
 
 
 
F A C I L I T Y   S T U D Y  A N D   M A S T E R   P L A N 
 

 
 
 
 
 
  
 
 
 
 
 
 
 
 
       

     
 
 
 
 
 

 

Camden Rockport Middle School 
Camden, Maine 

Prepared For: 
 
Elaine Nutter 
Superintendent of Schools 
MSAD #28 
7 Lions Lane 
Camden, ME  04843 
 
 
June 18, 2014 
 
 
 
Prepared By: 

  



Table of Contents 
 

 

EXECUTIVE SUMMARY Page 1  
 

INTRODUCTION Page 3  
History of Building 
Scope 
Process 

 

FACILITIES ASSESSMENT Page 6  
Site 
Structural 
Architectural 
Mechanical 
Electrical 
Life Safety 
ADA Compliance 
Recommendations 
 

EDUCATIONAL ADEQUACY Page 61  
 

CONCEPT DESIGN Page 63  
 

APPENDICES  
Appendix A - Photographs 
Appendix B - Space Allocation Workbook and Interview Notes 
Appendix C - Facilities Assessment Recommendations Cost Estimate 
Appendix D - Public Presentations 
Appendix E - Existing Floor Plans 
Appendix F - Concept Options 
Appendix G - Selected Design 

  Summary Report • Camden Rockport Middle School, Camden, ME 
June 18, 2014 •Table of Contents 



Executive Summary 
 
To best serve Camden Rockport Middle School’s (CRMS) long term educational needs, a significant 
renovation, addition or new facility is needed.  The evaluation of the existing building uncovered 
numerous code and safety deficiencies while interviews with staff and administration also identified a 
number of programmatic issues with the learning environment.   Concept plans for a range of options 
were developed. 
 
Facilities Assessment 
A facilities assessment was performed in order to better understand the physical condition and level of 
code compliance of the existing school (see Facilities Assessment section of this report).  The facilities 
assessment showed deficiencies in the following areas: 
 
Building Systems 
Renovation of the existing building systems would require extensive upgrades to the building envelope, 
mechanical and plumbing systems and infrastructure, electrical systems and infrastructure as well as 
interior finishes.  
 
Life Safety and Accessibility 
The existing building size exceeds that allowed by code for this construction type.  The construction of 
an addition/renovation project would require that the existing building be fully sprinkled.  The 
construction of three to four fire walls would be required to address the size limitations.  Code 
deficiencies, such as improperly rated spaces and travel distances would need to be addressed.  The 
building would also need to address accessibility non-compliance issues. 
 
Educational Adequacy 
Interviews with staff and administration helped to gather the space and infrastructure needs for the 
variety of programs within the school.  These interviews helped to determine major deficiencies that 
needed correction through the planning process including disconnected programs, long travel times, 
areas with limited supervision as well as the expansion of the school’s performing arts program.  The 
required space matrix and adjacencies were developed and used as the guidelines for the concept 
design portion of the project. 
 
Concept Design 
Five alternative concepts were pursued, from building reduction and renovation to new construction on 
two different parts of the site.  For each, a phasing strategy and estimate of probable construction cost 
was developed (see Concept Design section of this report). 
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Analysis of the overall project cost for the renovation of the existing CRMS facility indicated that when 
life cycle costs are combined with first cost, it is likely to be nearly the same cost to renovate the full 
building to a code compliant, like-new facility as to build a new CRMS.  A new building would also 
provide the opportunity to consider potential alternate uses for the Mary E. Taylor (MET) building.  The 
relatively small cost differential between a renovated facility, a renovation/addition (with some 
reduction in size), and a new facility generated discussion at public forums about which avenue would 
best meet the district’s program objectives for the school facility.   In the end, the community members 
present at the public forums and the school board itself voted to recommend a new building concept. 
 
Two new building concepts were studied at a greater level of detail, one on the south side of the site 
and the other on the north.  At the final public meeting, the community voted by straw poll to 
recommend the building on the north side of the site, feeling that it offered the best long-term fit 
between program objectives and cost.   
 
The school board met following the public forum and voted to accept the North site as the preferred 
option for a new facility.  As part of this vote, the renovation and restoration of the Mary E. Taylor 
building was included.  This building is expected to house the Central Office, Adult Education and Zenith 
programs. 
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Introduction 
 
Scope of Work 
In July 2013, Oak Point Associates was contracted to develop a facility study and campus master plan for 
Camden-Rockport Middle School (CRMS), with the goal of identifying the suitability of the CRMS site as 
an ongoing middle school campus.   
 
The work involved three major components:  a facility assessment, a program analysis, and the 
development of building and site concepts (including phasing strategies and estimates of probable 
construction cost) for the school.  The first two components were conducted concurrently, and provided 
the design team with the information needed in order to develop concept designs.  Throughout the 
project, Oak Point Associates worked with the Facilities Advisory Committee and MSAD #28 School 
Board, and also participated in a series of public meetings to gather information, present the work and 
receive feedback. 
 
History of Facility 
The CRMS is located on Knowlton Street in the Town of Camden, Maine.  The property is approximately 
15.25 acres in size and is occupied by the school building and Superintendent’s Office/district bus garage 
building, which also houses the Zenith Program. 
 
The middle school is approximately a 121,850 square foot, three-story structure which serves grades 
five through eight for the entire district. 
 
The CRMS is actually a grouping of buildings connected with additions and renovations over roughly one 
hundred years.  The original building on the present site was the Camden High School, built in 1904.  The 
three-story building stood approximately where the current eight grade classroom is located.  The Mary 
E. Taylor School was constructed in 1925, further down on Knowlton Street. The present-day gymnasium 
portion of the building was constructed sometime before 1955.   In 1955, an addition that connected 
the high school and the gymnasium was constructed, and included what is presently the 7th grade 
classrooms, art, computer lab, and guidance rooms.  Another addition in 1965 added program spaces in 
three areas of the school and contains the cafeteria, offices, library, general classroom spaces, family 
consumer sciences, as well as the former industrial arts building.  In 1980, the original Camden High 
School building was demolished, and an addition was constructed that added the mini gym, band, 
chorus, eighth grade classrooms, and the central exterior courtyard.  The various additions in 1980 
created a single, contiguous structure that exists today.  In 2000, a three-story stairwell at the north end 
of the MET was added, and the connection between the library and gymnasium portions of the building 
was modified. 
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While not on the National Historic Register, the original MET portion of the building holds significant 
importance with the community, who has expressed desire to maintain this portion of the building on 
the site.  The remaining portions of the middle school are not of historical significance.  Many of the 
local residents have attended school in this facility. 
 
Process 
The project began with an evaluation of the physical condition and educational adequacy of the CRMS.  
To best accomplish this goal, an intensive review process was developed, which included: 
 

• An analysis of the building condition 
• Evaluation of conformance with currently adopted codes 
• Interviews with school staff to determine the space requirements for the current educational 

program 
• Meetings with administrators to determine space needs for future growth 
• Review of vehicular and pedestrian circulation on the site 
• Conducting public forums to gather input from the community 

 
As part of the analysis of the building condition, Oak Point Associates assessed the facilities by visual 
inspection, discussions with the school district, and review of previous reports.  The assessment was 
based upon the coordination of this information with current building codes (International Building 
Code, IBC), Life Safety Codes (National Fire Protection Association, NFPA), accessibility guidelines 
(Americans with Disabilities Act - ADA), indoor air quality standards (American Society of Heating, 
Refrigeration and Air-Conditioning Engineers, ASHRAE) and additional requirements from the State of 
Maine.   
 
The facility assessment process for the school included an analysis of all available drawings and reports, 
documented facility problems, and discussions with the district’s maintenance personnel.   A public 
forum was conducted on October 24, 2013, where attendees were given an overview of the project and 
encouraged to participate in small-group discussions on site, building, safety and sustainability concerns. 
 
The space requirements for the current educational program, as well as desires expressed for expansion 
of the music programs to meet long-term educational goals, were compared against the existing space 
program.  The adjacencies of existing spaces were also compared to expressed desires for adjacency, to 
gauge “fit”.   
 
The information gathered through the evaluation was used to inform the development of concept plans 
for the building and site, and allowed us to be able to make new versus renovation comparisons.   
 
Based on the findings, Oak Point Associates developed site and building massing diagrams for a range of 
concept options from renovation/addition of the existing school to a completely new school building.  
On January 29, 2014 a public forum was held where five different concepts were presented in plan and 
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3-dimensional model form.  The audience was polled informally about their preference, the results of 
the poll indicating that a new or substantially new building was preferred over a renovated facility. 
  
Based on feedback from the Facilities Advisory Committee and the public, Oak Point refined the options 
and added an option for renovating without adding on to the existing building.   Square foot estimates 
of probable construction cost were developed for each option.   At a March 20, 2014 public forum, the 
facilities assessment was presented (along with a presentation of current and projected future 
operation costs given by the district), and four refined massing diagrams and corresponding cost 
estimates were discussed.  The options were: renovation without addition, renovation and addition, 
new building attached to a renovated Mary E. Taylor (MET) building, and new building separate from 
MET.  A straw poll was held at the meeting, with the audience preferring the separate new building 
option.  Following the public forum, a school board meeting was held, and the board voted to move 
forward with more detailed evaluation of a new building on the CRMS site, with the stipulation that the 
Mary E. Taylor portion of the existing building needed to remain for some purpose. 
 
Oak Point studied a new building concept at two locations on the existing site—one at the north of the 
site, and the other at the south.   Concept floor plans and 3-Dimensional models with rendered site 
plans were presented at a public meeting on May 20, 2014.  A meeting with staff and teachers was held 
earlier that day.  A straw poll was held at both meetings, with the audiences preferring the north site.  
Following the public meeting, the school board met and formalized the choice of the north site, as well 
as a commitment to including renovations at the MET building as part of the future referendum. 
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Facilities Assessment 
 

Existing Conditions Assessment 
Site 
General 
The Camden-Rockport Middle School (CRMS) site is located along the south side of Knowlton Street, 
between its intersections with Route 105 (Washington Street) and Mechanic Street, within the urban 
portion of the Town of Camden.  The eastern side of the site contains frontage on Lions Lane.  
Residential uses abut the school property at the east and west ends of the school. The Town of Camden 
Wastewater Treatment Plant and an electric substation are present at the southeast portion of the site 
and the southwest portion of the site is bound by the Megunticook River. 
 
The site contains 15.25 acres, of which about 13.75 acres are occupied by the existing school and 
Superintendent’s Office development. The existing school building is located between 15 and 60 feet 
from the Knowlton Street vehicular travel way. The Superintendent’s Office is located in the eastern 
portion of the site, along Lions Lane.   The developed area of the site, which is either pavement, building, 
playground, or turf areas, includes parking for 120 vehicles, a softball field, a little league baseball field, 
a middle school baseball field, and two multi-purpose fields overlapping the softball and baseball 
outfields.   The remaining undeveloped area of the site is primarily woodlands along the Megunticook 
River. 
 
Site Access, Vehicular Circulation and Parking 
Knowlton Street is one-way in the eastbound direction from its intersection with Route 105 to its 
intersection with Lions Lane.  The remaining portion of the road, east of Lions Lane, allows for two-way 
vehicular traffic. The northern side of the road along the school’s frontage contains parallel parking. 
 
The Town of Camden police and fire departments are located approximately one half mile from the 
school, on Washington Street.  Ambulance service to the school originates from Northeast Mobile 
Health Services in Rockport, approximately four miles from the school site. Pen Bay Medical Center is 
located approximately five miles from the school site, in Rockport. 
 
Students can arrive on site no earlier than 7:10 a.m., and are tardy at 7:30 a.m.  Buses begin to arrive on 
site at 2:10 p.m. and all students (walkers, pick-ups, buses) are dismissed at 2:20 p.m. 
 
Ten buses provide for normal transportation of students to and from school, of which only five are at 
the school at any given time as they coordinate pick-up in the afternoon with the high school.  
Approximately 50 to 60 percent of the student population rides the bus. Buses pick up and drop off 

 Summary Report • Camden Rockport Middle School, Camden, ME 
June 18, 2014 • Page 6 



students along Knowlton Street.  Two additional buses for transport of school athletic teams are also 
often present concurrently with the other five buses at the end of the school day. 
 
An access road at the east side of the school that extends from Knowlton Street, past the 
Superintendent’s Office and connects to Lions Lane, is used for private vehicles dropping off and picking 
up students.  This road provides for one-way traffic in the direction of Knowlton Street to Lions Lane. 
Observations and reports indicate that normally between 120 and 140 cars drop off students in the 
morning and between 40 and 60 cars pick up students in the afternoon.  Additionally, these numbers 
generally increase during poor weather conditions.  Deliveries are typically made along Knowlton Street, 
at the front of the school. 
 
The site contains 120 vehicular parking spaces, situated in several paved parking areas around the site.  
The largest parking area, located at the southwest of the school, gains access via a narrow driveway 
(about 20 feet wide) at the immediate west of the school building and contains 52 spaces, of which one 
space is designated as handicap accessible.  Eleven parking spaces are located along the north side of 
the school, along Knowlton Street, of which four spaces are designated as handicap accessible. Eighteen 
spaces are located in a paved parking area at the north side of the access road at the east side of the 
school, and 39 spaces are located around the Superintendent’s Office, of which one space is designated 
as handicap accessible.  The quantity of parking spaces appears to be adequate to accommodate normal 
school operations. 
 
There are a number of students who walk to school, although concerns over safe pedestrian routes 
reportedly reduce the number somewhat.  Several impediments to off-site pedestrian safety were 
mentioned during interviews with staff and the public, including:  sight distances at major intersections, 
reduced sidewalk access in winter, and lack of safe crossing points linking to downtown.  Many CRMS 
students participate in after-school activities at the nearby Teen Center, which requires walking past the 
parent drop-off loop, the Superintendent’s Office, and across Lions Lane.  It was reported that this 
pedestrian route is dangerous, due to lack of sight distance and poor separation of vehicles and 
pedestrians. 
 
Athletic Fields and Playgrounds 
The softball field, baseball field, and two multi-purpose fields (soccer/field hockey) are used for the 
CRMS athletic programs.  The little league baseball field does not appear to be used for either the 
middle school or community baseball programs but the area is used as a general practice field for 
various middle school athletic programs. 
 
Grades across the athletic fields slope in one direction and are not ideal.  For example, the elevation at 
the apparent goal locations differs by as much as three feet and the elevation in right field of the 
baseball field is as much as four feet higher than home plate.  Additionally, relatively flat grades in some 
areas appear to allow for spot ponding of water and poor surface drainage.  It was reported that field 
drainage issues limit the playability of the fields after substantive rainfall events and it is normal to 
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completely lose use of the fields in the late fall.  The most significant issues appear to be at the down-
gradient areas of the fields, at the little league field and left field of the softball field. 
 
Topsoil tests provided by the school indicate existing topsoil within the athletic field has a relatively high 
clay and silt content. Topsoil with high silt and clay content compacts more easily and has poorer 
drainage characteristics than topsoil with a higher sand percentage.   Auger tests completed by Oak 
Point Associates in December 2013 found subsoils within the athletic fields to substantially consist of 
silts and clays, which have poor drainage properties.  Geotechnical investigations adjacent to the school 
buildings (performed in 1980) suggest that seasonally high groundwater may cause additional drainage 
challenges at the subsurface layer.   
 
The foul area along the baseball field infield is substandard due to the adjacent slopes.  It is reported an 
underdrain was installed in the baseball field infield, which presumably discharges via the 4 inch pipe 
that outlets at the north of the infield, in the steep slope. 
 
The playground is located to the rear of the MET Building, and includes a hard court area, several pieces 
of commercial playground equipment with wood chip fall protection surface, and the aforementioned 
athletic fields.  All grades currently participate in recess, and recess periods are staggered by grade. 
 
Grading and Drainage 
Grades along the north side of the school slope toward Knowlton Street.  Knowlton Street, along the 
frontage of the school, generally slopes in an easterly direction.  A 150 foot section of the road contains 
slopes up to eight percent; otherwise Knowlton Street appears to slope between one and three percent.  
Stormwater runoff along the north of the school generally sheet flows into Knowlton Street where it is 
captured in a municipal closed drain system.   
 
The developed portion of the site at the south of the school building largely contains gentle slopes that 
decline to the south until they reach undeveloped property along the Megunticook River, which 
contains steep slopes ranging from 10 to 50 percent. Stormwater runoff from areas along the immediate 
south side of the school is generally captured in closed drain systems that appear to discharge to 
drainage courses that flow immediately into the Megunticook River. 
 
The native underlying soils within the limit of the site have been classified by the United States 
Department of Agriculture as silt loam and fine sandy loam.  Geotechnical investigations completed as a 
part of a past project (in 1980) found the on-site soils to consist of a complex deposit of glacial soils 
consisting of till, marine clays, and outwash or moraine materials. Additionally, in the area around the 
existing building, sandy fill was found to overlay native soils in many areas, groundwater was found to 
be at 8 to 14 feet below the ground surface and bedrock was found to be approximately 30 feet below 
the ground surface.  There is an apparent vein of shallow ledge that extends from the existing gym 
across Knowlton Street. 
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There are no apparent wetlands present on site, beyond those contiguous with the Megunticook River. 
 
Utility Services 
Existing utilities that serve the school include electric, communications, water, sanitary sewer, and oil. 
 
The electric service for the school is a three-phase service provided by Central Maine Power from their 
overhead facilities above Knowlton Street.  The service drops underground from a service pole at 
Knowlton Street and runs beneath the existing school building to a transformer located at the south of 
the building. 
 
The communications service for the school is provided by FairPoint Communications from their 
overhead facilities above Knowlton Street.   
 
Sanitary wastewater from the school is discharged via three, six-inch service lines into the Town of 
Camden sanitary wastewater collection facilities within Knowlton Street, which flows to the Camden 
Wastewater Treatment Plant.  The westerly service line was replaced in 2013. 
 
Water service for the school is provided via five service lines (three two-inch and two six-inch) 
originating from a six inch water main within Knowlton Street.  The system includes one fire hydrant 
within close proximity to the school building, located along Knowlton Street. The water system is owned 
and operated by the Maine Water Company. The Maine Water Company replaced all of the school’s 
service valves in 2013.  Recent tests of the system, made available by the Maine Water Company, 
indicate it has a static pressure of approximately 90 psi and is capable of supplying approximately 700 
gallons per minute at 20 psi.  
 
Fuel oil storage is provided by a 10,000-gallon underground tank, located at the south of the building.  
According to State records, the tank contains a double wall containment system, a continuous 
monitoring system, and was installed in 2001. 
 
Code Deficiencies 
The existing water system does not provide the minimum required fire flow for the site according to the 
National Fire Protection Association Code (NFPA 1).  With a fully NFPA-compliant sprinkler system, the 
minimum fire flow required is approximately 1,700 gallons per minute. 
 
All publicly accessible facilities require compliance with the Americans with Disabilities Act (ADA) 
Standards.  In general, when elements of a facility are altered, they are required to be made compliant 
with ADA Standards.  
 
ADA Standards require each on-site parking facility to provide at least a minimum number of accessible 
parking spaces, based on the total number of parking spaces in the parking facility.  Generally, at least 
one accessible space is required for every 25 spaces, or fraction thereof, for parking facilities containing 
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less than 100 spaces.  Additionally, each accessible space and aisle is required to have a maximum slope 
of two percent (1:50) in any direction.  The existing parking facilities are deficient in the quantity of 
spaces that are designated handicap accessible and it appears that none of the existing handicap 
accessible spaces comply with slope requirements; however, several spaces require confirmation for 
slope nonconformance via survey.  Compliance with the required quantity of designated handicap 
accessible spaces (and associated access aisles) is typically required upon re-painting of the spaces, and 
compliance with slope requirements is required upon resurfacing of a parking facility. 
 
ADA Standards require accessible routes both at site arrival points, and at connections of various site 
elements.   
 
ADA Standards require that at least one accessible route be provided within the site from accessible 
parking spaces and accessible passenger loading zones; public streets and sidewalks; and public 
transportation stops to the accessible building or facility entrance they serve. An accessible route needs 
to meet maximum slope requirements that are similar to parking space requirements above, except that 
walkway slopes in the direction of travel can be between 1:20 and 1:12 if a compliant ramp is installed.  
Accessible parking spaces are currently located near the gym entrance, the main entrance, and the 
building entrance from the rear parking lot.  It appears that these accessible routes may not meet the 
maximum slope requirement, but confirmation via survey is required.  It may be possible to discharge 
handicapped passengers at the parent drop-off loop, but dropped off students are supposed to enter 
through the cafeteria entrance and that entrance is currently not accessible (non-compliant ramp). 
Routes from public sidewalks may not currently meet the maximum slope requirements. 
 
Within a site, ADA Standards require at least one accessible route to connect accessible buildings, 
accessible facilities, accessible elements, and accessible spaces that are on the same site.  Technically, 
this means that the playground, as well as the boundary of each athletic field, should have an accessible 
route to it.  Turfgrass is not considered to be an accessible surface.   
 
Safety Concerns 
The walkway along the south side of Knowlton Street, which is heavily used by students and parents 
making their way to and from the school building entrances, is an unmarked paved strip contiguous with 
the Knowlton Street vehicular travel way.  The walkway is at the same elevation as the vehicular travel 
way and does not contain a curb or other measures to protect and separate pedestrians/students from 
vehicular traffic.  Additionally, vehicular parking spaces located along the north side of the school abut 
the building and require pedestrians to pass between parking vehicles and the vehicular travel way. 
 
The safety of students walking to the after school program at the Teen Center (especially in winter) has 
been raised as a concern by staff and the public. 
 
The depth of playground safe surface did not appear to be sufficient for the height at which children 
were observed to be playing on the equipment. 
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Program Deficiencies 
CRMS currently has the following fall sports teams:  soccer (four teams), field hockey (one team), cross 
country, and golf.  The multi-purpose field in the baseball outfield is utilized for soccer games and 
practices.  The multi-purpose field in the softball outfield is utilized for field hockey games and practices.  
The Athletic Director indicated that scheduling soccer with four teams and only one game and practice 
field is a challenge. The little league field near the river is utilized for soccer practice and is restricting for 
soccer purposes due to its limited dimensions which provide for approximately half of a typical soccer 
field.  The golf and cross country teams practice and compete off-site.  The cross country team runs on 
local roads, many without sidewalks, and safety is a concern. 
 
Spring sports consist of baseball (two teams), softball (two teams), and track.  Although currently 
approximately 90 students are on the track team, there are no practice facilities on site, and the high 
school track is heavily relied upon.  The Athletic Director would like to provide jumping pit facilities on 
the CRMS site, and potentially a “J” shaped partial track surface so that students could practice starts 
and sprints on the CRMS site. 
 
The playground equipment is heavily utilized and the school administration has indicated that additional 
equipment pieces are desired.  The exercise station-type fitness equipment has been less popular and 
that type of equipment is not desired.  The ability to expand the playground in its existing location is 
somewhat constrained by the close proximity of the athletic fields, which are already at 
minimum/optimum size. 
 
Access to the wooded and riverfront portions of the site is desired for curriculum enrichment.  
Currently, only informal community access trails exist and the natural areas of the site are underutilized 
for learning and/or recreation by the school.  The river provides habitat for plants, animals, fish and 
birds (including a nearby beaver dam) that students could benefit from seeing. 
 
Operational Issues 
Parents dropping off students have difficulty accessing the area designated for drop-off/pickup at the 
east side of the school, which promotes students being dropped off at other locations, apparent “road 
rage” and unsafe driving acts.  This issue is attributed to busses dropping off/picking up students along 
Knowlton Street, which delays eastbound vehicles passing along the front of the school, and the inability 
of vehicles to access the entrance to the designated parent drop-off area from the east due to the one-
way eastbound restriction of Knowlton Street in this area. 
 
Snow removal is currently contracted to a third party.  The shortage of areas to stockpile snow is 
reported to be a problem, and snow piles adjacent to vehicular travel ways, especially in the vicinity of 
the Superintendent’s Office, reduces the sight distance of vehicles during the winter months.  This 
causes safety issues for students walking between CRMS and the Teen Center. 
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The athletic fields’ poor drainage results in a reduction of use during fall and spring athletic seasons, 
which is a challenge for the school. 
 
Condition of Site Facilities 
The condition of pavement and curbs at the parent drop-off road, staff parking area at the east of the 
building, and the driveway along the west of the building is generally in fair to good condition.  These 
areas contain some minor cracking and appear to have been paved within the last few years.  The 
pavement at the large parking area at the southwest of the school building contains significant block 
cracking which is generally indicative of aging pavement that is approaching its service life, and some 
minor alligator cracking which is generally indicative of poor subsoil conditions.  
 
The sidewalk and curb along the parent drop-off are in good condition and appears to have been 
replaced within the last couple of years. Otherwise, paved walkways have varying degrees of cracking 
and pavements require repairs or replacement. 
 
The softball and baseball field backstops are in poor condition and other fencing is in average condition 
and requires miscellaneous repairs. 
 
The slope at the south of the little league field, along the Megunticook River, contains significant 
erosion, apparently due to the steepness of the slope, lack of vegetation and the flow of stormwater 
runoff down the slope.  Additionally, a drainage course at the bottom of the slope at the south of the 
storage sheds that discharges directly into the Megunticook River contains significant erosion.  The 
closed drain system at the southwest of the school building appears to discharge to this channel. 
 
