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o Friends of the Flatiron Building Report, March, 2008

o Review of the Existing CONY High School Auditorinm, January 28, 2008,
Eric Stark, Assistant Professor of Architecture, University of Maine at
Augusta

o Flatiron Highlights, Augusta Comprehensive Plan 2007

o Flatiron Highlights, Capital Riverfront Improvement District (CRID) Master
Plan, August, 2000

o LD262 An Act To Amend the Credit for Rehabilitation of Historic Properties-
Highlights

o Proposed Restoration Program & Opinion of Probable Construction Cost,
September 1998, Sylvanus Doughty

Please Note: Available for separate review are plans for Major Development Approval,
Volumes ! & 2 which were submitted by Hannaford to the Augusta Planning Board in
October, 2005 with revisions submitted March, 2006. Final approval was made by the
Planning Board in July, 2006, During November, 2007, Hannaford representatives
received approval for plans that would allow the Hannaford part of the project to be
LEED certified (US Green Building Council’s Leadership in Energy and
Environmental Design — Green Building Rating System).
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Friends of the Flatiron Building inc.
P. 0. Box 603
Augusta, Maine 04332

”.”':':March 13 2007 |

Commentary & Position of the FO

statement as the most meaningful symbol for Augusta s hig
1700 8. This symbol exemplifies the tradmun

1925 through 1932 thls histor
ts who walked its hall and went ‘on to

bright and empowered future! Rencwned actor
dancer/instructor, Alphonse Poulain are good ex

In 1830 when the city was running out of fund" build the ﬂatiron buildmg the Cony Alumn
Asgoelation stepped up to raise money to complete the auditorium which it named "Alumni Hai
the years the flatiron has servad this city well. it needs to be saved, preaarvad to he used toi
others, . .

Performing Arts Opportu mty
Itis important to note that when Bunker and Savage of Manchester who was the architects
flatiron and buiit Alumni Hall. The hall was designed with & stage that could be seen fmm any
the room and had superb acoustics so that an audience could even hear a 'whisper’ from th
Today the auditorium is a treasure and itcan be g strong econhomic development too} for Augi
future! The Cony flatiron is included In the Capttal Riverfront improvement Dsstrict and shou
entitied to funding through this organization. ,
Vision & Purpose of the FOFB :
! established the Friends of the Flatiron Bultdmg on May 14, 2005 aft

the future of the flatiron bmid:ng-de
regarding its future use.

The FOFB Is a charitable ir
Corporation Act of the S
literary purposes. The F

: : imk
Commerce, the Realtors Assoc[ation the Augusta Board of Trade, the Main Street Program,
CRID, Maine Historlc Preservation, Maine Arts & Humanities, and the Alfond foundation, ete.

*The membership of the FOFB has many individuals who support our organization through their

education, expertise, financial contributions and competencies including a successful grant writer.




Page-2. FOFB Commentaty 3/13/08, continued

... Since this workshop we have explored foundations like the Libra Foundation and fundrafsingthrough .

" specific business support and the potenna! funding of the National Historl¢ Preservation Foundation.
The FOFB realizes the economic challenges facing the city and that is why we added the business and
office space component tour vision statement so that the building can be self sustaining.

We have looked at the three sceneties prbvided by your consultants Barba & Wheétock Historic
Preservationist, and other information and have decided that our formai position for reuse of the
fiatiron bultding at this time is our vlsaon statement

We thank the City Flatiron Ad Hoc Comrn:ttea for its hard work smce its estabtlshment on July 10
2008, and look forward to a more In-depth conversation and dlalogue with the Augusta City Councll as
it makes its policy decision for the flatiron's future.

Mary

Mary D. Mayo-Wescott
Pregident & CEQ
Friends of the Flatiron Building Inc.




Friends of the Flatiron Building
Information sheet:

Helping advocate our mission and vision for the future of the flatiron
building.

Whait &g the creative Economy?

‘It is the sum of all the contributions made to our economic life by
technology, art, music, culture, education and historic preservation!
These components enrich our lives and encourage our imagination.’

—_Mary Mayo-Wescotl

Maine’s Creative Economy Handbock has identified 10
building blocks for a creative economy:

= Strategies

Creative People

a  Centers of Education

s  Cultural and National Amenities
s Business Engagement

s Jnfrastructure

= Networks

= Leadership

= Money

= Time




Friends of the Flatiron Building
Vision Workshop June 15, 2006

Attending: Mary Mayo-Wescott, Paul Lessard, Anthony Douin, Patricia Marvin
John Lasso, Terrence McCabe, Kimberly Davis, Robert Baude, and Nancy Hill
representing the Ad hec Steering Committee, Executive Board and Advisory Board.
Special Guests included Jay Adams, Cecil Munson and Patrick Kaloustian.

Mary Mayo-Wescott defined the task of those assembled and divided participants into
groups at five tables each with a defined topic/task. These were 1) Uses for the Flatiron
building and parking scenarios; 2) Stakeholders Public and Private; 3) Resources
public/private participation; 4) Competing Needs; 5) Funding. At the end of the
deliberations reports were given by representatives of the task groups.

Uses included: With a hired Director rental of retail space for retail shops, small
boutiques, small offices, Performing Arts Auditorium with seating for about 500 and
rental of same to groups/organizations, dance studio, conference and meeting facilities
and space available to the various governmental organizations needing additional space
in the Capital City. Parking would need to be formulated to match the needs of above
uses,

Stakeholders/Interested Parties Public and Private: senior citizens programs, UMA
programs, political parties, Nature Club, Cony High extra office space, Kennebec County
College, meeting places for gronps, Monmouth theater, Cony Alumni, various businesses.

Resources: Reference funding report

Competing Needs (Collaboration and Co-Promotion). Fort Western, Colonial Theater,
Mill Park, Arsenal Development, Gaslight Theater, UMA Jewett Hall, State Cultural
Center, Johnson Hall, Arboretum, State Museum

Funding: Maine Community Development, Chamber of Commerce, Realtors
Association, Augusta Board of Trade, Main Street Program, CRID, Public/Private
funding, Community Development Block Grants, Maine Historic Preservation,
Maine Arts and Humanities, State Chamber of Commerce, Innovative grant
applications, Veterans Administration, National Trust for Historic Preservation,
Foundations such as the Alfond , Boulos Corp.

Page-2.




