to but then it’s
important to pair those on the next slide.
So we’ve got base scopes in the blue. That’s your construction cost estimate and then alongside that, we’ve applied a
multiplier to get a soft cost estimate. I want to bring that up because a lot of folks who perhaps aren’t familiar with this, I’m
not necessarily saying you all aren’t, but don’t think about that number. That number is often substantial. Sometimes it’s
in the 30 to 40% mark up of construction cost and that gets you to a total project cost. So everything in the soft cost
include escalation. We know we’re dealing with that a lot in the construction industry right now. We’ve projected costs
out to 2025 as a place to start. There’s moving and storage equipment. There’s professional fees to be considering and
all those things in that kind of pale orange color are what we have in the soft costs.
And then we will identify enhanced scope. So these are some of the sort of optional things, right. Like if you want to start
to consider things beyond the kind of core recommendations. You might consider new finishes throughout the library.
You might think about some of these arrival and circulation improvements I mentioned. Perhaps a new entrance, maybe
rethink the stair, you may think about a new rooftop PV array. So those are some enhanced scope options that we’ll talk
about and then even beyond that, there are some optional scope on the next line. It’s just sort of setting the framework.
There’s all of these components that you can start to piece together to establish the framework for a project.
So looking at the base of scope, everything you see in blue and everything that we talked through in terms of
recommended improvements, we are anticipating a construction cost of $12 to $14 million. Now that’s a big number and
we also recognize that’s a big range. Part of that reason which Keith can talk to you here in a moment is that there’s a lot
of unknowns. We don’t know what type of mechanical system is going in the building. We don’t know what type of
windows are going in the building or anything like that so that’s why we have that range because we don’t want to get too
pinned into a number without having gone through a design process.
And then we have the multiplied soft cost on top of that. So if you go to the next slide, the sort of base project cost, direct
construction cost plus soft cost, we’re anticipating a number somewhere between $16 and $19 million. Now if you click
forward and think about some of that enhanced scope, that’s not saying you have to take all of those things, you might
just pick some. You might not pick any but if you start to think about all the sort of the bigger picture ideas that I
mentioned at the beginning - new finishes throughout, new entrance sequence, new stair, new rooftop PV array, that
obviously brings the price tag up considerably to around a 23 to potentially even a $30 million project if all of those things
were taken. And then there’s optional scope beyond that as well on the next slide.
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But again as I said, like the idea here is not to say you need to do all this stuff. We do think this stuff in the base scope is
our recommendation of the core things that need to be strongly considered. The stuff in the enhanced scope and the
optional scope items, that’s stuff that would ultimately be discussed a lot more during a design process and with more
input from all of you and other city stakeholders.
So again just to include here, here’s the summary of recommended base improvements. Everything that’s in that $12 to
$14 million construction cost number that we showed on the previous slide. And that’s it. We did our best to stick to the
30 minutes not bad.
President Wilshire
Pretty good job.
Ben Youtz, designLAB Architects
I know that was a lot. I recognize that. We just threw a lot of information at you very quickly. Happy to answer any
questions. I know you all have a full agenda for the evening but if you have questions, feel free.
President Wilshire
Alderwoman Timmons?
Alderwoman Timmons
Thank you Madam President. I do have two questions if you don’t mind. One would it be cost effective just to rebuild a
whole library? Did you look at that cost?
Ben Youtz, designLAB Architects
I think Keith is probably best to answer that. Keith why don’t you introduce yourself.
Keith Kelly, Harvey Construction
Good evening Board members. My name is Keith Kelly. I’m here representing Harvey Construction. Great question.
After we got to the end of this exercise, I took the numbers that we had come up with. If you could go back just a couple
of slides so we can see the summary of what we’re talking about, one more. I went through and evaluated what those
costs were. So if you were to take even the total number at the high end of this project again that we don’t know what’s in
it, it’s all concept and ideas. We would be somewhere to the tune of a maximum of $500 a square foot in construction
costs. And to answer your question is pretty much no. You could not build this building for what it is, for what it stands
for, for that price. So that’s kind of what we took away from it as we were putting it all together is that if we were to look at
this building, a library of this size and stature and capacity at $500 a square foot would be a challenge and that’s at the
very high end of that. Obviously, all the numbers are less than that as you bring it down but that’s where we ended up.
President Wilshire
Follow up?
Alderwoman Timmons
Yes, thank you. In the renovation process, you never mentioned any type of security or safety. Would that be added in
the cost of the renovation as well?
Keith Kelly, Harvey Construction
I wouldn’t expect it to be. That would be captured within those systems, so those systems upgrades - electrical, fire
alarm, those components specific to a library function would be addressed in those system numbers.
President Wilshire
Alderman O’Brien?
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Alderman O’Brien
Yes, very simple question Madam President. The presentation we saw was very good but a lot of information. Is this
going to be supplied to the Clerk so that we can digest it at a later date?
President Wilshire
Yes.
Alderman O’Brien
Thank you.
President Wilshire
Alderman Klee?
Alderman Klee
Thank you very much Madam President. Just a quick question. I’ve often learned through construction that the moment
you start touching one thing you have to bring everything else up to code such as the ADA requirements and so on. So if
we didn’t do all of this, if we just said okay let’s just work on the roof, or the this, or the that, would we then be required to
