August 31, 2018
Ron Collins
Building and Facilities Manager
Town of Orleans
19 School Road
Orleans, MA 02653
Tel:
Fax:
Email:

(508) 240-3700 x354
(508) 240-3388
rcollins@town.orleans.ma.us

PROJ:
Re:

10 Skaket Corner Letter of Opinion
Cape Cod Five Cents Savings Back 19 West Road, Orleans, Ma

CBI Project No.: CB181240
Dear Ron:
In accordance with our project approach and project schedule, CBI Consulting LLC (CBI)
has prepared the following Letter of Opinion regarding the proposed purchase by the Town of
Orleans of Cape Cod Five Cents Savings Bank Operations Center located adjacent to the 10
Skaket Corner Plaza, at 19 West Road.
CBI and our consultants have reviewed documents provided by the Town or Orleans and
reviewed the site during a limited access walkthrough of the existing building and property
occupied by the current Owner, Cape Cod Five Cents Savings Back Operations Center
located at 19 West Road, Orleans Massachusetts. CBI has prepared this Letter of Opinion
regarding the suitability of converting the bank operations facility to an affordable housing
development. Based on the document review and limited walk through CBI’s opinion is that
the property is suitable for converting the property from a business use group to a residential
use group.
We hope that the results of this limited review provide information that is useful to the Town
of Orleans regarding the purchase of the existing building for the development of the property
to affordable housing units for the Town of Orleans.
Very truly yours,
CBI Consulting LLC

Andrea M. Willett, A.I.A LEED AP BD+C
Project Architect
awillett@cbiconsultingllc.com
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Attachments:
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c.
d.
e.
f.
g.
h.
i.
j.
k.

Town of Orleans Fiscal Year 2019 Preliminary for Cape Cod Five SVGS BK Parcel 40-5-0 and GIS Map.
Town of Orleans Fiscal Year 2019 Preliminary for Cape Cod Five SVGS BK Parcel 40-6-0 and GIS Map.
Plan of Land Cape Cad Five Cents Savings Bank February 23, 1998 for #19 West Road 2 story Office Building.
As Built Set Cape Cod 5 Main Office Project February 10, 1999.
Furniture Plans Set Cape Cod 5 Main Office Project February 10, 1999.
Design Drawings E1, E2, H1, H4, SP1, October 1, 1998.
Cape Cod Commission Decision Project# TR98019.
Cape Cod Commission Decision Project# TR98019 minor modification.
Town of Orleans Site Plan Review Committee Notice of Decision
Town of Orleans Cape Cod Five Operations Center As-Built Cards Septic March 5, 2001.
Gross Floor Area by Analysis Brown, Lindquist Fenuccio & Raber Architects, Inc. August 22, 2011.
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I.

TASK:

CBI Consulting LLC (CBI) was engaged by the Town of Orleans to undertake a review of the
Cape Code Five Savings Back Operations Center and submit a letter of opinion regarding the
viability of changing the building use from a Use Group B, Business to a Use Group
Residential, R-2, residential apartments. The Town is considering one-bedroom units which,
for the purpose of this study, would consist of a living, dining, and kitchen open space, one
bathroom, one bedroom and storage, linen and bedroom closets. For the purpose of the review
CBI considered the apartment building may consist of less than thirty units at an estimated 750
square feet per unit, common areas such as stair, hallways, and elevator and mail and delivery
area.
The primary existing conditions elements that were identified as of primary interest to
developing the property for affordable housing residential use, were the existing building
structural grid, the structure of the roof, the overall condition of the building, and the
restrictions that were established by the findings of the Conservation Commission regarding
open space.
II.

METHODOLOGY:

The methodology that CBI implemented during the review included the following activities:
1. The existing conditions building and grounds were visually reviewed by a CBI architect
and structural engineer, BLW Engineers Inc. (BLW) mechanical and electrical engineer,
and Code Red, a code consultant on Tuesday August 21, 2018. The team gathered
photographic documentation, a visual inspection of selective visually exposed structural
elements was conducted and a visual assessment of the building envelope such as windows,
doors, and cladding, as well as room type and configurations, existing mechanical,
plumbing, and electrical, fire alarm and fire suppression, and outdoor spaces such as
existing parking areas, existing patios and existing outdoor equipment.
2. Materials available for review, as provided by the Town of Orleans.
a. Town of Orleans Fiscal Year 2019 Preliminary for Cape Cod Five SVGS BK Parcel
40-5-0 and GIS Map.
b. Town of Orleans Fiscal Year 2019 Preliminary for Cape Cod Five SVGS BK Parcel
40-6-0 and GIS Map.
c. Plan of Land Cape Cad Five Cents Savings Bank February 23, 1998 for #19 West Road
2 story Office Building.
d. As Built Set Cape Cod 5 Main Office Project February 10, 1999.
e. Furniture Plans Set Cape Cod 5 Main Office Project February 10, 1999.
f.

Design Drawings E1, E2, H1, H4, SP1, October 1, 1998.

g. Cape Cod Commission Decision Project# TR98019.
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h. Cape Cod Commission Decision Project# TR98019 minor modification.
i.

Town of Orleans Site Plan Review Committee Notice of Decision

j.

Town of Orleans Cape Cod Five Operations Center As-Built Cards Septic March 5,
2001.

k. Gross Floor Area by Analysis Brown, Lindquist Fenuccio & Raber Architects, Inc.
August 22, 2011.
3. CBI examined the existing building floor plans for possible layout of 750 square foot onebedroom residential units to develop possible unit count and determined at a twenty-nine
one-bedroom layout is supported by the building configuration.
III.

OPINION:

Grounds:
The existing building and grounds appear to be in very good condition. The landscaping and
vegetation are mature and well groomed. The parking asphalt parking areas and driveways are
serviceable. The grounds consists of 138 parking spaces, asphalt driveways, open space and
landscaping.
Building Envelope:
The roof asphalt shingles appear to be in good condition, however, the roof is twenty years old
and towards the end of acceptable service. The flat roof is constructed of structural members
that slope to drain towards internal roof drains and parapet walls that are approximately 7’-0”
high. The concrete roof deck is insulated above and the flat roof and parapet are covered with
EPDM. Some EPDM parapet walls are covered with tongue and groove panel boards over the
EPDM. There is some limited ponding at the EPDM roof, overall the ponding is minimal.
Through hip roof overflow scuppers are in place and appear to connect to existing gutters
around the hip roof soffits and to downspouts. The downspouts are connected to perimeter
drains and in some cases, to graveled areas at the building edge in others. The face brick siding
and wood paneling and siding are painted and appear to have been maintained during the
lifetime of the materials. The vinyl double-hung windows operate smoothly, are clean and
intact, and there is no sign of leaking at the interior or exterior finishes. The screens and glass
are in good condition and it appears the insulated seals are still intact.
Building Layout:
The building is twenty years old and consists of two stories above grade and basement level
existing structure to which a large two story and basement level addition was added in 1998.
The basement level consists of a walkout at grade at the north and west side of the building.
The first floor consists of a walkout at grade at the south and east elevations. The roof consists
of a flat roof within the sloped hip roof of the building, a waterproofed seven foot high parapet
with through roof scuppers and flat roof drains through the building.
Upon review of the plans it appears that the floorplan is suitable for a double loaded corridor
configuration with an egress staircase at each end of the double loaded corridor. The basement
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has the potential for five (5) one (1) bedroom walk out units and the first and second floor has
the potential for twelve (12) one bedroom units designed around a double loaded corridor at
each floor of the two floor levels.
Building Code:
The existing building is 38,841 square feet. The existing building is Use Group B, Business.
The Type of Construction if 5B (Unprotected). The rated assemblies, per the as-built drawings
consists of one hour non-bearing shaft walls, two hour non-bearing walls, one hour column
assemblies, two hour beam assemblies, and one hour nonbearing wall assemblies. The floor
assemblies are one and two hour assemblies. The existing atrium has draftstop soffits and
sprinkler protection curtains. The building is fully sprinklered. To convert the building to Use
Group R-2 residential the Type 5B is applicable per the 2015 International Building Code. The
future design team for the affordable apartment project is responsible for existing building
assessments and building code compliance based on the apartment building design. The current
code compliance for the business use group does not impede a conversion to R-2 residential
use.
Cape Cod Commission:
The Cape Cod Commission (CCC) policy does not oversee proposed affordable housing
developments with a unit count of less than thirty and therefor does not fall under the
Jurisdiction of the Cape Cod Commission for a change of use from commercial to residential.
Restrictions that are referred to in the Cape Cod Commission Decision Project# TR98019 for
the addition design reviewed in 1998 by the CCC for this property do have restrictions on use
of 1.75 acres out of the 3.483 available acres of land to be reserved for open space for example.
Future activities within this area shall be governed by the terms of the deed restriction stating
that the land is to serve as open space to serve as a landscape buffer. However the Cape Cod
Commission supports the development of affordable housing and open to discussions regarding
restrictions and changed use of the property.
Conclusion
In conclusion it appears that the existing building and grounds has substantial potential for the
conversion of use of the property from business to residential, specifically affordable
apartments. Architectural, structural, mechanical and electrical components will be subject to
redesign to support the new use, however redesign, including building code analysis, zoning
relief and other Town of Orleans approval processes will depend on the developers proposed
solution to the design problem. Permitting for such a project will not be out of the ordinary for
what is typical of permitting in Towns and Cities in Massachusetts. Thus it appears that the
purchase of the property by the Town of Orleans will provide a viable opportunity for the
development of affordable housing.
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Description

