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Summary

Project Synopsis
BCK-IBI Group believes that there are two key factors critical for 
a successful project: communication and design philosophy. This 
Schematic Design Report has been compiled with those two factors as 
the basis for the Sag Harbor Union Free School District’s initial steps in 
the renovation of the Former Stella Maris School located at 135 Division 
Street, Sag Harbor, NY 11963. 

The project intent is to create an Early Education Center for the District 
that would include the following components:

• Daycare Facilities

• Pre-Kindergarten Facilities

• Early Intervention Services

• Food Services

• District Administration Offi ces

• District/Community Extracurricular Services

Due to the age and condition of the facility, signifi cant renovations are 
needed to support the aforementioned activities, including all major 
subsets of the building - building site, structure, exterior envelope, 
interior confi guration and fi nishes, mechanical systems, electrical 
systems including security, and plumbing systems.

During the week of March 20, 2017, BCK-IBI Group’s design team 
reviewed the existing conditions of the facilities and site fi rst hand, and 
documented building information that is summarized in this report. 

In addition, a series of programming meetings were conducted with 
stakeholders from the District for each early education center component 
area mentioned above. The meeting minutes have been included in this 
report.  

As part of BCK-IBI Group’s design philosophy, the use of the Learning+ 
Toolkit has been utilized to evaluate the appropriateness of the space 
for each major programmatic component.  The toolkit is a matrix for 
key factors known to have a signifi cant physical impact on learning 
within a space, such as light, air quality, and temperature, in addition to 
attempting to quantify more psychological elements such as fl exibility, 
ownership, color, and complexity.  

A building code review has also been provided as part of this report 
as is required for any building project in New York State.  It includes 
information from the Existing Building Code of New York State, the 
Building Code of New York State, and the New York State Education 
Department regulations. The information has been summarized in code 
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review format along with Code Plan Drawings for your review.

The culmination of the report features the design team’s initial 
recommendations for each of the major subsets of the building, along 
with suggested layout drawings of the site plan, basement level plan, and 
fi rst fl oor plan, denoting programmatic functions and areas.

An Appendix has been incorporated as the fi nal section of the report and 
includes additional pertinent information for your use, such as the original 
building condition survey, existing facility photographs, Educational 
Facilities Planning Committee design inspiration photographs, and New 
York State Offi ce of Children and Family Services day care regulations.  
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Project Schedule
• *Kick-off presentation to the Board of Education - March 20, 2017

• *Field work - March 21-22, 2017

• *Kick-off meeting with district team - March 22, 2017

• *Programming meetings with the following groups - March 21-22, 2017

• Day Care

• Pre-School

• Kitchen

• Administration

• *Kick-off meeting with Educational Facilities Planning Committee - March 21, 2017

• *Schematic design review meetings - May 31-June 1, 2017

• *Design development review meeting - June 19, 2017

• *Design development presentation to the Board of Education - June 19, 2017

• *100% submission review meeting with district including project document sign-off -   
2nd or 3rd week in August 2017

• SED submission - September 2017

• SED approval - February 2018

• Bidding - March 1, 2018

• *Pre-bid meeting - 2nd or 3rd week in March 2018

• *Bid opening - end of March 2018

• *Board of Education award of construction contracts - April 2018

• *Construction - April-August 2018 (construction job meeting once a week, construction 
management representative on-site four days a week throughout project construction)

• *Punch list reviews - 1st week of August 2018

• Anticipated building turn-over to district for fi nal preparations - week of August 13, 2018

Note: All meetings marked with an asterisk (*) will be attended by a BCK-IBI Group 
representative(s) in person.  Follow-up meetings will be conducted via email, teleconference 
or e-meeting (Skype/GoTo Meeting).
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Existing Conditions
BCK-IBI Group’s design team conducted their fi eld work during the week 
of March 20, 2017. The existing conditions of the building, which was 
constructed in 1964, and site were documented by architectural and 
engineering specialists.  Specifi c information for all of the major subsets 
of the facility were recorded as follows.

Building Site
Located near downtown Sag Harbor, the project site consists of 
approximately 0.81 acres situated along the east side of Division Street 
between Love Lane and East Union Street. The existing site consists of 
two main building areas connected by an enclosed corridor, concrete 
walkways, asphalt pavement, landscaped areas, and a courtyard 
containing a playground area.

Although bounded on three side by both public and private walkways, as 
well as asphalt pavement along the fourth side of the property, none of 
the existing entrances to the buildings are currently accessible to wheel 
chair bound guests and do not meet ADA guidelines.

The existing playground area is located within the limits of the existing 
courtyard situated between the two main building areas. The playground 
consists of a structure that includes slides, climbing surfaces, and a 
bridge, and another structure that includes a rail for hanging and sliding. 
The current equipment appears to be established for children older 
than 5 years of age and is not considered appropriate to the age groups 
that are currently intended for this project site. In addition, there were 
locations observed where existing pipe supports were either cracked or 
rusted creating potential safety hazards.  Most accessories for the main 
equipment modules are either missing or in disrepair.

The existing surfacing material for the playground consists of a 
rubberized coating over top of an existing asphalt area. The coating has 
completely worn down to subface in several locations.

The existing site pavements consist of concrete walkways that approach 
the building entrances from the walkway along the west side of the 
building, a concrete walkway along the north side of the building, and 
asphalt pavement along the east side (or back) of the building.  The 
concrete walkways located along the west side of the building are 
composed of two primary areas. The northern walkway, though in 
relatively sound condition, appears to have suffered settlement over the 
years. This has resulted in an issue in which the walkway abutting the 
building steps has settled, causing the bottom step to be much steeper 
than permitted by both NYS Building Code and ADA Guidelines. The 
southern walkway was observed to have some cracking and unevenness 
to some of the areas. 
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The concrete walkway along the north side of the building was 
signifi cantly cracked over much of the walkway length resulting in 
tripping hazards at many locations.  

The asphalt pavement along the east side (or back) of the building 
appeared to be in reasonable condition. However, this area also consists 
of some steep and uneven grades in some locations, as well as what 
appears to have been past drainage issues. Therefore the grading of the 
paved area is in confl ict with proper drainage.

Along the east side of the site is a retaining wall system. The wall 
is comprised of a primary cast in place concrete wall, with smaller 
secondary masonry retaining structures with planters. The lower 
structures are showing signs of deterioration including cracking, shifting 
and tilting. The upper section does not show signifi cant deterioration.

There is vegetation and landscaping over much of the lawn spaces 
surrounding the existing building.  In many cases, the decorative plants 
have become overgrown and are creating deterioration of the building 
envelope, both at the brick veneer and at the roof fascia.  The lawn areas 
are mostly in good condition.

Based on available record mapping and fi eld observation, it is noted 
that much of the site drainage is collected and drained to infi ltration 
manholes located at multiple locations around the site. It appears that 
there are currently seven (7) infi ltration manholes/dry wells located 
around the building, although only one was visible at the time of the site 
observations. Based on the available mapping, all of the roof drainage 
and some of the surface drainage is directed to the underground 
structures. 

Based on fi eld observations, it seems that although these structures 
may be suffi cient to capture and handle the drainage from the building 
roofs, the current locations or conditions of these structures appear 
to have led to drainage problems at various other locations around 
the site.  Due to the number of sand bags that were observed on site, 
it can be inferred that there have been numerous drainage problems 
over the years, particularly within the area between the two buildings. 
These problems could be attributed to improper grading or the fact that 
the three drainage structures within the courtyard are covered by the 
rubberized playground surfacing. Also observed on site were a couple 
of downspouts that were either missing or appeared to be holding water. 
Regardless of the cause of these defi ciencies, it would be recommended 
that further investigation of the existing structures be conducted and 
all options be considered to mitigate any existing drainage problems 
currently experienced on site.

There is an existing Rainbird exterior drip irrigation system, however, 
functionality could not be confi rmed at the time of the site inspection. 
The control box is located at the front of the building and is plugged into 
an extension cord laying on grade. 
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Based on available record mapping, the existing buildings discharge 
sanitary waste to an on-site private sanitary waste disposal system. 
This system is shown to consist of a septic tank and multiple leaching 
chambers (seepage pits). In comparing the site conditions to the 
mapping, it was observed that the existing system consists of six (6) 
seepage pits, whereas the available mapping indicated that the system 
was to have seven (7) pits with the potential for an additional four (4) pits 
for expansion.

As the project progresses, it will be important to fi rst have these 
structures inspected to determine their condition. If the system is 
determined to be in good operating order, the design team will then need 
to evaluate the proposed building population and permissible loading 
rates to see if the existing system has suffi cient capacity to collect 
and treat the sanitary waste. If the current system is considered to be 
operational but not suffi ciently sized, the design team will coordinate with 
the appropriate permitting agencies to determine if the existing system 
can be expanded. Although the record plans show an area for expansion, 
many of the regulations for these types of systems have changed since 
the original system was installed.

If it is determined that the existing system cannot be expanded, the 
project team would then need to consider installing a sewer main 
extension to the nearest municipal system connection.  Based on 
preliminary discussion with the local Department of Public Works, 
it is noted that there is an existing municipal sewer main located 
approximately 150 feet away from the project site and located on the 
opposite side of a state regulated roadway.

Structural
The building’s structural system is comprised of a steel frame 
superstructure with concrete slabs. The basement fl oor slab is a 4” 
reinforced concrete slab on grade. The fi rst fl oor classroom areas are 3” 
composite fl oor slab of metal deck and reinforced concrete on bar joists. 
The fi rst fl oor corridor is a 4” cast in place reinforced concrete slab. The 
auditorium area of the building is also a steel superstructure with a 5” 
slab on grade, with a utility crawl space encircling the main fl oor area. 
All observed steel and concrete was in good condition and did not show 
deterioration. In addition, no structural settlement was observed at the 
interior of the building.

Exterior Envelope
The foundation walls are primarily 1’-0” cast in place concrete and are in 
good condition. No waterproofi ng was observed, either at the interior or 
exterior foundation.

There are ten (10) areaways from the basement at both the north and 
south sides of the classroom wing, constructed of cast in place concrete 
foundation walls with approximately 3’ high chain link fencing at the top 
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of each raised wall. Fencing is not compliant with code regulations for 
fall protection and is deteriorated with sharp cut edges. Fencing also 
prohibits access to several ground fl oor classroom rescue windows. 
Existing areaway drains have signifi cant debris build up, causing water 
to back-up and enter the building around the window fenestration. There 
are no ladders at the interior of the basement level of the building for 
exiting into the areaways, as the exit access is over 5’ above fi nished 
fl oor. 

The exterior walls of the facility are masonry cavity walls with standard 
brick veneer separated from a 6” concrete masonry unit back-up wall 
by an air space. It is assumed based on existing drawings that the wall 
system is uninsulated. There are no control joints in the masonry. The 
brick veneer appears to be in good condition, however, step cracking 
and mortar deterioration are present in several locations, with a high 
concentration at the exterior window lintels. In addition, vegetative 
growth and debris is coating the brick in select locations. The existing 
masonry chimney should be repointed and is missing a rain diverter cap 
including animal screen. 

Sealant is missing at building joints and exterior wall penetrations. 
Sealant that is in place is dry and cracked in several locations.

The exterior steel doors and steel frames appear to be original to the 
building construction with some deterioration present. The existing boiler 
room exterior steel door and frame are also original with signifi cant 
corrosion and cracked plate glass. Weather stripping on most doors is 
cracked and deteriorated. The door hardware is not original, however, 
it is at the end of its useful life. Several panic devices at door locations 
do not latch properly. It was observed that no access control hardware 
is present at the exterior doors with the exception of the main entry that 
has an intercom and remote release electric strike.

Windows are aluminum framed with insulated glass and are not original 
to the building. Most ground level windows are in good condition 
and require minimal repair to the operable sashes. Several basement 
windows show deterioration and need replacement. Sealant at window 
perimeters is dry and cracked. Steel lintels at window heads display rust 
and deterioration. 

