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INTRODUCTION

This feasibility study, a follow-up to the Downtown Southbridge Phase II
Revitalization Plan, deals with the proposed renovation of five structures
within the Phase II Plan area. These buildings are all on the the south side
of Main Street and include the Blanchard Block (289-91 Main Street), the
Edwards Building and its lower neighbor, the Dresser Opera House (309 Main
Street), and the Barnes Building (327-331 Main Street). All buildings are
adjacent and attached, except for the Barnes Building, which stands alone,
separated from the other buildings by Chapin Street and a property not
included in this report.

This study was commissioned by the Town of Southbridge to explore in greater
detaill the possibilities for development of these underutilized structures.
The purpose of the study is to interest and incite property owners or
prospective developers to undertake a development program for the structures
which will preserve them and add new economic vitality to the downtown area.

Development plans, layouts, sketches and sections of the structures have been
developed and constitute an integral element of this report. These are
available in the Town Manager's office at the Town Hall.




INVENTORY AND ANALYSIS

An analysis of the exterior of these buildings and proposed work is
included in the Historic Preservation Certification Application, included
later in this report. The facades appear to be generally in good condition,
with structural rebuilding expected only in areas where proposed changes in
the floor plans would necessitate remodellingof the facades. This would
include modifications to the Main Street storefronts and the addition of
storefronts and more generous entrances facing the parking area on the
south or rear side. New windows would be cut into the south and west walls
of the Blanchard Block where the two story theater space is presently
located.

In the interior spaces, construction is generally wood frame and plaster,
with masonry bearing walls. There appear to be no ornamental features of
special historic value to be retained. Of the three double height theatre
spaces, the Blanchard Block space has been gutted; the Edwards Building space
has been abandoned (except for softball practice); and the Dresser Opera
space has been reduced to office and storage space. Although the latter

two spaces contain their original ornamentation, they are extremely plain

in character and not suitable for integration into the proposed residential
units.

For practical reasons of structure and economics, many existing interior
partitions will be retained. Where appropriate, existing trim, mouldings,
doors and frames may also be retained, within the limits of fire ratings.
Interior window trim will be retained where possible.

A special condition of this project is the three large, double-height spaces
located on upper floors. The proposed reuse is the insertion of an inter-
mediate level in each space to create either two levels of living units

or duplex units. The original requirement for a large live-load capacity

in these assembly spaces resulted in a substantial grid structure of columns
in the mercantile spaces below. This heavy structure is a positive

factor for the addition of new floors and partitions in the assembly spaces.
Care must be taken, however, in providing proper transfer of the new loading
to the. column grid below.

As explained in the State Building Code review, later in this report, major
upgrading in the fireproofing of the existing structure will not be required,
since the proposed changes in occupancy are considered to be of low fire
hazard. One area which may require structural upgrading, however, is the
framing of the first floor of the Edwards Annex. Framing is with exposed
irregular timbers and questionable connections.

The interior of the Barnes Building is cosmetically in the worst condition
since the structure is totally abandoned and unheated. Damage appears to
be to finishes, rather than structure. The other buildings are all at
least partially occupied, and a minimum of cracks in the finishes suggests
that the structure is in good condition.
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The first line of defense against water infiltration for protection of
new work is the roofs. Replacement of roof finishes, particularly flat
roofs, should hold a high priority.

A stream runs south to north under the east bay of the Edwards Building
(connecting link to the Blanchard block), and is visible from a wall hatch
in the basement. The tunnel is masonry and appears to be in good condition.

Consulting engineers have reviewed the condition of the existing heating and
electrical systems. It is their recommendation that all systems be replaced.
Although some heating system and electrical modernization has been carried
out in recent years serving first floor merchant spaces, the introduction

of all new systems to the upper floors as well as advances in energy con-
servation characteristics of mechanical equipment will likely make total
replacement most cost effective. BAn exception might be the retention of
some electrical wiringrand lighting on the first floor.
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DESCRIPTION OF DESIGN PROPOSAL

The Main Street facades retain their historic fabric above the street level,
and only repointing and minor repairs are proposed. Three "picture windows"
added to the second floor of the Blanchard Building will be removed and the
facade restored to 1its original appearance. The first floor storefronts
will be renovated to expose what original finishes are remaining under the
remodeled fronts; these will be integrated into the new fronts recalling
the character and dimensions of the original. Merchant and retail spaces
will be retained at the street level.

