HISTORIC STRUCTURE REPORT Architecture

Planning

Lea r Th eater Conservation

City of Reno | October 18, 2024

Architectural
Resources Group




This page intentionally left blank.



CLIENT:

City of Reno
One East First Street
Reno, NV 89501

Megan Berner
Arts & Culture
Manager

Melissa Hafey
Arts & Culture
Management Assistant

PRIME ARCHITECT:

Architectural Resources Group, Inc.

Pier 9, The Embarcadero, Suite 107
San Francisco, CA 94111

Naomi Miroglio, FAIA
Principal-in-Charge

Alicia Virani
Project Manager

Sarah Hahn
Senior Architectural Historian

Jason Currie
Senior Architect

Isabel Scanlon
Technical Drafter

ARG #230522

STRUCTURAL ENGINEER:

T. Y. Lin International

707 Wilshire Boulevard, Suite 4900

Los Angeles, CA 90017

Nathan Hicks, PE, SE
Principal

Amber Sutherland, PE
Project Engineer

MECHANICAL, PLUMBING,

FIRE PROTECTION ENGINEER:

Ainsworth Associates

1420 Holcomb Avenue, Suite 201

Reno, NV 89502

Alison Hall, PE, FPE
Principal

Greg Maestas, CPD
Project Engineer

ELECTRICAL ENGINEER:

PK Electrical, Inc.
681 Sierra Rose Drive, Suite B
Reno, NV 89511

Joey Ganser, PE
Principal

Nyaaba Apambire
Electrical Designer

COST ESTIMATOR:

TBD Consultants
111 Pine Street, Suite 1315
San Francisco, CA 94111

Niall Durkin
Principal



This page intentionally left blank.



V@@ Architectural
& rchitectura
@ >4 Resources Group

Table of Contents

Introduction

B (0T AV Uy o o - S

Introduction

Contents of the Historic Structure Report
Project Goals

Methodology

Major Issues ldentified

Recommendations for Treatment and Use

Part 1: Development History

2. Historical Background and CONTEXT ......ccueiieiieieiiieeccee ettt e e et e e e nae e e raeeenes

Introduction

History of Reno

First Church of Christ, Scientist
Master Architect Paul Revere Williams

Paul Williams’ Stylistic Development

3. Chronology of Development and USE.........cc.eecuieiiiiiiieeiie ettt et

T e\ Tor= 1l B LT o] o o TSRS SRPSR
First Church of Christ, Scientist/Lear Theater



Architectural
Resources Group

Table of Contents e

5. Evaluation of SiZNIfICANCE .....ccuiiiiiiiececec e 25
Previous Evaluations
Integrity

Character-Defining Features

5 CONTITION ASSESSIMENT...evvviiiieeiieeiiiieeeeeeiirerreetreeeeeeessseseesssssrasstetetessessssssssssssssrrssssseeeeessssssssmmssssnnes 27

Part 2: Treatment and Work Recommendations
7. Historic Preservation OBJECTIVES .......ccciiiiieeiiirieeriecste ettt sre e sr e saaeesaae e 45

8. ReqUIrEMENTS TOr WOTK ..ottt e ate e e st e e et e e e e naeesnaeeens 49
Applicable Codes, Laws, and Regulations

Code Requirements

9. Work Recommendations and AEINAtIVES ........ccuveiieiiieieeee et e e e s e e eareeee e 53
Architectural Recommendations
Material Conservation Recommendations

Building Systems Recommendations

10. CoONCEPLUAI AILEINALIVES ...eeeeeiee et e e ee e s eae e s e nae e e e st e e esnteeesneeeeennes 61



%@@ﬁ

@%@ Architectural
&@ > Resources Group

Table of Contents e

FAY o 0 1=T T 1ol T

Appendix A. Bibliography

Appendix B. Historic Photographs

Appendix C. Selected Historic Drawings

Appendix D. Existing Condition Photographs

Appendix E. Existing Conditions Drawings

Appendix F.  The Secretary of the Interior’s Standards for Rehabilitation
Appendix G. Structural Letter Report

Appendix H. Mechanical/Plumbing Letter Report

Appendix |.  Electrical Letter Report

AppendixJ. Cost Estimates



Introduction

Introduction




This page intentionally left blank.



Section One

Study Summary

INTRODUCTION

Architectural Resources Group (ARG) has prepared this
Historic Structure Report (HSR) for the Lear Theater

at the request of the City of Reno (the City). The

HSR documents the evolution of the building and its
existing conditions, provides a summary of significance
and integrity, outlines historic preservation objectives,
and provides recommendations for an overall
treatment approach. This document serves to inform
future planning efforts for the buildings as the City
evaluates options for rehabilitation and continued use.

The Lear Theater, originally the First Church of Christ,
Scientist, was constructed in 1939. The building was
listed in the National Register of Historic Places (NRHP)
in 1999 under Criterion C for both its Neoclassical
Revival design and as a work of master architect Paul
Revere Williams. The period of significance is 1939, the
year the building was constructed.

CONTENTS OF THE HISTORIC STRUCTURE
REPORT

The contents of this HSR comply with NPS Director’s
Order 28: Cultural Resource Management Guideline,
Chapter 8 and Preservation Brief 43: The Preparation
and Use of Historic Structure Reports.

This HSR conveys information about the design and
construction of the Lear Theater in two main sections:
1) Developmental History and 2) Treatment and

Use. The Developmental History section comprises

a chronology of development and use; a historical
background and context; a physical description and a
list of character-defining features and materials; and

a discussion of significance. This section also provides
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a comprehensive analysis of the building’s interior and
exterior conditions, and examines the building’s structural,
mechanical, electrical, fire protection, and plumbing
systems.

The Treatment and Use section provides a comprehensive
set of recommendations for the building, including
conceptual alternatives for future uses. The proposed
treatment was developed in accordance with The Secretary
of the Interior’s Standards for the Treatment of Historic
Properties with Guidelines for Preserving, Rehabilitating,
Restoring, and Reconstructing Historic Properties (The
Standards).

PROJECT GOALS

According to National Park Service Preservation Brief

43, an HSR provides documentary, graphic, and physical
information about a property’s history and existing
conditions. Broadly recognized as an effective part of
preservation planning, an HSR also provides a thoughtfully
considered argument for selecting the most appropriate
approach to treatment prior to the commencement of
work and outlines a scope of recommended work. The
report serves as an important guide for all changes made
to a historic property during preservation, rehabilitation,
restoration, or reconstruction.

METHODOLOGY

The Lear Theater HSR has been developed using
information gathered from meetings, review of exiting
background materials, and field investigation. The
methodology employed for this report meets the
standards and requirements set forth in the following
documents:



Study Summary

= NPS Director’s Order 28: Cultural Resource Management
Guideline, Chapters 7 and 8

= Preservation Brief 43: The Preparation and Use of
Historic Structure Reports

= The Secretary of the Interior’s Standards for the
Treatment of Historic Properties

= National Register Bulletin 15: How to Apply National
Register Criteria for Evaluation

= National Register Bulletin 39: Researching a Historic
Property

Meetings

ARG attended an initial project kickoff meeting on April

18, 2024. The project scope, objectives, coordination,
schedule, information gathering, compliance process, and
procedures were discussed at this meeting. Since that
time, additional correspondence has been completed via
conference call and e-mail on an as-needed basis with key
City staff, ARG personnel, and ARG subconsultants in order
to confirm direction on report development.

Background Research and Data Collection

At the direction of the City of Reno, ARG relied solely

on existing documentation to develop the background
information for this HSR and did not conduct supplemental
archival research. The primary document referenced in
Part | of this report is the National Register of Historic
Places nomination form for the First Church of Christ,
Scientist completed by Mella Rothwell Harmon in 1999.
ARG also reviewed technical reports, architectural drawing
sets from previous design campaigns, one of which was
partially constructed, and other background materials
provided by the City of Reno and incorporated relevant
information into this document as appropriate.

Field Investigation and Condition Assessments
The project team, including ARG staff and subconsultants,
conducted field investigations at the Lear Theater on May
13, 2024 to document existing conditions. ARG staff and
subconsultants examined and photographed the existing
setting, exterior, and interior conditions at that time.

MAJOR ISSUES IDENTIFIED

The Lear Theater is generally in fair to poor condition.
Specific areas of deterioration and disrepair are detailed in
the Condition Assessment section of this report.

The temporary north and west wing framing retrofits from
the 2002 renovation are not weather tight which has likely
resulted in moisture infiltration and decreased thermal
performance. Additionally, extensive moisture damage was
observed in the Literature Room and Women'’s Restroom
at the west side of the building, indicating possible leaks at
the roof.

The shear walls constructed in 2002 lack necessary sill
anchor bolts, compromising the building’s lateral stability
and risking significant displacement during seismic events.
The shear walls will require the installation of additional
plywood sheathing to meet current code requirements.

RECOMMENDATIONS FOR TREATMENT AND USE

Rehabilitation is recommended as the overall treatment
approach for the Lear Theater. All future work and
alterations shall be carried out in accordance with The
Secretary of the Interior’s Standards for the Treatment
of Historic Properties with Guidelines for Preserving,
Rehabilitating, Restoring, and Reconstructing Historic
Buildings (The Standards).

The recommended rehabilitation scope for the Lear
Theater encompasses the repair of deteriorated features,
renewal of both interior and exterior finishes, accessibility
upgrades, and improvements to the building envelope

to ensure a weather-tight enclosure. Additionally, the
structural, mechanical, plumbing, fire protection, and
electrical systems, require installation or comprehensive
upgrades to bring them up to current standards.

CONCEPTUAL ALTERNATIVES

This section explores potential new uses for the Lear
Theater within the context of the recommended approach

Architectural Resources Group | Lear Theater HSR
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to treatment, Rehabilitation. Also included is an alternative
for stabilization, so the building can be protected while
future uses are planned.

COST ESTIMATES

Preliminary cost estimates have been provided for the
conceptual alternatives.

Architectural Resources Group | Lear Theater HSR
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Section Two

Historical Background

and Context

INTRODUCTION

The historical overview below is excerpted from the
National Register nomination for the First Church of
Christ, Scientist, completed by Mella Rothwell Harmon
in 1999. Please refer to this original document for
further details and citations.

HISTORY OF RENO

The land along the Truckee River was inhabited by
Washoe and Paiute peoples when the first white men
passed through in the 1840s. In the late 1840s and
1850s, thousands of emigrants crossed the Sierra
Nevada to the gold fields of California. The travelers
would remain a few days in the Truckee Meadows to
allow their animals to feed on the native grasses. The
first permanent white settlement along the Truckee
River was Jamison’s Station. Jamison was among the
Mormon contingent sent by Brigham Young in 1855, to
establish agricultural settlements in the western part
of Utah Territory. Later, Young recalled his followers

to Salt Lake City, and non-Mormons, or gentiles,

took over the places established by the Mormons.
Agriculture in the Truckee Meadows flourished as
emigrants established ranches and stations along the
travel routes to harvest native grasses for their animals
as they made their way to the California Gold Rush.

The lush fields of the Truckee Meadows offered
excellent conditions for cattle and sheep grazing

and the development of certain crops, and with the
discovery of gold and silver on the Comstock, the
number of settlers to the area increased. Reno was
established with the construction of the Central Pacific
Railroad in 1868-1869. The 1872 construction of the
Virginia and Truckee Railroad, connecting Reno to

Architectural Resources Group | Lear Theater HSR

Carson City and the Comstock, brought greater traffic. At
first the little town was clustered around the railroad tracks
and the Truckee River, consisting mostly of wood-framed
structures with little architectural style or ornamentation.
Agriculture thrived in the surrounding areas, especially
with ready access to the railroad and the strong demand
from booming mining districts. The state university was
moved to Reno from Elko in 1885, establishing Reno as the
state’s educational center.

Reno remained a relatively quiet place until the divorce
trade, which began as early as 1900, developed into a
thriving industry. Except for a two-year period, when the
residency requirement was increased to one year (with
noticeably disastrous economic effects), the waiting period
for a Nevada divorce was six months. In 1927, during

a period of competition among several states for the
migratory divorce trade, the Nevada legislature shortened
the residency period to three months. This act boosted
the industry and divorce-seekers flocked to Reno. At the
same time, Reno was the political center of the state.
Figures such as Senator Francis Newlands, Senator George
Nixon, and George Wingfield built mansions near the
downtown core, through which the Truckee River runs.

As the population grew, Reno gained political power that
would not be eclipsed for half a century. In 1931, Nevada
was beginning to feel the effects of the Great Depression.
Mining was in a slump, and a devastating drought had
seriously damaged crops, and sheep and cattle herds.
Seeking a means to ameliorate the growing poverty in the
State, the Nevada legislature revised its divorce law once
again. This time, it shortened the residency requirement to
six weeks and made the grounds for divorce more lenient.
This act served to open the divorce flood gates. Over the
ten years between 1929 and 1939, more than 30,000
divorces were granted by the Washoe County courts.



Historical Background and Context

The legalization of gambling, also in 1931, created an
industry that would grow to surpass the divorce trade.
Hotels, clubs, and bars quickly added casinos. Soon Reno’s
downtown pulsed with neon lights and excited gamblers.
By the 1940s, Virginia Street had become the main
thoroughfare, serving as the center of activity from its
crossing of the Truckee River to Ninth Street. The railroad,
passing through the center of town, disembarked tourists
daily, and the completion of U.S. 40, which traveled along
Fourth Street, brought a steady stream of motorists
through town.

During the Christian Science church’s period of significance,
Reno held an international reputation for its divorce trade,
legalized gambling, and prostitution. During the 1930s,
thousands of divorce-seekers flocked to Reno and the
surrounding countryside, partaking of a certain high-life
that was prevalent at the time. There was another Reno
functioning during this time, however:

... Renois not merely a pleasure city: it is after

all, a residence city, with thousands of modest,
well-cared-for cottages; a city to which families with
small children may come to live in beautiful, inspiring
surroundings, with assurance that the little ones

will have every opportunity and good influence to
become well-educated and self-reliant citizens. Reno
probably has more church members in proportion
to its population than any other city in the far

west: a fact which, unfortunately, is not sufficiently
sensational to be given headlines in newspapers.

FIRST CHURCH OF CHRIST, SCIENTIST

A wide variety of religions have been represented in Reno
historically, including Christian Science. In a 1930 Nevada
Religious Census, it was reported that of the statewide
population of 91,000, 19,769 were church-goers. The
majority of the latter number were Roman Catholic (8,447)
and Latter-day Saints (4,889), but the report indicated a
Christian Science congregation of 180. The first group of

First Church of Christ, Scientist (1940); Arthur Rothstein,
photographer. (Library of Congress, Prints & Photographs
Division, Farm Security Administration/Office of War Information
Black-and-White Negatives.)

Christian Scientists to assemble in Nevada held its first
meeting in the community of Elko, in northeastern Nevada.
The group met in 1903 in a private home. Other Christian
Science groups organized over the next few years: in
Goldfield in 1905, Reno in 1906, Ely in 1907, and Carson
City in 1911. The Reno group began with a membership

of four individuals, who met in a private home. By the
1930s, the Reno Christian Scientists had their church and
reading room at 210 Granite Street (now Sierra Street), but
membership was growing and the group was ready for a
larger church.

Using loans, proceeds from the sale of the Granite Street
property, and gifts from benefactors, the congregation
purchased the parcel at 501 Riverside Drive and prepared
to build their new church. Mrs. Luella Garvey, a wealthy
transplant from Los Angeles, had brought architect Paul
Williams to Reno in 1933 to design her elegant duplex
home on California Avenue. For unknown reasons, Mrs.
Garvey (who was not a member of the Christian Science
church) wanted to contribute to a church construction
project. One local denomination turned down her offer,
but the Christian Scientists accepted. Through Mrs. Garvey,

Architectural Resources Group | Lear Theater HSR
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Sanborn Fire Insurance Map showing First Church of Christ, Scientist, 1949. (Reno, Washoe County, Nevada. Sanborn Map Company, 1918 -

December 1949. Library of Congress Geography and Map Division Washington, D.C., https://www.loc.gov/item/sanbornos293_007/)

Williams was approached for the job of designing the new
church. The Christian Scientists were pleased with the
plans Paul Williams created for their church: a traditional
monumental design in the Neoclassical style, one with
which Paul Williams was particularly familiar. Reno builder,
Walker Boudwin, was hired to construct the building
according to Williams’ design. The relationship between
architect and builder must have been satisfactory, because
Boudwin constructed several other Reno buildings
designed by Paul Williams during this decade. It is not
known how much money Mrs. Garvey gave for the church
project, as many of the church’s records were destroyed

in the flood of 1950. The Truckee River, directly across

the street from the church, overflowed its banks flooding
the Sunday School in the basement, and rising to the
auditorium, ruining the organ.

Architectural Resources Group | Lear Theater HSR

MASTER ARCHITECT PAUL REVERE WILLIAMS

Paul Revere Williams was not only a popular and prolific
architect, he was also a remarkable person. African-
American Paul Williams was born in Los Angeles in

1894, and orphaned at the age of four. He grew up in a
neighborhood that was generally racially integrated, but
by the time Williams reached high school, he began to
feel the sting of prejudice. While a student at Los Angeles
Polytechnic High School, Williams developed his artistic
abilities and studied architecture.

The turning point in Paul Williams’ life came when he
announced to a design instructor his interest in pursuing a
career in architecture. Astonished, the instructor declared,
“Who ever heard of a Negro being an architect? You

have the ability—but use it some other way. Don’t butt
your head futilely against the stone wall of prejudice”.
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Williams encountered difficulties on his road to success
and acceptance. He passed through “successive stages

of bewilderment, inarticulate protest, resentment, and
finally reconciliation to the status of [his] race.” Williams
eventually changed his view on his condition and saw it
as an incentive to personal accomplishment, “an inspiring
challenge.” Williams became determined to vindicate
every ability he had and to acquire new ones. He wanted
to prove that he, “as an individual, deserved a place in the
world.”

To further broaden his artistic abilities, in 1912 Williams
enrolled in the Beaux-Arts Institute of Design, a New York
institution with an atelier in Los Angeles. It was there that
Williams was introduced to the architecture of Europe,
which would greatly influence his later work, including the
design for Reno’s First Church of Christ, Scientist. Williams
excelled at the Institute, winning the coveted Beaux-Arts
medal after three years of study. His success reinforced
his belief that he could compete on his own merit. Over
the next few years, young Paul Williams won several other
design awards in national competitions including first
prize in a civic center design competition for the City of
Pasadena, first honorable mention in architecture at the
Chicago Emancipation Celebration in 1915, and third place
for the Sperling Prize.

In 1913, Williams went to work for landscape architect
Wilbur D. Cook, where he learned town planning and
integrating garden design with architecture. Williams
realized while under Cook’s tutelage that he needed to
have broader knowledge beyond mere design in order
to be a successful architect. As a result, he enrolled in

a course of architectural engineering at the University
of Southern California. He also attended three different
art schools for intensive study in design, color harmony,
and rendering. In 1915, California certified Williams as an
architect.

From Cook’s practice, Williams went to work for Reginald
D. Johnson, where he honed his skills in residential design.

10

Between 1920 to 1922, Williams worked for the firm of
John C. Austin’s. During this time, he worked on more
than 30 school designs, and assisted in the preparation
of construction drawings for the Shrine Civic Auditorium,
the Los Angeles Chamber of Commerce, and the First
Methodist Church in Los Angeles. Williams continued to
enter design competitions and over this period he won
three consecutive competitions for small house designs,
establishing himself as a small-house specialist. This
nascent reputation became the foundation for Williams’
own practice.

Louis Cass, a former classmate of Williams’, had heard
about his success and came to him with a commission to
design a home in the affluent Los Angeles community of
Flintridge. This allowed Williams to open his own office

in the Stock Exchange Building in downtown Los Angeles.
By 1929, Williams had moved from being a small-house
specialist to designing large estates. In 1931, he received a
commission from automobile magnate E.L. Cord, to design
a $300,000, 32,000-square foot home in Beverly Hills. The
Cord estate became a standing advertisement for Williams’
work.

While the nation suffered through a serious depression
during the 1930s, Williams’ architectural practice
flourished. This was due in part to the fact that Williams’
work was embraced by the Hollywood movie scene, and
film stars, directors, and producers sought him out. He was
in such demand that he became known as “the architect
to the stars.” Paul Williams did not cater solely to the

rich and famous, however. He was an associate architect
with the Federal Negro Housing Project in the late 1930s,
and maintained an office in Washington D.C., as well as
his private practice in Los Angeles. In 1936, presumably
in association with the Federal Negro Housing Project,
Williams collaborated with another noted black architect,
Hilyard Robinson, on the federally-funded, 200-unit
Langston Terrace Housing Project in Washington, D.C.
Langston Terrace still stands today and was listed in the
National Register of Historic Places in 1987.

Architectural Resources Group | Lear Theater HSR
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Paul R. Williams, 1951. Herald-Examiner Collection/Los Angeles
Public Library.

President Franklin Roosevelt’s New Deal public housing
projects led directly to defense housing ventures as
America geared up for World War II. Built in 1940, Pueblo
del Rio was a federally funded, 400-unit housing project
in Southeast Los Angeles that was open to African-
American residents. The project was a joint venture,
which included such notable architects as Adrian Wilson,
Gordon Kaufman, Becket and Wurdeman, and Richard
Neutra. Paul Williams was appointed chief architect for
the project. In 1941, President Roosevelt signed Executive
Order 8802, which outlawed segregationist hiring practices
by defense-related industries holding federal contracts. In
1942, Basic Magnesium Incorporated (BMI) built a plant in
what became Henderson, Nevada, and imported a crew
of 13,000 workers, 3,000 of whom were African-American
laborers from Arkansas and Louisiana. To house its

Architectural Resources Group | Lear Theater HSR

employees, BMI built two housing developments. Victory
Village and Carver Park. Carver Park was specifically built
for the African-American workers and their families. The
complex consisted of 324 units and a dormitory. Carver
Park was designed by Paul Williams and constructed

by Hammes-Euclemiler Company of Los Angeles. Other
defense housing projects followed for Williams, primarily
in the West, and during the war years he served as an
architect for the U.S. Navy.

During and after World War II, Williams continued in his
role as premier architect of individual residences, mostly
in southern California. His reputation was made not

only in residential architecture, however. Williams won
commissions to design numerous and varied commercial
buildings, school buildings (a number of which were
located on the campuses of historically black universities),
churches, hospitals, hotels and motels, and restaurants.
Williams, both the man and the architect, won many
awards and accolades through the years. In addition

to four honorary doctoral degrees, he won numerous
awards for architecture. In 1923, Williams became the first
African-American to become a member of the American
Institute of Architects (AIA), and in 1957 he was elected
to the AIA College of Fellows, the first African-American
to be so honored. In 1953, he was awarded the Springarn
Medal by the National Association for the Advancement
of Colored People (NAACP). Paul Williams retired from his
architectural practice in 1973 and died in Los Angeles on
January 23, 1980.

PAUL WILLIAMS’ STYLISTIC DEVELOPMENT

When Paul Williams entered the architectural field

early in the second decade of the twentieth century,
southern California was nearing the end of its Craftsman
phase. Craftsman principles were incorporated into a
variety of designs, including English forms and Hispanic-
Mediterranean styles. As Williams developed his early
reputation as a designer of small houses, he tended to
prefer Spanish colonial designs. This style easily and

11
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effectively integrated formal gardens, a design element
Williams learned to employ while working for planner and
landscape architect, Wilbur D. Cook. When Williams struck
out on his own in 1922, one of his first commissions was
an English Tudor style residence rendered in stucco and
half-timbering. As Williams’ practice developed toward the
middle of the decade, he favored the picturesque English
styles, and his designs were called, “lively and openly
romantic.” He nevertheless continued designing Spanish
colonial revival houses throughout the decade.

By 1930, what David Gebhard described as “East Coast
Colonial” styles began to supersede the Hispanic forms

in California. Williams’ commission for E.L. Cord was
described as a “Southern Colonial design,” in which

“the colonial image was carefully abstracted, in order

to be simultaneously traditional and modem.” Gebhard
further describes the Cord house as, “In contrast to the
reductive simplicity of the exterior, the interiors are
almost archaeologically correct in their use of Georgian
and French details.” During the 1930s, the vast majority of
Williams’ residential commissions were in the Georgian or
Regency styles, and although he favored classical forms, he
softened the symmetry with non-formal elements, and his
use of historical styles always had a modernist flavor.

Williams was also able to work in a fully modem idiom.

In 1936, Williams designed two houses for the California
House and Garden Exhibit. One was a French cottage,
which was really in the Regency style, and a three-room
“Steel House.” The steel house was what would become
the California Ranch style and it employed modem
materials in such a way as to look traditional. From a
distance, the steel walls looked like wood, and the interior
wall treatment suggested painted wood paneling. Williams’
experience with experimental construction using modem
materials no doubt recommended him for the 15-unit El
Reno project, completed in 1939.

Williams’ greatest successes during the 1930s drew on the
classical styles. His most widely publicized (and award-
winning) non-residential commissions of the decade were

12

the Music Corporation of America’s Beverly Hills building
(1936), and the Saks Fifth Avenue store, also in Beverly
Hills (1939). The Music Corporation of America building
resembled an elegant Georgian country house with white-
painted brick walls, the two-story columned entrance, and
the central cupola. The Saks store united the traditional
Regency style with elements of Streamline Moderne.
Williams was a master of portraying the building’s purpose
in its style and for fitting the building in its setting. It was
during this phase of Paul Williams’ design development
that he rendered the Christian Science church in
Neoclassical elegance, but at a scale that complemented
the towering cottonwood frees that lined the Truckee River
and asserted itself, but did not dominate, its location in the
Biggest Little City in the World.

During World War Il, Williams’ commissions dropped off,
no doubt as a result of his active participation in a variety
of defense-housing projects. After the war, however,
Williams’ designs changed from the classical and traditional
to modern, contemporary ranch styles, although he
tended to retain Regency tastes in the interiors or

display the classical tradition in elements such as delicate
fenestration, symmetry, and proportions. Even though
Williams was sensitive to changes in architectural fashion,
he would draw on historical styles, transforming them with
a sense of modernity.

The architectural style of Reno’s First Church of Christ,
Scientist has been described as Neoclassical and “Colonial
Revival with Regency influences.” It is not known how Paul
Williams classified his building, but clearly the Regency
influence is his signature.

For the purposes of this [document], the building is

being identified as Neoclassical Revival. This allows

for the monumental full-height porch and the eclectic
mix of architectural details, including Regency styling.
Neoclassical was a dominant style for domestic buildings
nation-wide during the first half of the twentieth century.
The style traces its roots to the World’s Columbian
Exposition in 1893 in Chicago. The event had a classical

Architectural Resources Group | Lear Theater HSR
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theme and dramatic, colonnaded buildings were
constructed around a central court. The exposition

was widely attended and was the subject of numerous
photographs and reports. Soon the Neoclassical style was
all the fashion for residential and commercial buildings.