1.

The original entry faces
southeast and is at grade at
the first floor. The entry is
from the original building
dated from 1978.
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2.

The basement level consists
of an entry lobby, utility
rooms, the IT Department,
Sales Department, and a
common lunch room, is at a
walkout elevation but at
limited areas of the building
perimeter.

3.

The existing grade at the
side elevations of the
building could be excavated
away from the building to
allow for walkout patios
designed to increase
sunlight and natural
ventilation into apartments
units.
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4.

The existing building
envelope materials are in
very good condition; no
peeling paint, rotting
boards, or mildew is
visible. The windows and
screens appear to be in
good condition and operate
smoothly from the interior.
The exterior doors are in
good condition.

5.

There are approximately
138 parking spaces for the
existing Operations Center.
A conversion to twentynine (29) one-bedroom
apartments would create
need for 43.5 parking
spaces. Decommissioned
parking spaces could be
used for reclaimed open
space for drainage and
future septic design.
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6.

Existing green space is
designated for future site
management. This area of
the site is land identified as
Parcel 40-5-0, owned by
Cape Cod Five Cents
Savings, and is included in
the overall site.

7.

Common areas, stairs, and
elevators are in good
condition. The reuse of
common areas and vertical
access such as stairs and
elevators will be subject to
design layout for residential
use.
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8.

Egress stair widths are
compliant for commercial
multi-family code. Finishes
may be updated.
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9.

Existing open spaces may
provide additional floor
area for one-bedroom unit
design and/or common
areas.

10.

Existing commercial
materials will be removed
and disposed of to convert
commercial space to
residential space.
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11.

Existing business office and
lunchroom finish materials
may be removed and
disposed of to make way
for residential unit and
common space buildout.

12.

The existing roof is a
flexible space for rooftop
units for common areas and
residential units depending
of future design. Structural
design may be needed to
support new rooftop
equipment. Outdoor areas
at ground level around the
building is available for
heating and cooling
equipment for future use.
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13.

AMW/hld
CB181240 PI001 Architectural

Existing basement utility
space is ample and may
provide room for central
HVAC systems, trash
rooms, recycling facilities,
and other utilities and space
needs.

STRUCTURAL OPINION:
DATE:

August 31, 2018

On Tuesday, August 21, 2018, CBI Consulting, LLC (CBI), a Vidaris company, visited the
site to perform a preliminary visual survey of existing structural conditions. The purpose of
the survey was to determine the general framing layout of the building and locate areas of
structural concern. CBI used photography and took measurements to document the structural
system of the building to the extent possible given the limited nature of our visual review.
It is CBI’s understanding that the original portion of the building was constructed in 1978.
Approximately twenty years later, an addition to the building was made, doubling the
building’s size for office space, and incorporating in a new elevator. The original building
design drawings were not available, and contractor assistance was not provided during CBI’s
site visit. As a result, the structural survey reflects existing conditions readily accessible and
visible during CBI’s visit, as well as the structural components shown on the 1998 Addition
as built drawings. CBI gained access to the roof and floor framing where drop down ceiling
tiles could be removed. At certain locations, primarily on the first floor of the original
building construction, there were plaster ceilings, or the main structural steel members were
encased in gypsum, most likely for fire protection reasons, inhibiting CBI’s review of said
members and framing.
It appears from visual observation that the existing framing is in acceptable condition overall.
The roof of the building is primarily a flat roof, with an approximately 30-degree slope
triangular shaped parapet approximately, 7-feet in height, around the perimeter of the roof to
give the building the aesthetic of having a hip roof. The parapet is fully enclosed with an
asphalt shingle roof system on the sloped portion and cladding on the vertical side, creating a
bathtub per say in the field of the roof. Within the field of the roof, there are approximately
twenty six (26) roof top units (RTU’s) of various size and weight. In addition to the high
parapet, there is the potential concern for drifting snow. The roof system consists of 1½” - 22gauge roof deck, supported by open web steel truss joists, connected to W-shape steel beam
framing in three (3) bays. Overall the steel members reviewed appeared to be in good
condition, and the majority of the roof opening appeared to be structural steel. During the
representative review, CBI did observe openings in the roof that were not framed out, and
may require additional structural augmentation at isolated locations. If future RTU’s are to be
added, CBI recommends placing them on the ground to prevent any further loading on the
existing roof structure.
The second and third floor framing have similar construction and are currently used as office
spaces. At the addition portion of the building, the floors are constructed with 2½” concrete
on a 2” deep 20-gauge composite deck reinforced with welded wire fabric. The decks are
supported by W-shape steel joist, beams, and columns. Based on the as built drawings for the
addition, the first and second floors were designed to carry a 100psf live load. The original
portion of the building appears to have a concrete composite deck but could not be confirmed
in the field based on the visual evaluation. The steel frame supporting the floor construction
is like the roof, supported by open web steel joists, wide flange steel beams, and steel I-
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shaped columns. Design loads were not provided for the original building and according to
the second of edition of the Massachusetts State Building Code, in effect around the time of
the building’s original construction, office spaces were to be designed for a 50 psf live, 100
psf in the lobbies and first floor, and 80 psf for all other corridors above the first floor. Based
on the 2015 International Building Code (IBC), the minimum required uniformly distributed
live loads for multifamily dwellings is 40 psf for private rooms and corridors serving them,
and 100 psf for public rooms and corridors serving them. Based on the limited information
available, it appears the current structural framing is generally sufficient to carry the required
loads for multi family dwellings. CBI does recommend that all common spaces/public rooms
be located on the first floor. CBI was unable to review the main structural steel framing
members in the original building, including beams and columns, on the first floor since all
members were encased in gypsum.
The first floor/foundation plan in the addition portion of the building consists of a 4” concrete
slab on grade with a 1’-0” thick, full height, concrete foundation wall around the perimeter of
the building. Based on the limited information provided in the addition drawings, it appears
the original building is constructed of a concrete slab on grade with unknown thickness, and a
1’-4” wide, full height concrete foundation wall around the perimeter. The existing concrete
foundation wall was kept in place between the original building and the addition, with a
doorway opening made in the corridor to provide access between buildings on the first floor.
A further structural analysis would be required in order to provide information on expanding
the size of the opening or making new openings in the concrete foundation wall.
Although CBI was able to make assumptions regarding the structural configuration of the
structural framing, these conclusions are limited to the conditions that were readily accessible
during our visit without contractor assistance, or original drawings in certain locations. In the
next phase of exploration, CBI will require contractor assistance to remove finishes at
key locations so that a more general, more accurate understanding of the building’s
structure is possible. CBI also recommends that a further structural analysis of the
building be performed based on the Towns desired occupancy use of each floor plan
configuration, and plans for the MEP and HVAC.
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Union School – Renovations and Accessibility Upgrades
Photo Index
CBI Job No.: 16182
January 27, 2017
Photo No.

