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Feasibility Study for the Exterior Restoration of Somerset Old Town Hall 

 

Introduction 

The purpose of this report is to determine the feasibility of restoration of the exterior of the Old Town 

Hall at 1480 County Street, Somerset, Massachusetts. Exterior restoration of the building is expected to 

be a first phase in the complete rehabilitation of the building to prepare it for long-term use as a 

community meeting hall. 

It is important to understand the meaning of “restoration.”  Historic buildings, or simply old buildings, 

can be restored, renovated, rehabilitated and/or re-purposed. These terms represent a spectrum of 

approaches that range from the archival return of a building to its original state, to complete 

transformation into something entirely different.  Although the term “restoration” implies an approach 

closer to the archival end of the spectrum, we will use it more broadly in this study.  While it is clearly the 

intent of the Somerset Historical Commission to have the building returned to its original appearance, it 

should also be a goal to achieve a state of sustainable functionality.  A building restored to its original 

state is all very well, but it must also meet, as closely as is reasonable, modern standards for building 

codes, energy efficiency, accessibility, and sustainability.  

 

The Building 

The Somerset Old Town Hall is listed in the Massachusetts Cultural Resource Information System as 

having been built in 1873. Its architectural style is described as Greek Revival/Italianate.  The building 

is a simple one-story rectangular structure with its principal gable end facing the street. There is a shed-

roofed annex at the rear. At the exterior much of the original historic detail has been obliterated by the 

installation of aluminum siding. The interior plan consists of a large meeting hall, with, at the front, an 

entry vestibule at the center, a utility/kitchen space to one side and toilet rooms to the other. In the rear 

annex there are two storage/office spaces and a utility room that is accessible only from the exterior. 

Since the focus of this study is the exterior of the building, interior features including finishes, fixtures 

and mechanical systems will not be addressed.  

At the exterior, although the building is almost entirely covered with aluminum siding and trim, it is 

clear that much of the basic original form of the building is intact. Original features include the 

principal roof cornice, most of the windows including their cornices, the entry door and its canopy, and 

the decorative oculus in the front gable. It is unfortunate that more photographs of better quality of the 

historic building have not been found, but even the one somewhat readable photo provides an 

understandable representation if it historic appearance. 

In addition to the aluminum siding, various other alterations have been made to the exterior of the 

building over the years. Perhaps most significantly, the cupola, which is visible in the few historic 

photographs that have been found, is missing. One window on the south side of the building has been 

modified into a door to provide an accessible entry, and a concrete wheelchair ramp with railings has 

been built adjacent to it. Also on the south side, a small window has been inserted which provides light 

to the women’s toilet room. On the principal west elevation, facing County Street, one window has 

been blanked off. The casings and cornice remain, but the sash has been removed and the opening filled 
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in to accommodate an intersecting partition between the men’s and women’s rooms at the interior. At 

the northeast corner of the building a stainless steel enclosure for a fuel tank has been installed. 

These alterations to the historic fabric of the Old Town Hall are quite typical of those made to public 

buildings through a long period of relative insensitivity to issues of historic preservation. Luckily, in the 

case of Somerset Old Town hall, these alterations are readily reversible. 

 

Recommendations 

Site 

Relocation of the accessible entry from the south side of the building to the main entry on the 

west will accomplish two important goals: 

1. The accessible entry will be located at the front door. Both State and Federal accessibility 

codes mandate that where possible accessible entries should be provided at the principal 

public entry of a building. In the case of Somerset Old Town Hall, this is easily achievable 

by providing a sloped walkway from the parking area at the south of the building to a new 

landing directly at first floor level outside the main south entry. The grade differential 

between the parking area and the first floor of the building is small enough that this 

walkway can have a slope of less than 5%, which would mean it would not be required to 

have handrails. 

2. Removal of the concrete wheelchair ramp will allow modification of the parking area on 

the south side of the building. There will be space for three handicap parking spaces, 

including one van space. There is adequate space in the driveway between the Old Town 

Hall and the adjacent Library to allow these parking spaces to be shifted away from the 

south wall of the Old Town Hall, which has been damaged by cars parked too close. 

The existing door on the south side of the building provides not only an accessible entry, but 

the required second means of egress. Removing this door and restoration of the window it 

replaced will require that a new second means of egress be provided. This can be achieved by 

the installation a new door, landing and steps at the east end of the building. 

Siding 

The most significant remediation to the building will be the removal of the aluminum siding 

and trim. Explorations under the aluminum have shown that much of the original siding, which 

is wood clapboards, and other original wood trim, including corner boards, fascias, soffits, 

friezes, cornices, casings and the like, remain in place under the aluminum. Not until the siding 

is completely removed will it be possible to fully assess the condition of these elements.  In the 

case of the siding, the old wood clapboards may be salvageable, requiring only patching, 

scraping and painting. But it is more likely that complete replacement of the siding will prove 

to be in the best interests of the building. New cement fiber clapboards, which have the 

identical appearance of wood clapboards, would provide a long lasting, highly durable, 

paintable and low maintenance exterior. Estimates provided in this report reflect the range of 

costs that might be associated with repair or replacement of the clapboard siding. 

