i

Mayo Beach B

frchiteciure and Indusiiial Design

219 A Stizet Rear Bos
pl 617.482.2500 fax &

T
1

on A G210
7487 9530

Town of Wellflest
Health & Conservation
220 West Main Street
Wellfleet, MA 02667

FILE COPY

athhouse Study

100% Conceptual Set - April 24, 2003

————fZ—,_cm: — Bourne Consulting Engineering
M S‘l—-— 184 Hesi Central Streel
—_ Franklin, 34 02038

(508) 528-5183 FAY {508) 580-88%1 E-maid: bre®bournece.com




]

Table of Contents

1. Overview

2. Site

3. Existing Conditions

4. Conceptual Design

5. Conclusions/Recommendations




.

1. Overview

The following conceptual
study documents options and
feasibility to renovale the
existing one and a half story
wood framed clapboard
buillding structure located at
39 Kendrick Avenue, Wellfleet,
MA 02667 (Mayo Beach)

into a bathhouse for the Mayo Beach site on which it

stands.

2. Site

The site is located at what
is more commonly known
jocally as “Mayc Beach”
and as defined on the Town
of Welifleet Massachusetts
Assessor's Atlas shests 20
and 21 dated January 1,
1993 (see attached) as Lot 8

of the Central Zoning District. The site lies south (across

Kendrick Road) of the Town of Wellfleet's Baker's Field
recreational faciliies. Baker's Field incorporales lofs 5,8,
and 7 of the Cenlral District and Lot 4 of the Residential

1 district.
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3. Existing Conditions

1. Building structure (see
attached):
1. The  existing
one and a half story
wood framed clap
board building has
approximately 730
square feel on the
first floor with 8’ foot
ceifings. There is an
unfinished attic space spanning the entire ground floor
above, but it's height is impeded by the roof line. The
ground floor is concrete slab on grade. The foundation is
CMU. There is an exterior storage shed and a fixed aw-
ning attached to the main building. Mo central heat exists,
but a temporary heating unit is present.

2. Site:
1. The site incorporaies public beachfront, beach
grass and dune areas, paved town parking
and a regulation sized outdoor recreational
hasketball court. The entire North side of the
site abuts Kendrick Ave, while the entire South
side of the site abuts Wellfleet Harbor. The West
side borders a Residence at
116 Kendrick Ave and the East
side  borders  The Playhouse, Whart
Building, Pier Store, and a Town access road.
The existing Mayo Beach structure to he
renovated occupies a small portion of the
site on the East side.
2. This site lies within an area subject to
100 year floods.
3. Soil conditions While no soll evaluations
have been performed, a review of recent testing
on the adjacent lot at 115 Kendrick Ave, conver-
sations with Emily Beebe of the Board of Health
and general knowlaedge of the area, indicate that
the soils underlying the site are medium sand
and will be suitable for support of the building
foundation and construction of a seplic system.
4., Utilities:
1. Water is presently provided to the
building on a seasonal basis {turmed off
forwinter) via apumped well. However, the
town proposes io deliver polable
water to the site by December 2003 as
partofthe newtownwater project. Wellfleet
is presently allotted 20,000 gal/day
of water
2. The existing buildng has lim-
ited toilel facilities and they are cur-
rently are not up to the requirements
of the DEP Tile 5 Regulations.

South Elevation
39 Kendrick Ave, Wellfleet, MA

Marth Elevation
35 Kendirick Ave. Wellfleet, MA

West Elevation
38 Kendrick Ave. Wellfleet, MA

A =2l

East Elevation
38 Kendrick Ave. Wellfleet, MA
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4. Conceptual Design

1, Considerations Removal of Barriers granl award oc
curs

by Dec 2003/Jan 2004.

2. Anticipate 4-6 weeks minimum for
approval of both Conservation
Commission (including DEP) and
Board

of Heaith hearings and approvals
after receiving (BHCD) grant ap
proval.

1. Utilize the existing
foofprint.
2. Peak beach usage
occursduring surmmer
from the hour before
to the hour after high
tide. Because there
B B R are no specific beach
population numbers on record according to Susan
Thomas, the Wellfleel Beach Manager, we have
estimated 75 beach users per day during peak.
3. In addition to the beach users, the renovated
faciity and system shouild be able fo
accommodate the recreational users of baker's
Field and Playground. Becky Rosenbaum, the
Wellfleet Recreation Director, estimates 400-500
recreational wsers per day of the Baker's
Field and playground.
4. Helen Purcell of the Waellfleet Historical
Society indicates there does noi appear to be
any historical restrictions on the Mayo Beach
structure limiting or affeciing it to be used as
a bathhouse.
5. We aniicipate the septic field will be located
in the parking Iot where the soil is sandy.
The design flow for this facility (under Title 5) based
on the estimated type and population of users and
is nof a funclion of building fixtures. The design
of the seplic system to support a bath house will
be the same for either of the options proposed.
Design Criteria:

Persons/ bathers

75 @10 gpd/person {hathers)

Persons/ playground patrons

500 @ 5 gpd/person (playground patrons)

Total Flow75 x 10+ 500 x 5=
3250 gallons per day

Estimated system cost:
$40,000 to $50,000

6. Utilize the existing well for wash down and water
closets, if possible.
7. Provide exterior cold showers, somewhal
similar in concept ic those at Marconi Beach.
8 Prepare itwo simpie concepiuati design
renovation scenarios (one exclusively as a bath
house and one to additionally accommodate the
Town of Wellfieel's Sheilfish  Department)
as per the allached.
8. Scheduling:
1. Anticipates a spring 2004 construction,
assuming The Department of Housing
and Community Development {DHCD)



