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New York State Uniform Fire Prevention and Building Code Analysis
Commercial and Business Occupancies

Date June 30, 2006

Building: Proctor’s Theatre
Troy, New York

Rensselaer Polytechnic Institute has contracted Mesick Cohen Wilson Baker Architects
to perform a code analysis of the Proctor’s Theater for the purpose of determining the
extent of alterations that would be required if the building were to be renovated for
continued use as a public theater. It should be noted that Appendix K of the New York
State Building provides significant relief for existing buildings in its requirements for
upgrading existing buildings, particularly where the building occupancy classification is
not changed. Where a chance of occupancy is made the requirements for upgrading
aspects of the building can be much more onerous. A code analysis involving a change of
occupancy would require a specific understanding of the proposed change. This code
analysis is predicated on a continued occupancy classification as a public theater, A-1
Assembly.

Appendix K includes provisions for repair, renovation and restoration of existing historic
buildings. Proctor’s Theatre is listed on the National Register of Historic Places and
qualifies for provisions of this appendix. The intent of the provisions of Appendix K is to
encourage the continued use and reuse of legally existing structures, in accordance with
Section 101.3 of the Building Code. The requirements of this section of the Building
Code allows continued use of existing building elements but requires that any newly
constructed building elements, spaces or systems installed be in full compliance with the
requirements for new construction.

Work is defined by categories of repair, renovation, alteration, addition, and change of
occupancies. Specific requirements are established for each category. The category
which appears most appropriate for the work required at Proctor’s is Alterations, K6.
Alterations include the reconfiguration of space, the addition or elimination of any door
or window, the reconfiguration or extension of any system, or the installation of any
additional equipment. It is anticipated the renovation of Proctor’s will included complete
replacement of all existing electrical, plumbing and the heating/ ventilation system which
are now inoperable. This work should bring these components into full compliance with
all requirements of the Code. A structural analysis on the building is beyond the scope of
this report; however, as a steel frame and masonry building without visible structural
problems, it is anticipated that when calculations are done that only minimal work may
be required for compliance with provisions in Chapter K6. Existing masonry walls in the
theater space are not required be brought into conformance with the Energy code;
however in an effort to make the building more energy efficient, any renovation would



include significantly increasing insulation of the roof deck. Replacement of the
remaining single pane windows in the light well of the office block (the Fourth Street
windows have already been replaced with modern double pane windows), and insulation
would also be incorporated into all work on the exterior walls during renovation work in
the office building.

Given that the building is not required be brought into full and complete compliance with
the requirements for new construction. The installation of an automatic sprinkler system
will be one means of assuring a safe building. Other modifications and alterations
proposed in the schematic plans provided in this report are the installations of a new and
fully complying elevator and egress stair, new toilet rooms on three levels for functional
and practical reasons making the building more useful as well as more closely complying
with code provisions, and accessibility requirements. Other alternative rehabilitation
schemes possibly retaining the ramp system might well be possible, but would require
additional approvals and study beyond the scope of this report.

The schematic plans for the office block address only exiting requirements. Subdivision
of the space would be done based on tenant demand or proposed occupancy. It is
assumed however in locating the egress stairs that the second floor would be redesigned
to match the floors above with an egress corridor along the east wall of the building.

While the provisions of Appendix K of the Building Code state that “Buildings in
existence at the time of the adoption of this appendix shall be permitted to have their
existing occupancy or use continued, provided that such occupancy or use was legal at
the time of adoption”. It is necessary to undergo an analysis of the requirements for new
construction to determine where Proctors is already in compliance, where it can be
reasonably brought into compliance and where it will remain out of compliance:

1. Occupancy (section 302): A-I (Assembly) for the auditorium with an accessory
use of B (business) for the office block.

2. Type of Construction (Table 601): Although not completely complying with all
requirements it is anticipated that upgrading the theater to comply to Type II-A
construction can be reasonably accomplish without undue cost. In fact the theater
could probably comply with Type I-B within a reasonable budget. For this
analysis we will use the lesser Type II-A. The office block with combustible
wood floor framing will need to be upgraded to achieve the 1hr. rating but is Type
III construction. The condition of the wing is such that it will need to be
completely gutted of all finishes and appropriately rated systems to bring this
wing into full compliance with Type III-A construction.

3. Height & Building Area (Section 503 Table 503): Type II-A constructions allows
for a maximum height of 65 feet, and area of 15,500 square feet and 3 stories for



A-1use. Type IlI-a construction allows for a maximum height 65 feet in height,
4 stories and 19,000 square feet for B type occupancy.

Actual existing height to the highest part of the roof of the auditorium is approx.
75 feet although only a small portion of the roof on the north is this high (see
section). Height of the office building roof is about 65 feet; however the parapet
wall is well above this.

The two separate uses shall be considered as two separate buildings separated by
a 3hr rated fire wall (section 705). This will require reframing that portion of the
office block above the theatre lobby.

Gross area of the auditorium, stage, and related spaces is approximately 27,000
square feet over the three principal levels (Parquet/ Ground Floor, Lounge/
Mezzanine, and Balcony). Although the Balcony might more reasonably be
considered as having two levels (Lower & upper Balcony) as these levels each
have separate entries and egress. The projection room is not counted as a floor,
but rather a mezzanine to the balcony. The basement is not a floor as per
paragraph 503.1.1.

Gross area of the 5 stories of the office block is approximately 20,000 square feet.

. Height Modification (Section 504). Since both building will be equipped with an
automatic sprinkler system an additional 20 feet can be added the height
requirement and one additional story added. Taking these modifications into
consideration both buildings appear to be in substantial compliance with height
and number of story limits.

. Area modification (Section 506). If an automatic sprinkler system is installed
area can be increased 200%. It is proposed that the building be equipped with an
automatic sprinkler system so total allowable area would be increased to 30,000
square feet, and the office block wing would be increased to 38,000 square feet.
Taking these modifications into consideration both buildings appear to be less
than the maximum square foot limitations.

. Atriums: Section not Applicable

. Distance Separation & Exterior Wall Openings (Tables 602 & 704.8): The
structural frame, bearing walls, floors, and roof construction shall all have a 1
hour fire rating (Table 601). An automatic sprinkler system, which is a proposed
part of this project, can be counted as a 1 hour rating if it is not also used for
increased floor area (see 5 above). Fire rating of exterior walls with a separation
of less than 5 feet is again lhr. (Table 602). Proctors Theatre’s brick masonry
exterior walls exceed this requirement. Interior structural elements are all
protected by a min of 3/4 inch of plaster and in some cases are encased in
masonry construction and plaster. The steel floor framing and roof framing



protected only by the plaster ceiling does not have a 1 hour rating, but in
combination with the sprinkler system might reasonable be considered to
conform.