There are a variety of roof conditions present at the building. The 
following locations are fl at roof assemblies with single ply EPDM roof 
membrane: canopy at the auditorium entrance, auditorium vestibule, 
main offi ce and kitchenette, and at the low roof transition between the 
auditorium and the classroom building area. The main pitched roof above 
the auditorium area is asphalt shingle. The fl at roof above the stage is 
built-up roofi ng with a fl ood coat and pea-gravel topcoat. The classroom 
building area and canopies are built-up roofi ng. No functional roof 
hatches were located during the fi eld investigation.  All fl at roof systems 
are at their end of useful life and are showing cracking and deterioration. 
It appears that there is minimal insulation with no slope or tapering of the 
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system to roof scupper drains.  The existing skylight units are aluminum 
framed on roof curbs with single walled, acrylic domes that do not meet 
current code regulations.  Most are in poor condition and deteriorated.  
Water damage due to roof leaks was observed in several locations 
throughout the building.

Roof drainage is primarily handled by roof scupper drains that connect 
to gutters and downspouts linked into a storm water system. The system 
is generally in poor condition and in disrepair. Gutters and downspouts 
are clogged with debris, damaged, and disconnected. Connection 
components are missing at water drainpipe connections creating 
vegetative growth and deterioration at brick veneer.

Interior Confi guration and Finishes
The current confi guration of the interior area includes a ground fl oor level 
of the classroom building with support offi ces, toilet rooms, and other 
miscellaneous support spaces. The auditorium area is down a half level 
from the ground fl oor level and includes a stage, kitchenette, and support 
offi ce. The basement level is down another half level from the auditorium 
level, beneath the classroom ground fl oor, and includes the kitchen, 
boiler room, electrical area, offi ces, and miscellaneous support spaces. 
There is no handicapped accessible vertical circulation connecting the 
three (3) fi nished fl oor levels. They are connected by two (2) egress stairs 
that are in good condition and are adequately sized. They do not meet 
egress codes as they limit egress from the fi rst fl oor into the basement.

The interior partitions on the fi rst fl oor are primarily concrete masonry 
units with paint fi nish and are in good condition with no evidence of 
signifi cant cracking or structural shifting. The partitions on the basement 
fl oor are metal and/or wood frame gypsum wall board assemblies with 
paint. They are in good condition.    

Interior doors and hardware are primarily wood door panels, not fi re 
rated, with cylindrical lock and residential grade door hardware. Most 
classroom locations have drop down fl oor stops, fl oor holders, and/or 
hold open arms that do not meet code. Some door assemblies have door 
closers, however they were not functional and observed as abandoned. 
Door assemblies do not meet fi re code. Several egress doors at exit 
stairwells do not function properly and are deteriorated. At some door 
locations, the doors do not close due to misalignment of the door panel 
and frame. No interior access control or security hardware was observed 
with the exception of the main offi ce mechanical number lock hardware 
set. In addition, it was reported that the entire facility needs to be re-
keyed. 

The kitchen area, located in the basement, consists of an “L” layout 
with the original oven, 3-compartment sink, and various refrigeration 
equipment. The existing commercial stove contains a fi re suppression 
system, but no current inspection notices were seen, and the system is 
not compliant with current codes. Most equipment has reached the end 
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of useful life and is not suitable for commercial food service. The grease 
trap was observed to be not functioning and severely deteriorated. Finish 
materials in the kitchen space consist of standard suspended acoustical 
ceilings, painted gypsum wall board, and vinyl composite fl ooring. 
Currently, these materials are not recommended for commercial food 
service.

There are toilet rooms located on the ground fl oor and the basement 
fl oor. All toilet room fi nishes are in good condition, however, there are no 
toilet facilities that are handicap accessible.

Ceiling systems throughout the building are primarily acoustic suspended 
systems including mineral fi ber, drywall panels and fi berglass.  All ceiling 
systems are in varying condition and appear to be at least 25 years of 
age. Signifi cant water damage is observed in several locations. The 
auditorium area has exposed deck.

The fl ooring throughout the ground fl oor is predominantly laminate 
fl ooring. Based on the existing building drawings, it is suspected that 
this is installed over vinyl asbestos tile. In two (2) classrooms, 12” x 
12” vinyl composition tile is installed with the same presumption that 
it is encapsulating vinyl asbestos tile. Offi ce spaces are carpeted with 
suspected vinyl asbestos tile beneath. The toilet rooms have ceramic 
mosaic tile fl oors with marble thresholds. The auditorium fl ooring is 
a snap in place plastic tile over a cushioning pad on concrete slab 
on grade. It is suspected that there is vinyl asbestos tile beneath 
the cushioning pad. The fl ooring throughout the basement fl oor is 
predominantly 12” x 12” vinyl composition tile fl ooring with ceramic 
mosaic tile in the toilet rooms. 

Hazardous Materials
Due to the age of the building, a complete hazardous materials survey 
needs to be completed.  The suspected asbestos containing building 
materials should be tested in accordance with AHERA 40 CFR 763 and 
NYSDOL ICR 56 for asbestos surveys. All samples should be analyzed in 
accordance with current NYSDOH requirements by an ELAP accredited 
laboratory. Certain materials previously tested, including ceiling tiles, 
fl oor tiles, and mastic, may not meet the current regulatory requirements 
for TEM analysis.

Materials requiring testing include:

• Thermal insulation including piping insulation, spray-on insulation, 
blown-in insulation

• Suspended acoustic ceiling tiles

• Exterior and interior sealants

• Flooring including carpet, vinyl tile, ceramic tile, snap tile, mortar, and 
substrates. 

• Theatrical lighting including wire insulation, fi xtures, and equipment 
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• Skylights for caulk and glazing.

• Mastics including carpet mastics, mastic behind chalkboards, mastic 
on sink bottoms, cove base mastic, ceiling tile mastic, etc.

• Waterproofi ng layers beneath fl ooring

• Mechanical equipment

While the AHERA requirements do not include exterior building materials, 
it will be necessary to perform roof core sampling to include at a 
minimum any roofi ng felts, tars, cements, insulation, etc. and exterior 
caulks, soffi ts and fascia, plaster, transite, etc. that may be disturbed as 
part of the proposed renovations. Caulking materials associated with the 
exterior renovations at the retaining wall, sidewalk, and stair areas should 
be included in the sampling.

Survey is also required for all functional spaces for lead-based paint in 
accordance with USEPA Title X, NYSED 155.5, and OSHA regulations. 
The survey report will include all assays for OSHA compliance and all 
positives >1.0 mg/cm2 for SED/EPA compliance. The survey will be 
completed using XRF equipment and include:

• All interior and exterior painted, varnished, lacquered, stained 
materials and building components

• Structural steel

• Ceramic tile

• Mechanical equipment

Caulk and glazing compound at windows, doors, expansion joints, 
louvers, grills, etc. should be sampled and analyzed for PCB.  The survey 
will comply with NYSED requirements.

A PCB inventory of light fi xture ballasts and any other PCB containing/
contaminated equipment in the buildings is required to be performed. 
In addition, a mercury inventory needs to be performed for thermostats, 
switches, and any other mercury containing/contaminated equipment in 
the buildings.

Mechanical
The building heating and cooling system is comprised of several different 
systems. The building heat is provided by two (2) Buderus oil-fi red boilers 
which are located in the existing boiler room.  Each boiler has a capacity 
of 678,000 btuh input, and 559.000 btuh output.  The boilers require 4.7 
gallons per hour of #2 fuel oil.  The fuel oil is stored in two (2) existing 
fuel tanks located in the boiler room. The boiler heats the boiler water 
to 180ºF, which is then distributed throughout the building via a zone 
circulating pump.  The zone pump is located next to the existing boilers.

The small offi ces and the restroom located in the basement are heated 
using hot water baseboard.  These rooms do not have any cooling 
capacity nor ventilation.  These units cannot be reused, since they do 
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not comply with the ventilation requirements per the New York State 
mechanical code.  There are several dehumidifi ers located in the 
basement as well. 

Each fi rst fl oor classroom is heated by two (2) fan coil units located on 
the exterior (2 classrooms have 3 fan coil units).  Each fan coil unit has 
a hot water coil mounted inside the unit.  Hot water is being fed from 
the boiler to the fan coils to provide heat.  The fan coils do not have any 
cooling capability, nor do they provide any outdoor air ventilation.  These 
units cannot be reused, since they do not comply with the ventilation 
requirements per the New York State mechanical code.  

The fi rst fl oor small offi ces, restroom, and corridors are heated using hot 
water baseboard.  These rooms do not have any cooling capacity nor 
ventilation.  These units cannot be reused, since they do not comply with 
the ventilation requirements per the New York State mechanical code.

The auditorium has heating and cooling.  There is hot water baseboard 
around the perimeter of the auditorium exterior wall.  Hot water is 
distributed through the baseboard for heating and it is signifi cantly 
damaged at the auditorium entry vestibule.  There are three (3) air 
conditioning units to cool the auditorium - one (1) unit on the adjacent 
building roof, and two (2) air handlers mounted above the stage area.  
The two (2) air handlers are equipped with remote condensing units, 
which are located on the auditorium stage roof.  The two (2) air handling 
units do not provide any heating nor ventilation.  These units cannot be 
reused, since they do not comply with the ventilation requirements per 
the New York State mechanical code.  

There are no current exhaust systems for the toilet rooms or the custodial 
closets.

The existing kitchen hood exhaust ductwork is made from galvanized 
sheet metal and not code compliant. 

There is no building automation system for the monitoring of the existing 
mechanical systems.

Electrical
Electrical power systems include a 400A 3 phase 4 wire underground to 
pole riser and overhead street distribution. The service is 208/120V wye 
(4) 500MCM in conduit and service and was spot measured to be 214V 
(A-B)/213V(B-C)/215V(A-C). The revenue meter for the service is located 
in the basement level adjacent to the main power panel. The building is 
connected to a grid-tied solar PV system with two xantrex inverters and 
a combined capacity of 10kW. The solar PV system did not appear to 
be functioning at the time of the site visit. Power distribution panels are 
Federal Pacifi c distribution boards with an older style breaker.

Interior lighting includes fl uorescent light fi xtures (surface type and 
recessed) with parabolic type lensed troffers in some areas. Emergency 
exit and egress lighting is battery backup type that provides 90 minute 
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backup power when power is lost from utility. Exterior lighting is done 
with HID wallpack type fi xtures. The auditorium lighting is HID with some 
original theatrical lighting cans above the stage area. The HID lighting 
was confi rmed to be operational, but the theatrical lighting system was 
not confi rmed to be functioning.

The public address system is switch-bank style Bogen paging console 
type MCP 35A with talk-back type speakers in classrooms.  The system 
covers all classrooms, corridors, the cafeteria, the gym, and outdoors. 
The auditorium sound system functionality was not verifi ed.

The telephone system is an existing Samsung iDCS telephone KSU 
connecting outside land lines to inside telephones.

The building is served by a local cable TV provider and the trunk line is 
tapped in the basement and feeds classroom “F” connectors for local 
TV.  The service was not verifi ed to be functional and it may not be active 
currently.

The clocks throughout the building are stand-alone, battery powered 
clocks.

For data systems, the lower level contains the wall-mounted network 
equipment that includes Cat 5 and Cat 5e cabling from data ports and 
Unicom 10/100Mb switching. There are minimal data receptacles in the 
classroom areas with no smart board or touch screen monitor devices.  

Security and access control systems include front entry security camera 
coverage and an intercom with remote door release.  The function of the 
camera system was not verifi ed.

The fi re alarm system is local alarm only, and does not dial out to central 
station or the fi re department. There are battery or hard wired smoke 
and carbon monoxide detectors in some of the fi rst fl oor classrooms, 
but they are stand-alone devices only. There are no smoke detectors in 
the areas of assembly or hallway areas, there are no horn/strobe units 
located in the building, and there is no fan shutdown system for all fans 
over 1,000 cfm.