upgrade all those other?
Ben Youtz, designLAB Architects
Yeah, that’s a very good question and we did think about that. It is a common challenge if you do approach a project in a
more kind of component base. Certainly if you were to substantially renovate a portion of the library, say - I’m just making
this up - but say the first floor children’s room. You’d have to make the entirety of that space accessible and all the
spaces that support it accessible. Whether or not you treat your full building upgrade from an accessibility perspective,
you’d have to do sort of the math associated with it. So you have to understand the assessed value of the building
compared to construction costs. There’s a ratio that if you go beyond a certain ratio of construction costs, then you would
have to modernize the entire building.
From our perspective when we say base scope here, we did look at like could you bite off smaller pieces and you could.
You could just replace the HVAC system but when you’re going in that much, we thought it was prudent to consider a full
building approach and full building accessibility is included in that base number.
Alderman Klee
More comment than question. I appreciate that answer because that’s one of the things I think we all get caught up in is
we want to take small bites and say let’s just do this and that. As we go along if we get to a certain point that triggers
those things if that could be flagged to let us know, you know what you guys just pushed us to the edge that we might as
well do the entire project rather than that. I’d appreciate that.
Ben Youtz, designLAB Architects
Absolutely. We can add more clarity to that in our final deliverable to Jenn and the library. But that’s very often
something that happens in the early design phases. Ultimately, you try to have that stuff figured out by schematic design
so that you don’t face a big change in scope and cost later in the design process.
Alderman Klee
Thank you.
President Wilshire
Any other questions? Alderman O’Brien.
Alderman O’Brien
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Yeah in your inspection of the building and everything, and we’re going to have a lot to discuss with this project, and
looking at it, and fine tune it and everything but one thing you didn’t mention - anything catastrophic structurally or
anything else like that, that may need our immediate attention?
Ben Youtz, designLAB Architects
Short answer is no. Structurally, the building is very sound. We did identify some areas where there’s felled concrete and
rebar. That stuff kind of looks worse than it actually is structurally. I mean it needs to be addressed so it’s protected but
there aren’t any major structural issues.
From a safety perspective, Andrew mentioned it. We do think there are some working hazards in the electrical rooms with
clearances just so people can go in there and service that equipment. It’s quite tight, quite congested so we do think that
should be high on the priority list to get that updated but nothing catastrophic no.
Alderman O’Brien
Fair answer. Thank you.
President Wilshire
Alderman Klee?
Alderman Klee
Thank you Madam President. Thank you for allowing me a second bite at this apple. One of the comments that I want to
make is that my Ward is across from this one and I get a lot of complaints. I’ve spoken to those at the library about it.
The façade - it needs cleaning, but we can’t clean it because the bricks are kind coming – I mean that’s something, in my
opinion, that would be something very important just at a minimum, something like that and that would probably need a
new façade and so on. More than just, I think, repointing. I think we’ve gotten past that point.
Ben Youtz, designLAB Architects
Yeah so that’s interesting. Jenn’s mentioned that to us that there’s been some past input from folks along the way that if
you were to power wash the building, some of the mortar is not strong enough and may deteriorate. That was not our
finding. We actually found the masonry - sorry we went through all this very quickly and didn’t touch on every bullet - but
the masonry, the veneer masonry, the brick, seems to be very sound. There is some step cracking that needs to be
addressed. It’s not a huge issue but it should be addressed to prevent further water inflation but there’s some localized
repointing but on a whole, we didn’t find that the entire building needs to be repointed. It does need a good bath. It needs
a good power washing. There’s a lot of organic growth. There’s a lot of just grime for lack of a better word on the building
that could be cleaned.
Alderman Klee
Thank you again.
President Wilshire
All set? Thank you very much. We appreciate your time. Oh I’m sorry, Alderman Dowd. Sorry.
Alderman Dowd
Thank you. Sometimes you get lost on Zoom. You mentioned a life cycle cost analysis. Have you done any analysis on
say like if you’re replacing the windows versus the savings in energy and what the payback periods are? Have you done
any of that?
Ben Youtz, designLAB Architects
The short answer is no. We have not but we recommend that as you move forward in this process that you look to do that
early in the design phases. There’s not enough information yet known to do that. But that would be something that
should be done early in a design process so you all can make informed decisions to evaluate exactly just what you said -
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insulating the roof, new windows versus over cladding, versus all electric energy use, versus gas and electric. Like all of
those things would be part of a pretty early discussion in a design process.
Alderman Dowd
Another would be the cost of replacing the roof versus putting solar on the roof and absorbing energy costs over time.
The other question I have that I should know the answer to but I don’t, I don’t have anything right here is, is this project on
the bonding plan?
President Wilshire
I don’t think it is.
Alderman Dowd
I don’t think it is. Yeah so there’s a lot of steps to go before we could get to a point where an actual cost number could be
considered. I do agree with a lot of your findings that there’s a lot of things that need some TLC. Question will be how do
we scope the project going forward? Thank you.
Ben Youtz, designLAB Architects
Absolutely.
President Wilshire
Anyone else? No one else on Zoom? Thank you gentlemen very much for being here tonight. We enjoyed your
presentation. We look forward to seeing the project move along.
Ben Youtz, designLAB Architects
You’re very welcome. Thank you. Our pleasure. If there are any other questions, feel free to reach out via Jenn.
President Wilshire
Thank you.
ADJOURNMENT

