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Yellow Springs Senior Center has outgrown its present facilities. In 2007/8 a committee
was formed to examine the feasibility of modifying the Senior Center at 227 Xenia
Avenue to meet current and future program needs. It was determined that it wasn't
feasible to expand at the present location and the YSSC Building Modification
Committee Final Report to the Board of Trustees, February 27, 2008 is included in this
packet.

On April 23, 2008 Board of Trustees meeting the board passed a motion stating “the
Board will not seek to meet current and future space needs through major modification
of the current building.” At the June 25, 2008, Board of Trustees meeting the board
passed a motion stating “We, the Board of Trustees of the Yellow Springs Senior Center,
commit to developing a center with adequate and well-designed space to meet current
and projected needs for it programs and activities.”

In 2011, following a Board Retreat to discuss the issue of space needs for a new center
and with grant support from the Yellow Springs Community Foundation, YSSC hired
the architectural design firm Lifespan Design Studio to determine appropriate space
needs to meet present and future space needs for Y55C.

Their report is included in this packet. The Board of Trustees has established a New
Facilities Committee to continue the process of determining site location.
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Y.S.S.C. Building Modification Committee
Fimal Report to the Board of Trustees
February 27, 2008

In Maxch of last year the board first discussed forming a committee to explore the
feasibility of modifying the Senior Center to meet current and future program needs. The
stimulus for this was a suggestion by the Morgan Family Foundation to the Friends Care
Community that plans for independent living apartments on the Barr property include an
option for the construction of a new senior center on the site. The committee’s central
task would be to determine the feasibility and the cost and benefits of modifying the
curtent center. The committee’s findings would also provide the board and membership
a comparison basis with the cost and benefits of building a new center on the Barr
property site or elsewhere.

In April the board appointed the following persons to serve on the committee:
Bill Bebko :
Sue Clauser
Ken Huber
Perry Stewart.
Hardy Trolander
The board designated Rodney Bean to serve as the committee’s resource in re to the
Senior Center’s space needs.

@ ¢ @ ¢ ©

The committee was given the following charge:
1. To consult with the Center Director about current and projected space needs of
the Senior Center,
2. To assess the feasibility of making modifications to the current building and site
to meet those needs, in whole or in part, and
3. Yo specify factors (structural, site, permits, finance, or otherwise) affecting that
feasibility.
The timing for the completion of this task is important and, if possible, the committee
should report its preliminary findings to the Board two months after its formation.

Current and projected space needs

The construction of the Great Room and other building modifications have substantially
improved the building’s usefulness, but subsequent expansion of the center’s programs
has pushed the facility past its limits.

The most obvious space limitation in the existing center is the lack of rooms to
accommodate discrete program and other activities. Except for the Home Assistance
Program office and the administrative offices, all other center activities take place in
arcas that also function as corridors, Computer monitors, telephone conversations,
written materials, efc., are open to anyone walking by and the privacy of some
cominunications is at risk of being breached. The Home Assistance Program office is the
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walls and the original interior masonry wall bear the load of the second floor so
that modification of first floor space is limited by the need to maintain their
integrity. Modifications must be shoehorned into a configuration of four wide but
velatively shallow areas measuring 39 ft. by 9 to 15 fi.

Added structural support under the first floor is required prior to its modification.

Building Space Considerations [General]

[¢]

The cormmittee sought engineering advice from Emil Toriello & Associates in
Springficld as to the feasibility of adding a second story above the Great Room.
[See Attachment B.] He found that the addition was structurally possible to
design and build. He also noted the need for testing the subsurface to confirm a
minimum of 3,500 Ib./sq. fi. bearing capacity required by the two-story structure,
but the committec has deferred on ordering this test until the process actually
requires it.

The atea of the Great Room is 1,450 sq. . Extending the structure to the Kieth
Alley lot line increases the area by 700 sq. fi. to 2,150 sq. ft. or slightly less than
the 2,400 sq. fi. of the large meeting room area in the estimate. The extension
increases total arca to 3,950 sq. fi.

Constructing a second story addition of 2,150 sq. ft. over the expanded Great
Room increases total area to 6,150 sq. fi.

Finally, modifying the 1,325 sq. ft. of the second floor of the existing building
into offices, activity areas, and meeting rooms for use by the Senior Center
increases the total area to 7,425 sq. ft. This is 93.4% of the 7,950 sq. ft. total in
the estimate,

Building Space Considerations [Specific]

(o]

The committee prepared pro forma plans for modifying the first and second floors

of the a basis for estimating construction

COStS.

g building in order to pro

Two possible locations for an elevator are shown; its installation in either
decreases first and second floor space that is shown on the plans for other
purposes.