Vision Workshop continued:

Consensus was reached about the appropriate wording for a Vision Statement and
since an approepriate number of members were present for a quorum, it was moved
by Mr. Baudo and seconded by Mr. McCabe that the Friends of the Flatiron go into
n special business meeting of the Friends of the Flatiron Building to conduct items of
business. The vote was unanimeus,

In the special business meeting, Mr. Lessard moved the wording for the Vision statement
“A PREMIER PEREFORMING ARTS CENTER WITH MULTI PURPOSE USES IN
EDUCATION, HISTORIC PRESERVATION, CULTURE, MUSIC, ART,
COMMERCIAL AND OFFICE SPACE” This was seconded by Mr. Lasso. The vote
was unanimous, While in the special business meeting, Mr. Lasso moved to invite Mr.
Kaloustian to become a member of the Friends of the Flatiron Building Ad Hoc Steering
Committee and Executive board. This was seconded by Mr. McCabe. The vote was
unanimous and Mr. Kaloustian accepted. The special business meeting then concluded.

Mr. Lessard presented a power point review of the education materials he
developed to assist in promoting an understanding of the issues invelved in
preserving the Cony Flatiron. This included highlighis of the remarkable life and
accomplishments of the benefactor, Judge Daniel Cony and some of the current
challenges such as parking requirements for the various uses which may be
considered, Viewers were very impressed with this concise but highly informative
review of the facts and issues, 50 encouraged use of the presentation to any public or
private groups.

Respectfully submitted by Nancy B. Hill
06/24/06
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The Cony Flatiron Building Today



Revolutionary War Veteran
Medical Doctor

Judge of Common Pleas
Judge of Probate

Overseer of Bowdoin College

Representative and Senator to Massachusetts
General Council

Member of Massachusetts Executive Council
Elector for President Washington’s second term
Founded Cony Female Academy in 1815
Delegate to Maine Constitutional Convention

Father-in-law of Maine Supreme Court Chief
Justice Nathan Weston, and Judge Reuel
Williams

Grandfather of Maine Governors Joseph
Williams and Samuel Cony

Great-grandfather of U.S. Supreme Court Chief
Justice Melvin W, Fuller




The Hannaford plan provides for
100 fixed spaces + 50 shared spaces
=150 TOTAL SPACES

The Gross Flatiron Building floor area (GFA)
1s approximately 50,000 Sq. Ft.
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Parking Requirements

REQUIRED OFF-STREET PARKING

GFA
I. Single Use

50,000 sq.ft. If completely used as a
Retail Facility

IX. Mixed Use
10,000 sq. ft. Alumni Hall - Theater

600 seats
10,000 sq. ft. Restaurant
10,000 sq. ft. Museum
20,000 sq. ft. Professional Services &

Office uses

ITI. Single Use Multi-Family Dwelling
(50 units)

IV. Single Use Elderly Housing
(50 units)

V. Mixed Use
10,000 sq. ft. Alumni Hall - Theater

800 seats
10,000 sq. ft. Restaurant
10,000 sq. ft. Tavern/Dancing
20,000 sq. ft. Retail

PARKING FORMULA

5 per 1,000 sq. ft. of GFA

1 per 3 seats = 200
12 per 1,000 sq. ft. of GFA = 120

1 per employee = 1
3 per 1,000 sq. ft. of GFA = 60

2 per dwelling unit

1 per dwelling unit

1 per 3 seats = 266

12 per 1,000 sqg. ft. of GFA = 120
14 per 1,000 sq. ft. of GFA = 140
5 per 1,000 sq. ft. of GFA = 100

o

NUMBER OF SPACES

250

381

100

50

626
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The Flatiron Building

Augusta, Maine

Review of the Existing

CONY High School Auditorium

Eric Stark
Assistant Professor of Architecture

University of Maine at Augusta

Submitted January 28, 2008




The Flatiron Building, Augusta, Maine
Review of the Existing CONY High School Auditorium
Submitted January 28, 2008

Statement of Qualifications

Thank you for the opportunity to help in a small way in the determination of the future
use of this important civic landmark in the City of Augusta. This iconic building, as an
historic monument, as a icon of the city, and due to the environment aspects of reuse,
demands to be brought back to life in some fashion. This task is never an easy one, For
the structure in question is not only historic, but has a history. That history necessarily
involves the inhabitants that have grown and lived with the building in question.
Therefore the questions are not only practical, but emotional. However, while it is fine,
in fact important, for the emotional to place demands on the practical, it should not do so
to the detriment of the ultimate project.

As to myself, 1 currently teach the advanced studios in architectural design at the
University of Maine at Augusta, the only pre-professional program in architecture in the
State of Maine. I also have a small professional practice in the City of Portland,
undertaking residential and small commercial projects. I have been working in the area
of architecture and architectural design for the past 10 years. In that time I have worked
on some theatrical and auditorium projects as part of a larger design team, both in terms
of planning and design. Prior to my career in building design, I actually worked in the
theater world, as my undergraduate work was in theatrical set design and construction,
with a minor in Shakespearian Literature. I spent five years working in theaters both the
West and East Coasts. This practical experience gives me a good understanding of how a
theater actually works, and what might be possible in the worst of cases.

While I feel that my opinion has something to offer, I am not a structural engineer, a code
consultant, nor an acoustical engineer. I have done my best to generally review some of
these topics, bui I would recommend that the committee on the reuse of the Flatiron
Building direct specific questions on these topics to the appropriate professional. If I can
be of further help, or better explain the attached, please do not hesitate to contact me.

Respectfully Submitted,

Eric Stark
Assistant Professor of Architecture
University of Maine at Augusta




A successful theater does not simply have good sight lines and acoustics;
it is a space in which performance comes alive. An actor can step onto a
stage and immediately sense whether the auditorjum has the potential to
spring to life....The stage and backstage are a machine with which to
prepare and present the performance; the lobbies are places of social
congregation; but the auditorium, the heart of the theater, is a place of
communication designed to enhance the vital interaction that creates the
theatergoing experience. (2, p19)

Size/Space Considerations — The Stage
The existing theater of the Flatiron Building has multiple space problems in terms

of creating a viable, professional theater space. Due to its odd shape, essentially that of a
triangle, it is difficult to see a working theater fitting into its current form. This would be
true for this form even if it was new construction. As it is an existing building, even
more difficulties arise due to existing conditions and limitations. Of course, how one
defines a “professional theater” will have a great effect on what might take place on this
stage, or some reconfiguration of this stage. As someone who has worked in professional
theater behind the scenes, and traveled with professional theater shows, I know first hand
that all theaters have some limitations. The Flatiron Building however has many spatial
issues, and as a whole one has to seriously wonder if they are surmountable.