MOTION BY ALDERMAN O’BRIEN THAT THE OCTOBER 25, 2022, SPECIAL MEETING OF THE BOARD OF
ALDERMEN BE ADJOURNED, BY ROLL CALL
A viva voce roll call was taken which resulted as follows:
Yea:

Alderman O’Brien, Alderman Sullivan, Alderman Klee, Alderman Moran,
Alderman Jette, Alderman Clemons, Alderwoman Kelly, Alderman Comeau,
Alderman Dowd, Alderman Gouveia, Alderman Caron, Alderman Thibeault,
Alderwoman Timmons, Alderman Wilshire

Nay:

14
0

MOTION CARRIED
The meeting was declared adjourned at 7:44 p.m.
Attest: Daniel Healey, City Clerk
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TEAM
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LIBRARY EXPERIENCE

Providence Public Library, 1912

Schneider Center Renovation

Hyde Park Library

Providence Public Library, 1950’s

West Branch Library, Somerville

Carney Library, UMass Dartmouth

Boston Public Library - Master Plan

Homer Babbidge Library, UConn
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MID-CENTURY EXPERIENCE

Orange County Government Center, New York

Homer Babbidge Library, UConn

Claire T. Carney Library, UMass Dartmouth
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TECHNICAL KNOWLEDGE BASE
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EXPERIENCED PARTNERS

Providence Public Library, Dartmouth College

Shown: Norwich University, Plymouth State University

Shown: Harvard Public Library, Woburn Public Library
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EXPERIENCED PARTNERS

Boston Conservatory, Rubenstein Hall

Flynn Rec Center, 10 Post Oﬃce Square

Pﬁzer, Plymouth North High School

Houston Marriott
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EXPERIENCED PARTNERS

Peterborough Public Library
Cotton Mill Square

SNHU Learning Commons
St Joseph Hospital

St Paul's Student Center
Greater Nashua YMCA

Currier Museum of Art
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OVERALL SUMMARY

- Construction completed in 1971
- 60,000 SF Total Floor Area
- Cast-In-Place Concrete Construction
with Masonry Veneer
- Other than the 2008 Roof
Replacement and the Chandler
Memorial Wing in 2017 There Have
Been No Major Renovations
- Collection of 123,000 Items
- Serves 275,000 people per year (Pre
Pandemic)
- Circulates 429,000 Items Per Year
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PROJECT GOALS
- Complete Assessment of the Existing Building
- Service Areas
- Restrooms
- Staff Areas
- HVAC
- Electrical
- Plumbing
- Building Envelope
- Prepare Comprehensive Report
- Outline Existing Conditions
- Recommended Repairs/ Replacement or Renovations
- Assessment of the Most Urgent Needs
- Highlight Architecture + Programming Opportunities
- Provide Preventative Maintenance Recommendations
- Identify Potential Energy Conservation Improvements
- Estimated Cost Summary
- Presentation to the Library’s Board of Library Trustees
- Printed Report
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PROCESS: DOCUMENTATION
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PROCESS: SITE VISITS

6/28/22
MEPFP Site Visit

6/28/22
Envelope Site Visit

8/6/22
Code / ADA Site Visit

8/10/22
Exploratory Site Visit

8/30/22
Cost Site Visit
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PROCESS: WORK PLAN
May

June

July

August

September

October

Project Initiation

November

TODAY:
Trustees Presentation

-Data Collection
-Site Visits

Report Development
-Draft Report
-Preliminary Findings
-Final Draft Development

Conclusion
Cost Estimate

-Cost Estimation
-Final Presentations
-Completed Report
08/18
Preliminary
Findings

10/13
Trustees
Presentation

10/25
Final Report
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GENERAL OVERVIEW
- Building Is Now Over 50 Years Old
- Building Codes + Energy Codes Have Evolved Signiﬁcantly
- Does Not Perform Well Thermally
- Aside From The 2017 Renovation on the Lower Level And Roof
Replacement, There Have Been No Major Renovation, Since The
Building’s Completion
- Most Mechanical, Electrical, Plumbing And Fire Protection
Systems Are Past Their Useful Life.
- Multiple Building Code, Life Safety Code And Accessibility
Deﬁciencies Throughout The Building
- Building Envelope Is Generally Sound, But Requires Repair
And/Or Replacement Of Various Components
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OPPORTUNITIES
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OPPORTUNITIES: ARRIVAL SEQUENCE + FIRST IMPRESSIONS
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OPPORTUNITIES: ARRIVAL SEQUENCE + FIRST IMPRESSIONS
Entry Courtyard Concept Plans
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OPPORTUNITIES: FIRST IMPRESSIONS + WAYFINDING
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OPPORTUNITIES: FIRST IMPRESSIONS + WAYFINDING