Stormwater runoff from the developed areas of the school property that is collected in closed drainage 
systems is not being treated for removal of pollutants prior to discharge to the Megunticook River.  
Portions of the site at the south of the building that generally sheet flow to the undeveloped area along 
the Megunticook River, may be realizing some pollutant removal by passing through undeveloped areas 
prior to entering the Megunticook River and its contiguous wetland resource area.  However, at areas 
where this runoff flows over a steep slope, the pollutant content of the runoff is likely increasing due to 
erosion of the slopes.  Studies have shown that untreated stormwater runoff from developed areas 
typically contains excess nutrients (e.g. nitrogen and phosphorus) pathogens, metals, sediment, 
pesticides and hydrocarbons, degrade downstream receiving waters and is widely considered nonpoint 
source pollution.  To address adverse affects resulting from polluted stormwater runoff, it is becoming 
standard practice for developments to contain low impact development (LID) stormwater management 
practices to remove pollutants from stormwater runoff prior to leaving the site.   
 
Site Constraints  
The Town of Camden Shoreland Zoning Ordinance regulates land use activities within 250 feet of rivers, 
including the Megunticook River, and contiguous wetland areas to prevent water pollution and promote 
preservation of the resource.  For example, the ordinance only allows for selective cutting, maintenance 
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and cleared-openings within a 75 foot horizontal distance from the river and contiguous wetland areas.  
The majority of undeveloped areas on-site are located within 75 feet of the Megunticook River. 
 
Space and bulk dimensional requirements contained in the Town of Camden Zoning Ordinance restrict 
the type of development within close proximity to residential uses and property lines (e.g. buildings and 
parking areas). 
 
Opportunities for expanding the school property by obtaining abutting properties are limited due to the 
nature and extent of the abutting properties development. 
 
Site Opportunities  
Re-grading and reorientation of the baseball field, removal of the little league infield, and fencing would 
allow for multipurpose fields to be reoriented in a more desirable alignment (north/south), and 
development of additional space for either a partial track facility or another multipurpose field.  
Improvements could be completed as a part of this redevelopment to improve field drainage, field 
playability, and ADA accessibility.  These improvements may also allow access trails around the athletic 
fields and to the riverfront and/or wooded area to be constructed that would enhance outdoor learning 
and recreational potential. 
 
Replacement of approximately 1,000 linear feet of the existing water main in Knowlton Street, 
Washington Street, and Spring Street with an eight-inch main would provide a continuous eight-inch 
water main from an existing 12-inch water main in Mountain Street to the school.  It is expected these 
improvements would significantly increase the flow available for fire protection at the school to a level 
that exceeds the minimum requirements contained in NFPA 1. 
 
Structural 
The existing conditions structural evaluation of the CRMS was based upon visual observations 
conducted on August 26 and August 27, 2013 and available existing drawings.  There were no existing 
structural drawings for the original building construction (MET), the gymnasium, or the 1980 addition.  
Some structural drawings of the 1955 addition, 1965 addition, and 2000 renovation construction were 
available for review at the time this report was prepared.  A structural analysis of the existing roof 
framing where member sizes could be determined was conducted to evaluate the structural adequacy 
of the roof based on current code requirements. 
 
The current codes and standards used to analyze the structure’s existing conditions consist of the 
following: 
 International Building Code 2009 
 ASCE 7-05, Minimum Design Loads for Buildings and Other Structures 
 National Design Specification for Wood Construction 2005 
 Steel Joist Institute 60-Year Manual 1928-1988 
 AISC Steel Construction Manual, Thirteenth Edition 
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Based upon the age of the structure, it is unlikely that a lateral force resisting system was considered 
during the original building design to resist wind or seismic forces.  The 1965 cafeteria, former industrial 
arts area, and classrooms have a steel deck potentially capable of acting as a flexible diaphragm to 
transfer horizontal loads.  However, the original structure and 1955 addition have tongue and groove 
roof boards and the gymnasium has an insulated roof deck, both with minimal capacity to act as a 
diaphragm.  The connection of the diaphragm to the exterior walls is unknown.  Based on the age of the 
structure, the exterior masonry walls around the perimeter of the building are most likely unreinforced 
and there is no reinforcing shown on the available existing drawings.  Without adequate diaphragm 
anchorage at the floor and roof levels the un-reinforced masonry walls would not have sufficient 
strength to support the full out of plane design forces.  
 
The vertical component of the lateral force resisting system would be the exterior unreinforced masonry 
walls acting as shear walls. Since there are no adequate diaphragms or connections to the walls and 
would have minimal capacity to resist lateral forces. Current codes would not allow the use of un-
reinforced masonry shear walls.  
 
There is no connection of the masonry walls to the foundation walls below indicated on the existing 
drawings.   
 
Based on our investigation, there is essentially no lateral force resisting system for this structure, and 
therefore no description will be provided for each section. 
 
General Description 
The oldest portion of the complex, the MET building, was constructed around 1925.  It is a two-story 
structure with a penthouse and basement.  The building construction type is wood with exterior brick 
walls. 
   
Prior to 1955, the gymnasium was constructed north of the MET building.  It is a one-story structure 
with a basement.  Based on visual observations, the building construction type is primarily a steel 
framed structure consisting of steel purlins, beams, and columns.  
 
The addition constructed in 1955 is north of the gymnasium.  It is a one-story structure with a narrow 
crawl space below.  Based on existing structural drawings, the building construction type is primarily 
wood with exterior CMU walls and brick veneer. 
In 1965, three additions were added to the complex.  A one-story structure, consisting of a cafeteria and 
classrooms, was added between the MET building and the gymnasium.  The building construction type 
of the cafeteria is steel joists with exterior CMU walls with brick veneer.  The building construction type 
of the classroom portion of the addition consists of steel joists and beams supported by steel columns 
embedded in CMU walls.   In 1965, an industrial arts classroom was also added west of the gymnasium.  
The industrial arts is a two-story structure with a classroom in the basement.  The building construction 
type of the garage is steel joists and beams supported by exterior CMU walls and interior steel pipe 
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columns.  The third 1965 addition was classrooms at the north end of the complex, west of the 1955 
addition.  The building construction type of the north classrooms is similar to the other 1965 addition 
classrooms described above. 
 
An addition was added to the facility west of the gymnasium and 1955 classrooms, and east of the 
garage in 1980.  The south portion of the addition is a two-story structure and the northern portion is 
one story.  Based on visual observations, the building construction type is primarily metal plate 
connected wood trusses with exterior brick walls. 
 
In 2000, a three-story stairwell at the north end of the original structure was added.  Modifications 
south of the existing gymnasium were also constructed.  The construction type of the renovations was 
primarily wood with a combination of CMU and stud walls. 
 
Mary E. Taylor School Structure Gravity System 
Roof Structure 
The original structure has a flat roof configuration.  Based on visual observations, the second floor roof 
deck is constructed of 1 x 8 tongue and groove bead boards covered with a rubber membrane roof.  The 
roof framing over the second floor classrooms consists of 2 x 12 wood joists spaced at approximately 16 
inches on-center.  The first four roof joists adjacent to the penthouse, north and south, have been 
reinforced with two 2 x 12's, one attached to each side of the existing wood joists.  It was difficult to 
determine if the reinforcement extended beyond the first four joists.  The roof framing over the second 
floor corridor consists of one 2 x 8 wood joists spaced at approximately 16 inches on-center. Inspections 
did not indicate adequate hold-down anchors to resist wind uplift forces.  The first eight corridor joists 
on each side of the penthouse have been reinforced with one 2 x 8.  Hung from the roof joists are 2 x 6 
ceiling joists which support plaster ceilings and batt insulation.  A structural analysis of the existing roof 
structure was performed based on current design loads, including snow drifting.  The results indicate 
that the existing roof framing is structurally adequate but hold-down anchors would be required. 
 
There was no access to investigate the penthouse roof framing due to plaster ceilings.   
 
Floor Structure 
The second floor framing was not visible during our field investigation due to plaster ceilings covering 
the existing structure with no access available.  The north end of the corridor framing was modified in 
2000 as part of the stairwell renovation.   
First floor framing north of the center stairwell consists of 2 x 12 wood joists spaced at approximately 14 
inches on-center spanning between the exterior wall and corridor.  There are 1-inch nominal wood deck 
boards of varying widths spanning diagonally over the wood joists.  There are two 2 x 12 headers 
framing around existing ducting penetrating through the floor structure.  No other floor framing was 
visible during our field investigation. 
 

 Summary Report • Camden Rockport Middle School, Camden, ME 
June 18, 2014 • Page 15 



Buckling of the wood flooring along three doorways at the south end of the first floor was observed 
during our site visit. 
 
Foundation System 
The existing foundation system consists of concrete foundation walls around the perimeter of the 
building.  Minor concrete spalling and localized temperature and shrinkage cracks were observed during 
our field investigation.  Local cracking along the east elevation appeared to be previously patched (see 
Structural Photo 1 in Appendix A).  Other localized cracking at window openings was observed.  There is 
potential for water infiltration in these areas.  The knee height concrete retaining walls located at the 
southwest entrance are cracked and chipped (see Structural Photo 2 in Appendix A).  Near the south end 
of the building on the west side, in Storage Room 005, corner cracks were observed at the interior and 
exterior foundation wall interface at both sides of the room.  Through wall cracking was evident along 
one of the interior foundation walls and step cracking in the brick wall above the foundation wall was 
observed along the other interior foundation wall (see Structural Photos 3 and 4 in Appendix A).  The 
existing cracks appear to have occurred a long time ago, with no evidence of continuing settlement. 
 
Gymnasium Structural Gravity System 
Roof Structure 
The gymnasium has a gable roof system.  The existing roof framing consists of steel purlins spanning 
between steel roof beams.  The steel roof beams extend from the ridge to steel columns spaced at 
approximately 19 feet on-center.  Roof cross bracing is present across both end bays.  An insulated roof 
deck spans over the steel purlins.   
 
Floor Structure 
The southern portion of the first floor framing visible during our field investigation consists of W14 x 30 
steel beams spaced approximately 11 feet on-center.  The beams span between 4-1/2 inch diameter 
steel columns supported on concrete piers.  The floor structure above the steel beams was not visible.  
At the north end, 2 x 10 wood joists spaced at approximately 12 inches on-center, span over 10 x 10 
timber beams, supported on 16 x 16 inch concrete piers.  There is 1 x 8 wood decking spanning 
diagonally over the wood joists.  The wood joists have cross blocking at their midspan.  There are two, 
one-inch diameter steel tie rods running in the direction of the wood joists above the timber beams 
present at each concrete pier location.  The timber beams spanning over the concrete piers are spliced 
at each pier location.  South of this area where the span between concrete piers is greater than those to 
the north, the timber beams are supported at mid-span by W14 x 30 steel beams spanning between 
concrete piers. 
 
One of the timber beams located in the southwest portion of the timber framed section is split.  There is 
an existing 5/8 inch crack on the underside of the beam which extends between the supporting piers 
(see Structural Photo 5 in Appendix A). 
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Foundation System 
The existing foundation system consists of concrete foundation walls around the perimeter of the 
gymnasium and concrete piers supporting interior columns.  Concrete spalling was evident at a couple 
of the interior concrete piers which support the 4-1/2 inch diameter steel columns and along the interior 
foundation wall in this area.  Minor temperature and shrinkage cracks were visible along the exterior 
south foundation wall, and the brick mortar was missing at some of the jambs under the windows.   
 
1955 Structural Gravity System 
Roof Structure 
The 1955 addition is a one-story structure with a flat roof.  The roof framing was not visible during our 
field investigation due to the presence of hard mounted tile ceilings with no access to above.  Based on 
existing structural drawings, the existing roof framing consists of 2 x 12 wood joists spaced at 
approximately 12 inches on-center over the classrooms and 2 x 8 wood joists spaced at approximately 
16 inches on-center over the corridors.  The wood joists generally span between 8 inch CMU walls.  
There are 25/32 inch wood nailers spanning perpendicular over the wood joists. Inspections did not 
indicate the presence of adequate hold down anchors to resist wind uplift forces. 
 
A structural analysis of the wood joists was conducted considering loading based on current code 
requirements.  In areas where there is no drifting or sliding snow, the structural capacity of the 2 x 12 
wood joists has been exceeded by 10 to 15 percent.  In areas of drifting and sliding snow from the 
gymnasium to the south and the 1980 addition to the west, the structural capacity of the joists have 
been exceeded by as much as 85 percent to over 100 percent.  The 2 x 8 wood joists over the corridors 
were found to have sufficient capacities. 
 
At localized areas, the wood joists in the north-south corridor are supported by W8 x 17 steel girders in 
areas where there are openings in the CMU walls.  Along the east-west corridor, W10 x 21 steel girders 
support the wood joists.  The W10 x 21 steel girders are supported by 3-1/2 inch diameter steel pipe 
columns spaced at approximately 14 feet on-center.  A structural analysis of the W8 x 17 and W10 x 21 
steel girders indicates that the girders have sufficient structural capacities to meet current code 
requirements. 
 
At the southeast section of the 1955 addition, 2 x 8 wood joists running in the north-south direction and 
spaced at approximately 16 inches on-center span between W14 x 30 steel girders approximately 32 
feet long.  Both the wood joists and steel girders were found to have sufficient structural capacities.  
Along the south edge of the structure, 2 x 8 wood joists spaced at approximately 16 inches on-center are 
subjected to sliding snow from the gymnasium to the south.  In this area, the wood joists were found to 
be approximately 25 percent overstressed when the code mandated sliding snow loads are included in 
the design loads.  There were no adequate hold-down anchors observed to resist wind uplift forces. 
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Foundation System 
The existing foundation system consists of reinforced concrete foundation walls around the perimeter of 
the building and under the interior corridor walls.  Some cracks in the exterior brick were observed 
along the exterior north wall.  No control joints were constructed in the exterior brick.  A crack in the 
foundation wall was observed extending down from the cracked brick.  Minor cracks in the concrete 
stoop in front of Door 25 were also observed during our field investigation.  
 
1965 Structural Gravity System 
1965 Cafeteria/Classrooms Roof Structure 
The 1965 addition north of the MET building is a one-story structure with a flat roof.  The roof framing 
over the cafeteria at the south end of the addition consists of 28LA06 long span steel joists spaced at 
approximately 4 feet on-center.  The steel joists span between the cafeteria’s CMU perimeter walls.  In 
areas subjected to drifting snow, the roof structure has been reinforced with 28 inch deep long span 
steel joists added between the existing joists.  A 1-1/2 inch steel roof deck spans over the steel joists.  
The 1-1/2 inch steel deck over the drifting snow area was replaced in the area where the original roof 
framing has been reinforced.  
 
A structural analysis of the long span joists over the cafeteria indicates that the reinforced roof structure 
in the area subjected to drifting snow has sufficient capacities to meet current code requirements.  The 
long span joists not subjected to drifting or sliding snow also have sufficient structural capacities.  During 
our field investigation, bent vertical members in the existing 28LA06 steel joists were observed at two 
locations near the southwest skylight framing, beyond the snow drift region (see Structural Photo 6 in 
Appendix A). 
 
North of the cafeteria, the roof framing over the classrooms consists of 16J6 steel joists spaced at 
approximately 24 inches on-center.  The steel joists span between 12B14 steel girders which run along 
the length of the exterior walls and 14B22 steel girders which run along the length of the corridors.  The 
steel girders are supported by steel columns.  The roof framing over the corridor consists of 10J2 steel 
joists spaced at approximately 24 inches on-center, spanning between the 14B22 steel girders along the 
length of the corridor.  A 9/16 inch steel form deck spans over the roof joists.  The roof structure has 
been reinforced at the north end of the addition where the roof is subjected to drifting snow from the 
gymnasium to the north.  There were four, 16 inch deep steel joists added between the existing joists 
over the north end classrooms.  The 9/16 inch steel form deck was replaced with a 1-1/2 inch steel deck 
in the area of the reinforced roof.  No joists were added in the north end corridor, and the 9/16 inch 
form deck was not replaced in this area. 
 
A structural analysis of the existing roof joists was performed.  The results show that the 16J6 steel joists 
over the classrooms have sufficient capacities in most areas to meet current code requirements.  At the 
north end of the addition where the roof is subjected to sliding snow beyond the area of reinforcement, 
the structural capacities of the existing 16J6 joists are exceeded.  The width of sliding snow on the lower 
roof is 15 feet per code requirements versus approximately 10 feet of reinforced roof.  In this 
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approximate five foot region where the roof has not been reinforced, the 16J6 joists spaced at 
approximately two feet are more than 35 percent overstressed when subjected to sliding snow loads.  
The 10J2 steel joists over the corridor were found to have sufficient structural capacities to meet current 
code requirements. 
 
1965 Industrial Arts Roof Structure 
The 1965 industrial arts addition was constructed west of the gymnasium and 1980 addition.  It is a one-
story structure with a flat-roof.  The existing roof framing consists of 14J3 steel joists spaced at 
approximately four feet on-center, except in the northeast bay where 14J7 steel joists are spaced at 
approximately four feet on-center.  The steel joists are supported by 16B31 steel girders spanning 
between interior 4-1/2 inch diameter steel pipe columns and exterior CMU walls.  A 1-1/2 inch steel 
deck spans over the roof joists. 
 
A structural analysis of the garage roof framing indicates that the 14J3 steel joists are overstressed by 
approximately 10 percent in areas of no snow drifting, and are overstressed by over 20 percent in snow 
drifting regions.  The 14J7 steel joists in the northeast bay were found to have sufficient structural 
capacities when subjected to drifting snow loads.  A one-ton crane rail is currently attached to the 
approximate center of the 14J7 steel joists.  These joists have sufficient capacities when subjected to the 
crane load combined with drifting snow loads.  The 16B31 steel girders were found to be more than 25 
percent overstressed in snow drifting zones.  In areas not subjected to drifting snow, the steel girders 
have sufficient capacities to meet current code requirements. 
 
Scaling and corrosion of one of the 14J3 steel joists in the center bay was observed during our field 
investigation (see Structural Photo 7 in Appendix A).  A portion of the adjacent 14J7 steel joist in the 
northeast bay adjacent to the 14J3 corroded joist also showed signs of deterioration.   
 
1965 North Classrooms Roof Structure 
The 1965 north classrooms/addition is a one-story structure with a flat roof.  The roof framing over the 
classrooms consists of 16J6 steel joists spaced at approximately 24 inches on-center.  Over the center 
corridor, 10J2 steel roof joists are spaced at approximately 24 inches on-center.  At the north entrance 
corridor, the roof framing consists of 8J2 steel joists spaced at approximately 24 inches on-center.  A 
9/16 to 1 inch steel roof deck spans over the steel joists.  The steel joists over the classrooms span 
between interior 14B22 steel girders and 12B14 steel girders along the exterior walls.  The steel joists 
over the center corridor span between the interior 14B22 steel girders, which are supported by 6WF15.5 
steel columns.  The 14B22 steel girders along the exterior walls are supported by 3-1/2 x 3-1/2 x 1/4 
steel pipe columns. 
 
The corridor located between the 1955 and 1965 construction consists of 2 x 8 wood joists spaced at 
approximately 16 inches on-center.  Tongue and groove wood roof boards span over the wood joists. 
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A structural analysis of the existing roof framing indicates that there is sufficient structural capacity to 
meet current code requirements. 
 
Floor Structure 
The 1965 garage addition has a daylight basement below at the south end and a crawl space below to 
the north.  The floor structure to the south consists of 14J7 steel joists with a maximum spacing of 
approximately 24 inches on-center, and two rows of bridging.  The bridging consists of 1/4 inch diameter 
steel rods.  During our field investigation, we observed that one of the bridging’s steel rods was bent 
(see Structural Photo 8 in Appendix A).  A 2-1/2 inch thick concrete slab over a steeltex wire mesh form 
spans over the steel joists.  A structural analysis of the 14J7 steel joists shows sufficient structural 
capacity to meet current code requirements. 
 
To the north, the floor structure consists of 8WF17 steel beams and 16WF36 steel girders supported by 
interior 4-1/2 inch diameter steel pipe columns and exterior 12 inch concrete foundation walls.  A 4-1/2 
inch reinforced concrete slab spans over the steel floor framing.  Localized cracks in the concrete floor 
were observed during our field investigation (see Structural Photo 9 in Appendix A). 
 
Foundation System 
The typical foundation system for each 1965 addition consists of 12 inch reinforced concrete foundation 
walls around the perimeter of each structure, and 16 inch square reinforced concrete piers and footings 
at interior columns.  The existing concrete walls that were visible during the field investigation appear to 
be in good condition except for the areas noted below.  
 
At the east entrance adjacent to the cafeteria, there was significant concrete spalling along the length of 
the front entrance knee wall (see Structural Photo 10 in Appendix A).  A concrete crack in the front 
entrance slab extending from the door to the edge of slab was also observed during our field 
investigation (see Structural Photo 11 in Appendix A). 
 
Cracks were observed along the west and south perimeter foundation walls of the 1965 garage.  Control 
joints spaced at approximately 40 feet were present along the west face of the foundation wall with 
cracking noted in between the control joints.  In general, the cracks are minor and appear to be due to 
temperature and shrinkage.  There were no signs of settlement at the garage addition. 
 
At the 1965 north classroom addition, minor temperature and shrinkage cracks were observed along the 
west and south concrete foundation walls.  Along the south face of the classroom, mortar joints of the 
exterior brick veneer had popped out and there were cracks in the concrete window sills.  In the 
southwest classrooms, through wall step cracks were observed at the south end of the interior CMU 
walls (see Structural Photo 12 in Appendix A).  Step cracks were also noted at the south end of the west 
exterior CMU wall (see Structural Photo 13 in Appendix A).  Based on the field conditions described 
above, there appears to have been some differential settlement at the southwest corner of the 
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structure.  Most likely, the settlement occurred within the first couple years after construction.  There 
was no visual evidence of damage to the foundations.   
 
1980 Structural Gravity System 
Roof Structure 
The portion of the 1980 addition located west of the 1955 classrooms is a one-story structure with a 
gable roof.  The portion of the addition west of the gymnasium and east of the garage is a two-story 
structure with a gable roof.  There were no existing structural drawings for the 1980 construction.  The 
roof framing visible during our field investigation consists of metal plate connected wood trusses spaced 
at approximately 24 inches on-center.  A plywood deck spans over the existing trusses. Based on codes 
in place at the time design for un-balanced snow loads would not have been considered. Un-balanced 
loading occurs when the wind pushes the snow from the leeward to the windward side of the roof. It is 
unlikely that there are adequate wind uplift holds down anchors at the truss to wall connection. 
 
Floor Structure 
The floor structure accessible during our field investigation, located at the south end of the addition, 
consists of 16 inch deep steel beams with a seven inch flange width spaced at approximately 9'- 9" on-
center.  The beams run in the north-south direction and frame into a beam soffit running east-west 
down the center of the room.  There are two architecturally wrapped columns located under the beam 
soffit supporting the beam. 
 
Foundation System 
The existing foundation system consists of concrete walls around the perimeter of the building.  The 
existing concrete walls that were visible during the field investigation appear to be in good condition 
except for at the northwest corner.  At this corner location, significant cracks in both the north and west 
foundation walls were observed (see Structural Photos 14 and 15 in Appendix A).  Shrinkage and 
temperature cracks were visible along the west foundation wall where no control joints in the concrete 
were evident.  Repaired cracks at the south and west exterior doors were also observed during our field 
investigation.  The repaired cracks extend from the top of the door opening to the top of the foundation 
wall at both locations.  There was no visual evidence of differential settlement. 
 
2000 Structural Gravity System 
Roof Structure 
The roof framing at the south end of the renovated gymnasium consists of a combination of pre-
engineered wood trusses spaced at approximately 24 inches on-center and 2 x 8 wood roof rafters 
spaced at approximately 16 inches on-center.  There are 2 x 6 wood ceiling joists supporting a 
suspended ceiling with insulation below the 2 x 8 rafters.  The ceiling joists are supported independently 
from the roof rafters.  A structural analysis of the wood rafters and ceiling joists indicates that there is 
sufficient structural capacity to meet current code requirements. 
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A stairwell was added as part of the 2000 renovations at the north end of the MET building.  The roof 
framing over the stairwell consists of 2 x 8 wood joists spaced at approximately 16 inches on-center.  
There is 5/8 inch thick plywood sheathing spanning over the wood joists.  A structural analysis of the 
wood joists was performed considering drifting snow loads from the MET building to the south.  The 
wood joists were found to have sufficient structural capacities to meet current code requirements. 
 
Floor Structure 
Floor framing at the south end of the renovated gymnasium consists of a combination of 2 x 8, 2 x 10, 
and 2 x 12 wood joists spaced at approximately 12 inches on center.  Two layers of plywood flooring 
span over the floor joists.  
 
Foundation System 
Reinforced concrete foundation walls were added around the southwest portion of the gymnasium.  The 
existing concrete walls that were visible during the field investigation appear to be in good condition.  
There were some shrinkage and temperature cracks visible.  However, there was no visual evidence of 
differential settlement or damage to the foundations. 
 
Architectural 
Exterior Systems 
Mary E. Taylor School (Original Building) 
The exterior façade of the building is brick veneer which appears to be in fair condition.  There are a 
number of areas on each elevation in need of repointing.  There are also some brick areas on the south 
wall and east wall with surface rust stains and moss growth, which will require cleaning.  The exposed 
concrete foundation surface appears to be in fair condition, with some settlement cracks and surface 
cracks in need of repair.   
 
The roofing is a flat membrane roof that appears to be in fair condition.  The amount of insulation on 
the roof system is not known. 
 
