
Th e building is concrete and wood 
framed with wood framing of windows, 
edge boards and details, in fi lled with 
stucco. Th e fi rst fl oor surrounding 
porch and the fl at roof over the “L” are 
rubber and recently completed. Th e 
porch roof is in good to new condition 
and it is assumed that the “L” roof is 
similarly completed although is has not 
been observed. Th e sloped roof sur-
faces are asphalt shingles and are in fair 
condition with signs that they are close 
to the end of their life and should be 
replaced. Th ere are no visual signs on 
the interior that any roof component 
is currently failing although mold and 
asphalt surface erosion can be viewed. 
Some areas have been observed missing 
shingle tabs.

Th e exterior stucco and wood detail 
appears to be in good to fair condition. 

Small amounts of mold and dirt cover 
the lower portion of the porch columns 
and exterior wall. Minor cracking and 
openings can be observed in on the skin 
over the entire building. Th e stucco 
has been painted in the past and will 
require painting in the near future. 
Flaking and exposed stucco is observed 
across the exterior but especially on 
the eastern and western building ends 
particularly above the fi rst fl oor.

Wood detail and corner boards appear 
to be in fair to good condition. Window 
and door sills, framing and wood trim 
are all in good condition. Windows 
located at the front of the building are 
all single pane glass and are generally 
in fair condition with some windows 
having more issues than others. Th ese 
windows appear to be original. Win-
dows along the rear of the building and 

the parking lot side have been replaced 
with double paned lites in the past 10-
15 years.

Porch beams supporting the porch roof 
have exposed ends which show signifi -
cant deterioration. Th e beams show 
no sign of structural failure and may 
be fi xed by removing the exposed and 
deteriorating sections.

Drainage gutters and downspouts have 
been observed at all roofi ng conditions. 
In some cases, PVC pipe has been used 
to connect downspouts over the porch 
roofi ng. Th ese pipes have cracked due 
to the freeze and thaw of water over the 
seasons and need to be replaced. Gener-
ally rain gutters appear to be in good 
condition and working properly. 

EXTERIOR SKIN
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top: deteriorating exposed beam ends
left: typical exterior conditions under porch
bottom, left: rear deck
bottom, right: typical exposed exterior
bottom: deteriorating column bases



Th e foundation, fi rst fl oor, fi rst fl oor 
structure (columns) and second story 
fl oor are all cast in place concrete. Th e 
fi rst story framing, second story fram-
ing and roofi ng are all wood structures. 
Th e foundation appears to be placed 
on footings where footings could be 
located. Approximately half of the 
existing foundation appears to sit on 
ledge. Th e foundation appears to be in 
good condition. Intermediary columns 
in the basement are cast-in-place as 
well. Some have minor cracking and 
chipping issues but no major structural 
damage.

Th e fi rst fl oor and second fl oor concrete 
structure was on observed but no dam-
age was felt or observed. Th e surfaces 
felt solid and stable when walked over. 
From beneath (in the basement and 
fi rst fl oor) the fl oors look to be in good 
condition with no sign of deterioration. 

STRUCTURE AND FRAMING

Th e remaining wood structure (second 
fl oor framing, attic fl oor and roofi ng) 
all appear to be in good condition with 
no signs of deterioration or diminished 
structural integrity. Small changes in 
the roof structure has occurred but 
appears to have no eff ect on the roofi ng 
structure.



left: dining room showing concrete 
columns, beams and ceiling
top: basement cast-in-place-column base
below: concrete ceiling and beam in small 
meeting room



780 CMR  Massachusetts Building Code

Section Title Regulation
Assembly Use Groups

303.1 General All structures which are designed or occupied for the gathering together of persons for 
purposes such as civic, social or religious functions, recreation, food or drink consumption 
or awaiting transportation shall be classifi ed as Use Group A.

303.4 Use Group A-3 This use group shall include all buildings with or without an auditorium in which persons 
assemble for amusement, entertainment or recreation purposes as well as incidental motion 
picture, dramatic or theatrical presentations, lectures or other similar purposes without 
theatrical stage.

Construction Classifi cation

602.1 General

Table 602

All buildings and structures erected or to be erected, altered or extended in height or in 
area shall be classifi ed in one of the fi ve construction types defi ned in Table 602.