The following numbers are typical dimensions, and may be used as a guideline.

Category — Typical Dimension | Existing Building Difference
Proscenium Theater Required Dimension
Proscenium width — | 40-45 fi 31ft6in + 8 to 13 feet short
drama theater,
United States
Proscenium width - | 30-36 ft 31ft6in Within range
drama theater,
Europe
Proscenium Height, | 24-32 fi 16 ft 8 in + 7 to 15 feet short
typical




Proscenium Height | 30-45 ft 16 i 8in " 13 to 28 feet short
for opera or musical

theater

Ideal width of stage | Two to three times | Existing width @ + 33% to 200%

| the width of the widest is 51 ft 6 in. | short

proscenium (2:1 to

3:1 ratio)

(1.6: 1 ratio),
narrowing to 32 ft 6
in (1.03:1 ratio)

Minimum width of

20 ft offstage on

Varies from 10 fi to

+ 0 to 30 feet short

stage both sides (30 ft 0 ft due to angles of | either side
desirable) stage walls.
Ideal stage depth Equal to 23 ft (most forward | £ 5 to 12 feet short
proscenivm width, | part of stage apron
minimum of 35 ft to existing dressing
for drama T00mSs)
30 ft (most forward
part of stage apron
ta back wall)
Fly tower Three times the None

height of the
proscenium (2.5x

minimum)

All numbers from Hardy, Hugh. Building Type Basics for Performing Arts Facilities

These numbers show the existing theater spaces lacking in almost every category

to be thought of as a “professional” theater stage. Of course, revising the use of the space

to smaller scale productions, uniquely designed theater productions, or other types of

performances (single person, small music concerts, etc.) may allow the space to be

somehow used in a theatrical manner. However, this * tailoring of the production™ to fit

the venue, may not lead to a financially viable endeavor.




The size of the proscenium itself is less than ideal, and is a consideration. My
feeling is that most shows could be tailored to fit the restrained width of the proscenium.
The issue more serious is the proscenium’s height; specifically in terms of lighting.
Lighting typically wants to be at a 45 degree angle to the stage floor. This would mean
that the height of the proscenium, in this case just under 17 feet, determines how deep the
lighting from the auditorium can shine onto the stage floor. As the stage floor is
currently 23° deep, and could be deepened to a total of 30 feet deep, the lighting from the
house would only reach to mid-point of the stage. Of course lighting can and will be
located above the stage itself, and the 45 degree angle is only a guideline.

The support spaces (behind, to the side, and above the stage) are the greatest
shortcomings of the existing theater layout as there are none. (See Fig. 1) The complete
lack of fly space, backstage, and wing space, make even the simplest of stage actions
difficult. The fly space, which is would be located above the actual stage, would be very
difficult to add. There are structural issues, as well as height issues. However, fly space
is used mostly to store sets, and only occasionally used during a show, so I don’t see it as
a fatal flaw. There does seem to be enough room for some basic lighting above stage,
which would be a necessity.

The lack of backstage space is a real problem. Even with the removal of the
current dressing rooms at the rear, the sage would be 5 feet short of the typical minimum
desired for dramatic performances. Considering the main stair’s currently location, not
much more can be achieved. The displaced dressing rooms might be relocated to
classroom spaces of the third floor. The additional backstage space will be of help, but
the stage will always be lacking in this regard.

The lack of wing space is the one area where potential exists for expansion, but
not without serious reconstruction and reconfiguration of the building’s third floor and
roof. Extending the wing space to stage left and right would entail a reorganization of the
hallways and classrooms spaces as they currently are. At a minimum, this change is
necessary in order to approach what we might call a professional theater. (See Fig. 2)
This additional wing space would allow for entrances and exits by actors, the storage and
access to sets and props during a production, and potential lighting locations. More on

the ramifications of these potential changes under the discussion of structural issues.
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Size/Space Congiderations — The Auditorium

The auditorium or house (where the audience sits) poses fewer problems as it
exists. The angled form of the auditorium lends itself well to the viewing of productions,
as well as to improved acoustics. Side walls should never be parallel but splay outward
at least 1:10. (4, p6-14) The existing auditorium splays at a ratio of 4:10, making it
potentially good acoustically. The ceiling of an auditorium with good acoustics should
also not be parallel to its floor. I believe the current condition is a parallel one, or close
to it, but this could be remedied in renovation with some sort of ceiling panel system.

Ideally, the floor of the auditorium will have some slope to improve view to the
stage, which is a complicated calculation dependant on the ratio of seating area to
distance from stage. I believe there is a small slope currently built into the existing floor.
That said, it is something that can be typically improved when new seating is installed.
However, the existing auditorium slope is limited by the existing balcony, whose current
height above the main floor is only 8 feet 3 inches. This may limit the slope on the main
floor to less than ideal. At the time of my site visit, the access to the balcony was closed
off due to safety concerns, so I was unable to make any sort of review of that space. This
may mean that the balcony requires extensive renovation for structural or code concerns.
How, and if, the balcony can be used as auditorium space will have an effect on the main
floor seating, and vice versa.

Sir Laurence Olivier determined in experiments conducted for the design of the
Royal National Theater of Great Britain, that the human eye cannot discern the details of
facial features if the spectator is seated beyond 65 feet from the stage. (2, p36) The
current auditorium is over 75 feet deep from the edge of the stage. This allows for many
considerations as to the layout of the seating. The back of the auditorium being deeper
than required by 10 feet could be used as storage and/or a production booth, both
essential to a working theater. The main floor of the auditorium is approximately 7300
square feet (including space currently cut-off for storage use). This should allow for
enough seats for a legitimate drama venue, although more specific calculations including

necessary egress/aisle ways would have to be undertaken. In any event, the seating




aspect of the auditorium, and its general acoustical form, seem to be a fine starting point

for reconsideration and renovation.