Description

01

Photo of roof from the roof
access hatch facing east.

02

Photo of roof from the roof
access hatch facing
northwest.
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03

Photo showing one of roof
openings that did not
appear to be framed out
with any structural
members.

04

Photo showing the open
web steel joists and steel
beams supporting the roof
system above in the original
building.

05

Photo of the second-floor
structural framing in the
original building where the
open web joists abuts one
of the wide flange steel
beams.
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05

Photo of the structural steel
members on the second
floor framing encased in
gypsum

BLW Engineers, Inc.

10 Skaket Corner
19 West Road
Orleans, MA 02653

2018

M/E Conditions Survey

Prepared For:
CBI Consultants. LLC
250 Dorchester Avenue
Boston, MA 02127

Prepared By:
BLW Engineers, Inc.
311 Great Road, P.O. Box 1551
Littleton, MA 01460
August 29, 2018

BLW Engineers, Inc.

Heating, Ventilation and Air Conditioning
Existing HVAC Systems
The existing building is heated, ventilated and air conditioning from single zone DX cooling/gas heating
rooftop units, electric heaters and split air conditioning systems.
There are 21 single zone DX cooling/gas heating rooftop units that provide heating, air conditioning and
ventilation to occupied areas of the building. Each rooftop unit is provided with a supply/return duct
distribution system terminating into ceiling air outlets within the zone it serves and is controlled by a
wall mounted programmable thermostat. The ceilings are used as return air plenums. The rooftop units
have been replaced within the last few years and appear to be in good operating condition; it should be
noted that some of the units have been installed without the manufacturer’s recommended service
clearances.
Existing Rooftop Units
TAG NO.

RTU‐1
RTU‐2
RTU‐3
RTU‐4
RTU‐5
RTU‐6
RTU‐7
RTU‐8
RTU‐9
RTU‐10
RTU‐11
RTU‐12
RTU‐13
RTU‐14
No Tag
No Tag
RTU‐15
RTU‐16
RTU‐17
RTU‐18
RTU‐19
RTU‐20

MAKE

LOCATION
SERVED

BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT
BRYANT

1st Floor
2nd Floor
2nd Floor
2nd Floor
2nd Floor
1st Floor
3rd Floor
3rd Floor
3rd Floor
3rd Floor
1st/2nd Floor
3rd Floor
3rd Floor
3rd Floor
2nd Floor
3rd Floor
1st Floor
1st Floor
2nd Floor
1st Floor
3rd Floor
1st Floor

MODEL
NUMBER

SERIAL
NUMBER

580JP08D180A2A0AAA
580JP06A115A2A0AAA
580JP04A072A1A0AAA
580JP04A072A1A0AAA
580JP08D180A2A0AAA
580JP07A115A2A0AAA
580JP04A072A1A0AAA
580JP04A072A2A0AAA
580JP08D180A2A0AAA
580JP08D180A2A0AAA
580JP06A115A2A0AAA
580JP09D180A2A0AAA
580JP05A072A1A0AAA
580JP07A115A2A0AAA
580JP05A115A2A0AAA
580JP05A115A2A0AAA
580JP05A072A1A0AAA
580JP04A072A1A0AAA
580JP05A072A1A0AAA
580JP08D180A2A0AAA
580JP06A115A2A0AAA
580JP05A072A2A0AAA

1013G50024
0710G30253
0710G30251
0613G10186
1412C79340
0710G30254
2111G40218
4112G30010
1013G50021
3912C84557
1113G50155
1111G20328
1111G30219
1412C79339
1111G30266
0710G30221
0710G30252
1111G20331
4112G30009
0611G20379
1111G50071

HEAT
INPUT
MBH
180
115
72
72
180
115
72
72
180
180
115
180
72
115
115
115
115
72
72
180
115
72

COOL
MBH

VOLTAGE

90
60
36
59
90
72
36
36
90
90
60
102
48
72
48
48
48
36
48
90
60
48

208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60
208/3/60

The building has been provided with split system air conditioning systems for main computer rooms,
basement Conference Room. The Basement Computer Room is provided with two wall mounted
cassettes interconnected by insulated refrigerant pipe to two outdoor air conditioning units; Sanyo
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model C42772R and Mitsubishi model PUY‐A36NHA4 outdoor condensing units. The smaller Basement
Computer Room is provided with a downflow air handling unit into a raised floor plenum and Goodman
model GSC120603BB, serial 1106654421 outdoor condensing unit. The split system air conditioning
systems appear to be in good operating condition.
The Basement Conference Room has been provided with a Mitsubishi model PUZ‐A24NHA4system heat
pump for heating/cooling controlled by a space temperature thermostat. The split system heat pump
appears to be in good operating condition. The space has been provided with no other means of
ventilation.
The building has been provided with a Fujitsu model AOU9LFFH, serial MRN 000752split system heat
pump for the Main Entry Vestibule controlled by a space temperature thermostat. The split system heat
pump appears to be in good operating condition.
The building is provided with roof mounted exhaust fans for exhaust from bathrooms, janitor’s closets,
data closets, etc. In addition, an upblast exhaust fan has been provided for smoke exhaust in the front
entry stair system. EF‐1 is a Greenheck model GB‐120‐LDCX, serial 99A14857 roof mounted exhaust fan
that serves the first and second floor bathrooms/data closets. EF‐2 is a Greenheck model GB‐100‐LDCX‐
QD, serial 99D10641 roof mounted exhaust fan that serves the first and second floor bathrooms/data
closets. EF‐3 is a Greenheck model GB‐100‐LDCX‐QD, serial 99D10645 roof mounted exhaust fan that
serves the third floor bathrooms/data closets. EF‐4 is a Central Fan, no tags, roof mounted upblast
exhaust fan that serves the main entry stair smoke exhaust. All fans were installed in 1999 and are
reaching the end of their useful life.
The elevator machine room has been provided with the one (1) square foot screened opening into the
hoistway as required by code and a ceiling exhaust fan to provide heat dissipation. The space was fairly
warm during the visit and would benefit from a split system to provide cooling to the space.
The elevator hoistway vent is a 12”x12” gooseneck that does not meet applicable code provisions.
Miscellaneous spaces were provided with electric heat (stairwells, basement offices, entry vestibules,
etc.) that appear to be in good operating condition.
HVAC Recommendations
In general, the entire HVAC system does not fit the proposed use of renovation and can not be reused.
A few of the rooftop units may be able to salvaged and completely re‐ducted for reuse for proposed
new common areas.