Type 5B Combustible/ Unprotected

Fire Resistance Rating for 
Elements

element rating

exterior walls see 705.2

fi re walls and party walls 2 hr.

fi re separation assemblies fi re enclosure of exits 2 hr.

shafts and elevator hoist-
ways

1 hr.

mixed use and fi re area 
separations

see Table 313.1.2

other separation assem-
blies

1 hr.

smoke partitions exit access corridors see 1011.4

tenant space separations 0

dwelling unit separations 1 hr.

smoke barriers 1 hr.

other non-loading partitions 0

interior loadbearing walls, 
non loadbearing partitions, 
columns, girders, trusses

supporting only one fl oor 0

structural members supporting wall 0

fl oor construction including beams 0

roof construction 0

Interior Finish Requirements

Table 803.4 area fi nish rating

required vertical exits and passageways I

corridors providing exit access I

rooms or enclosed spaces II
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Th e schematic design for the Sterling 
Inn centered on using the existing fi rst 
fl oor area for the entire Center pro-
gram. Th e existing fi rst fl oor layout 
is amenable to meeting the Senior 
Center’s requirements with some 
relatively minor changes. Th ese changes 
are either required to bring the building 
up to code or are needed to make the 
building work for the Center and the 
Town.

Generally, activities and proposed areas 
were grouped together using feedback 
from the current center’s use or because 
of their relationship to some amenity 
(such as proximity to existing outdoor 
informal spaces, or administrative 
areas) which would allow the proposed 
center to provide multiple programs 
to occur within the building. Each 
group of program has access to a main 
entrance with one new entrance created 
to provide accessible entrance from the 

parking lot. Th is new entrance also in-
cludes a required accessible connection 
to the 2nd fl oor. 

Th e three program groups created 
include: the multipurpose room and in-
formal area, administrative and service 
area and, last, a small group area. Th e 
multipurpose room uses what is now 
the dining hall and provides space for 
large functions or where larger space 
is needed. It is connected through the 
formal entry area and entrance to the 
billiards and library room. Th ese areas 
will make the best use of the outdoor 
deck that combines the rooms. Further, 
people will be able to move between 
these two rooms and the outdoor deck 
without interrupting other events oc-
curring in other parts of the building.

Th e Administrative and Service Area 
encompasses the existing kitchen and 
back of house. Th e existing kitchen area 

is reduced to a third of its current size, 
ample for the Senior Center’s needs, 
while the bulk of the space is used for 
staff  offi  ces, administrative storage, pri-
vacy rooms and clerical areas that allow 
the staff  to have access to the rest of the 
center but also be apart from the center, 
providing some privacy when needed.

Th e small group area is located in on 
the fi rst fl oor closest to Worcester 
Street. Th ese rooms will provide spaces 
for smaller groups or working on indi-
vidual tasks such as a computer area. 
Th ey have the ability to be closed off  
from the rest of the building so music 
for dance classes, for instance, can be 
played without interfering with other 
programs.

Last, the main bathrooms are placed in 
between all three areas. Along with the 
Boutique, these two areas sit near all of 
the above areas off ering easy access.

SCHEMATIC DESIGN
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1   Kitchen 

2   Pantry

3   Offi ce

4   Offi ce

5   Open Offi ce

6   Storage

7   Reception

8   Entry

9   New Stair

10 Dance/ Activity Room

11 Computer/ Small   

Activity Room

12 Hallway

13 Women’s Room

14 Men’s Room

15 Multipurpose ROom

16 Formal Entry

17 Billiards/ Library

18 Outdoor Deck

19 Wrap Around Porch
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Sterling Inn Program
DESCRIPTION AREA

(sq. ft)
OCCUPANCY

(persons)
NOTES

Main Floor
Multi-purpose Room 1,930 128

Library/ Billiards 452 25 2 pool tables, cabinetry for books and 
sitting area

Main Entry/ Waiting 400 26 Informal Seating for 10 - 12

Existing Rear Deck 750 50

Men’s Room 142 2 stalls (1 ADA), 1 urinal

Women’s Room 190 3 Stalls (1 ADA)