Fire Rated Construction:

Incidental use areas (Table 302.1.1): Requires incidental spaces such as the boiler
room and storage rooms over 100 square feet have a 1 hour separation or an
automatic sprinkler system. At Proctors the boiler room is separated by 1 hour
masonry construction; although the door is not rated and equipped with an
automatic closer. The door can be changed to a rated door and frame as part of
any renovation and additionally it is proposed that the building be equipped with
an automatic sprinkler system.

Accessory Occupancy (Section 302.2): Not applicable as the office block is
categorized as a separate uses not accessory uses.

Mixed Occupancy (Table 302.3.3): Requires a 2hr. fire separation between A-1
and B occupancies. Proctors Theatre office and auditorium uses are separated by
a minimum of 12 inch brick wall, which exceeds this requirement. The
combustible wood floor construction separating the lobby from office space above
will have to be supplemented or replaced to achieve this rating.

Fire Walls (Section 705): Table 705.4 requires a 3 hour rated fire wall were
separating occupancies A-1 and B. See Mixed Occupancy above.

Fire Barriers (Section 706): Fire barriers used to separate vertical exit enclosures
need to comply with the requirements of this section. Neither the ramp enclosure
nor the stair enclosure is separated from the auditorium with continuous fire rated
walls. Openings at each floor have no doors of any kind and the ramp is open at
the balcony and parquet levels. Although the walls themselves, constructed of
either brick or hollow clay tile and plaster, meet separation requirements. It is
proposed that the ramp area and circulation be completely redesigned including
construction of a new fire stair, and that the existing stair be separated with rated
enclosure and doors to bring it more fully in compliance (see drawings).

Shaft Enclosures (Section 707): Walls enclosing stairs serving three floors
require a 1 hour enclosure, and for four or more stories 2 hour. Although not
complete, there are 4 levels at Proctor’s and circulation should probably be 2 hour
rated (see Fire Barriers above). Walls must be continuous to the underside of the
floor slabs. It is unknown if wall construction extends above the ceiling. This is a
moot point if renovation plans are followed.

Fire Partition (Section 708): Corridor walls of the office block would need to be
1hr. rated walls with rated doors, and extend to the underside of the floor or roof
slab. Although, if an automatic sprinkler system is installed the draftstopping and



fireblocking provisions are not required. The existing wood stud walls with 3/4
inch plaster on both sides would have an equivalent of 1 hr. rating (U. S. Housing
& Urban Development “Fire Rating of Archaic Materials and Assemblies”). Not
all floors have plaster. Some floors have been renovated with an early type of
sheetrock; however it is anticipated that existing walls would be gutted and new
walls would be constructed.

Smoke Barriers (Section 709): Smoke barriers should be continuous from wall to
wall and ceiling to floor, unless ceiling construction provides 1hr. rating. New
partitions would be constructed to code.

Opening Protectives (Table 714.2): Door and opening in rated wall construction
must be rated. For 2 hour wall assemblies openings must have 1 hour rating. For
Ihr. shaft and exiting enclosure partitions openings must have a 1hour rating, and
for 1hour fire barriers a 3/4 hour rated opening is required. None of the doors in
the Proctors Theater have a rating although many may be equivalent to a 3/4 hour
door.

Fire Blocking (Section 716): Fireblocking and draftstopping are required in
combustible concealed locations, except for the office wing. Proctors does not
have combustible structural materials. As noted above, the office block will need
to be completely gutted and new floors and ceilings installed. Appropriate fire
blocking would be installed at that time.

Draft Stopping (Section 716.3): Draft stopping is required in concealed spaces in
combustible construction. Proctor’s is built of noncombustible construction.
Draft stopping is not required in buildings equipped with an automatic fire
sprinkler system.

Interior Finishes (Table 803.4): Requires finishes to be class B and C in all public
spaces of A-1 occupancies where buildings have an automatic sprinkler system.
Type B, and C type finishes are required in type B occupancies in building
equipped with automatic sprinkler systems as proposed. Proctor’s on the whole
would appear to comply with these requirements.

Special Detail Requirements (Theaters)

Stages and Platforms:

Stage Construction (Section 410.3.1): Stages shall be constructed of materials
required for floors for the type of construction. Exception in Type IIB a nominal
2 inch wood deck can be used if stage is separated in accordance with Section
410.3.5. The current stage flooring is severely deteriorated and will require
complete replacement of the floor; the new floor should comply with this
provision. The stage construction, consisting of wood joists, would not be in
compliance; although a 1 hr. fire rating could be achieved with the application of
rated drywall on the underside.



Galleries, gridirons, catwalk and pinrails (Section 410.3.2): Shall be constructed
of materials consistent with IIB construction. All catwalks in the stages fly space
are steel framing with plank flooring. These levels are not to be considered floors
or stories.

Exterior Stage Doors (Section 410.3.3): Exit doors shall be fire doors complying
with Section 714. Existing doors are metal clad wood doors, but are not rated.
They would need to be replaced with rated fire doors in rated metal frames. The
exterior doors (existing doors are wood paneled doors) for loading and unloading
do not need to be rated if they are likely to be open during performances, which is
simply unknown at this time.

Proscenium Wall (Section 410.3.4): Where stage is greater than 50 feet, as at
Proctor’s, all portion of the stage must be protected by 2hour fire resistant
construction. The proscenium wall is constructed of brick with wings on 3 inch
gypsum block. The auditorium side has plaster over metal lath and plaster. This
would appear to comply.

Proscenium Curtain (Section 410.3.5): The proscenium opening where the stage
height is over 50 feet shall be provided with a curtain of approved material or an
approved water curtain. The existing painted canvas curtain certainly does not
comply, but is a museum piece. A conservation study has determined that this
curtain is salvageable in a museum type situation, but not for continued use here.
A new complying curtain will be installed, which will be activated by an
approved rate of rise heat detection system.