It should be noted that the use of non-original, “artificial” materials such as cementitious 

clapboards might well the rejected in an archival restoration. However, it is our contention that 
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modern materials which faithfully replicate the appearance of historic fabric but also provide 

extensive advantages of maintainability and durability are preferable and justifiable. 

Trim 

As is the case with the siding, the condition of the surviving wood trim under the aluminum 

will not be fully known until the aluminum is completely removed. Spot investigations under 

the aluminum show that much of the trim is still in place, although damage and missing 

elements are apparent. For instance, at least two of the ten inch wide corner boards are cracked, 

and the bed molding between the soffit and frieze of the main roof cornice was removed to 

facilitate installation of the aluminum. The trim may only require miscellaneous repairs, 

scraping and painting, or extensive replacement. Under any circumstance moldings and other 

elements that are entirely missing should be replaced. Again, estimates in this report will cover 

a range of costs for repair or replacement of the trim. 

Windows 

There are eight extant original window openings in the building on the north, west and south 

sides. There may have been additional windows on the east wall, but, if there were, these were 

removed when the annex was added. Of the eight window locations, six retain their original 

sash. The frame and exterior trim of one window (location 102 on Floor Plan drawing A-01) on 

the west, remains in place, but the sash has been removed and the opening filled. The window 

opening at location 104 has been modified to provide the existing accessible entry door. 

These windows appear to be original. They are single glazed, double-hung sash with a 

dimension of approximately 34 inches wide by 96 inches tall and 9 over 9 true divided lights. 

Upper sashes are fixed and lower sashes are supported by traditional weights and pulleys. The 

windows are also provided with aluminum triple track combination storm windows.  

While modern, double glazed replacement windows would provide excellent thermal 

performance, it is perfectly possible to improve the existing windows to a point where they will 

perform almost as well as replacement windows. The sash (the moveable elements of the 

windows) will require repair – replacement of broken panes and re-glazing, and repainting. The 

weights and pulleys should be removed and the weight pockets filled with insulation. This will 

greatly reduce air infiltration.  The balance function of the weights and pulleys should be 

replaced by Pullman balances or concealed block and tackle balances. Spring bronze weather 

stripping should be applied to the sash and new, high quality storm/screen windows installed. 

New sash, matching the existing, should be fabricated and installed with similar weather-

proofing details at the existing frame at window location 102 on the west elevation, and an 

entire new, matching window – frame and sash, should be fabricated for installation at location 

104 where the existing accessible door is to be removed. 

The small window at location 106 in the east wall of the annex can be treated in similar fashion. 

The precise condition of the exterior window trim will not be known until the aluminum is 

removed. It is encouraging to note, though, that when the aluminum was installed, the window 

cornices were not hacked off and the wide sills were not cut back, as often happens with the 

installation of aluminum or vinyl siding. It is clear, however that a small bed molding under the 

cornice was removed. This can easily be replaced.  
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Doors 

The west entry door will require modification to provide an accessible entry. The existing door 

consists of (2) thirty-inch wide leaves, which would not meet requirements for accessibility. 

These should be replaced with newly fabricated leaves, thirty nine inches wide and twenty one 

inches wide. The leaves should be paneled to match the detail of the existing doors. While this 

is not a typical historical door configuration, it is a reasonable accommodation for accessibility. 

The door should be provided with accessible hardware and a closer. The existing frame, trim 

and canopy should be repaired, scraped and painted. 

The new second means of egress door on the east wall of the annex can be a conventional 

modern door with a wood framed landing and steps and railings. 

Roofing 

The existing roof is asphalt shingle. The original historic roof may have been slate or cedar 

shingle. As a matter of interest what the original roof was might be deciphered when new 

roofing work is done, but the only reasonable replacement for the existing roof will be new, 

high quality asphalt shingles. 

New painted aluminum gutters and downspouts should be installed to control run-off from the 

roof. The use of hung half-round gutters will permit the preservation of the crown molding at 

the roofs edge. 

Insulation 

The floor over the crawlspace is not insulated. It is not known if there is roof or ceiling 

insulation. Insulating the floor and roof are tasks that should be undertaken in the second phase 

interior restoration of the building.  

It is also not known if there is wall insulation. There was no evidence that insulation had ever 

been installed, but we did not open the wall to verify this. If the walls are not insulated, which 

is a reasonable assumption, the exterior restoration phase of the project would be the ideal time 

to install blown-in, dense pack cellulose insulation. This could be done, with no cosmetic 

effect, from the exterior prior to the repair or replacement of the clapboard siding. 

Painting 

It was our original intent to include paint color analysis as part of this study. But it became 

clear that a thorough color study could not be done until the aluminum siding and trim are 

removed and there is access to all the architectural elements of the building.  

