
Town of Shirley 
SELECT BOARD 
 
7 KEADY WAY – SHIRLEY, MASSACHUSETTS - 01464-2812 
Bryan Sawyer—Chair, Andree Jean Jacques—Vice Chair, Debra Flagg —Clerk 

 
Select Board 

Agenda 
Monday, September 12 at 6:00pm 

Town Office Building, 1st Floor, Meeting Rooms A & B 
 

This Meeting Will Also be Held Virtually at: 
https://us02web.zoom.us/j/86718861920?pwd=WjZya2lTaTFhL2w4RzkzL1dRTUJ1Zz09  

or by using the Meeting ID: 867 1886 1920 Passcode: 051555 at Zoom.us 
or dial by your location: +1 929 205 6099 Meeting ID: 867 1886 1920 Passcode: 051555  

 Find your local number: https://us02web.zoom.us/u/keIAWYHheR  
Residents Have the Ability to Ask Questions via Zoom 

 
1. Call to order at 6:00 p.m.  

 
2. Announcements: 

 
a. This meeting is being recorded and may be shown live on the local broadcast 

channel by Shirley Media and recorded for internet access.  Any audience 
member recording or videotaping must notify the chair. 

b. The Town has tested our ability to cablecast a live meeting on Channel 99, and it 
is functioning. This will permit anyone to view a live Cablecast meeting as it 
occurs on channel 99. Those who do not have Comcast can also watch live by 
going to the Shirley Media website: https://www.shirleymedia.org. Once anyone 
who would like to watch a meeting is at the website, they will see at the top of the 
screen a row of tabs indicating different services and channels. They need to click 
on the tab that says LIVE. The live tab will show what is streaming at that 
moment on channel 99 - if a meeting is live it will be shown live. 
 
 

3. Hearings, Meetings, Licenses and/or Appointments (vote may follow): 
a. Appoint Daniel Knapp to Conservation Commission 
b. Appoint Lt. Alfreda Cromwell as Alternate to the Traffic Advisory Committee 
c. Thrive (BoomX Cannabis Co.) update 
d. Edits to COA Rules and Regulations 
e. Vote to open 2022 Fall Town Meeting Warrant from September 12, 2022 through 

October 17, 2022 
f. Vote to approve Fall Town Meeting for November 28 

 
4. Town Administrator Report: 

Tel: (978) 425-2600, x200 
 Fax:  (978) 425-2602 
selectboard@shirley-ma.gov 
 

https://us02web.zoom.us/j/86718861920?pwd=WjZya2lTaTFhL2w4RzkzL1dRTUJ1Zz09
https://us02web.zoom.us/u/keIAWYHheR
mailto:selectboard@shirley-ma.gov


a. Small Town Shirley Interest Group 
b. Ismael Serunjogi, 2022 Uganda American Muslims Association Symposium  
c. Center Town Hall report 

 
5. Select Board members’ comments or other business unforeseen at the posting of the 

agenda: 
 

6. Public Comments:  An opportunity for residents to bring matters before the Select 
Board that are not on the official agenda: 
 

7. Approval of Treasury Warrants: 
 

8. Approval of Meeting Minutes: 
 

a. March 9, 2020  
 

9. Adjournment 
 

Agenda lists all anticipated items. Please note unanticipated items may be added if needed. 
Agenda items may be taken out of order. 
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Aubrey Thomas

From: Michael Fleming
Sent: Tuesday, July 5, 2022 10:12 AM
To: Michael McGovern
Cc: Aubrey Thomas; JENNIFER MCGUINNESS
Subject: Conservation Commission Votes to Recommend to the Select Board that Daniel Knapp 

be appointed to the Conservation Commission

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Mike, 
 
At the June 28th CC meeting, the Conservation Commission voted unanimously to recommend the Select Board appoint 
Daniel Knapp to the Conservation Commission at the next meeting of the Select Board. 
 
Please let me know if you have any questions or need additional information. 
 
Thank you! 
 
Mike 
 

 
Mike Fleming 
Conservation Agent 
Conservation Commission 
7 Keady Way 
Shirley, MA 01464 
Phone: (978) 425‐2600 ext. 245 
Fax: (978) 425‐2627 
mfleming@shirley‐ma.gov 
 
Please be advised that the Massachusetts Secretary of State considers e‐mail to be a public record, and therefore subject 
to the Massachusetts Public Records Law, M.G.L. c. 66 § 10.  This electronic message and any attached documents are 
intended only for the named addressee(s). This communication from the Shirley Conservation Commission must not be 
disclosed, copied, forwarded or distributed.  If you have received this message in error, please notify the sender 
immediately and delete the original message. Thank you! 
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EXECUTIVE SUMMARY 

The Shirley Center Town Hall is located just to the north of the Shirley Center Town Green, in Shirley, 

Massachusetts. (Image 1) The building is a contributing structure in the Shirley Center Local Historic 

District and the Shirley Center National Register District. The property is owned by the Town of 

Shirley and has most recently been used for Town gatherings, private function rentals, and for the local 

Boy Scouts chapter. 

The goal of this Conditions Assessment report is to document existing conditions and provide 

prioritized treatment recommendations in order to continue to preserve the building and provide 

continued service to the community. 

A site visit on May 11, 2022, provided the opportunity to inspect and document general conditions 

issues. Additionally, input from community members was solicited to help provide context beyond a 

single point-in-time visit. The building was photographed to provide baseline digital images with specific 

photographs taken to illustrate issues and general context. 