Plumbing
The building plumbing system is comprised of a municipal domestic 
water supply system and an on-site sewage septic system.

The 2” municipal domestic water supply enters the building underground 
at the southwest corner of the building.  It is connected to the 4” 
municipal water main in East Union Street at the southwest corner of 
the property. The water meter assembly is located underground in the 
southwest corner of the Stella Maris property.  After entering the building, 
the 2” water supply feeds the kitchen, toilet room areas, and the boiler 
room. The water system piping is copper with gate valve shut offs.  
Exterior hose bibbs are located around the outside of the building. Water 
is heated by the boiler units.
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The on-site septic system is located at the rear of the building and is 
comprised of an 8,400 gallon septic tank with seven 8’ diameter concrete 
leach pits.  The interior and exterior sanitary piping is comprised of cast 
iron piping with two in-fl oor duplex sewage ejector pumping systems 
located in the ground fl oor of the building.  One sewage ejector pumping 
system is located towards the front of the building in the custodial closet 
and is not functioning. The second sewage ejector pumping system is 
located in the boiler room.

Plumbing fi xtures are older but in fair condition and are not handicap 
accessible. Several fi xtures have hairline cracking visible. 
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Programming Meetings
Technology and Security

IBI Group is a group of firms providing professional services
BCK-IBI Group, a New York General Partnership is affiliated with IBI Group, and has as Partners:
• IBI Group Architects, Engineers and Landscape Architects, a New York General Partnership, and
• Bearsch Compeau Knudson Architects & Engineers PC

BCK - IBI GROUP, A NEW YORK GENERAL PARTNERSHIP
41 Chenango Street
Binghamton NY  13901-1956 USA
tel 607 772 0007  fax 607 723 4121
ibigroup.com

Sag Harbor Union Fee School District
Stella Maris Renovation Project #108409
March 21, 2017

Technology Meeting

In attendance:
Scott Fisher, Sag Harbor UFSD, sfisher@sagharborschools.org
Victor Zanbrana, Sag Harbor UFSD, vzanbrana@sagharborschools.org
Keith Smith, Intralogic Solutions, keiths@ilsny.com
Matthew Pomara, Core BTS, matt.pomara@corebts.com
Bill Monahan, BCK-IBI Group, william.monahan@ibigroup.com
Bill Sands, BCK-IBI Group, william.sands@ibigroup.com
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com

1. Smart Schools:
a. District is considering using a portion of their funding for Stella Maris.
b. Length of approval process is a concern due to the aggressive 

renovation schedule. BCK-IBI Group to propose anticipated schedule 
to District.

2. Access Control:
a. District will use Stella Maris as model for future security work in the 

District facilities. Current building has no useable components. All 
security systems will be new.

b. Keyscan Card access to be used.
c. Vendors for District will be Intralogic/Core. District will directly procure 

components and software from vendors. Project will publically bid 
cabling for data and power, and door hardware components.

d. Badge pass system will be utilized.
e. Hard wired strike control for all electric strikes will be used.
f. Wireless door contacts will be used.
g. Possible separation of daycare and Pre-K, or at minimum, educational 

spaces. 
h. Automated interior lock down will be included.
i. Window position switches will be needed.

3. Monitoring:
a. IP cameras will be used.
b. Intralogic will provide the head end of the system.
c. Local server will be needed in the building.

4. New Data System:
a. CAT 6 with wireless access points will be used.
b. Minimum two (2) data receptacles per room needed.
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c. Interactive TVs will be needed, no projection or Smartboards.
d. Clean power for data desired.

5. Fire alarm system:
a. Will need visual signal with voice instruction due to code 

requirements.
b. Currently run through PA system. Will need to replace PA system.
c. Central station- will be vendor Intralogic.
d. Complete new system required.

6. Power system:
a. Hook up for generator for back-up power needed.
b. Check with Kathy Montaldo from St. Andrew for PV agreement.

i. Set up meeting with grounds keeper to get info on possible 
historical flooding.

ii. District to provide information to Bill Monahan of electrical 
utility use (electric utility bill).

7. Building Automation Control System:
a. Cardinal system is the District’s current system.
b. Contact John Flemming or Randy with questions.

8. Telecommunication Systems
a. Phones needed in classrooms with ability to call outside lines.
b. District’s existing system is cisco, hosted IP. District is interested in 

possibly switching to polycom.
c. Currently, the District has two (2) distance learning rooms and is 

interested in creating an additional one at Stella Maris.
i. Public meeting room in the basement could be a potential 

distance learning room. Crestron control compatibility is 
needed. Potential future project due to budget constraints.
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Day Care

Sag Harbor Union Fee School District 
Stella Maris Renovation Project #108409 
March 21, 2017

Day Care Meeting Minutes (with Rainbow School)

In attendance:
Katy Graves, Sag Harbor UFSD, kgraves@sagharborschools.org
Emilie Bennett, Rainbow School, ejrbennett@aol.com
Jessica Spenler, Rainbow School, Jessica.spenler@gmail.com
Beth Gregor, Rainbow School, bcarey76@yahoo.com
Dave Geist, BCK-IBI Group, david.geist@ibigroup.com
Bill Sands, BCK-IBI Group, william.sands@ibigroup.com
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com

1. The age groups of children the program would be servicing are 3, 4, and 5 
year olds. The approximate enrollment per age group is as follows: 

a. Nursery Group- 3 and 4 year olds, 12 -15 students, 16/17 is 
maximum. 

b. Pre-kindergarten Group- 4 and 5 year olds, 10 – 12 students, 17/18 is 
the maximum. 

c. Currently use two (2) classrooms. Each student requires 35 S.F. of 
space. 

d. The program does not include infant care. 
2. Time schedule for the program:

a. Daycare is full day and Pre-K is half day.

b. 8:45 am to 2:45 pm but can be adjusted.

c. Aftercare 2:45 pm to 5:15 pm.

d. Staff work 7 am to 5 pm.

e. Rainbow follows District calendar for days of operation.

3. Four (4) care providers will be at the facility but depends on enrollment.

a. Ratio is 7 children to 1 adult for Nursery Group

b. Ratio is 8 children to 1 adult for Pre-K Group

c. Rainbow provides two adults at all times, even for 7 or less.

4. Specific program needs within the daycare areas:

IBI Group is a group of firms providing professional services
BCK-IBI Group, a New York General Partnership is affiliated with IBI Group, and has as Partners:
• IBI Group Architects, Engineers and Landscape Architects, a New York General Partnership, and
• Bearsch Compeau Knudson Architects & EngineersPC

BCK - IBI GROUP, A NEW YORK GENERAL PARTNERSHIP
41 Chenango Street
Binghamton NY 13901-1956 USA 
tel 607 772 0007  fax 607 723 4121
ibigroup.com
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a. Rainbow school follows New York State Office of Children and Family 

Services requirements (see appendix). Rainbow school would need 

certification from OCFS.

b. Educational area must be secure. Access control desired. If District 

has other activities in building, they must be separated and secured 

from daycare.

c. 1 toilet for every 15 students. Toilet room directly accessible from 

classroom is desired but not required.

d. Sub-spaces within the classrooms are utilized for various activities.

5. Outside playground area is needed with age appropriate play structures.

6. Administrative areas:

a. One office with space for a desk and file cabinets.

b. Storage needed for supplies.

7. Food service support not required, however, if available, can be utilized for 

breakfast and lunch.

a. Refrigeration access is required for student items brought in.

b. Dedicated cafeteria space is not required.

8. Early intervention services including occupational/speech/physical therapy 

are provided by an outside service and they will need a separate area, 

however, does not need to be a full classroom. They bring their own 

equipment.

9. Drop off/pick up security protocol:

a. Drop off- All students must be signed in by a parent or guardian and 

dropped off in the classroom making eye contact with the teacher.

b. Pick up- All students must be signed out by a parent or guardian who 

gathers their belongings.

c. Entry door is always locked and visitors must be ‘buzzed’ in. District 

would provide receptionist/security officer.
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Day Care Meeting Minutes (with Scope Educational Services)

In attendance:
Katy Graves, Sag Harbor UFSD, kgraves@sagharborschools.org
George Duffy, Scope, gduffy@scopeonline.us
Cheri Markland, Scope, cmarkland@scopeonline.us
Mindy Labriola, Scope, mlabriola@scopeonline.us
Dave Geist, BCK-IBI Group, david.geist@ibigroup.com
Bill Sands, BCK-IBI Group, william.sands@ibigroup.com
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com

1. General requirements as reviewed with Rainbow School re-confirmed.

2. Cheri Markland is the expert in OCFS daycare regulation and can be a 

resource. Contact telephone number (631)790-1264.

3. Anticipated that neighboring districts would send children due to shortage of 

daycare.

4. Colmack School very similar project for an early education center.

5. Food service must be approved by Department of Health and OCFS, 

including menu.

6. Separate vetting/clearance requirements for District staff versus daycare 

educators.

7. Scope recommends submitting all classrooms for certification for maximum 

flexibility.

8. Ratio requirements for classrooms:

a. 8 students to 1 adult for 3 year olds.

b. 16 students to 1 adult for 4 year olds.

9. Management office and files will need to be secured.

10. 6 months after Certificate of Occupancy is issued is approximately when the 

facility would be licensed by OCFS.
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Pre-Kindergarten

IBI Group is a group of firms providing professional services
BCK-IBI Group, a New York General Partnership is affiliated with IBI Group, and has as Partners:
• IBI Group Architects, Engineers and Landscape Architects, a New York General Partnership, and
• Bearsch Compeau Knudson Architects & Engineers PC

BCK - IBI GROUP, A NEW YORK GENERAL PARTNERSHIP
41 Chenango Street
Binghamton NY  13901-1956 USA
tel 607 772 0007  fax 607 723 4121
ibigroup.com

Sag Harbor Union Fee School District
Stella Maris Renovation Project #108409
March 21, 2017

Pre-Kindergarten Meeting Minutes

In attendance:
Katy Graves, Sag Harbor UFSD, kgraves@sagharborschools.org
Matt Malone, Sag Harbor UFSD, mmalone@sagharborschools.org
Mindy Reyer, Sag Harbor UFSD, mreyer@sagharborschools.org 
Betty Reynoso, Sag Harbor UFSD, breynoso@sagharborschools.org 
Dave Geist, BCK-IBI Group, david.geist@ibigroup.com
Bill Sands, BCK-IBI Group, william.sands@ibigroup.com
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com

1. Age groups of children the program would be servicing and the approximate 

enrollment per age group:

a. 60 Pre-K (4 years old).

b. 4 sections- 15 students per section, each section for ½ day.

c. 2 classrooms needed currently, possibly 4 classrooms in the future.

2. Time schedule for the program: Morning and afternoon sections.

3. One (1) teacher and one (1) teaching assistant per section.

4. Educational Spaces:

a. Need to be flexible, interested in movable casework.

b. Need sink with art area.

c. Block center.

d. Cubbies.

e. Reading area.

f. Dramatic play area.

g. Interested in possible classroom for a creative zone room- similar to 

age appropriate maker space or “Reggio Emilia” spaces.

h. Need air conditioning for all spaces. In current elementary school 

there is an issue with unit ventilator noise. Interested in trying to 

minimize the noise level from the mechanical systems.

i. Try to avoid real bright colors.
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j. Flooring to be vinyl composite tile and carpeting.

k. Quiet area needed but can be vacant adjacent classroom.

5. Support areas needed: 

a. Unisex toilet rooms accessible from classroom spaces.

b. Main Office.

c. Faculty break room.

d. Area needed for teacher’s personal items, i.e. teacher’s lockable 

cabinet.

e. Nurse station, with exam area, laydown area.

i. Ideally located on the Ground Floor level.

6. Outdoor play and garden area:

a. Required for Pre-K.

b. Need to include the following:

i. Age appropriate play structures, not focused on traditional 

playground equipment.

ii. Crawling tubes.

iii. Multi-level areas.

iv. Outdoor picnic area.

v. Composting area.

vi. Garden area.

vii. Playground direct access to toilet room desired. 