Providence Public Library (Pre-Renovation)
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OPPORTUNITIES: FIRST IMPRESSIONS + WAYFINDING

Providence Public Library (Post Renovation)
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OPPORTUNITIES: REFRESHING LIBRARY PROGRAM SPACES

Collection + Stacks

Children's Area

Local History Room
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OPPORTUNITIES: RIVERWALK + VIEWS
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OPPORTUNITIES: RIVERWALK + VIEWS
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BUILDING CODE + ACCESSIBILITY
ADA
- Existing buildings must be modiﬁed to be accessible to the maximum extent possible
- When a renovation to a primary function area occurs, an accessible path of travel
must be provided unless the cost of providing the path of travel exceeds 20% of the
project cost. If the 20% Threshold is reached, the following features shall be provided
in order of importance
-An Accessible Entrance
-An Accessible route to altered area
-At least one accessible restroom for each sex
-Accessible Telephones
-Accessible Drinking Fountains
-All other accessible features.

NH STATE BUILDING CODE
- Any portion of a facility being altered shall comply to the maximum extent feasible
with the accessibility requirements. Existing Building code requires non compliant
accessibility items to be remedied based on scope of the anticipated project.
Generally only items within the project area are required to be made complaint.
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ACCESSIBILITY ISSUES
EXTERIOR
- Walking surfaces between the parking lot and front entrance are sloped
and not provided with handrails
- Walking surfaces from Court Street to the Front Entrance are sloped and
not provided with handrails
- Both Exterior stairs have non compliant handrails
- There are no accessible routes as an alternative to the exterior stairs
from the lower parking area
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ACCESSIBILITY ISSUES
INTERIOR
- Restrooms On The Main Level Are Not Accessible (Lack Of Wheelchair
Maneuvering Space)
- Restrooms On The Lower Level Are Either Not Accessible Or Are Mostly
Accessible But With A Lack Of Maneuvering Space At Doors
- Bookshelf Aisles Have 32” Of Clearance. 36” Is The Required Accessible
Route Width
- Stairways Have Non Compliant Handrails
- Stairs Are Constructed With Abrupt Nosings On Treads
- Kitchenettes And Employee Work Areas Are Not Provided With
Accessible Working Surfaces
- Lack Of Accessible Maneuvering Clearances At Multiple Locations In The
Employee Break Room Spaces
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LIFE SAFETY ISSUES
SUMMARY
- Building Is Not Provided With An Automatic Sprinkler System (Only In The
Basement Boiler Room)
- Building Is Not Provided With Automatic Smoke Detection
- North Stair:
- Enclosure Contains Non Rated Glass
- Discharges Inside Of The Building Instead Of The Exterior At The
Basement Level
- Contains A Door Opening Into The Electrical Room
- Contains Unprotected Penetrations Into The Enclosure
- Stairways Have Non-Compliant Handrails
- Manual Fire Alarm Pull Boxes Are Mounted In Non-Compliant Locations
- Building Lacks Exit Signs In Multiple Locations
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LIFE SAFETY + ACCESSIBILITY RECOMMENDATIONS
EXTERIOR
- Provide Complaint Handrails At All Sloped Walkways/Ramps
- Provide Accessible Route Into Building From Lower Parking Area

INTERIOR
- Reconﬁgure Restrooms To Provide Adequate ADA Clearances And Increased
Fixture Counts
- Address Code Deﬁciencies Within Stairwells (Treads and Railings)
- Reconﬁgure North Stair Discharge at the Basement Level
- Bookshelf Aisles Will Need To Be Located To Provide Adequate Clearances
- Address Accessibility Deﬁciencies Within Employee Work Areas
- Provide an Automatic Sprinkler System Throughout the Building
- Provide Adequate Exit Sign Coverage
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BUILDING ENVELOPE EXISTING CONDITIONS
CAST IN PLACE CONCRETE
- Cracks, Spalls And Delamination Observed In Various Locations, Typically
At Corners, Reveals And Control Joints.
- Depth Of Concrete Cover At Reinforcing Steel Is Less Than An Inch