Stage Ventilation (Section 410.3.7): Emergency ventilation shall be provided for
stages larger than 1,000 square feet (Proctor’s is approximately 2,200 square feet)
or with a stage height of 50 feet (Proctor’s is a little less than 70 feet). Ventilation
will consist of two vents constructed to open automatically by approved heat —
activated devises, and a system for smoke control. These devises and system
should be part of any renovation and may be able to be incorporated into the
existing skylight.

Dressing and Appurtenant Rooms

Separation (Section 410.5): Dressing rooms, property rooms etc. shall be
separated from the stage and other parts of the building by a fire barrier wall or a
horizontal assembly, or both with not less than a 2 hour fire resistance rating with
approved opening protection. The masonry walls comply with this requirement;
however the existing metal clad wood door is not rated. These doors will be
changed to rated metal doors and frames to comply.

Separation from each other (Section 410.5.2): Dressing rooms etc. shall be
separated from each other by a fire barrier wall and a horizontal assembly of not
less than 1 hour fire resistant rating and opening protection. The existing
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construction consisting of 3” gypsum tile with plaster on both sides complies.
The hollow metal doors are unrated but might reasonably remain.

Stage Exits (Section 410.5.4): At least one approved means of egress must be
provided from each side of the stage (see #11. Exits). A steel ladder or spiral stair
from the gridiron space to a shuttle on the roof is permitted. Renovation plans
shall include such a ladder.

Automatic Sprinkler System (Section 410.6) Stages shall be equipped with an
automatic fire-extinguishing system. The system shall be installed under the roof
and gridiron in the tie and fly galleries, places behind the proscenium wall of the
stage, the dressing rooms, lounges, workshops and storerooms accessory to such
stages. An automatic sprinkler system for the entire building is part of the
proposed renovation.

Interior Environment

Minimum Room Dimension (Section 1207.1): All habitable spaces have a
minimum dimension of 7 feet which is generally exceeded by all spaces in
Proctor’s with the exception of some of the dressing rooms, which are existing
and a transitory type use. The center hall plan with rooms on both sides could be
modified in a renovation to a single loaded corridor.

Minimum Ceiling Height (Section 1207.2): Minimum ceiling height of 7 feet-6
inches occupied spaces and 7 feet for bathrooms etc. is exceeded by all existing
rooms in the Proctor’s except the dressing rooms on the first, second and third
floors which have ceiling heights of 7 feet-4 inches (not a significant difference).
The top floor has a ceiling height of 8 feet-4 inches. Again, these are existing
rooms all of which are transitory in nature.

Exits:

Occupancy Load (Table 1003.2.2.2): As per section 1003.2.2.9 occupancy for
assembly spaces with fixed seats shall be determined by number of fixed seats
installed, which is approximately 2100 seats; although any major renovation will
undoubtedly reduce the number to below 2,000 seats. Indeed the proposed
renovation plan indicated the removal of more than 100 seats from the Upper
Balcony to create an egress aisle at the rear.

Minimum Number of Exits for Occupant Load (Table 1005.2.1): Every floor will
be provided with a minimum number of exits based on number of occupants.
From 1-500 people 2 exits are required, from 500-1000 people three exits are
required, and for more than 1000 people 4 exits are required. The Parquet level
seats approx. 1,000 people (schematic plans remove two rows of seats, reducing
this by 28 people), and will require at least three exits. The Lounge/ Mezzanine
level seats approx. 420 will require 2 exits. The Balcony which seats approx. 660



(378 in lower balcony & 280 in upper) would require three exits (balcony seating
is reduced by 120 seats in schematic plans). The Balcony might more reasonably
be considered as two levels as the lower balcony is entered and exited via
vomitories to its own lobby. There are actually four exits off the balcony: the two
egress stairs, the fire escape in the exiting courtyard, and the exiting door on the
west side of the Upper Balcony which gives access to a landing of the existing
egress stair (the latter two were mirrored on the east side giving access to the fire
escape over the alley, which has been removed). Additionally, occupants on the
lower balcony could exit using the stairs to the boxes. These stairs are narrow (31
inches wide with an 11-1/2 inch tread and 7-1/4 inch riser) and the total trip down
has three slight winders, but they could provide some relief and an additional
margin of safety. The proposed renovation plan creates a lobby to the rear of the
upper balcony similar in size to that on the first floor and mezzanine so that the
path to the egress stairs is easier and not restricted, and by removing one row of
seats in the lower balcony to provide an access way reduces the capacity by an
additional 28 seats. These two measures reduce the capacity by about 100 seats
(the least desirable seats) thus reducing total capacity to about 625 on both levels
of the Balcony. It should also be noted that additional seats will need to be
removed from the Parquet level to meets accessibility requirements.

The existing fire escapes in the courtyard, although not fully conforming egress
stairways, do significantly add to the exiting function and would be retained.
These stairs at a minimum would have roofs, although a roof with clearstory
could be built over the light well/ courtyard or even a skylight to prevent snow
and ice from obstructing the use of the stairs.

Occupants of the dressing rooms have two means of egress, a metal stair to the
south and the fire escape in the exiting courtyard. The steel stair does not exit to
the outside but rather at the first floor. The occupants must either exit across the
stage or out the exiting courtyard. The corridor to the exiting courtyard is not
properly marked, enclosed, nor is the continuation to the basement separated. The
existing arrangement of this corridor will be redesigned and significantly
modified when the first floor of this wing is removed to become part of the
exiting courtyard.

Occupancy loads as computed using Table 1003.2.2.2 for the office block of 1
person for every 100 sq. ft. works out for 42 people of the upper three floors and
32 people on the lower two floors all of which require two exits. There is one
non-conforming stair and egress to the courtyard fire escape from the middle of
the corridor (the fire escape is not only non-complying as means of egress but
create a long dead end corridor). A second fully conforming egress stair is
proposed to be constructed adjacent to the lobby for the theater near the north end
of the corridor.

Miscellaneous Means of Egress (Section 1007): Stage and catwalk means of
egress (Sections 1007.4 & 1007.4.1). Table 1003.2.2.2 requires an occupancy



load of one person per 15 square feet of net stage area or approx. 140 persons
requiring two exits. Where two means of egress are required, one mean of egress
is proposed to be provided on each side of the stage. This is the existing
configuration at Proctor’s with the exits shared with the dressing rooms. A
dedicated corridor must be constructed on the west so that the egress path does
not pass though an occupied space. This change is indicated on the proposed
plan. The cat walk shares egress with the dressing rooms at that level.