A public passageway will be created at the Edwards Building Annex. This
will connect the south parking area with Main Street and offer increased
window exposure for Main Street spaces while allowing pedestrian traffic
to reach new retail spaces adjacent to the parking. A second front to
back pass through will be located between the Edwards and Blanchard Build-
ings. It will serve as north and south access to the vertical core for
the upper floors of the entire complex (except the Barnes Building).

Parking at the south side of the complex will be laid out on a larger site
than at present since one free standing commercial building will be demol-
ished. The layout will accommodate approximately 67 vehicles as well as
service and fire truck access. Layout will also allow for construction of
a future upper deck which would accommodate an additional 65 vehicles.
Some regrading would have to be performed at the east access road before
construction of the deck, if it were not done at this time.

The area between the parking and the buildings will be developed with pavers,
planters, and new site lighting. New store fronts will be constructed on
this south plaza, with connections to Main Street and the upper levels as
previously described.

The Dresser Opera Building, Edwards Annex, Edwards Building, and Blanchard
Building will be connected on the upper floors with central corridors. The
major entrance stair and elevator core will be located at the heart of the
complex with emergency exist stairs at the west and southeast ends of the
corridors. . Other existing stairs not required for egress, after the build-
ings are connected, will be removed to maximize rental space.

Due to the extreme depth of the buildings, a number of residential units
will be designed with "platform" bedroom spaces overlooking the livingroom
spaces, to fully utilize the available area between windows and corridor.

The three existing theatre spaces will be subdivided with additional floors,
and partitions into single level units and duplexes. New windows .will be
provided in the Blanchard Building. Attic spaces will also be used to form
duplexes. Duplexes at the top of the Edwards Building will be oriented east/
west with new roof skylights and decks to allow the maximum five units.

The rather serious misalignment of floors between buildings requires the use
of steps rather than ramps in most locations. A number of units in the Edwards
and Blanchard Buildings, adjacent to the elevator, may be made accessible for
wheelchairs.
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The Barnes Building is free standing, and due to its small size will be
independently developed without elevator access. Retail space will be
retained on the Main Street level. Front and rear stairs will serve con-
ventional residential units on the second and third floors, two of which
will duplex into the front attic.

The breakdown of proposed residential units is detailed on the drawings.
The summary is as follows:

Dresserxr Edwards Bldg. Blanchard Barnes Totals
Opera House and Annex Block Bldg.
Efficiency 10 21 17 7 55
and 1 BR
2 BR 4 . 3 6 1 14
Total 14 24 23 8 69

An alternate scheme for the second and third floors of the main complex would
reduce the number of residential units and provide instead office spaces in a
portion of the Blanchard and Edwards Buildings. Separate corridors could be
provided to serve the office and residential areas.
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Cost Analysis

Review of major issues affecting renovation and occupancy of certain Main Street
buildings, Southbridge, Massachusetts, relative to the Commonwealth of Massachusetts
State Building Code, 1979 edition.

The buildings are 1dent1f1ed as follows, with their approximate heights above grade,
first floor areas, and number of stories above grade:

Dresser Opera House 47 ft. 8,060 sg. ft. 3 st.
Edwards Annex 39 5,100 3
Edwards Building 54 5,000 3
Blanchard Block 39 11,500 3
Barnes Building 57 2,900 3

Present use occupancies are generally retail at street level and business or
limited assembly/instructional on the upper levels. ‘Many spaces are unoccupied.

The range of possible proposed uses, by code definition, would include the following:

Use Group A-3 Assembly (restaurant, lecture hall)
Use Group B - Business (professional service office)
Use Group M Mercantile (retail store, salesroom)
Use Group R-2 - Regidential (multi-family dwellings)

All of the Main Street buildings under review are of Type 3C construction which
is defined as masonry bearing wall structures with essentially unprotected in-
terior wood framing, from the fire resistance standpoint.

The State Building Code is primarily written for new construction. It is dif-
ficult and often unreasonable to modify existing buildings to meet all require-
ments for new construction. The following discussion will reference major re-
guirements of the code and note possible exemptions for the buildings under
review. Detailed code requirements will be addressed during the design develop-
ment phase, in conference with the local building officials. N

The! first consideration is whether the existing buildings fall within the top
limits allowed for area and height for their type of construction (3C). If
they do not, major additonal fireproofing may be required. The more fireproof
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the construction, the less stringent the limits.