HVAC System Options
The proposed renovation would consist of three stories of residential with dwelling units and Common
areas. HVAC systems shall comply with the 2015 International Mechanical Code and 2015 International
Energy Conservation Code.
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Option 1: Apartment Condensing Boilers, Fan Coil Unit and Remote Air Cooled Condensing Unit
Apartment Units
Heating and cooling shall be provided by a hot water heating/DX cooling fan coil unit located in
mechanical closet or above bathroom or entry ceiling. Hot water heating shall be provided from a
combination Condensing Gas Boiler/Water heater, Navien NCB‐240E or equal, located in mechanical
closet in each apartment and insulated hot water distribution piping/pumping system to the apartment
fan coil unit hot water heating coil. DX cooling shall be provided by remote air cooled condensing unit (1
ton for apartments up to 650 sf; 1‐1/2 ton for apartments up to 1,025 square feet; 2 tons for apartments
up to 1,300 square feet; and 2‐1/2 tons for apartments up to 1,625 square feet), installed on roof with
vibration isolators and interconnecting refrigerant piping to the fan coil unit refrigerant coil. Each
combination hot water boiler/water heater will need to be provided with a vent/combustion air piped
to the outdoors. A condensate drain piping system will also be required to transport condensate from
each fan coil unit to storm drain or to the outdoors.
Supply and return air shall be ducted from the unit through the ceiling to ceiling air outlets in each
conditioned space. The main supply and return ducts shall be provided with acoustical lining for the first
6 lineal feet from the unit. The unit shall be controlled by a wall mounted programmable thermostat.
Apartment ventilation and exhaust will be provided by heat recovery units located in attic mechanical
spaces as required by the 2015 IMC with outdoor intake and exhaust air ducted from the unit to intake
air hoods on flat roof. New insulated low pressure air duct systems will provide conditioned ventilation
(50 cfm for 1‐bedroom/1bath apartments; 75 cfm to 2 bedroom/1 bath units; and 105 cfm to 3
bedroom/2bath units) and exhaust air down through a vertical shaft to each floor with fire/smoke
dampers, and balancing dampers at duct penetration into the shaft. The ventilation air shall be ducted
to each apartment terminating into a ceiling supply register with radiation damper to fan coil return to
provide ventilation to the apartment; bathroom exhaust air through a ceiling exhaust register (50 cfm)
with radiation damper shall exhaust air through the respective apartment energy recovery unit.
Each kitchen hood shall be provided with code required exhaust air from either a continuous kitchen air
exhaust register interconnected to the building heat recovery unit or from kitchen hoods to a vertical
duct system up through the building without offsets to a roof pressure dependent exhaust fan on roof.
Kitchen hoods shall be controlled by a separate wall mounted switch. Kitchen hoods rated for more
than 400 cfm will require makeup air provisions.
Common Spaces
Lobby, Common Areas and Corridors will be provided with heating and cooling by a variable refrigerant
volume fan coil unit interconnected to a roof mounted heat recovery type variable refrigerant volume
heat pump. Each fan coil unit shall be a concealed type unit with interconnecting insulated ductwork,
air outlets with radiation dampers and insulated refrigerant piping. Each heat pump unit would be
interconnected to the several house system fan coil units through an insulated refrigerant piping system
and be able to provide simultaneous heating and cooling up to 21 tons of connected fan coil unit
capacity. A condensate drain piping system will also be required to transport condensate from each
unit to storm drain or to the outdoors. Tempered ventilation and exhaust will be provided through
supply and exhaust registers from the apartment heat recovery units.
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Laundry
Each clothes dryer shall be provided with code required exhaust air to a vertical duct system up through
the building without offsets to a roof pressure dependent exhaust fan on roof. Makeup air shall be
provided from the respective apartment energy recovery unit.
Entries and Vestibules
Heating and cooling would be provided by the variable refrigerant volume fan coil unit interconnected
to a roof mounted heat recovery type variable refrigerant volume heat pump. Each fan coil unit shall be
a concealed type unit with interconnecting insulated ductwork, air outlets with radiation dampers and
insulated refrigerant piping. Each heat pump unit would be interconnected to the several house system
fan coil units through an insulated refrigerant piping system and be able to provide simultaneous
heating and cooling up to 21 tons of connected fan coil unit capacity. A condensate drain piping
system will also be required to transport condensate from each unit to storm drain or to the outdoors.
Entries vestibules shall be designed to maintain a minimum temperature of 70° F with a minimum of 6 air
changes per hour for a single door and a minimum of 12 air changes per hour for a double door when the
outdoor air temperature is 0° F during the winter months; 78° F with a minimum of 6 air changes per hour
for a single door and a minimum of 12 air changes per hour for a double door when the outdoor air
temperature is 90° F during the summer months.
Electric Rooms
Provide electric rooms with heat dissipation system consisting of an outdoor air louver/motorized
damper/supply ductwork system, exhaust fan/exhaust louver/exhaust ductwork system and reverse acting
thermostat to maintain a maximum space temperature of 96°F.
Sprinkler Room/Electric Room/Storage Rooms/Miscellaneous Mechanical Rooms
Provide each space with an electric unit heater with integral thermostat designed to maintain a minimum
space temperature of 60°F. Provide each space with exhaust in accordance with applicable code
provisions.
Janitors Closets
Provide base building exhaust systems including exhaust to the janitor’s with an exhaust air system
designed for a minimum of designed for a minimum of 50 CFM exhaust per closet.
Trash Rooms
Provide base building exhaust systems including exhaust to the Trash Rooms with an exhaust air system
designed for a minimum of designed for a minimum of 100 CFM exhaust per closet.
Stairwells
Stairwells shall be provided with cabinet unit heaters with integral thermostats on the first level and third
level designed to maintain a minimum space temperature of 70°F.
Elevator Machine Rooms
Each elevator machine room shall be vented into the elevator hoistway through a 12”X12” screened
opening in accordance with applicable codes. The room shall be provided with a packaged air conditioning
unit consisting of a ductless air conditioning unit, remote air cooled condensing unit, interconnecting
refrigerant piping and applicable controls to maintain space conditions of 72°F/40% RH.
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Elevator Hoistway
Each elevator hoistway shall be vented to the outdoors with a roof mounted gravity vent. The Vent
System shall have a motor operated damper that will be provided with two sets of contacts for monitoring
through the HVAC system and to be controlled by the fire alarm control system. Power is to be provided
from the fire alarm control system and damper to fail in open position.
Advantages/Disadvantages
Advantages of this type of system include installation costs and hot water heating efficiency.
Disadvantages of this type of system include cooling efficiency, lack of system redundancy in cooling
mode and maintenance costs.
Option 2: Air Cooled Condensing Unit/Fan Coil Unit and Central Plant
Central Domestic Boiler/Hot Water Plant
Heating hot water and domestic hot water shall be provided from a central boiler plant in the basement.
The hot water heating plant shall consist of condensing gas fired boilers with boiler pumps, building
circulating pumps with variable speed drives, hot water specialties and a primary/secondary insulated
piping distribution system.
Domestic hot water heating plant shall consist of two (2) natural gas input water high efficiency water
heaters, insulated hot water distribution piping system and insulated recirculated hot water piping
system with recirculation pump.
The heating hot water boilers and domestic hot water heaters will need to be provided with a
vent/combustion air piped to the outdoors.
Automatic temperature controls for central boiler plant shall be direct digital.
Apartment Units
Heating and cooling would be provided by the individual air cooled condensing unit located on the roof.
Apartment condensing unit (1 ton for apartments up to 650 sf; 1‐1/2 ton for apartments up to 1,025
square feet; 2 tons for apartments up to 1,300 square feet; and 2‐1/2 tons for apartments up to 1,625
square feet), shall be installed on roof with vibration isolators and interconnecting refrigerant piping to
the fan coil unit refrigerant coil. Heating hot water heating shall be provided through a hot water
heating coil mounted in fan coil unit and provided with heating hot water from the hot water
distribution piping system. A condensate drain piping system will also be required to transport
condensate from each fan coil unit to storm drain or to the outdoors.
Supply and return air shall be ducted from the unit through the low ceiling and soffits to side wall air
outlets in each conditioned space. The main supply and return ducts shall be provided with acoustical
lining for the first 6 lineal feet from the unit. The unit shall be controlled by a wall mounted
programmable thermostat.
Apartment ventilation and exhaust will be provided by heat recovery units located in attic mechanical
spaces as required by the 2015 IMC with outdoor intake and exhaust air ducted from the unit to intake
air hoods on flat roof. New insulated low pressure air duct systems will provide conditioned ventilation
(50 cfm for 1‐bedroom/1bath apartments; 75 cfm to 2 bedroom/1 bath units; and 105 cfm to 3
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bedroom/2bath units) and exhaust air down through a vertical shaft to each floor with fire/smoke
dampers, and balancing dampers at duct penetration into the shaft. The ventilation air shall be ducted