In general, the building is in serviceable condition. Prior to 2020, the building was used by local 

community groups with occasional small function rentals. The circa 1906 addition provides the 

accessible entrance point and accessible lavatory. The second floor is accessed only through one of two 

stairways, limiting the use options for the building. 

The biggest areas of concern are the roof, fire safety features (e.g., alarms, emergency lighting, etc), sill 

repairs, and general deferred maintenance (particularly exterior painting, wood repairs, and window 

restoration). Additional issues such as interior repairs (largely cosmetic) and accessibility to the second 

floor require additional feasibility analysis to understand the highest and best use of the building for the 

community.  

The following report details these issues and provides recommended priorities and an opinion of 

probable cost. 

 

Image 1: Location of Shirley Center Town 

Hall 

N 
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CONDITIONS ASSESSMENT 

Building Overview 

The original building, three bays wide by six bays wide with gable roof, was built circa 1848 and is a 

wonderful example of the Greek Revival style with a temple front of pedimented gable set on four 

monumental, fluted, Doric columns. The front elevation is clad with flush-board while the other three 

elevations and addition are clapboarded, all painted white. The six-over-six sash are flanked by shutters; 

the first story windows include a pedimented window head. The primary entrance is centered under the 

portico. The roof is clad in asphalt shingles. The two-story, hip-roof addition to the east was 

constructed circa 1907 and includes a separate one-story entrance under a hip roof. 

As originally constructed the building had two offices and storage for town records with a schoolroom 

at the north end of the first floor. The large auditorium of the second floor was used for town meetings 

and other civic events. As the town grew and various municipal needs evolved, use of the Center Town 

Hall also changed. While school functions were shifted to purpose-built buildings in the Center and the 

Village in the mid-19th century, additional space requirements drove the construction of the addition 

around 1907 as various town offices and functions continued to use space. Most recently the building 

has been used by local Scout troops, Historical Commission public meetings, lavatories for events on 

the Common or at the First Parish Church and rented out for private events. 

 

Image 2: South Elevation showing original building and addition relationship 

c. 1907 

addition 

c. 1848 

original building 



Shirley Center Town Hall Page 3 

Conditions Assessment and Treatment Recommendations 

 Draft - July 2022 

 

Image 3: Building footprint showing original building, 

addition, and compass orientation 

 

 

Throughout this report the circa 1848 structure will be referred to as the “original building” with the 

circa 1907 structure referred to as “the addition”. (Image 2) The building nominally faces south with the 

addition positioned on the east side. Compass references within the report are based on this 

orientation. (Image 3) 

The existing building fabric of the Center Town Hall varies in age, historical significance, and condition. 

This section of the report will describe the major components of the building fabric, document existing 

conditions, and make recommendations for ongoing preservation and maintenance of the building. All 

treatment recommendations are based upon the Secretary of the Interior’s Standards for the 

Treatment of Historic Properties, taking into account the desire to retain as much original and early 

historic fabric as possible while allowing the building to be adapted to the ongoing needs of the Town of 

Shirley. 

One of the more notable events was a fire started by a lightning strike in 1950. (Image 4) The fire 

destroyed the roof and the interior suffered from heavy water damage, but the building survived. 

Restoration work was undertaken the following year. There is no obvious evidence of the fire’s 

aftermath or the subsequent restoration other than two small holes in the auditorium floor that are 

thought to have been used to drain the water collected in that space. 
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Image 4: 1950 fire started by lightning strike.  

Image courtesy of Town of Shirley Historical Commission. 
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Exterior Building Fabric 

Roofs 

Existing Fabric 

The original building has an asphalt/fiberglass shingled, gable roof. The valleys at the junction with the 

addition are closed. The hip roofs of the ell addition and the one-story entrance to the addition have 

the same asphalt/fiberglass shingle covering. 

Conditions 

The roofs are in poor condition with uneven wear patterns, missing shingle panels, pieces of shingles on 

the ground. (Images 5 and 6) Additionally, a large leader from a tree on the north border of the property 

has broken and is partially resting on the northwest corner of the roof. (Image 7) 

Recommended Treatment 

The roof of the building should be replaced immediately. There is evidence of leaking in the auditorium 

ceiling. Insulation in the ceiling cavity will act as a sponge and lead to long term damage even after the 

roof is replaced. Replacement of the insulation should be considered as part of the roof replacement 

project. As a short-term measure, missing sections of shingles should be replaced as soon as possible to 

stop ongoing leaking. 

Use certified arborist to remove tree leader at northwest corner. Assess the remaining tree line along 

the north elevation and remove any potential hazards at the same time. 

 

Image 5: Typical condition of roof shingles. 
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Image 6: Missing shingle panel is highlighted; the panel appears to be resting in the valley. 

 

Image 7: Large leader from tree along north property border is resting on the northwest 

corner of the roof. 
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Chimneys and Vents 

Existing Fabric 

There are four roof penetrations in the addition, three chimneys and a ventilation turbine. (Image8) The 

brick chimney at the east end of the addition appears to have a cementitious coating. There is no cap on 

the chimney although it appears to no longer be in service. The brick chimney on the north slope of the 

addition’s roof has been fitted with a stainless-steel flue liner and cap. This was likely done in 

conjunction with the installation of a gas fired furnace located in a closet of the first floor of the original 

building. The stainless-steel chimney next to this brick chimney appears to be the exhaust for the gas 

fired furnace located on the second floor of the addition. A passive ventilation turbine is also located on 

the north slope of the addition roof and provides some ventilation into the attic space of the addition. 