BRICK MASONRY
- Brick Masonry Overall Is In Good Condition
- Vertical/Step Cracking Evident In Multiple Locations
- Masonry Discoloration Evident On Areas With Limited Sunlight
- No Drip Edges Leading To Runoff Directly On The Brick
- Active Leaks At Bump Outs - Typical Condition
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BUILDING ENVELOPE
EXPLORATORY INVESTIGATION
- Exploratory Openings (3 Total) Were Made In The Exterior
Facade To Verify Existing Conditions.
- Through Wall Flashings Were Found To Be Discontinuous
And Improperly Installed In 2 Of The 3 Openings Made.
- Defective Flashing Was Identiﬁed To Be The Primary Cause
Of Interior Water Leaks At The Bays.
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BUILDING ENVELOPE EXISTING CONDITIONS
FENESTRATIONS
- Fixed And Operable Steel Windows Original To The Buildings
Construction (Single Pane, Some Replaced With Double Pane)
- Many Of The Operable Windows Are No Longer Functional
- Recurring Leakage In Areas As Well As Frost Buildup In The
Winter.
- Newer Aluminum Storefront Entrances, Assumed To Be
Thermally Broken Frames With Insulated Glass. Entrance Is In
Good Condition Overall.
- Hollow Metal Doors And Frames With Sidelights At The East
And West Elevations.
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BUILDING ENVELOPE EXISTING CONDITIONS
ROOFING
- EPDM Membrane Covered With Stone Ballast
- Current Roof Is Approx 10-15 Years Old And Appears To Be In
Good Condition. However, Due To The Nature Of The Roof
System (Ballasted) A Detailed Survey Was Not Completed.
- Projected Bays:
- Concrete Slabs Are Waterproofed With Fluid Applied Coating
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BUILDING ENVELOPE REPAIR STRATEGIES
FENESTRATIONS
- Replace Existing Steel Windows And Doors Throughout The
Building
- Replace With New Thermally Broken Aluminum-Framed
Assemblies With Low-E Coated Double-Pane Glass.

ROOFING
- Existing Ballasted Roof Is Due For Replacement In The Near
Term.
- Existing Roof Will Need To Be Replaced If A PV System Is
Added
- In The Meantime, Existing Roof Should Be Inspected
Periodically To Verify That The System Is Not Compromised By
Moisture.
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BUILDING ENVELOPE REPAIR STRATEGIES
BRICK
- Repair/Replacement Of Flashings (2 Levels: Head + Sill) At Brick Bays.
- Remove And Replace Cracked Brick And Deteriorated Mortar At All
Locations
- Thoroughly Clean All Exposed Masonry Surfaces
- Increased Thermal Performance:
- Consider Insulated Overcladding Over Brick To Address Leakage And
Improve Building’s Thermal Performance.

CAST IN PLACE CONCRETE
- Repair Deteriorated Concrete At Various Locations
- Thoroughly Clean All Exposed Cast-In-Place Concrete Surfaces
- Increased Thermal Performance:
- Consider Insulated Overcladding Over Brick To Address Leakage
And Improve Building’s Thermal Performance.
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BUILDING ENVELOPE OVERCLADDING EXAMPLES
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MEPFP EXISTING CONDITIONS
HEATING, VENTILATION, AIR CONDITIONING
- Air Handlers Are Past Their Useful Life
- Pneumatic Control Systems
- HVAC Zoning Is Not Consistent With Current Industry Standard
- Systems Were Not Upgraded With The Lower Level Renovations
- Boiler Systems Are Relatively New
- Exterior Louvers Are Non Operational
- Variable Air Volume Systems Are Electric Reheat
- Electrical Baseboard And Unit Heaters Throughout

FIRE PROTECTION
- Building Does Not Have An Automatic Sprinkler System
- No Standpipe Systems In The Stairwells
- Automatic Sprinklers Added In The Boiler Room
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MEPFP EXISTING CONDITIONS
PLUMBING
- Water Heater And Circulation System Are In Fair Condition
Natural gas Services To Boiler
- Domestic Plumbing Fixtures Are Mostly Original And In Fair
Condition. Some Toilets Have Been Upgraded
- No Reported Issues With Sanitary And Storm Sewers
- Wall Mounted Drinking Fountains With Integral Chillers
- Piping (Domestic, Sanitary, Storm, Etc.) Is In Fair Condition

ELECTRICAL
- Main Electric Room Does Not Have Suﬃcient Working Clearances
- Electrical Closets Contain Piping With Clearance Issues
- Main Switchboard Is In Fair Condition But Past Useful Life
- Panelboards Missing Labels, Arc Flash Hazard Labels
- Panel HPL Missing Breaker Cover And Has An Exposed Bus
- Panel PP-M2 Cover Cannot Close
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MEPFP EXISTING CONDITIONS
LIGHTING
- All Fixtures Fluorescent Except For The 2017 Renovation (LED)
- Lighting Circuitry Embedded In The Ceilings
- Exposed Surface Mounted Conduit Within 2017 Renovation Spaces
- Insuﬃcient Emergency Lighting

FIRE ALARM
- 4002 Simplex Panel Is Past It’s Useful Life
- Smoke And Heat Detectors Are Original And Obsolete. These Fail When Tested
- Lack Of Notiﬁcation Devices
- Building Requires Full Fire Alarm Initiating Device Coverage
- No Elevator Recall Smoke Detectors