Exterior windows appear to be in fair condition and are aluminum (double hung with insulated glazing 
and exterior-applied muntin grilles).  Fixed exterior-mounted bottom sash screens are provided for the 
operable bottom window sash.  Many screens at the lowest level pedestrian height are damaged or 
missing.  Windows along the west facade face onto the playground area and have been retrofitted with 
protective wood framed wire mesh screens that are in poor condition.  Continuous window head 
flashing at brick veneer walls appears to be a retrofit and not original construction.  Steel lintels behind 
the flashing have an exposed bottom surface that is rusted with peeling paint.  Caulk joints around the 
window perimeter at brick veneer, sill and inset window frames are in fair to poor condition, with 
hardened and cracked joints typical.  Teacher interviews indicated that many windows are in need of 
repair and do not remain open on their own. 
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Exterior east and west facade entrances are wood and glass doors with decorative wood frames and 
trim.  The east entrance door has a full width, single-glazed, circle top transom and the west entrance 
door has a full width, single-glazed, true divided light transom.  The wood doors and frames appear to 
be part of the original construction, are beyond their life expectancy, and are not energy efficient.  
Wood elements surrounding the entrances are in fair to poor condition with painted finish peeled and 
flaking down to wood substrate.   The first and second floor emergency egress doors at the south wall 
are steel frames and doors and appear to be in fair condition.  There is a metal egress door from the 
basement on the west facade that appears to be in poor condition. 
 
The exterior steel fire escape is not code compliant and should be replaced with an enclosed exit.  
Additional information regarding this stair can be found in the Life Safety section of this report. 
 
The east entry cast stone entablature and columns are in fair condition with limited areas of spalling 
along the frieze band and cornice.      
 
Gymnasium with 2000 Additions 
The building facade is a mix of brick veneer, corrugated metal siding and composite wood clapboard 
siding all of which appear to be in fair to good condition, with brick areas in need of repointing and one 
area of damaged clapboard siding in need of repair. 
   
The sloped roofing is asphalt shingle and appears to be in fair condition with numerous areas of partial 
shingle replacement.  Painted wood fascia along the roof edge appears to be in poor condition, with 
areas of exposed wood.  Flat roof areas were constructed with the 2000 additions and are single ply 
membrane.     
 
Windows appear to be in fair condition, they are aluminum windows with a mix of operable hopper sash 
or awning sash.  Screens are provided at the operable windows with either fixed exterior screen at each 
hopper sash or interior screens with wickets at each awning sash.  Caulk joints around the window 
perimeter at brick veneer, sill and inset window frames are in fair to poor condition, with hardened and 
cracked joints typical.   
 
Entrances are aluminum storefront frames and doors with insulated glazing and appear to be in fair to 
good condition.  The east facade entrance canopy has an aluminum soffit that appears to be in good 
condition.    
 
1955 Addition 
The building facade is a mix of brick veneer and fiberglass-reinforced plastic (FRP) infill panels above the 
windows.  The brick veneer appears to be in good to fair condition, with areas in need of repointing.  
The FRP panels are in fair to poor condition, with many exposed fasteners and edge trims in need of 
caulking.  In several areas the vertical panel-to-panel joiner trim is missing or separated creating an open 
joint between panels for moisture and vapor intrusion. 
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The roofing is a single-ply membrane.  The amount of insulation on this roof system is not known. 
 
Exterior aluminum windows appear to be in fair condition. The windows have an operable awning sash 
with interior screens and operable wickets.  Caulk joints around the window perimeter at brick veneer, 
sill and inset window frames are in fair to poor condition, with hardened and cracked joints typical.   
 
Exterior entrances are aluminum storefront frames and doors with insulated glazing and appear to be in 
fair condition.  The east facade entrance canopy appears to be in fair condition with some exposed 
painted wood panel sides that are in poor condition. 
 
1965 Additions 
The three building additions all have a brick veneer which, overall appears to be in fair condition, with 
limited areas in need of re-pointing.  There are many areas where vertical cracks have developed 
possibly as a result of limited or no control joints.  The building facade also includes FRP infill panels 
above windows which appear to be in fair to poor condition, with many exposed fasteners and edge 
trims in need of caulking. The north-west classroom addition brick veneer appears to have out-of plane 
shifting of the brick veneer along the south wall.  There are many areas in need of repointing for all 
three additions, but the area along the south wall noted above is in particularly poor condition with 
failed mortar joints over most of the area in what appears to have been previously re-pointed.  The west 
garage addition has exposed concrete wall at the lower level that is in fair condition with some areas of 
failed parging.   
 
The roofing for all three additions is a single-ply roof.  The amount of insulation on this roof system is 
not known.  Metal roof edge fascia at the west garage addition is in poor condition with discoloration 
and staining.     
 
Exterior windows appear to be in fair to poor condition and are aluminum, with hopper and awning 
sashes with insulated glazing.  The windows have interior screens with operable wickets.  Some windows 
along the west facade face onto the playground area and have been retrofitted with protective wood 
framed wire mesh screens and are in fair condition.  The sill finishes on most windows along the north 
facade on the north addition are etched and chalking with moss growth present on the window 
caulking; open joints were visible at sill and vertical mullion enclosures.  Caulk joints around the window 
perimeter at brick veneer, sill and inset window frames are in fair to poor condition, with hardened and 
cracked joints typical.  In some areas the top of foundation wall forms a concrete window sill under the 
aluminum window that is in poor condition with peeling paint and pitted/spalling concrete.  In other 
areas the windows have an exposed painted pre-cast concrete sill under the aluminum window that is in 
fair to poor condition with peeling paint and pitted/spalling concrete.    
  
Exterior entrances are aluminum storefront frames and doors with insulated glazing and appear to be in 
poor to fair condition.   Some rooms have exterior steel doors with wood frames that appear to be in 
poor condition.  Entrance canopies and soffits include painted wood finish materials that are in poor 
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condition with peeling paint and exposed substrate.  Two entrances on the north addition are not ADA 
compliant.  The west industrial arts addition has an exterior painted steel egress stair at the west facade 
that is in poor condition and rusting.  The garage has a wood overhead door in poor condition. The east 
facade main entrance has an exposed masonry foundation knee wall that appears to be in poor 
condition with above grade spalling concrete and parging. 
 
1980 Addition 
The building addition has a brick veneer which appears to be in fair condition, with limited areas in need 
of repointing.  There are many areas where vertical cracks have developed possibly as a result of limited 
or no control joints.   
 
The sloped roofing is asphalt shingle and appears to be in fair condition.  Painted wood fascia and soffits 
along the roof edge appears to be in poor condition, with many areas of peeled paint and exposed 
wood.   
 
Windows appear to be in good condition and are aluminum casement with insulated glazing and interior 
screens.   
 
Exterior entrances appear to be in fair condition and are aluminum storefront frames and doors with 
insulated glazing and aluminum infill panels.  Emergency egress doors from the mini-theater along the 
south facade appear to be in poor condition (while conducting fieldwork, water was observed streaming 
down the inside face of the doors during a rain storm).    
 
Interior Finishes and Systems 
Mary E. Taylor School (Original Building) 
In general the interior finishes on the first floor, second floor, and penthouse are in fair to good 
condition and appear to have been maintained well.  Classrooms, corridors, support spaces and staff 
toilet rooms generally have exposed hardwood flooring with some areas covered with carpet flooring 
and vinyl composition tile (VCT).  The toilet rooms have epoxy flooring that appears to be new and in 
good condition.  Wall finishes in classrooms, corridors, support spaces and staff toilet rooms are painted 
gypsum board or plaster and are generally in fair to good condition.  Student toilet rooms have ceramic 
tile wainscot with painted plaster or gypsum wall board above and are in good condition.   
 
Ceiling finishes differ throughout the building with plaster, gypsum board, suspended acoustical panel 
systems, and acoustical tiles; and are generally in fair to good condition.  Classrooms, corridors, support 
spaces and staff toilet rooms generally have wood frames and doors, some with door vision lites and 
transoms.  The wood frames are in poor to fair condition throughout with gouging and worn edges at 
the lower halves and multiple penetrations from door hardware replacements.  Wood door stops are in 
poor condition with worn edges and gouges preventing a flush acoustic seal between door-stop and 
door edge.   Wood door slabs are generally in fair to good condition with mostly cosmetic damage and 
finish wear on the lower halves.  Door vision lites are single glazed wire glass with metal frames and are 
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in fair to good condition with scratches in the painted frame finish.  Exit stair doors and frames are 
hollow metal and generally in good condition.  Door hardware is generally in fair to good condition with 
some adjustments necessary.  Some doors do not have ADA compliant hardware and will require 
updating.        
 
In general the basement finishes are in poor condition with some areas in advanced decline or in various 
states of deconstruction; many areas were observed being used for storage that were previously used 
for other functions (toilet rooms, classrooms, etc.).  Floor finishes include painted concrete, VCT, quarry 
tile, and ceramic mosaic tile--all are in poor condition. Wall finishes include painted masonry/brick, 
gypsum board, and plaster.  Ceiling finishes differ throughout the basement and include plaster, gypsum 
board, and suspended acoustical panel systems.    
 
Gymnasium with 2000 Additions 
In general the interior finishes are in fair to good condition with some in poor condition.  Corridors, 
offices, and support spaces have VCT flooring that is in poor to good condition.  The primary gymnasium 
has hardwood floor that appears to be in fair condition.  Staff interviews indicated that the gymnasium 
floor thickness has been reduced over the years through refinishing and is too thin for future sanding.  
The toilet rooms have epoxy flooring that appears to be in good condition.   Wall finishes in corridors, 
support spaces and toilet rooms are painted gypsum board or plaster and are generally in poor to fair 
condition.   Some toilet room walls have a ceramic tile wainscot that appears to be in good condition.  
Ceiling finishes differ throughout the building with plaster, gypsum board, and suspended acoustical 
panel systems and are generally in poor to good condition.  Toilet rooms, and support spaces generally 
have hollow metal frames with wood doors, some with door vision lites and are generally in fair to good 
condition with minor cosmetic damage.  Doors into the gymnasium are wood doors and frames and 
appear to be in poor condition and at the end of their useful life.  Exit stair doors and frames are hollow 
metal and generally in good condition.   
 
1955 Addition 
In general the interior finishes range from poor to good condition.  Classrooms, corridors, support 
spaces and staff toilet rooms generally have VCT flooring with some areas covered with carpet flooring.  
Vinyl asbestos tile (VAT) floor tile is present in some areas and is in poor condition.  Gang toilet rooms 
have epoxy flooring and appear to be in good condition.  Wall finishes in corridors, classrooms, support 
spaces, and toilet rooms are painted CMU and gypsum board and are generally in fair to good condition.   
Some toilet room walls have a ceramic tile wainscot that appears to be in good condition.    Ceiling 
finishes differ throughout the building with suspended acoustical panel systems (SAT) and acoustical 
tiles.  Acoustical tile ceilings are generally in poor condition and SAT ceilings are generally in fair 
condition.  Classrooms and support spaces generally have wood doors and frames with a few spaces 
having hollow metal frames and wood doors.  The wood frames and doors are generally in poor 
condition and the hollow metal frames and wood doors are generally in fair condition.   
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1965 Additions 
South Dining, Library and Administration Addition:  In general the interior finishes range from poor to 
good condition.  Cafeteria, kitchen, corridors, offices, and support spaces generally have VCT and VAT 
flooring that appears is in fair to good condition.  The janitor’s closet has what appears to be VAT 
flooring that is in extremely poor condition.  Carpet flooring in the library is in good condition.  The gang 
toilet rooms have ceramic mosaic floor tile and is in poor condition.  Wall finishes in cafeteria, kitchen, 
corridors, offices, support spaces, and toilet rooms are painted CMU and gypsum board and are 
generally in fair to good condition.  Ceiling finishes differ throughout the building with plaster, gypsum 
board, and suspended acoustical panel systems and are generally in fair to good condition.  Spaces 
generally have wood doors and frames with a few spaces having hollow metal frames and wood doors 
and are generally in poor to fair condition.     
 
North Classroom Addition:  In general the interior finishes range from poor to fair condition.  Classrooms 
and corridors have VAT flooring.   Wall finishes are painted CMU and gypsum board and are generally in 
fair condition with some areas of CMU wall in poor condition with stepped cracking along block joints.  
The ceiling finish classrooms and corridors are SAT and are generally in poor condition.  Classrooms 
generally have wood doors and frames that appear to be in poor condition. 
 
West Classroom Addition:  In general the interior finishes range from poor to fair condition.  The 
basement level classroom has VAT flooring that appears to be in poor condition.   The first floor area 
generally has exposed concrete floor with VAT in one space that appears to be in poor to fair condition.  
Wall finishes are painted CMU and gypsum board and are generally in fair condition.  The ceiling finish in 
classrooms and corridors are suspended acoustical panel and are generally in poor condition.  
Classrooms generally have wood doors and frames that appear to be in poor condition. 
 
1980 Addition:  In general the interior finishes range from poor to good condition.  The basement level 
mini-theater has carpet flooring that appears to be in poor condition.   The first floor corridors and 
classrooms generally have VCT flooring in poor to fair condition.   Some music rooms have carpet 
flooring that appears to be in poor condition.  The gang toilet rooms have sheet vinyl flooring with 
ceramic mosaic tile in the shower areas that generally appear to be in poor condition.  The gym has a 
wood floor and appears to be in fair condition.  Wall finishes are painted gypsum board and are 
generally in fair condition.  The music room has surface applied acoustical wall tiles that are in poor 
condition.  The ceiling finish in the gym, classrooms, and corridors is SAT and is generally in poor 
condition. The gang toilet rooms have SAT and gypsum board ceilings and appear to be in poor to fair 
condition.  Classrooms generally have wood doors and frames that appear to be in poor condition.  
Music room doors have acoustic seals applied that are in poor condition.   
 
Mechanical 
Fire Protection 
The building is served by two sprinkler entrances, one in the original building and one in a crawl-space 
tunnel in the middle of the building.  There are several areas of the building that are lacking proper 
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sprinkler protection, including some storage rooms, the area below the main gym floor, and some other 
miscellaneous areas throughout the building.  The entrance in the MET portion of the building is a 2-inch 
combined water and sprinkler entrance and is likely undersized according to NFPA 13 “Standard for 
Installation of Sprinkler Systems” (see Mechanical Photos 1 and 2 in Appendix A), however no 
hydraulic sprinkler calculations were available for this system.  The second entrance is located in the 
utility crawl space tunnel near the courtyard.  Entrance is attained through a floor hatch and access for 
inspections and maintenance is very limited (see Mechanical Photos 3, 4, and 5 in Appendix A).  
Piping, Valves and devices show signs of heavy rusting and are in poor to fair condition.  Hydraulic 
calculation placards for the second entrance were found in the area of the dry and wet sprinkler 
entrance assemblies.  These placards indicate that the system design requires 318gpm @ 59.0 psi, based 
on a 0.0gmp/sq. ft., which indicates that the system design is based on light hazard occupancy.  When a 
250-gpm hose allowance is added to the required flow 318-gpm system requirement and compared to 
the hydrant flow data, dated November 7, 2012, the hydrant flow test report shows that at a flow of 
568-gpm the system pressure will be approximately 44-psi, which is well below the required 59-psi. 
 
A new hydraulically calculated sprinkler entrance will be brought to building to serve the entire structure 
with a single entrance, and the new entrance will be relocated to provide easier access for testing and 
inspections.  The existing sprinkler system will be modified to provide proper coverage throughout the 
renovated building 
 
Plumbing 
The sanitary sewerage systems are connected to municipal sanitary piping below Knowlton St.  In the 
north wing a sewerage lift pump is used to connect plumbing fixtures in this area to the gravity drainage 
system that serves the rest of the building (see Mechanical Photo 6 in Appendix A).  The age of the 
sanitary piping varies greatly from original-to-the-building to new as part of a recent toilet room 
renovation. 
 
Sanitary piping will be modified as necessary to accommodate new floor plans. 
 
The building has two separate 2-inch domestic water entrances.   The one that is located in the MET 
portion of the building is part of a 2-inch combined sprinkler/domestic-water entrance, as discussed in 
the fire protection description.  This entrance serves the original building.  The second entrance enters 
the building in closet near the main entrance to the building.  This entrance serves the majority of the 
buildings needs. 
 
The domestic water piping will be re-configured to suit the new floor plans. 
 
Domestic water heating is accomplished in the boiler room by an indirect-fired storage tank type water 
heater.  The heater is in fair condition but is approaching the end of its expected useful life.   
 
The domestic water heater will be replaced with high efficiency heater. 
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Heating, Ventilation and Air Conditioning 
The building’s central heating plant consists of three oil-fired boilers (see Mechanical Photo 7 in 
Appendix A), each with a capacity of 1873-MBH and are dated 2006.  The boilers are in good condition.  

Three, 187-gpm base-mounted pumps circulate heating water throughout the building (see 
Mechanical Photo 8 in Appendix A).  The pumps, which are dated 2001, have had recent motor 
replacements however, they are in fair condition and are approaching the end of their expected useful 
life.  The heating water distribution system is a combination of black iron and copper piping, and is a 
variety of ages and conditions.  Number 2 heating oil is stored in an underground storage tank located 
along the west side of the building, and a day tank (see Mechanical Photo 9 in Appendix A) is located 

in the boiler room.  A combustion air fan system provides combustion air for the boilers.  The fan (see 
Mechanical Photo 10 in Appendix A) appears to be in good condition.   
 
The boilers, day tank and combustion air system would remain in place during a renovation and 
modified to provide heat for the renovated building.  The pumps, distribution piping and accessories 
would be demolished and new pumps and piping would be provided and configured to accommodate 
the new systems.  The combustion air intake ductwork will need to be reconfigured as a result of space 
renovations outside of the boiler room.  Energy efficient heating and cooling systems will be connected 
to the building distribution systems in the boiler room.   In the event that natural gas becomes available 
to the building, the existing boilers will be converted to natural gas and the underground oil and indoor 
day tanks will be removed. 
 
A water-to-water heat pump system (see Mechanical Photos 11, 12, and 13 in Appendix A) has 
been installed in conjunction with a make-up / exhaust air ventilation system serving the main office and 
surrounding areas.  This system preheats the incoming ventilation air by extracting heat from the 
exhaust air stream, boosting it with two water-to-water heat pumps, and then delivering it to a coil in 
the supply air duct.  This system also has the ability to provide some moderate cooling in the summer 
months by reversing the heat exchange cycle.  This system is in fair to good condition. 
 
The heat pump ventilation system would be replaced with roof-mounted energy recovery ventilators 
(ERVs) system that will provide code required ventilation airflows to occupied spaces.  The ERVs will be 
equipped with total energy recovery devices to extract energy from the exhaust air stream and transfer 
it to the incoming outside air stream.  The system fans, equipped with variable frequency drives (VFDs), 
will modulate to provide only the minimum required airflows to reduce energy usage.  Zone dampers, 
actuated by occupancy sensors, will close when spaces are unoccupied. This system will require far less 
electrical energy to operate while maintaining excellent energy recovery efficiencies.  New ductwork will 
be installed to distribute code compliant air volumes to the various spaces in the new renovation.    Fin 
tube radiation or radiant heating panels will be used to heat the spaces.  The existing heat pumps, fans, 
tanks, and circulators can be salvaged and reuse as part of a geothermal heating and cooling system to 
serve an area of the building designated to be air-conditioned. 
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The classroom spaces are heated by either convectors (see Mechanical Photos 14 and 15 in 
Appendix A) or unit ventilators (see Mechanical Photos 16 and 17 in Appendix A).  In rooms 
equipped with unit ventilators (about half of the rooms) the ventilation air is delivered directly to the 
room through the unit ventilator.  These units offer poor temperature control, no energy recovery, and 
are generally inefficient and maintenance intensive.   The unit ventilators are in fair condition but have 
exceeded their expected useful life, with the exception of the unit ventilators in the seventh and eighth 
grade classrooms in the northeast corner of the school, which are new and in good condition.  The 
convectors are in fair to poor condition and have exceeded their expected useful life, and many 
convector inlets have been blocked which reduces the performance of the units (see Mechanical 
Photos 18, 19, 20, 21, and 22 in Appendix A).  In rooms heated by convectors ventilation is achieved 

by various systems of roof mounted exhaust fans and outside air intake ventilators (see Mechanical 
Photos 23, 24, and 25 in Appendix A).  These systems offer no temperature control, no energy 
recovery, and the rooms served by these systems are not receiving proper ventilation airflows in 
accordance with ASHRAE standards. 
 
The unit ventilators and convectors in the classrooms will be removed and a high efficiency, energy 
recovery ventilation and heating system installed.  Air distribution ductwork will be installed to serve 
new interior floor plans.  The ERV systems for the classrooms will operate and will be similarly equipped 
as the ERVs described for the main office area.  Classroom heating will be provided by new fin tube 
radiation or radiant heating panels installed in each space. 
 
The cook stoves in the FCS/seventh grade home room are not equipped with exhaust hoods with fire 
suppression as required (refer to life safety section of the report).  The only exhaust fan for the entire 
room is a through-wall exhaust that is manually operated and is not equipped with a fire suppression or 
control system (see Mechanical Photos 26 and 27 in Appendix A).  
Code compliant exhaust hoods and exhaust fan system will be provided for the cook stoves in this room.  
The exhaust fan(s) will be located either on the roof above or will be wall-mounted on the outside wall 
of the room.  The energy recovery ventilator serving this space will be sized to accommodate the make-
up airflow when the exhaust system is operating.  The hoods will be equipped with code compliant fire 
suppression systems. 
 
The mini gym is heated by two ceiling-hung unit ventilators (see Mechanical Photo 28 in Appendix A) 
and two through-wall exhaust fans provide some minimal cooling and ventilation; however this room is 
not properly ventilated in accordance with ASHRAE ventilation standards.  The unit heaters and exhaust 
fans have exceeded their expected useful life.  This equipment provides poor temperature control and is 
not energy efficient. 
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The mini gym will be equipped with a dedicated roof-mounted ERV that will provide required ventilation 
rates.  A duct mounted heating coil will temper the outside air and a ceiling-hung blower coil will 
provide heat. 
 
The main gym ventilation is provided by new ERV that is hung above the adjacent locker rooms (see 
Mechanical Photos 29 and 30 in Appendix A).  The ductwork distributes fresh air in the gymnasium 

and a duct-mounted heating coil provides heat (see Mechanical Photo 31 in Appendix A).  This 
system is in good condition. 
 
This system will be retained if the gymnasium space remains unchanged. 
 
The Industrial Arts area is heated by old fin tube radiation that is in poor condition, with signs of 
damage, and is beyond its expected useful life.  Ventilation is provided by ceiling-hung fan coil unit and 
two through wall exhaust fans (see Mechanical Photo 32 in Appendix A).  This system is very 
inefficient and in poor condition.  An abandoned dust collection system is located in a room off of the 
main shop area (see Mechanical Photo 33 in Appendix A).  This system appears to be in fair 
condition. 
 
The existing fan coil unit exhaust fans and fin tube radiation in the industrial arts area will be removed 
and a high efficiency ERV will be installed for ventilation.  New fin tube radiation or radiant heating 
panels will be installed to provide heat to the space. 
 
The Kitchen exhaust air hood and exhaust fan are in fair condition and appear to adequately cover the 
larger pieces of cooking equipment properly (see Mechanical Photo 28 in Appendix A).  The dishwasher 
and some smaller cooking appliances are not equipped with exhaust hoods (see Mechanical Photos 1 
and 2 in Appendix A).  A through-wall exhaust fan is used for cooling the kitchen. 
 
New, energy efficient, kitchen exhaust and make-up air systems will be installed and configured to 
accommodate the new kitchen floor plan. 
 
Electrical 
Power distribution 
The electric service extends underground from a pole on Knowlton Street and continues under the 
connector between the gym and center wing. Central Main Power has an easement for access to the 
primary cables running under the building. The primary cables terminate at a pad-mount transformer 
located at the back corner of the music/theater room. The main electric service entrance room is 
located in a closet off the theater. This electrical room also contains a punch down block for telephone 
and fire alarm system cabinets. 
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There are three additional electrical rooms or distribution points, all of which are fed from the main 
electric service entrance room. The main circuit breaker and main distribution panel (MDP) are rated for 
1600 amps, 120/208 volts, 3-phase, and 4-wire. The main circuit breaker and MDP, manufactured by ITE 
in 1980, appear to be in good condition but the trip rating of the main circuit breaker could not be 
determined without removing panel covers. The main electrical room has fire alarm wiring hanging 
unsupported through missing SAT tiles. Information from CMP indicates that the peak demand from 
September 2012 to 2013 was approximately 450 amps. 
 
A sub distribution panel, located in an electric room/elevator lobby adjacent the cafeteria, is a GE 
Spectra Series 400 amp 120/208v panel. This sub distribution panel that feeds the kitchen panelboards 
is equipped with a TVSS module and is in good condition. The sub distribution equipment should be in a 
dedicated or locked space and should not be accessible by the general public. The electric equipment 
and conduits are surface mounted in this space. Panelboards for kitchen equipment are located in the 
corridor adjacent to the kitchen with one of the panelboards located directly behind the door which is a 
potential safety issue.  
 
A third electrical room is located in a closet under the main center stair of the MET building and contains 
four branch circuit panelboards. This room is also utilized for storage of miscellaneous supplies. Storage 
of items impedes on the NEC required working space in front of electrical equipment.  
 
The fourth electrical room is the old boiler room located in the basement under the north wing.  This 
room houses a 400 amp fused switch and a fused distribution panel to feed branch panelboards in the 
north wing. The GE fused distribution panel is in fair condition but is near the end of its useful life. The 
basement electrical room also contains a small sub panel, enclosed circuit breaker for a sub panel in the 
science prep room and circuit breakers for mechanical equipment. Access to the basement space is via a 
wood stair case from a storage room and a stair well from an exterior door.  
 