Category —

Auditorium

Typical
Required

Existing Building

Average drama theater in

educational setting

300-750 seats

Small commercial theater,

repertory theater, recital hall

750-1500 seats

No seats currently, but with
existing square footage, and
potential of balcony use,

these numbers seem

Legitimate drama 250 seat minimum attainable.
550 seat average
1000 seat maximum
Side Wall splay for 1:10 4:10
acoustics
Slope in floor and ceiling Varies, but some is required | unknown
for optimal acoustics and
sight lines
Maximum distance from 65 ft 75 ft

stage

Code Considerations

Building Type Classification — Assembly Group A-1, Theater. Due to the space’s

previous use as a theater or theatrical space, and the fact that the entire Flatiron building

has existed as a type of assembly building (a school can share multiple code requirements

with a theater), the code issues may not be onerous to the revamping of this project,

The International Existing Building Code (IEBC) has been developed to

consolidate international codes involving upgrades of existing buildings. The IEBC

specifically addresses code requirements for repair, alteration, additions, and change of

occupancy. Of course, “Work involving more than 50 percent of the building’s

aggregate area (IEBC 305.1) or changes to the occupancy classification of an existing




building impose a significant upgrade to various life-safety features, such as exhaust
systems, elevators, enclosures of mechanical equipment rooms, stairways, automatic
sprinkler systems, and fire alarm systems. In addition, upgrades to all means of egress
(number of exits, egress doorways, doors, dead-end corridor, lighting, exit signs,
handrai]s, and guards) are required.” (2, p84)

Should the necessary construction affect a percentage greater than 50 percent, the
extent of upgrading the existing space could be dramatic. This would be based on a more
holistic review of the entire Flatiron Building as a project. As a historic building certain
exemptions or considerations may apply. From my site visit, clearly some upgrading has
occurred over the years. How these would measure up to the current code is uncertain. It
would be best to meet with local code officials to best understand these ramifications of
upgrading, specifically as they relate to an historic building.

Egress calculations would also have to be done. They would be based on the
quantity of seats in the space, and the existing fire rating of existing stair wells. As there
are 3 existing stair wells on various sides of the theater, egress should not be an issue for

audience members with proper upgrades and considerations.

Structural Considerations

If we are to come to a initial conclusion that the stage presents the greatest
difficulties in terms of making the Flatiron Building a working professional theater, we
need to understand it structurally. In so doing, we can begin to see what, if anything,
might be possible in terms of renovating or radically changing the existing space to a
workable solution.

As mentioned earlier, the stage as it exists presents one possibility for expansion
that seems viable: the addition of wing (or side) space. The fly space (above) would
entail adding upon the roof, and would increase the loads on existing structure greatly.
Backstage improvement is limited due to the location of the existing main stair behind the
rear wall of the theater; reorganizing and/or moving this stair would seem prohibitive.
The most one could gain would be an additional 6-7 feet by the removal of the current

dressing rooms, Of course anything is possible, but renovating in order to create either of
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both sides, one would have to calculate and carry the loads of this new, larger roof in

hallways to either side. & JHERS ”m 1,

In order to expand the | !!

stage space to either or

other ways. The roof at the theater is higher than that of the rest of the third floor, thus the
large volume of space that makes of the auditorium. Expanding the wing space to the
sides would mean raising the roof currently above the hallways and classrooms, not just
the addition of new walls. (See Fig. 3)

Essentially the roof members at the stage (existing and new) would need to rest
upon a new larger beam located along the back wall of the stage. (See Fig. 3, dash-dot

lines indicate new lines of major structure.) This beam in turn would need to have

10




additional columns along it and at either end to support it, and those columns would most
likely require some consideration on lower floors as these redistributed loads are carried
to the ground. The restructuring must be considered at the building scale, not just on the

third floor. A structural engineer would need to be consulted.

Conclusion

The reuse of any existing building is a complex issue. It is tied up in the practical
aspects of design, construction, and a never-ending updating of code requirements. In
addition, historic and beloved buildings pull at our heart strings, demanding a rebirth that
is worthy of all they have given us in the past.

It is looking at this historic past, what this building has given to the community,
that I find my conclusion to its reuse. It is not in the specific program of theatrical
production that the future lies. Rather, it should be in the excitement of the production,
of the art, in the very act of creation that rebirth may be found.

I would humbly suggest that the Flatiron Building with its existing limitations will
be difficult to make into a viable professional theater space. A huge part of what makes a
theater work happens backstage, and even with major renovations, the building would
have limited support spaces, making certain shows or stage actions unfeasible. In
addition, the theater’s location on the third floor of the building presents issues. The
community aspect of the theatrical experience typically, but not always, demands a more
immediate relationship with the street and thereby the community itself. This dislocation
will prove a challenge requiring attention.

'would suggest that the topic of the theater space, as space for artistic community
experiences, be viewed in the context of the entire Flatiron building and its overall reuse.
In this manner, artistic creativity and vitality might prove a viable rebirth of this iconic

structure.

11




Bibliography

1. Burris-Meyer, Harold and Edward C. Cole. Theaters and Auditoriums. New
York: Reinhold, 1964.

2. Hardy, Hugh. Building Type Basics for Performing Arts Facilities. New Jersey:
Wiley & Sons, 2006.

3. Hoke, Jr,, John Ray, ed. Architectural Graphic Standards. New York: Wiley &
Sons, 1994.

4. Schiler, Marc. Mechanical Plub/Elec Systems. Los Angeles: ALS, 1999.

12




Augusta Comprehensive Plan 2007

A River Runs Through It

The Heart of Downtown
(Memorial Circle to Cony Circle to Bridge/
State Street)

Section B: Leading Ideas
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Making downtown a destination

‘Successful downtowns have (1) "destmatlons“
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that people want to visit; (2) transportation '_

connections between those destinations; (3)
offices that bring people during the day; (4)
housing that provides safety and customers for
night life; and (5) a “brand”. If these five are in
place, retail and restaurants follow naturally.
Each is discussed below.

(1) Downtown has many "minor” destinations:
the Children's Museum, Old Fort Western,
Lithgow Library, and some in development
(Arsenal, Edwards Mill site, old Cony High).
However, none are well-linked, either visually
or on foot. Major
downtown include the Capitol Building, the
State Museum, and the YMCA, but these also
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- opportunity to connect both with a
- beautiful and safe off-road trail.

destinations around .

Seniors need sidewalks that are

- smooth, ramps at curbs, and places to
- cross streets where traffic is slowed |

are not easily connected to the downtown by

~ line of sight or by sidewalks.