4. Conceptual Design (cont)

2. OPTION A:

1. Description ~ Option A
{see attached skelch A) pro-
poses to renovate the build-
ing structure exclusively as
a bathhouse, maximizing the
quantity of fixtures within the
existing building footprint,
for use by the beach and
Baker's Field recreational

users. Areas are designated for maleffernale charnging
areas and vold water showers, Clearances, layouts, and
fixtures are addressed for compliance with the Massachu-
selis Architectural Access Board. The bathhouse wili be
summer seasonal only, with no heat provided, and will be
shut down during the off-season. The restroom entries
are oriented fowards the parking and beach access path,
while the shower entries are oriented towards the beach.
2. Square Foolage
1. Women’s:  Approximately 311 SF
2. Men's: Approximately 311 SF
3. Plumbing Fixtures (according to Massachusetts
Plumbing Code 248 CMR, Public Beach Bathing mini-
mum requirements are one water closet per 200 females
and one water closet/urinal per 500 males):
1. Women’s Restroom:
6 water closets
4 lavs
1 floor drain
1 hose bib
2. Men's Restroom:
3 water closets
2 urinals
4 lavs
1 service sink
1 floar drain
1 hose bib
3. Women's Shower:
3 cold water showers
1 floor drain
4. Men’s Shower;
3 cold water showers
1 floor drain
5. Misc:
1 hose bib
1 high/low water cooler

4. Preliminary Consiructfion cost estimate:

1. Based on industry standard square foot
estimales of $80/sf for a renovation, the
estimaied preliminary  construction cost
estimale for Option A would be approximately
$65,700 for 730 gross square feet.

5. Codes:

1. Massachusetis State Building Code
780 CMR use group - B.

2. Massachusetts Plumbing Code 248 CMR
buildingclarification—Bathing{PublicBeaches).
3. Massachusefts Architectural Access
Board 521 CMR.
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4. Conceptual Design (cont)

3. OPTION B;

1. Description - Opiion B
(see attached skelches B-
1) proposes to renovate the
building siructure for a bath-
house and for use by the
Town of Wellfleet's Shellfish
Department. The bathhouse
portion will be summer

seasonal only, with no heat
provided, and will be shut down during the off-season. Yet,
ihis scenario propases one public acceassible unisex hand-
icap toilet room for year round public use as part of the
heated Shellfish Department area. The program includes
Shelifish Department storage and work space on the
ground floor. Dormers are o be added to the second floor
to accommeodate use of the existing unfinished attic space
as an office for the Shellfish Department. An Quidoor
storage shed is proposed on the east side to replace the
existing west side shed. This is mainly to provide three
seasoh slorage for the Shelifish Depariment's All
Terrain Vehicle.

The bathhouse area and fidure counts have been re-
duced compared to Oplion A. However, given the esti-
mated number of users, the fixiure counts still exceed the
one water closet per 200 females and one water closet
per 500 males minimum required for Public Beach Bathing
according to Massachusetis Plumbing Code 248 CMR.

Being a public facility, the second floor would need to
be ADA accessible. A limited use vertical lifi seems
mosl practical in this situation. However, given the
potential that this renovation project may not be fi-
nancially feasible due to the addifion of a lift, there
is a possibilitly if's requirement could be appealed.

Aftached are three scenarios for Option B.  The
first (B-1) is for ful ADA compliance for ac-
cess to the second floor using = vertical lift.

2. Bgquare Footage
1. B-1 (ADA compliant):

1. Women's: 175 SF
2. Mer’s: 152 SF
3. Unisex 45 SF
4. Shellfish entry/storage 195 SF
5. Shellfish office 591 SF
8. Total Net SF 1158 SF

3. Plumbing Fixtures {according to Mas-
sachusetts Plumbing Code 248 CMR, Public Beach
Bathing minimum requirements are one water closet
per 200 females and one water closet/urinal per 500
males);
1. Women’s Restroom:
4 water closets
3 lavs
1 service sink
1 floor drain
1 hose bib

2. Men's Restroom:
2 water clossts
2 urinals
3 lavs
1 floor drain
1 hose bib
3. Showers:
3 cold water showers
1 fioor drain

4. Unisex restroon:
1 water closet
1 lavs

5. Misc:
2 hose bibs
1 high/low water cooler

4. Preliminary Construction cost estimate

1. The following are estimated preliminary

construction cost estimates based on incustry

standard square foot estimates (excludes sepfic):
1. B-1 {ADA compliant) — approximately
$160,000 {$90/sf +$25,000 §ift} for 1492 gross SF.

5. Code:
1. Massachusetts State Building Code 780
CMR use group - B.
2. Massachusetts Flumbing Code 248 CMR

building clarification - Bathing {Public
Beaches).
3. Massachusetis  Architectural Access

Board 521 CMR.
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2. Conclusions/Recommendations

1. Considering the following items:

= potential expansion of the project to tie the

Baker's Field Recreation building in to Mayo

Beach's future septic system

® As per the Town Manager's estimates the water

supply should be ample for the proposed schemes

e planned renovation of the Town Pier with a

potential of increase of boat slips

* needing a *home” for the Wellfleet Shelifish

Bepartment
the Town of Welifleet may want to consider the develop-
ment of an overall master encompassing Mayo Beach,
Town Pier, and Baker's Field. This ptan should assist the
town to address present and future needs by developing
a program to include defining building and area functions
and purpose, improve access among the areas, efficient
usage of space, sharing of amenilies, elc. The undertak-
ing of an overall masterplan will provide the Town with a
clear framework for the future use and management of
the Mayo Beach, Baker's Field and Town Pier amenities.

The Town of Wellfleet will be undertaking a grant writ-
ing application process 1o secure project financing.