Egress Width (Section 1003.2.3): The egress width for occupant served,
determined by table 1003.2.3, for both Assembly and Business occupancies is .3
in. per person for buildings without sprinklers and .2 for buildings with automatic
sprinklers. Other components of exiting are calculated at .2 inch per person and
.15 inch per person respectably. Where multiple means of egress are provided the
loss of one exit shall not reduce the available capacity to less than 50% of
required. The maximum capacity required for any story shall be the width
maintained to termination of means of egress. Using the figures for a building
with automatic sprinklers and the occupancy figures above, by level, this
computes to 195 inches on the Parquet level, 95 inches on the Mezzanine level,
and 125 inches on the Balcony level ( approx. 70 at each level of Balcony). Not
surprisingly the building conforms to these width requirements unmodified,
however there are significant issues in other requirements regarding rated
enclosures and openings, distance of travel, handrails, doors etc. noted elsewhere
in this study. The capacity and distribution of the exits was diminished when the
fire escape above the alley was removed (although the fire escape is a non-
conforming exit it would have provided additional safety). Although it might be
possible to make the ramp system safer with proper fire rated enclosure,
additional handrails, proper lightings, and signage. The code prohibits a ramp of
greater than 30 in. rise (height between landing) to be part of the egress route
(Section1003.3.4.3) as well as a maximum slope of 1 in. in 12 in. (Section
1003.3.4.1) with an exception of assembly spaces in Section 1008 (see # 14).
Although, the ramps at Proctor’s are at a reasonable 1 inch in 11 inch slope, they
travel between floor levels without landings; they also have cross slopes at the
change in direction, and they occupy a great amount of space. Since this is a
Renovation it might be possible to reuse these as exits if a complete conforming
fire stair was constructed where the existing stair is now, and other changes were
made. However, the location and volume of space occupied by the ramp system
make other necessary improvements difficult if not impossible, and it is proposed
to remove the ramp system and replace it with a fully conforming fire stair,
centrally located elevator and toilet facilities disturbed over all levels. This
arrangement makes the entire facility more usable as well. Also proposed is to
reduce the capacity of the balcony by three rows (4 rows in some sections) to
create a lobby space at this level. These are the least desirable seats in the house
and would reduce the occupancy load by about 80 seats.

Egress width for the office block (also fitted with sprinklers) would be 42 times .2
or only 8.4 inches; however minimum width of egress stairs shall not be less than
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44 inches. The existing stair is 52 inches wide; however, it is a combustible
construction and not fully enclosed. Two remote exit stairs are required for all
floors, and the fire escape entry in the middle of the long corridor creates a dead
end hall. The fire escape, even if properly located, is another nonconforming exit.
It is proposed that the existing stair remain as a nonconfroming mean of egress
and a fully complying stair be constructed adjacent to the theater lobby near the
north end of the office block.

Ceiling height (Section 1003.2.4): Proctor’s has no ceiling below the minimum
7°-0 ceiling height for means of egress.

Egress Illumination (Section 1003.2.11): A minimum of 1 foot-candle of
illumination of all means of egress must be provided. Auditoriums and theatres
etc. can be dimmed to .2 foot-candle provided that the higher illumination is
automatically restored upon activation of a fire alarm. The electrical system in
Proctor’s cannot be safely operated and must be completely replaced as part of
any renovation. It appears that existing fixtures are not original and that there will
be significant modification to the design of all mechanical and electrical systems
to bring these elements into complete compliance with the all code requirements.

Egress Components:

Doors

Door size (Section 1003.3.1.1): The minimum door width of each door opening
shall be sufficient for occupant load. The existing egress stairs and ramp at
Proctor’s are not fully enclosed; they are equipped with no doors whatsoever.
There is sufficient space to provide doors on the means of egress and they would
be included in any renovation.

Door Swing (Section 1003.3.1.2): Egress doors shall be side hinge swinging. The
doors to the egress courtyard at the Parquet level and the fire escape above on the
Mezzanine and Balcony levels are non-rated steel clad doors. The openings more
than the required width.

Doors shall swing in the direction of travel where serving an occupant load
greater than 50, which existing doors do. However it is very unlikely that the
large bi-folding doors can be set in motion when subject to a 15 pound force.
These doors would be replaced with a single leaf rated fire door.

Locks/ Latches (Section 1003.3.1.8): Doors must be readily operable from the
means of egress; hardware must be mounted between 34 and 48 inches, and
operating by a maximum of 15 pounds of force. The exterior doors to the lobby
have been restored recently and appear to meet these requirements. The doors are
fitted with thumb turns locks. Lobby interior doors are not equipped with latch
and simply operate with a push plate.
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Panic Hardware (Section 1003.3.1.9): All egress doors for more than 100 persons
shall be equipped with panic hardware. All exiting egress doors at the Proctors
are equipped with panic hardware.

Stairs

Width (Section 1003.3.3.1): Stairway width shall be determined by Section
1003.2.3.1 but in no case shall be less than 44 inches. The existing ramp varies in
width but is about 76 inches wide at restrictions. The existing stair is approx. 58
inches wide (including handrail).

Headroom: Minimum 80 inches above nosing of stair. The existing stair and
ramp maintain this requirement.

Tread/ riser (Section 1003.3.3.3): Stair treads shall be a minimum of 11 inches
(excluding nosing), and no more than 7 in. high but no less than 4inches high.

The egress stair at Proctor’s has treads and risers, which although not quite in
conformance with code, are safe and comfortable stairs to use. The existing fire
stairs have 10-3/4 inch treads and 7 inch risers on the lower levels and 7-1/4 inch
risers on the upper levels. These are well within the tradition recommendation for
stairs. In the office wing the tread are 10-3/8 inches and the risers 7-1/4 inches.

Vertical Rise (Section 1003.3.3.6): A flight of stairs can rise no more than 12 feet
between floors or landings. The stairs at the Proctor’s conform to this
requirement.

Handrails (Section 1003.3.3.11): Handrail height above the nosing should be
between 34 and 38 inches. The railing at Proctor’s stair is 32 inches, which is a
traditional height and is reasonable and safe. The traditional railing design would
appear more than adequate to handle loads required in Section 1607.7. The 2 1/4
inches diameter handrail is a little larger than maximum diameter of 1-1/2 inches
(actual 1-5/8 inches) but is comfortable to use. A handrail on the wall side is
required and should be added to conform to all requirements of current code
including extending past the last riser at floors and landings. The existing handrail
(outside) on the office stairs should be replaced with a complying railing which
continues past the last risers at floors and landing. A second continuous interior
handrail on the office block stair is also required.