to each apartment terminating into a ceiling supply register with radiation damper to fan coil return to
provide ventilation to the apartment; bathroom exhaust air through a ceiling exhaust register (50 cfm)
with radiation damper shall exhaust air through the respective apartment energy recovery unit.
Each kitchen hood shall be provided with code required exhaust air from either a continuous kitchen air
exhaust register interconnected to the building heat recovery unit or from kitchen hoods to a vertical
duct system up through the building without offsets to a roof pressure dependent exhaust fan on roof.
Kitchen hoods shall be controlled by a separate wall mounted switch. Kitchen hoods rated for more
than 400 cfm will require makeup air provisions.
Common Spaces
Lobby, Common Areas and Corridors will be provided with heating and cooling by a variable refrigerant
volume fan coil unit interconnected to a roof mounted heat recovery type variable refrigerant volume
heat pump. Each fan coil unit shall be a concealed type unit with interconnecting insulated ductwork,
air outlets with radiation dampers and insulated refrigerant piping. Each heat pump unit would be
interconnected to the several house system fan coil units through an insulated refrigerant piping system
and be able to provide simultaneous heating and cooling up to 21 tons of connected fan coil unit
capacity. A condensate drain piping system will also be required to transport condensate from each
unit to storm drain or to the outdoors. Tempered ventilation and exhaust will be provided through
supply and exhaust registers from the apartment heat recovery units.
Laundry
Each clothes dryer shall be provided with code required exhaust air to a vertical duct system up through
the building without offsets to a roof pressure dependent exhaust fan on roof. Makeup air shall be
provided from the respective apartment energy recovery unit.
Entries and Vestibules
Heating and cooling would be provided by the variable refrigerant volume fan coil unit interconnected
to a roof mounted heat recovery type variable refrigerant volume heat pump. Each fan coil unit shall be
a concealed type unit with interconnecting insulated ductwork, air outlets with radiation dampers and
insulated refrigerant piping. Each heat pump unit would be interconnected to the several house system
fan coil units through an insulated refrigerant piping system and be able to provide simultaneous
heating and cooling up to 21 tons of connected fan coil unit capacity. A condensate drain piping
system will also be required to transport condensate from each unit to storm drain or to the outdoors.
Entries vestibules shall be designed to maintain a minimum temperature of 70° F with a minimum of 6 air
changes per hour for a single door and a minimum of 12 air changes per hour for a double door when the
outdoor air temperature is 0° F during the winter months; 78° F with a minimum of 6 air changes per hour
for a single door and a minimum of 12 air changes per hour for a double door when the outdoor air
temperature is 90° F during the summer months.
Electric Rooms
Provide electric rooms with heat dissipation system consisting of an outdoor air louver/motorized
damper/supply ductwork system, exhaust fan/exhaust louver/exhaust ductwork system and reverse acting
thermostat to maintain a maximum space temperature of 96°F.
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Sprinkler Room/Electric Room/Storage Rooms/Miscellaneous Mechanical Rooms
Provide each space with an electric unit heater with integral thermostat designed to maintain a minimum
space temperature of 60°F. Provide each space with exhaust in accordance with applicable code
provisions.
Janitors Closets
Provide base building exhaust systems including exhaust to the janitor’s with an exhaust air system
designed for a minimum of designed for a minimum of 50 CFM exhaust per closet.
Trash Rooms
Provide base building exhaust systems including exhaust to the Trash Rooms with an exhaust air system
designed for a minimum of designed for a minimum of 100 CFM exhaust per closet.
Stairwells
Stairwells shall be provided with hot water cabinet unit heaters with integral thermostats on the first level
and third level designed to maintain a minimum space temperature of 70°F.
Elevator Machine Rooms
Each elevator machine room shall be vented into the elevator hoistway through a 12”X12” screened
opening in accordance with applicable codes. The room shall be provided with a packaged air conditioning
unit consisting of a ductless air conditioning unit, remote air cooled condensing unit, interconnecting
refrigerant piping and applicable controls to maintain space conditions of 72°F/40% RH.
Elevator Hoistway
Each elevator hoistway shall be vented to the outdoors with a roof mounted gravity vent. The Vent
System shall have a motor operated damper that will be provided with two sets of contacts for monitoring
through the HVAC system and to be controlled by the fire alarm control system. Power is to be provided
from the fire alarm control system and damper to fail in open position.
Advantages/Disadvantages
Advantages of this type of system include operating efficiency and noise transmitted to the space.
Disadvantages of this type of system include installation costs.
Option 3: Apartment Water Source Heat Pumps
Central Domestic Boiler/Hot Water Plant
Heating hot water for heat pump loop and domestic hot water shall be provided from a central boiler
plant in the basement; cooling for the heat pump loop shall be provided by a roof mounted fluid cooler
(300 gpm) and heat exchanger in basement central plant.
The hot water heating plant shall consist of condensing gas fired boilers with boiler pumps, building
circulating pumps with variable speed drives, hot water specialties and a primary/secondary insulated
piping distribution system.
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Domestic hot water heating plant shall consist of two (2) natural gas input water high efficiency water
heaters, insulated hot water distribution piping system and insulated recirculated hot water piping
system with recirculation pump.
The heat pump loop will operate to provide condenser water to the apartment heat pumps; 85F during
the summer months through the fluid cooler/heat exchanger and up to 115F (temperature reset
between 85F and 115F based on outdoor air temperature) during fall/winter/spring heating
temperatures.
The heating hot water boilers and domestic hot water heaters will need to be provided with a
vent/combustion air piped to the outdoors.
Automatic temperature controls for central boiler plant shall be direct digital.
Apartment Units
Heating and cooling would be provided by a hybrid (heat pump cooling/hot water heating) heat pump
located in mechanical closet or above bathroom or entry ceiling. The heat pump (1 ton for apartments
up to 650 sf; 1‐1/2 ton for apartments up to 1,025 square feet; 2 tons for apartments up to 1,300 square
feet; and 2‐1/2 tons for apartments up to 1,625 square feet), would located in mechanical closet or
above bathroom or entry ceiling and interconnected to the building insulated condenser water system.
A condensate drain piping system will also be required to transport condensate from each fan coil unit
to storm drain or to the outdoors.
Supply and return air shall be ducted from the unit through the low ceiling and soffits to side wall air
outlets in each conditioned space. The main supply and return ducts shall be provided with acoustical
lining for the first 6 lineal feet from the unit. The unit shall be controlled by a wall mounted
programmable thermostat.
Apartment ventilation and exhaust will be provided by heat recovery units located in attic mechanical
spaces as required by the 2015 IMC with outdoor intake and exhaust air ducted from the unit to intake
air hoods on flat roof. New insulated low pressure air duct systems will provide conditioned ventilation
(50 cfm for 1‐bedroom/1bath apartments; 75 cfm to 2 bedroom/1 bath units; and 105 cfm to 3
bedroom/2bath units) and exhaust air down through a vertical shaft to each floor with fire/smoke
dampers, and balancing dampers at duct penetration into the shaft. The ventilation air shall be ducted
to each apartment terminating into a ceiling supply register with radiation damper to fan coil return to
provide ventilation to the apartment; bathroom exhaust air through a ceiling exhaust register (50 cfm)
with radiation damper shall exhaust air through the respective apartment energy recovery unit.
Each kitchen hood shall be provided with code required exhaust air from either a continuous kitchen air
exhaust register interconnected to the building heat recovery unit or from kitchen hoods to a vertical
duct system up through the building without offsets to a roof pressure dependent exhaust fan on roof.
Kitchen hoods shall be controlled by a separate wall mounted switch. Kitchen hoods rated for more
than 400 cfm will require makeup air provisions.
Common Spaces
Lobby, Common Areas and Corridors will be provided with heating and cooling by a variable refrigerant
volume fan coil unit interconnected to a roof mounted heat recovery type variable refrigerant volume
heat pump. Each fan coil unit shall be a concealed type unit with interconnecting insulated ductwork,
air outlets with radiation dampers and insulated refrigerant piping. Each heat pump unit would be
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interconnected to the several house system fan coil units through an insulated refrigerant piping system
and be able to provide simultaneous heating and cooling up to 21 tons of connected fan coil unit
capacity. A condensate drain piping system will also be required to transport condensate from each
unit to storm drain or to the outdoors. Tempered ventilation and exhaust will be provided through
supply and exhaust registers from the apartment heat recovery units.
Laundry
Each clothes dryer shall be provided with code required exhaust air to a vertical duct system up through
the building without offsets to a roof pressure dependent exhaust fan on roof. Makeup air shall be
provided from the respective apartment energy recovery unit.
Entries and Vestibules
Heating and cooling would be provided by the variable refrigerant volume fan coil unit interconnected