The estimate’s combined kitchen and pantry area of 700 sq. . is in line with food
preparation areas of other senior centers. The pro forma plan increases the size of
the current kitchen and pantry areas only minimally to a total of 185 sq. . or less
than one-third the estimate. (This could be increased to 350 sq. ft. by relocating
the kitchen and pantry from the north to the south side of the original building and
by installation of the elevator in the current kitchen area.)
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Other Financial Considerations

[¢]

Modification of the second floor for use by the center will result in the loss of the
current $12,000 in anmmual rental income that is now part of operating revenues.

The relocation of the activities of the Senior Center during construction will
involve costs of building temporary offices, installation of lighting fixtures and
outlets, rerouting telephone and computer lines, ete.

The need to raise funds to cover construction costs is significantly greater for
modifying the existing building than for building new. Modification obviously
precludes sale of the building whereas it could be sold and its market value
realized to go toward some of the construction costs in building new. However,
part of this advantage for building new could be offset by the purchase costs for
land if the Senior Center had to acquire a site at market rates.

Impact of Construction Work on the Center’s Activities

(6]

Modification of the building will seriously impact the work of the center during
the year or two required for construction. This will be caused both by the
disruption caused by the noise, dust, etc., of construction work and also by the
need for the temporary relocation of center’s activities.

This impact would depend upon how the work was phased. 1f construction began
with the work affecting the Great Room, both the enlarged Great Room and the
new second floor above it will be available for the relocation of the center’s
activitics during the later modification of the original building. But if the building
code for access to and emergency egress from the second floor required
construction to begin with the modification of the original building, only the
existing Great Room will be available for the relocation during the initial
construction phase. In either scenario all activities that now take place in the
Great Room will be affected for the total period of construction.
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Y.S. Senior Center Space Needs Rough Estimate

Revised May 10, 2007

Building Features

Admin

Director 8

Financial Assistant 8

Adminisirative Assistant 3
Sub Total

Outreach

Social Services 1 8
Social Services 2 8
Small conference 10
Outreach programstaff 1 8
Outreach program staff 2 8
Outreach program sitaff3 8
Outreach Program Storage 6

Sub Total
Program
Activities coordinator 8

Small Group Activity 1 15
Small Group Activity 2 15
Small Group Activity 3 14

Large Group Activity 40
Exercise 18
Computer Lab 3
Program Supplies Storage 6
Sub Total

Site Features:

Carport 3 cars 22
Parking 20 spaces 62
Covered entry. 24

Prepared by Rodney Bean

X
X
X
X
X
X
X
X

X

12
10
10

10
10
14
10
10
10

10
20
20
22
60
18
12

33
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X

24
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Sq Ft
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256

80
80
140
80
80
80
48
588

80
300
300
308
2,400
324
96

48

3,856

726
6,200
576

Attachment A"

Needs projection to 2025

Utility

Kitchen 22
Pantry & Paper goods 10
Furpace 8
Janitorial w/Mop Sink 6
Bathroom F 14
Bathroom M 14

Sub Total

Other

Lobby 12
Lounge 14
Cloak 4
Furniture Storage 8

Financial & Board records 6
Ambulatory equip storage 8

Communication Equip. rm. 3
General Storage 6
Staff locker & Break Rm 10
Elevator 10
Stairs 10

Halls @ 10%
Sub Total

Total Sr. Ctr. Bldg. Features

AC Compressors (2) 4
Refuse containers 3

Total Site Features

Total Building and Site

X 26
x 12
X 8
x 8
x 14
x 14

X
X 24
x 18
x 8
x 32
x 8
x 10
x 3
x &
% 10
x 10
12

x 8

196
196
1,196

288
252
32
256
48
80

48

100

100

120
o

2056

32
27

7,009

14,961



EMIL F. TORIFILO &
IASSOCIATES
’Consulting Engineers

27748 Columbus Ave. - Springficld, Ohio 45503 - Phone (937) 322-9229 - Fax (937) 322-0582
Email: emilftoricllo@yahoo.com

October 24, 2007

Yellow Springs Senior Center
Nenia Avenuc.
Yellow Springs, Oh

Attn: Bill Bebko
Re:  Study for Expansion

Bill,

Per your request and authorization, we have completed the following feasibility study for a possible
expansion to your existing facility. We have visited the facility and used the existing partial
drawings for this study.

The western portion of the building (approx. 2160 sf) is a two-story masonry building with offices
and activity arcas on the first floor and two apartments on the second floor. The rear (eastern)
section of the building is a one-story concrete block and wood structure build in 1993. This
structure has a gambrel truss roof design and also has an enclosed stairway to the two apartments
above the original building.

From today’s Ohio Building Code standpoint, the structure would be classified as a mixed-use
B/A3/R2 ' :

(Business, Assembly, Residential). When the addition was built, the building was classified as 5B
construction (combustible) wood walls and roof. The current building code would require I11 B
construction (non-combustible) walls with wood roof. '

The most restrictive use (R2) would limit the building to 7000 sf per floor. With the current
building footprint at 3750 sf, the proposed second floor addition would not exceed allowable areas.

With the expansion requiring IIIB construction, the east and south walls of the first floor
Community Room would have to be upgraded to 2-hour status.