Downtown needs more destinations, and
Maine State Museum and the Maine Military
Museum are looking to expand their outreach.
The University of Maine at Augusta is looking
for space for student housing and classrooms.
Culturai
~ spaces. The City should work with
organizations to attract and connect cultural
experiences to the downtown. Any of these

groups are seeking performance Pt >dS
- to be simplified to and from parking

- areas. This will help to attract people to

needs to connect them better. Currently the = For automobiles,

down. They also need efficient and :

~ accessible buses and/or trolleys to help
+ them move freely about the City.

the traffic pattern

- downtown is confusing. The parking

. garage
~parking needs to move away from the
- riverfront to sites such as the parking

is underused, Over time,

- garage up the hill, and traffic flow needs

. downtown and to promote second and

activities would generate additional foot fraffiic

and customers for nearby restaurants and
stores.

(2) Downtown should seek to strengthen its
transportation connections. Better sidewalks
and clearer signs are needed to link key sites
such as the' Flatiron Building (old Cony High),

third-floor  residential  and  office

expansion along Water Street.

(3) Augusta has been successful in

. recent years in affracting large office

- users downiown.
- attention
- businesses.

City Hall, Water Street, Lithgow Library, the

Arsenal, and the Capitol.

Students from the University of Maine at
- Augusta need a biking and walking connection
from the campus to downtown. The newly-
acquired Bond Brook parcel provides an

ADOPTED -by.A.ugusta City Council

Now it can turn its
supporting small
We recommend that
Augusta consider creating a small

to

- business incubator downtown, one that -
. would bring together partners from the !
- University of Maine Augusta and local :
. banks and development corporations to
- help creative individuals to further their

. business ideas. :
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Augusta Comprehensive Plan 2007

COMMUNITY DEVELOPMENT

things, but in the context of city planning it
often refers to revitalization of old
neighborhoods and commercial districts. This
involves the activities of rehabilitating and
reusing old buildings, updating streets and
sidewalks, assisting  small locally-owned
businesses, building housing and parks and
stores on vacant lots, improving public safety,
and expanding educational opportunities for
youth and adults.

The Community Development Biock Grant
(CDBG) program is an important fool in
helping cities fund community development
efforts. This program provides grants for
building rehabilitation, business assistance,

and infrastructure assistance in
neighborhoods where the majority of residents
are defined as ‘“low and moderate

income” (i.e., below 80% of the median area
income).

Section A below discusses critical community
development issues in Augusta as identified
by the Community Development
Subcommittee. Section B provides
neighborhood information that will be helpful
to grant writers in establishing Augusta's
eligibility for state and federal community
development dollars.

PART A: KEY COMMUNITY DEVELOPMENT
ISSUES IN AUGUSTA

Revitalizing Existing Neighborhoods

Some neighborhoods in Augusta are in
decline. The reasons for decline vary from
place to place, but include:

= Old _multi-story _housing stock, without
elevators, that is no longer very attractive or
marketable;

=> Lack of repairs and maintenance - a
problem exacerbated in some cases by
absentee landlords;

= Encroachment on the neighborhood by

busy streets and/or commercial
development;
ADOPTED by Augusta City Council January 7,

o Community - development can mean many

Community Development

sometimes driving difficult;
= Social changes that make a given

neighborhood predominantly  low-
income.
The City needs to work with

neighborhoods to create buffers, improve
lighting, maximize public transportation
use, clean up the streets, and so forth.

Developing Downtown & the Riverfront

Critical to the success of this effort will be:

= The creation of upstairs housing in
commercial buildings on Water Street.
Downtown housing creates customers
for local shops and stores and
restaurants, and contributes to making
the downtown safe at night;

= Cleaning up and marketing the Statler
Tissue site to potential developers;

= Promoting the redevelopment of the
Flatiron: Building (old Cony High

School);

= Finding ways, such as historic
ordinances, to preserve the best of
Augusta’s old buildings and
neighborhoods.

Creating a Sense of Place and Marketing
the Augusta Story

Communities that are successful have a
strong “sense of place.” When you visit,
you know where you are, and you know
that no other place is quite like it. This
requires:

= Marketing that highlights in the public
mind what a community is about — for
example, establish an identifying theme
for the city such as "Augusta on the
Kennebec,” and then build pride in the
community by marketing the slogan;

= Creating visual cues throughout the city;,
such as gateways, signs, light fixtures,
and sidewalks;

2008 64
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LD 262, item 1, 123rd Maine State Legislature
An Act To Amend the Credit for Rehabilitation of Historic Properties

PLEASE NOTE: Legislative Information cannof perform research, provide legal advice, or
interpret Maine law. For legal assistance, please contact a qualified attomey.

An Act To Amend the Credit for Rehabilitation of Historic Properties
Be it enacted by the People of the State of Maine as follows:

Sec. 1. 36 MRSA §5219-R, sub-§1, as enacted by PL 2003, c. 519, Pt. H, §1, is repealed
and the following enacted in its place:

1. _Credit allowed. _A taxpayer who claims a credit under Section 47 of the Code with
respect to expenditures incurred after December 31, 1999 for a certified historic structure located in the
State is allowed a credit for the taxable vear against the tax imposed under this Part equai to 25% of
such expenditures. A taxpayer who incurs not less than $50,000 and up to $250.000 in qualified
rehabilitation expenditures in the rehabilitation of a certified historic structure located in the State may
claim a credit equal to 25% of such expenditures, whether or not the taxpayer claims a credit under
Section 47 of the Code. The credit is fully refundable. A credit received under this section is subject to
the same recapture provisions as apply to a credit received under Section 47 of the Code. The State

Historic Preservation Officer is authorized to establish a schedule of processing fees, the proceeds of
which must be used solely for the support of the administration of the historic rehabilitation tax credit

program,

SUMMARY

This bill changes the amount of historic rehabilitation tax credit a taxpayer may take if the
taxpayer received a credit under the United States Internal Revenue Code from an amount equal to the
credit the taxpayer received under the Code to an amount equal to 25% of the expenditures incurred
after December 31, 1999 for a certified historic structure. This bill also allows a historic rehabilitation
tax credit for a taxpayer who did not receive a credit under the United States Internal Revenue Code of
25% of expenditures if the taxpayer expended from $50,000 to $250,000 on a certified historic
structure. This bill makes the credit fully refundable and authorizes the State Historic Preservation
Officer to establish a schedule of fees for the historic rehabilitation tax credit program, the proceeds of
which will go to administering the program.