IT/ TELEDATA
- Copper Wire Telephone System
- Public Spaces Contain Wireless Hubs
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MEPFP PROPOSED UPGRADES
HEATING, VENTILATION, AIR CONDITIONING
- Replace Existing Air Handling Units
- Provide New Distribution, Zoning And Temperature Control
- Replace Pneumatic Controls With Automated Digital Controls
- Replace Electrical Baseboard And Unit Heaters With Hot Water
- Replace Existing Exterior Louvers And Grills

FIRE PROTECTION
- Add Fire Protection (Sprinkler)
- New Fire Protection Water Service

PLUMBING
- Upgrade/Replace Existing Fixtures
- New Domestic, Sanitary and Storm Water Piping
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MEPFP PROPOSED UPGRADES
ELECTRICAL
- Replace Switchgear With Proper Clearances.
- Provide Proper Clearances for Distribution Panels in Electrical Rooms
- Arc Flash Study

LIGHTING
- Full Lighting Upgrade (LED) + Controls

FIRE ALARM
- Provide a Fully Addressable Fire Alarm Panel
- New Notiﬁcation Devices
- New Initiating Devices
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TYPICAL PROJECT PROCESS
ENGAGEMENT
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TYPICAL PROJECT PROCESS
KEY CONSIDERATIONS
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TYPICAL PROJECT PROCESS
ASSESS OPTIONS
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TYPICAL PROJECT PROCESS
COST MODELLING

$$$

$$

Optional Scope Categories:
Site + Landscape
Interior + Program

$

Envelope + Sustainability

Core Scope + Priorities:
Base Building Program,
Systems + Site Strategy

Option A

Option B

Option C
60

SUMMARY OF RECOMMENDED BASE IMPROVEMENTS

Building/Life Safety Code + ADA
- Address Non-Compliant Hand +
Guardrails Throughout Building +
Landscape
- Replace All Door Hardware
- Address Egress Stair Deﬁciencies
- Expand Restrooms to Address
Building Code + ADA Deﬁciencies
- Install New Exit Signs
- Install New Sprinkler + Smoke
Detection Systems
- Address ADA Maneuverability
Deﬁciencies Throughout Building

Building Envelope

Building Systems

- Replace Deﬁcient Masonry
Flashings
- Repair Deteriorated Brick Masonry
and Cast-In-Place Concrete at Select
Locations
- Install New Roof
- Replace All Existing Windows +
Doors
- Replace All Existing Sealants

- Replace Existing Equipment (AHU’s)
- Improve Existing Distribution +
Zoning
- Replace Waste and Sanitary Piping
- Replace Elec. Baseboard + Unit
Heaters with Hot Water
- Replace HVAC Controls
- Provide New Utility Services
- (Sprinkler + Electrical)
- Upgrade Electrical Panel/
Clearances
- Upgrade All Lighting (LED) +
Controls
- New Sprinkler System
- New Fire Alarm System
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BASE SCOPE
CODE + LIFE SAFETY:
- New Door Hardware
- Replace Stair Handrails and
Guardrails
- ADA Compliance
- New Fire Alarm
BUILDING ENVELOPE:
- Repair Leaks
- Complete Window
Replacement
- Complete Sealant
Replacement
- Exterior Cleaning
- Roof Replacement
BUILDING SYSTEMS:
- Updated HVAC Distribution &
Controls
- Fully Electric Building
- Restroom Fixture Upgrades
- New Fire Alarm System
- New Sprinkler System
- Arc Flash Study

(Construction Costs)

SOFT COSTS
- Escalation to 2025
- Moving & Storage Expenses
- Fixtures, Furnishings &
Equipment
- Owner's Project
Management (OPM)
Professional Services
- Architectural & Engineering
Professional Services
- Construction Utility Services
- Building Commissioning
- Hazardous Material
Assessment & Disposal
- Permitting, Legal, Bonding
- Construction Material
Testing
- Site Survey
- Geotechnical Services
- Owner's Contingency

(Soft Costs: 30-40% )

Total
Project Cost
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BASE SCOPE
CODE + LIFE SAFETY:
- New Door Hardware
- Replace Stair Handrails and
Guardrails
- ADA Compliance
- New Fire Alarm
BUILDING ENVELOPE:
- Repair Leaks
- Complete Window
Replacement
- Complete Sealant
Replacement
- Exterior Cleaning
- Roof Replacement
BUILDING SYSTEMS:
- Updated HVAC Distribution &
Controls
- Fully Electric Building
- Restroom Fixture Upgrades
- New Fire Alarm System
- New Sprinkler System
- Arc Flash Study

SOFT COSTS
- Escalation to 2025
- Moving & Storage Expenses
- Fixtures, Furnishings &
Equipment
- Owner's Project
Management (OPM)
Professional Services
- Architectural & Engineering
Professional Services
- Construction Utility Services
- Building Commissioning
- Hazardous Material
Assessment & Disposal
- Permitting, Legal, Bonding
- Construction Material
Testing
- Site Survey
- Geotechnical Services
- Owner's Contingency