In general the building's branch circuit wiring consists of type metal clad cable (MC) or wire in conduit. 
Nonmetallic-sheathed (NM or Romex) cable is also installed and is exposed in a few locations. The 
library has two wood boxes sitting on the floor with quad type receptacles mounted on the sides. These 
boxes are not securely fastened to the floor leaving the wiring inside subject to damage.  
 
Lighting 
Typical lighting throughout the building is surface or pendant mounted fluorescent type with T8 lamps.  
A large majority of the fixtures appear to be original to the building and are in poor condition although 
most fixtures have been retrofit to replace the old T12 lamps.  Many of the fixtures are missing lenses or 
reflectors leaving the bare fluorescent lamps exposed. A few spaces within the north wing have new 
recessed 2 by 4 fluorescent lighting installed within the last year.  Typically lighting control is via local 
switches only and occupancy sensors are only utilized in one corridor and a couple of restrooms in the 
north wing area.  
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Exit signs in the facility are primarily internally illuminated LED type with battery backup. A few of the 
existing batteries failed when tested. Additional exit signs are required by NFPA 101 in the stair of the 
MET building, theater space, corridor and egress adjacent kitchen, exterior egress door from the 
cafeteria and fire escape doors at the east end of the MET building. 
 
Emergency lighting is provided by battery units with incandescent heads. Units were randomly tested 
and as many as 10 units failed to illuminate. Non-functioning units must be replaced. Additional units 
are required in a couple of locations including the gym, facility maintenance shop, theater, library, and 
exterior of the building at egress points. One unit over the stairs can only be reached for 
testing/maintenance by staging. 
 
Lighting for the exterior areas is generally building mounted high intensity discharge (HID) type wall 
packs and flood lights.  The walkways under the front canopy appear to be adequately illuminated with 
newer LED downlight fixtures.  The parking and drive areas do not appear to be adequately illuminated 
for night functions at the school.  Lighting for the front side walk is provided by street lighting on utility 
poles. Building mounted flood lights are utilized to illuminate the field area behind the school. 
 
Technology 
The main telecommunications entrance facility (EF) is located in the center section of the building which 
contains network servers. Service is extended overhead to the building from a pole on Knowlton Street. 
The EF is the only data closet or network cabinet with air conditioning or climate control.  
Communications wiring throughout the building has been installed in various phases over the years. 
 
A fiber backbone is fed to the Superintendent's office from the EF through the MET building. A fiber 
backbone is distributed in a star pattern to closets/racks which are located in each of three classroom 
wings (building sections). 
 
Typical horizontal cabling is CAT 5 type distributed throughout ceiling spaces and in surface raceway 
within classrooms.  Classrooms are equipped with both wired and wireless network access.  
 
The existing phone system includes handsets located in each classroom. The phone system is also 
integrated with the building public address system.  
 
A number of classrooms are equipped with LCD projectors and interactive whiteboards.  
 
Security systems in the facility consist of passive infrared motion detectors located in various public 
corridors and stairs throughout the building.  
 
Fire alarm system 
The fire alarm system is manufactured by Edwards and the main control panel is located in the teachers' 
work room off of the main lobby. The system was installed within the last few years and appears to be in 
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good condition. There are fire alarm annunciator panels located at three building entrances including 
the gym, north wing and main office/lobby. 
 
A majority of the rooms including classrooms and bathrooms have fire alarm horn/strobe notification 
devices. Additional devices are required in some locations including the theater, café, library, storage 
area under the gym, nurse’s bathroom, music room, and kitchen storage/office to meet the current 
NFPA 72 (National Fire Alarm and Signaling Code). One horn/strobe in the library is blocked by the 
projection screen.  
 
Fire alarm pull stations are located in the vicinity of most exits and are mounted at 48 inches AFF which 
is in compliance with ADA. Additional pull stations are required in only a couple of egress locations to 
meet current NFPA 72 (National Fire Alarm and Signaling Code).  
 
Corridors are generally separated by double doors held open by magnetic door holders. Smoke 
detectors are located throughout the corridors, cafeteria and stair areas of the building. 
 
Fire alarm cable is exposed in a few locations including the basement of MET building, theater and 
electrical room. 
 
Life Safety 
General Information 
The fire protection and life safety portion of this report addresses items, identified by plan review and 
visual site inspections, which require correction for the building along with the proposed renovations 
and additions, to be in compliance with adopted codes.  
 
Proposed renovations throughout the building will accommodate architectural, structural, mechanical, 
electrical, and fire protection upgrades. Spaces will be reconfigured and interior finishes upgraded. 
Partial building demolition is anticipated with new construction located at the removed areas. 
 
Recommendations contained within the fire protection and life safety portion of this report should be 
reviewed with the authorities having jurisdiction (AHJ’s). Under NFPA 101, Section 4.6.5, the AHJ is 
permitted to waive existing building requirements if they determine that without correction it is evident 
that a reasonable degree of safety is provided. The IEBC also permits modifications of the existing 
building requirements provided that the modification does not lessen the life and fire safety provided, 
and the AHJ waives these requirements (IEBC Section 104.10).  
 
Applicable Fire/Life Safety Codes 
The building has been reviewed to the following codes with regard to life safety and fire protection: 
1. 2009 National Fire Protection Association Life Safety Code, (NFPA 101) – adopted and enforced by 

the Maine State Fire Marshal’s Office  
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2. 2010 Standard for the Installation of Sprinkler Systems, (NFPA 13) – adopted and enforced by the 
Maine State Fire Marshal’s Office 

3. 2007 National Fire Alarm Code, (NFPA 72) – adopted and enforced by the Maine State Fire Marshal’s 
Office 

4. Maine Uniform Building and Energy Code (MUBEC), which includes the 2009 International Building 
Code (IBC) and 2009 International Existing Building Code (IEBC) – adopted by the State of Maine 
 

The NFPA and IBC codes contain requirements for new construction and less stringent requirements for 
existing buildings to provide an acceptable level of life safety. The level of work planned (extent of 
renovation, additions, etc.) dictates to what extent the new construction requirements are initiated and 
where the lesser existing building provisions may be used. This will be discussed further in the 
Classification of Work section below and as applicable throughout the report.  
 
Classification of Work 

IBC/IEBC Classifications: 
IEBC, Section 202, classifies projects based on the following three categories: 
1. Alteration: “any construction or renovation to an existing structure other than a repair or 

addition.”  
2. Repair: “The restoration to good or sound condition of any part of an existing building for the 

purpose of its maintenance.”  
3. Addition: “An extension or increase in floor area, number of stories, or height of a building or 

structure.” Any addition must meet IBC requirements for new construction. 
 
Chapter 4 of the IEBC subdivides building alterations further into three separate categories defined 
as follows: 
1. Alteration-Level 1: “the removal and replacement or the covering of existing materials, 

elements, equipment, or fixtures using new materials, elements, equipment, or fixtures that 
serve the same purpose.” 

2. Alteration-Level 2: “the reconfiguration of space, the addition or elimination of any door or 
window, the reconfiguration or extension of any system, or the installation of any additional 
equipment.” 

3. Alteration-Level 3: “Level 3 alterations apply where the work area exceeds 50 percent of the 
aggregate area of the building.” 

 
The proposed renovation project is classified as an Alteration-Level 3 and Addition per IEBC. The 
additions will need to comply with codes for new construction.  

 
NFPA 101 Classifications:  
NFPA 101, Section 43.2.2, defines four different levels of rehabilitation work as follows: 
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1. Repair: “the patching, restoration, or painting of materials, elements, equipment, or fixtures for 
the purpose of maintaining such materials, elements, equipment, or fixtures in good or sound 
condition.” 

2. Renovation: “the replacement in kind or strengthening of load-bearing elements; or the 
refinishing, replacement, bracing, strengthening, or upgrading of existing materials, elements, 
equipment, or fixtures, without involving the reconfiguration of spaces.” 

3. Modification: “the reconfiguration of any space; the addition, relocation, or elimination of any 
door or window; the addition or elimination of load-bearing elements; the reconfiguration or 
extension of any system; or the installation of any additional equipment.” 

4. Reconstruction: “the reconfiguration of a space that affects an exit or a corridor shared by more 
than one occupant space; or the reconfiguration of a space such that the rehabilitation work 
area is not permitted to be occupied because existing means of egress and fire protection 
systems, or their equivalent, are not in place or continuously maintained.”  

 
The Handbook to NFPA 101 further states that if the rehabilitation area exceeds 50 percent of the 
area of the building the work is also classified as a reconstruction. NFPA 101 classifies a building 
wide renovation as a Reconstruction. 
 
NFPA 101 classifies an addition as an increase in the building area, aggregate floor area, building 
height, or number of stories of a structure. Additions shall comply with codes applicable to new 
construction. 
 
The proposed renovation project is classified as a Reconstruction and Addition per NFPA 101. 
Additions shall comply with the code requirements for new construction.  

 
Classification of Occupancy 
The building is currently used as an educational facility for middle school students and contains 
assembly areas (cafeteria, gymnasium, and theater) and business areas (administrative offices). There 
are no rated occupancy separations between the different uses; therefore the building is classified as a 
non-separated mixed occupancy building with primary occupancies of Educational and Assembly per 
NFPA 101, and E (Educational), A-2/A-3 (Assembly), and B (Business) per IBC. Under the IBC, because the 
Business occupancy does not exceed 10 percent of the building area, it is classified as an incidental area, 
thus only the requirements for E/A-2/A-3 occupancies are applicable. If areas of the building undergo a 
change of use, such as from Educational to Business, additional requirements not described within this 
report may need to be adhered to. 
 
Passive Fire Protection 
Type of Construction 
The original building, formerly the Mary E. Taylor School, is a two story structure plus a penthouse and 
basement, and is constructed with wood framing and decking with exterior brick masonry walls and 
wood framed interior partitions. The gymnasium is a one-story steel structure plus basement 
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constructed with steel framing with interior wood, non-bearing walls and partitions, and exterior 
concrete masonry unit (CMU) walls. Later classroom additions are primarily wood with exterior CMU 
walls with brick veneer and fiberglass reinforced panels above the windows. Additions, including the 
cafeteria and corridor and stairwells to the gymnasium, were constructed to interconnect existing 
structures. The stairwells south of the gymnasium were constructed in 2000 and are a combination of 
wood stud walls and rafters and a CMU wall with brick veneer. The attached garage and associated 
shops are constructed with steel beams and joists supported by masonry walls. As there are no fire walls 
between the different types of construction, the entire building is classified as the least fire resistive 
type of construction as discussed below.  
 
The building is classified as Type IIIB per IBC Table 601 and NFPA Type III(200) per NFPA Table A.8.2.1.2. 
Under these classification types exterior walls are required to be constructed with non-combustible 
materials and are also required to have a 2-hour fire resistance rating if they are also bearing walls. 
Interior building elements may be of any material permitted by the code.  
 
Height and Area Limitations 
The largest building story footprint is approximately 77,650 square feet. The area has been measured to 
the inside face of exterior walls in accordance with IBC and does not necessarily relate to square footage 
measurements used for other purposes such as determining gross leasable area.  
 
The building is a 36 feet high, three story structure including the penthouse. The basement is not 
considered a story for purposes of determining allowable number of stories. 
 

IBC: 
IBC does not give requirements for height and area for existing buildings not undergoing an 
addition. The intent of the proposed scope is to provide some demolition and new additions. When 
additions are added to an existing building, the existing building and additions, as a whole, is 
required to comply with construction height and area limitations for new construction.  
 
The height and area limitations listed in the table below apply to mixed Group A-2/A-3/E 
occupancies of Type IIIB construction with and without a sprinkler system. The last column utilizes 
an area increase of 200 percent for when a sprinkler system providing full building coverage is 
present. Minimum area increases, based on the building perimeter being open to a public way, are 
also available; however the increase factor will need to be calculated during the design and is 
therefore not included here.  
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Type IIIB Construction 

Occupancy Sprinklered 
Allowable 

Stories 
Allowable 
Height (ft) 

Base Allowable 
Area per Floor 

(SF) per IBC 
Table 503 

Allowable Area per 
Floor (SF) With 
Sprinkler Area 

Increase 
A-2/A-3/E No 2 55 9,500 9,500 
A-2/A-3/E Yes 3 65 9,500 28,500 

 
The existing building is larger than what is allowed for new construction even with recommended 
upgrades to the existing sprinkler system. The intended project scope consists of both demolition 
and new additions that will result in a net decrease in area, but will still exceed the allowable area 
listed above. As the wood framed construction in the original building and gymnasium is difficult to 
upgrade to rated construction, fire walls to subdivide the building are necessary to meet the new 
construction area requirements. These will need to be located so each compartment is less than the 
allowable area limitation in the table above. It is anticipated that three to four fire walls will be 
required. 
 
This project presents an unusual scenario where, even with the proposed additions, the overall area 
of the building is planned to be reduced and not increased. As additions are required to comply with 
the criteria for new construction, it is appropriate that the building area exceeding IBC limitations 
needs to be addressed. However, as the existing condition will be improved (an overall decrease in 
area), allowing the existing type of construction to remain, without fire walls, should be discussed 
with the AHJ to determine their interpretation.  
 
The height and, with upgrades to the existing sprinkler system, the number of stories of the building 
meets the requirements of IBC. 
 
NFPA 101: 
NFPA 101 contains occupant load limitations for assembly occupancies based on the type of 
construction of the building and the relation of the floor to the level of exit discharge.  
 
Without upgrades to the sprinkler system, the assembly occupant load within existing portions of 
the Type III(200) building is only permitted at the level of exit discharge and is limited to 1,000 
people, per NFPA 101 Table 13.1.6. With upgrades to the sprinkler system, this number is unlimited, 
with no more than 1,000 assembly occupants permitted in a basement and no more than 300 at one 
story above grade.  
 
When additions containing new assembly spaces are added to an existing building, the existing 
building plus addition needs to comply with new construction criteria. Assuming full building 
sprinkler coverage, the assembly occupant load is permitted only at the level of exit discharge and is 
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limited to 1,000 people. No more than 1,000 assembly occupants would be permitted in a basement 
and no more than 300 at one story above grade. 
 

Protection of Vertical Openings 
Convenience Stair: 
The two story central stair in the original building is currently open to both the basement and first 
floor corridors. In existing Educational occupancies, NFPA 101, Section 15.3.1.3(1) requires stairs to 
be enclosed at the basement level. Enclosing the stair at the basement brings the vertical opening 
into compliance with NFPA 101, per Sections 8.6.8.1 and 13.3.1. 
 
Exit Enclosures: 
For the remaining stairs, refer to the exit enclosure discussion below, in the egress portion of this 
report. The remaining stair enclosures are both vertical openings and exit enclosures which initiates 
additional criteria beyond that for a non-exit/means of egress vertical opening. 
 
Elevator Shafts and Elevator Machine Rooms: 
Elevator shafts and associated machine rooms within the building are required to have a minimum 
1-hour fire resistance rating.  
 
The elevator shaft enclosure adjacent to the cafeteria is constructed of both CMU walls and a wood 
stud, gypsum board wall. The gypsum board wall does not extend to the underside of the deck as 
required in rated construction, but rather stops slightly above the unrated suspended acoustical 
ceiling tile (SAT). This will require upgrading which could be achieved by replacing the SAT ceiling 
with a fire resistance rated ceiling assembly. The machine room door is provided with a 90-minute 
labeled fire door, which meets the requirements. Firestopping of penetrations and joints is required 
and not currently provided.  
 
The elevator shaft enclosure located by the gymnasium is constructed with both CMU and wood 
stud, gypsum board walls. The elevator machine room serving this elevator appears to provide the 
minimum required rating. The machine room door is provided with a 90-minute labeled fire door 
and labeled door frame, however a louver has been added to the door. A new rated door with a fire 
damper for the louver is required. 
 
Unsealed Floor Penetrations: 
Per NFPA 101, Section 8.6.1, floors within a building are required to be constructed as smoke 
barriers. Penetrations within the floor are to be protected by a system or material capable of 
restricting the transfer of smoke. Currently there are unprotected floor penetrations throughout the 
existing building which require sealant to meet this requirement.  
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Interior Ratings 
Corridors: 
The existing corridors are required to be of 1-hour construction with 20-minute opening protection; 
openings are required to have closers; and firestopping is required at penetrations and joints. 
Assuming the sprinkler system is upgraded to provide full building coverage, this rating can be 
reduced from 1-hour construction to smoke partitions. A smoke partition is allowed to only extend 
to the underside of a monolithic or suspended ceiling system where the ceiling forms a continuous 
membrane; a smoke-tight joint is provided between the smoke partition and the bottom of the 
suspended ceiling; and the space above the ceiling is not used as a plenum.  (NFPA 101, Section 
8.4.2) Under NFPA 101, closers are required on all corridor doors, with the exception of normally 
occupied classrooms.  
 
With upgrades to the sprinkler system, the required corridor upgrades are reduced. Throughout the 
building the corridor walls are constructed as required for smoke partitions. Closers are required on 
non-classroom doors. Transom openings above doors need to be fixed shut. Sealant is required at 
penetrations located below the ceiling. 
 
Areas with an Increased Hazard: 
The following areas represent an increased hazard and need to be separated from the remainder of 
the building by vertical and horizontal partitions having the rating shown.   
 
Separations per NFPA 101, Sections 8.7, 13.3.2 and 15.3.2: 
1. boiler and furnace rooms (any size equipment, no requirements if only air-handling), 1-hour fire 

resistant separation or sprinklered with smoke partitions 
2. storage rooms > 100 SF, 1-hour fire resistant separation or sprinklered with smoke partitions  
3. mechanical rooms (considered storage rooms) > 100 SF, 1-hour fire resistant separation or 

sprinklered with smoke partitions 
4. janitor’s closets, 1-hour fire resistant separation or sprinklered with smoke partitions, (doors 

may have louvers in sprinklered buildings) 
5. rooms with hazardous materials, 1-hour fire resistant separation and sprinklered 

 
Assuming the sprinkler system will be upgraded to provide full building coverage, the majority of 
areas with an increase in hazard are allowed to be separated by smoke partitions instead of a 1-hour 
fire resistant enclosure.  In the areas where a 1-hour separation is still required, not only do the 
walls need to have a 1-hour fire resistant rating, but the floor/ceiling assembly separating it from 
the floor above or below is also required to be rated, the supporting construction of this horizontal 
assembly is required to be 1-hour fire resistant, the doors are required to be 45-minute rated and 
self-closing, and penetrations and joints are required to be firestopped with assemblies rated for 1-
hour. 
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Upgrades to the enclosures for hazardous areas are required. Typically, only smoke partitions are 
required and this can be achieved with sealant at penetrations and the addition of door closers. In 
areas with hazardous materials (such as the Custodian/Shop) and for the large storage areas (such 
as those underneath the gym), upgrades to provide the 1-hour separation are required. For the 
Custodian/Shop separation, additional firestopping and opening protection are required. For the 
separation under the gym, the floor/ceiling assembly will need to be modified by adding a rated 
gypsum ceiling for isolation.  
 
Subdivision of Building Spaces: 
Per NPFA 101, the building is required to be subdivided into compartments by smoke partitions 
having not less than a 1-hour fire resistance rating, unless the sprinkler system is upgraded to 
provide full building coverage. The maximum area of any compartment is limited to 30,000 square 
feet with no dimension exceeding 300 feet.   
 
The existing building is partially protected with an automatic sprinkler system and is not subdivided 
into compartments by walls that meet smoke partition requirements. It is the intent that the 
building’s sprinkler system be upgraded to provide full building coverage, therefore the 
compartmentation requirement will no longer be applicable.  
 

Active Fire Protection 
Automatic Fire Suppression System 
The building is currently provided with an automatic sprinkler system, however coverage is incomplete. 
Per NFPA 101, Section 43.6.4, automatic sprinkler systems are required for reconstruction projects if 
they are required under new construction criteria. In a new educational facility exceeding 20,000 square 
feet in area a sprinkler system is required per NFPA 101, Section 14.3.5. Therefore the reconstruction 
project initiates the need to upgrade the sprinkler system to provide full building coverage. 
 
For more information regarding the sprinkler system, refer to the mechanical portion of this study. 
 
Stove Protection 
Cooking facilities are to be protected in accordance with NFPA 96, Standard for Ventilation Control and 
Fire Protection of Commercial Cooking Operations. The existing cafeteria kitchen has an Ansul fire 
suppression system over the hood of the cooking equipment and appears compliant. The five electric 
residential stoves in the 7th Grade Home Room are currently unprotected. Per NFPA 101, Section 
13.3.2.2, each requires a residential suppression hood because of the assembly occupancy within the 
building.  
  
For more information regarding suppression hoods, refer to the mechanical portion of this study. 
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Fire Alarm and Detection 
A fire alarm system with voice evacuation is required per NFPA 101 because the assembly occupant load 
of the building exceeds 300 people. 
 
For more information regarding the fire alarm system, refer to the electrical portion of this study. 

 
Egress 
Fire Escapes 
Existing fire escapes are not permitted as an exit for existing Educational buildings. Removal of the fire 
escape and replacement with an exit stair with a 1-hour fire resistant exit enclosure is required. As 
discussed further in the dead-end corridor section, it is recommended to provide direct access to the 
new stair enclosure from the existing corridor as the current means of egress to the fire escape is 
through intervening classrooms and toilet and storage rooms. 
 
The fire escape which serves as the second exit from the Custodian/Shop space is also not compliant for 
the occupancy of the building. Without this exit, there is not remote separation between the remaining 
means of egress from this area. Therefore it is required to remove and replace this fire escape with a 1-
hour fire resistant exit enclosure. 
 
Exit Stair Enclosures 
NFPA 101, Section 7.1.3.2.1(1) and IEBC, Section 803.1 and 703.2.1 require a minimum 1-hour fire 
resistance rated enclosure for exits in existing buildings. Per the 2012 edition of NFPA 221, Section 7.2, 
as referenced by NFPA 101, Section 8.2.2.4, 1-hour walls are required to continue from the floor slab 
below to the floor or roof deck above for walls used as fire barriers. Per NFPA 221, Section 7.2.4, a fire 
barrier wall terminating at the underside of a structural member in lieu of the deck above is permitted 
provided the intercepting structural member has the same level of protection as required by the wall. 
Per NFPA 101, Section 7.1.3.2.1(2), the structure supporting a stair enclosure is required to have a 1-
hour fire resistance rating if it also either penetrates into the rated enclosure or is installed within a 
rated wall assembly. Stair door assemblies (door plus frame) are required to be 60-minute fire resistant 
rated and self-closing and latching doors per NFPA 101, Table 8.3.4.2. Openings into stairs are limited to 
those from normally occupied spaces per NFPA 101, Section 7.1.3.2.1(8). Penetrations into stairs are 
required to be firestopped per NFPA 101, Section 7.1.3.2.1(9)(h). Joints between walls and at the top of 
stair walls and the structure above are required to be firestopped per NFPA 101, Section 8.3.6.5.  Stair 
are not allowed to have penetrations except for electrical conduit serving the stair, water or steam 
piping necessary for the heating or cooling of the stair, sprinkler piping, or penetrations for fire alarm 
circuits. 
 
Per NFPA 101, Section 7.2.2.5.1.3, in existing buildings where a two-story exit enclosure connects the 
story of exit discharge with an adjacent story, the exit shall be permitted to be enclosed only on the 
story of exit discharge, provided that not less than 50 percent of the number and capacity of exits on the 
story of exit discharge are independent of such enclosures.  
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NFPA 101, Section 7.7.2, permits stair discharge through the level of exit discharge. This allowance is not 
applicable to the stair serving the original portion of the building as the first floor is considered the level 
of exit discharge, and is therefore required to be separated by 1-hour construction from the basement 
below per Section 7.7.2.6. This is currently an unrated separation.  
 
The following paragraphs discuss the conditions and recommendations for the three exit stair 
enclosures in the existing school.  
 

Central four story stair in original building: 
1. The stairway interconnects four levels allowing travel from the penthouse to the basement. 
2. The exit stairway enclosure is primarily gypsum board or plaster and lath of not less than 1/2 

inch on each side on stud construction which should provide the required 1-hour fire resistance 
rating. There are a few areas requiring upgrades. 

3. The door and frame at the basement are currently unrated and are required to be upgraded. 
4. The double doors and frame at the first floor are currently rated. 
5. The double doors at the second floor currently have a 45 minute rating. The frame is currently 

unrated. This is required to be a minimum 60-minute door with a rated frame and is required to 
be upgraded. 

6. The double doors and frame at the penthouse floor are currently unrated and are required to be 
upgraded. 

7. A storage room and toilet room open onto the stair at the penthouse floor. These non-normally 
occupied spaces are not permitted to open onto an exit enclosure. This requires reconfiguration 
to provide a corridor space between the exit and non-normally occupied room. 

8. The existing doors throughout the stair have closers, likely connected to the fire alarm system, 
to allow the doors to remain normally open, but close upon activation of the fire alarm system 
or integral smoke detection.  

9. The existing doors throughout the first and second floor have panic hardware but require 
upgrades to provide fire exit hardware so that latching functions cannot be disengaged.  

10. Currently there are unsealed penetrations and joints. Firestopping is required at penetrations. 
 

Stair in original building, adjacent to Cafeteria/Kitchen: 
1. The stair enclosure connects three levels allowing travel from the second floor to the basement. 

It does not directly exit to the exterior, but through two vestibules at the front of the building. 
These two vestibules are considered as part of the stair enclosure and therefore need to meet 
all exit enclosure requirements as well.   

2. The main construction of the stair enclosure is primarily of masonry walls and gypsum board on 
wood stud partitions which should provide the required 1-hour fire resistance rating. The 
masonry walls were the original exterior walls of the buildings since this stair is infill 
construction.  
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3. The gypsum board partition between the stair and adjacent elevator lobby must be vertically 
continuous to enclose the stair and separate the stairway enclosure from the elevator landings 
and requires upgrades. 