We should assume that properly rated party walls will be maintained between the
buildings, thus breaking up the total floor plan into fire protected compart-
ments which may individually meet the floor area limits of the code. This will
not prevent through corridors since fire doors between buildings may, be held
open and activated by a fire alarm system. .

Table 305 of the code (attached) shows the allowable heights and areas for
different occupancies. Comparing statistics of the buildings in question,

there are possible noncompliance combinations for area and certain noncompliance
for building heights. The allowable areas and heights may be increased by add-
ing sprinklers throughout, but one or more of the buildings will remain in ex-
cess height for each of the occupancies under consideration. Article 22 of the
code, written specifically to allow existing buildings to be brought within the
requirements of the code with reasonable and practical modifications, offers
several conditions under which a building may be occupied without meeting the
tabular requirements for area and height. These will be noted below.

The second major consideration is the fire separation requirements between mixed
occupancies within the same building or complex.

Section 213 of the code states that where there is a mixed use, one of the
following conditions must be met:

a. The occupancy with the highest requirements for fire separation shall apply
to the entire building. In practice, this means 3-hr. rated separation and
low maximum heights if mercantile use is included(which is assumed).

b. Horizontal and vertical separations between occupancies must be in accordance
with Table 902. 1In practice, this is the same as case "a". In addition,
height and area limits of the strictest use would apply.

c. If 6ccupancies are separated by fire walls, each occupancy may be considered
a separate building under the code. This will nhot apply, since different
" occupancies on Main Street will definitely be located on different floors
(retail/business at street level and residential/business above).

Paragraph 905.6.3 of the code, entitled "Retail Business Use", allows the first
floor of a building of type 3C construction to be occupied for "retail store
use" if the floor/ceiling assembly and enclosing walls of that use are rated
for '1-hr. protection and the use for upper floors is residential units with
separate protected egress to the street.

This paragraph reduces the 3-hr requiremnt of Section 213, but does not address
business or assembly occupancies on the upper -floors or the excess heights of
some of the buildings. :
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Let us turn now to the specific conditions of Article 22 of the.code which will

allow continued mixed-uses and certain changes in uses for existing buildings
without major or unreasonable changes to the structure.

If the use group (occupancy) is not changed, only new construction and systems
must comply with the conditions of the code. Therefore, existing mixed occupancies
may remain in their present locations with present levels of fire separation bet-
ween occupancies (par. 2203.7.2). Note, however, that if the allowable occupant
count for the building is increased by more than 15%, the building must be made

to comply with the egress requirements for new construction. Also, certain ad-
ditional life safety systems (alarms, emergency lights, etc.) must be installed

in residential occupancies where the number of units is increased.

If one or more occupancies in an existing building are changed, the degree of
required code compliance will depend upon the change in assumed hazard compared
with the present occupancy. Table 2203 includes the following "hazard indexes"
for the occupancies under consideration for Southbridge:

Use Group A-3; restaurant; hazard index 5
A-3; lecture; hazard index 4
B; business; hazard index 2
M; mercantile; hazard index 3

R-2; multi-family; hazard index 2

If the changed occupancy is of equal or lower hazard index compared with existing
use, code compliance is limited to new construction and the addition of emergency
lights, signs, and alarms. Also, open egress stairs must be enclosed. A change
of use from mercantile to business, or from any of the present uses to multi-
family would come under this section. Note that the code limits for allowable
area and height need not apply to these existing buildings.

If,however, the occupancy is changed to a use with a hazard index one number
higher (i.e. from business to mercantile), the conditions of the code for new
construction must generally be met, but with a number of significant exemptions.
Among these are:

a. Mixed occupancies will be allowed in buidlings of type 3C construction,
with only 1-hr. separations between occupancies, provided that the building

is sprinklered.

b. Walls (and their windows and doors) close to other'buildings need not be
‘upgraded in fire resistance (table 302 does not apply).

c. Area and height limits do not apply.

d. Access by the handicapped is not required.
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e. Interior egress stairs may remain undersized by code if they are of
sufficient width for the actual occupant count.

f. Existing exterior, party, and fire walls need not be extended above the roof.
g. Earthquake resistance not required.