ENHANCED SCOPE
NEW FINISHES:
- Flooring, Paint, Ceilings &
Millwork

ARRIVAL + CIRCULATION
IMPROVEMENTS:
- New Entrance
- New Interior Stair

NEW ROOFTOP PV ARRAY:
- Supporting Electrical
Equipment
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BASE SCOPE
CODE + LIFE SAFETY:
- New Door Hardware
- Replace Stair Handrails and
Guardrails
- ADA Compliance
- New Fire Alarm
BUILDING ENVELOPE:
- Repair Leaks
- Complete Window
Replacement
- Complete Sealant
Replacement
- Exterior Cleaning
- Roof Replacement
BUILDING SYSTEMS:
- Updated HVAC Distribution &
Controls
- Fully Electric Building
- Restroom Fixture Upgrades
- New Fire Alarm System
- New Sprinkler System
- Arc Flash Study

SOFT COSTS
- Escalation to 2025
- Moving & Storage Expenses
- Fixtures, Furnishings &
Equipment
- Owner's Project
Management (OPM)
Professional Services
- Architectural & Engineering
Professional Services
- Construction Utility Services
- Building Commissioning
- Hazardous Material
Assessment & Disposal
- Permitting, Legal, Bonding
- Construction Material
Testing
- Site Survey
- Geotechnical Services
- Owner's Contingency

ENHANCED SCOPE

OPTIONAL SCOPE

NEW FINISHES:
- Flooring, Paint, Ceilings &
Millwork

IMPROVED LIBRARY PROGRAM
SPACES + AMENITIES

ARRIVAL + CIRCULATION
IMPROVEMENTS:
- New Entrance
- New Interior Stair

RIVERFRONT LANDSCAPE
IMPROVEMENTS

NEW ROOFTOP PV ARRAY:
- Supporting Electrical
Equipment

OVERCLADDING
- Supporting Electrical
Equipment
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BASE SCOPE
CODE + LIFE SAFETY:
- New Door Hardware
- Replace Stair Handrails and
Guardrails
- ADA Compliance
- New Fire Alarm
BUILDING ENVELOPE:
- Repair Leaks
- Complete Window
Replacement
- Complete Sealant
Replacement
- Exterior Cleaning
- Roof Replacement
BUILDING SYSTEMS:
- Updated HVAC Distribution &
Controls
- Fully Electric Building
- Restroom Fixture Upgrades
- New Fire Alarm System
- New Sprinkler System
- Arc Flash Study

$12 - $14 Million
(Construction Costs)

SOFT COSTS
- Escalation to 2025
- Moving & Storage Expenses
- Fixtures, Furnishings &
Equipment
- Owner's Project
Management (OPM)
Professional Services
- Architectural & Engineering
Professional Services
- Construction Utility Services
- Building Commissioning
- Hazardous Material
Assessment & Disposal
- Permitting, Legal, Bonding
- Construction Material
Testing
- Site Survey
- Geotechnical Services
- Owner's Contingency

$4.2 -4.9 Million
(Soft Costs: 30-40% )
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BASE SCOPE

SOFT COSTS

CODE + LIFE SAFETY:
- New Door Hardware
- Replace Stair Handrails and
Guardrails
- ADA Compliance
- New Fire Alarm
BUILDING ENVELOPE:
- Repair Leaks
- Complete Window
Replacement
- Complete Sealant
Replacement
- Exterior Cleaning
- Roof Replacement
BUILDING SYSTEMS:
- Updated HVAC Distribution &
Controls
- Fully Electric Building
- Restroom Fixture Upgrades
- New Fire Alarm System
- New Sprinkler System
- Arc Flash Study

$12 - $14 Million
(Construction Costs)

Total ‘Base’
Project Cost

- Escalation to 2025
- Moving & Storage Expenses
- Fixtures, Furnishings &
Equipment
- Owner's Project
Management (OPM)
Professional Services
- Architectural & Engineering
Professional Services
- Construction Utility Services
- Building Commissioning
- Hazardous Material
Assessment & Disposal
- Permitting, Legal, Bonding
- Construction Material
Testing
- Site Survey
- Geotechnical Services
- Owner's Contingency

$4.2 -4.9 Million
(Soft Costs: 30-40% )

$16.2 - $18.9 Million
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BASE SCOPE

SOFT COSTS

CODE + LIFE SAFETY:
- New Door Hardware
- Replace Stair Handrails and
Guardrails
- ADA Compliance
- New Fire Alarm
BUILDING ENVELOPE:
- Repair Leaks
- Complete Window
Replacement
- Complete Sealant
Replacement
- Exterior Cleaning
- Roof Replacement
BUILDING SYSTEMS:
- Updated HVAC Distribution &
Controls
- Fully Electric Building
- Restroom Fixture Upgrades
- New Fire Alarm System
- New Sprinkler System
- Arc Flash Study

$12 - $14 Million
(Construction Costs)