4. The gypsum board partition between the basement corridor and stair must provide a 
continuous enclosure and requires upgrades. 

5. The vestibules are of CMU construction which should provide the required 1-hour fire resistance 
rating. 

6. There are unrated openings (doors, door frames, and louvers) from the cafeteria and kitchen 
into the exit discharge vestibules which require 1-hour fire resistance opening protection.  

7. A PVC storm drain penetrates the stair enclosure that requires re-rerouting to prevent 
penetrating the stair enclosure assembly. 

8. The basement, first floor, and second floor doors and frames currently are provided with a 90-
minute rating and are equipped with magnetic hold open devices. Door latches must be 
repaired to working condition. 

 
Two Stairs between Library and Gymnasium Wing: 
1. These two sets of stairs connect two levels, allowing travel between the first and second floors. 

The two stairs are open to each other and connected by Corridor 163 at the first floor. There is 
discharge from this stair at both the front and rear of the building.  At the front of the building 
the stair discharges at the second floor. At the rear of the building the stair discharges at the 
first floor.  

2. The exit discharge to the front of the building requires reconfiguration as it discharges through a 
corridor and then to the exterior of the building by the front of the gymnasium. This requires 
upgrades so the discharge is directly from the stair enclosure. 

3. The wall between Corridor 163 and the library is 8 inch CMU faced with brick. The north wall is 
primarily of wood stud construction with gypsum board sheathing. This wall requires upgrades 
as it does not terminate at the underside of the deck above. 

4. Storage 193, located under the west stair, is not separated from the metal stair pan above it 
with a fire resistive system. This requires upgrading. 

5. At the second floor landing the gypsum board stops 12 inches above the suspended acoustical 
tile ceiling and transitions to exposed rigid polyisocyanurate foam insulation that extends to the 
underside of the roof deck. This requires reconstruction as the enclosure walls need to extend 
to the underside of the deck above. Also a thermal barrier is required to isolate the plastic foam 
insulation from the remainder of the building. 

6. The Elevator Machine Room 165, Storage Room 164/Mechanical 169, and Storage Room 193 are 
non-normally occupied spaces/hazardous spaces and are not permitted to open onto the exit 
enclosure. This requires reconfiguration of the layout. 

7. Hazardous materials (paints) are currently stored under the east stairs in Storage 193. These 
materials require removal and appropriate storage in a separate 1-hour rated storage room. 

8. Currently there are unsealed penetrations and joints that require firestopping. 

 Summary Report • Camden Rockport Middle School, Camden, ME 
June 18, 2014 • Page 44 



9. On the first floor the following doors open to the corridor/stair enclosure and require 
protection: 
a. In Vestibule 166 (at the west end of Corridor 163) the double doors from adjacent Corridor 

167 are labeled with a 90-minute fire resistance rating and the doors have fire exit hardware 
and closers and wired glass vision panels. One leaf latches to the other. Per NFPA 101 
Section 7.2.6.2, existing fixed wired glass panels in steel sashes shall be permitted to be 
continued in use in the separation of buildings protected throughout by an approved 
automatic sprinkler system; however it is recommended the wire glass be replaced with 
rated glazing. 

b. The southern double doors and frame in Vestibule 166 are labeled with a 90-minute fire 
resistance rating, the doors are equipped with fire exit hardware and closers, wire glass 
vision panels, and there is a removable astragal for latching of the exit device. It is 
recommended the wire glass be replaced with rated glazing. The doors were observed to be 
propped open with a wooden wedge. If it is desirable to have the doors regularly held open, 
it is recommended magnetic hold-open devices are installed. 

c. The door and frame to Elevator lobby/Corridor 171 are labeled with a 90-minute fire 
resistance rating. The door is equipped with a closer and lever/latching hardware, however 
it swings opposite to the direction of egress travel. The door and frame should be replaced 
with a door swinging in the direction of egress travel. If it is desirable to have the door held 
open, it is recommended a magnetic hold-open device is installed. 

d. The double doors and frame from Corridor 144 are not labeled and require replacement 
with a 60-minute fire resistance door and frame, exit hardware, and magnetic hold open 
devices. 

e. There is a louver in the wall of Elevator Machine Room 165. This is not permitted to open 
onto an exit enclosure and requires relocation and fire damper protection in a non-exit wall. 

 
10. On the second floor the following doors open to the corridor/stair enclosure and require 

protection: 
a. The double doors and frame to Elevator Vestibule 227 are labeled with a 90-minute fire 

resistance rating and the doors have fire exit hardware, closers, wired glass vision panels 
and magnetic hold open devices. One leaf latches to the other. The wired glass should be 
replaced with rated glass. 

b. The double doors and frame at the second floor east landing are labeled with a 90-minute 
fire resistance rating and the doors have fire exit hardware, closers, wired glass vision 
panels, and magnetic hold open devices. One leaf latches to the other. The wired glass 
should be replaced with rated glass. 

c. The double doors and frame at the second floor west landing to Corridor 237 are labeled 
with a 90-minute fire resistance rating and the doors have fire exit hardware, closers, wired 
glass vision panels, and magnetic hold open devices. One leaf latches to the other. The 
wired glass should be replaced with rated glass. 
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d. Office 225 is accessed from the second floor west landing. The wall between the stair 
landing and office is required to be rated. The door and frame are not labeled nor does the 
door have a closer. The door and frame should be replaced with a labeled door and frame 
and the door should be provided with a closer. 

 
Number of Exits 
In educational and assembly occupancies, access to a minimum of two exits is required on each floor for 
existing or new buildings. Access to a third means of egress is required for occupant loads between 500 
and fewer than 1,000; and a fourth for occupant loads over 1,000. 
1. Currently the third floor of the original building is only provided with a single exit. As this space is 

considered part of the Education occupancy, access to a second exit (a new stair to this level) is 
required per NFPA 101. It is clear that this space is not currently used for an education use. 
Continuation of this space without access to a second exit may be approved by the authority having 
jurisdiction (AHJ). However, of note, with the non-educational use, this non-normally occupied 
space is not permitted to open unto the exit enclosure as discussed in the exit enclosure section. 
This space requires AHJ discussion and likely reconfiguration. 

2. Two exits are provided from Chorus 186; however the doors have excessive door opening forces and 
require upgrades. In addition, as this is an assembly space 50 percent of the egress is to be by the 
way the occupants entered the space. Currently the occupants enter the space via the Mini Theatre. 
Egress back through the Mini Theatre is not a code compliant layout as the Mini Theatre is 
considered an intervening room for Chorus 186 and is not permitted. As there is an exit door located 
directly adjacent to the main entrance egress path, this would likely be acceptable to most 
authorities having jurisdiction.  

 
Number of Means of Egress and Arrangement 
Per NFPA 101, Section 15.2.5.4, for Educational occupancies, spaces larger than 1,000 square feet, or 
with an occupant load of more than 50 people shall have two exit access doors which provide access to 
separate exits located in opposite directions. A third means of egress is required for rooms with 
occupant loads between 500 and fewer than 1,000; and a fourth for occupant loads over 1,000. Where 
more than one exit or means of egress is required, these are required to be located remotely from each 
other to “minimize the possibility that more than one has the potential to be blocked by any one fire or 
other emergency condition” per NFPA 101, Sections 7.5.1.3.1 and 7.5.1.3.5. 
 
The following spaces do not meet the requirements for means of egress doors: 
1. The Mini-Theater Room 182 exceeds 2,000 square feet and has a calculated occupant load over 50 

people; therefore at least two means of egress are required. Currently the space has two exit doors, 
a single means of egress door and a door into Chorus 186. Chorus 186 is considered an intervening 
room and is not permitted as a means of egress. One of the two exit doors is located behind the 
stage, so is not permitted as a means of egress for the seating area occupants per NFPA 101, Section 
13.2.5.2. The two additional exit door and means of egress from the space do not have the 
separation intended by NFPA 101. The egress from this space requires reconfiguration. 
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2. The gymnasium has a calculated occupant load of 1,080 people plus additional occupants from the 
accessory locker room and storage spaces. This requires a minimum of four means of egress. 
Currently three are provided. Of note, the third means of egress, located opposite Mini Gym 240 has 
doors swinging against the egress travel which is not permitted. The swing of these doors cannot 
simply be reversed as these are located opposite of the Mini Gym egress doors and this would 
create a clear width problem for Corridor 239. To correct this, the door opening needs to be located 
closer to Corridor 237. A fourth set of egress doors is also required. 

3. 8th Grade Science 283, FCS/7th Grade Home Room 294, and Art 259 are larger than 1,000 square feet 
and currently each has a single means of egress door. A second means of egress door is required. 

4. The Library is provided with three means of egress doors however, some of these are blocked with 
furnishings. The two most remote egress doors and any door marked with an exit sign need to be 
maintained clear. 
 

Egress Widths 
Means of egress are required to be provided with minimum widths as outlined below. These widths may 
need to be increased based on the occupant load served. The calculated width required, based on 
occupant load, is to provide 0.2 inches per person for corridors and doors, and 0.3 inches for stairs. The 
main entrance of the building is required to be sized for fifty percent of assembly occupants to allow for 
people to exit through the way they came in.  

 
1. Per NFPA 101, exit access corridors are required to be 72 inches (6 feet) in width. The following 

corridors have small portions that do not meet this requirement and require reconfiguration: 
a.) The small vestibule between Corridor 237 and Corridor 239 reduces the clear width to 4’-10”. 
b.) The end of Corridor 276 leading to Reading Lab No. 281 reduces the clear with to 5’-9”. 
c.) The ramps to the exterior door between Language Arts/G&T 289 and Mechanical 288 reduce 

the clear width to 5’-4”. 
 

2. Per NPFA 101 doors are required to have 32 inches minimum clearance width. Existing doors appear 
to meet this requirement throughout. 

3. The main gymnasium egress doors do not provide sufficient egress width for 50 percent of the 
calculated occupant load of the gymnasium. A fourth egress door is required. 

4. The total exit width serving the second floor gymnasium wing is undersized. Two additional doors to 
the exterior are required. 

5. Per NFPA 101, Tables 7.2.2.2.1.1 a. and b., existing stairs are permitted to have a minimum clear 
width of 36 inches. New stairs, or existing stairs serving new occupants added by an addition, are 
required to have a minimum clear width of 44 inches when serving an occupant load greater than 50 
people.  
a.) The stair in original building, adjacent to Cafeteria/Kitchen is reduced to 34 inches from the 

basement to the first floor. This requires reconfiguration to provide a minimum of 36 inches. 
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6. A door and stair landing is not provided on the stair allowing access between Chorus 186 and the 
Mini Theatre. This requires reconfiguration that does not obstruct the adjacent exit door from 
Chorus 186. 

7. A door landing is not provided for Mech 288 at the adjacent ramp. This requires reconfiguration. 
 
Travel Distance 
The distance a person has to travel to reach an exit from any point in the school is limited to 150 feet. 
This is increased to 200 feet if the sprinkler system is upgraded to provide full building coverage. The 
common path of travel, which is the distance a person can travel before they have the option to travel in 
more than one direction to an exit, is limited to 75 feet. The maximum length a person can travel down 
a dead-end corridor, where they would be forced to turn back before reaching an exit is 20 feet. These 
values are summarized in NFPA 101, Table A.7.6. These values are applicable to both new and existing 
conditions. 
 
The following travel distances exceed these limitations: 
1. Corridor 167 is a 50-foot dead-end corridor. It is located on the route to Mini Theater, Room No. 

182.  
2. The corridor by the gymnasium main entrance/exit has a 65-foot dead-end corridor. 
3. Corridor 010 is a 37-foot dead-end corridor. It is located in the basement of the original building, on 

the end leading to the fire escape. 
4. Corridor 107 is a 43-foot dead-end corridor. It is located in the first floor of the original building, on 

the end leading to the fire escape. 
5. Corridor 218 is a 45-foot dead-end corridor. It is located in the second floor of the original building, 

on the end leading to the fire escape. 
 
Corridor 167 requires reconfiguration of the Mini Theater end of the corridor, including access to spaces 
served by the corridor, and likely a new door to the exterior of the building, to limit the dead-end length 
to 20-feet. 
 
The dead-end corridor by the gymnasium could be resolved by adding another door to the exterior 
located within 20-feet of the adjacent stair door. 
 
Corridors 107 and 218 have exit signage at the ends of the corridors which direct occupants into 
adjacent classrooms. Then occupants need to enter the storage room for each respective classroom (the 
door to which is not marked with exit signage within the classroom), to access the building’s fire escape 
to egress the building. A similar condition is present at the basement level, although occupants must 
enter into a storage room and then exit the building via an internal stair up to grade. 
 
A general egress concept of NFPA 101 is that level of safety an occupant is provided with as they exit the 
building is either maintained or increased as they travel to an exit. For example, a typical condition 
would be from room, to corridor to stair. The level of safety an occupant has reached is not permitted to 
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be reduced. Traveling from a corridor into a room and then into a storage room is reducing the level of 
safety as an occupant travels to an exit and is not permitted by NFPA 101. These corridors require 
configuration so the occupants travel directly from the corridor to an exit.  
 
Corridors 
Alcohol-based hand-rub dispensers need to be relocated from within corridors in accordance with NFPA 
101, Section 15.3.2.4. 
 
There is also a numerous amount of storage within corridors, particularly within the original building. 
Per NFPA 101, Section 15.7.4.2, clothing and personal effects are permitted to be stored within the 
corridors because the corridors are sprinklered. However, this is limited to only clothing and personal 
effects; other storage requires a dedicated storage room. Also, the clothing and personal effects need to 
be stored in an orderly way that does not impact the required corridor egress use and clear width.  
 
Handrails and Guardrails 
Per NFPA 101, Section 7.2.2.4, existing stairs are required to have a minimum of one handrail. These are 
required to be continuous along the flight of stairs and of a shape that is considered graspable. 
Guardrails are required at open sides of means of egress that exceed 30 inches above the ground below 
(NFPA 101, Section 7.1.8).  This occurs at stair landings and along the flight of stairs.  Guards are 
required to have a minimum height of 42 inches (NFPA 101, Section 7.2.2.4.5.2).  Existing guards along 
the flight of stairs (not at landings) are permitted to have this reduced to a minimum height of 30 inches 
(NFPA 101, Section 7.2.2.4.5.2, exception 3).  The openings in new guards are limited to a size that 
would prohibit the passing of a 4 inch sphere (NFPA 101, Section 7.2.2.4.5.3).   
 
In the two central stairs of the original building, due to the non-easily graspable shape of the handrails, 
the interruption by the handrail posts, the height of guards, and the lack of extensions, it is 
recommended that the existing handrails and guardrails be upgraded for these two stairs. Additionally, 
the discharge from the central stair that leads to the rear of the building has several steps and is not 
currently provided with handrails. The stair between Chorus 186 and the Mini Theatre is not provided 
with handrails. These both require handrails. Also the guardrails on the ramp to the exterior of the 
building, adjacent to Language Arts/G&T 289 require upgrades to limit the large openings. 
 
Safety Glazing 
There are areas within the two central stairs in the original building that have glazed openings to the 
exterior that do not appear to be provided with safety glass. This should be upgraded in accordance with 
the IBC. 
 
Treads and Risers 
Treads and risers are required to be consistent in length and height throughout a flight of stairs. It was 
noted that this is not the case on the two concrete steps serving the exit discharge for the two central 
stairs in the original portion of the building. These need to be rebuilt to correct this condition. 
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There are also some areas where tread coverings are deteriorating and require replacement so as to 
avoid a tripping hazard. 
 
ADA Compliance 
Mary E. Taylor School (Original Building) 
The original building has no interior ramping but has an elevator that provides vertical access from the 
1965 cafeteria addition to the basement, first and second floors of the original building.  The penthouse 
area has no elevator access, only stair access.   The original main stair connecting all four floor levels 
does not meet ADA standards due to the rise and run dimensions and the railing configuration.   Door 
hardware has been changed to ADA levers in most cases with a few that have not been changed.  
Several doors do not have the required minimum 18 inch pull side clear approach due to either door 
handing or student locker location.  In each of those instances either the door swing will need to change 
and/or obstructive lockers removed.  
  
The first floor student toilet rooms have been recently renovated and appear to meet ADA accessibility 
standards.  The first floor staff toilet room does not meet ADA standards due to missing grab bars, 
required fixture and door clearances, accessible fixtures and toilet accessories.  The penthouse has two 
single occupant toilet rooms that do not meet ADA standards and are located on a floor level that does 
not have ADA compliant access.   
 
Some classroom storage closets have a sink that is not wheelchair accessible. These should be replaced 
with a wheelchair accessible sink with all required fixture clearances.  
 
Signage with Braille will need to be provided throughout the building, specifically at each classroom, 
stairs, exits and other utility spaces. 
 
Gymnasium with 2000 Additions 
The first floor gymnasium level is connected to the 2000 addition with interior stairs and an elevator.   
Door hardware has been changed to ADA levers in most cases with a few that have not been changed.  
Several doors do not have the required minimum 18 inch pull side clear approach.  
 
The gymnasium locker/toilet rooms have been recently renovated but do not meet all ADA accessibility 
standards.   
 
1965 Additions  
A platform lift provides the accessible route from the cafeteria and kitchen level to the main entry 
administration/library wing level.   Stairs connecting the two levels do not meet ADA due to the rise and 
run dimensions and the railing configuration.   
 
The male and female toilet rooms at the main entry level do not meet ADA standards due to the size of 
the wheelchair stalls, lack of accessible fixtures and controls, missing grab bars and the required 
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clearances in the rooms.  The staff toilets located off the kitchen and the mail room both do not meet 
ADA standards for fixtures, accessories, or required clearances. The unisex toilet located in the Nurse's 
office appears to meet ADA standards. 
 
Signage with Braille will need to be provided throughout the building, specifically at each classroom, 
stairs, exits and other utility spaces.  
 
Existing ramps provide an accessible route from the 1965 classroom addition connected to the 1955 
addition.  There are two ramped floor sections in the 2000 addition connecting floor levels between the 
1965 addition and the 1979 addition.   The ramps meet the requirements for existing buildings.  
 
1979 Addition 
There are two ramps on the second floor that provide an accessible route to the west vestibule from the 
Band Room 245 and Corridor 239.     The ramps meet the requirements for existing buildings.   
 
Most doors have ADA compliant hardware.  
  
The male and female toilet rooms do not meet all ADA standards due to the size of the wheelchair stalls, 
lack of accessible fixtures and controls, missing grab bars and the required clearances in the rooms.   
 
The Mini Theater 182 does not have an ADA compliant route for access onto the elevated performance 
stage. 
 

Recommendations 
Structural 
Mary E. Taylor School Foundation 

• Repair and seal local foundation cracks where there is potential for water infiltration. 
• Repair and seal through wall cracks in the interior foundation wall and step cracks in the brick 

wall above, located in Storage Room 005 near the south end of the building. 
 
Gymnasium Floor Structure 

• Reinforce the existing 10x10 split timber floor beam by adding steel sections to both sides of the 
beam. 

 
1955 Addition Roof Structure 

• Reinforce the existing 2x12 wood roof joists over the classrooms. 
• Reinforce the existing 2x8 wood roof joists along the south edge of the addition where the roof 

is subjected to sliding snow loads from the gymnasium. 
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1965 Cafeteria/Classrooms Roof Structure 
• Reinforce bent vertical members in the existing 28LA06 steel roof joists at two locations near 

the southwest skylight framing in the cafeteria. 
• Reinforce the existing 16J6 steel roof joists at the north end of the cafeteria/classroom for an 

additional 5 feet south of the currently reinforced area of the roof. 
 
1965 Garage Roof Structure 

• Reinforce the existing 14J3 steel roof joists. 
• Replace/reinforce the existing 14J3 steel roof joist in the center bay and the 14J7 steel roof joist 

in the northeast bay where scaling and corrosion was observed. 
• Reinforce the existing 16B31 steel girders in areas subjected to drifting snow. 

 
1965 Foundations 

• Repair and seal the through wall step cracks observed in the southwest portion of the north 
classrooms addition. 

 
1980 Foundations 

• Repair and seal the existing crack in the northwest corner of the foundation wall. 
 
Lateral Force Resisting System 
In order to comply with current building codes a lateral force resisting system must be created within 
the structure using a combination of re-use and modifications of existing members and introduction of 
new vertical resisting elements as recommended below. 
 

• Add plywood sheathing fastened to existing wood board sheathing to create roof/floor 
diaphragms 

• Provide anchors of existing un-reinforced brick masonry walls to the roof/floor diaphragms to 
brace the walls and transfer out of plane forces to the diaphragm. 

• Add vertical reinforcing steel to existing cmu walls by saw cutting vertical slots and adding 
reinforcing steel and grouting the cells solid. Epoxy grouted dowels will be required at 
foundation walls. 

• Construct new reinforced concrete masonry shear walls including foundations in each wing of 
the building. Due to the anticipated overturning moments and mass of the proposed shear walls 
new reinforced concrete foundations will be required which will require attachment to existing 
foundations.  

• Add collector beams around the perimeter to transfer diaphragm forces to new reinforced 
concrete masonry shear walls. 

• Where steel roof is used provide supplemental deck fastening to supporting members to 
increase the strength and stiffness of the diaphragm. 

• Provide additional diagonal roof bracing in the gymnasium and add new vertical bracing systems 
including new reinforced concrete foundations. 
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Architectural 
Exterior 
Mary E. Taylor School 

• Repoint brick veneer. 
• Clean brick veneer and concrete surfaces (see Architectural Photos 1 and 2 in Appendix A). 
• Remove and replace all window caulk.   
• Adjust operable windows for smooth operation and air tight seal.   
• Repair broken window screens and replace missing window screens. 
• Replace wood framed protective window screens with aluminum framed heavy duty mesh (see 

Architectural Photo 3 in Appendix A). 
• Repair foundation coating. 
• Clean rust and paint from steel window lintels; prime and repaint (see Architectural Photo 4 in 

Appendix A). 
• Replace exposed steel fire escape stairs with new stair enclosure (refer to Life Safety Analysis.) 
• Replace doors and frames with insulated metal doors and frames (see Architectural Photo 5 in 

Appendix A). 
• Restore decorative wood trim and moldings at east main entrance; replace wood doors and 

frames with insulated aluminum storefront entrance doors and frames. 
• Clean and restore east entrance precast stone entablature (see Architectural Photo 6 in 

Appendix A). 
 
Gymnasium with 2000 Additions 

• Repoint and clean brick veneer. 
• Replace area of damaged wood composite siding. 
• Remove and replace all window caulk. 
• Replace shingle roof with architectural fiberglass shingles. 
• Replace exposed rotted or damaged wood fascia and cover all fascia and soffits with aluminum 

material. 
 
1955 Addition 

• Repoint and clean brick veneer. 
• Replace FRP wall panels with aluminum composite wall panels. 
• Remove and replace all window caulk. 
• Replace wood fascia, siding, and soffit materials with aluminum composite panels (see 

Architectural Photos 7 and 8 in Appendix A). 
 
1965 Additions 

• Repoint and clean brick veneer (see Architectural Photos 9 and 10 in Appendix A).  
• Replace FRP wall panels with aluminum composite wall panels. 
• At the north-west classroom addition, remove and reinstall areas of brick veneer along the 

south wall that appear to have out-of plane shifting (see Architectural Photo 11 in Appendix A). 
• Remove and replace all window caulk.  
• Remove and replace control joint caulk (see Architectural Photo 12 in Appendix A). 
• Replace wood framed protective window screens with aluminum framed heavy duty mesh (see 

Architectural Photo 13 in Appendix A). 
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• Remove loose paint from concrete window sills and foundation and repaint (see Architectural 
Photo 14 in Appendix A). 

• Clean and repaint steel egress stairs on garage west wall (see Architectural Photo 15 in Appendix 
A). 

• Entry canopies – Replace wood fascia, siding and soffit materials with aluminum composite 
panels (see Architectural Photo 16 in Appendix A).  

• Replace stained/rusted metal fascia at garage roof edge (see Architectural Photo 17 in Appendix 
A).  

• Replace wood overhead garage door with insulated metal door (see Architectural Photo 18 in 
Appendix A). 

• Replace wood garage entrance door #18 with insulated metal door and frame (see Architectural 
Photo 19 in Appendix A). 

• Remove lower level music classroom exterior egress doors and replace with insulate HM frames, 
doors and hardware. 

 
1979 Addition 

• Repoint sections of brick veneer. 
• Remove and replace all window caulk.  
• Remove all wood fascia and soffit panels and replace with aluminum fascia and solid and 

perforated aluminum soffit panels (see Architectural Photos 20 and 21 in Appendix A). 
• Replace missing gutter at entry door #20. 
• Replace wood gable vents with aluminum vent units (see Architectural Photo 22 in Appendix A). 
• Clean and repaint steel lintels at windows (see Architectural Photo 23 in Appendix A). 

 
Interior 
Mary E. Taylor School 
First Floor, Second Floor, Penthouse:   

• Remove all wood doors and frames and replace with hollow metal frames and wood doors. 
• Replace main vestibule doors and frames with aluminum storefront door and frame (see 

Architectural Photos 24 and 25 in Appendix A).  
• Replace rubber stair treads with rubber stair treads and risers (see Architectural Photo 26 in 

Appendix A).  
• Remove all plaster/gypsum board/SAT ceilings and replace with new SAT ceilings with gypsum 

board soffits where required to conceal new/existing mechanical/plumbing/fire protection 
installations. 

• Provide rigid insulation with metal furring and gypsum wall board system at interior side of all 
exterior walls.   