Card/ Computer Room 335 22 7 computers

Dance/ Fitness 612 40

Boutique 20 2 Located in front of reception

Small Entry off Parking 167 11 Entry Area w/ informal seating; coats and 
hats rack

Kitchen 445 29 Ample room for all equipment, access to 
parking and MP Room

Pantry 80 Dry/ Canned Goods Storage

Reception 59 4 Sign-in, Countertop, Lower Cabinets

Offi ce Area 400 2 Main offi ces, open offi ce seating for 
three other staff

Storage 78 Administrative Storage

Circulation 620 Hallways and miscellaneous circulation 
areas

New Elevator 75 4 (max.) New Elevator required to bring building up 
to code.

New Stair 100 New Code Compliant Stair

Total Area 6,977

Parking
Formal Entry

Van Parking
Accessible Spaces

Standard Spaces
Drop Off

1
2
0
1

Main Parking Lot

Van Parking
Accessible Spaces

Standard Spaces
Drop Off

1
3

40
1
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FINAL NOTES

As it currently exists, the Sterling Inn 
can provide the space requirements 
needed for the Town’s Senior Cen-
ter - all on the fi rst fl oor. Room sizes 
and layout will small modifi cations to 
provide an optimal space for current 
- and future - Sterling Seniors. Notable 
upgrades to bring the building up to 
compliance - new stairway and eleva-
tor - can be inserted in the existing 
footprint with minimal disruption to 
the existing structure. Th e rear exte-
rior deck and wrap-around porch lend 
themselves for exterior activities. Park-
ing and access are currently adequate 
for all users and adding a new entrance 
on the parking lot side will bring added 
safety and convenience to the center’s 
operation.

Th ere are a few issues that should be 
addressed, possibly before making a 
decision about the property. First, the 
existing septic system and leach fi eld 
across the street from the building 

could be non-compliant with Title 5 
requirements. Current town docu-
mentation shows an existing leach fi eld 
with expansion area delineated. None 
of the components in the system could 
be viewed. It would be benefi cial to the 
Town to hire a consultant that special-
izes in Title 5 compliance to investigate 
the existing system, list any upgrades 
and estimate costs to make the system 
compliant.

Second, the property is currently bun-
dled with two other parcels - the resi-
dential house and the fi eld across the 
street. Selling the house and associated 
parcel will allow the Town to recover 
some of the funds used to purchase 
the property. It would be benefi cial to 
consult a real estate agent for advise and 
information regarding the property and 
it’s current market value.

Th ird, this study only covers the use of 
the building as a possible Senior Cen-

ter. Th e building will have the second 
fl oor essentially unused. Th e second 
fl oor could provide quite a bit of offi  ce 
space for the town, especially with the 
addition of the required elevators and 
stairways, the second fl oor space will 
be accessible and could be an excellent 
resource for the town.
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Sterling Senior Center Feasibility Study
Cost Estimate

Following this sheet, we have provided 
a line item cost estimate for the work 
required to bring the existing building 
up to code for use as a Senior Center. It 
also includes the changes delineated in 
the proposed First Floor Plan included 
in this document which includes chang-
es to the fi rst fl oor that will provide the 
spaces needed for Senior Center use.

We have included below a list of pro-
jected costs that may be of intrest to the 
Town. We have attempted to obtain as 
much information as possible comcern-
ing the operational budget of the exist-
ing building. Th ese costs may decrease 
should new equipment be installed 
with greater eff eciency. 

Estimated Expenditures
Item Notes Cost

Purchase Building and Property The existing asking price for the Inn and associated par-
cels

$1,500,000.00

Sell adjacent house and property (estimate) ($400,000.00)

Cost of Renovation See attached estimate for line item breakdown $646,506.00

Total $1,746,506.00

Annual Costs (based on existing building)

Oil Heating Costs (FY 9/04 - 8/05)
Financial information recieved from Real Estate Agent

$13,800.00

Electric (FY 9/05 - 8/06)
Financial information received from Real Estate Agent

$17,300.00

Gas (Ovens)
Using previous years total BTU’s consumed at the average price for May 
2007 prices

$14,759.00

Total $45,859.00
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