Conditions 

There is some mortar staining or efflorescence on the active brick chimney, likely a result of the mortar 

wash on top of the chimney, applied when the stainless-steel flue was installed. The lead flashing at the 

base of the chimney appears to have been pulled up in places although there does not appear to be any 

visible evidence of leaking from this area. 

Recommended Treatment 

Confirm that the brick chimney at the east end of the addition roof is not active. Assuming it is not 

active, cap the chimney in a manner that sheds water and provides ventilation at the perimeter. This will 

help prevent any water infiltration that can lead to long term issues. 
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Image 8: Detail of roof penetrations at addition. 

Gray chimney at bottom of image is no 

longer in service. 

Cladding 

Existing Fabric 

The front of the original building is clad with flush board while all other elevations as well as the addition 

are clad with clapboard.  

Conditions 

The flush boards and clapboards are generally in good to fair condition. (Images 9-11) There is 

approximately 25-50% paint failure overall. There are notable areas where water has increased the paint 

loss and underlying deterioration. At the south elevation of the addition, there are areas where nails 

have popped and some clapboards have peeled away. (Images 12 and 13) Carpentry repairs should be 

done prior to repainting the building. The degree of deterioration in some areas (e.g., above the 

entrance to the addition, the south elevation of the addition) suggests that there could be underlying 

damage to sheathing. Proper repairs will require removal of the cladding in these areas in order to 

address any underlying deterioration. 

Recommended Treatment 

Plan for full prep and paint of the building including all necessary carpentry repairs within the next three 

to five years. 
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Image 9: Flush board cladding of south elevation, 

under portico, adjacent to entrance door. 

Image 10: Flush board cladding of south elevation 

pediment. Paint loss at this area is typical of 

south facing, unprotected areas.  

 

Image 11: Areas of excessive paint loss and deterioration adjacent to roof of the addition 

entrance vestibule. These conditions represent splash back from the roof and 

additional runoff from the vestibule roof. 
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Image 12: Clapboard, south elevation of addition. Image 13: Detail showing “popped” nails and cupped 

clapboard.  

Portico 

Existing Fabric 

The south elevation features a monumental front portico with classic fluted Doric columns, with 

circular capitals and resting directly on the granite base. (Image 14) An otherwise plain entablature 

includes a dentil band at the frieze. The ceiling of this portico is recessed above the level of the 

architrave and has been painted a light blue. The floor of the portico is covered with cement. Exposed 

brick at the edge of the building suggests that the floor of the portico was originally brick. (Image 15) The 

entire portico rests on large granite blocks. At the center of the portico, two granite treads provide 

steps up from grade; at the west end of the portico, a granite step and metal handrail provide access. 

(Image 16) 

Conditions 

The portico is in good condition. Some columns show evidence of prior repairs and there is paint loss 

at the bases, typical of wicking water up from the masonry base. (Image 17) The molding at the capital at 

the southeast column is showing damage and loss. Bird activity observed during the site visit suggests 

that there may be nesting inside the space. (Image 18) The cement flooring exhibits a large crack near the 

entrance door. (Image 19) The crack does not currently represent a trip hazard but should be monitored 

for changes. 
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Recommended Treatment 

While there is no evidence of weakening, deformation, or other structural issues with the columns, a 

licensed structural engineer would provide the appropriate assessment. 

The trim at the capital of the southeast column should be removed and the area inspected and cleaned 

of any bird nests. The trim can then be replaced or repaired to close the area to prevent ongoing 

deterioration. 

Consider routing and filling the crack in the cement flooring to avoid water infiltration which can lead to 

freeze/thaw issues affecting the stability of the base. Some consideration may be made to removing the 

cement entirely and restoring the original brick paved surface. 

 

Image 14: Greek Revival temple front with fluted Doric columns and classical 

entablature set on granite base. 
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Image 15: Area of brick at the perimeter of the cement floor under the portico. 

 

Image 16: Granite step with metal handrail at west end of portico. 
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Image 17: Portico column showing evidence of 

dutchman repairs at the base. 

Image 18: Southeast portico column. Capital has 

loose and missing trim. Possible bird 

nesting activity within the capital area. 

 

 

 

 

Image 19: Large crack in cement floor under the 

portico. 
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Windows 

Existing Fabric 

There are 6-over-6 wood sash at all window openings. The windows on the west and south elevations 

have louvered shutters. All the window openings have been fitted with aluminum triple track storm 

windows. 

The windows at the first floor of the original building feature pedimented head casings while those 

casings at the second floor are flat and butt up against the frieze on the east and west elevations. 

The sash at the first floor, west window under the portico has had the glass lites replaced with wood, 

painted black. This window aligns with the original vault room at that location. 

Conditions 

The windows are generally in serviceable condition. The exterior storm windows provide a good deal of 

protection for the early, it not original, sash. The storm windows have been on for at least twenty 

years. Over time, the glass panels and been shifted up and down and present a jagged appearance that is 

incongruent with the 6-over-6 style of the sash. (Images 20 and 21) 

The existing shutters are thought to be early, if not original to the building. They had been stored in the 

basement of the First Parish Church across the common and were restored and reinstalled to the 

building after 1980. Many of the slats have fallen out over time with some slats collected and piled neatly 

under the benches on the south elevation. (Image 22) The shutters are screwed into the cladding. (Image 

22) 

Two windows were found to have broken glass. (Images 24 and 25) A window on the west elevation, first 

floor of the original building has been the victim of an object thrown through the window with sufficient 

force so as to crash through the screen insert and the corresponding lite of the primary sash. Some 

glass evidence in the room suggests that the object was thrown into the building. It seems that the 

upper glass panel for the storm window is missing at this location. On the east side, second floor of the 

original building, one lite has been broken with fragments of the glass still in place. 