to a roof mounted heat recovery type variable refrigerant volume heat pump. Each fan coil unit shall be
a concealed type unit with interconnecting insulated ductwork, air outlets with radiation dampers and
insulated refrigerant piping. Each heat pump unit would be interconnected to the several house system
fan coil units through an insulated refrigerant piping system and be able to provide simultaneous
heating and cooling up to 21 tons of connected fan coil unit capacity. A condensate drain piping
system will also be required to transport condensate from each unit to storm drain or to the outdoors.
Entries vestibules shall be designed to maintain a minimum temperature of 70° F with a minimum of 6 air
changes per hour for a single door and a minimum of 12 air changes per hour for a double door when the
outdoor air temperature is 0° F during the winter months; 78° F with a minimum of 6 air changes per hour
for a single door and a minimum of 12 air changes per hour for a double door when the outdoor air
temperature is 90° F during the summer months.
Electric Rooms
Provide electric rooms with heat dissipation system consisting of an outdoor air louver/motorized
damper/supply ductwork system, exhaust fan/exhaust louver/exhaust ductwork system and reverse acting
thermostat to maintain a maximum space temperature of 96°F.
Sprinkler Room/Electric Room/Storage Rooms/Miscellaneous Mechanical Rooms
Provide each space with an electric unit heater with integral thermostat designed to maintain a minimum
space temperature of 60°F. Provide each space with exhaust in accordance with applicable code
provisions.
Janitors Closets
Provide base building exhaust systems including exhaust to the janitor’s with an exhaust air system
designed for a minimum of designed for a minimum of 50 CFM exhaust per closet.
Trash Rooms
Provide base building exhaust systems including exhaust to the Trash Rooms with an exhaust air system
designed for a minimum of designed for a minimum of 100 CFM exhaust per closet.
Stairwells
Stairwells shall be provided with hot water cabinet unit heaters with integral thermostats on the first level
and third level designed to maintain a minimum space temperature of 70°F.
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Elevator Machine Rooms
Each elevator machine room shall be vented into the elevator hoistway through a 12”X12” screened
opening in accordance with applicable codes. The room shall be provided with a packaged air conditioning
unit consisting of a ductless air conditioning unit, remote air cooled condensing unit, interconnecting
refrigerant piping and applicable controls to maintain space conditions of 72°F/40% RH.
Elevator Hoistway
Each elevator hoistway shall be vented to the outdoors with a roof mounted gravity vent. The Vent
System shall have a motor operated damper that will be provided with two sets of contacts for monitoring
through the HVAC system and to be controlled by the fire alarm control system. Power is to be provided
from the fire alarm control system and damper to fail in open position.
Advantages/Disadvantages
Advantages of this type of system include hot water efficiency and cooling water efficiency.
Disadvantages of this type of system include noise transmission to the space and installation costs.
Option 4: Variable Refrigerant Flow Heat Pump/Fan Coil Unit
Apartment Units
Heating and cooling would be provided by an oversized variable refrigerant volume heat pump located
on the roof sized for heating capacity at 0F. Apartment heat pump (1 ton for apartments up to 650 sf; 1‐
1/2 ton for apartments up to 1,025 square feet; 2 tons for apartments up to 1,300 square feet; and 2‐
1/2 tons for apartments up to 1,625 square feet), shall be installed on roof with vibration isolators and
interconnecting refrigerant piping to the fan coil unit refrigerant coil. A condensate drain piping system
will also be required to transport condensate from each fan coil unit to storm drain or to the outdoors.
Supply and return air shall be ducted from the unit to air outlets in each conditioned space. The main
supply and return ducts shall be provided with acoustical lining for the first 6 lineal feet from the unit.
The unit shall be controlled by a wall mounted programmable thermostat.
Apartment ventilation and exhaust will be provided by heat recovery units located on roof as required
by the 2015 IMC with outdoor intake and exhaust air ducted from the unit to intake air hoods on flat
roof. New insulated low pressure air duct systems will provide conditioned ventilation (50 cfm for 1‐
bedroom/1bath apartments; 75 cfm to 2 bedroom/1 bath units; and 105 cfm to 3 bedroom/2bath units)
and exhaust air down through a vertical shaft to each floor with fire/smoke dampers, and balancing
dampers at duct penetration into the shaft. The ventilation air shall be ducted to each apartment
terminating into a ceiling supply register with radiation damper to fan coil return to provide ventilation
to the apartment; bathroom exhaust air through a ceiling exhaust register (50 cfm) with radiation
damper shall exhaust air through the respective apartment energy recovery unit.
Each kitchen hood shall be provided with code required exhaust air from either a continuous kitchen air
exhaust register interconnected to the building heat recovery unit or from kitchen hoods to a vertical
duct system up through the building without offsets to a roof pressure dependent exhaust fan on roof.
Kitchen hoods shall be controlled by a separate wall mounted switch. Kitchen hoods rated for more
than 400 cfm will require makeup air provisions.
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Domestic hot water shall be provided by either an electric water heater in each apartment or from a
central system consisting natural gas water heaters in a basement mechanical room and insulated
domestic hot water and recirculating hot water piping systems.
Common Spaces
Lobby, Common Areas and Corridors will be provided with heating and cooling by a variable refrigerant
volume fan coil unit interconnected to a roof mounted heat recovery type variable refrigerant volume
heat pump. Each fan coil unit shall be a concealed type unit with interconnecting insulated ductwork,
air outlets with radiation dampers and insulated refrigerant piping. Each heat pump unit would be
interconnected to the several house system fan coil units through an insulated refrigerant piping system
and be able to provide simultaneous heating and cooling up to 21 tons of connected fan coil unit
capacity. A condensate drain piping system will also be required to transport condensate from each
unit to storm drain or to the outdoors. Tempered ventilation and exhaust will be provided through
supply and exhaust registers from the heat recovery units.
Laundry
Each clothes dryer shall be provided with code required exhaust air to a vertical duct system up through
the building without offsets to a roof pressure dependent exhaust fan on roof. Makeup air shall be
provided from the respective energy recovery unit.
Entries and Vestibules
Heating and cooling would be provided by the variable refrigerant volume fan coil unit interconnected
to a roof mounted heat recovery type variable refrigerant volume heat pump. Each fan coil unit shall be
a concealed type unit with interconnecting insulated ductwork, air outlets with radiation dampers and
insulated refrigerant piping. Each heat pump unit would be interconnected to the several house system
fan coil units through an insulated refrigerant piping system and be able to provide simultaneous
heating and cooling up to 21 tons of connected fan coil unit capacity. A condensate drain piping
system will also be required to transport condensate from each unit to storm drain or to the outdoors.
Entries vestibules shall be designed to maintain a minimum temperature of 70° F with a minimum of 6 air
changes per hour for a single door and a minimum of 12 air changes per hour for a double door when the
outdoor air temperature is 0° F during the winter months; 78° F with a minimum of 6 air changes per hour
for a single door and a minimum of 12 air changes per hour for a double door when the outdoor air
temperature is 90° F during the summer months.
Electric Rooms
Provide electric rooms with heat dissipation system consisting of an outdoor air louver/motorized
damper/supply ductwork system, exhaust fan/exhaust louver/exhaust ductwork system and reverse acting
thermostat to maintain a maximum space temperature of 96°F.
Sprinkler Room/Electric Room/Storage Rooms/Miscellaneous Mechanical Rooms
Provide each space with an electric unit heater with integral thermostat designed to maintain a minimum
space temperature of 60°F. Provide each space with exhaust in accordance with applicable code
provisions.
Janitors Closets
Provide base building exhaust systems including exhaust to the janitor’s with an exhaust air system
designed for a minimum of designed for a minimum of 50 CFM exhaust per closet.
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Trash Rooms
Provide base building exhaust systems including exhaust to the Trash Rooms with an exhaust air system
designed for a minimum of designed for a minimum of 100 CFM exhaust per closet.
Stairwells
Stairwells shall be provided with electric cabinet unit heaters with integral thermostats on the first level
and third level designed to maintain a minimum space temperature of 70°F.
Elevator Machine Rooms
Each elevator machine room shall be vented into the elevator hoistway through a 12”X12” screened
opening in accordance with applicable codes. The room shall be provided with a packaged air conditioning
unit consisting of a ductless air conditioning unit, remote air cooled condensing unit, interconnecting
refrigerant piping and applicable controls to maintain space conditions of 72°F/40% RH.
Elevator Hoistway
Each elevator hoistway shall be vented to the outdoors with a roof mounted gravity vent. The Vent
System shall have a motor operated damper that will be provided with two sets of contacts for monitoring
through the HVAC system and to be controlled by the fire alarm control system. Power is to be provided
from the fire alarm control system and damper to fail in open position.
Advantages/Disadvantages
Advantages of this type of system include operating efficiency and noise transmitted to the space.
Disadvantages of this type of system include installation costs.