Winders (Section 1003.3.3.8): Winders are not permitted in a mean of egress.
The bottom three treads of the fire stair swell slightly and diminish on the inside
edge. However, this is an existing condition and for practical purposes this is still
an easy stair to use.

Stairways to Roof: The office wing is four or more stories and is required to have
one stairway continue to the roof. The existing stairs continue to the roof;
although, they will require complete rebuilding and are not separated from the
elevator shaft. The new stairway required to provide a second mean of egress
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should be carried up to the flat roof. The egress fire stair in the theater has an exit
onto the flat roof of the office wing.

Exit Access

Remoteness: (Section 1004.2.2.1): Exit door and means of egress should be
remote and in a building equipped with an automatic sprinkler system no closer
than one third the maximum diagonal distance of the space being served. The
proposed and existing exits comply with this requirement.

Travel Distance Section (1004.2.4): Maximum travel distance as defined in Table
1004.2.4 for building equipped with an automatic sprinkler system is 250 feet for
Type A occupancies and 300 feet for Type B occupancies. This is the distance
measured from the most remote point to the entrance to an exit along the natural
and unobstructed path of egress travel. When stairs are part of the egress path the
distance shall be measured along a line drawn tangent to the nosings. The
existing and proposed plans comply with these requirements.

Distance for a Common Path of Travel Section (1004.2.5): Distance for a
common path of travel shall not exceed 75 feet in Type A occupancies and 100 ft.
in type B occupancies. Common path of travel occur when path of egress
encounters a corridor or lobby space where a decision must be made. Current and
proposed plans comply with these requirements. Also see #14 Assembly for more
restrictive requirements.

Aisles (Section 1004.3.1): Aisle width shall be unobstructed and comply with
egress width according to Table 1003.2.3 (see Egress width # 10 above), but shall
not be less than 36 inches wide.

Corridors

Fire Rating (Section 1004.3.2.1): Corridor fire resistant rating for Type A & B
occupancies in a building equipped with automatic sprinkler listed in Table
1004.3.2.1 is 0. Proctors complies with this requirement.

Width (Section 1004.3.2.2): Minimum width shall be determined in Section
1003.2.3 (see Egress width # 10 above), but not less than 44 inches. Proctor’s
complies with this requirement.

Dead Ends (Section 1004.3.2.3): Where more than one exit is required the exit
access shall be arranged so that there are no dead ends in corridors more than 20
feet in length. The theater space has no dead end corridors; however, the existing
configuration of the office block does. This situation is addressed with the
addition of a second stair in the proposed plan.
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14. Assembly

Assembly Main Exit (Section 1008.1): Group A occupancies that have an
occupant load of greater then 300 shall be provided with a main exit. The main
exit shall be of sufficient width to accommodate not less than one-half of the
occupant load, but such width shall not be less than the total required width of all
means of egress leading to the exit. The main exit shall front on at least one street
or occupied space which adjoins a street or public way. The Lobby space as
Proctor’s meets these requirements, and as renovated will serve as the main exit.

Assembly Other Exits (Section 1008.2): In addition to the main exit, each level of
occupancy in Group A having an occupancy load of greater then 300 shall be
provided with additional exits that shall provide an egress capacity for al least
one-half of the total occupancy loads served by that level and comply with

Section 1004.4.4. The proposed renovation plans accomplishes this requirement
(See Exit Access 13 above).

Foyers and Lobbies (Section 1008.3): In theaters we’re allowed to wait in the
lobby, such use will not encroach in clear width and mean of egress. Permanent
barriers must separate areas. It would seem unlikely that any use of the Proctor’s
would be such as to have this situation; however the lobby should not be
permitted to be used for waiting and posted as such.

Means of Egress — Balcony and Gallery (Section 1008.4): Balconies and galleries
having a seating capacity over 50 shall have at least two means of egress, with at
least one leading directly to the exterior. The proposed plan meets these
requirements this (see # 11 Exits).

Enclosure of Balcony Opening (Section 1008.4.1): Interior stairs and other
vertical opening shall be enclosed in a vertical exit enclosure as provided in
Section 1005.3.2, with the exception that stairs are permitted to be open between
the balcony and the main assembly floor in occupancies such as theaters. The
proposed plan has two enclosed egress stairs at each level of the mezzanine, and
the lower and upper balcony. There is egress via the courtyard fire escapes at the
Balcony, Mezzanine and Parquet levels. Additionally, a formal open stair from
the Parquet level (main assemble floor) to the Mezzanine is proposed. This is not
counted in the exiting requirement of that level although, it would function legally
as a means of egress under this section.

Width of Means of Egress (Section 1008.5): The clear width of aisles and other
means of egress shall comply with Section 1008.5.1 where smoke protected
seating is not provided. The clear width shall be measured to walls, edges of seats
and tread edges except for permitted projections.
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Width of Means of Egress no smoke protection (Section 1008.5.1): The clear
width of the means of egress shall provide sufficient capacity in accordance with
all of the following, as applicable:

I. Atleast 0.3 inch of width for each occupant served shall be provided on
stairs having a riser height of 7 inches or less and a tread depth of 11
inches or greater, measured between nosing.

IT. Atleast 0.005 inch of additional stair width for each occupant shall be
provided for each 0.10 inch of riser height above 7 inches.

III. Where egress requires stair descent, at least 0.075 inch of additional
width for each occupant shall be provided on those portions of the stair
width having no handrail within a horizontal distance of 30 inches.

IV. Ramped means of egress, where slopes are stepper than one unit vertical
in 12 units horizontal, shall have at least .22 inch of clear width for each
occupant served.

Risers in the new exit stair will be 7 inches as required. Risers on the existing
stair vary from floor to floor with the maximum riser 7.25 inch.

Travel Distance (Section 1008.6): Exits and aisles shall be located so that the
travel distance to an exit door shall not be greater than 200 feet measured along
the line of travel in unsprinklered buildings and 250 feet in sprinklered buildings.
Where aisles are provided for seating, the distance shall be measured along the
aisle and aisles accessway without travel over or on the seats.