7. Drop off/pick up security protocol:

a. Dismissal is outside and from a controlled gate.

b. Church parking lot discussed as potential pick-up point, however, 

need for a crossing guard is a potential issue.

c. No sign in or sign out of children required. Entry of parent or guardian 

into educational space is not required.

d. Look at areas for development of “pick-up drive”.   

8. Due to the likely popularity of full day early educational program with ½ day 

daycare and ½ day pre-kindergarten, expansion to six (6) classrooms for the 

four (4) being currently planned is desired. Infrastructure should also be 

designed accordingly.
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9. Automated lock down door hardware needs to be reviewed for procedures 

but is desired.

10. Auditorium space requirements:

a. Theatrical lighting and sound needed.

b. Indoor climbing elements similar to project adventure.
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Educational Facilities Planning Committee

IBI Group is a group of firms providing professional services
BCK-IBI Group, a New York General Partnership is affiliated with IBI Group, and has as Partners:
• IBI Group Architects, Engineers and Landscape Architects, a New York General Partnership, and
• Bearsch Compeau Knudson Architects & Engineers PC

BCK - IBI GROUP, A NEW YORK GENERAL PARTNERSHIP
41 Chenango Street
Binghamton NY  13901-1956 USA
tel 607 772 0007  fax 607 723 4121
ibigroup.com

Sag Harbor Union Fee School District
Stella Maris Renovation Project #108409
March 21, 2017

Educational Facilities Planning Committee Meeting Minutes

In attendance:
Katy Graves, Sag Harbor UFSD, kgraves@sagharborschools.org
Jennifer Buscemi, Sag Harbor UFSD, jbuscemi@sagharborschools.org
Members of the Sag Harbor Educational Facilities Planning Committee
Dave Geist, BCK-IBI Group, david.geist@ibigroup.com
Bill Sands, BCK-IBI Group, william.sands@ibigroup.com
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com

1. BCK-IBI Group presented the following:

a. BCK-IBI Group history and background.

b. BCK-IBI Group project team.

c. Research based design methodology including Learning+ association 

and space evaluation toolkit.

d. Project communication tools in design and construction.

e. Project management tools.

f. Project schedule.

g. Committee Questions:

i. Where is BCK-IBI Group located?

1. Binghamton, New York

ii. What percentage of your work in schools?

1. The majority of our projects are for K-12 public school 

districts, approximately 75%.

iii. Any construction experience on Long Island?

1. We have minimal experience with construction on Long 

Island so we have brought in a consultant that 

specializes in cost estimation. 

iv. Will the property be surveyed?

1. Yes, within the next couple months.

v. Is hazardous materials testing required?
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1. Yes, we are working with the District’s vendor J.C. 

Broderick & Associates, Inc.

vi. Are there moisture/mold issues in the building?

1. Not that we have observed or are aware of based on 

our field investigation. In addition, the consensus of the 

individuals that we have met with who are familiar with 

the history of the building indicate that there has not 

been any ground water issues with the building.

vii. Will the Schematic Design be reviewed by the Board of 

Education? Design Development?

1. Yes, a formal schematic design report will be issued 

and a design development set of documents will be 

issued.

h. Committee Comments:

i. Concern expressed that previous projects were not thoroughly 

communicated to the Board of Education and the community.

ii. Items such as color selections, alternates, materials, etc., 

need to be thoroughly documented and communicated.

iii. Milestone newsletters important for communication to the 

community.

iv. Building has significant history in the community and will be 

multi-generational.

v. Sag Harbor has a history of projects coming in over budget so 

be aware of the potential. 

 

,
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Food Service
1

In attendance:
Jennifer Buscemi, Sag Harbor UFSD, jbuscemi@sagharborschools.org
Jennie Brandt, Sag Harbor UFSD, chefjluv@yahoo.com
Glenn Graves, Sag Harbor UFSD, glenngrvs@yahoo.com
Mike Berard, CKC, mberard@ckc-llc.net
Bill Sands, BCK-IBI Group, william.sands@ibigroup.com
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com

1. Stella Maris School Kitchen (to service on site Pre-K and Day Care,
off site Elementary School, & possibly rent space to vendors in the
community):

a. Currently no food service program is in place at the
Elementary School and it does not have a kitchen, prepared
food from Stella Maris kitchen will potentially be transported
to the ES.

b. New Kitchen (Cooking for Day Care & Pre-K on site):

i. Meals:  Breakfast and Lunch: Students would eat in
their classroom.

ii. Approx. number of students: approximately 70-100,
need to confirm exact estimate.

iii. Feed in Classroom, or possibly cafeteria.

iv. Types of food for Pre-K & Day Care: sandwiches,
fruit, snacks, vegetables, etc.

c. Foodservice Staff: 3 people.

d. Type of vehicle from foodservice vendor: Tractor trailers &
panel vans.

e. Type of District vehicle for distribution to Elementary School
(warming kitchen): Panel van.

f. Are transport carts needed for service to ES? Yes, will
require transport carts.

g. Type of food being delivered to ES?  Needs to be
determined based on District evaluation of food service
program.

h. Full cooking kitchen desired? Yes.

i. Scratch baking desired? Yes.

BCK - IBI GROUP, A NEW YORK GENERAL PARTNERSHIP
41 Chenango Street
Binghamton NY 13901-1956 USA 
tel 607 772 0007  fax 607 723 4121
ibigroup.com

Sag Harbor Union Fee School 
District Stella Maris Renovation 
Project #108409 March 21, 2017

School Kitchen Meeting Minutes
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j. Anticipated vendor food delivery types and frequency to 
Stella Maris kitchen: This will vary depending on the number 
of students, supporting other programs (ES) and food 
storage availability.

i. Cold Food: Delivered from vendor 2X weekly.

ii. Dry Food: Delivered from vendor 1X weekly.

iii. Produce, Milk, Bread: Delivered from vendor 3-4X 
weekly.

2. Programs at Stella Maris School:
a. Pre-K: Morning and afternoon sessions (2 classrooms 

currently anticipated, additional 2 classrooms in the future) 
Snacks, breakfast & lunch (hot & cold meals).

b. Day Care: Morning and afternoon sessions (2 classroom 
required) same meals as Pre-K or tailored for the child.

3. Gas cooking equipment will be Natural Gas.

4. Equipment manufacturers preferences or dislikes: None.
a. Wish list (Budget dependent): 

1. Walk-in Cooler & Freezer
2. Refrigerators
3. Refrigerated worktables
4. Slicer
5. Dishwasher
6. 3 compartment sink w/pre-rinse
7. Range
8. Combination oven
9. Convection oven
10. Warming Cabinet
11. Transport carts
12. Hand sinks
13. Dry Storage space
14. Prep Sink
15. Blast Freezer
16. Mixer
17. Worktables
18. Utility cart

5. Service agents in the area: Authorized service agents are available 
within the area and are not an issue locally for servicing equipment.

6. Concerns/Issues/Requests:
a. Possibility of Kindergarten program moving to the Stella 

Maris School in the future.
b. Due to food service pragmatics, the ideal location for the 

new kitchen is on the Ground Floor Level, however, that 
would be prohibitive for the District and potentially limit the 
growth of the early education program. The kitchen will 
therefore remain on the Basement Floor Level. 
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c. Food deliveries to the basement kitchen will need to be 
considered carefully.

d. Ability to park a tractor trailer truck on the street for food
deliveries will need to be reviewed.

7. Disposables or permanent compartment trays: to be determined by 
District depending on how food is served in the classrooms.

8. Viability of using the kitchen as a Catering Kitchen to rent to local 
vendors for the community will be reviewed, especially considering 
Basement Floor Level location.

9. Café concept for Admin staff break room is not required. Staff will 
eat in their office or off site.

10. CKC inventoried the existing equipment 3-21-2017 and made the
following recommendations to reuse or discard equipment:

a. 3 compartment sink – possibly reuse if space allows (will 
need to be retrofitted first).

b. 6 burner range w/hot top – very old and inefficient, 
recommend replacing this unit.

c. Fire suppression system – very old and may not be 
adequate for new cooking equipment, recommend replacing 
this unit.

d. Exhaust Hood – custom built and does not comply with 
NFPA code 96, recommend replacing this unit.

e. Stainless steel worktable w/sink – possibly reuse if space
allows.

f. True glass door refrigerated merchandiser – possibly reuse 
if operational and rust on floor can be removed.

g. Residential Freezer and Refrigerator – recommend 
replacing with commercial grade freezer and refrigerator
units.

h. Grease interceptor – recommend replacing with new larger 
grease interceptor that will accommodate the new
equipment.

11. Elementary School foodservice program:
a. Students eat in classroom.
b. Food deliveries 4X week.
c. 100 box lunches are served at the Elementary school.
d. Pizza day 1X week.
e. Milk is delivered directly to ES
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Middle/High School
 

IBI Group is a group of firms providing professional services 
BCK-IBI Group, a New York General Partnership is affiliated with IBI Group, and has as Partners: 
• IBI Group Architects, Engineers and Landscape Architects, a New York General Partnership, and 
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BCK - IBI GROUP, A NEW YORK GENERAL PARTNERSHIP 
41 Chenango Street 
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Sag Harbor Union Fee School District 
Stella Maris Renovation Project #108409 
March 22, 2017 

Middle/ High School Administration Meeting Minutes 

In attendance: 
Katy Graves, Sag Harbor UFSD, kgraves@sagharborschools.org 
Jeff Nichols, Sag Harbor UFSD, jnichols@sagharborschools.org 
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com 
 
1. Meeting discussed ideas of how the Middle/ High students and associated 

community could potentially utilize the Stella Maris school as follows: 

a. Additional space for sports practices. 

b. Community room for use by public, both children’s activities and adult 

activities/ clubs. 

c. Middle/ High facilities currently have enough room for after school 

activities, however, Elementary School is short on space. 

d. Public library facility is short on space. 

e. Dedicated Board of Education meeting room. 

f. Athletics extra-curricular spaces i.e. community fitness center. 

 

 

 

,  
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Athletics and Facilities
 

IBI Group is a group of firms providing professional services 
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Sag Harbor Union Fee School District 
Stella Maris Renovation Project #108409 
March 22, 2017 

Athletics/ Facilities Maintenance Meeting Minutes 

In attendance: 
Katy Graves, Sag Harbor UFSD, kgraves@sagharborschools.org 
Eric Bramoff, Sag Harbor UFSD, jnichols@sagharborschools.org 
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com 
 
1. Meeting discussed ideas of how the District’s athletics community could 

potentially utilize the Stella Maris school as follows: 

a. Auditorium area: 

i. District does not need another basketball oriented gymnasium. 

1. Interest in potentially removing basketball back stops. 

Do not want possibilities limited by back stops. 

ii. Interested in non-traditional athletics space such as project 

adventure, exergaming, wellness center, etc. 

iii. Ability to play Volleyball somewhat needed. 

iv. High-end theatrical lighting and sound not required. 

v. Needs to be a space that is visually pleasing for community 

uses. 

vi. Would like to increase size of rear doors for ability to move 

equipment in and out of the space.    

b. The main building area: 

i. Make sure building is wired for flexibility as far as power and 

data. 

ii. Storage for the District is needed. 

2. General Facilities Maintenance items were also reviewed: 

a. Building Automation System is Cardinal. 

b. Interested in idea of switching Mechanical system to gas fired 

equipment. 
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c. Some standard vendors, manufacturers, colors, etc. but interested in 

design team recommendations. No significant stock of parts or 

materials. 

d. Existing building may be available from St. Andrew church. 

i. Contact is Kathy Montaldo, 631-725-0123. 

ii. Former facility director from the church may also have 

information (Rich). 