In the places where we investigated under the aluminum, it did appear that the trim and body of 

the building were white at the time the aluminum was installed. In fact much of the paint was 

peeling off, revealing bare wood and no other colors than white on the back side of the peeled 

paint flakes.  However, it might be a mistake to assume that because white is what we find, and 

Greek Revival buildings were often white, and white is a well-remembered color for New 

England town halls, that the building was always completely white. Although the building has a 

Greek Revival form, it does have one outstanding Italianate feature in the canopy at the main 

entry door, and Italianate buildings were often painted in a polychrome palette. The original 

paint scheme should be revealed by a color analysis after the aluminum is removed. 
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The existing paint, whatever color, is likely to have lead content, and should  be removed or 

encapsulated in accordance with lead paint abatement safe practices. 

Cupola 

Only one historic photograph has surfaced that shows the lost cupola on the building. Indistinct 

as that image is, it is enough to create a reasonable replica, which we have attempted to do. See 

drawing A-04. The photograph shows what may have been louvered, arched openings in the 

cupola, suggesting that there may have been a bell inside it. Our design for a replica simulates 

these arched openings, but keeps them fully closed to prevent any weather penetration. 

Lighting 

While exterior lighting will be an important element in the restoration of the exterior of the 

building, it should be considered as part of the second phase interior restoration project since 

wiring and controls would be part of the interior electrical systems. 

 

Cost Estimates 

Site Work                                                                                                      $21,500.00 

 Remove existing handicapped ramp 

 Repave parking at south side of building, paint striping, bumpers, HC signs 

 New sloped concrete walkway and landing at west entry door 

 Allowance for minor grading, planting 

 

Demolition        $ 6,000.00 

 Remove aluminum siding and aluminum trim from entire building 

 Remove small window at south wall of women’s room 

 Remove door and transom at south wall of meeting room 

 Other miscellaneous demolition 

 

Exterior Trim, minimum scope                     $ 8,000.00 

All trim except at windows and doors: assume 80% intact - repair as needed, add missing 

moldings, scrape and paint      

   

Exterior Trim, maximum scope      $14,000.00 

Remove all existing trim except at windows and doors – replace with new matching cellular PVC 

trim and moldings, paint 
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Siding, minimum scope       $23,800.00 

 Existing wood clapboards: assume 80% intact – repair as needed, scrape and paint 

 

Siding, maximum scope       $43,150.00 

 Remove all existing clapboards, replace with fiber-cement clapboards, paint 

 

Windows        $14,800.00 

Existing windows: Repair and reglaze upper and lower sash; remove weights & pulleys; fill 

weight pockets with spray foam insulation; install Pullman balances at lower sash, fix upper sash 

in place; install spring bronze weather stripping; casings, sills and cornices – assume 80% intact – 

repair, add missing moldings; scrape and paint sash, frames and trim; install new aluminum triple 

track storm windows.  

Window #104: fabricate and install entire new window – sash, frame, casings, cornice – to match 

existing windows; install new aluminum triple track storm window. 

Window #102: fabricate new upper and lower sash, install in existing frame; install new 

aluminum triple track storm window. This work requires modification of the partition between 

the men’s and women’s toilet rooms, and relocation of toilet at women’s room. 

 

West Entry Door       $ 4,500.00 

Fabricate and install new accessible door and fixed panel (see detail) with accessible hardware, 

closer, weather stripping, etc. Fabricate and install new single glazed transom light. 

 

New east exit door       $ 7,200.00 

East exit door: Provide and install 36” X 80” insulated fiberglass door, hardware, weather 

stripping, etc. Construct new landing, steps and railings 

 

Roofing        $26,000.00 

Strip existing roofing, repair roof sheathing as needed, install new architect grade asphalt 

shingles, aluminum flashings. Install new aluminum half round gutters and round downspouts – 

spill at grade 

 

Wall Insulation         $11,200.00 
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Cupola         $17,000.00 

 Construct and install new cupola – see details 

 

Contractor’ General Conditions, Overhead and Profit   $45,365.00 

 

Contingency        $25,000.00 

 

Design Fees        $20,000.00 

 

Conclusions 

The recommended program of restoration and rehabilitation for the exterior of Somerset Old Town Hall, 

as outlined in this report, will result in a building shell that will faithfully represent, as closely as is 

reasonably possible, its historic appearance, while at the same time providing assurance of long term 

durability and serviceability.  Depending on what is revealed on the removal of the aluminum siding and 

trim, the range of costs for restoration can be expected to run from $230,000.00 to $255,000.00. 
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Photographs 

 

 

  Historic photo showing Old Town Hall with cupola 

 

 

   Old Town Hall today, West Elevation showing aluminum siding 
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      Accessible entry and wheelchair ramp 

 

 

      Looking from the Southeast 
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             North Elevation 
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                Corner Board under aluminum trim 
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               Clapboards under aluminum siding 
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              Window cornice – paint line indicates missing bed molding 
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Product Cuts 

 

Pullman window balance to replace weights and pulleys 
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Concealed block and tackle balance to replace weights and pulleys 
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Half-round gutter system 

  

 