Common Path of Travel: The common path of travel shall not exceed 30 ft. from
any seat to a point where a person has a choice of two paths of egress travel to
two exits. Under Section 1004.2.5 for assemble space this travel distance is 75
feet. Travel distance from a mid row seat in the Lower Balcony to the lobby is
approximately 45 feet. On the west side occupants could use an aisle of removed
seats as an access way and exit onto the fire escape in the courtyard (see Path
Through Adjacent Aisle below). For occupants on the east side where the original
fire escape has been removed this option is not available. At the discretion of the
code officer this distance may be considered safe since the building will be
equipped with an automatic sprinkler system, and total travel distance is within
the requirements of the code. The 30 feet common path distance is exceeded on
the Parquet level, but like the Lower Balcony a row of removed seats could be
used as access ways to the exits on the east and west sides. It might be prudent to
create an aisle on each side leading to these exits by removing a row of seats.

Path Through Adjacent Aisle (Section 1008.7.1): Where one of the common
paths of travel is across the aisle through a row of seats to another aisle (which
does occur in the balcony for some people in the middle aisle using the fire escape
exits on the west) there shall be not more than 24 seats between the two aisles,
and a minimum clear width between rows of 12 inches plus .6 inch for each
additional seat above 7 in the row between aisles. Clear width of the seats at
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Proctor’s ranges a bit but is always less than 12 inches although there are never
more than 14 seats in any row of the Balcony, Mezzanine, and Parquet floors. A
row of seats would need to be removed so that for these access ways to comply.
Although the exit widths of the fire escapes are not counted in total exiting width
calculation they will be retained, for they provide additional means of egress in
convenient locations. This situation also occurs on the Parquet level where the
side exits enter the alley on the east or into the exit courtyard on the west and
from there into Fourth Street.

The existing fire escape courtyard continues to the basement level and then up a
ramp to Fourth Street. In the course of travel the headroom is only about 6 feet
under the dressing room wing. This situation is changed in the proposed
renovation, with a floor installed at the first floor, and with direct access to forth
street provided through the existing portal. The first floor of the dressing room
wing is also removed.

Minimum Aisle Width (Section 1008.8.1): Minimum clear width of aisles shall be
as follows:
a) 48in. for aisles having seating on both sides with the exception that 36
inches where aisle does not serve more than 50 seats.
b) 36 inches for aisle stairs having seating on only one side.
¢) 23 inches between an aisle stair handrail or guard and seating where the
aisle is subdivided by a handrail.
d) 42 inches for level or ramped aisles having seating on both sides.
e) 36 inches for level or ramped aisles having seating on only one side.
Proctor’s complies substantially with these aisles width.

Converging Aisles (Section 1008.8.3): Where aisles converge to form a single
path of egress travel, the required egress capacity of that path shall not be less
than the combined capacity of the converging aisles. Proctor’s aisles converge in
the lobbies along the north side of the seating at the parquet, mezzanine, and
lower balcony each having a 12 feet clear width, which is wider than needed. The
upper balcony’s aisles converge on a 5 feet clear aisle, or 60 inches. The upper
balcony requires a 70 inches exiting width for its capacity. Assuming an equal
flow in each direction for the two remote stairs, plus the fact that a small portion
of the occupants would use the fire escape, this width appears adequate and
conforming.

Assembly aisle termination (Section 1008.8.5): Each end of an aisle shall
terminate at cross aisle, foyer, doorway, vomitory or concourse having an access
to an exit. Exception allowed in the code are: for aisles less than 20 ft. in length,
dead end aisles longer than 20 feet where dead end aisle are no more than 24 seats
from another aisle, and for smoke protected area aisles shall not exceed 21 rows.
At Proctors the aisles in the mezzanine and lower balcony do not end in an aisle,
but rather a row of seats; however it falls into the 24 seat exception as no row has
more than 14 seats.
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Assembly Aisle Obstruction (Section 1008.8.6): There shall be no obstruction in
an aisle other than handrails as provided in Section 1008.12.

Clear Width of Aisle Accessway Serving Seating (Section 1008.9): Where seating
rows have 14 or fewer seats (the case at Proctor’s) the minimum clear aisle shall
not be less than 12 inches measured as the clear horizontal distance from the back
of the row ahead and the nearest projection of the row behind. At Proctor’s this
distance varies between levels but is always less than 12 inches.

Assembly Aisle Walking Surfaces: Aisles with a slope not exceeding one in eight
(12.5%) shall consist of a ramp having a slip resistant walking surface. The
Parquet floor has a sloping concrete ramp which will require such a finish. Aisles
with a slope exceeding 12.5% shall consist of treads and risers that extend across
the full width of aisles and comply with Section 1008.10.1 through 1008.10.3.
The treads in the upper balcony of Proctor’s do not extend the full width of the
aisle but only to the handrail stanchions. This seems reasonably safe, but the
treads could be extended to include the stanchions if the code enforcement officer
so desires.

Treads (1008.10.1): Tread depths shall be a minimum of 11 inches and
shall have dimensional uniformity (a tolerance of 3/16 inch is acceptable).
Treads at Proctor’s vary: at the Mezzanine level most are 10” in the aisles,
they vary on the side aisles with some being winders; in the lower balcony
10” in the center aisles, but are 9 inches in the side aisles where some of
the treads are winders diminishing to 71/2 inches; in the upper balcony
most are 10 in. except those at the entries to the vomitoriums where they
are 9 in. Treads in the side aisles of the upper balcony are a uniform 10 in.

Riser (1008.10.2): Where the gradient of aisle stairs is to be the same as
the gradient of adjoining seating areas, the riser height shall not be less
than 4 inches nor more than § inches and shall be uniform within each
flight. Risers at Proctor’s are comfortable within this range except those
at the entry to the vomitoriums. Exceptions are allowed to maintain site
lines of adjacent areas, however where nonuniformities exceed 3/16 inch
between adjacent risers they shall be indicated with marking stripes at the
nosing to nonuniform risers. Riser heights not exceeding 9 inches shall be
permitted where they are necessary by the slope of adjacent seating to
maintain sightlines.

Tread Contrasting Marking Stripe (Section 1008.10.3): A contrasting marking
stripe shall be provided on each tread at the nosing such that the location of each
tread is readily apparent when viewed in decent. There are no such marking now
at Proctor’s but they could and should be added as part of any reuse of the theater
to make these noncomforming stairs safer.
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Seat Stability (Section 1008.11): In places of assembly, the seats shall be
securely fastened to the floor. All seats at Proctor’s are fixed to the floor.