Williams’ work has also been described as following

the Regency style. This style was particularly popular
during the 1930s and was loosely based on the English
Neoclassical style common during the regency of George IV
(1811-1830). The principal attributes of the style were plain
facades with quoins at the comers and main entrance,
hipped roofs, a flat-roofed entry, and the use of decorative
cast-iron scrollwork. What is called Regency is also similar
to the Adam style, which is characterized by “clarity of
form, use of color, subtle detailing, and unified schemes

of interior design.” The significance of the Regency and
Adam styles to the Christian Science church is three-fold.
They were both detail oriented, influential in the USA,

and neoclassical (so ripe for integrating into Neoclassical
Revival forms). Williams’ employees reported that he
particularly liked designing details. The delicate detailing of
the Regency and Adam styles allow for creative adjustment
of proportions, and this may have appealed to Williams.
The caption under the drawing of the Christian Science
church in Paul R. Williams, Architect: A Legacy of Style
explains Williams’ facility with the Neoclassical style: “This
church exemplifies Williams’ ability to adapt residential
design to commercial projects as well as his desire to
create pleasing, calming environments.” This, indeed, is
what he created at 501 Riverside Drive, along the Truckee
River, among the cottonwood trees.

Architectural Resources Group | Lear Theater HSR
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Section Three

Chronology of
Development and Use

1938

1939

1950

1982

1997

1998

1999

2000

Paul Revere Williams engaged to design Reno’s First Church of Christ, Scientist.

Ground broken for construction on October 7.

Construction completed and the congregation’s first services held on October 22.
Truckee River flood destroys many church records in the building’s basement (November).
First Church of Christ, Scientist building listed in Nevada State Register of Historic Places.

The Reno/Sparks Theater Coalition, formed in 1994, enters into a purchase agreement with
the First Church of Christ, Scientist for purchase of the building at 501 Riverside Drive (May).

The First Church of Christ, Scientist congregation builds a new church in a different location
and vacates 501 Riverside Drive. Reno/Sparks Theater Coalition purchases the with support
from a $1.1 million donation from Moya Lear. The building is renamed the Lear Theater in her
honor.

Lear Theater listed in the National Register of Historic Places and Reno Register of Historic
Places.

Wise Consulting conducts a Lead Based Paint (LBP) survey of the Lear Theater and finds LBP
present in both interior and exterior locations.

Advanced Installations, Inc. completes lead abatement at the Lear Theater. The project
involved LBP removal with a chemical paint stripper from the columns, doors, door frames,
door trim, and soffit on the exterior front entrance of the building.

Advanced Installations, Inc. completes asbestos removal from pipe chases, walls, and above
the backstage ceilings on the first and second floors and in the attic; asbestos containing
thermal system insulation was also removed from the boiler room and the northwest
crawlspace.

Architectural Resources Group | Lear Theater HSR
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Chronology of Development and Use

2002-2004 Alterations completed by Dolven Construction include:

e Demolition of the original two-story gabled extension at the north end of the west
facade, including two sets of entry stairs and a raised walkway on the building exterior.
This extension housed rest rooms, an ushers’ room, and a library on the first floor, and a
small apartment (bedroom, bathroom, living room, kitchen, closets, and an entry hall) at
the second floor.

e Expansion of the rear facade northward on either side of the original one-and-a-half
story rear gabled extension. This included removal of the rear entrance on the north
facade and construction of a small addition at the north end of the east wall. This change
was made to establish a new stage in this location. The north entrance was not replaced.

e Demolition and new construction along the west side of the building to develop
ancillary spaces supporting what was to be a cabaret theater in the basement; this
partial construction includes unfinished wood framed partitions in the basement and a
half-story temporary roof structure that attaches to the west exterior wall.

e Interior demolition of all original features on and behind the north wall of the auditorium
including the original rostrum and organ pit with low, wood paneled walls; a wood
paneled desk; full-height columns and pilasters framing the rostrum; three door
openings with decorative wood pediments; two inset grilles at the upper wall level,
flanking the rostrum; backstage areas (reader’s and singer’s rooms, director’s room,
rostrum entry, and other support spaces); and the interior walls and finishes of the
basement.

e Removal of the two northernmost pilasters from the east and west auditorium walls and
the corner pilasters near the stage.

e Removal of the decorative painted cornice trim between the two northernmost windows
and the stage in the auditorium.

e Insertion of steel framing in the auditorium, near and at the new stage.
2003 Kautz Environmental Consultants, Inc. prepares an updated Historic Resources Inventory
Form that documents alterations to the building since completion of the 1999 National

Register Nomination, including those described above.

2005 Reno-Sparks Theater Coalition reincorporates as the Lear Theater, Inc.

Paneled wood doors at east entrance replaced with new paneled wood doors.
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2005-2007

2009

2011

2015

2016

2021

2023

2024

Chronology of Development and Use

In kind replacement of select (highly deteriorated) moldings and cornice elements,
the fanlight at the front pediment tympanum, and the front doors. Painting of exterior
woodwork.

Roof repairs to the one-story west addition and to the east porch extension; box gutters
replaced with hung aluminum gutters.

JCJ Architecture’s plans receive Part 2 approval from SHPO.

Artown, a local nonprofit arts organization, acquires the Lear Theater from Lear Theater, Inc.
and begins exploring possibilities for restoration and reuse.

Artown Board establishes the Lear Committee to facilitate transfer of the property to a
non-profit group that would operate the building as a community theater. This effort is not
successful.

Temporary fence erected around the Lear property after campfire remains found adjacent to
east facade.

Artown Board, unable to find a non-profit group to operate the property, votes in favor of
offering the building to the City of Reno to facilitate preservation and theater use. Reno City
Council approves transfer of the Lear Theater to the City for rehabilitation and reuse (July 21).

City of Reno finalizes purchase of the building from Artown for $875,000 and Reno City
Council approves $1,000,000 in funding for security and landscaping improvements at the
site.

Landscape improvements (currently in-progress):
e Remove vegetation from west side of building.

e  Remove boulders and landscaped area at southwest corner of building; remove existing
landscaped areas in front of south terrace and along east wall in preparation for new
landscaping.

e  Remove concrete ramp from east entrance and install new concrete ramp from West
First Street.

e Demolish existing concrete walks and entry stairs at front of building; install new
concrete stairs (tread and rise to match existing) and concrete walks. Install new stair
rails at steps to reference existing design.
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Chronology of Development and Use

2024 (cont’d) e Install wrought iron fence around the building; install single- and double-leaf gates at
entry points.
e Install concrete mow bands at east and west sides of building.
e Install new plantings around front (south) and east walls. Plant sod in east yard and
install rock mulch in rear areas around base of building.
e Install new landscape irrigation system.
e Install floodlights at front terrace to light primary facade
Undated Wrought iron railings at entrance stairs and terrace installed.
alterations

Wood, clathri patterned wood balustrade removed from roof of west shed addition.
Installation of modern security lights at exterior.

Original wood shingles replaced with composite shingles.

Information above compiled from these sources: “Artown’s Lear Theater Stewardship Timeline,” https://web.archive.
org/web/20211204193703/https://artown.org/lear-theater-stewardship/ (accessed 8.7.2024); “501 Riverside Drive:
First Church of Christ, Scientist/Lear Theater, 11.20.2023,” https://storymaps.arcgis.com/stories/885fb9b9325b479
3bb29f1a47f06b074 (accessed 8.7.2024); Reno/Sparks Theater Community Coalition, “List of Activities: 1996-1997,”
and “List of Activities: July 1, 2000-June 30, 2001”; “First Church of Christ, Scientist” National Register of Historic
Places Registration Form by Mella Rothwell Harmon, 1999; “Lear Theater Rehabilitation Tax Credit Part 2 Application,’
October 2008; “Lear Theater Historic Landscape Restoration,” City of Reno, 90% Bid Set, 3.29.2024; “Preliminary
Electrical Legend & Drawing Schedule,” PK Electrical/City of Reno, 90% Bid Set, 3.29.2024.

”
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Section Four

Physical Description

Aerial imagery of the First Church of Christ, Scientist. Subject property outlined in yellow. (Google Maps aerial, 2024; amended by

ARG)

The descriptive information below is excerpted and
adapted from the National Register nomination for
the First Church of Christ, Scientist, completed by
Mella Rothwell Harmon in 1999. ARG has updated
the physical descriptions where necessary to reflect
existing conditions as of 2024.

First Church of Christ, Scientist/Lear Theater

Exterior

Reno’s First Church of Christ, Scientist, now called the
Lear Theater, sits on a one-half acre parcel that once
housed the Odd Fellows’ Royal D. Hartung Home for
Orphans and Foundlings. The building faces Riverside
Drive, which skirts the north bank of the Truckee River,
and West First Street passes behind the building.
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Across the river is Newlands Bluff, so called for the
prestigious and historic Newlands neighborhood that sits
atop it. From the steps of the church one can see the backs
of some of Reno’s more impressive mansions. The area
surrounding the church consists of a mix of land uses, but
many homes and bungalows dating to the 1910s and 1920s
still remain. To the east is Bicentennial Park, which extends
from Riverside Drive to the Arlington Street Bridge.

Until the 1970s, the neighborhood was primarily residential
and from the 1920s to at least the 1950s many of the
homeowners exploited Reno’s famous divorce trade by
operating boardinghouses for divorce-seekers who needed
to establish a six-week residency.

The Christian Science church is a two story Neoclassical
Revival style building of irregular cross plan, with single-
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Physical Description

Lear Theater, primary (south) and east facades, view northwest (ARG 2024)

story side and rear extensions, and raised above the
surrounding landscape. The walls and foundation are
finished with a light gray stucco and trimmed in wood,
and the building’s color is pale yellow with white trim. The
roof is sheathed in composition shingles, and the original
masonry chimney that pierced the west roof slope toward
the rear of the building has been removed.

The structure’s interior framing is steel. Twin curving
balustrades with cast-iron hand rails transition up to a
raised terrace creating an elegant entrance to the church
at the south facade. Oversized urns grace the ends of

the balustrade. The style-defining entry portico fills the
central third of the front facade. This full height porch

is supported by four slender columns with subtle foliate
capitals. Shadowing the columns and bracketing the three
doorways, are four square pilasters with fluted capitals.
The pediment over the portico is trimmed with dentils and
a sunburst fanlight, with radiating molding within it. Dentils
line the cornice, and the entablature is plain. Between

the four pilasters are three sets of paneled double doors

20

trimmed with simple casings and crowns matching the
entablature of the building. In addition, a diagonal-
patterned transom light is located above each door. The
center set of doors is accentuated with a decorative
pediment. On either side of the portico, within the lower
half of the elevation, are one-over-one double-hung
windows with diagonal-patterned grilles.

The gable ends of the transept are pedimented and
duplicate the entablature of the portico. At each corner
are subtle pilasters rising through the relief of the cornice.
The east elevation of the transept sports a tall fixed
window in the upper half. This window is faced with
diagonal-patterned grilles and a decorative cast-iron railing
surrounds the lower quarter of the window. The window
is capped with a scrolled open pediment with a finial
projecting upwards from the center. Directly below this
large window is a narrow fixed window with decorative
grilles. In the narrow north-facing wall are two small,
vertically-arranged windows, also with grilles.
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Physical Description

Lear Theater, east fagade, view southwest (ARG 2024)

The church’s nave is oriented north-south. Midway along
the east and west elevations of this wing are large tri-part
windows. The two narrow outer panels are six-over-six
double-hung and the larger center panel is twelve-over-
twelve. The panels are separated and bracketed by
pilasters with foliated capitals and topped with entablature
molding.

Projecting from the west elevation of the transept is a
single-story extension with a shallow-pitched shed roof.
Two double-hung windows with grilles pierce the walls of
the south elevation. Two six-over-six double-hung windows
are located on the west elevation of this extension, and
three six-over-six windows are in the north wall. All of
these windows are untrimmed.

As originally designed, the building had a two-story, gable-
roofed extension at the north end of the west facade;

this was removed in 2002-2004 as part of alterations
completed to modify the building for theater use. The
two-story extension, along with a raised exterior walkway,
and the west entrance were all removed at this time and
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have been replaced with the half-story addition that is
in place today. This half story addition shelters partially
completed construction in the basement that was
intended to support a new theater use in that location.

The rear of the nave faces north. The gable end is
ornamented only by eave returns, which drop into corner
pilasters, and the boxed cornice. A circular grated vent

is located in the wall just below the peak of the gable.

The original design also featured a one-and-a-half story,
gable-roofed extension with an entry porch extending

to the west. The gabled volume is still extant and retains
its pediment, subtle corner pilasters, small round vent
near the peak, and three untrimmed six-over-six double-
hung windows. Modifications completed in 2002-2004 to
construct a stage resulted in an expansion of this rear wall.
The rectangular volumes that extend to the east and west
of this original gabled extension were constructed at this
time. A portion of the one-story extension at the north
end of the east wall was also extended northward as part
of the 2002-2004 modifications.
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Physical Description

Lear Theater, rear (north) and east fagades, view southeast (ARG 2024)

Lear Theater, rear (north) facade, view southwest (ARG 2024)

22
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Physical Description

Lear Theater, entry hall, view west (ARG 2024)

Interior

The building’s interior includes a basement, the main
auditorium, the balcony in the upper rear of the
auditorium, and smaller support spaces throughout. The
main entry hall, or narthex, has wood dado wainscoting,
with painted plastered walls above. Stairs descending to
the basement and ascending to the balcony are located
at the east end of the entry hall; rest rooms and other
support spaces are located at either end of the entry hall.

The basement is semi-subterranean, and was altered

in 2002-2004 through the addition of partially framed
out spaces to the west, intended to support a cabaret
theater. The original basement housed the Sunday school
auditorium with platform stage and dressing rooms, a
boiler room, lobby, storage vault and rest rooms. These
spaces and associated features were modified and largely
removed as part of the work completed in 2002-2004.

The main auditorium in the nave is entered through two
doors leading from the narthex. The floor in the auditorium
slopes downward to the north. The original seats are
oak-backed, with hinged, padded seat cushions. A metal
divider between the seats allows for individual seating,
and a wire hat rack is located under each seat. The space
originally seated 357. The walls in the nave are covered in
wood dado paneling. Fluted pilasters with foliated capitals
are placed along the tri-part windows in the west and

east walls. The ceiling is plaster and the ceiling cornice has
applied dentils.
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Lear Theater, basement, view northwest (ARG 2024)

The sloping floor of the main auditorium terminates at the
stage area, which was installed in 2002-2004. To create
the stage, several original features were removed from
the north end of the auditorium, including the original
rostrum and organ pit with low, wood paneled walls; a
wood paneled desk; full-height columns and pilasters
framing the rostrum; three door openings with decorative
wood pediments; two inset grilles at the upper wall level,
flanking the rostrum; and backstage areas (reader’s and
singer’s rooms, director’s room, rostrum entry, and other
support spaces). The two northernmost pilasters from the
east and west auditorium walls and the corner pilasters
near the stage were also removed, as were sections of
the decorative painted cornice trim between the two
northernmost windows and the stage in the auditorium.

New steel framing was also installed in the auditorium as
part of the 2002-2004 modifications, near and at the new
stage.

At the rear of the auditorium, the balcony is cantilevered
and has bottom chord bracing with metal lath and furring.
There are 138 folding, bentwood seats in the balcony, each
with a hat rack below, but without the upholstery of the
seats below. There is a storage room off the balcony on the
west side. No alterations appear to have been made to the
balcony.
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Physical Description

Lear Theater auditorium showing new stage and steel framing, view north (ARG 2024)

Lear Theater auditorium showing balcony seating area and other original features including pendant light fixtures, multi-pane windows,
and decorative painted cornice treatments (ARG 2024)
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Section Five

Evaluation of Significance

PREVIOUS EVALUATIONS

Mella Rothwell Harmon completed the National
Register nomination for the First Church of Christ,
Scientist in 1999. The nomination finds the building
eligible for listing in the National Register of Historic
Places under Criterion C for its Neoclassical Revival
architectural style, and design by master architect Paul
Revere Williams. As assigned by the National Register
nomination, the period of significance is 1939, the year
the building was constructed.

The statement of significance developed in the 1999
National Register nomination form reads:

Reno’s First Church of Christ, Scientist, built

in 1939, is eligible for listing in the National
Register of Historic Places under Criterion C for its
distinctive Neoclassical Revival architectural style,
designed by renown African-American architect
Paul Revere Williams. The building must also be
evaluated under Criteria Consideration A as a
religious property. To be eligible for the National
Register, a religious property must derive its
primary significance from architectural or artistic
distinction, or historical importance. The Christian
Science church clearly meets these requirements,
for its significance lies in the distinctive
characteristics of its type, as well as for being the
work of a master. Furthermore, the building is no
longer owned by a religious organization, nor does
it function as a religious property.
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INTEGRITY

Integrity refers to the ability of a property to convey

its historical significance in relation to its period of
significance, generally achieved by the retention of some
or all seven aspects of integrity including location, design,
setting, materials, workmanship, feeling, and association.

The integrity assessment in the 1999 National Register
nomination was written before the building underwent
substantial changes in 2002-2004. Despite alterations,
including removal of all original features and spaces at

the north wall of the auditorium, the removal of the
original two-story gabled projection at the north end of
the west facade, and demolition of original features and
spaces in the basement, the building still retains enough
integrity to convey its significance. The building has

not been moved from its original location north of the
Truckee River, so retains integrity of location and setting.

It retains integrity of design, materials, and workmanship
through retention of original entry features, windows,
siding, massing, interior layout and circulation, and original
interior materials and spaces. Though the building is no
longer associated with the First Church of Christ, Scientist,
it retains integrity of association and feeling through design
features and Neoclassical Revival stylistic elements that are
intact from the original Paul Revere Williams design.

CHARACTER-DEFINING FEATURES

A character-defining feature is an aspect of design,
construction, or detail that is representative of a historic
resource’s function, type, or architectural style. Character-
defining elements include the overall shape of the historic
resource, its materials, craftsmanship, decorative details,
interior spaces, and features, as well as the various aspects
of the resource’s site and environment.
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Evaluation of Significance

Character-defining features of the Lear Theater include:
EXTERIOR

= QOriginal one-and two story volumes

= Intersecting gable roof with prominent front- and
rear-facing gables

= Secondary side-facing gables

= Concrete stairs and terrace at south entrance including
curved sidewalls

= Ornate profiled door surrounds at south entrance and
east entrance

= Pediment with sunburst-patterned vented tympanum,
south facade

= Dentils at south facade eave line and at south, east, and
west gable pediments

= Wood paneled doors with clathri patterned transom
windows (south and east entrances)

= Fluted columns and pilasters, including bases and
foliated capitals at south entrance

= Coffered portico soffit
= Profiled frieze trim and wood window trim (throughout)

= Double-hung and fixed wood windows with clathri
patterned lites (south and east facades)

= Circular vents at east, north (2), and west gable faces

= Multi-lite double hung wood windows (2/2, 6/6, 12/12)
throughout

= Swan’s neck pediment and wrought iron balconet at
east window

= Decorative wrought iron railing at east entry porch
= Stucco wall finish (throughout)

= Granite cornerstone at southeast corner
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INTERIOR

Original floor plan including foyer, east and west lobbies,
restrooms, stairs, support spaces, and auditorium at
first floor, balcony at second floor

Foyer: Paneled wood wainscot with profiled chair rail,
fluted corner pilasters, crown molding, wood paneled
doors with decorative trim surround; patterned linoleum
flooring, drinking fountains, original door hardware
(where extant)

Secondary and support spaces: profiled wood window
and door trim; tile floors in restroom spaces; metal
handrails at balcony and basement stairs; profiled crown
molding, chair rails, and base trim; wood paneled doors;
original door hardware and light fixtures (where extant)

Auditorium: double-height volume; sloped floor and
gently arched ceiling; profiled wood base trim, chair

rail, and crown molding; decorative painted frieze and
dentiled wood cornice; painted wall details; wood
pilasters with plaster capitals; wood paneling below
east and west windows; large pendant light fixtures; and
original wood and metal pews with upholstered seats
and wire hat holders.

Balcony: wood paneling at north face of balcony railing;
original tiered wood and metal seating with wire hat
holders.

Features installed outside the period of significance
that are not considered character-defining include
the half-story west addition, new stage and adjacent
extensions at north end of the building, and the
unfinished partition walls in the basement.
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Section Six

Condition Assessment

Existing exterior and interior material conditions at

the Lear Theater were surveyed on May 13, 2024 to
determine the overall conditions of building materials
and features, and to identify areas of extant historic
fabric. The scope of the existing conditions assessment
was limited to visual inspection and did not include

any materials testing or destructive investigation. The
walls, ceiling, and roof were visually inspected from the
ground only.

Many individual materials and features have been
given overall condition ratings of good, fair, or poor.
Good condition indicates that the material does not
show signs of active deterioration and is not currently
in need of repair. Materials identified as being in fair
condition exhibit active deterioration, but in limited
quantities or locations. Poor condition means the
material or feature will require extensive repair or
possibly replacement in kind. The historic materials at
the Lear Theater are generally in fair to poor condition.

This assessment refers to rooms and room numbers as
indicated on the existing conditions drawings found in
Appendix E of this document.

SITE AND EXTERIOR FEATURES

Grading and Site

The Lear Theater is situated on a relatively level
one-half acre parcel within the Truckee River Valley,
approximately one hundred feet north of the
riverbank. The site’s grading allows for adequate
drainage away from the building perimeter. However,
plant growth and excess duff adjacent to the building
have contributed to the deterioration of the painted
finish at the base of the exterior stucco walls. When
allowed to grow against a building or when not
removed routinely, vegetation and duff accelerate
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the deterioration of finishes by trapping excess moisture
against the building.

Primary access to the interior is provided by two sets

of curving stairways that connect to a raised concrete
terrace and a second set of steps at the south entrance.
The painted wrought iron handrails at each set of stairs
are in good condition but lack compliant extensions. The
concrete terrace and steps are in poor condition, with
significant material deficiencies, including spalling and
material loss. Minor deterioration includes staining of the
concrete from accumulated tree duff.

Large concrete walk paths lead up to the two sets of
curved stairs along the south elevation. The concrete is
in poor condition, with significant cracks and spalls. A
temporary chain link fence currently encloses the entire
lot.

At the east elevation, a concrete walk path leads to a ramp
and single entry door. The ramp is too steep to meet ADA
requirements and the handrails are non-compliant. The
concrete path is overgrown with weeds and uneven along
its length, creating a tripping hazard for visitors.

ROOF

Roof Structure

According to the 1938 construction drawings, the roof
framing consists of east-west spanning steel trusses at 14
feet on-center, with two steel C7x9.8 channels spanning
north-south between the trusses at 8.5 feet on-center,
and diagonal sheathing on top. It is possible that new

roof sheathing was added on top of the original diagonal
sheathing during the 2002 construction effort. The
composition of these trusses is detailed in the original 1938
construction drawings, as shown in Appendix G - Structural
Letter Report.
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Condition Assessment

Figure o1: Deteriorated paint at the base of the exterior stucco Figure 02: Non-compliant handrails at the southwest stair

walls along the south elevation

Figure 03: Significant deterioration of the concrete steps at the Figure 04: Significant spalling of the concrete of the south
southwest stair entrance Terrace

Figure 05: Extensive plant growth and spalling of the walk path Figure 06: Non-compliant ramp and sidewalk overgrown with
at the south entry vegetation at the east entry
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Condition Assessment

Roofing

The intersecting gable roof of the Theater is covered

with brown asphalt shingles, which appear newer and in
good condition based on visual inspection. The partially
constructed additions at the north and west elevations, as
well as the east entry, are covered with rolled roofing that
is also in good condition, though intended for temporary
use. A portion of the roof located above the Women'’s
Restroom and Literature Room at the west is similarly
covered with rolled roofing that is in fair to poor condition.
This area of the roof has accumulated dirt and tree

debris, likely due to the overhanging trees at this location.
Moisture damage at the interior suggests that this portion
of the roofing is in need of repair or full replacement.

The sheet metal downspouts, gutters, and flashing,

are generally in good condition with minor material
deficiencies observed. At the east elevation areaway, the
downspout extension is detached. At the northeast corner
of the east wing and along the north wall of the west wing,
the sheet metal flashing is unsecured. Flashing is missing at
the northern portion of the west addition.

EXTERIOR WALLS

Stucco Walls

The original exterior walls are constructed of 12-inch
thick wood framing with a stucco exterior finish and a
plaster interior finish. The additions at the north and east
elevations are similarly constructed with wood-framed
walls with an applied stucco finish. The stucco walls are
painted a light yellow color.

The exterior walls are in good overall condition, though
minor cracking of the finish is visible along the length of
the south elevation. The painted finish of the south Terrace
wall shows minor paint loss, which has been coated over,
resulting in a telegraphed appearance on the surface.
Extensive ivy growth is present along the southern portion
of the west elevation. Removal of ivy typically results in the
loss of paint coatings.

Architectural Resources Group | Lear Theater HSR

Figure 07: Unsecured sheet metal flashing at north wall of the
west wing

Figure 08: Paint loss telegraphing through new paint coating at
south face of the south terrace

Figure 09: Extensive ivy growth at the west wall of the west wing



Condition Assessment

Moisture has contributed to minor paint loss and staining
at the base of the walls, with significant paint loss
observed at the lower areaway along the east elevation
due to an accumulation of debris and duff in this area. An
accumulation of dirt was also noted along the length of the
concrete base and stucco finish of the north wall.

An opening intended for a set of paired exterior doors
on the east side of the north wall has been covered with
plywood on the interior side of the Auditorium. This
opening is not watertight, and light is visibly leaking into
the interior around the edges of the opening.

There are three metal louvers installed along the north
elevation. The fins of the louvers are bent and have a
significant accumulation of dirt.

The entry portico of the Lear Theater features painted
wood columns and trim, and painted wood siding at the
pediment. The columns, which support the pediment with
its sunburst motif, are in good overall condition, with the
paint finish intact and no significant signs of deterioration.
The wood trim along the entire exterior of the building,
including the frieze, door surrounds, and window trim,

is also in good overall condition. The original railings
along the balconies of the east and west elevations were
removed during the 2002 renovations.

Temporary Walls

The temporary exterior walls of the west addition are
wood-framed with plywood sheathing, painted light yellow
to match the original stucco of the building. The base of
the plywood is rotted and soft due to water damage from
prolonged contact with moisture at grade. There are open
joints between the original building and the temporary
construction, creating a potential location for water
intrusion. The stucco lath of the new north wall is exposed
where the temporary walls meet the new wall.

On the west side of the building, a portion of the original
structure was demolished during the 2002 renovations.
The resulting void in the original exterior wall was framed
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Figure 10: Boarded opening at the east end of the north fagade

Figure 11: Damaged fins of the louver at the north elevation

Figure 12: Exposed stucco lath between northwest addition and

the temporary wall and roof of the unfinished west addition
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Condition Assessment

Figure 13: Temporary membrane at the west elevation

Figure 14: Cracked glazing at east entry transom

Figure 15: Tarnished hardware at east entry (Door 1-04)
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and sheathed, and concealed with a plastic membrane. As
the membrane was intended for temporary installation, it
has since detached from the substrate and is significantly
bubbled.

EXTERIOR DOORS

Wood Doors

The wood exterior doors are intact and in good overall
condition. There are three sets of paneled double doors
at the primary south entrance, each trimmed with simple
casings and entablature with dentil molding. Above each
door is a clathri-patterned transom light with original
textured glass. A decorative painted wood pediment is
positioned above the center set of doors. Brass lever
handles with matching mortise cylinders and rectangular
escutcheon plates are present on the center door; these
levers are in fair condition, with minor tarnishing visible.
Brass door knobs are installed on the east and west doors
and remain in good condition.