 

 

,  
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Administration
 

IBI Group is a group of firms providing professional services 
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Sag Harbor Union Fee School District 
Stella Maris Renovation Project #108409 
March 22, 2017 

Administration Meeting Minutes 

In attendance: 
Katy Graves, Sag Harbor UFSD, kgraves@sagharborschools.org 
Jennifer Buscemi, Sag Harbor UFSD, jbuscemi@sagharborschools.org 
Dave Geist, BCK-IBI Group, david.geist@ibigroup.com 
Bill Sands, BCK-IBI Group, william.sands@ibigroup.com 
Ed Bernhauer, BCK-IBI Group, edward.bernhauer@ibigroup.com 
 

1. Program for Stella Maris school would include relocating the District Office to 

the Ground Floor Level including the following: 

a. Superintendent’s Office: 

i. Conference area. 

ii. Toilet room. 

b. Secretary area. 

c. District Clerk area. 

d. General office area/ kitchenette. 

2. Business office: 

a. Business Manager’s office: 

i. Conference area for 3-5 people 

ii. Private toilet room.  

b. Two (2) person office immediately adjacent to the business manager’s 

office. 

c. Treasurer’s office that includes a window. 

d. Accounts Payable office that includes a window. 

e. Conference room for 6-8 people 

f. Storage for files, approximately 120 s.f. 

g. Mailroom/ copy room 

3. Security Command center: 

a. Can double as I.T. director’s office 
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4. I.T. Department: 

a. Director’s office 

b. Three (3) work stations in an open office 

c. Storage area 

5. Additional comments: 

a. Multipurpose area on the Basement Level could incorporate a Special 

Needs program for cooking. 

b. District interested in renovating Stella Maris auditorium flooring 

c. BCK-IBI Group will coordinate testing and survey procurement that 

needs to expedited. 
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Code Analysis
The Stella Maris Early Education Center will need to be compliant with the following building 
codes and regulations as set forth by New York State:

• The Existing Building Code of New York State (v.2015)

• The Building Code of New York State (v.2015)

• New York State Education Department Manual of Planning (v.1998) 

Based on the most current editions of each code reference, the following is the building 
code analysis for the Stella Maris facility:

General Information
• Project Description: Stella Maris Renovation Project

• Building Name: Stella Maris Early Education Center

• Building Address: 135 Division Street, Sag Harbor, Suffolk County, New York

• Project Type: Existing building renovation and addition

• Work involved: General Construction, Roofi ng, Hazardous Materials Abatement, Fire 
Alarm Systems, Structural, Mechanical, Plumbing, Electrical, Site Work, Sprinkler 
Systems, Elevator

• Code Enforcement Jurisdiction: New York State Education Department

• Occupancy Classifi cation: Educational and Business

• Construction Classifi cation: IIB

Existing Building Code Information
• Compliance method per Chapter 3: Work area compliance method

• Classifi cation of work per Chapter 5: Alterations Level 3 and Addition

Building Code of New York State
• Maximum building height per BC501: 55’, Actual: Existing 34’, Addition 19’

• Mixed Occupancies: Non-separated E and B per BC508.3

• Incidental use areas: 1 hour fi re rating required

• Exterior wall fi re resistance rating: Existing - 0, Addition - 0

• Exterior Fire Separation Distance required: >30’, Actual existing building: >30’, 
Addition: >30’

• Exterior Wall- Allowable area of openings: Unlimited, all fl oor levels

• Exterior wall vertical separation of openings: Not required

• Fire Walls: Not required

• Fire Barriers and partitions: 1 hour fi re rating required for shafts and corridors (no 
sprinklers)
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• Penetrations: Firestopping required

• Interior fi nishes for walls and ceilings of Exits and Exit Access: Class A

• Interior fi nishes for walls and ceilings of Rooms: Class B

• Interior fi nishes for fl oor: Class A

• Fire Protection: Due to >50% of fl oor area being renovated, must comply with Chapter 9

• Sprinkler systems per BC903: Required throughout basement fl oor level

• Standpipe system: Not required

• Fire Alarm system: Replacement required per alterations level 3

• Emergency voice notifi cation: Required due to occupancy >100 people

• Stair enclosures: 1 hour fi re rating required

• Means of egress illuminations: Required

• Accessible Means of Egress: Two (2) minimum required

• Area of refuge: Required

• Panic and fi re exit hardware: Required

• Minimum egress corridor width: 72”

• Common path of travel: 75’ maximum for spaces <50 occupants, 30’ maximum for other 
spaces

• Accessible entrances: Minimum 60% of entrances

• Accessible Toilet Rooms: All required to be accessible

• Ceiling heights: 7’-6” minimum

• Energy conservation: All renovated elements required to comply

• Roof assembly fi re classifi cation: C label

• Roof slope requirement: ¼” per foot

• Ventilation: Mechanical ventilation required for all occupied spaces

• Lighting: Natural and/or artifi cial lighting required for all occupied spaces

• Basement Level: 

 Actual area: 9,200 SF

 Allowable area: 14,500 SF 

• Ground Floor Level:

 Actual area: 15,940 SF

 Allowable area: 20,300 SF (14,500 plus 5,800 for open space increase)

• Maximum building height: 2 stories above grade, Actual: 1 story above grade
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The most signifi cant result of the code analysis is the requirement that an automatic sprinkler 
system be installed throughout the basement fl oor level. The fi rst reference to the code that 
requires this is the Existing Building Code Section 804.2.2, since the work area exceeds 50% 
of the existing basement fl oor level. Due to this, the requirements in Building Code Section 
903.2.1 and 903.2.3 must be followed, which require sprinklers for A and/or E occupancies 
below level of exit discharge (ground fl oor level).  In addition, Building Code Section 
903.2.11.1.3 requires sprinklers since the partitions in the basement offi ces would restrict 
application of water from hose stream through the basement windows. A positive effect of 
adding sprinklers to the basement fl oor level is the elimination of the fi re rating on corridor 
walls per section 804.1.1 of the Existing Building Code, including all fi re stopping. Smoke 
barriers would still need to be constructed per the State Education Department’s Manual of 
Planning Standards.

Historic Review
In addition to the building code analysis, the project is also required to be reviewed by the 
New York State Department of Parks, Recreation, and Historic Preservation (OPRHP) due to 
the age of the building and its historic nature.  Fortunately, the project has been reviewed and 
found to have no adverse impact on historic resources.  The design approach will therefore 
not be restricted. The review letter has been included in the Appendix of this report.
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Recommendations
General Organization
Based on the programming meeting information and the existing conditions review, the 
recommendation for the main organizational concept can be developed by building level. 

The ground fl oor level is recommended to be developed as the primary educational area 
utilizing the existing classroom layout structure. The Daycare Program would include two (2) 
classroom areas adjacent to each other. The Pre-Kindergarten Program would be located 
off the same corridor, and include two (2) classroom areas. Adjacent to these two programs 
would be a large project room where students could collaborate on larger scale activities. 
Similar to an early education maker space or a Reggio Emilia themed space, more intensive 
creative activities can be contained in this area. For the fi nal two (2) classrooms, one area 
would be utilized as a quiet room space, and the other as an area for early intervention 
activities. 

By locating the large project room, quiet room, and early intervention room in separate 
classroom spaces adjacent to the Daycare and Pre-Kindergarten programs, the ground 
work is being laid for future expansion of the program, because each of these areas could 
be condensed into other locations if needed.  The space can then be easily converted to 
another Daycare or Pre-Kindergarten classroom.  In addition, having all the classrooms 
together will facilitate the security requirements for the children including full time access 
control restrictions and a secure entry vestibule, with a security offi ce, at the main entrance.    

Some administrative spaces would also be included on the ground fl oor level due to their 
associated need by the Daycare and Pre-Kindergarten programs. These areas would include 
the building principal’s offi ce, the nurse’s offi ce, and the Daycare offi ce. In addition, the 
district offi ce would be located immediately adjacent to the main entrance.

Every classroom would have direct access to a single use, handicapped accessible toilet 
room. A staff toilet room would also be located off the main corridor with additional toilet 
rooms in the nurse’s offi ce and district offi ce. The remaining available space would be 
utilized for custodial, utility, and storage closets. 

The basement fl oor level would primarily be focused on the activities outside of the Daycare 
and Pre-Kindergarten programs, with the fi rst main area being the business offi ce suite. 
This suite would be one of the fi rst areas encountered from the main stair and would utilize 
the existing windows for natural light.  Within the suite, several enclosed offi ces would be 
located off an open offi ce area.

Across the main corridor from the business suite would be the information technology 
department with the director of technology’s offi ce, and open offi ce area with a storage 
room. The director’s offi ce will also be utilized as the district security command center where 
crisis response can be coordinated District-wide.

Also located at the southeast corner of the basement fl oor level will be the kitchen area. 
The area will be a commercial kitchen with new equipment capable of cooking and scratch 
baking food service for the building and off site service for the Elementary School.

Adjacent to the kitchen is the large group instruction area. This space can be utilized 
for a number of multi-purpose activities, not only for the District’s students, but also for 
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community use as the area will be fully equipped with multimedia functionality. 

Public toilet rooms will also be located on this level, adjacent to the stair from the auditorium, 
with the remaining space being utilized for the boiler room, utility closets and rooms, and 
storage areas.

The auditorium area will remain programmatically as is, with a large open area for 
performances, athletics, and community events. The space will continue to include a stage, 
kitchenette, and offi ce as support areas. It is recommended that future renovations install 
modern physical activity stations such as indoor climbing adventure systems or exergaming 
systems. 

A key part of the general design strategy will also be the approach to the aesthetics of the 
renovations. Due the strong history and identity the building already has in the community, 
the recommendation is to approach the building as a metaphorical gateway. The exterior of 
the building would remain primarily as it exists today, however, with several small changes as 
foreshadowing of the interior transformation. Once one passes into the building or through 
the “gateway,” they are surrounded in a completely new educational space that is more 
organic, colorful, and engaging, similar to the iconic “Alice” going down the rabbit hole. 
Created with ceiling manipulations and moveable casework, these aesthetic design features 
also support the functional program requirements of the Daycare and Pre-Kindergarten 
programs. This will produce a unique character to the building that the children and staff can 
identify with, but maintain the historical identity of Stella Maris within the community. 

Building Site
Due to a number of existing site conditions around the back, or east, side of the site, it is 
recommended to re-grade the entire surface from Love Lane to East Union Street. This 
would provide appropriate ADA compliant accommodations for access to the building, 
while also allowing for the creation of a one-way drive lane for secured pick-up of students, 
entering from Love Lane and exiting on to East Union Street. Students could be directly 
dismissed from the courtyard play area. This would involve full replacement of site paving 
since all the existing materials, including concrete, asphalt and curbing are signifi cantly 
deteriorated. The lower portions of the retaining wall in this area would be removed to 
provide room for the drive lane.  The paving replacement would continue for the remaining 
sidewalks on the site as well as the damaged curbing and deteriorated asphalt. 

The playground would be completely replaced with new garden themed concept. 
Deteriorated play structures would be replaced with age appropriate climbing structures, but 
would be intermixed with actual garden areas, paths, and natural exploration areas. Within 
this area, the areaways would be infi lled to create more space for the playground. The play 
surface built-up layers would be removed down to subgrade and reconstructed to facilitate 
drainage, while providing soft surfacing for equipment fall zones.

The existing drainage system throughout the site should be cleaned of accumulated silt and 
debris. Supplemental drainage should be evaluated at this time and potentially installed.

It is recommended that the sanitary system, including septic tank and multiple leaching 
chambers, be evaluated and tested. If adequate, the system can be renovated and utilized. If 
not, connection to the municipal system is recommended.

Also part of the site renovations would be extensive removal of excess vegetation and the 
removal of the drip irrigation system.
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Structure
The super structure of the building does not require any additional renovation at this time.

Exterior Envelope
The foundation of the building is in good condition, however, it is recommended that the 
project include replacement of sealants and waterproofi ng at areas of water issues.