If the change from the existing occupancy causes a higher hazard index of 2
numbers or greater (i.e. from mercantile or business into a restaurant) the
entire building must comply with the code. Without variances and considerable
reconstruction, code compliance for type 3C construction would be impossible.
The bottom line, therefore, is a recommendation that desired changes in occupancy
be weighed against construction expenditures required by code. Since there are
presently no restaurants in the buiddings, introduction of a restaurant would
trigger impossible requirements without a variance. Changing existing business
spaces to mercantile would require moderate code compliance, and changing any
of the existing occupanices to business or residential use would require
minimum code compliance.

It should be emphasized that Article 22 is a recent addition to the code, and
subject to interpretation and refinement. The above summary is one interpret-
ation. The specific schemes and changes in occupancy proposed for these buildings
will be reviewed with the local building officials in successive phases of the
project. Building officials are given the latitude to approve "acceptance com-
pliance alternatives" where code compliance is impractical. The result will be

a specifically tailored program of life safety improvements to the present build-
ings which will meet the intent of the code for new construciton and be reasonable
in cost. ‘
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Table 214"
FIRERESISTANCE RATINGS OF STRUCTURAL ELEMENTS (IN HOURS)
Type of construction Seclion 214.0
Type 1 Type 2 Type3 Type 4
Section 215.0 Section 216.0 Section 217.0 Section 218.0
Structural element Noncombustible Note ¢ Exterior masonry walls Frame
Note a
. Heavy
Fireproof timbers < Ordinary
Protected Unprolected . Protected | Unprotecied
(mill) Protected | Unprotected,
1A, | 1B 24 2B 2c 3A 38 " 3c 4A 48
cterior walls (Section 906.0 and ” N
Exteri Note b) )
Bearing 4 3 2 1 ] 2 2 2 1 L]
Fire separation of 30’ or more
Non-bearing o 1) ] 0 o 0 0 ] 1] 0
Bearing 4 3 2 12 1 2 2 2 1 1
Fire separation of less than 6’ . Note @
Non-bearing 2 2 12 1 1 2 2 2 | 1
. Note d
Fire separation of 6' or more Bearing 4 3 2 1 0 2 2 2 Ji 1 o
han 11’
but less tha Non-bearing 2 2 1% 1 0 2 2 2 l! 1 0
Fire separation of 11’ or more Bearing 4 3 2 1 .0 2 2 2 !] 1 0
but less than 30' " -
Non-bearing 112 12 1 1 4] See Sec. 217.0 1% 115 ‘ 1 [
Fire walls and party walls (Section 907.0) 4 3 2 2 2 ) 2 2 2 1 2 2
B €& Not less than fire grading of use group—(See Table 902.) >
Fire separation assemblies (Note e) ! «&——— Fireresistance rating corresponding to fire grading of use group—(See Table 502.) ——————>
Fire enclosure of exitways, exitway
haliways and stairways (Section 903.0 and Note 1) 2 2 2 2 2 2 2 2 1 1
Shafts (other than exitways), elevator hoistways 2 2 2 2 2 2 2 2 1 1
(Section 910.0) Noncombustible
Exitway access corridors (Note j) 1 I 1 l 1 ] 1 T 1 1 1 1 1 1
. Note h
Verical separation of tenant spaces 1 v T or T 1 1 [ 1 1 ) 1. o
Note h

Table 214 (cont'd)
FIRERESISTANCE RATINGS OF STRUCTURAL ELEMENTS (IN HOURS)

7 Dwelling unit separations (Note k) 1 Ty T 1oy 1 i 1 1 1 1 1
Note h '
Other non-bearing partitions o 1o 1T o T e T "o ' 0 0o . ) ) )
- Note h
Supporting T
more than one floor 4 3 . 2 1 1 0 See Sec. 217.0 1 . 0 1 0
& Interior bearing walis,
bearing partitions, . Supporting -
columns, girders, trusses (other one tioor only 3 2 ]"7\ 1 o See Sec. 217.0 1 o 1 0
than roof trusses), and traming
(Section 911.0 and Note 1) s
upponting
. 2 roof only 3 I 2 . '1‘.7 1 ] See Sec. 217.0 1 0 1 o
9 Structural members supporting wall (Section 911.0) 3 ] 2 L2 1 0 1 1 ] 1 [}
Not less than fireresistance rating ot wall supporiec
10 Fioor construction including beams (Section 812.0 and
Note g) i 3 2 1L2 1 [} See Sec. 217.0 1 0 1 0
15’ or less in height 2 12 1 1 1] See Sec. 217.0 1 0 1 0
1o lowest member —~—Noteh —4—40——— ——————— N
11 ‘Roof construction inciuding beams, More than 15’ but ! I ]
trusses and traming arches and less than 20’ in 1 ! 1 1 g I 0 See Sec. 217,0 0 0 1 p 0
roo! oeck (Section 912.0 and height to Note h 1
Notes g and i) lowest member |
20" or more ’ l : ’
o it o lo %ot L 0 See Sec. 217.0 0 ; o 0 0
lowest member H
—~—Note m ————~|

Notes applicable to Table 214

Note a. For specia! high hazar¢ uses involving a higher oepree of fire severity anc hi
shall be increasec accoraingly (see Section 400.3,.