LR 673, itemn 1, Document created 5/8/2008 13:07., page 1.




LD 262 AN ACT TO AMEND THE CREDIT FOR REHABILITATION OF HISTORIC PROPERT!ES N

.........

..... TTPTIVNTH . shrean

Representative Ted Koffman (D-Bar Harbor) has introduced
legislation that will amend Maine's underutilized Historic
Rehabilitation Tax Credit. Recognizing that Maine's “Quality of
Place” is equally affected by the cumulative impact of large and
small scale historic rehabilitation projects, the amendment
language has been crafted specifically to support both types of
projects.

Over view of LD 262;

o the credit is equal to 25% of certified rehabilitation expenses
the $100,000 per taxpayer per year cap has been removed
the credit is fully refundable
the credit refund is intended to be fully transferable
buildings must be certified historic structures in Maine that
are income producing
the rehabilitation project must meet the Secretary of the
Interior's Standards for Rehabilitation
o the rehabilitation project must meet the requirements of

Section 47 of the IRS code unless qualified rehabilitation

expenditures are fimited to no less than $50,000 and up to

$250,000

o certified rehabilitation projects with qualified rehabilitation
expenditures between $50,000 and $250,000 do not have to
meet ali of the requirements of Section 47 of the IRS code

o o 00

o)

What Is a tax credit?

A tax credit is a dollar-for-doltar reduction in taxes owed. The
Historic Rehabilitation Tax Credit is based on historic building
rehabilitation costs, equaling 25% of qualified rehabilitation
expenditures,

What buildings are eligible?

fncome producing historic buildings in Maine that are individually
listed in the National Register of Historic Places, or have been
certified as contributing to a National Register or Certified Local
Historic District.

\tho do | contact to find out about the National Register
listing status of my building?
The Maine Historic Preservation Commission at 207-287-2132.

Who can apply?
Owners holding the fee simple interest in or qualified lessees of an
historic building.

What expenditures qualify?

Expenditures for rehabilitation work on an historic building
including architectural or engineering fees and cost of preparing
National Register nominations. Qualified expenditures do not
include acquisition costs, expenditures to expand or enlarge a
building or expenditure to furnish a building. Qualified expenses
will mirror the federal tax credit program.

What is the intent of the small projects provision?

The intent of the small projects provision is to remove the 100% of
adjusted basis investment threshold set by Section 47 of the IRS
code for projects with an investment between $50,000 and
$250,000.

What is the application process?

Owners or qualified lessees must submit a Historic Preservation
Certification Application to the Maine Historic Preservation
Commission for review. The project will be approved if: (1) the
building is a certified historic building, and (2) the rehabilitation
meets the Secretary of the Interior's Standards for Rehabifitation.
An application fee will be charged for administrative purposes.

When will the amended credit be available?
January 1, 2008 if LD 262 is passed. Application forms will be
available six months after the legislation is passed.

For more information contact Amy Cole Ives, Rehabilitation Tax
Incentives Coordinator at amy.cole-ives@maine.gov.



» News

» How You Cen Helpt

. Most_Endnngered Historic e e e A N e i
Broperties Small profects provision helps oric Lockwoad Mills)

revitalize dewntowns
+ |egislative indates
Support Historic Preservation!

Click here to write 1o your state rep and senator to thank them for their support of historic tax
credits

Click hiere to tell a friend about this important initiative

+ Hentaoe Education
» Prasuryation Epsements

» Resaurces and Links General Dverview: Why Rehablfitate an Historle Building

Read the text of the bill here: LD 262, An Act To Amend the Credjt for Rehabilitation of Historic

Properities

. Events Calendar

Books aad Gifts
Read amendments to the bill here: H-585, H-B53
. Contact Us One page print out! How LD 262 revises Malpe's Historic Rehabllitation Tax Credit

Read the *The Fconomic Benefits of An Expanded Tax Credit iy Maine,” a study In support of LD 262.
Read the 2008 Update of “The Economic Benefits of An Expanded Tax Credit in Maine”

Read Planning Decislons' "Economic Benefits of Investing In Maine's Historlc Bulldings®
Read "A Company Festimonial on the Impact of State Historlc Tax Credlt Programs® prepared by Eagle Paint :

Companies regarding multifamily housing development.

Recently Publls Editorials Supporting LD 26

What Governor Baldacc] has to say about historic tax credits in, Maipe i
Click here to read Statements of Testimony on LD 262, heard by the Taxation Committee in 2007,

Click here to learn more about Certified Rehabllitation Projects In Maine that have benefited from historic
tax credits,

Click here for a map of all the communities in Maine with National Register properties and districts

Home | About Maine Preservation | How You Can Helpt 1 News | Mest Endangered Historic Propertles | Legislative Lipdates
Heritpoe Education | Preservation Fasements | Resources and Links | Events Calendar | Books snd Gifts | Contact Us

Maine Preservation - 500 Congress Street - Portland, Maine 04101 - {207) 775-3652 - Fax (207} ¥75-7737




DRAFT

- © CONY HIGH SCHOOL ALUMNI HALL ©

Aupgusta, h@ae

~ PROPOSED
" RESTORATION PROGRAM

&

OPINION OF PROBABLE
. CONSTRUCTION COST

Based on codes, and functional review.

Prepared For

- CONY HIGH SCHOOL
- ALUMNI ASSOCIATION

By

SYLVANUS DOUGHTY
Architect & Facilities Planner
P.0.Box 406, Hallowell, ME 04347
September 1998




®* CONY HIGH SCHOOIL ALUMNI HALL e
September 1998

CODES & REGULATIONS

The Flat Iron Building is a public education building containing a place of
assembly presently used for educational purposes other than assemblies.
Development of the building for multiple use (school and outside organizations) will
require a review of codes in effect at the time of design for both educational
occupancy and place of assembly occupancy. The requirements for assembly
occupancies are more stringent and will probably take precedence, insofar as they
involve the Hall and sections of the building giving exit access for the Hall.

The proposed development of Alumni Hall in the Cony High School Flat Iron
Building would be regulated by the following administrators and codes:

® State Fire Marshal's Office, Maine Dept. of Public Safety

National Fire Protection Association, NFPA 101 Life Safety Code and related
codes - current editions as adopted; principal code reissued every three years,

¢ Code Enforcement Division, City 6f Augusta

Building Officials & Code Administrators, BOCA National Building Code and
related codes - current editions as adopted; principal code reissued every
three years.