The secondary east entrance features a paneled double
door trimmed with painted fluted pilasters and a simple
entablature adorned with dentil molding. Above the door is
a clathri-patterned transom light with the original textured
glass still intact, though there is a crack in the glass at the
southern end of the transom. Brass lever handles with
matching mortise cylinders and rectangular escutcheons
are present on each door. The levers are in fair condition,
with some minor tarnishing visible.

EXTERIOR WINDOWS

Wood Windows

The Lear Theater retains the majority of its original wood
windows, which range from good to poor condition. The
glazing is typically edged with excess paint, which should
be carefully cleaned as part of the window rehabilitation
process. The trim around many of the windows contains
holes and remnants of previous hardware that has since
been removed. Additional material deficiencies include
broken glazing, damaged or missing hardware, and general
paint deterioration.

31



Condition Assessment

The Auditorium features two prominent multi-pane
windows, each consisting of a central twelve-over-twelve
double-hung wood window flanked by two narrower
six-over-six double-hung windows. These windows are
framed by fluted pilasters that rise from the baseboard

to meet ornate crown molding adorned with a Greek

key frieze. The windows are generally in good condition,
though two panes on the east window have been replaced
with clear glass, which contrasts with the original amber
glazing present in the remaining panes.

An eight-over-eight double-hung wood window with

a similar distinctive diamond pattern, defined by both
horizontal and diagonal muntins, is located at the Lobby
Stairs (Room 102). This window is missing a single interior
muntin in the bottom sash but is otherwise in good
condition.

A fixed tripartite window is situated at the mid-landing of
the Stairs (Room 104). The window has diamond-patterned
glazing in each section and is generally in good condition.
However, one of the bottom panes is cracked, and there is
minor paint loss at the sill.

The window of the Men’s Restroom (Room 105) on the
east fagade is an original painted six-over-six double-hung
wood window. Five of the six panes in the lower sash

are broken, and the sash is covered with plywood on the
interior. The upper sash retains its original textured glass
panes, which remain in good condition. The window frame,
painted white on the exterior and light blue on the interior,
shows signs of minor deterioration, particularly along the
bottom edge where paint chipping is visible. The window

is in poor condition and requires restoration to address its
material loss.

The window of the Women’s Restroom (Room 112) is an
original painted six-over-six double-hung wood window.
The window remains intact, though ivy growth is present,
with vines extending to the interior side and onto the
surrounding walls. The window retains its original textured
glass panes, which are in good condition. The window
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Figure 16: Missing interior muntin at Window 1-12

Figure 17: Damaged sash and broken or missing glazing at
Windows o-10 (left) and 1-10 (right)

Figure 18: Damaged glazing at Window 1-01 on the north wall
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Figure 19: Ivy growth at window 1-20 in the Women’s Restroom
(Room 112)

Figure 20: Missing hardware at bottom sash of Window 1-16 in
the West Lobby (Room 115)

Figure 21: Broken glazing in bottom sash of Window 1-05 at the

northern stairs (Room 008)
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frame shows minor material deterioration, particularly
along the bottom edge, where paint chipping and some
wear are visible. Overall, the window is in fair condition.

The Literature Room (Room 114) features three six-over-
six double-hung wood windows, each with a distinctive
diamond pattern in the sashes. Some panes of the
southeast window have been replaced with clear glass,
contrasting with the original textured glass. The frame of
the southwest window, painted light blue, shows minor
paint damage at the bottom of the lower sash, with flaking
paint visible. The west window is in fair condition, with
missing hardware at the right of the bottom sash, loose
and flaking paint particularly at the sill, open joints around
the frame, and significant dirt accumulation.

The Lobby (Room 115) features a six-over-six double-hung
wood window with a diamond pattern in each sash. One of
the panes in the upper sash is cracked, but the remaining
textured glass is intact. The hardware on the left side of the
bottom sash is missing.

The Registry (Room 002) has a single two-over-two double-
hung painted wood window that is in poor condition. The
muntin and glass are missing from the lower sash, and the
painted finish is deteriorated. The window hardware is
unsecured at the lower sash, and the window is covered
with plywood on the exterior.

The Cabaret Theater (Room 006) contains four original
six-over-six double-hung painted wood windows. The
windows are generally in fair condition, with minor dirt
accumulation, cobwebs, and overpaint along the glazing.
The trim at the top of each window was removed to
accommodate the installation of new mechanical ductwork
in 2002. Some of the panes of glass are broken or have
been replaced with a different glazing style. Additionally,
there is some minor material and finish loss at each
window.

Stair 2 (Room 008) has a single six-over-six double-hung
painted wood window. The window is generally in good
condition, except for a broken pane in the lower sash that
has been covered with plywood.
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The Committee Room (Room 204) features two original
six-over-six double-hung wood windows. The south
window shows minor paint loss at the upper sash, and
one of the panes in the lower sash is cracked. The north
window has minor damage to the hardware of the lower
sash, as well as paint loss at both the window frame and
the sill.

EXTERIOR LIGHT FIXTURES

There are three suspended pendant light fixtures at the
entry Portico. The fixtures are hexagonal in shape with a
painted black metal frame and frosted glass panels that
closely resemble the original fixtures that have since
been removed. The fixtures are retrofitted with compact
fluorescent bulbs. The fixtures appear to be in good
condition.

Exterior flood lights and wall packs are installed along the
building perimeter. The wall packs are more discreet and
blend in with the building’s design, while the flood light
at the east entry is less compatible, standing out visually
against the building’s exterior.

INTERIOR FEATURES AND FINISHES

Interior Doors and Openings

The original interior doors and hardware that remain are
largely intact and in good condition. Some doors have been
removed, but the cased openings remain. Where extant,
the doors and opening are in fair to good condition overall.

Two paired three-paneled wood doors connect the Foyer
to the Auditorium. These doors are generally in good
condition with light scuffs and minor paint failure at the
bottom edges. The east pair of doors have some red paint
on the west door. The doors have brass doorknobs at the
Foyer side and push plates at the Auditorium side.

A cased opening connects the Foyer to the smaller
adjacent Lobby (Room 103) space. The opening is framed
with painted wood trim, consistent in style with the other
woodwork in the main entry area. The trim around the
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Figure 22: Damaged (bent) hardware at Window 2-04 in the
Committee Room (Room 204)

Figure 23: Exterior flood light at the East Entry

Figure 24: Red paint on Door 1-08 in the Foyer, Room 101
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Figure 25: Makeshift plywood door in Lobby (Room 103) and
missing door to Closet at the left

Figure 26: Missing paint at the top rail of the Men’s Restroom
(Room 105) door and yellow residue visible at the trim

Figure 27: Unfinished construction at the East Entry (Room 109)

showing rough opening and wall framing
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opening is intact, though there are some minor scuffs and
marks on the jamb and some paint loss at the header trim.

The door of the closet within the Lobby (Room 103) has
been removed, but the original painted wood trim and
opening remains intact and in good condition. It is likely
that the door was a single, painted, paneled wood door,
consistent in style with the extant doors at the first floor.

The opening between the Lobby (Room 103) and adjacent
Stairs (Room 104) is concealed by a makeshift painted
plywood door installed to secure access to the basement
below. The original painted wood trim around the opening
has been removed, leaving visible damage to the painted
finish where the trim was previously attached.

A single, two-panel painted wood door is located at

the entry to the Men’s Restroom (Room 105). The door
features a metal closer that ensures it closes automatically.
The door hardware includes a simple, round knob with

a stainless steel finish on the interior side and a brass
finish on the exterior. Signs of wear are visible along the
door panel and frame, with paint loss present at the top
rail of the exterior side, from the removal of previously
installed signage. There are open seams along the frame
and door components, along with minor paint loss and
scuffs across the painted surface. The trim on the exterior
side of the door has a yellow residue on its surface. The
original marble threshold remains in place, but it creates
an obstacle for universal access to the restroom, as it
stands one inch above the existing floor of the landing. This
could be easily remedied by installing a new floor finish
over the unfinished floor of the Stairs (Room 105), which
would reduce the floor height difference between these
spaces. Additionally, the clear opening dimension for the
door measures 27 inches wide, which does not meet ADA
requirements for accessibility.

The opening between the Auditorium space and the Entry
vestibule (Room 109) underwent significant changes during
the 2002 construction effort. Originally, the two spaces
were connected by a cased opening. However, during
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construction, the wall finishes and trim were removed
in preparation for the installation of new paired wood
doors. The doors were not installed, leaving the opening
unfinished with only the exposed wood framing in place.

A single, painted, double-paneled wood door connects the
Lobby (Room 115) to the Literature Room (Room 114). The
door hardware is missing and the threshold is loose. There
is adhesive residue at the Lobby side and scuffs at the jamb
and door. The door connecting the Literature Room and
Coat Room and the door connecting the Lobby (Room 115)
to the Coat Room have been removed. The original door
openings and wood trim are intact.

A single, two-panel painted wood door is located at the
entry to the Women'’s Restroom (Room 202). The door
hardware includes a simple, round knob with a stainless
steel finish on the interior side and a brass finish on the
exterior. The door closer is missing, leaving the door
without an automatic closing mechanism. The door itself is
in good condition, with minimal wear. The original marble
threshold remains in place; however, it presents a barrier
to universal access due to its height above the finished
floor. Additionally, the clear opening dimension for the
door measures 27 inches wide, which does not meet ADA
requirements for accessibility.

The original cased opening linking the Balcony (Room
203) and Committee Room (Room 204) is extant. The
painted wood trim is in good condition, with no material
deficiencies noted.

The door of the Committee Room (Room 204) has been
removed, but the opening and original trim remain intact.
The painted wood trim is in fair condition, with some minor
paint loss noted.

The only extant features at the original openings in the
basement of the Theater are located at the Lobby (Room
003), the Registry (Room 002), and the Dressing Room
(Room 004). At these locations, the painted wood trim
remains, though the doors have been removed. The
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Figure 28: Missing hardware at Door 1-05

Figure 29: Missing door closer at Women’s Restroom, Door 2-01

Figure 30: Unfinished openings in basement
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Figure 31: Fire damaged and missing vinyl tile under a
temporary carpet section in the west Lobby (Room 115)

Figure 32: Damaged and worn broadloom carpet in Auditorium
(Room 107)

Figure 33: Dirt accumulation at original tile in Women’s

Restroom (Room 112)
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remainder of the original openings have been significantly
modified and are in a state of partial construction.

Flooring

The floor coverings throughout the building include
decorative vinyl tile in the Foyer, Lobby (Rooms 103 and
115), and Entry (Room 109); broadloom carpeting in the
Stairs (Room 102), Auditorium (Room 107), Coat Room
(Room 113), Literature Room (Room 114), and Balcony
(Room 203); ceramic tile in the restrooms; wood flooring in
the Committee Room and Balcony; unfinished concrete in
the basement; and unfinished flooring at the stairs to the
basement (Rooms 104 and 108).

The vinyl tile is in fair overall condition, with visible paint
spills and water damage in multiple locations. Deep
scrapes are present in the tile finish on the east side of the
Foyer. Significant soiling is evident around the south entry
doors, along with some areas of tile uplift. Open seams
were noted in various locations. Large sections of tile are
missing in the closet of the Lobby (Room 103) and in the
west Lobby (Room 115), where a previous fire resulted in
significant damage to the tiles.

The broadloom carpet is generally in poor condition
throughout. The carpeting in the Auditorium is significantly
worn and threadbare, exposing the subfloor below. The
carpeting in the remaining locations is similarly worn, with
material deterioration, including several areas with paint
stains and significant dirt accumulation.

The flooring in the restrooms consist of mosaic patterned
tile with small rectangular and square tiles in beige, white,
and reddish-brown tones. The tiles are arranged in a
repeating geometric pattern. The tile is generally in fair
condition, though there is visible dirt accumulation and
debris present. Some areas show signs of wear, but the

tile pattern remains intact. The grout lines, while slightly
discolored, appear to be intact, and there are no significant
signs of cracking or material loss noted in the visible
sections of the floor.
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The wood flooring in the Committee Room and Balcony is
in fair condition, with minor scuffs and scrapes noted in the
finish. Similar to the flooring in other areas of the Theater,
significant dirt accumulation is present in these locations.

The concrete floor throughout the basement, though
unfinished, is generally in good condition. Other areas of
unfinished flooring are present at the east stairs leading
to the basement (Rooms 104 and 108) and the partially
constructed stage. The finished flooring was removed at
the stairs, leaving the subfloor exposed. As the stage is
partially constructed, finish materials are not present.

Interior Wall Finishes

The original walls are wood-framed with a smooth plaster
finish, which varies in condition throughout the building.
In the basement, some walls were partially constructed

in 2002. These walls are framed, with some sheathed in
plywood, but no wall finishes were installed.

The painted plaster finish in the Foyer is generally in good
condition, though there is some paint splatter on the
north wall and a portion of the painted, paneled wood
wainscot is missing along the south wall. The walls of the
Auditorium are similarly in good condition where extant,
with much of the decorative painting intact. However,
during the 2002 renovations, some of the interior wall
finishes were removed from the Auditorium, Stage, and
east Entry, leaving them in a partial state of completion
with only framing installed. While some original decorative
wood trim was removed during these renovations, it was
salvaged and is currently stored in the backstage area.

Throughout most of the building, the plaster finish is in fair
to poor condition. There is extensive cracking and visible
signs of smoke damage or general staining throughout.
Although the painted wood trim and wainscot are generally
in good condition where installed, some portions of the
extant wainscot are unpainted where the original radiators
were removed. The painted plaster finish in the Women’s
Restroom (Room 112) is significantly damaged, likely due to
the removal of ivy growth, which caused extensive damage

38

Figure 34: Missing wainscot between Door 1-14 and Door 1-15 in
the Foyer (Room 101)

Figure 35: Severely damaged paint finish and plaster, possibly
caused by ivy removal in the west Women’s Restroom (Room 112)

Figure 36: Significant cracking of plaster at cased opening on the

north wall of west Lobby (Room 115)
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Figure 37: Missing acoustic tile and damaged historic finish at
ceiling of the Literature Room (Room 114)

Figure 38: Moisture damage, unfinished drywall, and removed
light fixture at ceiling of west Women'’s Restroom (Room 112)

Figure 39: Loss of finish material and plaster at ceiling of east
Entry (Room 109)
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to the painted finish. Similarly, the extant plaster finishes in
the basement are in very poor condition, with flaking and
significant deterioration of the painted finish.

Ceiling Finishes

The ceilings throughout the building are generally in fair to
poor condition. Three ceiling types are present: adhered
acoustic tile applied over the original plaster finish in the
Literature Room and Lobby (Room 115); unfinished drywall
in the Women'’s Restroom (Room 112); and original plaster
and lath.

In the Literature Room, the original plaster finish has
sustained extensive damage, with several acoustic tiles
missing due to detachment from the ceiling, leading to a
loss of finish material. The original plaster ceiling in the
Women’s Restroom (Room 112) has been completely
removed and replaced with newer drywall, which is
unfinished and appears to show signs of moisture damage.

The majority of the extant plaster ceilings exhibit
significant cracks in the finish material. In the east Entry,
there is some finish loss along the perimeter of the
room. The basement ceiling remains mostly unfinished
due to partial construction. However, the ceilings in the
Auditorium and Balcony are in good condition, with only
minor dirt accumulation noted.

Light Fixtures

The building primarily features fluorescent-style lighting,
with many fixtures missing bulbs or housings from

the screw sockets. Decorative pendant fixtures with
fluorescent bulbs are installed in the Auditorium and
Literature Room, and these fixtures appear to be in good
condition. The light fixtures in the Women’s Restroom
(Room 112) and basement have been removed.

Stairs

There are three interior staircases within the building. Two
sets are located on the east side, leading to the basement,
while the third staircase is situated in the southeast
corner adjacent to the Foyer, providing access to the
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Balcony above. The handrails at each of the staircases do
not comply with ADA standards, as they lack adequate
extensions and are installed at an incorrect height.

Theater Seating

The Auditorium seating consists of original wooden
pew-style benches with integrated individual seats,
upholstered in a dark fabric. The seats are attached to
metal frames that are anchored to the floor. The wood
components of the seating are in good condition, showing
no significant signs of wear, although a layer of dust is
present across the surfaces, likely due to the lack of recent
use. The upholstery remains intact, but there is visible

dirt accumulation, particularly on the seat cushions. The
seating is arranged in rows facing the stage, with two aisles
on either side of the central seating section, providing
access. The overall condition of the seating is stable, but in
need of cleaning and maintenance.

The seating in the Balcony (Room 203) consists of original
wood and metal seats arranged in two banks. The upper
bank of seating remains in its original condition, with
visible signs of wear and dust accumulation. The wood
finishes have not been restored. The lower bank of
seating appears to have been refinished during the 2002
renovation efforts. This seating also has dust and dirt
accumulation. The lowest row of seats in the upper section
has been removed, likely as part of the modifications in
2002. The original iron framework of the seating is still
intact and in good condition.

Stage

The Auditorium stage was demolished and partially
reconstructed in 2002 when the building was altered. The
structure includes exposed plywood sheathing, unfinished
wood framing, and visible structural steel. There are no
finish materials applied to any of the surfaces of the stage.

BUILDING SYSTEMS

A structural, mechanical, electrical, and plumbing
systems assessment was conducted during the site visit
in May 2024. A team of engineers inspected the existing

40

Figure 40: Stair handrails lack ADA compliant extensions, and
are not at the proper height

Figure 41: Accumulation of dust and dirt on theater seating
upholstery in the Auditorium (Room 107)

Figure 42: Original theater seating showing slight wear and tear

and dust accumulation at Balcony (Room 203)
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building systems at the Lear Theater to document

current conditions, evaluate their performance, and
provide recommendations for repair and upgrades.

Their findings are summarized here for reference. For a
complete description of these findings, please refer to the
engineering reports in the appendices.

Structural

The foundation was not accessible during Silman’s site
visit; however, based on the 1938 and 2002 Construction
Drawings, the basement walls are supported on continuous
concrete footings ranging from 1’-4” to 1’-8” wide. The
basement columns are supported on concrete pad footings
of varying sizes. At the Sunday School Auditorium, the pad
footings measure 2’-6” x 2’-6” x 14”, while those at the
Portico are 3’-0” square. The 2002 Construction Drawings
indicate that newer pad footings range from 3’-0” to 5’-0”
square and 12” deep, with newer walls supported on
continuous footings of 2’-0” to 5’-0” wide and 12” deep.
Beneath the first floor on the north and south sides of

the structure, there is a crawl space. It should be noted
that no clear details of the 1938 foundations exist; further
investigation would be needed to determine the size and
extent of reinforcing.

The original 1938 first-floor framing typically consists of
standard 2x10 and 2x12 (nominal) joists at 16” on-center,
spanning between W14x34 beams in the east-west
direction, or (3) 2x10 beams in the north-south direction.
These joists support diagonal sheathing. The 2002
Construction Drawings indicate that new first-floor framing
consists of 16” TlIs, 11 7/8” Tlls, and 1 %”x11 7/8” LVLs,

all at 16” on-center. These joists generally span between
wood or concrete bearing walls and support 2-4-1 1-1/8"
T&G sheathing. Since the 2002 construction was not
completed, the west first-floor framing was temporarily
covered with a sleeper floor system. This area of the
building’s floor framing functions as roof framing, handling
roof loading conditions. The sleeper floor is presumed to
be composed of 2x4s (nominal) at 12” to 16” on-center.
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The 1938 Construction Drawings indicate that the balcony
framing consists of trusses at 16” on-center, with 2x12
(nominal) top chords that cantilever over the interior
bearing wall below, 2x4 (nominal) bottom chords, and 1x4
(nominal) vertical members. Diagonal sheathing %" thick
spans between the trusses.

According to the 1938 Construction Drawings, the roof
framing consists of east-west spanning steel trusses at

14’ on-center, with two steel C7x9.8 channels spanning
north-south between the trusses at 8.5’ on-center, and
diagonal sheathing on top. It is possible that new roof
sheathing was added on top of the diagonal sheathing in
2002. The original 1938 Construction Drawings detail the
composition of these trusses. All other roof framing at the
south side of the Theater consists of 2x6 (nominal) joists
at 18” on-center, spanning between 6x12 or 6x6 (nominal)
beams.

Additional steel framing was added to the walls and roof

in 2002. Initially, it was unclear whether this framing
supported lighting equipment or served as part of the
lateral system. The 2002 Construction Drawings indicate
that the north-most truss was added to help support

the existing roof due to the reconstruction of the north
extension. The framing added at the east and west of the
stage appears to support gravity loads from the wall above
new or planned openings. All other steel, including the
exposed steel TS7x7x1/4 columns, was intended to support
gravity loads from the stage lighting system.

The 1938 original basement walls appear to be mostly
concrete with a plaster finish. The wall thickness varies
from 8” at the interior walls to 12” at the exterior
perimeter walls. New load-bearing structural walls in the
basement appear to be composed of wood at the interior
and concrete at the exterior. The interior wood walls
consist of 2x studs at 16” on-center, while the perimeter
concrete wall seems to be 12” thick. Above the basement,
both interior and exterior walls are composed of wood
framing, typically consisting of 2x6 (nominal) studs at 16”
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on-center. The east and west Theater perimeter walls
consist of 2x6 (nominal) studs at 16” on-center, with a
two-inch gap and 2x4 (nominal) studs connected to a %"
fiber material and %" of gypsum plaster. The lateral force
resisting system above the basement is wood bearing
shear walls, with original shear walls from 1938 having
diagonal sheathing and shear walls added in 2002 having
plywood sheathing. In the Theater, 10” diameter steel pipe
columns embedded in the walls support the steel trusses
and roof framing above.

The south exterior of the Theater features a large concrete
slab-on-grade.

The exterior slab-on-grade at the south Theater entrance
is significantly spalling. This deterioration is likely caused by
changing weather conditions, corresponding freeze-thaw
cycles, and the chloride content within the slab.

The interior and exterior wall framing appears to be

in good condition overall. A few hairline cracks were
observed in the south entrance wall finish and in the
finishes of the southern rooms. Given their size, these
cracks are likely confined to the wall finishes and do not
pose a significant structural concern.

In addition to the minor cracking, it was noted that

the shear walls appear to be missing sill anchor bolts.
Should a lateral event occur, the walls may be unable to
transfer loads into the foundation, potentially resulting

in significant displacement. According to the 2002
Construction Drawings, 5/8” anchor bolts at 32” on-center
or 16” on-center should have been installed.

As noted in the Structural Description portion of the
report, the west wing framing retrofits from 2002 were
not completed. New construction was mostly completed
in the basement, with a sleeper floor added over the first-
floor framing. Where there are openings in the first-floor
framing for future elevators or stairs, the light sleeper
floor framing is visible. This framing was not intended

to be permanent; however, as most of the floor framing
was designed for higher loads, the temporary framing is
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structurally adequate and can continue to be used.

Additionally, it appears that some of the west exterior wall
was temporarily enclosed with a plastic membrane. It was
noted that this membrane is bubbling.

The southernmost elevator pit in the basement is flooded.

Mechanical

The building has no existing mechanical equipment, as all
original equipment was removed during the circa 2000
construction attempt. New mechanical equipment that
was scheduled for installation was not installed, leaving
the building without freeze protection since that time.
Ductwork for the new systems was installed around the
stage and basement areas and remains unaltered since its
installation in 2000.

Original 1934-era ductwork was observed in the basement,
though the source of its air was removed during the 2000
demolition phase. This ductwork was apparently slated for
removal in later phases, but the project did not proceed
beyond the initial phase.

An abandoned steam radiator and steam piping are
present throughout the basement.

Plumbing

A 3” copper water service stub is located along the
west wall of the basement, in what was intended to be
a mechanical room according to the 2000 construction
drawings. This service, installed in 2000, ties into the
city water system and includes a reduced pressure zone
backflow preventer (RPZ BFP) at the property line. This
system was never utilized and has remained dormant
for approximately 22-24 years. No other water services
were observed. Existing toilet rooms are located in the
stairways, but they do not meet current accessibility or
water conservation standards.

No water heaters were observed during the site visit.

Waste
Existing waste lines installed beneath the basement slab
were observed, dating from the 2000 construction phase.
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Various floor drains, floor sinks, water closet rough-ins,
and above-slab cast iron waste and vent systems were also
noted. The waste lines route to an existing Paco duplex
sewage ejector and pit, installed circa 2000, which appears
to have never been used.

Near the ejector is a 4” cast iron waste stub through the
west basement wall, above the finished basement floor
elevation. This line, installed in 2000, routes to the city
sewer system.

Waste lines from the existing toilet rooms in the stairway
are original, circa 1934, and exit the building to the east
near the toilet rooms’ locations.

Natural Gas

A natural gas meter is installed along the north exterior
wall, sized for the anticipated 2000 service. A Schedule 40
black steel house line enters the building at the basement
level, terminating there without serving any observed
appliances or equipment.

Fire Protection

The existing building does not have a fire protection
system. A fire protection service was planned as part of the
2000 construction, including a 6” service line with a double
detector check assembly in a vault, post indicator valve,
and adjacent remote fire department connection (FDC), all
of which were installed. The existing fire line routes and
stubs into the building, adjacent to the 3” copper water
service.

Electrical

The Theater is supplied by an NV Energy pole-mounted
transformer located on the north side of the building,
feeding a 240/120V, 3-phase 200A metered pedestal. A
200A breaker in the metered pedestal supplies power
underground to an abandoned electrical system in the
basement.

The building does not appear to have a distribution panel
within the abandoned electrical system in the basement,
indicating that there is currently no power to the building.
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The condition of the building’s branch wiring systems
could not be assessed during the visual inspection, as the
wiring is concealed within the original walls. Disconnected
wiring intended for mechanical equipment was noted

in the basement, and the existing interior receptacles
were standard 15A. There were no exterior receptacles
observed on site. Infrastructure for new circuits was added
as part of a project prior to 2002.

The building primarily featured fluorescent-style lighting,
with many screw-in housings or bulbs missing from the
sockets. Decorative pendant fixtures with fluorescent bulbs
were present, and metal halide wall packs were mounted
along the exterior of the building.

An abandoned time clock and a Square D Company 100A
lighting control panel with breakers for various locations
inside and outside the building were observed. Lighting
controls consisted of standard manual toggle switches.

No battery-powered exit signs or emergency lights were
present. Infrastructure for new switches was added during
a project prior to 2002.

Additionally, PK Electrical has designed a project for
upcoming Landscaping & Site improvements surrounding
the Lear Theater, which will be constructed in the near
future. This project includes installing a distribution panel
in the basement, fed from the existing 200A metered
pedestal. This panel will power an irrigation controller for
landscaping, as well as ground-mounted LED linear lights
and post-mounted floodlights to illuminate the exterior
fagade of the portico and the east side of the Theater. The
structure itself is not included in the scope of work and will
be protected during construction.

Fire Alarm

No fire alarm systems were present during the site visit.

Data and Security Systems
No telecom or security systems were present during the
site visit.
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Section Seven

Historic Preservation

Objectives

The Lear Theater is a local historic landmark listed in
the National Register of Historic Places. As such, it is
important that all future work at the site be carried

out in accordance with The Secretary of the Interior’s
Standards for the Treatment of Historic Properties with
Guidelines for Preserving, Rehabilitating, Restoring, and
Reconstructing Historic Properties (The Standards). The
recommendations and guidelines set out in this HSR
are based on The Standards.