Handrails (Section 1008.12): Ramped aisles having a slope greater than one in 15
(6.7%) and aisle stairs shall be provided with handrails located either at the side
or within the aisle width. Exceptions provide for no railing on ramped aisles no
greater than 12.5% with seats on both sides, which is the condition at the Parquet
level at Proctor’s. No railing needs to be provided if a guardrail that complies
with the graspability requirements of handrails is provided on one side. Handrails
are provided on both sides of the aisles in the upper and lower balconies at
Proctor’s, which are useable if not code complying. However no railing is
provided in the Mezzanine/ Lounge level. This condition could be corrected in
any renovation although these stairs are a fairly easy decent and could probably
remain as is.

Assembly Guards (Section1008.13): Assembly guards shall comply with
Sections 1008.13.1 though 1008.13.3:

Cross Aisles (1008.13.1): Cross aisles located more than 30 in. above the
floor or grade below shall have guards in accordance with Section
1003.2.12. Where the elevation change is 30 inches or less between cross
aisle and adjacent floor or grade below, a guard not less than 26 inches
above the aisle floor shall be provided. Such guard railings exist.

Sightline- Constrained Guard Heights (Section 1008.13.2): Unless subject
to the requirements of Section1008.13.3, a fascia or railing system in
accordance with the guard requirements of Section 1003.2.12 and having a
minimum height of 26 inches shall be provided where the floor or
footboard elevation is more than 30 inches above the floor or grade below
and the fascia or railing would otherwise interfere with the sightlines of
immediately adjacent seating. Proctor’s has a parapet with an additional
railing on top, which is 27 inches high, which appears to conform to these
requirements.

Guards at the end of Aisles (Section 1008.13.3): A fascia or railing system
complying with Section 1003.2.12 shall be provided for the full width of
the aisle where the foot of the aisle is more than 30 in. above the floor or
grade below. The railing shall be a min. of 36 inches high and shall
measure 42 in. diagonally between top of the railing and nosing of the
nearest tread. Existing railing at the end of the balcony aisles is 33 inches
high and 36 inches measured diagonally. Additional guardrails
conforming to this requirement must be part of any renovation work at
Proctor’s.

15. Exterior Wall
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Coverings (Table 1405.2): Exterior wall covering shall provide weather
protection for the building, which the walls at Proctor’s have done. The north
south and east walls are brick masonry and the west wall is a terra cotta veneer on
brick backup. Table 1405.2 requires anchored masonry veneer to be a minimum
of 2.625 inches, a requirement far exceeded at Proctor’s.

Combustible Finishes (Section 1406.2, Table 1406.2.1.2): Not applicable as there
are no combustible materials used.

16. Projection Rooms

Construction: Construction shall be consistent with requirement for the type of
building. Openings do not require protection. The existing projection room is
conforming to these requirements.

The projection room shall not have less than 80 square feet for a single machine
and at least 40 square feet for each additional machine. Each projector,
floodlight, spotlight or similar piece of equipment shall have 30 inches clear
working space on each side and at the rear. The aggregate openings for projection
shall not exceed 25% of the area of the wall between the projection room and
auditorium. At approximately 270 square ft. the projection room can be
configured to conform to these requirements with the exception of the 30 inches
clear behind the projectors; however, modern equipment may vary in dimension
and configuration. Clearly there is sufficient space to make this functional if not
completely conforming.

Supply and Exhaust (Section 409.3.1): The existing projection room has an
operable window to supply and exhaust air; however, the new mechanical system
will be designed to comply with these requirements in this section of the code.
Lighting Control (Section 409.4): Provisions shall be made for control of the
auditorium lighting and means of egress lighting of theaters from inside the
projection room, and at least one other convenient location inside the building.
This requirement will be part of the complete renewal of the electrical and
mechanical systems.

17. Structural (Not part of Analysis).

18. Swimming Pools: (Not Applicable)

19. Electrical (Not part of analysis)

20. Handicapped Access
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The provisions in Appendix BK (Chapter 11) covers requirement of accessibility
for the alteration, repair, renovation, reconstruction, change of occupancy and
movement of existing building and structures.

Intent (Section BK101.2): Intent is to encourage the continued use of existing
building in accordance with Section 101.3 of the Building Code by allowing work
of the categories listed without requiring full compliance with all requirements
applicable for new construction.

Categories of work (Section BK101.3): Work shall be classified by categories of
Appendix K, which in this case is Alteration. The specific requirements
established for that category shall be applicable to the work.

Relationship to other Codes (Section BK102.1): All work will comply with
the provisions this appendix and provisions of the Building Code, Fire Code,
Mechanical Code, Plumbing Code, Energy Code etc. Where there is a conflict
between these codes and this appendix, compliance shall be with the more
restrictive requirements.

Parking (Section 1106.1): Where parking is provided, accessible parking spaces
shall be provided. There is no dedicated parking for Proctor’s. An arrangement
with the City of Troy would seem, but is theoretical at this point. Historically
there has been no designated parking for Proctor’s. If the adjacent city parking
garage was used it has designated handicapped spots.

Site Route (Section 1104): Accessibly routes from Public transportation and
parking shall be provided. Proctor’s is sited in the middle of the block on Fourth
Street between Broadway and State Street. There is a bus stop at Broadway,
handicapped parking spots on both Broadway and Fourth street, and in the
parking Garage on Fifth Ave. At these locations there are accessible routes on
public sidewalks equipped with curb cuts. Both the entrances to the theater and
the office blocks are at grade. The sidewalk connecting the entrances serves as an
accessible route between uses.

Entrance (Section1105.1): At least 50% of the entrances, but not less than one
entrance for each structure or occupancy, shall comply with accessible route
requirements of this chapter. The entrance for the theater space is at grade and
can be made to comply with provisions with modifications to the doors and
hardware. However and office building block is two risers above grade (total of
13 inches). It is proposed to lower the floor level to grade and add two additional
risers to the stairs. This way an energy conserving vestibule can be maintained
with a new pair of doors at the wall line (it will be necessary to move the interior
wall to avoid a wheelchair trap)

Seating (Section 1108.2): Assembly areas with fixed seating shall comply with
Sections 1108.2 through 1108.2.5.2.
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Services (Section1108.2.1): Services and facilities provided in areas not
required to be accessible shall be provided on an accessible level. This is
not applicable as services and facilities are proposed to be provided on all
levels.