Note t. Tne fire separatior or fire exposure in feel 2s heresn himite¢ applies 1o the drstance
public space cr an tmaginary line belween 1wo (2) buildings on 1he same propeny. . . .

Note ¢. ProtecieC exieriors shali be requirec within the fire hmits in Type Z construction as follows: high hazarc uses, two (2) hour fireresistance with fire separation up 1o eleven (11) feet.

Notle d. See Section 303.2. .

Note e. See Sections 213.C, 903.0 and 912.0. N

Note . in all buildings of Type: 3 or & construchion. the stairways and their enclosures may be constructed of wood of other approved materials of similar characteristics and o! adeguate strength.
Exnways may be enclosed in one (1} hour fireresisiance ratec construchion in bunioings three (3 stories or less in herp™t. .

Note g. In Tvpe 3£ construction. members which are of materiat otner than heavy uimber shalt nave z fireresistance tating of not less than one (1) hour (see Section 853.2;.

Note h. Fire-Retaroant Treated Wooc, complying with Sectior 903.6.1. may be useC 2s provioed in Section 903.€.2. . .

Noie i. Wnere the omissior. of fire protectior from foof trusses. roof framing anc OeChing is permimiec. ihe horizontai ¢ sloping roofs in Type ) and Type 2 buiidings, immediately above such mem-
bers shall bt construcieo 0! noncompustible materials of tne reguirec strenftn without 2 specifiec firereststance raung, of of mill type construction I1n buildings nol over five (5; stories of sixty-five
(ES reet in height (see Section 9133, . '

Mot j. Exiiway access cornidors serving thirly (300 or less occupants may have 2 zero (0 fireresistance rating (see Section 610.4:.

:nu K. Separatior o! all owelung vnits shai! have 2 fireresisiance u‘;(‘)‘n g! 'no‘. tess Uu;\ one (3‘ houl.' . -

ole 1. Imernios bearing walls shali mee? requitements ¢f Section 909.0 f serving 2 fire separatoor funclion.
” Nove m. Bunoingpe ¢f r‘: lh:;l: r:nm:..e.' l‘:‘l;ol)ttol:\: n:n': storage; of M (mercanties occupancies wher ¢ Type 1 or 24 construction shall have not less than one (i: hour fiteresistance rated roof con-
st

futlion (see Sectior §13.2 One (1) s1dry builSings are exemplec X .

gher concentralion of combustidle contencs, the fireresistance rating requirements for structural elements

measure¢ from the buitding face 4o the closest interior lot line, the center hine of 2 sireet or




MASSACHUSETTS STATE BUILDING COOE

Table 305 except as herein provided. Open parking structures may be
constructed as permitted under Section 429.0.

302.2 Type 2C, 3C and 4A construction permitted: Buildings and
structures, and additions to existing buildings and structures, hereafter
erected within the fire limits may be of unprotected noncombustible (Type
2C), ordinary unprotected (Tvpe 3C) or protected frame (Type 4A)
construction as defined in Article 2 and regulated in Tables 214 and 305
when constructed and located in accordance with the requirements of
Table 302.

Table 302
EXTERIOR WALL FIRERESISTANCE RATING REQUIREMENTS

-

‘Width of fire

Fireresistance

Fireresistance

Classification

rating of rating of minimum
separation adjacent exterior wall exterior opening of
to exterior wall or barrier protectives roof covering

On lot lines or
less than 3 ft.
therefrom or from Not )
any building 4 hour permitted B
More than 3 ft. but
less than 6 ft. 3 hour 3 hour B

6 ft. or more but

less than 11 ft. 2 hour 1% hour B
11 ft. or more but

less than 30 ft. 1 hour Y hour

30 ft. or more 0 hour 0 hour [ c

*Not less than that required by Table 214.