The Standards provide general information for
stewards of historic resources to determine
appropriate treatments. They are intentionally broad
in scope to apply to a wide range of circumstances
and are designed to enhance the understanding

of basic preservation principles. The Standards are
neither technical nor prescriptive but are intended

to promote responsible preservation practices that
ensure continued protection of historic resources.
There are four basic treatments outlined in The
Standards: preservation, rehabilitation, restoration,
and reconstruction. Each level of treatment has its
own set of standards that guide the approach to work.
Generally, in planning for anticipated work on a historic
structure, one of the four treatment levels is selected
as the overall treatment approach.

Due to the needs related to the building’s potential
future use as either a performing arts venue or

as a community arts and cultural event center,

the treatment selected for the Lear Theater is
rehabilitation. The Secretary of the Interior’s Standards
for Rehabilitation are included for reference in
Appendix F. According to the Secretary of the Interior,

Rehabilitation is defined as the act or process of
making possible a compatible use for a property

Architectural Resources Group | Lear Theater HSR

through repair, alterations, and additions while
preserving those portions or features which convey its
historical, cultural, or architectural values.!

In Rehabilitation, historic building materials and character-
defining features are protected and maintained as they are
in the treatment Preservation; however, an assumption

is made prior to work that existing historic fabric has
become damaged or deteriorated over time and, as a
result, more repair and replacement will be required.
Rehabilitation assumes that at least some repair or
alteration of the historic resource will be needed in order
to provide for an efficient contemporary use; however,
these repairs and alterations must not damage or destroy
materials, features, or finishes that are important in
defining the resource’s historic character.? For example,
certain treatments — if improperly applied — may cause or
accelerate physical deterioration of the historic resource.
This can include using improper stucco repair techniques
or introducing insulation that damages historic fabric. In
almost all of these situations, use of these materials and
treatments will result in a project that does not meet The
Standards.

The project should follow the approach hierarchy
documented in the “Guidelines for Rehabilitating Historic
Buildings” included in The Standards: |dentify, Retain,
and Preserve Historic Materials and Features; Protect and
Maintain Historic Materials and Features; Repair Historic
Materials and Features; Replace Deteriorated Historic

1 The Secretary of the Interior’s Standards for the Treatment of
Historic Properties: Rehabilitation as a Treatment and Standards for
Rehabilitation. Retrieved August 7, 2024, from https://www.nps.
gov/articles/000/treatment-standards-rehabilitation.htm.

2The Secretary of the Interior’s Standards for the Treatment of
Historic Properties. Retrieved August 7, 2024, from https://www.
nps.gov/orgs/1739/secretary-standards-treatment-historic-
properties.htm.
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Historic Preservation Objectives

Materials and Features; Design for Replacement of Missing
Historic Features; Alterations/Additions for the New Use.
All work performed should follow the “Guidelines for
Rehabilitating Historic Buildings.”

Various alterations have been made to adapt the building
to its current use as a theater. Between 2002 and 2004,
several modifications were completed, including the
removal of the original two-story gabled extension on
the west facade, the expansion of the rear facade to
accommodate a new stage, new construction along the
west side of the building, and the interior demolition

of original features on and behind the north wall of the
auditorium, including the rostrum and organ pit. Some
original interior architectural elements, such as the
decorative wood pilasters in the auditorium, were carefully
removed and salvaged.

In keeping with The Standards, interventions, structural
improvements, and ongoing maintenance should

be undertaken as necessary while minimizing the

loss of historic fabric and retaining the existing form

and appearance of the historic features. If possible,
interventions should be designed to be reversible. Features
should be thoroughly documented photographically before
any work is undertaken in order to chronicle changes

and to aid in reversing any alterations that become
inappropriate in the future.

The currently proposed plans for the Lear Theater

mean that the building will undergo further alterations.
Due to a prolonged period of vacancy and lack of
maintenance, there are several material deficiencies
that should be addressed. In addition, alterations to the
building are needed to provide a universally safe and
accessible environment and to accommodate a new
use. The following sections detail requirements and
recommendations for the treatment of the Lear Theater.
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Section Eight

Requirements for Work

APPLICABLE CODES, LAWS, AND
REGULATIONS

Compliance with prevailing building codes is not
required for existing buildings, unless they undergo

an addition, alteration, repair, or change in use or if

a code deficiency presents a distinct hazard to life
safety. This report assumes that alterations will be
undertaken in the future and provides guidance for
this. The following preliminary analysis by Architectural
Resources Group outlines the larger code, fire
protection, life safety, and accessibility issues that
currently exist at the Lear Theater.

The governing building codes for any proposed work
include:

= 2018 International Existing Building Code (IEBC)

= 2010 Americans with Disabilities Act (ADA)
Standards for Accessible Design

= The Secretary of the Interior’s Standards (NHPA)

Additional applicable codes, laws, and directives
include:

= 2018 International Building Code (IBC): As
referenced and/or required by the IEBC.

= 2018 International Fire Code (IFC)

= 2018 Uniform Mechanical Code (UMC)

= 2018 Uniform Plumbing Code (UPC)

= 2018 International Energy Conservation Code (IECC)
= 2017 National Electrical Code (NEC)

= NFPA 101 Life Safety Code

= NPS Preservation Briefs

The prevailing code, the IEBC, prescribes solutions
to conditions based on existing construction. When
conformance with the IBC would adversely affect the
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historic character of a qualified historic building, the IEBC
may be invoked as a means to preserve historic fabric and
explore solutions that meet the intent, but not necessarily
the letter, of the IBC. As a local historic landmark listed in
the National Register of Historic Places, the Lear Theater
is considered a historic building under the IEBC and the
provisions of IEBC Chapter 11 and IBC Chapter 34 may be
used.

Although not a building code, the Americans with
Disabilities Act (ADA) is a federal civil rights law enacted in
1990 that prohibits discrimination based on disability. The
ADA developed the ADA Standards for Accessible Design
to implement the legislation through design requirements.
In 2010, new design guidelines were released for new

or altered facilities covered by the ADA. The 2010 ADA
Standards for Accessible Design have been used in this
analysis.

CODE REQUIREMENTS

Type of Construction

The Lear Theater is constructed with a mix of combustible
and non-combustible materials. The foundations

and footers of the building are constructed of
non-combustible concrete; however the floors, walls, and
roof are constructed of a mix of combustible wood and
non-combustible steel. The interior walls are constructed
of combustible wood framing. As such, the Lear Theater
is considered Type V-A construction. Type V is described
in IBC Section 602.5 as “that type of construction in
which the structural elements, exterior walls and interior
walls are of any materials permitted by this code.” Type
V-A requires 1-hour rated interior and exterior bearing
walls, floor construction, and roof construction, while V-B
requires no fire-resistance rating of these elements. A
1-hour fire-rated wall is an assembly consisting of building
materials that can contain a fire for one hour.
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Requirements for Work

Occupancy Group

Chapter 3 of the IBC defines the different types of uses

for each occupancy group. As a performing arts venue

or community arts and cultural events center, the Lear
Theater falls into the Assembly, or A occupancy group.
The IBC further characterizes assembly occupancies by the
density of the crowds to be expected in that use. As the
building is intended for use in the production and viewing
of the performing arts, it can be further categorized into
the A-1 occupancy use.

Allowable Area and Height

As described above, the Lear Theater is classified within
the A-1 occupancy group. For A-1 occupancy groups of
Type V-A construction, the height limit when unsprinklered
is two stories, with a maximum height of 50 feet, and

a maximum area of 11,500 square feet. The building

is currently two stories with a maximum height of
approximately 40 feet and is approximately 19,200 square
feet in area. As such, it is currently not in compliance with
the allowable area limitations set forth in the IBC. If the
building is sprinklered throughout, the allowable area
limitation is increased to 34,500 and the building will meet
the area limitations set forth by the IBC.

Occupant Load and Egress Paths

Chapter 10 of the IBC establishes the number of allowable
occupants in a building, the occupant load, based on the
different building functions and the area of each within the
building. The number of required exits and the required
width for each exit path is then determined from the
occupant loads being served.

The proposed conceptual schemes for the Lear Theater
have multiple functional uses: assembly spaces including
the auditorium and lobby spaces, kitchen, dressing rooms,
stages, and smaller accessory storage and mechanical
spaces. The occupant load within the Auditorium is based
on the number of seats provided. The lobbies, Terrace,
and large Basement space have an occupant load of 15
net square feet per occupant, the Kitchen has an occupant
load of 200 gross square feet per occupant, the dressing
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rooms have an occupant load of 50 gross square feet per
occupant, the stages have an occupant load of 15 net
square feet per occupant, and the mechanical and storage
spaces have an occupant load of 300 gross square feet per
occupant.

Applying these ratios to the area of the building interior,
the total occupant load for the proposed schemes is
approximately 840 occupants. The final occupant load may
vary slightly depending on the square footage of the uses
within the building at the time of reprogramming.

Floors of a building or individual rooms of an Assembly
occupancy type with an occupant load exceeding 49 are
required to have two exits. This requirement applies to
the Auditorium, the large Basement space, the Auditorium
Stage, the Foyer, and Terrace. Additionally, the two
required exits must be separated by a distance of not less
than one half the longest diagonal length of the floor.

The building code also stipulates minimum required widths
and quantities of exiting doorways and stairs. For the
proposed basement and second floor occupant loads, the
minimum required stairway width is 44 inches. The existing
stairway widths exceed this requirement. The basement
and second floor occupants converge at the south and
east exits of the first floor. The combined occupant load of
approximately 840 occupants would require a minimum
total exit doorway width of 168 inches. The first floor is
served by four exits with a combined total width of 238
inches.

Per IEBC section 1203.3, regarding historic buildings,
existing door openings, corridor, and stairway widths may
remain “provided that, in the opinion of the code official,
there is sufficient width and height for a person to pass
through the opening or traverse the means of egress.”

Per the IEBC and IBC, a minimum level of illumination and
exit signage is required for all exit paths serving an exit
discharge of more than 49 occupants. The illumination
must be provided by lights connected to an emergency
power system that will operate when the building power
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fails. There are currently no exit signs or emergency
lighting installed within the building. New emergency lights
and exit signs should be installed.

Exit doors also have technical requirements for thresholds
to reduce tripping hazards and maximum opening force
limits to operate the latching hardware and overcome
any door-closer device. The existing exit doors of the Lear
Theater meet the technical requirements for thresholds
and door hardware operability.

Toilet Fixtures

Per IEBC section 809.1, the current plumbing count may
remain so long as the building’s occupancy loads do not
increase by more than 20 percent. Chapter 29 of the

IBC provides requirements for the minimum number of
plumbing fixtures based on the occupancy groups and the
number of occupants (Table 2902.1). Based on this table, if
the Lear Theater is converted into a performing arts venue
or as a community arts and cultural event center with an
occupant load at or below 840 individuals, the minimum
plumbing fixture requirements will total seven water
closets, six lavatories, two drinking fountains, and one
service sink.

Human Safety (Egress)

The means of egress from the Lear Theater are generally
compliant with the IBC. Compliant elements include
hallway widths, doors, number of exits, and length of
travel to the exits. As the interior will undergo extensive
modifications for its new use, hallway and door widths
will need to comply with regular code requirements. As
previously noted, there are several existing exterior doors
with sufficient width to allow for safe egress from the
building. If the second floor balcony seating exceeds 49
occupants, a second means of egress will be required from
that space.

Fire Protection

When a building undergoes a change in use, the installation
of fire protection systems including fire alarms, smoke
detectors, and sprinklers are required. Per section 702.1 of
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the IEBC, any new wall and ceiling finishes must conform to
the regular code. Provided the installation of an automatic

fire sprinkler system, existing finishes may remain without

modification to increase their fire-resistance rating.

Hazardous Materials Abatement

Lead is typically an issue in buildings painted prior to 1978.
As previously noted, lead and asbestos abatement were
performed in 2000 by Advanced Installations, Inc. Due

to the age of the building, lead paint is likely to be found
throughout the interior and exterior finishes that remain.
Although lead paint is likely present, it does not need to be
removed if the paint coatings remain intact (i.e., they are
not crumbling or peeling from the wall surface). Asbestos
is also potentially still present in floor mastic, or window
glazing putty. Abatement of asbestos is not required unless
the materials are friable and will be disturbed during
demolition work.

Universal Accessibility

Accessibility requirements are governed by chapter 11 of
the IBC and by the ADA. Due to the extent of renovation
required for the Lear Theater, full accessibility is required
by code.

Due to the change in level between the interior floor plate
and exterior grades and the change in level between areas
within the building, universal access does not exist to and
within the Lear Theater. The building currently does not
provide a high level of physical access for visitors and staff
and is not in compliance with the ADA.

In order to comply with ADA standards, accessible parking
and an accessible path of travel from the parking spaces

to the building would be required. Some of the existing
door widths, hardware, and thresholds would need to be
assessed and modified to allow for universal access within
the building. New accessible restrooms would need to be
provided, or the existing restrooms would require redesign
to provide additional floor space for maneuverability.
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Section Nine

Work Recommendations
and Alternatives

ARCHITECTURAL RECOMMENDATIONS

The architectural recommendations are based on
observations made during a visual survey of the

Lear Theater on May 13th, 2024. During the 2002
renovation, a significant portion of the original
structure was demolished. However, areas that remain
from the original construction, such as the exterior
envelope, the Portico and Terrace, the Foyer, the west
Lobby (Room 115), Auditorium, and Balcony, are of
primary significance. The character-defining features
in these spaces, both interior and exterior, should be
retained to the greatest extent possible.

Some character-defining features also remain in areas
of secondary significance, including the Literature
Room, Coat Room, the east Lobby (Room 103), Entry
(Room 109), and restrooms. While sensitive alteration
of these spaces may be acceptable, the character-
defining features should remain intact. Areas of the
building that are not original or have been significantly
altered are considered non-contributing and may be
considered for modification or removal.

Code-related Recommendations

The following code-related recommendations provide
guidance for the building’s potential future use as
either a performing arts venue or a community arts
and cultural event center. Some recommendations
may require refinement during the reprogramming
phase.

Human Safety (Egress)
The means of egress from the Lear Theater

generally comply with the International Building
Code (IBC). Compliant elements include the hallway
widths, doorways, number of exits, and length

of travel to exits. As the interior is expected to
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undergo modifications to accommodate its new use,

all egress components will need to meet standard

code requirements. The existing exterior doors provide
adequate width for safe egress from the building. However,
should the second-floor balcony seating exceed 49
occupants, a second means of egress will be necessary for
that space. The uneven pavement around the building,
particularly at the east entry, where the concrete path

is uneven along its length, presents a potential tripping
hazard and should be addressed to ensure safe egress.
Additionally, handrails at the exterior should comply with
ADA requirements.

Fire Protection

Given the potential change in use of the Lear Theater to a
performing arts venue or a community arts and cultural
event center, the installation of fire protection systems
including fire alarms, smoke detectors, and sprinklers will
be required. According to section 702.1 of the International
Existing Building Code (IEBC), any new wall and ceiling
finishes must adhere to regular code requirements. Should
an automatic fire sprinkler system be installed, existing
finishes may remain without modification to enhance
their fire-resistance rating. The design and placement of
sprinkler systems should be conducted with care to avoid
disrupting the building’s character-defining features and
spaces.

Energy Conservation
A general approach to energy conservation at the Lear

Theater should include balancing performance with the
preservation of historic materials. As long as the historic
exterior walls, windows, and doors remain in good
condition, they should be maintained in situ. Maintaining
weather-stripping at exterior doors and operable windows
will improve thermal performance, as will the routine
maintenance of caulking. Additionally, replacing glazing
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and Alternatives

putty and broken window panes where necessary is
recommended to ensure the windows are weather-tight.

To enhance energy efficiency, sealing gaps in the building
envelope is essential, particularly the large gaps noted
between the addition and the original building at the west
elevation. The plastic membrane on the west exterior
wall does not provide a weather-tight seal, potentially
leading to energy loss, and should be addressed. Similarly,
the light leaks observed at the unfinished opening on the
north elevation indicate areas where air infiltration could
compromise energy efficiency and should be corrected.

All historic light fixtures should be retained and fitted with
LED bulbs, while non-historic fixtures should be replaced
with compatible LED fixtures to further improve energy
conservation.

Additionally, it is recommended that plumbing fixtures
be evaluated and replaced with low-flow fixtures to
reduce water usage and enhance the building’s overall
sustainability.

Hazardous Materials Abatement

Lead paint and asbestos are likely present in the building;
however, they do not require removal if the paint coatings
and materials remain intact (i.e., not crumbling or peeling
from the surface). Hazardous material abatement should
be completed, especially if the building undergoes a
change in use.

Universal Accessibility

Universal access at the Lear Theater is currently limited
due to several factors, including the uneven walk paths

at the building entrances, the absence of a compliant
accessible ramp, and non-compliant handrails. While
exterior door thresholds do not pose significant challenges,
the thresholds at the restrooms are a notable barrier to
accessibility. If the programmatic uses of the building are
altered, improvements are required. Additionally, the
restrooms will need to be redesigned to provide sufficient
maneuverability and meet accessibility standards.

These improvements will ensure that the Lear Theater is
accessible to all visitors.
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MATERIAL CONSERVATION RECOMMENDATIONS

General Approach

The following materials conservation recommendations
are based on conditions observed during a visual survey of
the Lear Theater. Recommendations are included for repair
and maintenance, generally referred to as treatments.
Treatments carried out on historic buildings typically
respond to goals related to the preservation of materials
and elements original to a building’s construction. Original
or historic building materials, also known as historic fabric,
contribute to the significance of a building because they
inform the degree of architectural integrity a building
retains. Historic fabric is tied to historic integrity criteria

of “feeling” and “workmanship,” and often represents
traditional materials or building techniques which are no
longer part of common construction practice. Retaining
historic fabric increases the authenticity of character-
defining elements and serves broader preservation goals of
advancing knowledge about the history of building design
and technology. Treatments need to be both visually
appropriate to retain character-defining features, and
physically compatible to minimize loss of and damage to
historic building materials.

It is critical that all future work to the Lear Theater shall

be carried out in accordance with The Secretary of the
Interior’s Standards for the Treatment of Historic Properties
with Guidelines for Preserving, Rehabilitating, Restoring,
and Reconstructing Historic Buildings (The Standards and
The Guidelines). The Standards provide a framework for
determining appropriate treatments for historic properties
and are discussed elsewhere in this document. The
Guidelines establish a hierarchy of treatments for materials
and features that have been identified as character-
defining and therefore, should be retained and preserved:

= Protection generally involves the least degree of
intervention possible and includes the maintenance of
historic material through preventive treatments such as
cleaning, rust removal, caulking, and painting. Protection
work should be undertaken at the original wood panel
exterior doors.
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= Repairing is recommended when the physical condition
of character-defining features and materials warrant
additional work and should involve the least degree of
intervention possible. Limited replacement in-kind or
the use of substitute materials is also allowed. Repair
work should be undertaken at the original windows.

= Replacement of a feature is permitted when it is missing
or beyond repair, but only if sufficient evidence or
documentation exists to reproduce the feature, and if it
is desirable to re-establish the feature.!

Recommended exterior and interior treatments will focus
on the preservation of existing historic fabric. Replacement
will only be considered for severely deteriorated or
compromised materials, and replacement materials should
be selected and finished to match the historic materials
(i.e., in-kind replacement).

Treating and Maintaining Historic Buildings
Architectural treatments recommended in this section
encompass both repairs and conservation measures.
Repairs refer to procedures associated with routine
activities such as cleaning and painting, but also address
standard maintenance measures that nonetheless require
specialized skills and materials to address the needs

of historic buildings. Conservation treatments refer to
methods that save or preserve existing historic materials
rather than replacing them. Before they are implemented
on historic features, new or unproven treatment materials
and methods should be tested for physical, chemical, and
visual compatibility with historic materials.

Proper and timely maintenance is crucial to the long-term
preservation of historic buildings. The purpose of
maintenance is to prolong the life of building materials and
to protect the investments made in their construction and
repair. Regular and well-timed preventive measures greatly
reduce the cost of maintaining materials and systems

! Standards for Rehabilitation and Guidelines for Rehabilitating
Historic Buildings, retrieved August 17, 2011 from http://www.nps.
gov/hps/tps/standguide/rehab/rehab_approach.htm.
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by detecting deficiencies and deterioration before they
become severe. A written Maintenance Plan can be useful
to support planning and implementation of architectural
treatments, including preventive maintenance. A
Maintenance Plan should provide scoping and conceptual
costs for repair projects, identify appropriate materials
and methods for treating historic fabric, and establish
inspection schedules for the continued upkeep and
preventive care of building materials and systems.

Maintenance and repairs to the Lear Theater should

focus on retaining and preserving intact character-
defining features. Preventive maintenance including the
periodic renewal of protective coatings, glazing putty, and
sealants is critical to the long-term durability of historic
fabric besides cleaning to remove dirt, debris, stains and
biological growth. If possible, deteriorated features should
not be replaced; rather, they should be rehabilitated using
small-scale patching, Dutchman repairs, or replacement of
individual components.

Following are recommendations for treatment and
maintenance of exterior and interior features of the Lear
Theater.

Site and Exterior Features

Grading and Site

= Improve Pedestrian Access: Enhance pedestrian
walkways around the Theater to ensure universal access
to the building. Replace uneven walking surfaces.

= Maintain Clear Drainage Paths: Regularly clear
vegetation and debris adjacent to the building to prevent
moisture accumulation and deterioration of the stucco
finish. This includes removing plant growth, tree duff,
and other organic material that may obstruct proper
drainage.

= Maintain Landscaping: Completely remove the existing
ivy from the building exterior to prevent further damage
to the painted stucco finish. Regularly trim or maintain
trees and shrubs directly adjacent to the building to
avoid deterioration of the exterior walls and to ensure
proper drainage away from the structure.
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Monitor and Maintain Site Grading: Ensure that the site
grading continues to direct water away from the building
foundation, particularly during seasonal changes that
may affect drainage patterns. Regularly inspect and
adjust grading as necessary to maintain proper water
flow away from the structure.

Provide Accessible Entrance: Install a temporary
accessible ramp if access is required prior to
construction of proposed ADA entrance to internal
elevator.

Terrace

Reconstruct the original terrace at the south elevation.
Carefully document existing conditions before
demolition. Replace the terrace in-kind based on
documented conditions. For further details, refer to the
Structural Letter Report in Appendix G.

Exterior Walls
Stucco

Clean the painted finish to remove general soiling and
biological growth periodically.

Sound stucco surfaces to determine the extent of
cracking on the south fagade and if loss of bond has
occurred. If stucco is debonded, remove loose stucco
and patch surface with repair mortar matching adjacent
surface in texture. Where stucco is firmly bonded to
substrate, proceed with crack repair. Rout out crack and
patch with repair mortar matching adjacent surface in
texture. Patching mortar to be compatible with existing
stucco in physical properties and visual characteristics.
Color match patching mortar for integrally-colored
stucco.

Renew finishes at stucco walls periodically. Match the
existing paint color.

Concrete
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Clean concrete to remove general soiling and biological
growth periodically using a bio cleaner (such as D/2
biological solution). Caution is required to ensure
cleaning agents are not allowed to exit the building and
seep into the ground surface.

= Renew painted finishes at concrete walls of the Terrace.
Match the existing paint color.

Wood

= Periodically clean the wood surfaces at the pediment
to remove general soiling, debris, and any biological
growth. Utilize a mild detergent solution compatible
with painted wood finishes to avoid damaging the
material.

= Examine the wood for any signs of rot or decay,
particularly at joints or areas where water may
accumulate. Address any wood damage by removing
and replacing affected sections with in-kind materials,
ensuring that replacements match the original design
and dimensions.

= Inspect the wood for any signs of paint deterioration,
such as cracking, flaking, or peeling. Sand down any
areas with loose paint to create a smooth surface before
repainting. Ensure that the new paint finish matches
the existing color and is compatible with the wood
substrate.

= Regularly repaint the wood surfaces at the pediment to
protect against weathering and moisture intrusion. Use
high-quality, exterior-grade paint designed for wood to
extend the longevity of the finish.

Temporary Walls

= Periodically inspect the temporary walls to identify any
sections where the plywood sheathing has rotted due
to moisture exposure. Remove and replace the affected
areas and apply an elastomeric coating to the plywood
surfaces to enhance their durability and protect against
future moisture damage.

= Seal any open joints between the original structure and
the temporary walls using a high-quality elastomeric
sealant to prevent water intrusion. Ensure the sealant is
compatible with both the existing building materials and
the temporary wall sheathing to maintain a weather-
tight seal.

Architectural Resources Group | Lear Theater HSR



Work Recommendations
and Alternatives

= Reattach or replace the plastic membrane that has
become detached and bubbled. Secure the membrane
to prevent future detachment.

= Conduct regular monitoring of the temporary walls,
paying close attention to potential water intrusion at the
joints and membrane.

Roofing

= Inspect the rolled roofing over the Literature Room
and Women's Restroom (Room 112) for signs of
deterioration, particularly in areas where water
damage has been observed at the interior. Address any
compromised roofing material by patching or replacing
it as needed to prevent further water intrusion and
interior damage.

= Inspect and secure flashing as needed, particularly at the
northeast corner of the east wing and the north wall of
the west wing. Inspect flashing routinely.

= Frequently clean the roof to remove accumulated dirt,
debris, and biological growth. Flat roof areas require
more frequent cleaning. Regular cleaning will help
maintain the roofing materials and prevent water
damage.

= Regularly clean the roof gutters and downspouts to
remove dirt, debris, and leaves.

= Reattach the downspout extension at the east elevation
areaway to ensure proper drainage and prevent water
from pooling near the building foundation.

Exterior Windows
= Rehabilitate all original windows. Clean, lubricate, and
ensure all windows operate smoothly and properly.

= Clean window sills to remove general soiling and
biological growth.

= Remove any excess paint on glass surfaces.

= Replace cracked or broken glass and glazing compound
to restore the integrity of the window and ensure it is
weather tight.
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= When window hardware is too damaged to be repaired
or is missing, replace it in kind with hardware that
matches the original design and material. Remove
unused hardware accessories to maintain the window’s
original appearance and functionality.

= Provide weatherstripping at all windows to improve
thermal performance and energy efficiency.

= Conduct minor wood repairs of wood windows as
required. Repair splits in the wood to maintain the
structural integrity and appearance of the windows.

= Mitigate rot and moisture damage of historic wood
windows through the use of wood preservative
treatments, repairs, and epoxy fills. Losses may be filled
as Dutchman repairs or with epoxy repair compound,
shaped to match adjacent wood. Where historic wood is
too damaged to be repaired, replace in-kind. New wood
elements should be the same size and shape as the
historic, and if possible, be the same wood species.

= Monitor wood for insect and water damage; use a
resistograph or similar tool to detect decay and cavities
in all wood.

= Routinely clean all windows of dirt, debris, and cobwebs
to maintain their appearance and functionality.

= Inspect and maintain the glazing putty regularly to
ensure it remains intact and continues to seal the glass
properly.

= Routinely repaint the windows to protect against
weathering and moisture intrusion. Use high-quality,
exterior-grade paint designed for wood to extend the
longevity of the finish.

= New windows, if installed as part of future alterations,
should closely match the existing windows in design and
style.

Exterior Doors
= Clean to remove dirt and cobwebs.

= Rehabilitate all original doors. Clean, lubricate, and
ensure all doors operate smoothly and properly.
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Remove any excess paint on glass surfaces at door
transoms.

Replace cracked or broken glass and glazing compound.
Conduct minor wood repairs of wood doors as required.
Repair splits in the wood to maintain structural integrity.