Total ‘Base’
Project Cost

- Escalation to 2025
- Moving & Storage Expenses
- Fixtures, Furnishings &
Equipment
- Owner's Project
Management (OPM)
Professional Services
- Architectural & Engineering
Professional Services
- Construction Utility Services
- Building Commissioning
- Hazardous Material
Assessment & Disposal
- Permitting, Legal, Bonding
- Construction Material
Testing
- Site Survey
- Geotechnical Services
- Owner's Contingency

$4.2 -4.9 Million
(Soft Costs: 30-40% )

$16.2 - $18.9 Million

Total ‘Base
+ Enhanced’
Project Cost

ENHANCED SCOPE
NEW FINISHES:
- Flooring, Paint, Ceilings &
Millwork

$ 2 - 2.5 Million
$ 1 - 1.6 Million
$ 3 - 4.1 Million
ARRIVAL + CIRCULATION
IMPROVEMENTS:
- New Entrance
- New Interior Stair

$ 1.5 - 3 Million
$ 0.5 - 1.1 Million
$ 2 - 4.1 Million
NEW ROOFTOP PV ARRAY:
- Supporting Electrical
Equipment

$ 1.5 - 2 Million
$ 0.5 - 0.7 Million
$ 2 - 2.7 Million

$23.2 - $29.8 Million
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BASE SCOPE

SOFT COSTS

CODE + LIFE SAFETY:
- New Door Hardware
- Replace Stair Handrails and
Guardrails
- ADA Compliance
- New Fire Alarm
BUILDING ENVELOPE:
- Repair Leaks
- Complete Window
Replacement
- Complete Sealant
Replacement
- Exterior Cleaning
- Roof Replacement
BUILDING SYSTEMS:
- Updated HVAC Distribution &
Controls
- Fully Electric Building
- Restroom Fixture Upgrades
- New Fire Alarm System
- New Sprinkler System
- Arc Flash Study

$12 - $14 Million
(Construction Costs)

Total ‘Base’
Project Cost

- Escalation to 2025
- Moving & Storage Expenses
- Fixtures, Furnishings &
Equipment
- Owner's Project
Management (OPM)
Professional Services
- Architectural & Engineering
Professional Services
- Construction Utility Services
- Building Commissioning
- Hazardous Material
Assessment & Disposal
- Permitting, Legal, Bonding
- Construction Material
Testing
- Site Survey
- Geotechnical Services
- Owner's Contingency

$4.2 -4.9 Million
(Soft Costs: 30-40% )

$16.2 - $18.9 Million

Total ‘Base
+ Enhanced’
Project Cost

ENHANCED SCOPE
NEW FINISHES:
- Flooring, Paint, Ceilings &
Millwork

$ 2 - 2.5 Million
$ 1 - 1.6 Million
$ 3 - 4.1 Million
ARRIVAL + CIRCULATION
IMPROVEMENTS:
- New Entrance
- New Interior Stair

OPTIONAL SCOPE
IMPROVED LIBRARY PROGRAM
SPACES + AMENITIES

$1 - $2 Million

RIVERFRONT LANDSCAPE
IMPROVEMENTS

$250,000 - $ 1 Million

$ 1.5 - 3 Million
$ 0.5 - 1.1 Million
$ 2 - 4.1 Million
OVERCLADDING
NEW ROOFTOP PV ARRAY:
- Supporting Electrical
Equipment

$1 - $1.5 Million

$ 1.5 - 2 Million
$ 0.5 - 0.7 Million
$ 2 - 2.7 Million

$23.2 - $29.8 Million
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SUMMARY OF RECOMMENDED BASE IMPROVEMENTS

Building/Life Safety Code + ADA
- Address Non-Compliant Hand +
Guardrails Throughout Building +
Landscape
- Replace All Door Hardware
- Address Egress Stair Deﬁciencies
- Expand Restrooms to Address
Building Code + ADA Deﬁciencies
- Install New Exit Signs
- Install New Sprinkler + Smoke
Detection Systems
- Address ADA Maneuverability
Deﬁciencies Throughout Building

Building Envelope

Building Systems

- Replace Deﬁcient Masonry
Flashings
- Repair Deteriorated Brick Masonry
and Cast-In-Place Concrete at Select
Locations
- Install New Roof
- Replace All Existing Windows +
Doors
- Replace All Existing Sealants

- Replace Existing Equipment (AHU’s)
- Improve Existing Distribution +
Zoning
- Replace Waste and Sanitary Piping
- Replace Elec. Baseboard + Unit
Heaters with Hot Water
- Replace HVAC Controls
- Provide New Utility Services
- (Sprinkler + Electrical)
- Upgrade Electrical Panel/
Clearances
- Upgrade All Lighting (LED) +
Controls
- New Sprinkler System
- New Fire Alarm System
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Introduction:
-Summary of Existing Building
- Overview of Project Goals
- Team
- Process and Schedule
Assessment + Needs Summary:
- General Overview
- Architecture
- Building Code + Accessibility
- Building Envelope
- Building Systems (MEPFP)
Vision + Cost Estimate:
- Project Timeline
- Scope Distribution
- Cost Estimate
Q+A
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Q+A
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APPENDICES
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