The gable end windows at the attic level do not have storm windows and are in poor condition. The 

upper sash of the south facing gable window is losing its bottom rail and should be stabilized as soon as 

possible. (Image 26) 
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Recommended Treatment 

A large-scale project should plan to restore all the sash, replacing broken lites, missing muntins, and 

restoring any broken sash cords or lock hardware. The existing exterior storm windows are serviceable, 

but replacement could be considered. Modern options provide for protection of the primary sash, 

energy efficiency and minimally impact the overall appearance. The shutters should be repaired, with any 

missing slats replicated appropriately. 

 

Image 20: Array of 6-over-6 windows at west elevation. Note irregular appearance of windows 

due to random positioning of exterior storm windows.  
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Image 21: Typical sash conditions showing weathered 

glazing and paint behind storm window. 

Image 22: West elevation showing typical condition 

of storm window alignment and missing 

slats for shutters. 

  



Shirley Center Town Hall Page 17 

Conditions Assessment and Treatment Recommendations 

 Draft - July 2022 

 

Image 23: Detail of shutter secured to building with screw through the stile. 

 

 

 

 

 

Image 24: Detail of broken window, first floor, west elevation 

showing torn screen and broken lite in upper sash. 

Location context noted at right. 
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Image 25: Image of window, second floor, east. Note 

broken glass with loss in lower lite and 

broken glass in upper lite. Location 

context noted above. 

 

 

 

Image 26: South facing gable end window. Note 

bottom rail of upper sash has lost 

connection to the stile. This should be at 

least stabilized, if not repaired, as soon as 

possible to prevent further deterioration 

and loss of glass. 
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Entries 

Existing Fabric 

There are two primary entries to the building. The original entrance under the portico is a two-leaf 

door, each with a 1-over-1 wood panel configuration. A six-lite transom sits above the doors. (Image 27) 

Hinge gain evidence to the interior suggests that the original doors were likely full height with no 

transom above. The doors are configured to swing out and include push bar handles to meet modern 

code requirements for public building egress. 

At the addition, an accessible ramp leads to the south facing entrance vestibule. The door at this 

location is a late 20th century replacement door in a 4-panel configuration. The door has been fitted 

with an accessible door handle. (Image 28) 

At the north elevation, a third door serves as an emergency egress and includes a modern wood 

stairway. (Image 29) It is unclear if this is an original door opening or represents an altered window 

opening. The six-panel door is not likely original to this building. The current egress stairway was built 

within the last 20 years. 

Conditions 

The entrances are generally serviceable. There is a large gap (>1/4”) between the leaves of the front 

entrance door. (Images 28 and 29) As the building is heated throughout the winter, this condition 

represents significant loss of heat. The entrance at the addition suffers significantly from rain splash back. 

The jamb for this opening is significantly rotted which leads to binding of the door. (Image 31) 

Recommended Treatment 

Investigate adjusting and rehanging the primary entrance doors to close the gap. There is a strip of 

wood screwed to the exterior face of the primary leaf which may be an attempt to close this gap. There 

is a similar strip on the interior face of the secondary leaf which appears damaged, a condition which 

contributes to the gap. Replacing this “astragal” at the interior or incorporating additional weather 

stripping such as a silicone bulb may prove more effective. 

The general condition of the entrance door at the addition should be addressed through repairs to the 

jamb, painting and repairing the door, and possibly installing a rain diverter above the door.  

The stairs at the egress door to the north appear to be stable and well-constructed. As they are part of 

an emergency egress, they should be inspected yearly, and any negative conditions addressed 

immediately. As these stairs are on the north elevation and well shaded, they will always be damp and 

support bio-growth. This can result in a slippery condition. Annual cleaning and treatment of the stairs 

with a house wash containing mold/mildew remover may prove effective. 
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Image 27: Entrance doors of original building, under 

portico. 

Image 28: Context view of entrance door at addition 

with accessible ramp. 
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Image 29: View of rear emergency egress with 

stairway visible. 

Image 30: View of primary entrance door with visible 

gap between the doors. 
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Image 31: Detail view of entrance door to addition. 

 

Foundation 

Existing Fabric 

The visible foundation for the original building is large granite block. Along the north and west 

elevations there are rectangular openings that likely provide ventilation to the crawlspace beneath the 

building. (Image 32) The portico columns also rest on granite block. 

Granite block is visible at the north side of the addition. As the grade slopes away, smaller stones are 

built up underneath the top course of cut granite. At the addition, the south wall is late 20th century 

concrete block (as seen from the cellar) covered with a composite material that appears as if it were a 

cementitious coating. Dents to this material reveal a mesh over foam construction. (Image 33) This 

treatment wraps around the east end of the addition. The rest of the addition’s foundation is covered 

by a shed roof clean out structure. 

Conditions 

The foundation generally appears to be in good condition. At the northeast corner between the 

addition and original building, water from the roof valley above combined with splash black and the 

generally damp and shaded conditions of the north elevation have contributed to significant 
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deterioration of the water table. The sill under the addition is additionally compromised at this location. 