Wheelchair Spaces (Section 1108.2.2): Table 1108.2.2 requires six wheel
chair spaces for capacity of more than 500 plus one additional space for
every 200 seats thereafter. At least one companion seat shall be provided
beside each wheelchair space. This calculates to 14 total wheel chair
spaces. These can easily be provided on the Parquet level. The steepness
of the tiered seating on the upper levels makes them unsuitable for
accessibility even with the proposed elevator.

Wheelchair Space Clusters (Section 1108.2.2.1): Accessible wheelchair
spaces shall be clustered in groups in accordance with Table 1108.2.2.1,
which requires a minimum of 5 clusters for capacities of 1501 to 2100
people. This should not be difficult to disburse across the Parquet level
plan.

Multilevel Assembly Seating Areas (Section 1108.2.3.1): In multilevel
assembly seating areas, wheelchair space clusters shall be provided on the
main floor and on one of each two additional floors or mezzanine levels.
The two upper levels of the theater are not suitable for wheelchair seating.
Compliance by will necessity be limited to compliance with the total
number of spaces and clusters required.

Assistive Listening Devices (Section 1108.2.4): Auditoriums and similar
fixed seating assembly areas where audible communications are integral to
the use of the space shall be equipped with an audio amplification system.
The assistive listening system shall comply with Appendix BL. Receivers
(Section 1108.2.4.1): Receivers shall be provided for assistive listening
systems in accordance with Table 1108.2.4.1, which requires 55 for a
capacity over 2000 plus 1 for each 100 person increase in capacity. Ifin
the new seating capacity in the renovated theater falls to 2000 or less only
35 are required. Twenty five percent of the receivers need to be hearing
aid compatible. These requirements should be provided for in the new
mechanical systems.

Toilet Facilities:

General: Accessible building features shall comply with Section 1109.2 through
1109.14.2.

Toilet Facilities: Toilet facilities shall be accessible. Where a floor level is not
required to be connected by an accessible route, the only toilet rooms provided
within the facility shall not be located on the inaccessible floor. Toilet facilities
on the Parquet level shall be handicapped accessible in the renovated plan.
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Fixture count should comply with the Plumbing code, and with other provisions
of Chapter 11.

21. Fire Protection Equipment: Not part of Analysis
22. Plumbing Code: Not part of Analysis.
23. Fuel Gas Code: Not part of Analysis.

24. Energy Code: Not part of Analysis.
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Photograph #1

The lounge/ aisle at rear of Parquet
level, which is typical of the plan on
the lower three levels of the theater.
Behind the blind arches is the original
system of ramps, which would be
replaced with toilet rooms, elevator
and lobby and egress stair in the
proposed schematic plan.

Photograph #2

Lounge/ aisle at rear of
Mezzanine level. The interlaced
ramps are entered at the last bays
at the east and west ends of the
lounge.



Photograph #3
At the Lower balcony level the two ramps come together at a
center landing giving a good idea of what the proposed elevator
lobby would be spatially. The ramp on the left side exits the
building at the main lobby the one on the left at the alley.

Photograph #4

The lounge/ aisle at the rear of the
lower balcony continue the
circulation plan of the lower. Each
space diminishes in height and

architectural embellishment as you
ascend




Photograph #7

The existing egress stair at the first

floor level. The wall and door were
added later and would be moved to

be under the landing

Photograph #8

View of the existing egress stair at the
Mezzanine level. A new handrail on
the wall side would be added to the

stair.



Photograph #9

Two views of the interlaced ramp
system. Although very interesting
and fun, the ramp system takes up
a great deal of space in plan.

This space is proposed to be used
to provide an elevator, elevator
lobby, toilet rooms and an egress
stair in the schematic plans.

Photograph #10



Photograph #11

The existing egress stair in the office
building wraps around three sides of
the elevator. The existing handrail
would be replaced with one extending
past the last riser, and a continuous
inside handrail would be added. This
stair would be supplemented by a
new stair at the north of the office
block.

Photograph #12

Fifth floor corridor in the office
building is typical of the condition
of the office block. It is anticipated
that this wing will be gutted and
completely redone on the interior.
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Photograph #15

Parquet egress doors enter the exiting
courtyard. At this point one descends
a ramp to basement level and then
back up to Fourth Street. It is
proposed to build a floor at stair level
in this courtyard so that exiting is all
on one level without descent.

Photograph #16

View from egress door down exiting
ramp. Under the dressing room wing
the headroom is only about six feet. It
is proposed to demolish the first floor
of the dressing rooms to create a level
exiting route. The fire escape (used
as second means of egress for the
dressing room) would be modified and
the air conditioning equipment
removed from this area.



Photograph #13

1t is proposed to remove one row of
seats to create an access way
through the outside aisles of the
Parquet floor.

Photograph #14

Exterior doors at the main lobby
were rebuilt several years ago and
are equipped with panic hardware.




Photograph #17

The ghosts of the exterior fire escapes
are clearly visible on the alley (east)
facade. These were well located
provided several exits from each level of
the theater.

Photograph #18

The first floor level is clearly visible in
this view. Landings and a short flight of
stairs will be required at Parquet level
exits.



Photograph #5

Steel frame will require additional protection
to achieve Type II-B construction
classification. This view is of framing for the
balcony, but is presumably typical of roof
trusses and mezzanine framing as well (these
areas were not accessible).

Photograph #6

View of the Parquet level lobby showing relationship to the half
the ramp system. At this level the wall separating these spaces
has openings in addition to the unprotected egress openings.



Preliminary Cost Analysis

The following preliminary costs are limited to the specific items enumerated in
the text. [tems included in the cost estimate are either required or considered necessary to
achieve a level of safety and convenience required for a functioning facility. Total
renovations would include these items and general construction items that would cost
considerably more, and should be based on a specific renovation plan. As such, this is not
a budget for the total renovation of the theater and office building. Due to the
preliminary nature of the project, costs have been estimated on a square foot basis
reflecting current 2006 cost and construction and do not include a contingency or an
increase for future inflation.

Theater Space summary:

Sprinklers $115,500
Plumbing 89,000
Electrical 280,000
HVAC 280,000
Fire stairs, main stair and

related G.C. construction 122,000
G.C. related construction

for toilet rooms 160,000
Elevator and associated

G.C. construction 155,000

$1,201,500

Office Block:
Sprinklers $79,000
Plumbing 84,000
Electrical 170,000
HVAC 157,000
Fire stair and related G.C. construction 171,000

$661,000
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