® Federal Department of Justice / State Fire Marshal's Office

Americans with Disabilities Act Title 11, Uniform Federal Accessibility
Standards; current state laws; for Tocal government buildings.

The proposal for use of Alumni Hall has been reviewed with the State Fire
Marshal's Office Plan Review Section. They have agreed that plans may be
considered under the Existing Assembly Occupancy part of NFPA 101. This will
allow use of the existing stairs with relatively minor changes. The building has
NOT been reviewed with Augusta Code Enforcement relative to existing
educational occupancy and fire rating of exit access enclosures. The following
Restoration Program is based on codes now in effect, and includes the anticipated
adoption of the 1997 edition of NFPA 101 Life Safety Code in December 1998.

More of the larger construction requirements for the use of Alumni Hall relate to
life safety, building, and accessibility codes, and relatively fewer relate to usability
of the Hall itself. The major code elements are: 1. Exit enclosures fire rating, 2.
Accessibility, 3. Additional exit stair, 4. Stage fire safety, 5. Rated fire door
separations, and 6. Portions of Mechanical & Electrical. The major functional
elements are: 1. Seating, and 2. Portions of Mechanical & Electrical.,

Page 1 of 7




¢ CONY HIGH SCHOOL ALUMNI HALL o
September 1998

PROPOSED
RESTORATION PROGRAM

L. ACCESSIBILITY $ 182,000
Balcony New 3 stop elevator to balcony.
Stage Access with lift to stage level.
Toilets Reconstruct to provide toilet and lavatory.

The main auditorium floor, balcony and stage require direct access for the
disabled. Stage access could be handled by a platform lift at the side of the stage.
Due to the ADA Title IT type of occupancy involved, the balcony must be accessed
by an elevator, Unfortunately, the existing elevator only reaches the third floor
and is not adjacent to the balcony. Either a new elevator would be built next to
the balcony with stops at the main floor, balcony and ground levels, or possibly
the existing shaft enclosure would be extended with a new piston and hydraulics,
A new corridor would be needed to link the elevator and balcony.

Two existing toilet rooms at the main floor level would be renovated to provide
accessible toilets, partitions, lavatories, grab bars and accessories. New door
hardware and renovations to existing doors for accessibility are listed elsewhere,

2. EXIT STAIRS $ 164,000
Left balcony New stairway from 3rd level.
Right balcony " " oo
New stairtower Stairway to ground to allow full capacity seating.
Enclose stairs, Separate front stairway for allowable exit,

Handrails/steps  Revise as required.

According to the life safety code, available exit stairs, with modifications, are
sufficient for an occupant load of 720. In order to obtain a capacity of 1,000, it
would be necessary to construct a new stair tower at the rear of the auditorium
connecting the main floor and balcony to the ground.

Page 2 of 7




2. Continued
Because parts of the existing main stajrs are slightly curved, these may have to

be replaced with straight sections, but a waiver might be able to applied for. .
Handrails in all existing stairways may have to be modified to meet present codes.

3. RATED WALLS $ 262,000

Hall Overlay with new gypsum board.
Stage " oo ! "
Corridors
Balcony rail Repair plaster.

Ceiling Overlay with new gypsum board.
Beams ) v " !
Stage
Corridors

" I L] " L3

The building looks as though it has plaster walls, the original drawings indicate
plaster, and recent renovations to the building provided rated door systems.
However, on investigation, the walls and ceilings actually appear to be made of
fiber board with a plaster veneer. This will not provide the required one hour fire
rating for the hall exit system. Few rated systems allow the use of fiber board,
and this only would be current treated material appropriately backstamped.

All walls and ceilings in the exit corridors and in the auditorium, and on the ceiling
below the auditorium and exit corridors will require an overlay of gypsum board,
Trim would have to be removed in order to apply the gypsum board, and new or
existing trim reapplied. In the space between ceilings and roof, vertical fire
barriers may need to be built above corridor walls to subdivide the attic space.

4, RATED DOORS $ 49,000
Hall Revision of door hardware.
Balcony New exit doors.
Stage 1) H "

" " LH

New stairtower

The existing front exit stair system would require new fire rated doors to isolate
the area immediatly adjacent to the stairs from the remainder of the building
corridors. This will provide a protected exit access to the exterior front doors.

New exit doors are required from the stage, from the balcony to extensions of the
existing stairtowers, and to a new stairtower, to provide fire separations. Some
revisions to some existing doors for accessibility and exiting may need to be made.
All new doors will require new kits of accessible and fire rated hardware,

Page 3 of 7




5, SEATING $ 212,000

Hall front Moveable and fixed cushioned seating.
Hall rear Fixed cushioned seating,
Balcony L1} H 1t

The cost of seating is a multiplier of a unit cost, in this case Just over $200, for
any number of standard fixed and moveable seats. This allowance is for no more
than 1,050 which includes the maximum of 1,000 seats plus replacement extras.

It is assumed that a certain section near the stage would be loose cabaret seating
with small tables, and that backs and seats would be upholstered. This would
require an acoustic study to determine the effect of this seating along with the
installation of carpeting.

6, ISCELLANE $ 93,000
Main Restore, overlay, or carpet.
Balcony ! ! o
Stage Restore wood floor.
Proscenium Replicate and restore trim.,
Stage front Remove mechanical, add stairs, and restore trim.
Curtains New curtains and tracks.
Parapet Fire parapet above stage roof,
Skylight Repair supports, trim, glass and glazing,
Insulation Install insulation over hall and on upper walls,

Various components are required to be added, rebuilt or restored. A major decision
will be needed concerning the type of flooring. If seating were all fixed and in the
same locations as the removed seats, then the existing wood floor might be
repaired. As an alternative, carpet might be substituted, but this would require
an acoustic study to determine its effect along with that of upholstered seats.
Replacement of the wood floor would cost more than the budgeted amount.

The stage, stage loft, proscenium and fagade are treated as one area. The wood
stage floor and light wells will require some repair and refinishing. The stage front
will require removal of miscellaneous heating equipment, repair of trim,
refurbishment, and possible new stage stair access. The plaster and finish on the
proscenium arch will require restoration work. Allowance is made for one fire
retardant main curtain installation. The walls surrounding part of the stage loft
require a new fire separation parapet extending above the roof.