Basement:  
• Remove all interior doors, walls, ceilings, and floor finishes.   
• Provide metal stud walls with gypsum board finish for new program areas.  
• Provide hollow metal frames and wood doors for new program areas. 
• Replace wood exit stairs with metal stairs and railings. 
• Provide new SAT ceilings with gypsum board soffits where required to conceal new/existing 

mechanical/plumbing/fire protection installations. 
• Provide waterproofing/vapor barrier system over interior side of concrete and masonry 

foundation walls, provide rigid insulation, metal furring and gypsum wallboard finish at interior 
side of exterior foundation walls.       
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Gymnasium with 2000 Additions: 
• Replace corridor flooring with VCT flooring.  
• Replace all ceilings with new SAT ceiling system with gypsum board soffits where required to 

conceal new/existing mechanical/plumbing/fire protection installations. 
• Replace wood doors and frames with hollow metal frames, and wood doors. 
• Replace wood gymnasium floor with new wood sports flooring system. 
• Provide rigid insulation with metal furring and gypsum wall board system at interior side of all 

exterior walls.   
• Replace main exterior entrance door system with new aluminum storefront entrance system 

and provide one additional active leaf.   
   

1955 Addition 
General:   

• Remove VAT flooring and replace with VCT flooring. 
• Remove all ceilings and replace with new SAT ceilings with gypsum board soffits where required 

to conceal new/existing mechanical/plumbing/fire protection installations. 
• Replace wood doors and frames with hollow metal frames, and wood doors. 
• Provide rigid insulation with metal furring and gypsum wall board system at interior side of all 

exterior walls.   
 
1965 Additions 
General:   

• Remove VAT flooring and replace with VCT flooring. 
• Remove ceilings and replace with new SAT ceilings with gypsum board soffits where required to 

conceal new/existing mechanical/plumbing/fire protection installations. 
• Replace wood doors and frames with hollow metal frames, and wood doors. 
• Provide rigid insulation with metal furring and gypsum wall board system at interior side of all 

exterior walls. 
 
North Classroom  

• Remove VAT flooring and replace with VCT flooring. 
• Remove ceilings and replace with new SAT ceilings with gypsum board soffits where required to 

conceal new/existing mechanical/plumbing/fire protection installations. 
• Replace wood doors and frames with hollow metal frames, and wood door. 
• Classroom 294 - Remove all cabinets and counters and replace with new.    
• Provide rigid insulation with metal furring and gypsum wall board system at interior side of all 

exterior walls. 
 
West Classroom  

Lower Level 
• Remove VAT flooring and replace with VCT flooring. 
• Remove ceilings and replace with new SAT ceilings with gypsum board soffits where 

required to conceal new/existing mechanical/plumbing/fire protection installations. 
• Replace wood door and frame with hollow metal frame, and wood door. 
• Provide acoustical wall treatments. 
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• Provide rigid insulation with metal furring and gypsum wall board system at interior side of 
all exterior walls. 

 
1979 Addition 
Lower Level – Mini-Theater 

• Remove and replace carpet flooring. 
• Remove and replace fixed theater seating with new theater seating. 
• Remove ceilings and replace with new SAT ceilings with gypsum board soffits where required to 

conceal new/existing mechanical/plumbing/fire protection installations. 
• Provide acoustical wall treatments. 

Upper Level 
• Replace VAT and VCT flooring with VCT flooring. 
• Remove ceilings and replace with new SAT ceilings with gypsum board soffits where required to 

conceal new/existing mechanical/plumbing/fire protection installations. 
• Replace wood doors and frames with hollow metal frame, and wood door. 
• Replace existing acoustical treatments and provide new acoustical wall treatments in all music 

classroom spaces. 
• Provide rigid insulation with metal furring and gypsum wall board system at interior side of all 

exterior walls. 

Mechanical 
Fire Protection 

• Provide new sprinkler entrance in an accessible location and sized to serve the entire building. 
• Provide modifications to the existing sprinkler system to provide full coverage to the entire 

building. 
 
Plumbing 

• Provide modifications to the existing sanitary piping as necessary to accommodate new floor 
plans. 

• Provide modifications to the existing domestic water piping as necessary to accommodate new 
floor plans. 

• Provide a new high-efficiency domestic water heating system. 
 
Heating, Ventilation and Air Conditioning 

• The boilers, day tank and combustion air system would remain in place during a renovation and 
modified to provide heat for the renovated building. 

• Replace the heating water pumps and heating water distribution to accommodate new systems 
and floor plans. 

• Reconfigure the existing combustion air intake ductwork to accommodate building additions. 
• In the event that natural gas becomes available to the building, the existing boilers will be 

converted to natural gas and the underground oil and indoor day tanks will be removed. 
• Provide roof-mounted energy recovery ventilators (ERVs), equipped with variable frequency 

drives to reduce motor energy usage, to provide ventilation to the building. 
•  Provide zone dampers, actuated by occupancy sensors that will close when spaces are 

unoccupied in order to slow the supply fans to reduce energy usage. 
• Provide new ductwork to distribute code compliant air volumes to all the spaces in the building. 
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• Provide fin tube radiation or radiant heating panels to heat the spaces.   
• Provide exhaust hoods, equipped with fire suppression systems, and exhaust fans in the FCS 

room.     
• Provide a new, energy efficient, kitchen exhaust and make-up air to accommodate the new 

kitchen floor plan. 
• Provide air-conditioning for the offices and other areas requiring cooling. 

 
Electrical 

• Provide additional receptacles in classrooms for general use and computer loads. The increased 
number of receptacles will reduce/eliminate the need for plug strips but require additional 
panelboards and branch circuit wiring. 

• Provide additional receptacles for laptop and tablet charging stations. 
• Provide upgraded electric equipment to allow for additional building loads including HVAC, 

computer, and general use power receptacles. The existing main distribution panel will remain 
and additional distribution equipment shall be added in each section of the building. Replace 
branch panelboards in the Mary Taylor School and the north wing boiler room. 

• Classroom lighting should be replaced with new lighting to improve the quality and energy 
efficiency.  The lighting upgrade shall include occupancy/vacancy sensors and an integrated day 
lighting controls system. 

• Replace existing lighting and controls in general spaces to meet current energy codes and 
lighting standards including occupancy/vacancy sensors. 

• Replace and upgrade exterior lighting for pedestrian and vehicle areas with energy efficient LED 
lighting.  

• Lighting levels shall be increased to meet IES recommendations. Provide controls to allow time 
scheduling of exterior lighting for energy savings. 

• Provide exit signage and emergency egress lighting for interior and exterior paths of egress to 
meet NFPA 101 Life Safety Code. 

• Upgrade the building wide fire alarm control panel and provide additional devices to meet 
current NFPA 72 including a voice evacuation system. 

• Replace and upgrade building telecommunications network infrastructure to meet the demand 
of current and future educational programming. 

• Provide classroom interactive whiteboards and AV systems including voice enhancement sound 
systems. 

• Provide building access control and CCTV security systems for the building. 
 
Life Safety 
Summary 
The following is a summary of the recommendations outlined above in the life safety portion of this 
report. 
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Passive Fire Protection 
1. Subdivide the existing building with three to four fire walls to limit the area and assembly occupant 

load within each compartment. 
2. Enclose the two story central stair in the original building with 1-hour construction at the basement 

level. 
3. Upgrade the elevator shafts and machine rooms by extending walls to the underside of deck and/or 

providing rated horizontal ceiling assemblies. Upgrade opening protection including rated doors and 
frames and firestopping. 

4. Provide sealant at floor penetrations. 
5. Upgrade corridor walls by providing closers and latches on all doors that do not serve normally 

occupied classrooms. Fix operable transoms shut. Provide sealant on penetrations below the ceiling. 
Provide appropriate storage for non-personal effect items stored in the corridor. 

6. Upgrade areas with an increased hazard by providing a 1-hour floor/ceiling assembly between the 
gymnasium and storage below; closers and latches on doors and sealing penetrations. 
 

Active Fire Protection 
1. Upgrade the sprinkler system to provide full building coverage. 
2. Provide stove protection on residential stoves currently without. 
3. Replace the existing fire alarm system to provide voice evacuation. 
 
Egress 
1. Replace the fire escape with a rated exit stair enclosure. 
2. Upgrade the three exit stair enclosures by extending walls to the underside of deck. Upgrade 

opening protection including rated doors and frames and firestopping. Reconfigure the building 
layout to eliminate non-normally occupied spaces open onto the stair enclosures. 

3. Provide appropriate storage space for the storage, including hazardous materials currently located, 
or exposed to existing stair enclosures. 

4. Provide a second exit from the penthouse or obtain a waiver from the AHJ for the existing condition 
to remain based on the non-educational use. 

5. Update the exiting from Chorus 186. 
6. Provide a fourth means of egress door at the main entrance/exit to the gymnasium. 
7. Revise the means of egress from the gymnasium that is currently located across from the Mini Gym 

egress doors. These sets of doors are all required to swing into the corridor, and would obstruct 
each other. 

8. Provide a fourth set of egress doors from the gymnasium. 
9. Provide a second and/or revised means of egress door from: Mini-Theatre 182, 8th Grade Science 

283, FCS/7th Grade Home Room 294, and Art 259.  
10. Maintain the Library means of egress doors clear. 
11. Revise the following areas in order to maintain the minimum required 6-0” corridor clear width,: the 

vestibule between Corridor 237 and 239; the end of Corridor 276 leading to Reading Lab 281; and 
the ramps leading to the exterior door between Language Arts/G&T 289 and Mechanical 288. 
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12. Provide two additional exit doors from the second floor gymnasium wing to the exterior. 
13. Revise the stair in the original building, adjacent to the Cafeteria/Kitchen, interconnecting the 

basement and first floor, to provide a minimum clear width of 36 inches. 
14. Reconfigure the stair between Chorus 186 and the Mini Theatre to provide stair and door landings 

and handrails on the stair. 
15. Provide a door landing for Mech 288. This currently opens onto a ramp. 
16. Reconfigure Corridor 167, leading towards the Mini Theatre to reduce the dead-end length from 50-

feet to no more than 20-feet. 
17. In the corridor located by the gymnasium main entrance/exit, provide an exterior exit door located 

with 20-feet of the adjacent stair door. 
18. Extend Corridors 010, 107 and 218 in the original building to the new, planned exit stair. 
19. Relocate alcohol-based hand-rub dispensers outside of the corridors. Also maintain these outside of 

stairs. 
20. Replace the handrails serving the two central stairs in the original building to provide continuous, 

easily graspable handrails. 
21. Provide handrails on the discharge stair from the central stair in the original building that leads to 

the rear of the building. 
22. Replace the guardrail on the ramp leading to the exterior of the building, adjacent to Language 

Arts/G&T 289, to limit the large openings. 
23. Replace glazing in the two central stairs in the original building to provide safety glazing. 
24. Replace the concrete stairs serving as the discharge for the two central stairs in the original building 

to maintain uniform tread depth and riser height. 
25. Replace deteriorating treads throughout the building. 
 
ADA Compliance 
Interior 
Mary E. Taylor School 
First Floor, Second Floor, Penthouse:   

• Provide ADA compliant hardware with appropriate locking function. 
 
Basement: 

• Provide ADA compliant hardware on new doors. 
 
Gymnasium with 2000 Additions: 

• Provide ADA compliant hardware on new doors. 
• Renovate gymnasium locker/toilet rooms to meet ADA requirements.   

1955 Addition 
General: 

• Provide ADA compliant hardware on new doors. 
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1965 Additions 
South Dining, Library and Administrative Addition: 

• Gut removal and renovation of all finishes and to meet ADA requirements. 
 
General: 

• Provide ADA compliant hardware on new doors. 
 
North Classroom: 

• Provide ADA compliant hardware on new doors. 
 
West Classroom: 
 Lower Level: 

• Provide ADA compliant hardware on new doors. 
• Provide ADA compliant route from interior corridor. 

 
1979 Addition 
Lower Level - Mini-Theater: 

• Provide ADA compliant hardware on new doors. 
• Gut removal and renovation of male and female toilet rooms.  Provide all new finishes, toilet 

compartments, and fixtures to meet ADA requirements. 
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Educational Adequacy 
 

Space Planning and Programming Process 
On September 5, 2013 Oak Point Associates met with Camden Rockport Middle School administration 
for a kick-off meeting to discuss their facility needs. Key points addressed were the need to set up a 
building committee, providing resources/questionnaires for staff to prepare their ideas, and deficiencies 
of their existing building.  Oak Point Associates submitted questionnaires and requested staff to 
complete and return them during the interview process.  On October 1st  and 17th Oak Point Associates 
met with staff members by grade level and subjects including 5-8th grade, library and technology, 
guidance, main office, nurse, intervention, band, music, art, gym, FCS, custodial, kitchen staff, special 
education and a parent interview group.  Along with staff interviews, Oak Point Associates conducted a 
public forum prior to starting concept designs to find out what the community would like to see in their 
school.   
 
Some of the key points brought to light were: 

• The school is very spread out and there is a lot of educational time lost during transitions from 
class to class. 

• The community is paying to heat and maintain a building that is 30% larger than their program 
needs. 

• The physical distance that separates 5/6 grade and 7/8 grade isolates teachers and does not 
allow them to collaborate. 

• The community is a strong supporter of the arts and their band/music program combined has 
270 students.  Because of this there is a strong desire for an auditorium. 

• The building needs a range of flexible learning environments. 

• There are current traffic concerns regarding bus and parent travel paths. 

In addition to standard courses, Camden Rockport Middle School also has space requirements for family 
consumer sciences (FCS), 5/6 Spanish, independent study, multiple classrooms for gifted and talented 
and additional special education classrooms.  As mentioned above, the music program is very large, 
requiring two classrooms with an additional 200 sf above the State standard. 
 
The existing Camden Rockport Middle School complex is comprised of the Mary E. Taylor (MET) building 
with several additions added over time.  It used to house the middle school and the high school with 
several portables on the site.  With the construction of the new high school, the portables were 
removed and the building is now completely occupied by the middle school.   
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The MET building currently houses 5th and 6th grade, 5th and 6th grade resource rooms, 5th and 6th grade 
Spanish, special education discovery, speech and storage.  To the north, a single floor addition houses 
the cafeteria, library, main office, nurse, IT and independent study.  Further north along Knowlton 
Street, a two story addition houses the gymnasium, storage, band, chorus, a mini-theater, 7th and 8th 
grade, 7th and 8th grade resource rooms, 7th and 8th grade Spanish, computer lab, art, health, English as a 
Second Language (ESL), alternative education and additional special education programs.  The final 
section of the complex houses FCS, gifted and talented, occupational therapy (OT) and additional special 
education programs.   
 
There are several challenges with the layout of the building.  First, the travel distance for students is 
long.  For a 5th or 6th grader to get to OT or FCS, they must walk approximately 950 feet and climb four 
sets of stairs. If they are unable to take the stairs, they must first use a lift in the cafeteria, then an 
elevator by the gym addition and finally a ramp to travel the same distance.  To get to chorus, they must 
either go through the mini-theater or outside to an accessible door.  This extended travel results in the 
loss of valuable instruction time.  The second issue is supervision.  Along this travel path, there are 
several corridors that are difficult for teachers to monitor.  Thirdly, to get from MET to any other part of 
the building the students have to go through the cafeteria and cut through the lunch line which is very 
disruptive.   
 
Programmatically, there are educational programs such as Spanish, special education and gifted and 
talented that would like to be co-located and be centrally located between and 5/6 and 7/8 but because 
of the building layout, it has not been possible.  Some of the classrooms such as chorus and band are too 
small for their program and most of the traditional classrooms are undersized compared to state 
standards.  Also, the traditional classrooms do not allow for flexible learning environments or small 
group instruction.  Teachers in grades 5/6 and 7/8 feel isolated and do not have a chance to collaborate 
because of the way the building separates them. 
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Concept Design  
 
Introduction 
The results of the facilities and educational adequacy assessments indicated that while the existing 
building could be renovated in order to address code and building system deficiencies, the ability to 
address all program deficiencies solely with a renovation.  Oak Point compared several different 
alternatives along a continuum from a basic renovation project to a renovation/addition project, and 
finally to a new stand-alone building.  A massing diagram and a site plan were developed for each 
option, as well as a concept-level estimate of probable construction cost so that the alternatives could 
be compared.   
 
Following the public meeting on March 20, 2014, the school board decided to develop only new building 
options further, and two different building sites were looked at in greater detail, with concept floor 
plans and more developed site plans.  Following is a description of each of the alternatives that were 
studied as part of the concept design phase of the project. 
 
Renovation and Renovation/Addition Alternatives 
Three alternatives for renovating portions of the existing school building were developed.  The three 
renovation alternatives were presented to the public on March 20, 2014. 
 
Renovation and Building Reduction 
The intent of this alternative was to provide a 
renovation that reduced the amount of 
building area (to lower operation and 
maintenance costs) while addressing ADA and 
life safety code-related deficiencies, site 
circulation deficiencies, providing 
improvements to building envelope and 
electrical/mechanical systems,  and upgrading 
interior finishes. 
 
From a site standpoint, this alternative did not 
open up any possibilities for relocating either 
parent or bus drop-off from Knowlton Street.  
The removal of the rear of the 7th grade wing could provide the opportunity to reorganize the parking 
area to increase the efficiency of circulation.  Athletic fields remained in their current locations, although 
field drainage could be improved. 
 

Renovation and Building Reduction Site Plan 

 Summary Report • Camden Rockport Middle School, Camden, ME 
June 18, 2014 • Page 63 



Architecturally, this option included reconfigured space and the renovation of the entire building as well 
as a slight reduction in square footage.  After renovations, the total building size would be 
approximately 113,000 square feet.  Efforts were made to size and group program spaces per the space 
allocation workbook and adjacency table.  As the floor plans and elevations for this option were 
developed, it became clear that even with the significant amount of work and student disruption, major 
issues would remain.  The building would still require large amounts of yearly maintenance, energy costs 
would remain significantly higher than comparable sized buildings, building security would still have 
major issues, site circulation and pedestrian safety would not be addressed and travel times in the 
building would still impact the instructional time.  Exterior walls that remain would be insulated, new 
mechanical systems, electrical systems and improvements to the interior finishes are included in the 
scope of work. 
 
Work in this option would require multiple phases over the course of three consecutive summers and 
two school years.  During this time, individual classes would require relocation to allow for construction 
to take place.  The total cost for this option is estimated to be $17,621,602.  Refer to the cost 
comparison table for the breakdown of individual component costs. 
 
While this is the least expensive of the options that were developed, the solution does not resolve 
significant programmatic and site issues as mentioned above.  The straw poll at the March 20, 2014 
Public Forum indicated no support for this option. 
 
Renovation and Minor Building Additions 
The intent of this alternative was to reduce the portions of the existing school building that are in the 
worst condition and least efficient, keep the gymnasium and MET portions of the building, renovate 
those spaces and provide strategic additions to the building in order to improve as many program 
deficiencies as would be feasible. 
 
The removal of the north portion of the 
existing building would open up enough 
space at the north edge of the site to 
relocate parent drop-off and pick-up off 
Knowlton Street in a new parking area.  
Because of the slope (east to west) in that 
vicinity, the parking area would need to be 
recessed at a lower elevation, with either a 
retaining wall or a slope to Knowlton 
Street.  A new satellite entrance adjacent 
to the parking area would be needed 
during pick-up and drop-off times.  Bus 
drop-off would continue to happen at 
Knowlton Street, and the existing main 

Renovation and Minor Building Additions Site/Bubble Diagram 
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entrance would continue to be the main entrance to the school.  The soccer, field hockey and baseball 
fields would be relocated in order to accommodate the building additions and to provide better field 
orientation. 
 
On all renovation and new building schemes, with the exception of “Renovation and Building 
Reduction”, the athletic fields are proposed to be renovated.  Renovation includes removing and 
processing topsoil for reuse, importing additional topsoil as existing quantity is insufficient, and 
providing a 6” deep sand layer beneath the athletic fields—along with underdrains—to address drainage 
issues. 
 
Site utilities on all major renovation and new building schemes include the following: 

• Improvements to the existing water line from Washington Road to the section of Knowlton 
Street in front of the school building to accommodate fire flows along with construction of 
domestic and fire protection services to the building and 2 fire hydrants at the east and west 
of the building. 

• Removal of the existing underground oil tank and construction of a new oil tank. 
• 1000 gallon underground LP gas tank. 
• 18 exterior light fixtures and associated infrastructure, including a light for the school sign. 
• Gravity sanitary sewer from the south side of the building to a manhole within Knowlton 

Street located at the northeast of the MET.  Construction of a grease trap to accommodate 
the grease waste stream from the kitchen. 

• Underground electric and communications service from a utility pole at the northwest 
corner of the site, at the south side of Knowlton Street. 

• Stormwater management facilities to collect runoff from the areas around the school and 
discharge to existing drainage facilities and channels at flow and volumes that are similar to 
the existing conditions. Restoration/stabilization  of a stormwater channel along the 
northwest side of the site.  

• Foundation drains for the school and MET. 
 
Correcting program deficiencies and upgrading the building systems is done by utilizing large portions of 
the existing building in combination with additions and expansions at three locations.  A new classroom 
wing would be constructed on the west side of the Mary E. Taylor building, allowing for better grouping 
of program spaces; a second story would be constructed over the existing main entrance and library 
wing; and new cafeteria and music spaces would be added on the west side of the gymnasium.  The 
existing gymnasium would be retained.  After renovations and additions, the building would be 
approximately 101,450 square feet.  Exterior walls that remain would be insulated, new mechanical 
systems, electrical systems and improvements to the interior finishes are included in the scope of work. 
 
Work in this option would require multiple phases over the course of three consecutive summers and 
two school years.  Some relocation of individual classes would be required and it is estimated that two 
portable classrooms would be needed through the course of construction.  The total cost for this option 
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is estimated to be $25,056,075.  Refer to the cost comparison table for the breakdown of individual 
component costs. 
 
While this option addressed a majority of the overall deficiencies of the building, the disruption to the 
educational program and the estimated costs being higher than a new facility, at the March 20, 2014 
Public Forum the straw poll indicated no support for this option. 
 
Renovation of MET with Major Addition 
Because of the historic value of the MET portion of the existing school, and the community’s desire to 
retain this portion of the school as an educational facility, the intent of this alternative was to renovate 
the entire MET building and provide a major building addition that would furnish the remaining, desired 
program space. 
 
The location of the MET building, the steep slope and one-way traffic direction on Knowlton Street 
dictated certain decisions on site circulation.   Consolidating the new facility on a smaller footprint 
opened up the possibility of having staff parking, bus drop-off and parent drop-off located in a single off-
street area to the north of the proposed facility.  Similar to the previous alternative, the soccer, field 
hockey and baseball fields were relocated. 
 
The exterior façade would be restored, 
windows replaced, and interior finishes and 
systems upgraded or replaced.  Through the 
interview process numerous teachers noted 
the charm of teaching in the building and the 
desire to maintain the aesthetic of the 
existing classrooms of the MET.  The 
remaining addition would be constructed 
with high performance wall and roof 
systems, energy efficient mechanical and 
electrical systems.  While significantly 
smaller than the two renovation options, this 
building is still larger than necessary at 
94,822 square feet.   
 
The building has a centralized main entrance with administrative offices adjacent.  Public spaces are 
separated from the classroom wings and provide opportunity for public interaction.  Classrooms are 
appropriately sized and provide opportunity for small group learning.  The classroom wing has been 
oriented on an east-west axis to maximize daylighting opportunities within the building. 
 
Work would be completed over two summers and one full school year.  With proper phasing, limited 
disruption to the existing classroom spaces would be necessary.  The proximity of the major addition to 
the existing building, however, could be a distraction to ongoing classes.  The total cost for this option is 

Renovation of MET with Major Addition 
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estimated to be $23,581,897.  Refer to the cost comparison table for the breakdown of individual 
component costs. 
 
While this option addressed a majority of the overall deficiencies of the building, its disruption to the 
educational program and the estimated costs being higher than a new facility were detractions. At the 
March 20, 2014 Public Forum the straw poll indicated limited support with a vote of 7 in favor (from a 
total of 38). 
 
New Building Alternatives 
Two different areas of the site were considered for a new building.  At the request of the school board, 
the MET portion of the existing school building is intended to be retained and renovated for occupancy 
(perhaps by the Superintendent’s Office, Adult Education and/or the Zenith program).   
 
One of the main factors that drove the decision on a site for a proposed new building was the location of 
athletic fields on the site.  Fields normally occupy a lot of space, and proper field drainage and 
orientation is important to achieve in order to maximize their usefulness.  Because of the relatively small 
site, having overlapping athletic fields (spring/fall sports overlapped) is necessary.  Placing a new 
building at the center of the site does not allow enough contiguous space for all of the existing athletic 
fields to be sited.   
 
Another limiting factor is the placement of parking areas and vehicular travel routes, which also take up 
contiguous space and need to be located strategically relative to existing vehicular ways.  As a result, the 
two proposed sites for new buildings were at the northern and southern edges of the site, allowing 
uninterrupted placement of athletic fields and vehicular circulation.  The two sites were very different, 
and each had its own advantages and challenges. 
 
Both new building options were presented at a public meeting on May 20, 2014. 
 
South Site New Building 
The building on the south side of the site is approximately at the location of the existing softball and 
field hockey fields, between the Mary E. Taylor portion of CRMS and the Superintendent’s Office.  
Placing the building at this location would have the advantage of allowing the existing school to fully 
function while the new building is being constructed. 
 