End of Section
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Electrical





The building’s electrical service originates
from
an
Eversource
padmounted
transformer located behind the building.
The service size is a 2000 amp 120/208 volt
3‐phase 4‐wire service that is terminated in
a 2000 amp Murray main fused switch. The
switch was installed in 2000, therefore it is
approximately 18 years old and appears to
be in good condition. The switchgear is also
in good condition.
The building contains one meter for the
entire electrical load.
The electrical power is distributed through
the building and terminated in Murray
panelboards. These panels are the same
age as the original switchboard, and are in
good condition.

Fire Alarm System
 The building has an addressable fire alarm
system. The system consists of:
a. Fire‐Lite Alarms (MS‐9200) addressable
Fire Alarm Control Panel in main
electric room.
b. SigCom Radio Masterbox in Main
Electric Room
c. Knox box (key box) in main lobby
d. Exterior sprinkler alarm bell
e. Manual pull stations at all exit ways on
all floors
f. Heat and smoke detectors
 The overall system is in good condition, but
is approaching the 25 year expected
lifespan.
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Lighting
 The lighting is in good condition. The
majority of the fixtures are fluorescent type
fixtures. Various lighting types include:
a. Non‐energy efficient (by today’s
standards) T8 fluorescent recessed 2’x4’
parabolic fixtures.
b. T8 fluorescent industrial fixtures.
c. 2‐lamp T8 fluorescent strips in
mechanical rooms/basement areas.
d. Basement bathrooms 2’x 4’ recessed
acrylic lensed fixtures.
e. Fluorescent recessed downlights.
Exit & Emergency Lighting
 The emergency lighting consists of
emergency/battery units and remote single
and double‐head emergency lights. Exit
signs are fluorescent acrylic type exit signs.
Battery units and exit signs are powered
through their own self‐contained batteries.
Coverage throughout the common spaces is
adequate. It should be noted that the
entire building’s lighting and power is
backed up by a standby generator.
Generators
 There are (2) exterior generators. The 250
KW/318KVA diesel generator is utilizes to
backup the entire building. This generator
appears to be in great running and physical
condition.
 The second generator is a John Deere gas
40KW generator that is used to back up the
IT/server room equipment. This generator
also is in good condition.
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ELECTRICAL RECOMMENDATIONS
Electrical Service and Distribution


It is recommended that the existing 2000
amp 120/208 volt 3‐phase 4‐wire
underground services be retained along
with the main building switch.
The
remaining, main switchgear and panelboard
and their feeders would most likely have to
be removed to accommodate the proposed
apartment layout.



A 400 amp 120/208 volt 42 circuit house
panel and associated feeder should be
provided for the basement electrical room,
to feed common loads on the first, second
and third floors. A 225 amp 120/208 volt 42
circuit panel should be provide on the 3rd
floor, to handle common area loads on the
3rd floor.



A new meter stack would be required for
the apartments. Each meter for the
apartments should contain a 125 amp, 208
volt 2‐pole breaker. Each apartment should
be provided with a 125 amp aluminum SER
cable feeder that terminates in a 125 amp,
120/208 volt 1‐phase 30 circuit load center.
Each load center shall contain a main circuit
breaker and the necessary ground‐fault and
arc‐fault circuit breakers to feed the
apartment’s various loads.



Lighting
 Replace exterior fixtures with new LED wall
packs and new wall mounted emergency
fixtures at each exit way.
 Replace all interior light fixtures with new
LED recessed downlights in hallways, LED
surface‐mounted fixtures in stairwells, LED
strip lighting in mechanical/electrical/
elevator/machine rooms.
 Provide new LED residential ceiling fixtures
in the apartments.
 Replace all exit and emergency lighting
systems. Provide new LED self‐contained
exit signs; provide common area fixture
with emergency drivers integral to the
fixtures to provide the proper emergency
lighting levels.
Generator
 Do not reuse either generator.

Fire Alarm System
 Replace the existing system in its entirety,
as it is approaching its expected life.
 The new system shall include a new
addressable fire alarm control panel,
remote annunciator at the main lobby,
smoke detectors throughout the common
area corridors and stairwells, heat detectors
in electrical rooms and elevator machine
rooms, smoke detectors in elevator lobbies
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for elevator‐recall, audio/visual devices for
full building coverage, tamper and flow
switches to connect to the sprinkler system,
key box on the exterior, rotating beacon on
the exterior, retain the existing radio
master box, sprinkler alarm bell.
Provide new 120 volt non‐system smoke
detectors and carbon monoxide detectors
in all apartments. Provide system heat
detectors in each apartment kitchen/main
entry way.