(Images 34 and 35) 

In the space between the ramp to the addition entrance and the main building, debris and water run-off 

have contributed to conditions that risk ongoing deterioration of the original building’s sill at this 

location. (Images 36 and 37) 

Recommended Treatment 

Open the northeast inside corner to determine the extent of damage to the sill under the addition. This 

area should be fully repaired to avoid ongoing settlement of the addition. Once repaired, consider the 

installation of gutters and downspouts in this location to help divert water from the roof. As this area is 

not visible from the public way, a sensitive treatment could be developed that will help the ongoing 

preservation of the building. 

Similar investigation and repair are recommended at the inside corner between the ramp and original 

building. Once repairs have been made, ongoing maintenance to keep the area clear of debris and 

trapped water is critical to long term preservation. 

If there is an issue with small animals living in the space under the original building, consider installing 

wire cloth from the interior to better seal off the ventilation holes in the granite foundation. 

 

Image 32: Detail of ventilation hole in granite foundation under original building (west elevation). 
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Image 33: Detail of composite, stucco-like material at southeast corner of addition. 

  

Image 34: Northeast inside corner between addition 

and original building. 

Image 35: Detail of water table at northeast inside 

corner. The sill of the addition appears 

heavily compromised at this location. 
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Image 36: Gap between ramp and original building. Image 37: Detail of debris collection in the gap 

between the ramp and the original building. 

 

Landscape Observations 

The tree line along the north side of the property screens from the adjacent property but also 

represents a potential hazard. At the time of the site visit a large leader from one of these boundary 

trees and split and was resting on the roof. 

The rest of the landscape is plain, mown grass. 

The building sits on a bit of a rise that slopes off to the east which helps drain water away from the 

building. (Image 38) 
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Image 38: General context looking northwest showing tree line along north border. Electric 

service comes from the pole visible at the right. 

 

Interior Building Fabric 

Cellar Under Addition 

Existing Fabric 

There is an excavated cellar area under the addition. The walls of the cellar are predominantly mortared 

field stone. The south wall and part of the east wall have been rebuilt using concrete block. The floor of 

the space is dirt. A 200amp electric service panel is located in the cellar at the east wall. (Image 39) 

Ductwork from the furnace at the first floor runs into the cellar space to allow for the area to be 

heated. (Image 40) During the winter this heat will also help keep the cellar dry. Water service enters 

the building along the north wall. Two steel lally columns on concrete footing pads support the center 

beam running east west. 

Condition 

The wood stairs to the cellar are in poor condition, with failure of the treads and stringers at the 

bottom. (Image 41) This represents a hazardous condition for access to the cellar. 

Fiberglass insulation has been pulled from the ceiling bays and is scattered on the ground. Some of this 

insulation still dangles from the ceiling. This insulation absorbs moisture and can contribute to the 

overall damp conditions. 

There is miscellaneous building debris scattered in the cellar space. 



Shirley Center Town Hall Page 27 

Conditions Assessment and Treatment Recommendations 

 Draft - July 2022 

A dirt pile in the northwest corner obscures visual access to the sill above. From the exterior, the sill in 

this area appears to be heavily compromised. 

Some of the circuits in the electric panel have been labeled. Some labeled with pencil are difficult to 

read. 

Recommended Treatment 

Repair the wood stairs leading into the cellar to provide safe access to the space. 

Label the electric panel clearly. Provide a matching floor plan identifying circuit numbers and their 

locations on the plan. 

Install a screen over the open duct to deter pests entering the ductwork. 

 

 

 
Image 39: View of addition cellar looking east. Note concrete block 

wall and electric service panel as modern (late 20th / early 

21st century) interventions. Pink fiberglass insulation 

covers the floor in this image with other building debris. 
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Image 40: Cellar addition looking northwest. Open heating duct 

provides heat to the space in the winter.  

 

 

 

 

Image 41: Stairway at cellar addition. Stairs lack 

handrail and any real supporting structure 

from the bottom four treads. 
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First floor, original building 

Existing Fabric 

From the entrance door, a corridor leads to a large open room at the north end of the first floor with 

two rooms flanking this corridor. (Image 42) To the east of the entrance vestibule, a stairway leads to 

the second floor. (Images 43 and 44) The flooring consists of wide pine floorboards, painted. The walls 

and ceilings of the corridor and entrance area are plaster. The window and door trim consists of plain, 

flat boards with no molding profiles. 

The west room has been finished with late 20th century wood paneling on the walls with a ceiling of 

pressed tin. (Images 45 and 46) A closet in the west room still retains the original vault. (Image 47) The 

east room has plaster walls and ceiling. (Images 48 and 49) The east and west rooms retain the original 

chimney enclosures. The chimneys were removed during the 1951 post-fire restoration. 

The large open room at the north end of the first-floor features four cast iron support columns, a 

pressed tin ceiling, and random width pine floorboards. (Images 50 and 51) 

A closet containing a gas fired furnace is located in a corner of the large rear room. This furnace vents 

through exposed ductwork and into a chimney shaft located at the junction of the original building and 

addition. (Image 52) 

Conditions 

The first-floor spaces are generally in good condition with some plaster damage and wear at the painted 

surfaces typical of general use. The east room is in the poorest condition with more extensive plaster 

damage on the walls and ceiling. (Images 53 and 54) 

Recommended Treatment 

Nothing at the first floor of the original building appears to require urgent repairs. The plaster walls and 

ceilings in the east room represent the worst conditions for the first floor of the building. Focus on the 

best intended use of the first floor will help prioritize repairs. Depending on future use requirements, 

restoration of the west room (removing the modern wood paneling and restoring the plaster walls) may 

be a consideration. 
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Image 42: View from entrance, looking 

north. Two rooms flank this 

corridor. 