Because Knowlton Street is one-way, and because it is important to have a visual reference to the main 
entrance of the building when approaching, the main entrance is located at the north side of the 
building.  The slope at Knowlton Street, especially in front of the existing gymnasium and main 
entrances, limits locations for a new driveway entrance.  A driveway entrance is proposed just up 
Knowlton Street from the MET building, at a point where the slope moderates.  The driveway is 
proposed to be two-way, with a staff parking area to the right of the driveway upon entering, and a 
parent drop-off loop and visitor parking to the left.  Additional parking spaces are proposed at the south 
side of the school (adjacent to the existing Superintendent’s Office).  Parking in the existing lot directly 
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to the south of MET is not counted, as this parking would presumably serve whatever reuse of MET 
occurs.  A total of 80 spaces is proposed, including 4 handicap-accessible spaces.  Bus drop-off is 
proposed at the existing parent drop-off loop (which was previously the bus drop-off loop). 
 
The athletic fields are divided into two areas:  the softball and soccer fields, and the baseball and field 
hockey fields.  The softball/soccer fields overlap, and would be at the same relative grade as the new 
staff parking lot (there would be a slope between Knowlton Street and the soccer field, which would be 
a good spot for spectator seating).  The softball field would be oriented to the northeast/southwest, and 
the soccer field to the north-northwest/south-southeast.  The baseball and field hockey fields are 
proposed to be located in the same general vicinity of the existing baseball field, but closer to the 
Megunticook River and with the baseball field oriented north-south (and the field hockey field oriented 
east-west). 
 
New play and learning areas would take advantage of the courtyard between the classroom wing and 
the core wing of the new building.  A library courtyard garden is envisioned off the library space, which 
would be programmed as a quiet space for reading and which might take the theme of Japanese garden.  
A little further out toward the end of the wing, where sunlight would be more abundant, spaces for play 

and learning gardens could be located.  
These would also be quieter spaces, so as 
not to distract classes within the building.  
Off the end of the band/chorus rooms 
would be a hard court, where basketball and 
a variety of court games could be played.  
Between the hard court and the 
baseball/field hockey fields would be the 
active playground space. 
 
A small service area is envisioned off the 
proposed kitchen, with easy access from the 
bus drop-off loop.  Emergency access would 
be possible on three sides of the building. 

 
The required program space and adjacencies for both the North and South sites are the same and 
require approximately 82,000 square feet, with slight variation due to site constraints.  Through the 
initial planning process, the new building on the South site is slightly larger than the North.  The South 
site provides for a centralized main entrance facing the parking area with administrative offices to the 
left and a three-story classroom wing to the right upon entering the building.  Classrooms are 
appropriately sized, arranged in groupings outlined in the adjacency matrix and provide opportunity for 
small group learning.  The classroom wing has been oriented on an east-west axis to maximize 
daylighting opportunities within the building. 
 

New Building – South Site Plan 
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Public spaces such as the Auditorium, 
Cafeteria and Gymnasium are located 
along a shared corridor on the south side 
of the building.  A secondary public 
entrance facing additional parking at the 
Bus Barn/Superintendent’s office is 
located on the south side.   
 
Work would be completed over two 
summers and one full school year.  The 
building’s location behind the MET would 
allow for construction activities to take 
place with minimal disruption to the 
educational program.  At the March 20, 
2014 public forum, the preliminary cost for this option was estimated to be $22,885,685.  Refer to the 
cost comparison table for the breakdown of individual component costs.   
 
The South site was the only new option presented at the March 20, 2014 public forum.  The straw poll 
vote was the clear favorite with 31 votes (from a total of 38) in favor of exploring a new facility.  The 
School Board met following the public forum and voted to pursue options for a new facility. 
 
North Site New Building 
The building on the north side of the site is located along the property line, in order to maximize space 
for athletic field placement, as well as to take advantage of the proximity of the existing woods for 
creating views from the classroom wing.   Proximity to the existing building is such that a portion of the 
building would need to be demolished for the new building to be constructed. 
 
 

Taking advantage of the elevation drop on 
the site, the building is entered at mid-
level, with the 3-story classroom wing to 
the rear of the building dropping down a 
level as the grade falls.  The parking and 
drop-off is located to the front of the site, 
between Knowlton Street and the 
building.  The bus drop-off is separate 
from the parent drop-off and staff/visitor 
parking area.  The staff/visitor parking and 
parent drop-off entrance is located at the 
base of the slope on Knowlton Street so 
there is good separation between 
entrances and adequate queuing on 

New Building – South Floor Plan 

                               New Building – North Site Plan 
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Knowlton Street should parent-drop off volume exceed the queuing in the parking lot. 
 
The baseball and soccer fields overlap, as do the softball and field hockey fields.  This option allows for 
the fields to achieve a more optimal orientation, with the long axis of the soccer and field hockey fields 
running north-south, and the orientation from home plate to pitcher on the baseball and softball fields 
running northeast-southwest.   
 
The playground is proposed adjacent to the staff parking lot, to the south of the administrative office 
wing of the new school.  This site has several advantages:  children would walk by the administrative 
area to access the playground, the playground would be close to the nurse’s office, the playground 
would be easily accessed on the weekend, and the playground could take advantage of the change in 
grade between the upper and lower parts of the site, which offers the opportunity for a more creative 
and engaging play space. 
 
The service area is proposed adjacent to the kitchen, and accessed off the bus drop-off loop.  Having the 
service area between the property line and the school building allows a better opportunity to screen 
some of the equipment that would be located in that area. 
 
As noted above, the required program 
space and required adjacencies are the 
same as for the South site. Through the 
initial planning process, the new building 
on the North site is slightly smaller than 
the South.  The North site also provides for 
a centralized main entrance facing the 
parking area with administrative offices to 
the left. The cafeteria is located at the 
front of the school with the auditorium 
adjacent.  The gymnasium is located on 
the lower level, accessible by both 
elevator and stairs within the lobby area.  
Windows from the main lobby look down 
into the gym area.   
 
The three story classroom wing is located 
at the rear of the building, overlooking the 
fields and portions of the wooded areas of 
the site.  The spaces have been arranged 
to allow for the classroom wing to be secured 
after hours and allow access to the public 
portion of the building. Classrooms are appropriately sized, arranged in groupings outlined in the 

                          New Building – North Floor Plan 
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adjacency matrix and provide opportunity for small group learning.  The classroom wing has been 
oriented on an east-west axis to maximize daylighting opportunities within the building. 
 
Work would be completed over two summers and one full school year.  The building’s location on the 
North side of the site would require the demolition of portions of the existing building as well as 
utilization of relocation of some programs into two portables (3-4 classrooms).  The cost difference due 
to the smaller size of this building is roughly the cost of the phasing costs associated with the 
construction of the new building. 
 
At the May 20, 2014 public forum this option was presented and included in a straw poll.  The results of 
this poll were 16 in favor of the North option and 7 in favor of the South option.  
 
 

 
 

Project Cost Comparison Table 
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Project Feature Matrix 
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Selected Option 
At the school board meeting directly following the May 20, 2014 public forum, the school board voted in 
favor of the North site as the preferred option.  In addition, they also voted to include the rehabilitation 
of the Mary E. Taylor building in the final budget.   
 
The Mary E. Taylor building is intended to be converted into a new Central Office for the district’s 
administration, allowing them to relocate from the existing bus barn.  In addition to these offices, the 
Adult Education facilities and Zenith program would be housed in the building.  Relocating these 
programs to the MET building would allow it to function as an educational building for years to come 
and help solve a number of the district’s space needs.  The renovation would take place after the new 
middle school construction is complete.  
 
The project cost for the new Camden Rockport Middle School is estimated to be $23,983,663.  This 
estimate is a full project cost and includes construction of the new school, phased demolition of the 
existing school, built in equipment, site development costs, limited moveable equipment and 
technology, contingencies as well as design fees.  A breakdown of this total is included on the following 
page.   
 
The project cost for the renovation of the existing MET building following the completion of the school 
project is $3,359,140.  This estimate is also a full project cost.  A breakdown of this total is also included 
on the following page. 
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Selected Project Budgets 
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Structural Photographs 
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Photo 1 - Repaired foundation crack with potential for water infiltration 

 
 

 
Photo 2 - Knee height concrete retaining walls at southwest entrance 
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Photo 3 - Crack at interior/exterior foundation wall interface with step cracks in brick wall above 

 
 

 
Photo 4 - Through-wall crack in interior foundation wall 
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Photo 5 - Timber beam supporting gymnasium floor with 5/8 inch wide crack 

 
 

 
Photo 6 - Bent vertical member in 28LA06 steel roof joist over cafeteria 
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Photo 7 - Scaling and corrosion of existing steel roof joist in the garage 

 
 

 
Photo 8 - Bent 1/4 inch diameter steel rod bridging for floor joists over the music room 
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Photo 9 - Localized cracking in the concrete floor of the garage 

 
 

 
Photo 10 - Concrete spalling at the front entrance knee wall adjacent to the cafeteria 
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Photo 11 - Crack in the front entrance concrete slab adjacent to the cafeteria 

 
 

 
Photo 12 - Through-wall step cracks in interior CMU wall at southwest end of 1965 north classrooms 
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Photo 13 - Step cracks in the west exterior CMU wall at southwest end of 1965 north classrooms 

 

 Summary Report • Camden Rockport Middle School, Camden, ME 
June 18, 2014 • Appendix A • Structural Photos -Page 8 



Architectural Photographs 
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Photo 1 - Clean brick veneer and concrete 

 
 

 
Photo 2 - Clean concrete surfaces. 
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Photo 3 - Replace protective window screens 

 
 

 
Photo 4 - Clean and repaint steel lintels 
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Photo 5 - Replace wood exterior door 

 
 

 
Photo 6 - Restore cast stone entablature 
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Photo 7 - Replace wood entrance canopy materials 

 
 

 
Photo 8 - Replace wood soffit 
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Photo 9 - Repoint masonry mortar 

 
 

 
Photo 10 - Masonry mortar pointing 
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Photo 11 - Brick veneer shifting 

 
 

 
Photo 12 - Replace control joint caulking 
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Photo 13 - Replace protective window screens 

 
 

 
Photo 14 - Concrete foundation and sill 
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Photo 15 - Steel fire escape 

 
 

 
Photo 16 - Main entrance canopy 
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Photo 17 - Replace copper fascia 

 
 

 
Photo 18 - Wood overhead door 
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Photo 19 - Wood service door 

 
 

 
Photo 20 - Replace wood fascia and soffits 
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Photo 21 - Wood entrance canopy 

 
 

 
Photo 22 - Replace wood fascia and soffits 
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Photo 23 - Steel lintel 

 

 
Photo 24 - Replace vestibule doors 
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Photo 25 - Replace vestibule entrance doors 

 
 

 
Photo 26 - Replace stair coverings 
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Mechanical Photographs 
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Photo 1 - Two inch combined sprinkler and water entrance in the Mary E. Taylor building 

 
 

 
Photo 2 - Sprinkler devices above domestic water meter in the Mary E. Taylor building 
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Photo 3 - Sprinkler valve up through floor - access to sprinkler devices if floor hatch at left 

 
 

 
Photo 4 - Wet and dry system flow alarm devices 
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Photo 5 - Dry sprinkler system air compressor in crawl space 

 
 

 
Photo 6 - Sanitary sewer lift station below the floor in a closet in the middle school wing 
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Photo 7 - Three existing boilers - 1873 MBH each 

 
 

 
Photo 8 - Existing Heating Water Circulating Pumps 
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Photo 9 - #2 Fuel oil day storage tank located in the boiler room 

 
 

 
Photo 10 - Existing combustion air fan located in the boiler room 
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Photo 11 - Existing water-to-water heat pumps used to preheat the ventilation air for the office area 

 
 

 
Photo 12 - Water-to-water heat pump piping and pumps 
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Photo 13 - Water-to-water heat pump system storage tanks located in the boiler room 

 
 

 
Photo 14 - Typical Classroom convector built into the millwork 
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Photo 15 - Typical Stand alone convector - many show damage and missing panels 

 
 

 
Photo 16 - Typical classroom unit ventilator - provides heating and ventilation 
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Photo 17 - Typical unit ventilator with retrofit return air grilles 

 
 

 
Photo 18 - Cabinetry with no toe kick grilles have been installed at several locations 
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Photo 19 - Example of an exhaust air grille blocked by cabinetry 

 
 

 
Photo 20 - Common situations like this are found throughout the building: supplies stored in front of heaters 
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Photo 21 - Convector outlet built into cabinetry: typical in many locations 

 
 

 
Photo 22 - Built in cabinetry with no bottom inlet for proper convector operation 
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Photo 23 - Various roof-mounted exhaust fans, intake ventilators and condensing units 

 
 

 
Photo 24 - Typical roof mounted exhaust fan 
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Photo 25 - Typical classroom ventilation system exhaust air grille 

 
 

 
Photo 26 - Typical cook stoves lacking required exhaust hoods 
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Photo 27 - Through-wall exhaust fan in FCS 7th Grade 

 
 

 
Photo 28 - Kitchen exhaust hood over the central cooking equipment 
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Photo 29 - New air handling unit serving the main gym 

 
 

 
Photo 30 - New ductwork serving the main gym 
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Photo 31 - New ductwork in the main gym 

 
 

 
Photo 32 - One of two through-wall exhaust fans in the industrial arts room 
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Photo 33 - Abandoned dust collection system in the industrial arts area 
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Space Program Template 1 6/17/2014

PROGRAM OF SPACE NEEDS COMMENTS

Subject   #
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ity

Administration
Principal 1 @ 200 sf= 200
Asst. Principal 1 @ 175 sf= 175
Lg Conference Room 1 @ 300 sf= 300
Sm Conference Room 1 @ 200 sf= 200
Copier / Files 1 @ 150 sf= 150
Main Office 1 @ 600 sf= 600
Work Room/Mail Room 1 @ 350 sf= 350

Nurse Exam Room 1 @ 450 sf= 450
Nurse Office 1 @ 200 sf= 200
Guidance (Office) 2 @ 200 sf= 400

IT/Repairs 1 @ 400 sf= 400
IT Office 2 @ 150 sf= 300

5th Grade General Classroom 3 @ 760 sf= 2280
5th Grade Science Lab 1 @ 760 sf= 760
6th Grade General Classroom 3 @ 760 sf= 2280
5-6th Grade Science Lab 1 @ 1000 sf= 1000
6th Grade Science Prep 1 @ 200 sf= 200

5-6 Project Rooms 5 @ 140 sf= 700
5-6 Book Room 1 @ 250 sf= 250
5-6 Swing Classroom 1 @ 760 sf= 760

7th Grade General Classroom 3 @ 760 sf= 2280
7th Grade Science Lab 1 @ 1000 sf= 1000
7th Grade Science Prep 1 @ 200 sf= 200

8th Grade General Classroom 3 @ 760 sf= 2280
8th Grade Science Lab 1 @ 1000 sf= 1000
8th Grade Science Prep 1 @ 200 sf= 200

7-8 Project Rooms 4 @ 140 sf= 560
7-8 Book Room 1 @ 250 sf= 250

PROPOSED FACILITIES 

PROPOSED FACILITY:

NUMBER OF STUDENTS: 400

GRADE CONFIGURATION: 5-8

RSU #28 / MSAD #28 - Camden Rockport 

Oak Point Associates
Concept 

June 18, 2014

RSU #28 / MSAD #28
Middle School
Grades 5-8 - Capacity 400 Students
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PROGRAM OF SPACE NEEDS COMMENTS

Subject   #
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PROPOSED FACILITIES 

Computer Lab 1 @ 800 sf= 800

FCS / 7th Grade Home Room 1 @ 1400 sf= 1400
FCS Storage 1 @ 200 sf= 200

Spanish (5/6 wing) 1 @ 800 sf= 800
8th Grade Spanish 1 @ 800 sf= 800
ESL 1 @ 200 sf= 200

Math / GT 1 @ 800 sf= 800
Language Arts / GT 1 @ 800 sf= 800

7th & 8th Grade Math/reading Lab 1 @ 800 sf= 800

Speech and Language 1 @ 500 sf= 500
School Counselor 1 @ 150 sf= 150
Psychology Exam 1 @ 200 sf= 200
Tutoring 1 @ 200 sf= 200
OT 1 @ 650 sf= 650
Special Education Discovery (FLS) 1 @ 1000 sf= 1000 Toilet space included
Discovery Office 1 @ 150 sf= 150
7/8 Grade Learning Center 1 @ 600 sf= 600
7/8 Grade Learning Center 1 @ 600 sf= 600
Ed Tech Center 1 @ 200 sf= 200

5th Resource Spec. Ed. 1 @ 600 sf= 600
6th Resource Spec. Ed. 1 @ 600 sf= 600

7/8  Alternative Education 1 @ 800 sf= 800

Art 1 @ 1200 sf= 1200
Art Storage 1 @ 200 sf= 200
Kiln Room 1 @ 75 sf= 75

Band 1 @ 1600 sf= 1600
Band Practice 2 @ 80 sf= 160
Instrument Storage 1 @ 250 sf= 250
Band Music Library 1 @ 200 sf= 200
Chorus 1 @ 800 sf= 1600
Chorus Practice Room 2 @ 80 sf= 160
Chorus Music Library 1 @ 200 sf= 200
Mini Theatre 1 @ 2500 sf= 2500
Stage 1 @ 1000 sf= 1000
Performing Arts Storage 1 @ 400 sf= 400

Library 1 @ 2000 sf= 2000
Library Office / Storage 1 @ 400 sf= 400
Small Group/independent study 1 @ 200 sf= 200

Gym 1 @ 7000 sf= 7000
Gym Office 1 @ 120 sf= 120
Gym Storage 1 @ 400 sf= 400
Locker Rooms 2 @ 400 sf= 800



Space Program Template 3 6/17/2014

PROGRAM OF SPACE NEEDS COMMENTS

Subject   #
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PROPOSED FACILITIES 

Cafeteria 1 @ 3000 sf= 3000
Kitchen 1 @ 1120 sf= 1120
Table and Chair Storage 1 @ 600 sf= 600

Staff Room 4 @ 350 sf= 1400
Staff Room (Break) 1 @ 400 sf= 400

Total @ sf= 59560

    
SPACE SQUARE FOOTAGE

Gross

GROSS sf= PER STUDENT

83384

59560





Camden Middle School Staff Interviews 

September 5, 2013 

Elaine wants to set up a building committee 

Provide resources for teachers so they should know what they should be thinking about 

Elaine Nutter – Superintendent, Central Office 

Shared space is problematic.  The current building shares bus barn, senior staff and alt ed school 

Existing location is hard to find and not well marked 

Security is important but the office must be inviting; they want to have the same level of security as the 
school would have 

Staff count: 8 in Superintendent’s office, 2 in Special Ed office (may need additional small office) 

Keith from Facilities should be in Central Office not located at the high school 

They share a conference room and the current size is good although they would like board room to be 
able to record and televise 

It would need to accommodate 11 board members and 20 members of the public 

They need a small conference room for 8 as well 

Additional space needs: central file/records room, waiting area and small waiting room, plan room, 
kitchenette and toilet room 

Do not want new office to be too spread out; like the energy created being elbow to elbow 

Would like layering of public to semipublic to private office spaces 

There is no clear separation between public and functional space thus lack of confidentiality 

Office likes being close to the school 

The main server is located at the middle school 

The community has pride and is willing to spend money on kids but does not want a luxurious central 
office 

Need smaller private areas for confidential discussions because currently people can just walk in and 
hear conversations 

There are 26 students and three teachers in the Zenith Alternative Ed program 

They have two classrooms and need three 



The Zenith Alternative Ed should be detached from Central office and totally separate from the middle 
school 

 If Central Office moved out, the Zenith program could expand 

The MET Building could be used for Central Office 

The community supports designs that support the environment 

The bus barn building is cold and many people complain of allergies 

There are some concerns for mold In the school buildings but Turner has done some testing 

Key school topics: 

School should be energetic and kid friendly and not so spread out 

The traffic flow of busses combined with students walking to school is very congested and problematic 
and the parent drop off is confusing 

It is not obvious as to where the front door is 

Underground basement space is a storage-hound that needs to be purged 

They need adequate storage space but not a dumping ground 

Programmatically, teachers are in teams to accommodate needs and common space is needed for 
collaboration 

There should be integration of subject matter 

They would like project rooms between classrooms 

They need a performance space 

Need a place for general office storage and yearly paper storage 

Maria Libby – Assistant Superintendent 

The River Walk project does not have a timeline, it is a long ways away 

In her opinion, the MET building is the only part of the campus that is sacred; other parts of the school 
can be torn off or reworked 

The school does not use the lower field at all 

Fields need to be reworked because they get very wet and hold water 

They do not need the mini gym; the music program needs a larger area and this space may be 
appropriate 



The main office of the school needs to be centrally located 

Community will not like Zenith program in the main body of the school 

The Zenith Alt Ed program would benefit from the addition of a greenhouse 

She feels grades 5-7 could fit in the MET building if it was renovated 

The gym should stay but beyond that the rest of the building could be demolished if it works better for 
the plan 

They need a theater/auditorium that holds 450-500 seats 

There are 270 students In chorus and 200 in band 

There are 90 students on the track team.  Would like to incorporate a track into the project 

There are 370 students, each grade has four core teachers and one foreign language plus exploratory, 
Physical Ed, Art Music and family consumer sciences 

There is 75 full-time staff not including the kitchen 

Students are picked up and dropped off from the cafeteria 

They arrive at approximately 7:00 and go to cafeteria, library or playground 

At 7:30 they go to their homeroom 

All students have recess and use playground equipment and/or fields 

There are two lunches, 5/6 and 7/8 

The lunch service line is in conflict with the traffic path that leads to the MET building 

The school has a robotics club 

A Fab Lab/Maker space may be of interest to the staff and students 

They need smaller spaces for ESL and GT that are flexible 

Like the idea of project rooms 

The library has a high circulation rate 

Librarian does a lot of curriculum work with teachers and collaboration work with classrooms 

She sets up stations in the library 

The library has 8 computers 

There needs to be a spot in the library for independent study 



5/6 has traditional apple laptops 

7/8 has iPad 

They have a lab in the 8th grade wing for testing and word processing 

They need interesting/informal areas to hang out/work 

Thom Ingraham – Principal 

The school should be flexible in size of spaces and should integrate ages 

Teachers as consultants and coaches instead of chalk talk 

Need small group meeting spaces 

Security is a substantial concern  

Need a decompression space for student with autism as well a room that is quiet where lights can be 
dimmed 

The bus drop off area needs to be redesigned 

There is a ½ hour common time during the day (Schooner Time) and during this time student have small 
group focus time where they can get extra help 

Matt Smith – Assistant Principal and Athletics 

Grouping of instruction and SPED - 5/6 together and 7/8 together 

It would be nice to have a demonstration area to train students how to use lighting and sound 
equipment in performance space 

Standard space education 

It would be nice to have a covered playground space with outdoor eating area and games built into the 
ground such as four square, etc. 

Can use basement space below gym for cross training, ping-ping and other activities for indoor recess 
during winter months 

 

 

 

 

 



October 1, 2012 

6th grade -  Elphie Owen (math), Brad LaRoche (science) 

Brad’s opinion is that locating three grade levels in the MET building does not work well because it is too 
congested and kids will bump into each other with their backpacks and their different size bodies 

The windows in the MET building cannot be opened 

Recess is loud and can disturb the classrooms in the back of the building that face the playground 

The toilet rooms are noisy and smelly 

The acoustics in the MET building are poor; it is hard to hear students when they ask questions 

They like the large windows and natural light 

We should integrate wetland with school curriculum and also have a garden and an outdoor classroom 

They are organized as a 6th grade math and science team and a language arts and social studies team but 
would like to explore integrated classes 

The architecture of the building being so spread out makes it difficult to integrate 

5th grade – Jaclyn Barstow, Fern Campagnoli, Kerry Keefe, Molly MacPherson, Sue Burwell 

They don’t like how they have to go down to the basement to use a copier; they currently have a printer 
in the 5th grade hallway 

Love the MET building for its’ large windows, natural light and ceiling height but hate that the 
temperature is very erratic and the acoustics are poor 

Fern also loves the old building feel and character 

Need a sink for science and counter space to grow plants, etc. 

They would like smart boards 

Need storage for individual classrooms as well as for grade teams 

The specialists should be centrally located 

Each grade level should have an open shared group space 

The MET building has issues with water infiltration on the front of the building and there is mold in the 
lobby 

They need additional student toilets and staff toilets on each floor 

Each floor should have its own workroom 



The SpEd classroom should be located closer to the users 

Safety of lockdown and visual control of students is an important part of security 

The mini gym is not used that much but the mini theater is 

The fields cannot be used frequently during the year because they get wet 

They would like a small group rooms between classrooms and maybe moveable walls 

They like how the staff parking is located near their classrooms, but would like an elevator 

Provide book storage room for each grade 

Library and Tech Department – Kathy Foss (Librarian), Colin Sutch (Technology Coordinator),  Ian 
McKenzie (Technology Integration) 

The current library space used to be four high school classrooms so it is very long and linear 

There is only one librarian 

The space does not have an office or sink/prep area 

Currently there is seating for 60 students at tables 

Students check out approximately 1,000 books per month 

The stationary shelving is difficult because it limits flexibility of the space 

Kathy does not want a soft seating area in the library, only comfortable tables and chairs 

The playground location right outside the library is very distracting 

The library is very active and has a hands-on approach; they do a lot of collaborative classes 

 It is run as an open concept for students and teachers and they integrate classes 

The library is all wireless 

Currently there are 7 desktop computers, one work computer, one mac air and apple TV 

All students have their own computer 

The library needs more outlets 

The library is used for PTA and staff meetings 

 

 



Technology: 

They have LAN and WIFI but they are two separate units 

The new building renovation needs to have one system that can be integrated 

 Their office is in the server room; they would like separate office areas 

Currently there is no standard for technology in classrooms 

All rooms should be more uniform in technology design so teachers are comfortable no matter what 
room they teach in or move to 

Every room should be cable ready 

The gym, cafeteria and mini theater are not hard wired for presentations or recordings 

They would love a 400 seat performance theater 

The separation of students in such a spread out building is not ideal; we should look at performance 
based learning and not grade levels 

They still need both gyms 

The playground is not age appropriate and they have had many injuries 

Guidance 6,7,8 - Christina Young 

Likes being near the nurse but would prefer to be near the office but not directly in the office 

Her office area is too small currently and it does not have enough wall space or a window 

Teaches 6,7,8 health one period a day, every other day 

Main Office – Jonne O’Farrell, Andrea Pierce 

Security - the main office is open but it is vulnerable 

There is a visual block of the main entry 

The only part of the school that can be locked off is the 5/6 wing 

The office has four small stations for students to sit at if they are in trouble or need a place to study 

 Sometimes there is an office privacy issue 

They like the size of their office but would like a transaction counter and sit-to-stand stations 

They would also like a work area behind them with shelving and files, copier, etc. 