Mitigate rot and moisture damage of historic wood
through the use of wood preservative treatments,
repairs, and epoxy fills. Losses may be filled as Dutchman
repairs or with epoxy repair compound, shaped to match
adjacent wood. Where historic wood is too damaged

to be repaired, replace in-kind. New wood elements
should be the same size and shape as the historic, and if
possible, be the same wood species.

Monitor wood for insect and water damage; use a
resistograph or similar tool to detect decay and cavities
in all wood components.

Replace existing doorknobs with lever handles to
provide increased accessibility to the building.

New doors, if installed as part of future alterations,
should closely match the existing doors in design and
style.

Interior Features and Finishes
Ceilings
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Periodically clean ceilings to remove dirt, debris, and
cobwebs.

Investigate the cause of moisture intrusion and damage
at the ceiling, particularly in areas like the Women'’s
Restroom (Room 112) where moisture damage was
noted. Repair any existing leaks and ensure proper roof
drainage to prevent further damage.

Sound ceiling plaster at areas of damage to check if
the plaster has debonded from the substrate. Loose or
detached plaster will need to be removed and the area
replastered before painting.

Renew painted finish throughout.

In the Literature Room and Lobby (Room 115), where

acoustic tile has been applied over the original plaster,

carefully remove the tile to expose the plaster beneath.
Repair any damage to the plaster, ensuring it is securely
bonded to the substrate, before refinishing the surface.

Remove the existing drywall in the Women'’s Restroom
(Room 112) and replace it with painted plaster to match
the original extant ceilings.

Walls

Clean the walls throughout the building to remove dirt,
cobwebs, paint splatter, and other debris.

Inspect and patch areas of material loss or damage,
ensuring repairs match the original plaster finish in
texture and appearance.

Replace the wainscot in kind where it has been removed
along the south wall of the Foyer, ensuring that the new
wainscot matches the original in material, design, and
finish.

Sound plaster at areas of damage to check if the plaster
has debonded from the substrate. Loose or detached
plaster will need to be removed and the area replastered
before painting.

Where interior wall finishes or trim have been removed
and salvaged, as noted in areas like the Auditorium,
reinstall the wall finishes.

Conduct an inspection for moisture-related issues in
areas showing signs of water damage, particularly in the
Women'’s Restroom (Room 112), and resolve the source
of moisture intrusion before completing any repair work.

When new ceiling finishes are installed as part of future
alterations, match the existing finishes in material,
texture, and color.

Floors

Repair or replace damaged vinyl tiles, particularly
in areas where deep scrapes, paint spills, and water
damage are evident.

Replace missing tiles, such as those in the closet of the
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Lobby (Room 103) and in the west Lobby (Room 115),
with tiles that match the existing pattern and color.
Re-adhere or replace tiles in areas of uplift to ensure a
smooth and level surface.

Clean the vinyl tile regularly to remove dirt
accumulation, particularly around high-traffic areas such
as the south entry doors.

Seal open seams to prevent further damage and ensure
the flooring is secure.

Replace worn and threadbare carpet in the Auditorium,
Literature Room, Coat Room, and Balcony, ensuring that
new carpet is compatible with the building’s character.

Consider replacing broadloom carpet with materials that
are more durable and easier to maintain if the space will
experience heavy foot traffic.

Clean and regrout the tiles in the restrooms as required
to remove dirt and prevent moisture intrusion.

Replace cracked or damaged tiles as needed, ensuring
that replacements match the existing design and color.

Refinish the wood flooring in the Committee Room
and Balcony to eliminate scuffs, scrapes, and dirt
accumulation.

Ensure that any new or replacement flooring is designed
to be compatible with the building’s historic character,
closely matching the existing flooring in design, material,
and detailing.

Doors

= Rehabilitate all original doors to remain. Clean, lubricate,
and ensure all doors operate smoothly and properly.

Renew paint coatings at doors and associated trim to
protect the wood and maintain the appearance.

Replace doors as needed for accessibility. Where original
doors cannot meet accessibility requirements, replace
them with new doors that match the existing in style,
material, and finish. Upgrade door hardware to lever-
style handles where necessary, ensuring compliance
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with accessibility standards while maintaining
compatibility with the building’s historic character.

Ensure that any new or replacement doors are designed
to be compatible with the building’s historic character,
closely matching the existing doors in design, material,
and detailing.

Stairs

Replace or adjust handrails to meet current accessibility
standards, ensuring they are at the proper height and
include compliant extensions where needed.

Ensure that any new handrails are compatible with the
historic character of the building, closely matching the
design and material of existing handrails.

Add contrast striping to the edge of each stair tread to
improve visibility and safety.

Theater Seating

Clean all seating surfaces to remove dust, dirt, and
debris.

Inspect and clean the upholstery to remove accumulated
dirt, ensuring the fabric is well-maintained. Consider
deep cleaning if necessary to restore the original
appearance.

Refinish the wood components of the seating to address
any minor scratches, scuffs, or wear.

Regularly maintain and inspect the seating to ensure its
continued good condition.

BUILDING SYSTEMS RECOMMENDATIONS

See Appendices G through K for building systems
recommendations.
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Section Ten

Conceptual Alternatives

As part of this HSR, the City of Reno requested
development of three conceptual options to explore
future uses for the Lear Theater. These options include:

= Option 1 - Building stabilization to prevent further
deterioration during continued short-term vacancy

= QOption 2 — A new public use as a Community Arts
and Culture Center

= QOption 3 — A new use as a Performing Arts Venue

The scope of work for Option 1, Building Stabilization,
incorporates appropriate recommendations outlined

in Section 9, Work Recommendations and Alternatives.
Both Option 2, Community Arts and Culture Center and
Option 3, Performing Arts Venue, are in keeping with
the overall Rehabilitation treatment recommendations
and incorporate as much as possible of the work that
has been constructed to date during the past building
campaigns to adapt the original building for use as a
theater.

OPTION 1: BUILDING STABILIZATION

The building stabilization plan includes
recommendations to prevent further deterioration
of the Lear Theater during its continued short-

term vacancy. The treatment recommendations

are intended to preserve the building’s significant
architectural features, protect its structural integrity,
and address any immediate concerns related to
weathering or environmental exposure. The plan
focuses on ensuring the preservation of the theater
while maintaining its historic fabric. The stabilization
plan includes roofing improvements, selective sealing
and material replacement to create a weather-tight
assembly, repairs to deteriorated door and window
openings, and select landscape improvements. These
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measures are intended to maintain the building in a stable
condition until more comprehensive rehabilitation or
adaptive reuse efforts are undertaken.

OPTION 2: COMMUNITY ARTS AND CULTURE
CENTER

General Approach

The following conceptual plans depict and describe
recommendations for potential alterations to adapt the
Lear Theater for use as a Community Arts and Culture
Center. These conceptual designs are in keeping with the
overall Rehabilitation treatment recommendations for the
property, preserve the building’s significant features and
finishes, and incorporate as much as possible of the work
constructed under previous building campaigns.

The proposed program illustrated in the conceptual design
for this use, envisions highly flexible, multi-use spaces

on both the main floor and the basement level in order

to maximize potential functionality for arts and culture
programming and events and features the following:

Main Floor
= Preservation of the significant lobby and auditorium
features and finishes

= A new elevator on the east end of the foyer, accessible
at grade, to provide ADA access to all floors, integrated
with new stair construction that replaces the existing
stair

= Conversion of existing offices on the west end of the
foyer to code compliant restrooms

= Construction of a flat floor in the First Floor Auditorium
space to accommodate various types of seating for stage
performances including dinner theater, and flexible
seating for meetings and conferences, banquet seating
for weddings and special events, etc
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= Retention of the existing stage construction along with
a portable stage extension and moveable stairs for
maximum flexibility

= Theatrical, audio visual, and acoustical systems
appropriate for Community Center programs

= Construction of an addition over the existing basement
structure to and accessible dressing room, stair access
to the basement and a freight elevator in the location of
the previously constructed pit. The scale and massing of
the addition will be designed to be consistent with the
Secretary of the Interior Standards for Rehabilitation
and has been located where original construction
existed prior to its removal during the 2009 construction
project.

Basement Floor
= Retention of large multi-use space

= Installation of a Banquet Kitchen in the recent expansion
on the west side to support large events in the
Auditorium, Multi-Use basement space and outdoor
area (250 — 300 guests)

= Additional dressing rooms and/or backstage support
spaces

= Men’s and Women's restrooms

Balcony
= Limitation of seating to 49 seats to avoid requirement

for a second exit

= New elevator/elevator lobby on the east end of the
foyer, to provide ADA access

= Retention of historic balcony seating as well as ADA
accessible seating

= Additional restrooms
= Back of house/storage

Outdoor Dining and Event Space
= Develop the east lawn area for outdoor events

= Create a seamless connection between the basement
multi-use space (elev 94’-0") and the outdoor area
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(elev 100°-0") by lowering and expanding the lightwell,
converting two basement windows into doors and
creating a grand stair to link them together.

Disabled Access Considerations

As noted in Section 8 Requirements for Work, universal
access upgrades are required to provide a path of travel
to the entrance, and to each of the floors of the building.
Given the complexities of the original building design,

and the significance of the primary multi-level entrance
terrace, the conceptual solution includes an ADA entrance
at grade on the southeast corner of the building on an
accessible path of travel from future ADA parking spaces.
This entrance will lead to an ADA elevator that provides
access to the main foyer, the balcony and the basement
levels. This solution allows able bodied and disabled guests
to experience a similar entrance sequence, arriving at the
historic foyer and entering the auditorium at the same
point. It also provides access to each floor while avoiding
the visual impact of exterior ramping.

Access to the stage from the auditorium is provided by a
ramp on the west side of the stage.

Structural, Mechanical, Electrical, and Plumbing
Refer to Appendices G, H and | for recommended system
upgrades.

OPTION 3: PERFORMING ARTS VENUE

General Approach

The following conceptual plans depict and describe
recommendations for potential alterations to adapt

the Lear Theater for use as a Performing Arts Venue.

As described in Option 2, these conceptual designs also
are in keeping with the overall Rehabilitation treatment
recommendations for the property, preserve the building’s
significant features and finishes, and incorporate as

much as possible of the work constructed under previous
building campaigns.

The proposed program illustrated in the conceptual
design for this use envisions the Lear Theater providing
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‘community theater’ programming to serve the needs
of local and regional artists and arts organizations and
features the following:

Option 3 - Base Scheme (Stadium Seating)

This option proposes new built-up stadium seating on the
Main Floor that integrates with the Balcony seating and
provides optimum sight lines. This approach also provides
the maximum number of seats, since the balcony is not
limited by having only a single exit.

Main Floor
= Preservation of the significant lobby and auditorium
features and finishes

= A new elevator on the east end of the foyer, accessible
at grade, to provide ADA access to all floors, integrated
with new stair construction that replaces the existing
stair

= Conversion of existing offices on the west end of the
foyer to code compliant restrooms

= New concession area off of the foyer, flanked by sound
and light lock vestibules into the auditorium

= New Theater Seating:
= New stadium seating (approx. 325 seats)

= Retention of the existing stage construction including a
stage extension and stage trap

= Theatrical equipment for ‘community theater’
programming including pipe grid for hanging scenery,
light trusses for stage lighting and sound system

= Acoustic treatment for sound quality, in keeping with the
historic character of the auditorium, such as retractable
curtains and discreet acoustic baffles

= Construction of an addition over the existing basement
structure to house accessible ‘star’ dressing rooms, stair
access to the basement and a freight elevator/loading
dock in the location of the previously constructed pit.
The scale and massing of the addition will be designed
to be consistent with the Secretary of the Interior
Standards for Rehabilitation.
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Basement Floor
= Retention of large room for rehearsals and multi-use
functions

= New dressing rooms, break room and storage

= New Men’s and Women'’s restrooms

Balcony
= Balcony seating integrated into main floor stadium

seating, so no seat limit restriction for only one exit
(approx. 115 seats)

= Retention of historic balcony seats

= New elevator on the east end of the foyer, to provide
ADA access

= Control location, open to room
= ADA gender neutral restroom
= Office

Balcony Alternate 1 - with enclosed Control Booth

(pricing included as an alternate)

= Balcony seating integrated into main floor stadium
seating, no seat limit restriction for only one exit
(approx. 53 seats)

= Retention of historic balcony seats

= New elevator/elevator lobby on the east end of the
foyer, to provide ADA access

= Control booth
= Additional restrooms

Option 3A - Utilize Existing Floor for Seating
This option proposes new theater seating on the
existing sloped/fixed floor, in lieu of the stadium seating.
The theater seats would be staggered for marginally
improved sight lines. Note that the balcony scheme for
this alternative is similar to the balcony scheme for the
Community Arts and Culture Center and is limited to 49
seats due to the existing single exit.

Main Floor
= Preservation of the significant lobby and auditorium
features and finishes
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= A new elevator on the east end of the foyer, accessible
at grade, to provide ADA access to all floors, integrated
with new stair construction that replaces the existing
stair

= Conversion of existing offices on the west end of the
foyer to code compliant restrooms

= New concession area off of the foyer, flanked by sound
and light lock vestibules into the auditorium and small
storage and/or office spaces.

= New Theater Seating:

= New theater seating on the existing sloped/fixed
floor, staggered for marginally improved sight lines
(approx.297 seats).

= Retention of the existing stage construction including a
stage extension and stage trap

= Theatrical equipment for ‘community theater’
programming including pipe grid for hanging scenery,
light trusses for stage lighting and sound system

= Acoustic treatment for sound quality, in keeping with the
historic character of the auditorium, such as retractable
curtains and discreet acoustic baffles

= Construction of an addition over the existing basement
structure to house accessible ‘star’ dressing rooms, stair
access to the basement and a freight elevator/loading
dock in the location of the previously constructed pit.
The scale and massing of the addition will be designed
to be consistent with the Secretary of the Interior
Standards for Rehabilitation.

Basement Floor
= Retention of large room for rehearsals and multi-use
functions

= New dressing rooms, break room and storage

= New Men’s and Women's restrooms

Balcony
= Limitation of seating to 49 seats to avoid requirement

for a second exit
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= New elevator/elevator lobby on the east end of the
foyer, to provide ADA access

= Retention of historic balcony seating as well as provision
for ADA accessible seating

= Additional restrooms
= Back of house/storage

Disabled Access Considerations
As noted in Section 8 Requirements for Work, universal

access upgrades are required to provide a path of travel to
the entrance, and to each of the floors of the building. As
described in Option 2, given the complexities of the original
building design, and the significance of the primary multi-
level entrance terrace, the conceptual solution includes

an ADA entrance at grade on the southeast corner of the
building on an accessible path of travel from future ADA
parking spaces. This entrance will lead to an ADA elevator
that provides access to the main foyer, the balcony and

the basement levels. This solution allows able bodied and
disabled guests to experience a similar entrance sequence,
all arriving at the historic foyer and entering the auditorium
at the same point. It also provides access to each floor
while avoiding the visual impact of exterior ramping.

Access to the stage from the auditorium is provided by a
ramp on the west side of the stage.

Structural, Mechanical, Electrical, and Plumbing
Refer to Appendices G, H and | for recommended system
upgrades.
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Appendix B

Historic Photographs

First Church of Christ, Scientist (1940); Arthur Rothstein, photographer. (Library of Congress, Prints & Photographs Division, Farm
Security Administration/Office of War Information Black-and-White Negatives.)
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B2

Historic Photographs

First Church of Christ, Scientist (no date), Walt Mulcahy, photographer

(postcard in author’s collection)
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Historic Photographs

West facade, prior to 2002-2004 alterations; note rear gabled extension, entry stairs, and elevated walkway
(CHECK SOURCE FOR FINAL)
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Historic Photographs

Views of south and west facades, c.1997

(Hale Day Gallagher Co. Real Estate photographs, provided by City of Reno)
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Historic Photographs

Interior views of auditorium c.1997; taken prior to alterations completed in 2002-2004

(Hale Day Gallagher Co. Real Estate photographs, provided by City of Reno)
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Historic Photographs

Interior view of auditorium (view north) taken prior to alterations completed in 2002-2004

(date and photographer unknown, provided by City of Reno)
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Historic Photographs

Interior view of foyer (view west) taken prior to carpet removal

(date and photographer unknown, provided by City of Reno)
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B8

Historic Photographs

Interior views of foyer taken prior to carpet removal

(Talso photographs, provided by City of Reno)
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“rOR T8 SLEET ONLT)

(ID DASHED LINES NDICATE (5) CONCRETE LA_L 16 2B
SALCIT 4D REFMOVES BELOW SLEGRADE Fom e

i 48 SHOLN x 12" HiG=

RO it Fo% BHBOT Teana T O

) DCOR AND FRAME 70 BE
~TFLUSH O LAL. FINSH FOR

RN

(3 DASHED LINES NDICATE (£) JO0D SOOR, F
LALL PORTICN TC BE QE 'OVED FOR NEU DOCR A\D
EINISHES "0 =6 OUT UITH ADIAGENT
RED.

(€3] DASHED LINES NDIGATE (2)TOLDING PARTITION SANELS
= REMOVED I\ THE! TIRETY.

o

@A:AS»J: SNEE NDICATE (=) CONCRETE SAsEE
TO BE SALTUT AND gl
i NN E R B T

@ s e woicare ) saseanT oo 0 B
OvED W T ETRET e VoD LT Poven
JEH OUT AL FNISh FOQ ‘“109&-

fotaatig

DASIED | NES IND'CA < L 7O 3E
BALEU AN REMOVED FOR NEU, FU.LY GROUTED, HoLLOw
£ (84108 n "2 HiGel FLUSH ol L50%
it

(B> DASHED LNES NDICATE (E) CONCRETE Udil 70 BE
&7 §aLcuT Alip <E-ove D ZORNEL § EL CHANNEL ANG
LOGD FRAMED UNDG

@

B pasrED oxEs NDicATE ) Cones
o ALCUT AND REMOVED SCR NEW

LA_L PORTICN TO
NNEL AT

ERMETER AND NEL LOCD STUD LALL
DOCR ANG OVERHEAS CORLING CO!
INSTALLATICN,

@ pasiEn LNES MoICH
VED. CAP (E) UTLITES
rN‘S-‘ AND BEHND ALAL‘ NS

LRES TO B2
GUIRED BE_OU FLGOR

(D> DASKED INES NDICATE (E) CONCRETE POURED- N FLACE.
£TAIRSTTO BE SEMOVED N THEIR ENTIRETY. SACK (£
ENT LA TIOVED §TAIRS 28 SEGUIED,
T REMOVED STARS
oy

INDICATE (E) CONCRETE AREA LALL AND
LAREL LAY UTH DRAN AND RALNGS TO BE REVOVES N
IT6 ENT RETT.

(B DASHED LINES NDICATE (£) CONCRETE LANDING, STA RS,
RALNGS AND 5TEM LALL TO BE REMOVED IN T8 ENTIRETY

(G DASHED LINES INDICATE (B) CONCRETE STEM LALLS AND
STEP=ES FOOTINGS TO BE REMOVED N THEIR ENTIRETY.

B DASHED e NDICATE ) LooD e UL RS,
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e r:) sz LR G At bmicEs
=E
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o va_v\
(@B ez}
(T DASHED LNES
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BlEr ess
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(B DASKED LINES INDICATE (E) CONGRETE
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. TO 38
DUETLORK RCJTES.
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D G Ee . e i) DRan A5 REGU!
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=0
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246 AND 2x8 LOCATIONS ARE 6rICUN ON PoANS - ALL GTHERS
ARE 3xé UOOD STUD LALLS.

A NS GYPSUM BOARD TC BE 5/8' T LHERE
o ey, (FRbnoE comien St A AL
EXPOSED CORNERS AND BDGES, TYPTAL)

SEPANT AL EXISTNE DOORS AND "RAMES TC BE RE-USED
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=OR THIS SHEET ONLT)

€I NSTALL NEU DRINKNG FOUNTAN - SEE 1432

CED INSTALL NEL GRANTE COUNTERTOSS L TH U0O0D FACED,

CABNETRY BELCU - SEE -EE™ KI2.
(3> FOCHE' INDICATES 70 NFILL VOIC LiTs 00D FRAMNG 4
= T SLLSTER ON EXTERICR AND PLAS BOARD ON
ER'OR TO MATCH ADJACENT JALL THICKNESS 4ND
TEXT.RE

(2> CROBSED LNES ING CATE AREA OF NEU FLOOR STRUGTURE
SET ABOVE EXISTING FLOOR 1O MATCH ADJACENT F-OOR
&

ATIONS.

(B INSTAL.. NEW FOOD SERV.CE EQUIFMENT - SEE !AK1Z.

(&2 NSTALL NEW LOOD ERAMED WALLS TC FLUSH-CUT WlTH
EXSTING LALLS AS SHOLN
e
@ or usso)
PN
INBTALL NE TICKET WNDOW 8ITH ROLL-JP CONER DOOR
N (EJ OFENNG - SEE 167483

[2] Tem waics

@& NSt NEG DOOR MO FRAE IN (2 LALL. FLISH-0UT
ENT SLRFAZES, TSI,

(B NEU ACCESS RANE WTH SANTED RALNGS.

7. IROUGHOUT AUDITORLM -
R ot ey il

@ NSTALL
THEA

SU BT S00D OVER EXISTING SLOOR FRAMING FOR
EATAG 70 ANCHOR PROPERLY. PROVIDE |+ 2
T AREA OF SEATN:

T ToRESOD 4CoriBLY SN SovER
=icaL,

@& o

FORTABLE FLATFOR™ T-RUST
434

OF BULT-N' STAGE - &

(&3} DASHED IS NDICATE RACE

(> SiRC.ES IND'CATE SELOCATED COLLMN 4ND LasTER
UGCATIONS AT 674GE EDGE, TTECAL.

ELOOR ACCESS PANEL TO BASEMENT

(&> _ocATIoN e=
BELOL.

D INSTAL NEW SELF-CONTAINED STAIR LIFT MOUNTED TO WALL.

RAILNGS.

(82 NSTALL NEJ LOUD FRAMED STARS UITH FA;

VATIONS 45

(T INSTALL NEW OVER-EAD DOOR AT SLCOR E-
= zioun,
@2 INSTAL NEW CONCRETE SLAS / DOTK SET AT ELEVATION £5
SHOUN.

D INSTALL BACKSTAGE LIFT Wil SANTED RALNGS -
S12_E 24D COING DOOR 3 Of

G NEU STAGE CURTARS AND TRACKS - SEE THEATER
" oRalngs
e NN R et ity
(2) NETALL \E.J FUSN SJER‘CLND FOR NEL DUCTUORS,
DN LTS
(FD NETALL 2° e, ELAC( UTILITY 2LERS CORNNG SELCT
ACCUSTIC BLAN © S EXFANDED
META. ME (- e i A

) NSTALL PEW PASRIC LRUSSED SOUND PANELS FRAED W
CLIBING * 4> 2' SE_ECT SOLND BLANCETS AND -
BAD. B4 SZ AID. (FABRIC S-ALL BE F4B 25 FROM
NERIOR DEGIGNER S FNIS- KET),

(EB> =OR™ 4B E AN EQUISVENT COUNTER LOCATION - SEE 4/
AND

TLAEATER DRAUINGS.
) INSTALL NEJ 3 <07 HGH LOW WALL FROT NEJ BALEON
LR "0 SEHIND NEU SEATNG A8 SHOLN TO SURROUNS
A EGUENT - S25 A0k

(@B PESERATED 1

LCHAIR LOCATIONS.

S I\S*A_‘ NEL. FASRIC URAPEED 2" BAD. ACCUSTIC =A\45_s
T ShslL BE FAR 25 FROM INTERIOR DESGN
SEE

BB NSTALL NEJ 2 x LOOD FRAFING NELL ON EXISTING 100D
BASHES TO REMAN UITH RANTED GYRELM BOARD AND BATT
ING.LATICN - SEE 2/423,

ISTING CONCE AREA LELL TO BASEMENT UNDOIS TO
REMAN 48-6. ADD LRE CLOTH 7O BACKSIDE OF ()
STEEL RALLING AND PAIN™ BOTH L'RE C_CTw 4ND RALNG.

BD SANT EXISTNG RAILNGS AND REZNISH &;
G meTALL
Sack,

STNG STAIRS,

U P _UMBING EXTLRES 46 S-iOUh UIT-iN EXISTNG

LANDSCAPE

G INSTAL NEL RRISATION CONTROL ZANEL -
DRAUNGS.

@ NSTALL NEU ENCLOSLEE FOR PLCTUOSK. TO ROUTE TO
e TER ENISH
FiGoD SR e s A o o

FoW o

(3%) NSTAL
BassE
o7 Al st s 187 S
BOARD AND SOIND BATTS.

SICLOSURE FOR DLOTKOR 10 ROUTE FRO™

T AR Grvee

_COR DECK FOR NEU DUCTUORS,
RATIONS, PROVIDE NEL BACKNG A5 REQURED.
INSTALL NEUFLOCR GRILLES - SEE MECHANICAL.

@B Gi5TALL NE PRCSCEL CoLut KEo, oL ac
= Eoar Shib A5 S g RED SHODTS AT
—-—CUT Wi TH ACJACENT SURFACES.

BB NETAL NEU PANTER STEEL WIDE SLANGE PRAVE STRUCTURS
i ROGE GAPLE AND VS LOUER GABLE
e A BT BTG

TURRING 47 FERIETER 48 SHOLN. =ROVIDE MPACT PAD
A ARGING 70 & HE

%21 PAINT NES TUSE $TEEL GRIL..E LORK COMPLETE,

2]

CAD) NSTA__ KEL COLINS FOR BALCONY ABOVE. OVE AN
RSk AEE 7B) M AeTER BOARE TR o A Rz, avoom

FINSH TG FLUSH-OUT WiTm ADJACENT SUSFACES, PRO

PAINTED GYSSUM BOASD COVER AT NEW WALLS.

@D neTa
s Vs

@) RELOCATE NSIDE CORMER PILAST;
BASES 7O NEL ‘NSIDE CORNER A3 8101
P LASTER A8 SCHEDL

@D Ns,

BENEAT

NEE 20t UDE 21 PARING CLOSET DOORS
A AR TR 167 Lot FRAMED WAL

R WIT SHASTS 4vD
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NEL SLOFED 8
~8SE A6 6,

FROJECTOR SCREEN LOCATION - $EE THEATER DRAUNGS.

@& NSTALL 12" x 12" CABLE HATCH 12"

FF. - BEE 3/A25.
(ZD NSTALL STAGE MANASER'S CONTROL RACK WITH L OCKABLE
ACCESE DOORS AND SORIST TADE - SEE [3/A53.

) NSTALL 127 x 2! FLOOR/CEIL NG ACCESS DOORS FOR G=ST
CABLE ROUTNG 10 CEILNG ARZA BELOW N BASEMENT -
COORDINATE EXACT LOGATON N FIELD.
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CONTRACTOR !5 RESFONS'ELE FOR ALL NEJ WORK AS SHOUN
AND 'S RESPONE'BLE TO REP_ACE ANY AND A | DANMAGED

~EMS THAT OCCUR DURING DEMCLITION ACTVITIES TC TmEIR

BROR CONDITION.

CONTRAGTOR 6h IONS AND
CCEPT BAME L5 A BAS'S FOR PEFORING NEW CR
£-ODE-ED UOR<, £5 GHOLN

VEREY ALL EXISTING CONDI

NOTEY THE ARCHIECT O= ANT CONDUTIONS NOT FREVICJSLY
(GUN OR LNACCESTABLE TO BEGIN CONTRACT ATENT.