Note 1. The exterior wall or barrier shall extend to the height of the building and be so constructed
that it will remain structurally in place for the duration of time indicated by the required fire resis-
tance rating. When the exterior wall or barrier is adjacent to a flat roof, it shall be constructed with
a parapet.

Note 2. Fences of Type 4 construction up to six (6) feet in height are allowed without permit-
however, fences of Type 4 construction over six (6) feet in height are not allowed in the fire limits.

Note 3. Roof decking and roof fencing within the fire limits shall be of noncombustible construction
or of exterior fire-retardant lumber complying with Section 903.5.2. Roof fences shall not exceed six
(6) feet in height.

Note 4. Fireresistance of exterior wall for 2C and 3C (Type 4) construction to comply with Table 214.
302.3 Storm enclosures: Storm enclosures may be erected of frame
(Type 4) construction not more than ten (10) feet in height and not
more than three (3) feet wider than the entrance doors which thev
serve, provided theyv do not project more than six (6) feet bevond the
building line. :

302.4  Accessory buildings

302.4.1 Outbuildings and parking lot offices: Outbuildings and park-
ing lot offices not more than ten (10) feet in height and one hundred
(100) square feet in area may be erected of frame (Tvpe 4) construction
‘when accessory to one-'or two-family dwellings on the same lot or ac-

110




MASSACHUSETTS STATE BUILDING CODE

Table 305

HEIGHT AND AREA LIMITATIONS OF BUILDINGS
Height limitations of buildings (shown in upper figure as stories and feet above grade), and area
limitations of one- or two-story buildings facing on one street or public space not less than 30
feet wide (shown in lower figure as area in square feet per floor). See Note a.

N.P.—Not permitted
Unlimited

Table notes appear on Page 89 following Type of construction

]
!
| 1y ] Type 2 Type 3

Noncombustible Exterior masonry walls

jOordinary joisted

Pro-  1Unpro-
tected |tected

Note 2 18 E 4A

6 St 75" 15tL20°| 1St 20}

With stage and scenery 14,400 Y 300 5100

Without stage (motion 2St X | 1St 20
picture theatres) 19,950 L40| 8925

ISt 1SL 20| 15820

Assembiy, nignt clubs and similar uses 570 1600 2400  2.550]

Lecture halls, recreation centers,

hssembly TEMRITT e taurants other than sg‘g 13125 zs::w 15{;
night clubs 7

25t X0 15627

5 St 65
Assembly, !
mbly, churches, schools 34200| 2500 ni Nistfcg

7st.8s'| sst.65* ISt 40!
M4200] 22500 me

. N ESL 7S 2st
Factory and inoustrial 2800 10.200

ISt ISt 15t 20}

High hazard 14,400 11,400 5,100

6SLIS| 4SLSY 1st207  Np.

Institutional, restrained 18,000 14.250 90001 8250 6375{ Note j

. N 85t (seso 2se0] 2503 st o
Institutional. incapacitated . 2s00[ 17,000] 11250 1080|3500 1650 NP,

6SL TS A4St 50! ISt 40" 25t 30 1St 20
2300 14,400) 13200 X 10200, 4800

——

: 4
Residential, hoters xﬂ st 1o ‘ ff z st 3 f& ;;bw sz

. N " " 45t.50°| 4 St 50 3 St 407274 SL3S'
Residential, muiti-amily 2800 10400] 13200 9600 | 10200 4500
et eetm— — | Note f

Residential, 1 & 2 family 4 ?‘tz 4 f;;:; 3 S;.g 3 !sot.zgzv& SIL:;

asese|3stao|2stx]2sea] 1stw
Storage. moderate 12600 1L550{ B.400) £52§ 4200
N 1

\ SSLES | 4SL5C| ISt ]ISt 0] 253
Storage. low 34200 22500 20600| 19800 l4400| 15300 720

Temporary miscellaneous I
5




MASSACHUSETTS STATE BUILDING CODE

by this code. The plans or specifications shall include documentation or
supporting data substantiating all required fireresistance ratings.

SECTION 302.0 FIRE HAZARD CLAS_SIF‘ICATION

902.1 General: The degree of fire hazard of buildings and structures for
each specific use group as defined by the fire grading in Table 902 shall
determine the requirements for fire walls, fire separation walls and the
segregation of mixed uses as prescribed in Section 213.0 and all structural
~“members supporting such elements unless otherwise provided for in this

code.