 

 

 

 

Image 43: View from entrance, looking east 

at the stairway to the second 

floor. 
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Image 44: Entrance showing stairway to second floor.  

 

 

 

 

Image 45: West room, first floor, looking north. 
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Image 46: West room, first floor, looking south. 

 

 

 

 

 

Image 47: Original vault, west room. 

 

 



Shirley Center Town Hall Page 33 

Conditions Assessment and Treatment Recommendations 

 Draft - July 2022 

 

 

 

Image 48: East room, first floor, looking northwest. 

 

 

 

 

Image 49: East room, first floor, looking south.  
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Image 50: North room, first floor looking east toward addition. 

 

 

 

 

Image 51: North room, first floor looking west. Egress door visible 

at right. 
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Image 52: Furnace, first floor. 

 

 

 

 

Image 53: East room, first floor; plaster ceiling conditions. 
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Image 54: East room, first floor; plaster wall conditions. 

 

First floor, addition 

Existing Fabric 

The first floor of the addition contains a modern kitchen and an accessible lavatory. The entrance 

vestibule from the accessible ramp at the south end of the addition contains an electrical sub-panel and 

two fuse boxes. A steep stairway leads from the vestibule to the second-floor spaces. (Images 55 thru 59) 

Conditions 

The kitchen and lavatory are in good condition with late 20th / early 21st century finishes and 

appliances. It is unclear if the stove is code compliant given its use to support miscellaneous small 

functions. 

While difficult to represent with photographs, when viewed from the entrance vestibule, there is a 

visible dipping of the addition in the area of the stairway. This may be the result of general settling over 

time. There are two modern lally columns in the cellar under the addition so all noticeable settling may 

have been addressed. 

Recommended Treatment 

Upgrade the fuse boxes (Image 58) located in the vestibule to modern circuit breakers. In general, 

electrical upgrades should be done throughout the building; refer to Utilities (page 49) for additional 

details. 

Address sill deterioration concerns noted in the exterior section. Work with a structural engineer to 

inspect the structure under the first floor of the addition to ensure appropriate stability. 
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Image 55: Kitchen, first floor addition, looking east. 

Accessible lavatory at right (green door). 

 

 

 

 

Image 56: Kitchen, first floor addition, looking south to entrance 

vestibule at right. 
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Image 57: Kitchen, first floor addition, looking west toward large 

room at north end of original building. 

 

 

 

 

 

Image 58: Sub-panel and fuse boxes at 

addition vestibule. 
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Image 59: View from addition vestibule 

looking north toward kitchen 

(right) and stairway to second 

floor (left). 

 

Second floor, original building 

Existing Fabric 

The primary access to the second-floor space is via a turnback stairway in the southeast corner of the 

original building. The stairway leads up to the second-floor landing. (Images 60 and 61) The second floor is 

dominated by the large auditorium. (Images 60 and 61) A small room located at the southwest corner of 

the building has been renovated to incorporate late 20th century wood paneling on the walls. (Images 64 

and 65) 

Conditions 

Generally, the conditions at the second floor represent general usage wear and tear with two important 

exceptions. There is a large water stain in the ceiling towards the northeast corner of the auditorium. 

(Image 66) This staining is indicative of an active roof leak. Images from the roof show a missing panel of 

shingles that likely correlate to this general area. The presence of insulation in this space will act like a 

sponge and hold water against the framing and ceiling leading to ongoing damage. 

At the south end of the room there are large cracks in the plaster and some delamination of the plaster. 

(Image 67) Local residents who routinely use the building have indicated that this condition appears to be 

new since 2020.  
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Recommended Treatment 

In conjunction with the recommended roof replacement, wet insulation in the attic space above the 

auditorium will have to be removed and replaced. Once dried out, the ceiling in the indicated location 

should be repaired and repainted. 

At the south wall of the auditorium, the plaster issues should be repaired at the same time as the 

ceiling. Until these repairs can be executed, the conditions should be monitored to determine if these 

are active conditions that may indicate additional issues. 

 

 

 

 

Image 60: View of second floor landing 

looking east. 
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Image 61: View of second floor landing 

looking west. Auditorium is 

accessed through double doors at 

right. 

 

 

 

 
Image 62: Second floor auditorium looking north. 
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co 

 
Image 63: Second floor auditorium looking south. 

 

 

 

 

Image 64: View of second floor “office” space 

looking east. The second-floor 

landing is located beyond the door. 
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Image 65: View of second floor “office” space 

looking west. The auditorium space is 

beyond the door at the right. 

 

 



Shirley Center Town Hall Page 44 

Conditions Assessment and Treatment Recommendations 

 Draft - July 2022 

 

Image 66: Water damage at ceiling of auditorium 

space. 
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Image 67: Detail and context of 

plaster damage on south 

wall of second floor 

auditorium space. 
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Second floor, addition 

Existing Fabric 

The second floor of the addition includes two lavatories (Images 68 and 69), a storage area, and a second 

furnace. (Image 68) The furnace is natural gas powered and vents up through the ceiling and to the north 

through the attic space, exiting at the north roof plane of the addition, next to the brick chimney. 

The walls and ceiling are plaster with a vertical tongue and groove wainscot; the floors are narrow 

wood strip. The modern lavatory spaces feature VCT tile floors and updated fixtures. The previous 

generation(s) of furnace for the addition was located in the closet in the south corridor. 

A steep stairway connects the first and second floors of the addition. (Image 71) 

At the second floor adjacent to the doorway between the original building and the addition, a rounded 

wall hides the brick chimney venting the furnace at the first floor. 