DIENSIONS ASS TO FACE OF $TU/ STEN SALL OR GRID
NOTED CTHERUISE.

L NEW EXTERIOR LALLS ARE
BULDING SECTIONS AND EXTE:

PER STRUCTURA,. ~ SEE
OR ELEVATIONS,

ALL NEL NTERIOR LALLS TO BE 2x4, Ix6 or 2XB LOOD STLDS.
258 N8 A2 8HOIN OV FLANS - AL OTHERS

ALL NEU GYS8UM BCARD T0 BE 5/ TYPE X' - PANT LHERE
SCHECULED 4 EXPOBED. (FROVIDS CORNER BEADS 4 A-
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AINT ALL EXCSTNG DOORS AND FRAVES TC BE
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THE CUNER HAS THE RIGH™ TO SALVAGE ANY MA

oo FiNed SCHEDLE - NTERICR DESIGN SHEET!
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sheet notes ASSOCIATES

ARCHITECSTURS

NDICATE (€7 WAL W'TH JOOD STUDS 4ND
BOARD Bac: DR 10 BE RESOVED NIe P
PATC- (£) WALLE, CEILINGS 4ND FLOOR VO DS

TO FLUSH CUT Uit ADJACENT SURFACES.
BANT AT LALL AND CELNG VOIDS, TYPCAL,

RE AND AN

@D DASHED LNES NOICATE (2) DOOR FRATE AND HASDUARS
MOVED N T-E R ENTIRET™,

877G RiDSD

(B DASIED LINES INDICATE (2) SLIMBNG FIXTURES ~C S8 RENC, NEVADA, 89502
REFOVED. CA 7E) U1 TIES AS REQU RED S FLOOR e e an
=TSk AND OR SEHIND WALL FINISH P-ONE (775) 829—4

SAX (775 B20- 7405
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LKy
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@ paerz cRosess Lnse NoicaT

FLOOR LREA TG
OO0 SHEATH
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an DASHED SROBSED LNES NDICATE AREAS
RNED TG GINER.

OF (2) SEATNG
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ENTRETY.

(D) DASHED LINES IND'CATE
$74IRS O BE REMOVED

@ pheHED CROIE NDICATES (8 4000 COUTNS TO B
RELOCATED - SEE 5

(55 DASHED LINSS IND'GATE (57 WOOD FRAFED 745 10 82
REMCVED IN TREIR ENTIRETY.

i
I

e (&> DASKED _iNES NDICATE (E; WOOD CABINETS TC 38
——{p) SEMOVED N THER ENTIRETY.
N/

ATES

(©) DASHED L NES INDICATE (E) DOOR 70 BE REMOVED AND
RE_CCATED 0 NEW WAL INSTALLATION - SEE SHEET 422

1,

(B DagHED LNES INDIGATE (= EX'ER OR WOOL FRA™]
BALLS WTH CEEN" FLASTER AND SLASTER BOARD 10 B2
QEr*ov‘: AB SHOUN. PATEL /=) U AND FLOOR vOIDS
TO FLugh-OL™ WTH ADJACENT SURFACES, Tro'Ch_,

(@5 ) Frwerwe

GB) DABHED CROSSED LINE6 NDICATE ARE4 OF (E) LOCD
FRAMED FLOCRS "¢ BE REMOVED IN IT'S ENTIRETT,

(T RE_CCATE (23 NSIDE CORNER PILASTERS Witk USOD
SHAFTE AND BAEES, MODFT H OF BHAFT A5
REGUIRED - 6EE SHEET 422

LEAR THEATER
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CONIRACTOR © REORONSISLE FOR ALL NEU LORK 49 ShoIN
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- F NERS AND EDGES, TYSICAL)
RESAINT 4L EXiSTING DOSRS AND FRAMES TO SE RE-USED
roRMCO THROUGHC,

TC BALVAGE ANY MATERIAL,

RCOM FikIss LLE - SEE NTERIOR
DOOR SCHEDULE - SEE OFSOSITE SHEET
UNDOY EEVATION - SEE SHEET AR

N BREETS

interior wall legend

N U TO 9E SEvED
STING WALL TO REMAIN
ALL TYPE "

SLEVATOR SLaFT Lt ORAKNG NAME
EXISTING/ DEMO
FIRST FLOOR PLAN

existing/ demo first floor plan 18" » 1-0" 1

LEAR THEATER ALTERATIONS, RENO, NEVADA, 2002.
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R o reom v 203 serER - & 2Tl 5 o SR,
. { do3, AL o Svmer o ams oL, sECEVE RiSBERSTAR |
- e e e o e INDICA )

=R
R I e R e
SN

|

\

| PSR OSP NSNS
+ ©] ITEM AT -

i e SR

: / A OPEN _OUNGE 2005 - =T AND ROTATE DOGRS 20854
| AND 29058 UITH LALLS 8G AS TO NCREASE THE D STANCE

EA"H DOOR YC 2T-@%: THiS 1S
| 4 RES ALCONY EX:™8 "0 BE ARART EROM SACH 4
“ "'FEQ l—A_.F THE :wMa\A‘ ot :ITLN*E CF THE BALCONY, {
i : B. SPOT AREA 2206 - ShIFT WALLS, DUCTWORK AND TRACK
| Co iy e 5 CEBATE bird Sra Lo soes poar
| ks

| <. REHEARSAL STUDIO 2025 - REVISE LIND:
4 ? CoRPRRT IOk MDAt Gt DIVEMS £ 26 COORDNATE Wil
i E ST ELEVATION REVIBIONS.

DOLVEN
ARCHITECTURAL

Ny

2NICAL 1256 - SEVISE WNDOU 10 7O RELD 0s (FALSE
m\oos.; TO COORDINATE LiTh: ADDEN HEVS ASD aNm
A EoT S evaon <Evieiane,

/\/\/\/\4\/\_/\/\/ PP

T8 (N-T-8)

o) /
| (& W5 sheet notes ASSCCIATES

N ARCHITESTURSE
€T INSTAL NEW PLUMBING FIXTURES 45 SHOWN, TYRCAL,

| 3 NSTAL.

| s ‘ @ e

(D )
Teol e

PN =

NEW LEOD FRAMES WALLS TO FLUSH-OLT WITH
WALLS 48 Shotal

! f

; i

b ‘ CE NOT WSED.
: | ;

i

i |

=L AN NN
CED INSTALL \E DOOR AND ZRAVE IN (E) LALL. FLUSH-0UT o
ADJACENT SURFACES, TYP CAL. . £D,

& CReLE: CATE RE_CCATED COLIMN _OCATONS AT STAGE
EDGE, TY=ICA..

BSEOS

£ 3 829-4451
AX (775} BZQ ~7L36

‘ @ oex

| sELoL.

I -
b + - \f) (D INSTALL NEL: 4000 FRAMED STAIRS LITH FAINTED RALNGS.
Bnere
‘ 7

TION OF NEW SOUND RATED SASSAGE DOOR TC $TAGE

S BRASS FINISH GLARDRAL PORTIONS Wi by
EMPERED ., ATE GLASS AT 42" ABOVE EINISH FLOOR
% o e DA ooy Ao oRED TRbLa KB AEATES oo
® - : ? RAILING TO NEL BALCONY STRUSTIRE - SEE V436
U ROOF R aen | (N RGOF

T o (B RELOCA™ED 40O FRAMED RALING FRO™ ORIGINAL

| = | DALCONT, 'NSTAL. NEy ABSIC URASSED SN LBSOSBING
=E T O SANEL SET WiTHN EACH () X

20438

28123

NROCE

TER SEATNG THROLGROUT BALCONY - SE!
ER DRALNGS AND NOTE 21 BELOU FOR ANCHORAGH

i e i umae=b soup SaneLs Fses iy
W 1" AND 2" SELECT SOUND SLANKE™ NE
AIG; (SABRIC SUAL B A 2

\CNER& FINISH T,

i

FROM

INGTAL_ 2 % WOCD SRAMKG WEILL ON EXISTRG LOOD S45-ES
7O SEFAN WH RANTED GYPSLH BOARD ANG BATT
‘ NSULATION - SEE 2/423.

DOx
iy

eD] INSTALL Noy SROSCENILI COLUMN REFOVE AND REFLACE (E)

FRSIE

PA

BOARD FNISH AS REQUIRED. 3MGOTH FINGH 70
-8+ OUT witri ADJACENT SURFACES.

CBD INSTALL NEU BALLET BARS ¢ MIRRCRS ~C 8'-@" AFF. - $EE

1432 <

3 @ FANT EXSTNG RALINGS AND REFNiSH EXISTNG STLISS, ~

. f & i & (B INSTALL NEE FLGOR “MOUNTED VIBRATION ISO_ATED =

o i . ¢ FECRANCAL INTS. -

E i £ g =

H n D N\STA__ NEW PANTED MECHANICAL LOUVER FULLY WEAT-ER i1l

=M = ASTE i ~y = /T;

W SARDBOARS SiL Sreco sRaT oPERATED Lok ‘ D INeTAL 1B 487 IR HicH ACCES6 DOOR - COOTDINATE oc =

& == LTH MECHANICAL FOR EXACT _OCAT:O

"FC. G, BRD— o1 = I’
7 f @ FLOOR MOUNTED DIMYER ZGIMENT - SEE SLECTRICAL. @

o igouaEcoos B e v ot o sos b 12 s oovios z

O S Padies STRENBOARD On s STISS a7 1er ]

¥ — eerne ; pregrriyrina: &=

! A -
. H @B INSTALL NEW RECESSEL DRINKING FOUNTAN w\ H N N uu

L ANGE, T, CONT. EXS0SED i il cells A AR ] s

Ve ; R T BTG - S 1233 (EEAinEn e 707 T ]

i i (ED IN$ALL NEL BALSONT FLOCR $TRICTIRE WITH CVERBUILD: ==

‘ | B o o PLOOR STRICT IS U VT2 e g —

¢ CEM FLASTER ‘ SsroR | ol SEATING TC ANC-OR 1"~ $OND BATS, o

ucco o are. B b a
KEY LOCK. BRD. 9 (o] H (@ NSTA_L NEU PAINTED STEE. U.DE FLANGE FRA™E ¢'%fn_m_ m -
= ARSA { 70 SUFEORT [E) 115k ROCS GABLE AND NEL LOLER GAR: an
REAEARSAL SEATS BELOL { TC THE NORTH FROVDE PANTED GTFBUT BOARD FURRNG AT [T AR
. STUD'C NoT 5houh FOR P FRRMEER A8 SO I,
plan section 5] o chasiy : ﬂ'l “

[} \NEV»..; NI STAINE! FRAMED WnDOWS. Wi
EERA

48"

o 5 oz —
ASH THAT GF‘\S TO AT LEAST & SQUARE FZET - >
5 S=EET A2 =
® O &=
SEL CCATE () NSIDE CORNER SILASTERS W™= CARITALS,
SHAFTS A\D BAGES TO NS S SROLN, Z —
PANT ENTRE 3 o
> =2
) @8> INSTALL NEW RECESSED FRE HER CABNET LITHIN Yol
] EINISk FLOOR NEW OR EXISTING UA.L - 5EF 17432 (EGUISENT ITEM B0..
.
elevation

G NSTALL CURTAN TRACK AND CURTAN ABOVE MIRRORE.

B> MG ALL SIGN AT 481 4
SROGRESS - NO ENTRIY.

access door details

dostaley

THAT READS "SERFORMANCE N
11/2° = ¥-07 3

@D INe AL NEW PANTED LANDRAIL O MATOH BTG
A ENTAL STRRL N R O NS B RS vasEY
o istie}

(&)

b

G& 4UDIO VISUAL RACK LOCATION - BEE AfY DRALINGS.

GEDINSTALL 27 x 12" CABLE HATCK 12" AFF. - SEE 2/423.

D INSTALL NEW FABRIC WRAFFED 2' BAD, ACOUSTIC PANE|
(A SHAL BE FAB 25 PRAT e o8 DES ENERS Pl
<Ev,

G INSTALL Afv RACKS ON 2 TA__ SLATFORI™ - BEE /AR,
HECRANTAL AND AN DRALXGS,

kS
T general plan notes o
CONTSACTOR |s SE320NBIBLE FOR AL KEL LOTK A8 ot
AND 19 RESPONS'BLE TO REP) ANT L DAMA REVISIONS
LEAD (AME SiLAR) {TEMS THAT OCCUR DURING DE"OU IoN ACTA \/MEs O mHE R _
HEAD (AR RRILAS) SRIOR CONDIT.ON [@ w2nz00
ONTRACTOR SHALL VEREY AL SXISTNG COND'T ON AND [} 3200
ExiSTING D NG —— il & BASIS FOR FERFORMING NEU OR
WINIPOD LITH ’-LAZI\' 1o T REMOTH E \.JO?'( AS SHOLN,
RENAN
i ’ THE ARCHITECT O ANY CONDITIONS OT RSy iCusLY
2 TIDE AT " OC. u“«f—\ H :
:Ec“"' K‘t ixs “OF CONTNLCUE 2 FORTICS ' ALL DIMENSIONS AEE TO FACE OF 57ID/ STEM WALL OR GRID
TRDS - A gy DT FRATING H [ i LNE UNLESS NO ISE.
BELCW, TYRCAL o | | _
=5 e o H ‘ ALL NEL EXTER( O? .I.A LA Ai 'O B' SIRJP‘LRAL -
K - - @, | | Silohe szcrio ELEvAT
EXISTING PANTED X 4 ’ '
[ nebiote N i , e ALL NEL NTERIOR LALLS TO BE 2x4, 2x6 or 258 WOOD STUD!
y ' 266 AND 2x8 LOCATIONG ARE SHOUN ON SLANS - ALL o'HER=
% ARE Ixé WOOD &TUD WLALLS.
Re12 BATT NSULATION,  ———_ 2 :
TYRICAL - H ! ; . AL \NEW GYPSUM BOARD O BE 5/8' PANT
a LTt S ¢ enge (FREoE CORNES BEADS AT Ao
wvu Ix3 STIDS (CUT TO FIT) il EXPOSED CORNERS AND EDGES, TYPICAL)
&' 0T WIH 300N w ) ¢ EXISTNG S ~ES 5 BE RE
AND TR SN Tl STUDS AINT ALL EXISTNG DOOS AND FRAVES ~O BE RE-USE!
TIGHT TO GAZNG, T THRGUGHOUT. =
i Ol HAS THE R'ZHT "0 SA_VAGE ANY MATERIAL.
NEUPANTED %" TYPE X i
GYIEM BOARD, TYRICAL H
: RCOM EN'SY SCHEDULE - SEE NTER OR DESIGN 8LEETS ﬂ
e COGR SC-EDLLE - SEE OFPOSITE SrEET
Th W ..m il WINDOL ELEVATON - E SHEET 42! =
WALL TO RE™ T~ ; - =
‘ e
interior wall legend

STAG JALL TO BE REMOVED
EXISTNG AL TO REMAN

SRANING NANE

TR LALL TTRE % EXISTING/ NEW
existing/ new second floor plan R 1 —eron s L SECOND FLR. PLAN
L]
=

LEAR THEATER ALTERATIONS, RENO, NEVADA, 2002.
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5-2"

&

existing/ demo second floor plan

1/8" 2 1

P

|

40

sheet notes

(FOR THI& SHEET ON_Y)

LiNES NDICA JALL LT LOOD STUDS AND

ARD EACH SIDE TO BE REMOVED N 7
ENTRETT. =Aod () LaLLs, C='NGS AND F-OCR VOIDS
S OUT WTH ADJACENT Sk A AND
Ay St one reica

(2 DASHED NS NDICATE (E) DOOR, PRAME AND HARDUARE
TO BE REMOVED N "-EiR ENTIRETY.

(35 DASHED LINES MOICATE () FL.MEING FIXTUSES -0 BE
MOVED. CAF (E) J \_T‘S Aé %Gu RED BELOY FLCOR
ENISE AND OF

(D DASHED CR0S8ED LINES NDICATE (2) DUCT CHASE 4XD
JALL SURRGIND 1O

(5D DASED LINES NDICATE () UdLL SORTIEN LW LOOD
STUDS AND FLASTER BOARD EACH SIDE 70 BE REMOVED
DOOR NSTALLAON O NEL OPENING. PATCH
(E)WALLS, &AND FLOO®R vO'DS T2 FLUS- CUT Wi
.—\DMAC:V\Y BURSACES. TEXTURE AND PANT & uA L v,
TYPICAL FPROVIDE BASE TC MATCH,

DAS-ED LiNES NDICAT
REMOVED

£} UXDOL ANS FRAME TO
T RETY.

INDICATE (5) LOOD FRAMED S AIRS 0 BE

D pasHED Lives
TRET

REMOVED 178

(Z) DASHED CIRC_E IWNDICATES (E) LOOD COMTNG 10 BE
RELCCASD - SEE SHEET A3

_INES N ) UO0D FRATED SALING
A OB S ane e =
ATED - SEE SkE:
(@ paowED cossmn s hooATE dncs or B kooo
oy B udon oD S50
o RETIOVED I e ENTIRETE, SETLRN SEATS T
DINER, TTRIC,
(D> DASED cRoSsED UNEE NDICATE 4854 CF (B) oD
FRAMED SASSAGEUAY TO BE INITS ENTIRETY.
@ DAe-ED LiEs NDICATE (84000 FRavED Koo EDGE

A TR TR 15 BE REmOVED o KA BT on

DASED LINES IN3ICATE (F) EXTERIOR LOOD FRaTE
ALLS WITH CE! LASTER AND SLASTER BOARD 1O BE
RN ED 16 Som BaTor ) LALL IND FLOOR VoS

T FLUSH-CUT LiTr ADUACENT 8.RFACES, TYRICAL.

(B> DASHED CROSSED _INES NDICATE () UOCD SRAMED
FLOORS 0 BE REMOVED N - 5 ENTIRETY.

ﬁ,
9

(B LECATION OF (E2 ATTIC SCLTTLE TO BE REMOVED.

(B DASHED LINES ND'CAT
BE REMOVED 45 S-OUN,

'} ROCF O ROGF PORTIONS TO

(> REMOVE AND REPLACE (5) P UMB NG #XTLRES.

(B> DASHED LNES INDICATE () UIOOD FRAMED RA'LING TO BE
REMOVED IN I8 ENTIRETY,

FETOVE (& GUTSIGE CORMER SILASTERS WiTh 400D
CamiTa 6. S aFTo NG PASE

G2 RE_OCATE (E; NSIDE CORNER SILASTERS wu LOCD
CAPTAS, SHARTS AND BASES. MODIST o OF SHAFT
45 REGIRED.

(0 DASHED _NES INDICATE (E) 6TEEL FIRE
70 BE REMOVED M iT's ENTIRETY.

CAFE LADDER

general plan notes

CONTRACTOR ‘6 RESPCASIBLE FOR ALL NEW ORI 48 SWOLN
AND 15 RESEONSIBLE TO RESLACE AN AND ALL DAMAGED

ITEVS “HA™ OCCLR DURNG DEMOLITION ASTIVITES TO THER

FRIOR CONDIT

CONRACTOR eral. YERIY L EXSTNG CONDITIONS 4D
AOCEFT SE7E A5 BABIE FOR FERFORIING
NMODELED LORK 45 ©

T O ANY CONDIONS NOT oL
PTAB_E -0 BEGN CONTRACT NTENT.

NOTIF™ THE ARCHI
KNOIMN OR LNAC

2L DMENSIONS &RE ~O BACE OF STLD/ STEM LiA.L OR GRID
LNE UNLESS NOTED OTHERLISE.

sy TEROR LALS 4RE TC BE
SRS

R STRICTURAL - SEE
ATICH

ALL KEW INTERIOR WAL _& TO BE 2x4, 26 or 2X@ UOOD STUDS.
Ixg AND 2xB OCAT IR ARE SHOLN ON SLANS - ALL OTHERS
£RE x4 UGOD $TUD LALLS,

LLNSY avmel BOLSD 0 B8 ble TPE b - SAN L
SCHEDULE: {PROVIDE <
EDetn Comims A EDAES T-Saa

RESANT AL EXSTNG DOORS AND FRAMES TO B RE-USED
THROUGSOT,

THE CUNER HA% THE RIZHT 70 S4Lvie:

EXSTNG DAL, “C BE REFOYED
EXISTHG WAL O REVAN

UL TYPE

ELEVATOR SHAFT WAL
SEE SWEET 433

DOLVEN
ARCHITECTURAL

ASSOCIATES

ARCHITECTURE
PNt =1
P L oaNMINS

6770 RIDGEVIEW CT., #C,
RENG, K
PHONE (775) 829—445%
FAX {773) 829-7406

waw. doiven ~arch.com

M

NO,

=

DRIVE, A

DE

i

LEAR THEATER
/

3

01

REVISIONS

EXISTING/ DEMQ
SECOND FLR. PLAN

LEAR THEATER ALTERATIONS, RENO, NEVADA, 2002.
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&D

g
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DAL, LNES INDICAT:
AN RETANNG/EIU 5

~INE OF FIN'SH GRADE, CuR2 OR AC. SAVING -
SEE Sl

SANT NEW 1 CEMENT St AS
UiTH ‘V'EJRAL coLoe X

FIN'SH STSTEM
SPECS.

PAINT KEJ WCOD TRM AT 2
FASCIAS, TTRICAL

VES, RAKES LND

ABPHALT COMPOSITION ROCF SHING.ES OVER
BLILD NG FEL”

PAINT NEL CEMENT FLASTER PILASTER - SEZ
NOTE '3° ABOVE.

PANT NEW GALVANIZED $HEST METAL COSING
PANT NEW WOOD TRIM ON SILASTER

PAINT NEW GALVAN SH ETA_ Re
GUTTER L™ DCUNSPOUTS ROCF PLAN.

REPAIR AND PANT EXISTNG LOOD FASC'A /
RAKE TRIM

RESAIR AND FLNT EXSTING WCCD LOIVER

REPAIR AND SANT RE.OCATED LOOD LOLVER

NSTALL NEL A8S=ALT COMECSTON ROC=
OVER NEL PLYUOOD - SEF SHEET 443

REPAIR AND SAINT EXSTING WOOT CORNIGE
AND DENTIL

REFAIR AND SANT EXSTING LOCD TRM

INSTALL NEW MOR'FED 938 & & OVER NEU
OR EXISTING ROCFING - SEE RCOF =LAN.

PAINT
e

XSTING GJTTER, DOLNBPOUTS ANS
BOXES - SEE ROOF FLAN.

FANT EXISTING CEMENT PLASTER - PATCH ANY
BLEMISHES, TYPICAL

REPAIR AND =AINT EXISTING WOCD WNDOW SASK,

LIONE INTING, TR AND Si. & - REGLAZE
BROKEN OR MBSING FANE! RICA.. SEE
O UINDCI NUMBER AND SHEET 42! FOR
ONAL INFORMATIO

NEW ADA COMPELIANT A 5 RAMP WITH
PANTED ReILINGS - SEE c'TE LN

NEL EXTERIOR SIGN - 6EE &7TE FLAN

NEL ARBOR Wi
TREL.S ABO!

PANTED COLUMNG, BEAMS AND
ST

PANT NEL T-2" HiGH T
VERTICALS AT 6" ON CEN
SITE 2_AN

W CONCRETE STAIRS LITh SANTED RAILNGS -
BEE SITE PLAN

EXSTING CONCRET: E, L To SASEMENT

WNDOWS TO REMAN 'A$-i8'. ADD LIRE C_OTH TO
BACKSIDE OF (E) STEEL RAILY n& AND PANT
BOTH LIRE CLOTH 4ND RAILING.

§ CONCRETE RAISED FLA FORM WiTH PAINTED
CONCRETE LALL SLRROUND AND PAINTED STEEL
RAILINGS - &

1 CONCRETE RAMPS LITH SANTED CONCRE
UALL SLRROUNDS AND PAINTED STEEL RAILINGE
SE $7TE P_AN

REPAIR AND PAINT EX STING ORNAMENTLL
LiNG

REPA'R AND SANT EXISTING WOOD WNDOW OR
DCOR FESTMENT

iST'NG CONCRETE

REMOVE A
STARS - SF;

PANT SXISTING CONCRETE WALL AND &
RAILINGS, TY=iCAL

REPAIR AND SANT EXISTNG TURNED WoCT
<cOoLUMMNE

ING CARVED WOOD

RE"A'Q AND PAINT EXIST
=5

CEND EXISTING CONCRETE AREA WELL
OU™H SIDE TO ACCOMODATE NEL AIR INTAKE,

PANT COMPLE
RESAIR AND PANT EXISTING DOORS
REPAR AND PA! XISTING AFSLED MOL

e TG BOARDS A\D BANDSALN VENT AT
EDIMENT

WOCD TRANSCHM LITH ' NSULATED

INFORMATION.

=A\\ \ W WOOD FiIXED LNDCAé J/ TH ¥
ND

i i
FLAR NR URDOU N:ﬂaﬂa A &
ADDIT ONAL INFORMATION.

PAINT NEL WOOD CLERESTORY AL
UNDOL JITH U NSLLATED GLAZING - 8i
FOR LINDOW NUMEER AND SHEET 431 FCQ
ATTTIONAL INFORMATION,

BANT NS CIRCUL AR WOOD LCUVER
PANT NEL OVERHEAD LCOD SECTIONAL DOOR
NES CONCRETE LOADING DOCK / ARRON

NEL CONCRETE STOOR

SAINT NEL HOLLOW
TO RAVE WOOD ASY
SCHEDUL

L FRAMES 4ND DOORS
RANCE - 055 o

PANT NEW TUBE STEEL GRILLEWORK COMPL;

INSTALL NEY FANTED MECHANICAL LGJVER -
PENETRATION WATER TIGHT.

INSTALL NEW UTILITES je: GAS METER,
ELECTRICA_ TANSFORMER AND SlWITCH G

=

DASHED LINE iND! c,uss v~=\, LoU RCOF LINE
BETOND SARAFET COF FLAN.

INSTAL_ NEL SCLPPER FOR OVERFLO A NEW
Lou ROCE CR EXTER'OR BALCONY - $EE 3/AT

TRUCK RAMS LT
- 3EE /216

ING™ALL NE SCONCE LiGT, ELECTRICAL.

ROOF MONTED SMO<E
- 8EZ SHEET ATl

INSTA_ NEL HVAC DNIT ON N2
CRICKETS ATO® NEL OR EX

cURB WTH
NG RCOF.

INGTALL NEW SANTED ROCS MOUNTED
EA"HERHOOD WTH CRICRETS.

™

o

Aionkr

-",u. e

mvglmd

-‘-. o]

L2 i‘v“ ,‘A-. -

PANERN

east elevation

—®

north elevation

revised exterior elevations

BASENEN §y2-0

O, OF PARAFET g 1236

1/8" 1 ¢

e

LEAR THEATER ALTERATIONS, RENO, NEVADA, 2002.
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PLARNMING

16770 RIDGEVIEW CT., #3,
RENO, NEVADA, 835032
P-ONE (775) 82944

1FAX (775) B29—7406

www.doven—arcn.com
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EXTERIOR
ELEVATIONS




materlals list A

CENCENCINY

@@@@@

866

o

8

e

@

9

&
©

8

(2]

CONCRETE FCOTING
Whi. BELOU GRADE

INDICATE
A\, RET. Al\h\c/cﬁu &

INES CRAD:

URB OR AC, PAVNG -

FPANT NEU " CEVENT P,As =% FNSH 676
i INTEGRAL COLCR - S,

PANT NEU WOCD TRIM AT EAVES, REKES AND
FASCIAS, TYFICAL

ASSHALT COMPOSITION RCOS SHINGLES OVER
BLLDNG FELT
PANT REW ENT P_ASTER FiLASTER -

NOE '3' ABCVE.