902.2 Unclassified uses: The building official shall determine the fire
hazard classification of a building or structure design for a use not specifi-
cally provided in Table 902 in accordance with the first characteristics and
potential fire hazard of the use group which it most nearly resembles.

Table 802
FIRE GRADING OF USE GROUPS
Fire grading
Class Use group in hours
A-l  Assembly, theatres ..........oiiiiiiiiiiiiiiiii e 3
A2 Assembly, night clubs .. .. .. il 3
A-3__ Assemhly_recreation centers, lecture halls, terminals, restaurants .... 2
Assembly, churches, schools ... ... . oeeeeiiiananes P e > 1%
B 08sS - vveunnn F AU
Factory and industrial ..........oioiiiiiiiiie e 3
H High hazard .. .oonoeneii et 4
-1 Institutional, restrained occupants .........c..iiiiiieiiiiieeiiees 3
I-2  Institutional, incapacitated occupants ...........coiiiiaiiiaenien, 2
M MErCantile ... .eeennneriiii e : 3
R-1 _ Residential, hotels .. ..o.iuouiiiiiiiii i icneens 7
R-2  Residential, multifamily dwellings ......... .. vioiieiiiaiaains 1%
T3 Residential, 1 and 2 Tamily QWETTIES . ..oleeennennnnnsnennenrnans T
S-1 . Storage, moderate hazard ............coiiiiiiiiiiiiiaiiiiens 3
S2  Storage, low hazard ............iieiiiiiiiii e 2

SECTION 903.0 FIRERESISTANCE TESTS

903.1 Structural building assemblies: Built-up masonry units and com-’

posite assemblies of structural materials including walls, partitions, col-
umns, girders, beams and slabs and assemblies of slabs and beams or other
combinations of structural units for use in floor and roof construction shall

be regulated by

the Areresistance ratings of Table 214. The fireresistance

rating of the floor an

d ceiling assemblies shall extend to and be tight

against the exterior wall.

903.2 Column, beam and girder protection
903.2.1 Tests without load: To evaluate column, beam and girder pro-
tection for structural units when the fireproofing is not a structural part of
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DOWNTOWN SOUTHBRIDGE MAIN STREET FEASIBILITY STUDY

Zoning Analysis

Both the 1975 and the proposed.1980 editions of the Town of Southbridge

Zoning By-Laws were reviewed. Requirements were essentially the same as

they pertain to the particular buildings under review.

2All buildings under review are located within the "Central Core" (in spite

of a change in the limits between the two editions). The tabular limits for
minimum lot size, maximum building coverage, parking requirements, access re-
quirements, and .setback dimensions noted in the by-laws do not apply to buildings
within the "Central Core". However, plans must be submitted to the SPGA (Special
Permit Granting Authority) for review and approval. '

As a guideline to occupancies that would be expected to be approved, the follow-
ing is a partial list of uses which are either allowed, require a special permit,
or are not allowed for general business districts outside the "Central Core":

Allowed: Multi—family, professional office, commercial office, school, retail
store, restaurant, theater, assembly, bank, consumer service, wholesale
showroom/warehouse.

Special Permit: multi-family in combination with stores or commercial, non-
profit social/civic, fast food. Note that commercial, public, or resident
parking requires a special permit under the 1980 edition, but not under the
1975 edition of the by-laws.

Not Allowed: most auto/truck related commercial operations and most manufacturing
and processing.

Note the special attention which will be given to the retail/multi-family mixed-
use during the review process. Article 22 of the State Building Code will be an
important back-up document. i

Minimum lot sizes and setbacks will not be met by the buildings under review.
However, this is typical for most buildings within the "Central Core", and should
not be a point of contention. The maximum allowable height within the "Central




& '

ANDERSON NOTTER FINEGOLD INC.

4

Core" is listed as 4 stories or 40'. Paragraph 802 exempts existing buildings
of greater height. Any additons must not exceed the height of the existing
building or be built beyond the setback requirements.

Existing building which do not conform with the by-laws, and are substantially
altered, require a special permit determining that the :alterations are not '
more detrimental than the existing non-conformance. Existing buildings aban-
doned more than two years may lose their special exemption status for non-con-
formance with the by-laws. '

In summary, the developed project plans will be presented to the Special Permit

Granting Authority, as are-all other projects within the "Central Core". Specific
requirements pertaining to zoning will be determined by that Authority.

M/
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HISTORIC PRESERVATION CERTIFICATION APPLICATION

Part I
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