You have expressed an interest in seeing a second floor added over the Community Room (1584
sf). You have indicated you would prefer this area be clear span, free of any interior columns.

The drawings indicate an 8” x 16” existing footing on the rear addition. With an assumed soil
bearing capacity of 2000 #psf,, the footer will support approximately 1755 # psf.  An assumed
bearing wall of an expanded two-story structure would have to support approximately 2800 #psf.
In order for the existing footing to support the proposed building, all the subsurface would have to
be verified by testing to confirm a minimum of 3500 #psf . Access to the building perimeter with a
testing rig may make testing unfeasible.

j—
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WL, | lifespan
*'"l\ | design studio
Quality of Life Architecture

Lifespan Design Studio (LDS) was hired by the Senior Center to provide useful information to
support planning for a new facility and the evaluation of options for where that facility might
be located. To accomplish this, LDS first set out to learn about the community, the senior
center, and the needs and interests of people in the center's current and future target
population as they relate to the senior center.

The Senior Center Board appointed a Building Committee that worked with the Center’s staff
to identify 40 people in the community to provide input through a written survey and personal
interviews. These included active members of various ages, volunteers, non-members of
various ages, board members, public officials and business leaders from the Yellow Springs
community.

This was not a scientific study — the goal was to gather a broad-based overview and look for
prominent themes that may help to inform the planning effort. The information that was
gathered was reported back to the staff, the Committee, and Board for their reference and
consideration as they see fit as planning continues. After extensive discussions with
members of the staff and Committee about the kinds of functions that may be included in the
new facility, a list of rooms and spaces (the architectural program) was developed for
consideration.

The primary goal was to identify what kinds of spaces would he needed to better
accommodate what the center currently does (with the hope that those programs and
services will flourish and grow). Additionally, we proposed appropriate spaces to support the
kinds of activities that the center has expressed interest in accommodating in the future as
the opportunities develop:
n  Additional personal and social services as needed to respond to current and future
needs of the senior population
= A broader slate of arts programs in conjunction with local arts groups and instructors
n  Expanded wellness and fithess-related programs and opportunities
= More lifelong learning programs, again, in conjunction with local educators and
groups

LDS also considered the ways in which seniors in the community may make informal use of
a new center, and the kinds of spaces that would support those uses. Storage requirements,
a major issue of concern expressed by staff and active participants, were considered in
developing the overall program. And last, but not least, ways to better support current and
future staff with appropriate offices, and spaces to interact with members or other staff
members were discussed and evaluated.

The architectural program provides the board's reference as it continues to consider its
future goals and needs, and in the assessment of any sites or existing buildings under
consideration. That's not to say that an option would necessarily be dismissed if it couldn’t
accommodate everything included in this program — however — it provides a useful reference
point:

10678 Bettyray Drive, Loveland, OH 45140 phone (51.3) 239-8529 fax (513) 239-8467



Kitchen

Licensable catering kitchen with cooktop,
warming ovens, microwave, ample
prep/staging space, sinks as required, ice
machine, under-counter dishwasher,
refrigerator/freezer (250 SF). Also
included: under-counter and wall-mounted
cabinetry plus dedicated storage closets
for congregate meals supply storage (20
SF) and Center-owned dishes, small
appliances, supplies, non-perishables,
etc. (50 SF), plus closet for two 3-tray
steam tables (35 SF).

355

10

Meeting/classroom 1

Flexible-use room to accommodate
medium-sized groups for meetings,
conferences, classes, games, art or
crafts, etc. Includes counter area with sink
and cabinets, storage closets on one end,
white board, automatic screen, ceiling-
mounted projector,

600

11

Meeting/classrooms
2&3

Two flexible-use rooms to accommodate
smaller groups — dimensions TBD —
different sizes or the same size? Consider
possibility of conjoining the two spaces
with an operable partition? Proposed
square footage is the total for both rooms,
and includes a counter area with
cabinetry plus storage closets in hoth
spaces.

720

12

Exercise/dance studio

Dedicated (but still flexible-use) room with
appropriate flooring, mirrored wall,
adjustable temperature and light
environment to support various forms of
exercise, dance, and relaxation/wellness
programs. Proposed square footage
incorporates equipment storage and
bench area with cubbies for participant
use. Recommended maximum group size
for activities requiring full range of motion:
16.

1000

13

Equipped fithess room

Dedicated room with 6 pieces of
stationary exercise equipment, small
stretching area. Adjacent but not
connected to the exercise studio.

450

14

Art studio

Dedicated (but still flexible-use) room with
appropriate finishes, systems, and
storage to support classes, groups, and
drop-in use of various art media.

450

15

Administrative suite

Small securable suite incorporating
private offices for the Executive Director
and Finance Director, with an outer office
area for the Administrative Assistant/
Office Manager. Incorporates, guest
chairs, files, misc. storage.

340

Lifespan Design Studio, LLL.C

July 20, 2011
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