FANT NEU GALVAN SHEET METAL COPING

PAN NEW WOOD TRIM ON P ASTER

FANT NEY GALVANZES SHEET METAL RAN
GUIMER WTH DOUNSFCUTS - SEZ ROOF P_AN.

AR AND PAN
RACE TRM

EXIBTING LIOOD FASC'A /

REPAIR AND PANT EXISTING LOCD LOLVER

AR AND PANT RELOCATED UCTD LOJVER

INSTALL NEU ASPHALT COMPOSTION ROC™
OVER NEW PLYWCOD - SEZ &

ND PANT EXISTING LOOD CORNICE

REPAIR AND PAINT EXISTING LOCD TRIM

INSTALL NEW MODIFIED 525 SO0ING OVER NEW
CR EXISTNG ROOFING ROOF PLAN.

STNG o
.—w\:\, Toxts <

=R, Qom.s==oms =]
ROCF =

BEUNT EXISTING CED
BLEMISHES, TYFICAL

{f PLASTER - PATCH ANY

IR AND FAINT EXISTING LOOD Ut ‘DJ\U 845K,
IONGATUNTING, TRIM AND $iLa -
ANT BROKEN OR T TYE
PLAN OR LINDG R AND SHEET A
ADDITIONAL O '?”VA ‘:;\

NEJ AD A, COTELIANT AC
PANTED RALNGS - SEE 8l

NEJ EXTERIOR SIGN -

| ARBOR BiTH SANED
TRELL'S ABOVE - SEE

PL‘\T \Ew -0 mc-‘ TUSE STE:
ALS AT &' ON CENTE}

,P‘ AN

NEL CONCRETE STAIRE W TH PANTED RAILNGS -
SEE SITE PLAN

EXSTNG CONC! BA

WhDoLs TC DD WRE CLOTH TO
BLCKS'DE OF (E) 8T RA LiNG AND PAINT

B0 URE CLOTH AND RAILING.

=i A&A

7o

NEL "O\CQETE RASED FLATFORM WTH SANTED
JALL SURROUND AND PANTED STEEL
SITE FLAN

NEL CONCRETE RAMPS UTh PANTED CONCRETE
WAL SURROUNDS AND PANTED STEEL RAILINGS
SITE FLaN

REPAIR AND SANT EXISTNG ORNAMENTAL
RALING

REPA'R AND =AIN
DOOR SEDIMENT

STING WOCD LINDOL OR
REVOVE AND REFLACE EXISTING CONCRETE
STAIRS - SEE l6/416

PANT EXISTNG CONCRETE WALL AND &
RALNGS, TYP'CAL

SETAR N5 PANT EXISTNG TURNED woor
CO

AR AND BAINT EXISTING CARVED WOOD
cire

EXTEND EXISTING CONCRETE AREA UELL ON
SCUTR BIDE TO ACCOMODATE NEW AIR iNTAKE,
PANT Co

RESAR AND PAINT EXISTING DOORS

REPAIR AND PANT EXISTNG APPLIED MO-DINGS,
o T6G BOARDS AND BANDSALN VENT AT
GABLE PEDIMENT

PANT NEW WCOD TRANSOM WiTH 11 INSLLATED
GLATING

PLNT NEU WOOCD & NGLE-HUNG WINDCUS LITH **

INFORMATICN,

PANT NEW GOOD Fi
NEULATED GI ATING AND GRILLELCH
PN FOR WNDOL NUMBER AND 8-
ADDITIONAL NFORMAT ON,

PANT NEW WOOD ESTORY HA_F-ROND

EOR ULINDOI) W MBES
ADDITIONAL INFORMATION.

AN NEW CIRK

AR UCOD LOUVER

SANT NEY OVERHEAD LIOCD SECTIONAL DOOR

NEy CONCRE

LOADING DOCK / 42RON

NEL CONCS

TO HAVE UCOD AP

SC-EDLE

DOLVEN
ARCHITECTURAL

ASSOCIATES

ARCHITECTURE

NG

8170 RDGEVIZY
R_‘\O, NEVADA,
B {773) 820-245!
{7758} B29-7406

www.delven—arch.com

LN FOR
i A A
_EVATION HEIGHTS

[4] me~ eaz4 ~

//—/VW\/_\/'\WW B R VN =

SOUTH AND EAST ELEVATIONS ALONG WiT-d EXISTING NORTH 1\ <T
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1D DASHED LINES INDICATE (E) CONCRETE ARE,
SRAN AND RAILINGS TC BE REMOVED IN 1™

NDING, STAIRS, RALNGS AND $TE™

T DASHES LTS I WA_LS AND STESSED FOOTNGS
10 22 REVOVE

(&) DASHED L hES IK; E; DOOR, FREME AND HARDLARE 10 BE REMOVED
NTHER EN

LINES NDICATE (£) UNDCW ANS FRAME TO BE SEMOVED N T-EIR
¥,

PLASTER AND PLASTER BCARD ~O BE REMOVED AS SHOUN.

B>
(&) DASBHED LINES INDICATE (E) EXTER'OR LOOD FRAMED UALLS LiTh CIMENT
&
D

LINES INDICATE (2) LCOD LOUVER TO BE REMOVED N IT$ ENTIRETY.
TE AS REQUIRE!

£ 400D CORNICE W™ GBI, G.TTER CR PORTION
R TO BE REMOVED IN THEIR ENTIRETY.

DASKED INES NDIC,
CF CORNICE &ND &l

DASHED L NES INDICATE (B UOOD FASCIA/RACE RN TC BE REVIOVED N
= B .

LOoD TRI TS T8 ENTIRETY.

= REMOVED

i, DOLNSPO.TS TO BE REMOVED INT'S

L PIPE COLLMNS TO BE QEMOVED N THER

& 0086 e

DASKED LINEE NDICAT: METAL CLAD ROCS TO BE REMOVED M iT's
ENTIRETY,

OBIT'ON ROOR SHINGLES, THRO.
T METAL TRIM AT EAVES, T

IN T-FIR ENTIRETY.

DAGHED i NES INDICATE
REMOVED AND REFL_A

ONCRETE RAME, STEM La-L® AND &

E5 NDICATE () LOOD FRAMED ROCE OR PORTION OF ROOF TO BE
RELY.
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TH S SUEST ONLY)

SHED LINES NDICATE () BASEENT WNDO.L TO BE REVO!
ENTIRETY, INPILL VOID LITH FOLRED CONCRETE FilsH i
MO0 TRANSITON,

N 1T8
FINISK FOR

DAEHED LINES INDICATE (B} CONCRETE A AREA LAT UITH

K
DRAIN £\D RAING TO BE REFGVED IN T8 ENTI

INSTALL NEU "RACK o NEL CELING SURFACE. PROVDE BACKNG A5
, TURICA_. (CURTA Nig)

45 £6 ND'CATE (E) SUSFENDED SLASTER BOARD CEILING

RESoTaD NS ENTIRETY. NoTALy - NSl ATED aTFel BOARD Shitne

LT 1 AGOUSTIC BOARD PANELS A FLOCR JOIE™S,

FROVIDE "y K30 S4T- KoL ATION Tsin Lo 1587 CAvITY, T2 Gv
L “UALL ATTACKED LITR RESLIENT CHANNELS TO ENHANCE

iDL N OF ~4E FLOORICE LG N consteicTol,
O

SASHED LINES INDICA] PLASTER SOARD SGFFIS AT BEA™ ANE>
FOLDNG PANEL TRACS LOCATIONS TO FOVED IN THEIR ERTIRETY.
DSTALL ML PanED GTRELY, BOARD SOFSITS ATTACHED TO NEL RIRRING

5 AS REGUWSED, EXTEND (E) FLASTER BOARD =NIS— AT (E) CO-UN
e

SAIR AND BAINT EXISTING LOCD WNDOU HAS+ , ™ L ONS/MUNTInG, “RiIM
I\ BILLE - REGLAZE ANY DROKEN O% MIB6NG FANES, TYP'CAL, SEE
ELOCR B_ANG FOR JINDCL NMBER AND 8587 491 FOR ADDITICNAL
INFORMATION,

REMOVE (/7
FLACE CONCRE

F AND IRRGATION SYSTE™ TO INSTAL NEU POURED IN
COURTY 4D

EXBTHG CONCRETE AREA LEL T CUS TQ RE-AN ' AS-1S"
T Skt o SRR RAR NG AN FANT B L
CLETH AND RALNG

EXISTING CONCRE™E FOOTING, STEMLALL AND FLOOR 7O REMAIN, iNLESS
NOTED CT-HERWSE.

INSTA 2 B LOOD FRATING NI ON EXCOTING WO 945186 TO SEMAN
T B G e DOARD A BATT NoULATION - SEE 214

VE EXISTING PEJ SEATNG AND RETIRN TO OLNER NSTAL. NEL
THEATER SEATNG THROUGHOUT LIDITORIM ATOP NEU PLYUCOD OVER
EXISTING SLBFLOOR FOR SEATNG ANCHORLGE - SEE THEATER DRALINGS.

DASHED LINES NDICAT
_=e

(E) DOORS, FRAME AND FEDIMENT 4BOVE 0 BE
INT IT8 ENTIRETY,

QELCCATE (B UOOD COL TO MEU 574G
SHOUN - REPA R AND PANT, "Y=ICAL

FRmL 57LGE LEFT OR SIGHT LOCATIONS, 45
oA A

IE (20 WOCD TRIM, MOLDNGS AND PANELAG TO Bi
wETY.

REMOVE (E) LOTD PEDIMENT 4ND RETURN TO OUNER.

DASHED LINES NDICATE () H0OD ORGAN GRLE JTH CLOTH TO BE
REMOVED I iT6 ENTIRE

RELOCATE (£ HOOD CORNICE WiTh MOLD'NGS COMPLETE
PROSCENUM WaLL 48 SHOLN,

10 NEL

REPA'R AND PAINT (B/ SUSPENDED LA™ AND PLASTER CELLING TO REMAN,

AT N e e,
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T OR RIGHT LOTATIONS, A

REMOVE (E) ASP-ALT COMPZSITION ROOR SHINGL ES AT et it

43 EHGIN AND NS"ALL NEW SLYLOOD OVER (E} DIAGONAL i

INSTAL NEL BULDING FEL™, GALVANIZED ST T A PLAesNGS Ny NEL
ALT COMSOB'TICN ROOF S-INGLES, THROLHOUT. (AL 8, PROVIDE NEU

itz mekivels ey otise

NEW CALFORNA ROOF COF
A AV P AT ONAL NEORATION

TO REMAN - SEE S-EET

DASHED LINES IND'CATE (2) EAVE, TRIM AND GUTTER 7O BE REMOVED IN
THEIR ENTRETY.

DASHED LNES NDIC
RENMOVED AND

ATE (5] CONCRETE OF2 ASPiA_T SUSFACE T0 BE
LACED LTH NEY CONCH A

EXISTING WOOD SATUALS N TRUSSES TO REMAN '£6-15"

EX167ING STEEL SCISSCR TRUSS ~0 REMLN '46-6
INS"ALL NEL $"AGE FLOORNG STSTEM OVER NEL P_YLOOD SUBFLOOR AND
LOCD FLOOR JOIST8 JTH R-28 BATT KSULATON LITHIN FL.OOR JOIST
cavTY, TYP.CAL

INSTALL OVERBUILD FLOOR ~0 MATGH ADJACENT FLOOR ELEVATIONS,
TYRICL

INSTALL NEW CONCRETS FOOTIGS AN STEMUALL 1LITH 2XJ00D FURRNG
R R Neimieel 70 FLoDS ADGVE 45 ShON

INSTALL NEL NTERLOGKNG LIGrTLUEIGHT [29x2"2 ' CONCS ROCFBLOX!
UNITS OVER ROO™ MEVBRARE ON PLYWOOD S.BFLOOR 4\D LOOD JO:STS
LiTH R3O BATT INSULATICN,

s

NOT LSED. G| ITEM %hid )
A

SN
EXISTING UCOD FLEOR AND JOISTS TO REMAN 'A8- 15, UNLESS NOTED
O ERUASE.

NSTAL NEU DREGSNG ROCM COUNTER - SEE SHEE™ AZ..

\\5YA — NEW WOOD FRAMED LALL WiTH SOUND BATTS, PANTED %' GTRS.M
ARD EACH SIDE ANT NEW DOOR / FRAME WHERE OCCURS.

DASHED LINE NDIGATES (2 CONCRE
EXCAVATED.

SURFACE TO BE REMOVED AND

INSTALL N SLSPENDED SaNTED 5 Pol BOARD CEiLING - SEE
{ECTED CEILNG

INSTAL . NEW STEEL WIDE FLANGE BEAM CLAD WITH FANTED %' GPo.
BOARD TYFE X' TYRICAL

INSTALL NEL MECHANICAL DUCTUGRK.

NSTALL & x JOOD RATTERS U4 230 2ATT NSl
GPoU BOARD TTYFE % TG,

ON AND PAINTED &

INSTAL NEW BJILDING SELT, SALVANIZED SHEE™ METAL FLASHINGS AND NEY
£ESHALT COMPOSTION ROGF SriNG:_ES OVER NEL FLYLOOD ROCF
SUEATHING, THROIGHOUT. (ALSO, PROVIDE NEG GALVANIZED S~EET META-
TRIC AT EAVES, TTP.CAL)
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NEW ADDITIEN

DSTALL NEC 675 WAL GIT £119 BATT NELLATION AND SANTED FLASTER
G WATCH Wit ADUACH FIN'SH, TYSICAL

ALL NEL PANTED FLASTER FINISH TO SLYWOOD SURFACE ON LNDERS DR
©7 NEL 1COD FLOOR JOISTS.

FELOCATE EXIETHG 40" JDE LIGri™NG TRUSS A\D SUPFORT BTSTE 70
USPER STAGE AREA -

INET4_ NED LOOD FLOOR JOISTS 44D PLYIOOD S137 0OR =ROVISE
R-30 BATT INSULATION LiT-IN JO'ST CAVITY, TYS'CAl

RETOVE EXISTNG GUTIERS LD SLBOLS To EXD PEES SROR 10 SO0%
o AND RENSTALL DuRING RCOF REFLACENENT. C_EAN AND
SErlony-iy

NOTALL NEW ST CLAD LT PANTED PSS BOARD TO SOUTE N
DUCTL:

NSTALL EXFOSED PANTED DUCTUORK SUSPENDED TO STRUCTURE 4BOVE.

DASHED LINES KDICA™ NEU MECHANICAL NIT NTALLED 0 STRICTRE
ZEoNe ERov DR ML STalET AL SUPROR- I (B 8P

RELOCATE (£ WOOD FED™
CCHPLETE - 8EE 145,

T AND TRM GYER NEU DOOR 12288, PANT

EXISTRG UNDOW TO REVAN - G52 5-EET ROTE 12 FOR ADD QAL
INFOR A 2 "

.
REFAIR AND FANT (E) PILASTERS 10 REMAN. NP

REPAIR AND PANT (5) U002 RAl-, TR™M, MOLDINGS OR PANEL NG, TYPICAL,

REFURS & EXISTING LIGHT - SEE TRICAL.

LOLDSSEAKER LOCATION - SEE A/V BRALINGS,

INSTALL JALL COVERING 1C3:
FROSCENIM WALL BETOND.

=R INTERIOR DESIGN FINISH KEY ON

INSTA-- NEW FABRC WRAS OUND PANELS FRAMED WTH £00D
INGLUZNG ' AND 2" e=r SOJ\D BLANKE™S AND 2" DAD. PANELS - SEE
VAD; (ABRIC SFALL BT 25 FORM NTER'OR DESIGNER & FINGH KET

o] e

ECE e 16 67U GALL D
T SLASTER EACH 508, THE COORDNATES LITe LEST
ATon el

WVF\»/ W\M\/—\N«/ TN
¢ EHEET NC HE WEST WUNDOL _GHTING N 1T'S \
) ENTIRETY AD £ TE FOLLCWING SENTENCE: 'BOTIo™ 4
b CORTIEN 08 DL GoT B FAGE CoERAB.E FoR Ladre Ty
oL - SEE ELECTR'CAL."
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D NES <, VB CRALL SPACE ACCESS TG BE SAUCLT AND G REPAR AND PAINT (E) UCSD RAL, TRIM, MO DNGS OR PANELING, Y= CA_. (G0 REPAR 4ND PANT (3)WOOD LCUVER TC REVAN, @D NSTALL NEW 3'-5% UGk RO BA_CONT COLUNS ~C BE) (€] DICATE () PLAS ER “0 BE REMOVED. EXTEND
B o B Ddom AD Freare. - 982 BasiD, ELTING A% S-OLN T SENEESER TR CoRNZE T3oP e, SANEE S0 TR ENS SLAS ER bLORED
B ExiSTNG LOOD FLOOR 4ND JC16TS ~0 REMAN '45-19, (NLE89 NOTED GD  REPAR AND RAINT (B WOOD FASCA AT RACE AND TRIX "HROUAHCLT. ) SI_NG TO (2) REMOVED LA L CORNER
TRASK O\ NEL CEILING SUR-AC VIDE DACK NG 45 OTHERYSE, @D NeTALL RTOP U 7w LOOD FACED CABINETRY BELOL -
TVECAL - LS T T o (oimTANS - N @D RESAR AND PANT (E) ASSLIED MFOLDINGS, 6 T ¢ 3 S0ARDS AND SEE SEET K MECEANTGAL NT5 NSTALLED ABOVE /E)
@D REPAR IND PAINT (E) LOOD DOOR, HRATE AND PECTENT ABOVE, BaS S I S et ~ C T= NEU $TRUCTIRA. SUFFORT, CONTRACTOR O=TION
NES INDICATE (=) SLSSENDED = L ASTER BOARD CEILING ~0 BE TYSICAL, &> \5 A... REW SUSEENDED =A NTED GYPS.M BOARD CELING WITH PANTED O REMOVE AND REPLACE SLOPED CEILING TO CRGNAL CONDITION #
3 BOARD CEILNG @D SANT EXSTRE CEVENT PLASTER SGFRT - BATCA ANT BLEMISHES, TYSICAL D TRIM AT SERMETE ACCEEE UTHIN ATTC 16 NOT AvAILAS.E.
e JO'5TE, @2 REW=LZE OF BULT-N STAGE
i r\Eu/ =20 B4TT NcJLA"C\A UITHN 2LO0 JOiT CAVITY, TYR.C B REPLR LND PANT (5) CARVED LOOD CAPS AND TURNED LOCD COLITS. @D pasdED DRSS N CATE (R 118 00D BACONY £ GOR SRANG T @D aSHED NEe NDICATE NEL TEC-ANICAL U INSTALLED ©0 STRICT:
NEW DRY LA D WIT— RESILENT CHANNELS TO :NhA\’:: . @ ExSING ca\c TE FOOTING, STEMUALL AND FLOCR TO REMAN, UNLESS PLASTE ARD SOFE T AND TR™M TO B2 REMOVES N T AEOVE FROV DE NEW STRUCTURAL S.PPCRT,
e e A A N R ST (2 e aze (GTED OTHERL: @ ) WOCD CLAD DEER BEDIVENT AND TRANSCH,
N o L DS S TR R TeROUGHOUT, SLEE- NGTE 3 FOR ~RANSCH REFAIR. @B DASHED LNES INDICATE (E) 212 UOOD BALCON™ SUPPOR™ FRAMING LITH BE  INSTAL N2 MECHANICAL DLCTUORK SUSPENDED TG STRLCT.RE ABOVE -
@B REMGVE (E) ASSHALT COMPOSITON ROOF SHINGLES AT UESER ROOF AREAS GVER SUILD §"EPPED FLOCRING AND SLASTER BOARD CEiLiING *C BE PANT LHERE EXFOSED.
(D DASHED L=t 'N)\:ATE (2) SLASTER BOARD SCHITS AT BEA‘1 AND ) 5—0 N AND NSTALL NEW PLYUGCD OYER (£) DIAGONAL S—E, 3 @ TEND (E7 JALL TO NEW RIDGE LINE. PROv DE PLASTER PATCH "G MATG: REMOVED M IT'3 ENTIRETY, B
56 SAREL = RE ING~4_L NEI BUILDING %ELT, GALVANIZED S-EET METAL FLASHINGS AND N TH (E) P~ BELOU OR SEE CONTRAC OR'S OPTION 3/A63. @D NSTALL NEU SMOKE SHAFT BEVOND - SEE €/AT
S7AL, NE2U PANTED evpsm BOARD SO 16 ATTACHE] ASPHALT COMPOS TION RCOE §4NGLES, T QC\A<OJ’ (A_SC. FROVIDE \:x. G NSTALL NEW LOOD FLOOR JC STS 4KD = =TLEOD FLOORING FRCH (E) SOT-
REGJISED. E: it G ANGZED SHEET METAL TRIM AT EAVES, “YSCA 7E _cc. LOCD FASC A AT RAKE AND “RIM TO NEL ROG= OR $28 UALL ERAMNG TO NEY BALCONT ATOR NaW SHOP FRIVED STEEL FRAT @B DASHED LINES NDICATE (E; WOOD "RAVED RAIL 70 BE REMOVED IN 116
TreCcA CoTRACToR 8 65T On whktrs R CTRE EROVIE Nl Rs0 BATT NG AT LR N B OOk 55 ENIRETY.
i TS5 EXISTING STEEL PURLING AND iLOCT REFTERS TO REMAN '48-'8 p- CAYTY, TYFICAL.
[©>) T (E) LOOE WNDOR 8ASH , MUL_IONSAMUNT NS, TR™ AND 4D REPAIR AND PANT /Z) ENIEH ON ¢ (23 CONCRETE STEM LALL 7O SEMAN OR BT NSTALL NEW R-30 BATT NS.LATICN WITHN (E) FLOOR JOIST CAVITY LT
ANY BROKEN CR MISONG SAVES, TY=CAL. $EE FLOOR B EXISTING 87EEL SCISSOR TRUSS TG REMAN 'A2-16 SEE CON"RACTOR'S O=ON 3146, INSTALL OB FLOOR JOIS™S AT DAGONA. BETUE: =L FRAME SUSPENDED UISNG MET-CD,
FOR /NGO NMBER AND SHEET 49 FOR ADD TIONA. hFORMATION. R T P 500w e wis over e £ 2 00RNE
@D EX.5TNG WOOD CATUALK BETUEEN TRUSSES TO REMA™N "AS-i5 D peodep Lngs NoiCk OCD FRAMED FLOCR JCISTS AND DECKNG TO UITH ADDED B, TLOOD FOR GEATNG ANCHORAGE ~O Cf ED INSTAL NEJ UOCD FLOOR JOIS™5 AND P_il000 $487.CO% FROVIDZ
& ) T 2D IRSIGATION SYSTE D SEPLACE ST ML - & €2 A0 SErLa AC:D L~ NED LOOD FLOGR 4065, PeT 3008 AT R TR NE et D NGO Tt N FLOOR JO8” R-30 BATT NSULAT ON LITHN JO'ST CAvI™Y AND INSTALL NEL FLOOR 4
&> TRUSS TG REMAN 'AS-6. NOTE: NSTALL NEW CELING S5 oORNG o BT, FROVDE NEL R-20 BAT CAVITY, TYRICA.. BELOL AD.ACENT FLOOR E.EVATION 70 AGCOMODATE MASONITE FAUSH,
BOTICM CRORD OF NCRTH TRUSS - SEE ShEE™ NOTE 21 R R RN SR R eI TYSICAL LEeT OF GRS LNE 5 AND NOR-H OF GRo LINE B
\EW PANTED 30'x20" ACCESS DOCR AD FQA"E mm ONE-HOUR @2 NSTA__ NEW THEATER SEATING T-ROLGHOST NEU BALCCONY - 8EE FLOOR
VERFT OSENING SIZE AND EXACT LOCAT D " (£ 2x UOOD JCIS™ ND S_Ag RO CELING GBD  MNeTALL NEU SHISS L ADDER TO NEW ACCESS PANEL Cu” INTO NEL STAGE PLAN. ED  N6TAL_ NEL SLOFED SHELF ABOVE AND STORAGE AREA BENEATH WTH
v rea NEULTEER S e RN FLOCR A8 &-I0IN. . LEADER G 55AN MEw. CRENNG - SEE TAGS.
1) S0 (€ pm smae 40 sEnE 1o CHER INSTALL NEG “HEA'ER 335 70 NEW [l DASHED LINES D CATE (E) WOOD FRATED RALING COMPLETE W TR, ASSCOCIATES
= SGLOGT AUDITORILM ATOP NEW =L 00D OVER EX'8™ NG t % oo SoaRs el 2 Foi oo @D DASHED LNES NDICAE (2) LAL. SRAVING UITH MECHANICAL RETLRN LONG AND CAS TO BE RELOCATED “C NEW BALCONY FRONT. REPAIR INEAL NEW COFERED CEILING LiT— PANTED “LRéL ABOVE - SEE U482
5ua - OR SEATNG ANCHORAGE - $°F TiEUER DRANGS, PROVDE ROINATE BMOKE VENT LOCATIONS AND F'=E GRID CONNES™ ONS, DUSTLORR TO 25 REVOVED N IT'9 ENTIRE™. R R R Bia o Ao Gt i s T Bhe I ooT N, refiarchinod sk vy . —r
| /6_OSE AT ENTRE FRONT AREA ISE PEVKD ADA B . ARCHITS ST
A T R R NG BB DASHED LINES IND CATE (E) i00D FRAMED STAGE OR P_ATFORM 10 BE T2 INSALL NS, LOCD FRATED L. wITH SANTED %! GTEOU™ BOASD SACH (@D INSTALL NEW 2 x WOOD FRAMING NFL_ O\ EXSTNG LOOD SASHES 10 T
EXISTNG HGi NORTE GASLE AL FRATNG A0 2 LEONAL SHEATING T SEMOVED N 16 ENTIRETT, SDE UiTh NEU WNDOW 2ND SRAE - _ANS FOR LINDOL R JEH PANTED Creai BOARD NG BATT Mors. ATION - See 2/625
(8> FACE OF FORTAB.E SLATEORM THRLST STAGE 6TSTEN - REMAN AS S SLASTER BOARD FINSH AS REGUIRED, TTICAL R EER A entEr fo Fom AT Ol NPGRVATION. P LA N N
BB \EU FORTABLE PLATEORM "—RUST STAGE STORAGE LOCAT ON. =ROV.DE @D INSTALL NEW ACOUSTIC C.CLDS JITh JIRE SLSPENSION THROUGH CEILING TO .
(B> RELOCA™E (2)LOOD COLUNG TG NEW $TAGE LEFT OR R'SHT LOCATIONS, @D ISTALL NEL =4 NIED STEE WIDS SLANGE SRATE TRUCTE 0 SUPEOR” SRE TAFED ANG SAINTED B' GYPEM BOARD TYRE X' T-ROUGHG.™ Ut CD AN EQUSHENT CQINTER LOCATION - SEE A/ AND THEATZR DRAXNGS. 3485
P o R RTINS ek (E5 +iGH 4D "CRIN GABLE ROCE AND NEL = ROOF TO THE AN APSROVED SIRE SERNKLER $YSTEM
\GRIR, ALSO. SUFFORT TO OCOUR FO% (27 < NS ARSI . D INSTALL NEw BEAM ~0 $PSORT LOW FLCOR AND HIGH FLOOR FRAV NG THAT @ EriREle. EXISTNG LIGHT - S5E ELECTSCAL. RETIOVE LIGKTE JHERE
D) RELGCATE (E)LOCD CORMCE WTH MOLDINGS COMFLE VS & S28HED NE ND'SATE (B LooD Fa COR JOIBTS AND DECKING 16 CANTILEVERS 45 SHOUN S5OUN DABHED AND RETURN 16 OUNER 6170 RDGEVIEW CT., 40,
PROBEENUM LALL AS BHON. D REF_4CED 17 NEW LOOD FLOGR JOITS, PUTLOOD RENQ NEVADA 39508
ey LINES iNDICATE (F) SUSPENDED Pi BOARD AND PLASTER ElErLOO% a5 SASLE Diait F00R SROYIDE NEW R-32 BATT TP SEPAIR AND PANT RELCCATED LOGD OLVER. @D LOUDSFEAKER LOCATION - SEE 4/v DRALNGS. + NEVADA, 89508
(D KEOVE (21 LO0D PESIMENT AND RETUSN T0 GINER, R NS B R e KiELLAT ON w75 NEL FLOOR SIS~ CAVI™Y, =14 PHONE (775) 8252251
. GD  NSTAL NEW STEE. UIDE FLANGE BEAM “C =='A\ woe:a\w AND T PRCJECTOR SCREEN LOCATION - SEE THEATER DRALNGS. N
B 9A5-¢=:> \4=5 IND CATE {E) WOOD CRGAN GR_LE Wi C.OTH TO BE (G5 DABHED LINES ND CATE (£ wsoo ST \LAL_‘ W & BOARD EACH €8 INSTALL NEYLOOD FRAMED WALL WITH SANTED %' rvp m BOLRD EACH SUSPORT NEW 5TAGE ZEILING AND PIRE GRID e. CLaD M WITH FAX {778} B29-.7406
ENTRETY, SIDE TG BE REVOVED, SATCH < AND FLOOR vOIDS =0 FLUSH O SDE AND NEU DOOR AND FRLME LHERE OSCURS AN, S St S e di B B icon T e BXeORD, AL, @B NSTAL NEL FABRIC URAPPED I SELECT 50D BLANKETS (FABRIC S-ALL /
S e e T S RS SR TV 0e R, . SE S45 25 SROM INERIOR DES GNER S ENSH <ET 4
D RESAIR AND PAINT (F; BISPENDED BLASTER AND METAL _ATH CEILING TO PROVDE BASE TO MATCH. GD  paSHED LINES NDICATE (E} LGOD =RAMED ORGAN PIT UALLS 4ND FLCOR LNE CF aPPROXI S GRADE N (E) CRAIL SPACE 10 REMAIN,
RE-AN CLAD LTH “METAL ON BASEENT SIDE T0 BE REVIOVED IN IT6 ENT & NCTE! EXCAVATE A6 RERUAED FoR NEL SOUTS DOOR HETALATION - e 3D NSTALL NEW FABRC LRASPED 2 cousTIC PA (FABRC $RALL Wi, SOl ven — arein. corm
&5 DASHED L CATE (R WOOD DOOR, AN TR UORK. TO B8 o &ZET NG B D 25 PRt ATER o bR P KED)
B  REMOVE EXISTING 4x4 FISE GRID AT AN ADITCRIH CF L REMOVED IN "'5 N\'RE 580 NEU STAGE CURTAIN AND TRACK - SZE THEATER DRALNGS.
TALL NE LNISTET CHANELS W OPEN FACE 657 DONLARD 4D @B INSTALL 2' THICK BLACK UTILI™Y O, CRANG & caLsTic
(&> INsTaLL N\El £ LiGHTNG SPES - & 2 LNES IND CATE (£) S00D FRATED FLOOR JOISTS AND DECKING 10 5 REMOVE (B) ROUNI CORNER LALL WITH PLASTER EGARD EACH & TACHEC TO NG OF SUSPENDED FROM STRUCTURE ABOVE - BLANKET Uit BLACK PVC CALD =><°.N]>D METAL VESK FU__ HE G
= DRalige, BE REMOVED N 7§ ENTIRE BASE COMPLETE FRO™ (E) PLASTER - SEE FLOGR =LA Nz COORD ko8 EXACT LOGATION BT MECHAIE A DLE"cORR
w L Y 4 8 eE (BB) DASHEZ LNES NDICATE ED  Sas-ED LINES NDICATE (B3 SLSPENDED BLASTER BOARD SO
@ YO iy v WA = FE AND =OTFNG AR AL T ZEMOVED N 6 ENTRET™) D WAL NE SORIT CLAD T SANTED GRS BOARS TO R0
oucTo
B Re < 42 (GHTNG TR.58 AND SURFORT STETEY FOR TE  INOTALL N 2 x RAFTERS AND BEAM SUSPORT SLAD Li™d P_TI00D AND
| B R A SRS TR PANTED GYosi SoamD O\ EXECSEE 6 EACES, TTFICAL T DB 155 POICATE (8 CONCRETE WAL 10 SE SAiEL” AN SETOVED
FOR NEY ETZE. O s FRALED oo
& s GHTRG FRE TO REMAN. INSTALL NEU ROGE SHEATHING. 4D \EJ BULD M.
G2 REPAIR AND PAINT (E) PILASTERS TO REVAN 4% THROUGHOS o e vt e A TR LECD FLOOR TO REVAN AS REQIRED.