The large skylight over the hall will need to be refurbished to assure that all
components are structurally sound and weatherproof. To reduce cooling and
heating loads, insulation should be installed over the hall ceiling and on upper walls
facing the remaining attic space, coordinated with fire partitions.

Page 4 of 7




7. 0D K $ 68,000

Preparation Removal or demolition

General Replicate and restore miscellaneous trim.
Balcony Replicate and restore railing and trim.
Doors Restore hall door frame trim.

Because of the extensive area of walls and ceilings needed to be covered with
gypsum drywall, there is also an extensive amount of trim which needs to be
removed. This includes wall panel trim, baseboard, chair rail, and ceiling moulding.
If the existing paint throughout the work area has enough lead content, then all
trim may have to be replaced with replications. An allowance for painting and
other finishes is included in each work section of this report.

The balcony railing should be repaired and refinished after structural
investigations have been completed. Several doors were replaced in recent
remodelling work and the elaborate door frame trim was removed. The building
drawings show the original style, and surviving doorways in the balcony have
detail which can be used as a guide for restoration.

8. STRUCTURAL $ 38,000
Hall roof Snow shed.
Balcony Check hanger connections.
Stairs New stairway shaft.
Elevator New elevator shaft.
Parapet Support for new stage parapet.

The review of structural component drawings for the building does not appear to
reveal any serious deficiencies with the exception of roof snow drift live loading.
Drifting can occur on the low roof adjacent to the auditorium high roof. This
excess loading can be compensated for by building a diagonal shed structure at the
intersection of the low roof and the upper auditorium wall, This will require the
relocation of some existing roof equipment and repair of the existing roof.

Since many of the critical connections in the building are hidden, these would have
to be investigated should the project move forward. Especially required would be a
review of the hangers and hanger connections for the balcony, as well as all of the
connections in the deep section main roof trusses, miscellaneous beam
connections, and all bearing points.

The new elevator shaft and roof, stairway shaft and roof, and stage loft parapet
will require some miscellaneous new steel supports.

Page 5 of 7




a MECHANICAL $ 169,000

HVAC 30 Tons AC, heating coils, and ventilating air.
Stage vents Fire emergency smoke evacuation.
Fire suppression  Sprinkler system check for adequacy.

It is assumed that air temperature and air quality for the hall would be controlled
by an air supply system. This new duct system would provide ventilating air
throughout the year, air conditioning in the warm season, and heating during the
winter. Outside fresh ventilating air would mix with recirculating air as required in
balanced, cooling or heating modes.

Roof mounted air handling equipment and ground mounted compressor equipment
would provide up to 30 tons of air conditioning capacity based on an occupancy of
1,100 persons, with the extra to allow for theatrical personnel. Terminal heating
coils in the ducts would provide most of the heating load. This would operate
mostly prior to admission of audiences. Rear wall baseboard would be provided to
temper exterior wall losses.

The stage loft requires two power driven fan smoke evacuators actuated as part
of the fire response system in the building. The sprinkler system will require a
review of each head location in the project work area to determine if adequate
capacity and quantities exist.

10, ELECTRICAL $ 138,000
Hall New lighting, receptacles and wiring in conduit.
Exits Revision of exit and emergency lighting.
Stage Stage lighting system, wiring in conduit, panels.

All wiring needs to be upgraded and wiring conduit installed where there is none.
New lighting fixtures are required to give required illumination throughout the hall
exit access, and exterior exits. The exit and emergency lighting system in the hall,
exit access corridors and stairways, and at exterior exits must be upgraded or
installed to meet code requirements.

New wire feeds in conduit from the existing electrical panel room in Cony High
School must be run to the stage area to supply general and theatrical power
demand. All new wiring in conduit and stage lighting fixtures need to be installed
within the stage area, and in ancilliary locations, to provide a base for theatrical
production lighting and electrical requirements,

Page 6§ of 7




° CONY HIGH SCHOOL ALUMNI HALL o
September 1998

OPINION OF PROBABLE
CONSTRUCTION COST

1. Accessibility 182,000
2, Exit Stairs 164,000
3. Rated Walls & Ceilings 262,000
4, Rated Doors 49,000
5. Seating 212,000
6. Miscellaneous 93,000
7. Woodwork 68,000
8. Structural 38,000
9. Mechanical 169,000
10. Electrical ' 138,000
11. Subtotal $ 1,375,000
12. Overhead @ 10% 151,300
13. Profit @ 10% : 148,000
Construction
14, Subtotal $ 1,675,300 > $1.68 million
15. Contingency @ 5% 83,800
16, * Subtotal $ 1,759,000
17. Soft costs @ 8% 140,800
Project
18. Total $ 1,899,800 >  $ 1.9 million

This opinion of cost is based on a review of codes and regulations, existing building
plans, and the requests of the Alumni Association as of this date. It includes
overheads normally associated with a project of this size and scope.

NO plans for implementation of the Proposed Restoration Program have been
prepared, nor dates of implementation established. Review of the above numbers
and any conclusions drawn therefrom should be undertaken with these variables

END OF REPORT
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e CONY HIGH SCHDOL AL : I R L : ° R

September 1998

OPINION OF PROBABLE
CONSTRUCTION COST

Accessibility 182,000

1.
2. Exit Stairs 164,000
3. Rated Walls & Ceilings 262,000
4, Rated Doors 49,000
5. Seating 212,000
8. Miscellaneous 93,000
7. Woodwork 68,000
8. Structural 38,000
9. Mechanical 169,000
10. Flectrical 138,000
11, Subtotal $ 1,375,000
12, Overhead @ 10% 137,500
13. Profit @ 10% 151,300
—_— Construction
14. Subtotal $ 1,663,800 > $ 1.67 million
15. Contingency @ 5% 83,200
16. Subtotal $ 1,747,000
17. Soft costs @ 8% 139,800
—_— Project .
18, Total $ 1,886,800 >  $ 1.9 million

This opinion of cost is based on a review of codes and regulations, existing building
plans, and the requests of the Alumnj Association as of this date. It includes
overheads normally associated with a project of this size and scope.

NO plans for implementation of the Proposed Restoration Program have been
prepared, nor dates of implementation established. Review of the above numbers
and any conclusions drawn therefrom should be undertaken with these variables
in mind.

END OF REPORT

Page 7 of 7 Revised