The conference room should be located closer to the main office 



The office needs a place for mail and packages 

Locate near the custodial office, nurse and IT office 

Provide a central staff room for lunch 

Provide staff/visitor toilets by the main office 

Nurse – Kristin Nelson  

The nurse currently has an office and an exam room 

She needs a bathroom with a shower, ice maker and refrigerator 

The nurse should be located near the office and guidance possibly in a suite configuration and would like 
to be near the cafeteria and have a view of the playground 

8th Grade  

Have the largest kids but the smallest classrooms and circulation space 

Classrooms also lack storage and a place to store coat, etc. 

Want a cool common area to bring all the students in a grade together in one area for weekly grade 
level meetings 

They would prefer to have a gathering spot instead of an operable partition between classrooms 

They like the courtyard and use it during the day for students to take breaks 

They want the windows to be operable 

The current science storage room and staff toilet has a hole in the ceiling to the outside 

They would like to have lockers only on one side of the hallway so there is more circulation space and 
less crowding 

Would like to look at grouping by subject 

The mini gym acoustics are poor 

Would like to be located closer to the 5/6 wing 

Science would like sinks, gas and hood and a sliding white board and lots of wall display space 

Do not want a fixed demonstration table at the front of the room 

All teachers want more windows than they currently have 

The cafeteria is too small for two grades at a time and the flow of students is poorly designed 



An outdoor classroom could be interesting, but they would want the students to have input on how it is 
designed 

They would like the library to be centrally located with a teaching classroom within it to allow for a 
quieter work/study area 

They would like small project rooms in their wing 

The ventilation in the existing building is poor 

They would like book storage for language arts either in their room or in a central storage area 

The science classroom does not like drawers; consult before designing millwork 

Acoustics in classrooms are fine   

Create functional classrooms without vaulted ceilings 

They like their space but feel very confined 

If the class size gets any larger, it will be too crowded 

Intervention: 

All of the intervention classrooms would benefit from being centrally located in the school 

Intervention coordinator wants to be location near the Special Ed suite with a large classroom and a 
smaller group space 

Math GT classroom is too small 

Current class size can be up to 24 students 

Prefer to use tables over desks 

Language Arts GT current class size is approximately 10 and prefers tables 

Would like more wall space for “word walls” 

Intervention coordinator 5-8 wants to be located near SpEd suite with larger classrooms and small group 
space 

The 7/8 grade math lab is also used as a storage closet 

Math intervention is on the north side of the building and has poor light and poor ventilation 

The teachers would like to have a say in the direction their LCD projectors would face 

They would like a shared space with podium for presentations 



Teachers want staff toilets close to them 

XL – Band, music, art, gym, FCS: 

Band – 175 kids 

Nowhere to store instruments; they are in the hallway now   

The band room needs better ventilation 

Band has 90 students on the stage at a time  

They would like more natural light 

He uses smart music on projector and screen 

Wants a sound system and risers 

The exploratory area should be more centralized 

Students have to go through the mini-gym to get to the choral room and it is not handicap accessible 

The room is very hot even with the windows open 

There is no storage for music binders or instruments 

The room does not have a projector or a screen and she would want both 

Chorus uses the mini-theater all the time  

Her largest class size is 122 students 

She has 80 chairs that can fit in the room  

Would like a computer smart room for electronic music   

The music programs would like to be co-located 

Choral would use stage if a performance theater is added 

The gym acoustics are really bad  

It would be nice to have a traverse climbing wall 

The locker rooms are used a lot because 6-8 have to change for gym 

They do not use the showers 

The sports fields are mud pits; they would like to have turf 

Want a place to practice long jump and sprint starts 



FCS space needs an ADA setup   

Kitchens need to be larger, 4-5 stations for 25-29 students 

Would like a greenhouse area 

Add community involvement - daycare or adult care 

The kiln in the art room is open to the classroom  which was renovated 14 years ago 

She would like to be located near FCS   

Would like a place to hang art in the hallways 

They have an arts night, but music has to be separate because of space; they want a space that can fit  
everyone together on one night 

500-70 seat auditorium is desired 

Try to save the tile work in the building especially in the breezeways 

Parent Interview group: 

They would like to see a theater 

The shop program has been cancelled but would like to see it resurrected; would love to see shop and 
drafting brought back 

Improve safety and flow of the building 

The school should be open and welcoming 

They want this building to be as nice as the other two 

Currently there are safety concerns and drop off/pick up is miserable 

They like the location 

Make the stairways wider and safer 

Would like better control of entry into building 

Think about lock down process 

Would like to see green building initiatives 

The district needs a community meeting space in public zone for 125-175 people 

 

 



October 17, 2013 

Custodial: 

They store lots of furniture and supplies 

There are moisture problems in the basement of MET mostly on the street side of the building 

FCS wing is sinking and they get water that leaks in from roof when it freezes 

There are many roof leaks everywhere in the building 

The banking by the river is starting to erode by the lower field 

Water washes through the playground when it rains hard and it washes the wood chips away 

They would like floor sinks, not wall mop sinks 

The windows and light fixtures in the stairwells are hard to get to and make it difficult to change lamps 
and clean 

There is nowhere to put snow around the entire building and the playground 

They have at least one assembly a month for the entire school.  They do not have a tarp for the gym 
floor 

They are not able to sand the gym floor anymore and there are cracks in the wood underneath the hoop 

The floor tiles by the gym area and by the elevator in the MET building crack because of movement 

The windows in the MET building are hard to open and don’t close sometimes 

The flow through the cafeteria is awful and the flow to the outside from the cafeteria is tough during fire 
drills 

Kids get up on the roof a lot after hours 

Special Ed - Ellen Curtis  

Check out Manchester Essex Middle school auditorium; it seats around 500 

Would like café and gym closer together and would like indoor recess and gym 

ADA troubles in MET building  

Stairwell to cafeteria is very cramped 

Average class size in 22-24 

There are many distractions in the MET building toward the playground side 



Like to have two smaller rooms but they need to be sound proof for kids with hearing issues 

Chorus is too isolated 

The mini-theater holds 100 students and is used to bring entire grade levels together 

Staff meetings occur in library, café or mini theater 

School has a total of approximately 500 including students and staff 

Small group rooms (sound proof) near classrooms would be helpful 

The playground is falling apart and is not age appropriate for middle school students 

We should have the kids come up with playground ideas and have it spread out some so the kids are not 
on top of each other making it easier to manage  

There are never enough swings   

It would be cool to have large logic puzzles in the playground area 

There is not enough space for students to play outside in the winter   

They should be allowed to use to gym for indoor recess 

Provide a small track around the fields 

Design the building to have future upward expansion 

During public forums, point out issues with the existing building 

Provide a covered area by the parent pick-up so students don’t get wet in rain and snow 

7th Grade – Kati Bauer, Christie Young, Sam Zwecker, Hillary Flagg 

Mechanical system in the basement of MET is not working well 

The seventh grade social studies room is very hot 

Would love small group rooms and also an area to bring all 104 students from a grade level together 

They like how 7th grade is together in a cluster; they would like a pod with an open center in the middle 
to meet 

Would like a staff toilet in their area 

7th grade does a lot of interdisciplinary projects 

They want a theater that seats all of the students in the school 

Math and LA have very limited storage 



They feel very isolated from the office area 

Staff does not feel comfortable alone in the building on weekends, etc. 

The campus had a lot of portables when the HS students were in the building 

Science would use the outside site more if there was better access to the river, etc. 

They would love to do a garden program is it were possible 

Kitchen Staff: 

Would like to have an office separate from the storage room 

They want the cafeteria to be just a cafeteria not a multi-purpose room 

The dining area seems cramped 

There are major flow issues at the service line with the corridor that connects to the MET building 

Would like a window into the kitchen area 

Make sure we design tilt skillets to drain in the right spot 

The current size of the kitchen works well 

They feel their kitchen is the best in the district 

The elementary layout is terrible 

The school has a new program to encourage the staff to eat with the students 

Special Ed – Becki Gabriele and Beth York  7/8 Learning Center 

They like how their space is large 

They can have up to three groups at the same time 7,4, and 2 in the large room and 3,3 and 1 in the 
small room 

They do not have any technology except for internet 

Would like to be more centrally located because there is a tight schedule with intervention and special 
ed 

Would like hub with rooms around it including psychologist 

5-8 share materials 

Spaces need to have better sound proofing for confidentiality 

Would like to eliminate graded grouping and go by subject with each teacher teaching to their specialty 



The ed techs need a comfortable home base for approximately 6-8 teachers 

Need a bathroom close by 

 

December 2, 2013 

Space allocation meeting 

The superintendent’s office could be in the school with a private entrance 

They need to have four tutoring spaces that can double as conference space set up for two people each 

Adult Ed classroom does not need to be attached to tutoring room 

Omit duplication of spaces 

Upgrade school in high quality, modest way 

Breakout areas have 5-8 and 3-6 students in them and need to be supervised 

5th grade science can be a standard classroom with water and electrical access 

Art can be located near science 

Try to located Spanish together 

The computer lab could have adjustable furniture that tiers the space without the floor being tiered 

The independent study room should have a glass wall for monitoring and seating for ten 

Intervention office should be a 150 sf with 600 sf classroom 

Check to see if OT needs a swing 

Offices should be 120 SF 

Check to see what life skills needs for space 

Chorus and band practice at the same time 

The mini theater holds grade level meetings 

Give options including cafeteria with stage, cafeteria/stage/gym and performing arts center for 500 

Provide some singular transgender toilet rooms 
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Civil
Water line improvements on Spring Street 82,000$                      
Water line improvements on Route 105 and Knowlton Street 96,500$                      
Excavate and install foundation drains 50,000$                      

Civil Subtotal 228,500$                    

Structural
MET Lateral Force Resisting System

Horizontal Diaphragm 80,000$                      
Vertical CMU Shear Walls 217,500$                    
Repair and seal foundation cracks 2,500$                         
Repair through wall cracks 1,500$                         

Gymnasium Lateral Force Resisting System
Horizontal Diaphragm 13,500$                      
Vertical Diaphragm 28,800$                      
Reinforce existing 10x10 split timber floor beam with steel 4,000$                         

1955 Addition Lateral Force Resisting System
Horizontal Diaphragm 51,000$                      
Vertical Diaphragm 55,000$                      
Reinforce existing 2x12 roof joists 20,000$                      
Reinforce existing 2x8 roof joists 2,500$                         

1965 Addition Lateral Force Resisting System
Horizontal Diaphragm 23,000$                      
Vertical Diaphragm 115,000$                    
Reinforce bent vertical members in the 28LA06 Joists (two locations) 2,500$                         
Reinforce 16J6 steel roof joists 4,000$                         
Repair and seal foundation cracks 2,500$                         

1980 Addition Lateral Force Resisting System
Horizontal Diaphragm 10,000$                      
Vertical Diaphragm 75,000$                      
Repair and seal foundation cracks in Northwest corner 2,500$                         

Structural Subtotal 710,800$                    

Recommendations Cost Estimate

The following represents costs associated with recommendations outlined within the Facilities Assessment 
Portion and Recommendations portion of this report plus General Contractor Markup.  No modifications to the 
building have been included to address educational deficiencies.



Architectural
MET School

Replace protective window screens on playgound side $2,500.00
Clean and paint exposed steel lintels $5,000.00
Replace exposed steel fire escape stairs with enclosed egress stair tower $225,000.00
Replace east and west exterior entrance stairs $25,000.00
Repair foundation coating $15,000.00
Replace exterior entrance door systems $6,000.00
Replace flight of stairs from basement to first floor $19,000.00
Restore decorative wood trim and moldings at main entrance doors $2,500.00
Selective (gutting) demolition at basement level $42,000.00

Gymnasium with 2000 Additions
Replace shingle roof $84,000.00
Replace wood fascia and soffits with aluminum fascia and soffits $15,000.00
Replace main exterior entrance door system $20,000.00
Provide upper level egress door $4,500.00
Replace VCT flooring $11,000.00
Replace wood gymnasium floor with wood sports flooring system $90,000.00
Renovate toilet room finishes and to meet ADA requirements $40,000.00

1955 Addition
Demolition of this portion of the building is assumed for the purpose of this report.  
See General items for cost of demolition.

1965 Additions
Clean and repaint foundation and window sill coating $10,000.00
Replace exposed steel fire escape stairs with enclosed egress stair tower $125,000.00
Replace main entrance wood fascia, siding and soffit materials with aluminum $7,000.00
Replace FRP wall panels with aluminum composite wall panels $30,000.00
Replace flat roof edge metal fascia $5,000.00
Replace protective window screens $1,500.00
Replace exterior overhead door $3,000.00
Replace exterior doors $6,000.00
Provide acoustical wall treatments in chorus room $5,000.00

1980 Addition
Replace wood fascia and soffit materials with aluminum $5,000.00
Replace gutters and downspouts at entry canopies $1,500.00
Replace wood gable vents with aluminum vents $2,000.00
Replace three exterior doors $6,000.00
Replace VAT floor tile with VCT flooring $4,500.00
Replace existing and provide new acoustical wall treatments $15,000.00
Replace mini-theater fixed seating $54,000.00

General



Building demolition $300,000.00
Point and clean masonry $95,000.00
Replace window caulking $25,000.00
Insulate exterior walls $225,000.00
Hazardous material removals allowance $50,000.00
Replace ceilings with SAT ceiling system $210,000.00
Replace interior doors, frames and hardware $178,000.00

Architectural Subtotal $1,970,000.00

ADA
Provide ADA access to mini-theater stage $2,000.00
Renovate toilet room finishes and to meet ADA requirements $40,000.00
ADA compliant signage allowance $10,000.00

*Improvements to interior doors have been included in the Architectural section

Subtotal ADA 52,000$                      

Life Safety
Construct Fire Walls (Structural) 1,410,000$                 
Exterior improvements for firewalls (thermal envelope) 375,000$                    
Interior walls at stair enclosures 3,500$                         
Penetration firestopping 15,000$                      
Rated Ceiling at Basement Storage Under Gym 20,000$                      
Replace Chorus Room Stair & Railings & Rubber 3,250$                         
Replace Handrails @ Original Building & Adjacent Stair 7,500$                         
Replace Guardrails at Ramp by Rm 289 2,500$                         
Replace Rubber Stair Tread and Riser thru-out 10,000$                      
Door, HM Frame and Hardware 10,000$                      
Rated HM Door, HM Frame and Hardware 18,000$                      
Insulated Rated Metal Doors and Frame (Pair) 14,000$                      
Fixing existing interior transoms in place 500$                            
Replace wire glass w/ Rated Vision Kits at Doors 3,250$                         

Subtotal Life Safety 1,892,500$                 

Mechanical
Replace Air Handeling Units 15,500$                      

Energy Recovery Ventilator-1 10,100$                      
Energy Recovery Ventilator-2 11,200$                      
Energy Recovery Ventilator-3 12,300$                      
Energy Recovery Ventilator-4 11,725$                      
Energy Recovery Ventilator-5 13,000$                      
Energy Recovery Ventilator-6 350,750$                    
Roof Top Unit



Diffusers/ Registers
Diffusers 37,000$                      
Registers 2,000$                         

Ductwork
Duct (including fittings/joints/supports) 175,000$                    
Insulation (board) 20,000$                      

Controls 110,000$                    

Test and Balancing:
Test and balance diffusers 8,000$                         
Test and balance ERV 4,500$                         

Duct Heating Coils 32,850$                      

Finned Tube Radiation 287,250$                    

Heating Distribution
Piping 150,000$                    
Pumps 54,000$                      

 NFPA 96 Commercial Range Hood (5 Units In FCS) 50,000$                      

Mechanical Subtotal 1,355,175$                 

Plumbing
Replace existing fixtures (not previously renovated) 72,500$                      
Water Closet 15,900$                      
Urinal 102,000$                    
Service Sink 53,500$                      
Laboratory Sink 69,000$                      
Lavatory 28,200$                      
Shower 14,650$                      
Water Cooler

Distribution Piping & Insulation 125,000$                    
Sanitary piping & Specialities 125,000$                    

Plumbing Subtotal 605,750$                    

Fire Protection
New sprinkler entrance, mains and fire department connection 40,000$                      
Install sprinklers in unprotected areas 29,000$                      

Fire Protection Subtotal 69,000$                      



Electrical
Service, distribution, devices, equipment connections and materials 923,000$                    
Interior lighting upgrade 391,000$                    
Upgrade fire alarm system including voice evacuation 99,000$                      
Replace and upgrade building telecommunications infrastructure 685,000$                    
Access control and CCTV security system 125,000$                    
Lightning protection system 29,000$                      

Electrical Subtotal 2,252,000$                 

Civil 228,500$                    
Structural 710,800$                    
Architectural $1,970,000.00
ADA 52,000$                      
Life Safety 1,892,500$                 
Mechanical 1,355,175$                 
Plumbing 605,750$                    
Fire Protection 69,000$                      
Electrical 2,252,000$                 

Subtotal 9,135,725$                 

Design Contingency (10%) 913,573$                    
Subtotal 10,049,298$               
General Conditions (25%) 2,512,324$                 
Subtotal 12,561,622$               

Escalation to 2016-12% (Anticipated midpoint of construction) 1,507,395$                 
Total 14,069,017$               
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PUBLIC FORUM 1 
October 24, 2013 





WHERE WE ARE IN THE PROCESS…

Since starting at the end of August Oak Point has:

• Developed existing floor plans and elevations

• Began building and systems evaluations

• Interviewed MSAD #28 Administration

• Interviewed CRMS Staff and Teachers

• Met with representatives of the PTA 

• Held kick-off meeting with facilities planning 
committee



HISTORY



PROJECT GOALS

Project Goals
• Review the Middle School’s space 

and program needs 

• Look at the quality and quantity of 
space in the existing building 

• Review site circulation, athletic 
facilities, and outdoor spaces

• Develop concepts for how to 
renovate CRMS in an energy-
efficient and cost-effective way, that 
will enable the facility to meet the 
needs of a 21st century school



PUBLIC INVOLVEMENT

Tonight we want to hear your thoughts:

• What do you love about your 
school?

• What parts of the facility work and 
which need improvement?

• How can we improve the outdoor 
environment?

• What sustainable technologies are 
you interested in seeing?

• What are your thoughts about 
student safety?

• How could CRMS better serve the 
community?



SITE PLAN



FLOOR PLANS



FLOOR PLANS



FLOOR PLANS



FLOOR PLANS



FLOOR PLANS



To offer additional insight, please contact us at:
crms@oakpoint.com



 
 

PUBLIC FORUM 2 
January 29, 2014 





CAMDEN ROCKPORT MIDDLE SCHOOL

SINCE WE LAST MET

Finished field work through the site and building

Developed the preliminary Facilities Assessment Report

Met with Administration to further develop the building program and review 
space needs

Met with the building committee to review information gathered to date

Began the development of site and building massing options



PUBLIC FORUM COMMENTS

• MET building is important to community and neighbors
• MET building the focal point of the school 
• Athletics
• Middle school may not be able to support a full auditorium, 

but provide educational opportunities in a smaller space
• Need space larger than mini-theatre bit community may 

not support a full auditorium
• Difficult way-finding, “maze-like”
• Whole school community events-space for all to meet
• Security – too many entrances
• Retain the small scale feeling of the entry/lobby
• Central storage area
• Chorus room at the entrance
• Teachers 5-8 to have more interaction
• Building is easy to supervise by staff
• Like graded areas
• Adult ed at middle school as well as high school
• Only school “in town” community space is important
• Make bike parking a priority
• Make it easier to bike and walk to school than drive; 
• Path for cross country practice
• Totally separate cars and walkers
• Safe pathway to teen center
• Small group classrooms
• Large group space for the entire school
• Students can be closer but still separated
• Shade on recess field
• Exploratory wing would be a great addition
• Additional elevator
• Accessibility is very difficult

What we heard
• Energy efficient heating, Geothermal,Radiant heat
• Security cameras, inside and out
• Solar
• Card access
• Wood chip
• Wood pellet
• LED lighting
• Lighting controls
• Smart boards
• Delivery/unloading area
• Emergency generator
• Community is interested in academics and the arts
• Cafetorium might be a good compromise to a full theatre



EXISTING SITE PLAN



SITE MASSING-OPTION A



BUILDING MASSING-OPTION A



SITE MASSING-OPTION B



BUILDING MASSING-OPTION B



SITE MASSING-OPTION C



BUILDING MASSING-OPTION C



SITE MASSING-OPTION D1



BUILDING MASSING-OPTION D1



SITE MASSING-OPTION D2



BUILDING MASSING-OPTION D2



To offer additional 
insight, please contact 
us at:

crms@oakpoint.com
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Facilities Assessment

Code Deficiencies & 
Needed Improvements

Site
• Pedestrian safety issues
• Vehicular circulation issues
• Lacking ADA Parking and walkways
• Water supply does not meet needs 

to provide additional required 
sprinklers 

Structural
• Areas of the roof require 

reinforcement for snow loads
• Limited cracking in foundations
• Upgrades required for lateral force 

resistance systems



Facilities Assessment

Architectural & Finishes
• Cracking and chipping brick on 7th

grade wing
• Water intrusion and indoor air 

quality concerns in basement areas
• Repairing windows
• Poor Acoustics
• Stair improvements/replacements 

needed
ADA
• Non-Accessible entrances
• Elevators require upgrades
• Ramps, stairs and doors require 

upgrades or modifications



Facilities Assessment

Life Safety
• Egress improvements needed
• Building is too large for the 

construction type
• Fire suppression hoods needed in 

FCS Room 
• Areas of the building are unsprinkled
Mechanical
• Ventilation systems do not provide 

enough fresh air
• Heating systems and controls need 

upgrades.
Electrical
• Fire alarm needs voice evacuation
• Power & Communication distribution 

needs upgrades



Substantial Renovation - No Addition (A1)



Substantial Renovation - No Addition (A1)

Substantial Renovation –
No Addition (A1)
Total Square Footage: 113,000 SF

• Reduction of 7,400 SF

• Phased project that retains the 
building minus the rear of the 7th

grade wing, renovates MET 
Basement.
• Updates mechanical and 

electrical systems
• Brings building into compliance 

with ADA and Life Safety 
(Sprinklers and Fire Alarm)

• Reduces the size of the 
building

• Upgrades the building envelope
• New interior finishes



Substantial Renovation - No Addition (A1)

Substantial Renovation –
No Addition (A1)

• Pedestrian & Vehicular Safety 
remains an issue

• Highly disruptive to the 
educational program

• Less efficient square footage
• Does not fix safety/security
• Disconnected programs 
• No small group spaces
• Cafeteria congestion remains



Substantial Renovation - No Addition (A1)



Substantial Renovation and Additions (A2)



Substantial Renovation and 
Additions (A2)
• Total Square Footage: 101,450

• 8,200 SF Light Renovation 
(MET Basement)

• 49,950 SF Renovation
• 43,300 SF Addition

• Phased project that retains the MET 
and Gymnasium portions of the 
building.
• Highly disruptive to the 

educational program
• Less efficient square footage

Substantial Renovation and Additions (A2)



Substantial Renovation and Additions (A2)



Substantial Addition & Renovation MET (B)



Substantial Addition & Renovation MET (B)

Substantial Addition & 
Renovation MET (B)
• Total Square Footage: 94,822

• 8,200 SF Light Renovation 
(MET Basement)

• 17,122 SF Renovation
• 69,500 SF Addition

• Phased project that retains the MET 
portion of the building.
• Less disruptive to the 

educational program
• Basement of MET available for 

Superintendent’s office



Substantial Addition & Renovation MET (B)



New Construction (C)



New Construction (C)

New Construction (C)
• Total Square Footage: 82,000

• Ability to renovated MET building to 
house the Central Office, Zenith 
Program and Adult Education

• Not disruptive to the educational 
program



New Construction (C)



COST COMPARISON



PROJECT FEATURE COMPARISON



PROJECT COSTS-OPTIONS



To offer additional 
insight, please contact 
us at:

crms@oakpoint.com
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SITE PLAN-M.E.T. SIDE



FLOOR PLANS-M.E.T. SIDE



FLOOR PLANS-M.E.T. SIDE



SITE PLAN-NORTH SIDE



FLOOR PLANS-NORTH SIDE 2



FLOOR PLANS-NORTH SIDE 1



New Construction



To offer additional 
insight, please contact 
us at:

crms@oakpoint.com
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Appendix F – Concept Options 
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Appendix G – Selected Design 
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