End of Report

Page 16

August 29, 2018

Key:

Town of ORLEANS - Fiscal Year 2018

3091
CURRENT OWNER

L
E
G
A
L

L
A
N
D

CAPE COD FIVE CENTS SVGS BK
PO BOX 10
ORLEANS, MA 02653

CD
103
203

T
S
A

TOTAL

CIM
AVERAGE

Infl1

FACTOR 60

APV
LI1

QUAL
A
A

CLASS

CLASS%

40-6-0

10 SKAKET CORNERS

3400

100

TRANSFER HISTORY

DOS

CAPE COD FIVE CENTS SVGS
THOMSON B & MAZZARESE NI
THAYER BROOKS B & MAZZARE

FRNT

0

DIM/NOTE

YB

0.80
0.80

1999
1999

UNITS

ADJ PRICE

65,000
10

T

SALE PRICE

VC

RCNLD

0.90
895.40

PHOTO

BK-PG (Cert)

1,200,000 (147139)
(DOC 713945)
(82461)

01/07/1998 R
10/29/1992 A
08/01/1980 F

ADJ VALUE

CREDIT AMT

312,040
160,580

ASSESSED

N // LAND OLD INFL = 60-60(USECD=103)
O
T
E

COND

1.00 80
1.00 80

GB

ZONING

3.020 Acres

Loc_View

TY

LOCATION

AC/SF/UN
Ngh
Loc_View
Infl1
ADJ BASE SAF
Infl2
LPI
50,965 CIM 1.00 1
1.00 60
0.60
266,700 1.00 100
1.00 C-2
1.00
1.850 CIM 1.00 1
1.00 100 1.00
86,800 1.00 100
1.00 C-2
1.00

Ngh

9/19/2017

PARCEL ID

CURRENT

PMT NO
419
181
165
54
281

5:21 pm

DESCRIPTION

BN ID

SEQ #: 3,204
BN

GEN OFFICE BLDG

PMT DT
09/15/2014
04/09/2014
05/10/2011
03/03/2010
11/20/2009

TY

DESC

5
5
3
5
5

REMODELING
REMODELING
MAINTENANCE
REMODELING
REMODELING

YB

ADJ PRICE

CARD
1 of 1

1

AMOUNT
28,000
56,000

19,000

INSP
07/09/2015
07/09/2015
09/06/2012
07/07/2010
07/07/2010

BY
RJM
RJM
DF
DF
DF

1st

%

100
100
100
100
100

100
100
100
100
100

PREVIOUS

LAND
BUILDING
DETACHED
OTHER

472,600
4,391,300
54,000
0

481,500
4,335,900
53,800
0

TOTAL

4,917,900

4,871,200

08/03/2000

46,800
7,200

D
E
T
A
C
H
E
D

BLDG COMMENTS
BUILDING
CD
ADJ
5
MODEL
24
1.71
STYLE
S 3.00
B QUALITY
2
0.99
U FRAME
I
1978
YEAR
BLT
L
23,078
D NET AREA
I $NLA(RCN)
$346
N
CAPACITY
G
STORIES
ROOMS
BEDROOMS
BATHROOMS
UNITS
HALFBATHS
% HEATED
% A/C
% SPRINKLERS

DESC
CIM
BR BANK [100%]
SUPERLATIVE [100%]
MASONRY [100%]
SIZE ADJ

0.830

DETAIL ADJ

1.840

OVERALL

1.000

UNITS
2
0
0
0
0
0
100
100
100

ADJ
1.00
1.00
1.00
1.00
1.00
1.00
1.00
1.00
1.00

MEASURE

8/3/2000

PH

LIST

8/3/2000

PH

7/14/2015

RJM

REVIEW
ELEMENT

FOUNDATION
EXT. COVER
ROOF SHAPE
ROOF COVER
FLOOR COVER
INT. FINISH
HEATING/COOLING
FUEL SOURCE

CAPE COD 5 CENTS SAVING BANK
BASEMENT IS WALKOUT 1/2 OF BLDG.

CD

DESCRIPTION

4
12
2
1
3
2
9
2

BSMT WALL
BRICK VENEER
HIP
ASPH/COMP SHIN
WW/ CARPET
DRYWALL
WM/CL AIR PKGE
GAS

ADJ
1.00
1.06
1.00
1.00
1.00
1.02
1.04
1.00

S

BAT

T

+
+
+
+
E

BMU
USF
OPA
BAS
EPA

N
L
N
L
N

DESCRIPTION
BSMT UNFINISHED
UP-STRY FIN
OPEN PORCH
BAS AREA
ENCL PORCH

UNITS
11,434
11,434
304
11,644
130

1978
1978

102.88
293.47
73.94
293.47
98.28

RCN
1,176,274
3,355,533
22,478
3,417,161
12,777

TOTAL RCN

7,984,223
CONDITION ELEM
CD

EFF.YR/AGE
COND
FUNC
ECON
DEPR
RCNLD

1989 / 27

45 45 %
0
0
45 % GD

55

$4,391,300

Key:

Town of ORLEANS - Fiscal Year 2018

3090
CURRENT OWNER

L
E
G
A
L

L
A
N
D

CAPE COD FIVE CENTS SVGS BK
PO BOX 10
ORLEANS, MA 02653

CD
103

T
S

TOTAL

20,038 SF
CIM

Loc_View

AVERAGE

Infl1

FACTOR 60

TY

LOCATION

CLASS

CLASS%

40-5-0

19 WEST RD

3900

100

TRANSFER HISTORY

DOS

CAPE COD FIVE CENTS SVGS
THAYER BROOKS B ; MAZZAR
THAYER BROOKS B ; MAZZAR

QUAL

COND

LB

ZONING

FRNT

0

YB

UNITS

ADJ PRICE

SALE PRICE

VC

RCNLD

BK-PG (Cert)

PMT NO

DESCRIPTION

5:21 pm
BN ID

SEQ #: 3,203
BN

CARD
1 of 1

COM DEV LAND

PMT DT

TY

DESC

UNITS

YB

ADJ PRICE

AMOUNT

INSP

BY

1st

%

35,000 11156-187
(DTH CRT
117433)
ADJ VALUE
181,570

CREDIT AMT

ASSESSED

N // LAND OLD INFL = 60-60(USECD=103)
O
T
E

DIM/NOTE

T

01/07/1998 R
10/29/1992 A
06/18/1985 F

AC/SF/UN
Ngh
Loc_View
Infl1
ADJ BASE SAF
Infl2
LPI
20,038 CIM 1.00 1
1.00 60
0.60
266,700 1.48 100
1.00 C-2
1.00

Ngh

9/19/2017

PARCEL ID

CURRENT

PREVIOUS

LAND
BUILDING
DETACHED
OTHER

181,600
0
0
0

178,000
0
0
0

TOTAL

181,600

178,000

PHOTO

D
E
T
A
C
H
E
D

BLDG COMMENTS
BUILDING
CD
ADJ
DESC
MODEL
STYLE
B QUALITY
U FRAME
I
SIZE ADJ
L YEAR BLT
DETAIL ADJ
D NET AREA
I $NLA(RCN)
OVERALL
N
CAPACITY
UNITS
ADJ
G

MEASURE
LIST
REVIEW
ELEMENT

CD

DESCRIPTION

ADJ

S

BAT

T

DESCRIPTION

RCN

TOTAL RCN
CONDITION ELEM

EFF.YR/AGE
COND
FUNC
ECON
DEPR
RCNLD

% GD

CD

THE CAPE COD FIVE CENTS SAVINGS BANK