The areaways that remain will be renovated to repair the drainage systems, repair the 
deteriorated concrete with parging, and replace the fencing with new fencing that meets 
code for fall protection, while allowing fi re rescue to the ground fl oor level windows. In 
addition, permanent ladders will be installed. 

The recommendation for the exterior walls is to restore the masonry for the entire envelope, 
including the chimney, which involves repointing of the brick veneer and masonry cleaning. 
At this time, all exterior sealants will also be removed and re-installed.

The exterior doors will be replaced with aluminum framed fi berglass reinforced plastic doors 
with electronic security hardware including access control devices and intercoms.

Windows are in good condition and recommended to remain at this time.  However, repair of 
several specifi c units, including sash balancing and hardware replacement, will be included 
in the project. In addition, all windows will be renovated to include security hardware such as 
intrusion/operation detection.

It is recommended that all roofi ng assemblies be replaced at all levels, including canopies. 
The new system would include EPDM membrane, cover board, and rigid insulation adhered 
and mechanically fastened. The project would also include replacing the complete fascia 
and soffi t at the perimeter of each roof level, along with replacing the downspouts and re-
connecting them to the site drainage system.

Interior Confi guration and Finishes
For internal ADA compliance, an elevator would be added as a small addition to the building. 
It would be located at the west side of the courtyard and have three (3) stops to include the 
ground fl oor level, basement fl oor level, and auditorium fl oor level, making the entire facility 
handicap accessible.

For the ground fl oor level, most of the existing interior masonry partitions will remain. Where 
new walls are constructed, they will be concrete masonry units and all interior wall surfaces 
will receive new paint fi nish. At the basement fl oor level, walls for the kitchen and boiler room 
will be concrete masonry units with paint fi nish.  All other partitions at this fl oor level will be 
metal stud with gypsum wall board and paint fi nish.

It is recommended that all interior doors for the facility be replaced as part of the project. 
The doors will be solid wood doors with hollow metal frame. The door hardware will be 
handicap accessible and be electric security hardware so that internal classroom lockdown 
can occur in addition to access control for selected areas.  

In addition to the new kitchen equipment, the kitchen area will receive all new fi nishes 
including quarry tile fl ooring, ceramic tile wall fi nish, and suspended acoustical ceiling 
systems.

Due to the reconfi guration of toilet rooms for handicapped accessibility, the toilet areas will 
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receive all new fi nishes including ceramic mosaic tile, ceramic wall tile, porcelain tile, and 
moisture resistant suspended acoustic ceiling systems.

Ceilings throughout the building will be replaced with suspended acoustic ceiling systems 
with gypsum based tiles and metal grid. In addition, extensive gypsum soffi ts will be created 
to reinforce the educational activity areas throughout the classroom spaces.

Due to the removal of all the asbestos fl ooring, new fl ooring will be provided throughout the 
building. In most educational areas and corridors, the fl ooring will be vinyl composition tile. 
In offi ce areas, the fl ooring will be primarily carpet. In the auditorium, it is recommended to 
provide poured rubber fl ooring.   

Mechanical
It is recommended to remove the existing Buderus oil-fi red boilers, and replace them with 
new gas-fi red high effi ciency Aerco boilers. Subsequently, the two (2) existing fuel oil tanks 
would be removed.  

The auditorium HVAC units will be replaced with new gas fi red roof top unit with DX cooling, 
located on the stage roof. 

It is recommended to provide chilled water throughout the educational building with a new 
air cooled chiller.  Ice storage is being reviewed for feasibility.  The ice will be produced at 
night to reduce electrical demand charges, and will be used during the day to provide chilled 
water.  The new air cooled chiller will be installed next to the stage area.  New chilled water 
pumps will be installed in boiler room.  

Each classroom and basement offi ce will be supplied with an individual fan coil unit.  The 
fan coil unit will be supplied with hot and chilled water coil to control space temperatures for 
both cooling and heating.  

Outdoor air ventilation will be provided as required by code, with energy recovery ventilators, 
for energy savings.

The damaged hot water baseboard in the auditorium entryway will be replaced with a hot 
water cabinet heater.  

It is recommended to provide exhaust systems for the toilet areas and custodial closets.  
The automatic temperature control system will be installed to provide individual room control 
by using a new DDC control system compatible with the District’s Cardinal control system.

Electrical
Electrical power utility service will be assessed for capacity and upgraded if the new loads 
exceed the capacity of the service.  It is recommended the internal electrical distribution of 
power feeds to panelboards be removed and replaced with new wiring.  Panelboards will be 
upgraded with new equipment. 

In concert with the ceiling replacements, the interior lighting systems will be removed 
and replaced with LED upgrades with automatic controls that sense when the space is 
unoccupied and turn lights off to conserve energy.  Classrooms and offi ce spaces will 
be equipped with dimming control of the light fi xtures.  Spaces with windows will include 
daylighting control that reduces light output when natural sunlight is illuminating areas of the 
space. The exterior lighting systems will be upgraded to exterior LED wall mounted fi xtures 
for energy savings. 
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The fi re alarm system will be upgraded to include smoke detection, manual stations at exits, 
duct type smoke detectors, head detectors, and audible and visible signaling.  Carbon 
monoxide detection will be provided and interconnected with the fi re alarm system.  The fi re 
alarm system will be connected to central station monitoring via IP computer networking to 
be installed.  The central station will provide staff and Fire Department notifi cation.

Due to the nature of the building, it is recommended that all security systems, including 
access control, monitoring, and intrusion detection be replaced. The new systems will 
be compatible with the District’s existing security systems and coordinated through their 
vendor. 

It is recommended to reconfi gure electrical power distribution, including providing additional 
electrical receptacles in the classroom areas for proper coverage, especially for technology 
related components.

The Public Address system is recommended to be replaced to be compliant with new audio 
signal for fi re alarm systems.

It is recommended to replace the individual battery powered clocks with a wireless 
controlled clock system.

The complete data system is recommended to be replaced with reconfi gurations including 
providing data drops in each space, the creation of wire closets as necessary, and provide 
new IP telephone system for all areas. 

The project will also include the service and repair of the rooftop PV system as required to 
insure proper operation. 

Plumbing
It is recommended to provide new water service for the building including domestic water 
and fi re sprinkler services.  The new water service will include required backfl ow prevention 
device per Suffolk County Water Authority.

As part of the water system renovations, a new lead-free water piping system in the building 
will be provided, including new insulated copper piping, and ball valve isolation valves. 
Piping will be supplied to all new plumbing fi xtures and kitchen equipment.

As part of the space renovations, it is recommended to provide all new plumbing fi xtures 
including toilets, lavatories, and new kitchen equipment. Subsequently, new above fl oor 
sanitary piping for new toilets, lavatories, and kitchen equipment will be required.

New grease interceptor and new under fl oor drainage and fl oor drain piping for the new 
kitchen layout will be required, in addition to rebuilding the two sewage lift stations including 
pumps, controls, and electrical equipment.

It is recommended to provide new gas fi red water heaters to support domestic water heating 
for kitchen and toilet room lavatories, as well as new master mixing valve to temper domestic 
hot water to toilet room lavatories per New York State Education requirements.

Due to the equipment recommendations, the project includes new gas supply to the building 
to support new gas fi red HVAC and plumbing equipment.
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Moving Forward
As the project progresses, the following is a list of activities currently underway at the time of 
this report:

• Site survey - performed by Squires, Holden, Weisenbacher & Smith, topography survey 
complete, underground utility survey underway, computer model underway.

• Hazardous Materials Survey - performed by J.C. Broderick and Associates, includes 
geotechnical testing and sanitary system testing, underway.

• Municipal Sewer connection review - initiated review with Dee Yardley, Sag Harbor 
Superintendent of Public Works.

• Project review initiated for State Pollutant Discharge Elimination requirements with New 
York State Department of Environmental Conservation.

• Water service review initiated with Suffolk County Water Authority.

• Opinion of probable cost report for recommended project scope initiated with VJ 
Associates. 

Next Submission Milestone: Design Development Submission - June 19, 2017.
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1 EXISTING CONDITIONS - BASEMENT

BASEMENT SCOPE OF WORK - REMOVALS:

1. REMOVE EXISTING FLOOR FINISHES AND CEILINGS AND
PREPARE FLOOR SLAB TO ACCEPT NEW FINISHES.

2. REMOVE PARTITIONS TO ACCOMODATE NEW WORK.
3. REMOVE EXISTING PLUMBING FIXTURES AND ACCESSORIES.
4. REMOVE EXTERIOR WALL, AREAWAY, AND WINDOWS TO

ACCOMODATE NEW ELEVATOR.
5. EXCAVATE FOR NEW ELEVATOR SHAFT, VESTIBULE, AND PIT.
6. REMOVE AND INFILL EXISTING WINDOWS AND AREAWAY
7. REMOVE EXISTING DOORS.
8. REMOVE EXISTING KITCHEN EQUIPMENT.
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1 EXISTING FIRST FLOOR PLAN

FIRST FLOOR SCOPE OF WORK - REMOVALS:

1. REMOVE EXISTING FLOOR FINISHES AND CEILINGS AND PREPARE
FLOOR SLAB TO ACCEPT NEW FINISHES.

2. REMOVE PARTITIONS TO ACCOMODATE NEW WORK.
3. REMOVE EXISTING PLUMBING FIXTURES AND ACCESSORIES.
4. REMOVE EXTERIOR WALL TO ACCOMODATE NEW ELEVATOR.
5. REMOVE EXISTING CLOSETS, SOFFITS, AND CASEWORK.
6. REMOVE EXISTING DOORS.
7. REMOVE EXISTING GYMNASIUM FLOORING, INCLUDING ABATEMENT

OF VINYL ASBESTOS TILE FLOORING BELOW.
8. ABATE EXISTING VINYL ASBESTOS TILE FLOORING.
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1 SCHEMATIC BASEMENT PLAN

BASEMENT SCOPE OF WORK - NEW WORK

1. PROVIDE NEW FINISHES AND CEILINGS.
2. PROVIDE NEW PARTITIONS.
3. PROVIDE NEW TOILET ROOM PLUMBING FIXTURES.
4. PROVIDE NEW CASEWORK.
5. PROVIDE NEW ELEVATOR AND ELEVATOR VESTIBULE.
6. PROVIDE NEW DOOR.
7. PROVIDE NEW COMMERCIAL KITCHEN EQUIPMENT.
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1 SCHEMATIC FIRST FLOOR PLAN

FIRST FLOOR SCOPE OF WORK - NEW WORK

1. PROVIDE NEW FINISHES AND CEILINGS.
2. PROVIDE NEW PARTITIONS.
3. PROVIDE NEW TOILET ROOM PLUMBING FIXTURES.
4. PROVIDE NEW CASEWORK.
5. PROVIDE NEW ELEVATOR AND ELEVATOR VESTIBULE.
6. PROVIDE NEW DOOR.
7. PROVIDE NEW POURED RUBBER ATHLETIC FLOORING

SYSTEM.
8. PROVIDE NEW EXTERIOR WALL - TO EXTEND 8" MINIMUM

ABOVE ROOF SURFACE.
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OCFS Day Care Regulations

IBI Group is a group of firms providing professional services
BCK-IBI Group, a New York General Partnership is affiliated with IBI Group, and has as Partners:
• IBI Group Architects, Engineers and Landscape Architects, a New York General Partnership, and
• Bearsch Compeau Knudson Architects & Engineers PC

BCK - IBI GROUP, A NEW YORK GENERAL PARTNERSHIP
41 Chenango Street
Binghamton NY  13901-1956 USA
tel 607 772 0007  fax 607 723 4121
ibigroup.com

Sag Harbor Union Fee School District 
Stella Maris Renovation Project #108409 

New York State Office of Children and Family Services
Applicable Regulations from 418.1 Requirements for Day Care Centers-
As provided by Rainbow School, 3/21/17

1. Rainbow school follows New York State Office of Children and Family 

Services requirements for certification as a day care center in New York State.