Conditions 

The condition of the space is good to fair with generally worn finishes. The curved plaster wall at the 

chimney location has been repaired, but never finish painted to unify the appearance. (Image 72) 

Plaster has been removed from the wall above the closet that formerly held a furnace. There is evidence 

of soot above the closet door suggesting a “puffback” of the earlier furnace. (Image 69) 

Recommended Treatment 

As issues at the second floor of the addition are largely cosmetic, determining future use requirements 

and patterns will drive repair efforts and timing. 
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Image 68: View looking east toward north 

lavatory, second floor of addition.. 

 

 

 

Image 69: View looking east toward south 

lavatory, second floor of addition. 

Original furnace closet door is at 

the left. 
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Image 70: View of newer gas fired furnace, 

second floor of addition. Stainless 

steel chimney goes into attic space 

and heads right to exit on north 

slope of addition roof, next to brick 

chimney. 

 

 

 

 
Image 71: View of stairway in addition looking 

down to entrance vestibule. 
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Image 72: View of curved wall adjacent to door to 

original building. Plaster has been repaired, 

but not finish painted. Area marks chimney 

for first floor furnace. 

 
Utilities 

Existing Fabric 

Electrical service (200 amp) for the building runs underground to the east property boundary where it 

rises to a series of electric poles headed south toward Horse Pond Road. The circuit panel in the cellar 

under the addition is partially labeled. A sub-panel and fuse boxes are located in the entrance vestibule 

of the addition (also partially labeled). 

The building is on town sewer with a sewer grinder pump located to the southeast of the building. 

There is a fire alarm connection tied in with the fire alarm service at the First Parish Church across the 

Green. 

The building is heated with two gas-fired forced air furnaces. 

Conditions 

Most outlets are ungrounded with an assortment of ground plug adapters lying about. These adapters 

can be useful but offer no grounding protection against shocks and shorts.  

The building is nominally heated throughout the winter which allows the kitchen and lavatory fixtures 

on the first floor of the addition to remain online year-round. The lavatory fixtures on the second floor 

of the addition have been drained and are offline. The spigot on the south elevation of the addition is 
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dripping. This fixture may not be properly winterized although no leaking was observed in the adjacent 

cellar space. 

Over the years, a variety of light bulbs have been installed in various fixtures – interior and exterior. 

These light bulbs reflect various changes in recent lighting technology, but together represent a jumbled 

approach to lighting practices. 

Recommended Treatment 

The circuit panel and sub-panels should be clearly labeled. A floor plan map with annotated circuit 

numbers would be a useful cross reference. All electrical outlets should be upgraded to true grounded 

outlets throughout the building. All outlets in the kitchen and lavatory areas must be GFCI (ground fault 

circuit interruption). Providing grounded, upgraded 20-amp outlets throughout the building will not only 

decrease the risk of electrical/fire hazard, but will also provide appropriate power for modern 

electronics that may be used for function rentals and community events. 

Installation of a UL certified lightning protection system in conjunction with the electrical upgrades is 

encouraged. 

While current practice involves heating the building to approximately 55oF throughout the winter, use 

cycles will determine the extent and efficacy of this practice. A combination of lower heating 

temperatures and dehumidification may result in lower operating costs if the building is not used in the 

winter. If the building is dormant during the winter, fully draining and winterizing water fixtures will 

minimize the risk of frozen pipes that could cause significant damage. New exterior storm windows 

properly installed and used will also help with energy efficiency. 

Identify and determine a consistent approach to visible light bulbs. LED bulbs tend to have a long life and 

decreased energy consumption, but the form factor and visibility of the electronics of the bulbs has 

changed dramatically over the years. Identifying the preferred bulb and creating a standard for 

replacement is recommended. 

Life/Safety 

Existing Conditions 

As noted by the Fire Department, the building is not up to current fire codes. There is no dedicated fire 

alarm panel in the building. The existing smoke detectors have not been tested in recent memory and 

may no longer be serviceable. The emergency egress lighting has not been tested in years and does not 

appear to work at all. While fire extinguishers are located throughout the building, they also have not 

been tested in years. The existing exit signs are not lit and are not sufficient to meet current fire code. 

As a public use space, the most pressing concern for the town is appropriate life/safety elements. There 

are wired smoke/heat detectors in the ceiling of each room. These appear to be aged devices and have 

not been recently tested for reliable operation. These devices are reportedly wired to the fire 
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protection system located in the First Parish Church which is in turn direct connected to the closest 

fire station. The Fire Department requires a dedicated alarm system for the Town Hall building. 

Recommended Treatment 

Replace all smoke/heat detectors. Connect all detectors back to a central fire alarm panel with direct 

connection to the fire department. Test and replace as necessary all fire extinguishers. Replace all 

emergency egress lighting. Install new lighted exit signage to meet existing fire code. Since the furnaces 

are fired by natural gas, make sure that appropriate carbon monoxide detection is in place. Develop and 

implement annual testing plan for all devices – alarm panel, detectors, extinguishers, egress lighting. 

 

 

OVERALL TREATMENT RECOMMENDATIONS 

Building Preservation Projects 

Priorities 1 - 5 are deemed most critical and efforts should be coordinated around detailed scope 

development and funding to ensure this work is completed as soon as possible. While the fire detection 

upgrades are currently underway, ensure that all aspects of the work are executed according to Fire 

Department requirements. Be sure to test these new systems annually. 

Priorities 4-10 represent issues that pose a less critical risk to the building but should be addressed in 

the next five to ten years. These projects should start to be developed in order to facilitate funding and 

timing logistics. 

In addition to the basic building preservation projects identified, evaluation of future use scenarios will 

drive certain projects. For example, providing access to the second floor by way of an elevator system 

and addressing aesthetic concerns at the first floor and increasing catering facilities may result in 

additional function rental use. 

The dollar values represent the anticipated probable cost. In current market conditions these values are 

extremely difficult to pinpoint. Additional overhead associated with municipal projects (e.g., public bid, 

prevailing wages, etc.) have been considered but may vary widely based on the underlying market 

conditions.  
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HIGHEST PRIORITY PROJECTS – WITHIN 3 YEARS 

* Indicates immediate concern 

Priority Project 

Opinion of 

Probable Cost 

1* 

Replace roof 

Note: Removal of tree limb resting on roof should be removed as soon 

as possible and independently of roof replacement. 

$70,000 

2* 

Upgrade systems to meet fire code 

Install dedicated fire alarm panel for this building. Upgrade all heat and 

smoke detectors. Replace all egress lighting. Inspect/test all fire 

extinguishers. Develop annual plan to test all systems (fire 

extinguishers, alarms, emergency lighting) 

$20,000 

3 Sill repairs $35,000 

4 Cellar stair repairs $3,500 

5 Electrical Upgrades $45,000 
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SECOND TIER PROJECTS – WITHIN 5 YEARS 

Priority Project 

Opinion of 

Probable Cost 

6 

Exterior Carpentry Repairs and Paint 

Includes work at the portico 

$25,000 

(carpentry) 

$65,000 

(paint) 

7 

Window restoration 

Note: Stabilization of south facing gable end window should be done 

ASAP. 

$55,000 

8 

Auditorium Plaster 

Monitoring and repairs 

$15,000 

9 

Entrances 

Door repairs 

$5,000 

10 

Arborcare 

General review and maintenance of trees at north elevation. 

$3,500 

11 Shutter restoration $25,000 

 

 

THIRD TIER PROJECTS – 5 - 10 YEARS (depending on use scenarios) 

Priority Project 

Opinion of 

Probable Cost 

12 Interior cosmetic upgrades $40,000 

13 Repair cement cracks at portico $2,000 

14 

Cap eastern chimney 

Assuming no longer in service 

$5,000 
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Ongoing Maintenance 

Often the most important preservation project is routine, ongoing maintenance. Ultimately, roofs must 

be replaced, buildings need to be repainted, and mechanical systems wear out. Addressing minor issues 

as they arise and performing routine maintenance activities will often extend the life of materials and 

systems and thus defer complex and invasive projects. The following is a list of recommended 

maintenance activities and cycles that will help the ongoing preservation of the Shirley Center Town 

Hall.  

Frequency Task 

After major storms 

Walk around property looking for any damage such as missing roof shingles, 

loose shutters, broken glass, fallen tree limbs. Look for shingle bits on the 

ground near the foundation. 

 

Inspect cellar and attic looking for any areas of water infiltration. Document 

locations using digital photographs and monitor for change in conditions. 

Annually 
Prune or otherwise cut back vegetation around building, particularly along the 

north elevation. 

Annually 

Inspect exterior of building looking for areas of early paint failure. 

 

Document areas and institute basic paint touch-up maintenance to inhibit 

ongoing paint failure. 

 

Note that if paint is falling off in sheets, there is likely an underlying moisture 

issue that should be investigated. 

Annually Inspect and tag fire extinguishers. 

Test new fire alarm system including smoke and heat detectors. 

Test emergency lighting and replace any batteries as necessary. 

 

Semi-Annually Institute deep housekeeping procedures that can be incorporated into 

seasonal opening and closing operations. 

 

Conditions observed during these cleaning cycles can identify minor issues 

such as sticking doors which can be subsequently monitored and addressed. 

Semi-Annually Institute seasonal water turn-on and turn-off procedures. 

 

This includes any outdoor spigots as well as the interior plumbing. If the 

building is not used throughout the winter, it is often best to drain the toilets 

and sinks and keep antifreeze in the traps and toilet tank in case there is ever 

a loss of power and/or heat during a storm that would impact the low level of 

heating maintained during the winter. 
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Frequency Task 

Monthly 

Check stability of all handrails, particularly at the accessible ramp and the 

emergency egress. Any loose rails should be repaired immediately to avoid 

visitor accessibility issues. 

Monthly 

Check for ease of operation of all building locks and latches. 

 

Doors and windows can swell in summer humidity and make these systems 

difficult to use. This difficulty can cause mechanisms to be forced which will 

cause damage. 

Quarterly 

Replace furnace filters. 

 

Deep clean of oven and stove to minimize fire risk. 



 

© BUILDING CONSERVATION ASSOCIATES INC 

 



The members of the Council on Aging Board,  respectfully request to the Town of Shirley Select board 
the following edits to the COA rules and regulations 

  

Town of Shirley 

COA Rules & Regulations 

Article IV- Members  

  

Edit to read:  

a.       The number of voting members shall be a maximum of five inclusive of the chairperson, with the 
ability to have two associate non-voting members.  

Prospective Council members shall be screened and nominated by the Nominating Committee and then 
accepted by vote of a majority of the existing members of the Council; however, no person so 
nominated shall serve on the Council until appointed by the appointing authority, and sworn in by the 
municipal clerk.  

b.       Such members shall be appointed a three year term with no limit to the amount of terms they may 
serve. 
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