The following are excerpts from the OCFS 418.1 Requirements for Child Day 

Care Centers:

Submit a diagram of the portion of the building to be occupied by the 

child day care center and all adjacent areas of such building

Applicants for a license may not be issued a license until an inspection 

of the child day care center has been conducted showing compliance 

with the requirements of OCFS 418.1 and the relevant provisions of the 

Social Services Law.

Areas that will be used by the children must be well-lighted and well-

ventilated. Heating, ventilation and lighting equipment must be 

adequate for the protection of the health of the children.

A temperature of at least 68 degrees Fahrenheit must be maintained in 

all rooms to be occupied by children.

Toxic paints or finishes must not be used on room surfaces, furniture or 

any other equipment, materials or furnishings which may be used by 

children or are within their reach.

Peeling or damaged paint or plaster must be repaired.

Concrete floors used by the children must be covered with appropriate 

material.

Readily accessible outdoor play space which is adequate for active 

play must be provided.  Outdoor space may include public parks, 
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school yards or public play areas.  A written diagram outlining how 

children will safely travel to and from this location must be developed 

and approved by the Office.

Toilet facilities and wash basins.

o Convenient, adequate and sanitary toilet facilities must be 

provided for the children in a separate, properly ventilated room 

readily accessible to children.

o One sanitary toilet must be available for every group of 15 

children, not including infants, or part thereof.

o One wash basin must be available for every group of 15 

children, including infants, or part thereof.

Adequate and safe water supply and sewage facilities must be 

provided and must comply with State and local laws. Hot and cold 

running water must be available and accessible at all times.

All buildings used for day care centers must remain in compliance with 

the applicable provisions of the  Fire Code and Building Code  of New 

York State or other applicable fire and building codes when the Fire 

Code and Building Code of New York State is not applicable.

o Any part of any building used as a day care center shall meet 

the requirements applicable under the Fire Code and Building 

Code of New York State or other applicable fire and building 

codes as appropriate to the ages of the children in care.

o Buildings, systems and equipment must be kept in good repair 

and operate as designed.

The building number of the day care program shall be conspicuously 

displayed and visible from the street.

Separate quarters or areas apart from those of the older children must 

be provided for infants and toddlers. These must consist of play areas 

of at least 35 square feet per child where infants and toddlers may 

safely and comfortably sit, crawl, walk and play. There must be 
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additional space for sleeping provided in accordance with the following:

o Preschool and school-aged children must be accommodated in 

rooms having a minimum of 35 square feet for each child.

o Areas used for large motor activity, staff lounges, storage 

spaces, halls, bathrooms, kitchens and offices may not be 

included in calculating the 35 square feet per child requirement.

There must be a separate quiet area, which can be adequately 

supervised, for children who become ill or who develop symptoms of 

illness.

Space must be provided so that children's personal items may be 

stored separately.

Evacuation drills:

o Evacuation drills must be conducted at least monthly during 

various hours of operation of the child day care center.

o When conducting evacuation drills the exit route must be varied 

to ensure that all approved means of egress are practiced.

o When multiple shifts of care are provided, such drills must be 

conducted monthly during each shift of care.

o The program must maintain on file a record of each evacuation 

drill conducted, using forms furnished by the Office or approved 

equivalents.

Fire detection, alarm and firefighting equipment appropriate to the type 

of building construction, size, height and occupancy must be provided, 

maintained and operate as designed.

o Such equipment must include at least:

one fire extinguisher for every 3,000 square feet of 

space

an automatic interconnected fire detection alarm system 

with:
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smoke-sensing type devices throughout exit 

ways, and heat-sensing type devices or a water 

sprinkler alarm system in furnace rooms and any 

other unsupervised spaces within the building 

which contain fire-hazardous materials; and 

manually activated fire alarm stations.

All fire alarm and detection systems must be inspected, tested and 

maintained in accordance with the applicable requirements of the Fire 

Code and Building Code of New York State or other applicable fire and 

building codes when the Fire Code and Building Code of New York 

State is not applicable.

o All such inspections, testing and maintenance must be 

conducted by service personnel licensed by the New York State 

Department of State to perform fire alarm systems 

maintenance, repair and testing.

o All program staff must be instructed in the function and 

operation of fire alarm and detection systems used in the child 

day care center.

All fire suppression equipment and systems must be tested and 

maintained in accordance with the applicable requirements of the Fire 

Code and Building Code of New York State or other applicable fire and 

building codes when the Fire Code and Building Code of New York 

State is not applicable.

o All such inspections, testing and maintenance must be 

conducted by service personnel qualified to perform fire 

suppression systems maintenance, repair and testing.

o All staff must be instructed in the function and operation of fire 

suppression equipment and systems used in the child day care 

center.

Adequate means of egress must be provided. Children may be cared 

for only on such floors as are provided with readily accessible alternate 
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means of egress to other floors, in the case of fire-resistant buildings, 

and to the outside in the case of non-fire-resistant buildings

o Designated means of egress must be remote from each other.

o All corridors, aisles, and approaches to exits must be kept 

unobstructed at all times.

o Exit stairways must be equipped with railings for the use of the 

children.

Trash, garbage and combustible materials must not be stored in the 

furnace room or in rooms or outdoor areas adjacent to the facility that 

are ordinarily occupied by or accessible to children.

The director or a designated qualified staff member must conduct 

monthly inspections of the premises to observe possible fire or safety

hazards. Any such hazard must be corrected immediately.

A record of all inspections and all corrections must be maintained at 

the program or at a central location available for review upon request.

Steam or hot water boilers must be inspected and approved in 

accordance with the requirements of the New York State Department 

of Labor by an inspector from the New York State Department of 

Labor, or by an insurance company which is licensed to write boiler 

insurance in the State. All other fuel burning heating systems and 

equipment and boilers not subject to the New York State Department of 

Labor requirements must be serviced by a heating contractor once 

every 24 months.

Rooms containing boilers, fuel burning furnaces or other fuel burning 

heating equipment must be constructed using a minimum of one-hour 

fire resistant materials or materials of a greater fire resistance when 

required by Fire Code and Building Code of New York State, or other 

applicable fire and building codes when the Fire Code and Building 

Code of New York State is not applicable.

Each program must hold two shelter-in-place drills annually during 

which procedures and supplies are reviewed. Parents must be made 



87

BCK- IBI GROUP, A NEW YORK GENERAL PARTNERSHIP 6

aware of this drill in advance.

Radiators and pipes located in rooms occupied by children must be 

covered to protect the children from injury when the heating system is 

in use.

Porches, decks or stairs with more than two steps must have railings 

with a barrier extending to the floor or ground to prevent children from 

falling. Acceptable types of barriers include, but are not limited to, 

banisters, intermediate rails, and heavy screening.

Barriers must exist to prevent children from gaining access to unsafe 

areas. Such areas include, but are not limited to, swimming pools, 

drainage ditches, wells, ponds, or other bodies of open water, holes, 

wood and coal burning stoves, fireplaces, pellet stoves, permanently 

installed gas space heaters, or any other unsafe area.

Communication:

o The child day care center must have immediate access to a 

minimum of one landline telephone for general use and 

emergencies. A working mobile phone(s) is permitted for the 

purpose of promoting children’s safety and ensuring the orderly 

operation of the program, but its use does not remove the 

requirement for a designated on-site landline telephone.

Materials and play equipment:

o Materials and play equipment used by the children must be 

sturdy and free from rough edges and sharp corners.

o Play equipment must be installed and used in accordance with 

the manufacturer's specifications and instructions, be in good 

repair, and be placed in a safe location.

o Play equipment must be used in a safe manner.

o Play equipment and apparatus may be used only by the 

children for whom it is developmentally appropriate.

o All programs that substantially modify, or install new, outside 
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play equipment must do so in accordance with the U.S. 

Consumer Product Safety Commission’s Public Playground 

Safety Handbook.

Clear interior or exterior glass doorways must be marked clearly to 

avoid accidental impact.

Glass in outside windows less than 32 inches above the floor level 

must be of safety grade or otherwise protected by use of barriers to 

avoid accidental impact.

Windows above the first floor that are accessible to children and 

present a fall hazard must be protected by permanent barriers or 

restrictive locking devices to prevent a window from opening fully thus 

preventing children from falling out the windows.

Door latches, locks and covers.

o Every closet door latch that is accessible to children must be 

constructed to enable children to open the door from inside the 

closet.

o Every bathroom door lock must be designed to permit opening 

of the locked door from the outside in an emergency. The 

opening device must be readily accessible to the staff.

o Egress doors from the center must be able to be opened from 

the inside without using a key.  Child protective door knob 

covers may not be used on egress doors.

Operating carbon monoxide detectors and alarms must be located in 

accordance with applicable laws, and used in all programs where 

children nap.

Protective caps, covers or permanently installed obstructive devices 

must be used on all electrical outlets that are accessible to children.

All window and door blind cords, ropes, wires and other strangulation 

hazards must be secured and inaccessible to children.

Daily supervised outdoor play is required for all children in care, except 
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during inclement or extreme weather or unless otherwise ordered by a 

health care provider. Parents may request and programs may permit 

children to remain indoors during outdoor play time so long as such 

children will be supervised in accordance with section 418-1.8 of this 

Subpart.

The resting/napping places must:

o be located in approved day care space.

o be located in safe areas of the program.

o be located in a draft-free area.

o be where children will not be stepped on.

o be in a location where safe egress is not blocked.

o allow a person to move freely and safely within the napping 

area in order to check on or meet the needs of children.

o be at least two feet apart from each other.

Each classroom or area must be arranged to allow children to actively 

manipulate and utilize toys and equipment while interacting with peers 

and adults.

Climbing and large motor apparatus should be available either inside 

the child day care center or in the outdoor play space.

Groups of children may not be mixed together to use outdoor play 

areas, exercise areas, gym rooms or other common areas of the center 

unless, the space is large enough to accommodate multiple groups 

which must be  kept separate.

In consideration of a child’s developmental readiness, appropriateness 

of the classroom environment, the level of care the child requires and 

the needs of the other children in care, the center may move a toddler 

to the next age group when that child is within three months of their 

third birthday.

o A written assessment of the child’s developmental readiness is 

required to be kept on file.
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When preschool children ages three years to five years are cared for in 

one group throughout the day, the teacher to child ratio and maximum 

group size applicable to the age of the majority of children must be 

followed.

No child can be released from the child day care center to any person 

other than his or her parent, a person(s) currently designated in writing 

by such parent to receive the child, or another person authorized by 

law to take custody of a child.

No child can be released from the child day care center unsupervised 

except upon written permission of the child's parent. Such permission 

must be acceptable to the child day care center and should take into 

consideration such factors as the child's age and maturity, proximity to 

his or her home, and safety of the neighborhood.

When transportation is provided as a service by the program, no child 

can be released from the day care program directly to the child’s home 

or other destination without first verifying that the parent or person(s) 

designated by the parent to receive the child is present at that 

destination to receive the child.

Visitor control procedures:

o Each day care center shall require any and all visitors to the 

facility to:

sign in upon entry to the premises;

indicate in writing the date of the visit and the time of 

entry to the facility;

clearly state in writing the purpose of the visit; and

sign out upon departure from the facility indicating in 

writing the time of departure.

Child Enrollment Requirements:

o The written medical statement from the health care provider 

must also state whether the child is a child with special health 
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care needs and, if so, what special provisions, if any, will be 

necessary in order for the child to participate in child day care. 

When the written statement from the health care provider 

advises the day care program that the child being enrolled is a 

child with special health care needs, the day care program must 

work together with the parent and the child's health care 

provider to develop a reasonable health care plan for the child 

while the child is in the child day care program. The health care 

plan for the child must also address how the day care program 

will obtain or develop any additional competencies that the staff 

will need to have in order to carry out the health care plan for 

the child.

o The program must keep documentation of immunizations the 

child has received to date, in accordance with New York State 

Public Health Law.

o Any child not yet immunized may be admitted provided the 

child's immunizations are in process, in accordance with the 

requirements of New York State Public Health Law, and the 

parent gives the program specific appointment dates for 

required immunizations.

o Any child who is not immunized because of the parent's 

religious beliefs may be admitted if the parent furnishes the 

program with a written statement to this effect.

The Health Care Plan.

o The licensee must prepare a health care plan on forms 

furnished by the Office.  Such plan must protect and promote 

the health of children. The health care plan must be on site, 

followed by all staff and available upon demand by a parent or 

the Office.  In those instances in which the program will 

administer medications, the health care plan must also be 

approved by the program's health care consultant unless the 

only medications to be administered are:
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over-the-counter topical ointments, lotions and creams, 

sprays, including sunscreen products and topically 

applied insect repellant; and/or

epinephrine auto injectors, diphenhydramine in 

combination with the auto injector, asthma inhalers and 

nebulizers.

Health Care Consultant.

o Programs must demonstrate to the health care consultant how 

medications are administered in the program.  A program is not 

required to schedule a visit with a health care consultant or 

include a schedule of visits by a health care consultant in their 

health care plan when:

only over-the-counter topical ointments, lotions, creams 

and sprays, including sunscreen products and topically 

applied insect repellant are administered; and/or

epinephrine auto injectors, diphenhydramine in 

combination with the auto injector, and asthma inhalers 

and nebulizers are the only medications administered in 

the program.

Training for the Administration of Medications:

o All staff except those excluded pursuant to sections 418-

1.11(e)(5), 418-1.11(f), and 418-1.11(h)(5) of this Subpart who 

have agreed to administer medication must complete the 

Office-approved medication administration training or an Office-

approved equivalent before administering medications to 

children in day care. The certification of training in the 

administration of medications to children in day care shall be 

effective for a period of three-years from the date of issuance. 

The staff must complete a recertification training approved by 

the Office in order to extend the certification for each additional 

three year period. Where a certification lapses, the staff may 
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not be recertified unless the staff completes the initial 

medication administration training or the recertification training, 

as required by the office. Where enforcement action has been 

taken against the licensee based on a failure by the program to 

comply with requirements for the administration of medications 

set forth in section 418-1.11 the Office may require retraining or 

may prohibit a staff person from being involved in the 

administration of medications.

o Staff who will be responsible for administering medications 

must receive training in the methods of administering 

medications prior to administering any medications in a child 

day care setting.  Upon completion of the training, the staff must 

receive a written certificate from the trainer that indicates that 

the trainee has successfully completed this training, as 

required, and demonstrated competency in the administration of 

medications in a day care setting.

Emergency care and the Administration of Epinephrine, 

Diphenhydramine in combination with the auto injector, Asthma 

inhalers and Nebulizers.

o The program must obtain emergency health care for children 

who require such care and also must:

obtain written consent at the time of admission from the 

parent which authorizes the program to obtain 

emergency health care for the child;

arrange for the transportation of any child in need of 

emergency health care, and for the supervision of the 

children remaining in the program;

in the event of an accident or illness requiring immediate 

health care, secure such care and notify the parent; and

advise a parent or the person authorized to pick up the 

child that day, of any developing symptoms of illness or
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minor injury sustained while child is in care.

The program must be equipped with a portable first aid kit which is 

accessible for emergency treatment. The first aid kit must be stocked to 

treat a broad range of injuries and situations and must be restocked as 

necessary. The first aid kit and any other first aid supplies must be kept 

in a clean, covered container or cabinet inaccessible to children.

Rectal thermometers may not be used.

The program must provide a child who has or develops symptoms of 

illness a place to rest quietly that is in the view of, and under the 

supervision of staff until the child receives medical care or the parent or 

approved parental designee arrives. In the event that a child has or 

develops symptoms of illness, the program is responsible for 

immediately notifying the parent.

Cleaning:

o All rooms, equipment, surfaces, supplies and furnishings 

accessible to children must be cleaned and then sanitized or 

disinfected, using an EPA registered product, as needed to 

protect the health of children, and in a manner consistent with 

the health care plan guidelines issued by the Office.

o Equipment that is frequently used or touched by children on a 

daily basis must be cleaned and then sanitized or disinfected, 

using an EPA registered product, when soiled and at least once 

weekly.

o The premises must be kept clean and free from dampness, 

odors and the accumulation of trash.

o The premises must be kept free of vermin.

o Carpets contaminated with body fluids must be spot cleaned.

o Extensive cleaning, such as shampooing carpets or washing 

windows and walls, must occur when children are not present.

o Garbage receptacles must be covered, and cleaned as needed 



95

BCK- IBI GROUP, A NEW YORK GENERAL PARTNERSHIP 14

after emptying.

o Hygiene, diapering and toileting: Toilet facilities must be kept 

clean at all times, and must be supplied with toilet paper, soap 

and towels accessible to the children.

o Toileting equipment, such as potty chairs, appropriate to the 

toilet training level of the children in the group must be 

provided.

Pesticide use:

o Any application of pesticides (as the term pesticide is defined in 

Section 33-0101 of the Environmental Conservation Law) shall 

be completed in accordance with the requirements of Section 

390-c of the Social Services Law and Sections 33-1004 and 33-

1005 of the Environmental Conservation Law.

o In addition to the requirements of Section 390-c of the Social 

Services Law, each day care facility must send a notice home 

with each child or otherwise provide notification to the parent of 

each child not less than forty-eight hours prior to the application 

of pesticides. Such notice must include: (i) the location and 

specific date of the application of pesticides and may include 

two alternate dates in the event that an outdoor application 

cannot be made due to weather conditions;

the pesticide product name and pesticide registration 

number assigned by the United States Environmental 

Protection Agency;

the following statement: "This notice is to inform you of a 

pending pesticide application at this facility. You may 

wish to discuss with a representative of the day care 

facility what precautions are being taken to protect your 

child from exposure to these pesticides. Further 

information about the product or products being applied, 

including any warnings that appear on the label of the 
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pesticide or pesticides that are pertinent to the 

protection of humans, animals or the environment, can 

be obtained by calling the National Pesticide Information 

Center at 1-800-858-7378 or the New York State 

Department of Health Center for Environmental Health 

Info Line at 1-800-458-1158"; and

the name of a representative of the day care facility and 

contact number for additional information.

o Day care centers are prohibited from using pesticides on 

playgrounds, turf, athletic or playing fields except when 

approved by the local health department, or for a county not 

having a health department, such authority as the county 

legislature shall designate, the commissioner of health or his or 

her designee, the commissioner of environmental conservation 

or his or her designee, or, in the case of a public school, the 

school board. The following are not included in the definition of 

“pesticide” for this provision only:

the application of anti-microbial  pesticides  and  anti-

microbial products as defined by FIFRA in 7 U.S.C. 

Section 136(mm) and 136q(h)(2); or

the  use  of  an  aerosol  product  with  a  directed  

spray, in containers of eighteen fluid  ounces  or  less,  

when  used  to protect  individuals  from  an  imminent 

threat from stinging and biting insects,  including 

venomous spiders, bees, wasps and hornets; or

the use of non-volatile  insect  or  rodent  bait  in  a  

tamper resistant container; or

the application  of a pesticide classified by the United 

States Environmental Protection Agency as an exempt 

material under 40 CFR  Part  152.25; or

the use of boric acid and disodium octaborate 



97

BCK- IBI GROUP, A NEW YORK GENERAL PARTNERSHIP 16

tetrahydrate; or

the use  of  horticultural  soap  and  oils that do not 

contain synthetic pesticides or synergists.

Safe drinking water must be available to children at all times and must 

be offered at intervals that are responsive to the needs of the individual 

children.

Each child day care center must obtain a license from the Office.  No 

person or entity may operate a child day care center without a license 

from the Office.

Each child day care center must operate in compliance with the 

regulations of the Office and all other applicable laws and regulations.

A new application for a license must be submitted to the Office when 

there is a change in the address or owner or when a license is sought 

following the revocation of or denial of an application to renew a 

license.

Electronic monitors and surveillance equipment.

o The parents of all children receiving care in a day care center 

equipped with electronic monitoring devices or surveillance 

cameras installed for the purpose of allowing parents to view 

their children in the day care setting by means of the internet 

must be informed that cameras will be used for this purpose. All 

staff of the day care center must also be informed if video 

surveillance cameras will be used for this purpose.

o All parents of children enrolled in the day care center and all 

staff and volunteers of the day care center must be made aware 

of the locations of all video surveillance cameras used at the 

day care center.

o Day care centers opting to install and use electronic monitoring 

devices or surveillance cameras must comply with all State and 

federal laws applicable to the use of such equipment.
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o Electronic monitoring devices or surveillance cameras may not 

be used as a substitute for competent direct supervision of 

children.

o Electronic monitoring devices or surveillance cameras are 

permitted to transmit images of children in common rooms, 

hallways and play areas only. Bathrooms and changing areas 

must remain private and free of all video surveillance 

equipment.

o Day care centers that use electronic monitoring devices or 

surveillance cameras must allow inspectors and other 

representatives of the Office to have access to such equipment 

and to have viewing privileges as required by the Office.

o Parents of children, staff and volunteers must be notified when 

electronic monitoring devices or surveillance cameras are used.

o Day care centers opting to allow parents to view their children in 

the day care setting by means of the internet must use and 

maintain adequate internet security measures at all times. Such 

measures include but are not limited to: frequent changes of 

passwords; filtering measures that prohibit public access to or

viewing of day care activities via the internet; and immediate 

corrective action in response to any report of abuse of the 

system or inappropriate access. Such centers must also advise 

the parents having access to views of the day care center 

through the internet of the importance of security in regard to 

such viewing and of the importance of the privacy rights of other 

children who may be viewed.

The child day care center must admit inspectors and other 

representatives of the Office onto the grounds and premises at any 

time during the hours of operation of the center. Inspectors and 

representatives of the Office must be given free access to the building 

or buildings used by the center, staff, volunteers and children and any 

records of the center.
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When a child day care center is located in a multi-use building, those 

portions of the building designated for the care of children must be 

used exclusively for child day care during the hours that children are 

present.
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NYS OPRHP Project Response Letter

Division for Historic Preservation
P.O. Box 189, Waterford, New York 12188-0189 • (518) 237-8643 • www.nysparks.com

ANDREW M. CUOMO ROSE HARVEY
Governor Commissioner

May 25, 2017

Ms. Katy Graves
Superintendent of Schools
Sag Harbor Union Free School District
200 Jermain Avenue
Sag Harbor, NY 11963-3549

Re: SED
Sag Harbor Union Free School District Stella Maris Renovation Project
135 Division Street, Sag Harbor, NY 11963
17PR02747

Dear Ms. Graves:

Thank you for requesting the comments of the Division for Historic Preservation of the Office of 
Parks, Recreation and Historic Preservation (OPRHP).  We have reviewed the submitted 
materials in accordance with the New York State Historic Preservation Act of 1980 (section 
14.09 of the New York Parks, Recreation and Historic Preservation Law).  These comments are 
those of the Division for Historic Preservation and relate only to Historic/Cultural resources.  
They do not include potential environmental impacts to New York State Parkland that may be 
involved in or near your project.  Such impacts must be considered as part of the environmental 
review of the project pursuant to the State Environmental Quality Review Act (New York 
Environmental Conservation Law Article 8) and its implementing regulations (6NYCRR Part 
617).

We note that the Stella Maris School Building is a non-contributing building within the Sag 
Harbor Village Historic District (Boundary Increase), which is listed in the State and National 
Registers of Historic Places.

We have reviewed the project submission received on 4/25/2017. Based upon this review, it is 
the OPRHP’s opinion that the project will have No Adverse Impact upon historic resources. 

If there are substantive changes to the project, consultation with our office should resume. If you 
have any questions, I can be reached at (518) 268-2217.

Sincerely,

Christina Vagvolgyi
Historic Preservation Technical Specialist
e-mail:  christina.vagvolgyi@parks.ny.gov via e-mail only
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