e D o R P e R (5] D RO 0 REMAN, NG

@D ExTEND (53 PLASTER SOARD SINiS= A5 REGUIRED, TTSICA

) D
® = (& D & S ® (D) e
i

MWWWWWV—\\/W\
ZrioREN's =L imrom 009 NS YHBI0 TEaER 0T - e r\
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(D EX 8TING CONCRETE FOOTNG, STEMUALL 4ND FLOOR "0 REMAN, UN_E3S C8) MNSTALL NEU 5.0 LAl LITK R-¥ BATT \N‘J_A‘V‘N AND =LNTER PLASTER GB)  DASHED LINES INDICATE (E) EXTERIOR MCOD FRAMED LALLS WITH "EP‘E?\ (EZ  NBTAL. NEL CONCRETE FOOTING AND STEMUALL TO FLOOR ABOVE AS
ROTED O HEREASE. O MATCH Tk ADJAGENT () FN.SH, T FLASTER AND P_AS"ER BOLRS TO B D AE BHOIN, BATCH sHOuN - on
WAL NS F_OOR vODE TO Fusk-OUT UITH ADJACENT SURFACES. T1 =‘cAL . EROVIDE $OLID WO0D ———————————— S2VE, ---E-t EoGE N
(I3 REMOVE (2 LANDSCAFE AND IRRIGATION STSTEM AND REFLACE W TH NEW - GB  NSTAL NEW PAINTED LOOD TRM, T-2iCAL, OVE WHERE LINDOUS WHERE OCOUR - SEE FLAN D INSTALL NEW RANTED GALVANIZED SHEET MET4_ COPING ON PARAPET, DACKING BERND SRR L
SEE LANDSCLSE DRALNGS, TYPCaL. BRASKET, TYRICA- SR, TR, I
G NSTALL OVERBLILD FLOOR TO MATCH ADJACENT FLOOR E_EVATICNS, BT DASHED LINES INDICATE (B/ LOOD CABINETS "C SE REMOVED N THEIR PANED B27 STE: |
(Z  EXISTRG FNSH GRADE IN (23 CRALL SPACH TY=CA, ENTIRETT, G NeTALL N=_i>17m=\_9 SB5 ROCEING GYER NEW LGW ROCF SHEATHING AND DRAcKe- BT BALET \
SROVIDE CANTS THROUGHOUT.
(@ EXISTIRG LOOD 5 0OR AND JOIETS 70 REMAIN 'A3-8) INLESS NOTED (D) NSTALL NEL FOURED-N-PLACE CONGRE'E PIT U TH 2' x 2 x ' DEES 5 INSTALL NEL LOOD Fi cor JO'8TS, BLTLUCCD SUBFLOCR AND NEU STAGE BARRES
OTHERLISE. FUNE FIT. FLOCRING $YSTE™ WTH R-30 BATT INGULATON UITHIN FLOOR JOIST CAVITY, ED  INFILL VOID IN CONCRETE WALL BEYOND v-¢ NEU PvJEED N-FLACE
N TYRICAL CONERETE. FiisH OJT WALL FOR &¥00T ™
@ DTG AL TO FEMAN 149-I5: SEENISH HA-0 TO SLied O 4™ @5 INBTALL NEJ SOIRED-IN-FLACE CONGRETE 87EMUALL - COORDINA _ Py STANED——
A"JA" & XTURE AND PANT A7 LALL VOIDS, TT=ICAL, SHORNG ACT'VITIES, (4D DASHED LINES ‘NDICATE (£ UOCD F ROCF, T Ne, RAFTERS, BB INSTALL NEW SUSFENDED LA-IN CE LING - $5E REFLECTED CEILING SLAN, bl /
> S e B AHE AND RO AT ERIAL 10 S WEOVED 1 T8 ENTIRETT.
@& DASHED LINES INDIZA™E (E) CONCRETE FOOTING AND STEMLA L TO BF B NOTA.L NEW STRICTURAL C SLEPORT (E) FRAMNG, SROVID:
(& EXI5TNG GELING TO REMAIN 'AS-18. PATCH AND SANT, TYRICAL. REMOVED I IT & ENTIRE™. AD  NSTALL 2 % LOOD RAFTERS LiTh R-38 BAT™ NSULATON AND SAINTED %' SO0 SLASTER “ATCH To Hic (E) ADACENY GEL NG AREAS AT
_ GYo8M BOARD TYRE X' TYSICAL. REFOVED RACTOR 0P ON 70 RES.RFAGE SNTRE CIILNG UTH
DASHED LINES PIDISAE (2 i, 41T LOOD 9T Ml LASTES 20420 ) NSTALL NEJ ONE-H0UR RATED SHAFT UALL TSR FULL SElasT, TRICAL - AR A AL
EACH D. PA*CH (E) WALLS AND FLOOR VOIDS TC FLUSH SEE SHEE' B NSTAL NEW WOOD GLU-LAM BEAM CLAD L™k PANTED 3 &GYPSM BOARD
Eep A wvwss TEXTIRE AND PAINT AT WALL AND CEILING . TYFE X TYRICA @B RESAIR AND PAINT (2) LOCT FASCIA AT RAKE AND EAVE TRIM THROUGHCUT.
VO'DS, TYFICAL. SROVIDE 2, @B pAHED LN e NDICATE (2} BAVE, "RIM AND G TO BE REVOVED N "~
THEIR ENiRE @D INETALL NEL BUlDING FELT, GALVANIZED SKEST 17 ETAL PoASHINGS AND NEW & e AL2 NEE GALVANIZED SEET “ETAL RANGITTERS T DOINGROUTS -
@) NeTAL NI FRAMED WALL WITH SOUND BATTS, DANED %' G¥ES @ ASEHALT COMEOEITION KOG~ SHIGLES OVES Naw P
BEIRE Saci SiDE G NEW DOOR AN FRAVE IHEE CCORS, D INSTALL =0 mODIF ED 983 ROCENG OVER: NEU LCL ROCE NG, o o e S e i e 82 e, .
PROVIDE BJ'L7-UP ROOFING 2'-8" 2 OVE&D EY NEW AEP\-ALT TRH A' EAer Tv=\ﬂAL, &L INeTALL NEW SANTES GYPSU™ BOARD SO7FTS 70 RCUTE NEL DUCTUORY -
(B3 INGTALL NEW VANITY - $BE PLAN GHEET A32. D CE o oIS ox wak sore aide - & _ - ECTED CEIL NG SLANS,
@ (25> INSTALL NEW LOSE FRAVED BTARS, STRNGERS th7d R EERS AND "READS - e
2> EXISTNG &xid G} R_, ATOP (E) CONCRETE IER AND CONCRETE FOOTNG INSTALL NEW DRESSING ROCT COMNIER - SEE $-EET A3, SEE 4/433. BE  INSTALL NEW BASE AND WALL NG CABINETS - SEF SHEET 422,
7O REMAN 145
@ pasen Nz HDICATES (£) CONCRETE SURPACE ~0 B2 REVOvED 48D @ ot usED. D NOTAL NEU SRUCTURAL HEADER TO SIFFORT NEU ACCORDIAON FOLD ASSOCIATES
CD LN OF APPROXIMATE FINISH GRADE AFTER EXCAVATION. EXCAVATE PARTITION,
) (@D DASHED LINES NDICATE NEl STAIR BEYOND - SZE 5/A33 . ABRCHITECTURS
) DASED LIE NDIGATES ARPRORIMATE NiSk GRADE N (25 CRAIL INS™ALL NEw SUSSENDED PANTED GYRSM BOARD CELING - SES @B NSTALL EXPOSED PANTED DUCTUORK, SUSSENDED TO $TRICTURE ABOYE
SEE TS e B REFLECTED CELAG F_AN. INSTALL NE FLOOR 4 BELOL ADUA LoOR SLEVATION 10 g AT
i R e e R R e o e @B DASHED LINES INSICATE NEL MECHANICAL JNIT INSTAL, ED 70 STRUCTWRE
@& OR JOISTS AND NEL UALL ATOF NEW CONGRETE STEMUALL - GD 18ALL NEL UOOD FLOOR JOISTE 4D F_TLICOD SUBFLOOR PROVIDE ABOVE, EROV'TE NEL STR.CTLRAL SUFFORT N (E) S=ACES. PLoA NN NS
23, R3¢ BATT INSULATON JTHN JoI8™ CAVITY | "TRICAL. @@ DASHED LINES ND.CATE (E) SUSFENDED PLASTER SOARD CEILNG TO . comus =
- SEMOVED N TS ENTIRETT. BT SANT EXPOSED STRICTURAL STEEL BEAM COMPLETE NG mER
(2 NSTALL NEW TOILET SARTIT'ONS, TYFICAL. GD  NSTALL NEW UOCD FLOOR FRAMING &ND PONT WALL' AS SHOMA. g
= & NsTALL SOURED- ‘\ ‘=LACE CONGRETE PIT FOR BACK STAGE LFT HOIS™ @B NSTALL A/ RACK LT STEEL BASE AND PANED PLYLOOD 4ND GRILLES 6170 JIGEVIEW CT., #D,
(BY  2XISTING HEATING RADIATOR T0 BE REMOVED AND RETURNED TO OUNER G DASHED £ NES NDICATE NEW R4M= BETOND - SEE &/A23. e -‘—\‘- T S e FOR VENTLATION - SEE /401 AND 4/v DRALNGS, A
RENG, NEVADA, 89509
REFOYE SXISTING WND0U_NSTALL NEU LALL U CEMENTITIOUS TI.E GD  INSTALL NEW PLLMBING EXTURE - SEE FLAN NSTALL NEW REVOVABLE PANTED SAFETY RAILNG iTH 5 SEVES SET IN section elevation piaidds o
BACKER BOARD 10 GREATE NEU FLLMBING SRASE - S22 SLAN G NETALL N FOURED - LACE CONGRETE £LO0K SLAD NEWFLOOR - SEE S-EE7 4B PHONE (775) 829—24451
) TALL NEW BOURED - \-F CRETE M - o
(D EXoTNG SRISTURE 10 s=vaN. PROVOE NECESSARY STABILIZATION AS - BB NeTELL SERMETER SARETY TARE SUITCH LIET NTEGRATED Wk SACKSTAGE ba"et bar detail 3 n 10 1 FAX {775) 8209-7408
- IRED LmEN SHORING - SEE G.C. SHORNG NOTE BELCW. [e] \Ns'AL» NEW F E: J%“eaww" 204RD T ' CEILNG 10 UNDERS DE LIFT - 3EE 6PEC FICATION (@68,
EL WOOD FLOOR JOi8TS.
B> INSTAL. NEL MODIFED $86 ROCFING OVER (E) ROCENG & SHEET AT - &F NSTALL NEW STEZL BACKSTAGE LIFT PLATFROM DECK. - 652 SPEGFIGATION wreew.doiven—areh. com
&7 5 INDICATE (2) HOOD FRAMED FLOGR JOISTS AND DECKING TO ooz,
Ay
¢
i ..
: - .
i N &)
i 54 25,
| % <E/ =

i o NEW ADDI"ON
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® ¢ STANED MASLI
BARS - SEE 4433

ﬁ
&

[

S

!
LEAR THEATER

>/

RENC

SINIGHED =LOOR 4 202"
@

_IELS)
et

o REVISIONS

. T 2moc0

(E) UNEXCAVATED 4SEA  (B>— / c

FEMALE ;
DRESS NG ROOM
3]

MALE 11
=651NG EOM
iEle | -

GC. SHORING NOTE:  CONTRACTOR
SHALL SHORE (E/ STRICTURE 70
=MOVE () FOOTAG STEFLALL:
3 ELEVATOR P~
RGN 1o Ty o REGTRED,
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110 SANTED &TEE
TBE

(FOR THIS SHEET COLT Al EaED eTzE.
CHAKNEL LELSED 70
(3 EXBTNG CONCRETE FOOTRG, STEMUAL- AND FLOSR TG REMAN, JNLEES T INSTALL NE A'LD N- =L>,E CONCRETE RAMP, $LAD ON GRADE Tk STEEL TUSE, "“""“
NCTED OTHERUISE. Pty
(2D LNE OF APPROXMATE FiNiSh GRATE IN (£ CRALL SPACE TC REMAN 7D NSTALL NEL PAINTED RAMP RAl
3 ) WOOD FRAVED SLOCR JOIST™S AND DECK NG TO G8) REMOVE (E) TURF AND ancr-ox SYSTEM TO ZAgé;CLE,JED wiRE : -
25 REMOVED AND SEFLACED Ur-i N BOOD < JCIS™8, FLLOOD FOUSED -IN-FLACE CONCRE FABS & %
SUBELOOR AND NEG 4! & - SEE NOTE 48 FOR ADDITONAL Y &) 9
INFORMATION, G5 INSTALL NEW 57D WAL- L'TH PANTED FLAS™ER TG MATGH KT AD., | iy
(E) FNEH, TYRICAL,
@ DASHED L1NES NDICATE (£) 100D SUD WALL 4T =LASTES 204RD EACK |
RATCE B) LA L8 A4ND FLOO voD5 TO ALUBH OIT B NSTALL 2 x LOOD RASTERS LITH R-30 BATT INSULATION 4\D SANTED % e
TEXTURE AND PANT 4T UALL VCIDS, TYSCAL GYPSLM BOARD TYPE X' TYPICAL. . T Xk PANED STESL |
1 <
(T INSTALL \EU "ODIFIED 586 SCOTNG OVER NEU LOW ROOK S-EATHNG AND i
(B)  DASHED LINES ND CATE (E) EXTERIOR WOOD FRAMED UiALLS Tk CRENT PROVIDE CANTS “HROLG=O-T.
CIASTER 40 PLASTER BOURO T S REOVED L o oemens J]
ik, N B T T e T W A IACENT Sacee - G NSTALL NEG SANTED UOCD TR, TYPIGA. mH =
DOWS L-ERE CCCUR - SEE PLAX. * RN
(G NSTAL MEL BULDING FELT, GALVANZED SHEST METAL FLASHNGS AND NEU
& DAS-«—D LINES INDICATE (2) FASCIA AND TRM TO BE REMOVED N 78 IA_T CCVPOSTION RO 5-NGLES OVE UCOD ROCE 4 T—iv I
ENTIRET SHEAT-ING, THROGHOU™. (A.5C, PROVIDE NEL GALVANIZES SHEET “ETAL — L
a R\“ A' EAVES, TVECAL ! ; I
T DASHED LNES NDICATE (E) 5USEENDED SLASTER BOARS CELING 70 BE i i
REFOVED N T8 ENTIRSTY. GD  NSTALL NEU PA ' GG BOARD TY=E ¢ T WDERSDE OF A o oy CONCRETE SLAB ..
LU BT OTs ik v a0 - PARTED FLAT BLAC, T GAL ; ! WiTH 3 CRAMEER ) o
(B> DLBHED _INES NPICATE (E) 5000 SRATED KOO, S-EATH NG FUFTERS, P N ARCHTECTURE
BEATS AND ROOF ERIAL OVED N 176 ERT (@ NOTALL NEW LOOD BEAM C_AD UTn PAINTED %' GYFSU™ SOARD TYFE X, — Cy o o omEEL sEEVE P
TYRICA-. \ Ly = =
(@D NSTALL NEL 2 WCO: TH R-30 BATT MSULATION IN6TAL_ED | | TORT e T ot o
=g yviey et @D NSTALL UOCD FRATING TO SLUSOU” SLOSED REFTERE AND PEAY ASOVE N @
CLAD WH PANTED % GYREL BOARD . 14 x iy STRAS 10 .
B INSTALL NEL SUSPENSED FANTED GTRSL BOARD CELNG. BEAM LA THRI ‘
(B INSTAL. NEW UNISTRUT GHANKELS WITH OFEN PACE SET DTUNWASD AND BOLTS LR
I REVMOVE (E) TURE AVD IRRIGATION SYSTE™ N AREA OF NEW CR&UL 9P4CE SUSFEND ~O NEU RATERS ASGVE - SEE SHEET \O'E 34, COORDNATE 6170 RISGEVIEW CT., #D,
SEME) =xact TH MECAAN CA_ DUSTLOT = e
OR BASEMENT, SXACT LOCATON UK MECRAN CA_ DUSTORK. AND GuNER. . PERIMETER SARETY o RENO, NEVADA, B950G
B e CONCRETE FCO™ : ” 1C FLOOR ABOVE Gi o7 LSED. TARE UTCH SHONE 775
D opeal ONCRETE FCOTING AND STEMLALL TC FLOOR ABOVE A8 58 NoT UsED. PHONE (775) 8204451
T NeTusED. SAX (775 828--74C8
3> DABHED LNE INDICATES AFPROXMATE (5 FINGH GRADE ELEVATION 1O BE @ AX (775) 828--7408
EXCAVATED, @ THCKENED CONCRETE EDGE AT TEORM ADJACENT "0 «A:L OR
n e BLiDNG. FROVIDE Expmscu O AR AL ANG B4
(B LINE GF LPEROXMATE FINISH GRADE IN NEW CRALL SPACE. S R SR e 5 BT Fioios e P ehernG . www.colver—arch.com
R e e e R D B v
CE) INGTALL NEW ECLRED-IN-FLACE CONGRETE FiT FOR BACK STAGE LFT HOIST rail elevation rail _section rail_section
EGUIFTENT UITH SLMP =P, (I REMOVE (E) TURF AND 'RRIGAT:ON SYSTE™ AND REPLACE WiT4 NEY
_ LANDeCA=E
(B NSTAL- NEW POURED-IN-PLACE CONCRETE FLOCR ELAB,
) INSTALL NEL SEMOVABLE RANTED SAFE™ RAIL NG LiTh S.EEVES 2ET IN e &
NELTLOOR - BEE VASA. NETALL NEU FANCED % T8, BOARD YFE ' CEILIG 76 UWOERSIDE backstage lift rail sections elevation ravor 2
- . OF NEW UOOD F.OOR JOISTS, -
(B INSTAL PERIVETER SAFETY TAFE SUTCH LIFT NEGRATED WTh BACKSTAGE wral,
LIFT - SEE 5"55“"“-"5“ roes. DASHED -INEE INDICATE NEL MEChANCA. UNTE INSTAL.ED FROM JOIST
) AV COORDATE oA 1N 6 REGURED,
) INSTALL NEW STEE. BACKSTAGE LIFT SLATFORM DECK - SEE SPECIFICATION ’ » -
[ INSTALL DUCTLORK SLSFENDED TO STRUCTURE - PAINT WHERE EXPCSED BGT:EE\‘ m;—ﬁ%ﬁ;‘: ALL
@2 REVOVE (3) CONCRETE OR ASSHALT SURFACE AND REFLACE WiTh NEW NETAL. NEL P4l COF MCNTED UEATHERKCOOD UITH CRICKETS - AL S
CONGRETE SLRSACE - SEE CIvIL DRAUINGS. RCYIDE STRUC RAL -EADER= FOR CFENING o RCCF AND SEAL )
FENETRATON UATER TinT 7w NEL SLASHNGS - GBS 5/A 1 _ g =
D) NSTALL NEW CONGRETE SLAB/DOCK SET AT ELEVATION A% SHCLN, _— aaTs
NSTA-L NEW ENCLOSLRE SOR DUCTLORK, ~0 ROUTE R0I CRALLSPACE TO _ pAG =0 |
(ZD  NSTALL NEG PANTED OVER-EAD SECTIONA. DCOR. COORTINATE "RACK ROO= AS SHON - FQCV OF 4 & ZEL eT%n,umL STUDS AT 16" O.C. Lt J PACKSTAG] |
NSTALLATION T MECHANICAL DUC™UORK. PANTED GTF5.M BOARD AND SCUND BA
A N S T irer o,
@ NSTALL B SAN-ED GALVANIED S-EE" VETAL COmNG N RARRET, @ e ey DN asre 2 ) /
TYPICAL . R-3C BAT? NouLATIGN UITHN S5 C, Y RIANEN 9
s e I " BELOL ADACENT FLOCH ON T ) 2CTONe ks
G INg"ALL NEW POURED~N-PLACE CONCRETE RAMS FOOTNG AND STEMLALLS TYSC AL LEST OF GRIT u\: 3 A\l ,\oqq O GR O LNE B
- SEE SITE mLAN.
. NI AN W\/\M/\J\_/\_/\/\M/“/ .
@D NSTALL NEW FOURED-N-FLACE $-OFED CONCRETE C.9B AT RAP EDGE - @ ST 2 MK BLASK UTLTY GUERS CORNG S ECT AcOLeTE o o
EE 8ITE FLAN E_ANKET LiTH BLATK FVC CLAD EXPANDED METAL D -1 s
& B
5 = =

>

C

SCLT= ELEVATC GUARD

R COAL
3, N
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TE
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sheet notes

(FOR THIS &

&

Q

onT)

EXISTING CONCRETE OOTING, STEMUA
NOTED OTHERUISE,

L AND FLODR TO REMAN, UNLESS

EXISTING LOCOD FLOOR AN JOISTS TO REMAIN 'A8-'8), UNLESS NOTED
OTHERUISE,

EXISTING CELING TO REMAN 'ASi8'. PATCH AND PANT, TYPICAL

NSTALL NEU JOOD ELOCR AND JOISTS CVER (£) TO REMAN AS SHOM - SEE
PLAN FOR NEU STAGE FLCORING STSTEM BXTENT,

DASHED LINES NIICATE (E) LOOD DOOR FRAME £ND SIRRCAND NG
FLASTER BOARD WALL TO BE REVMIGVED 4 SHOUN - SEE =L

DAGHED LINES INDICATE (E) MoOD DEOR FRAME AND WA _L PORTION FOR
DOOR AND FRAME. iNSTALL NEL HEADER AND FATCH (E) FINSHES 10
FLUSK CLT JITH ADJACENT SURFACES AS REQ. RS

EXTEND () SLASTER BOARD FIN'GH ON (£) LOOD §TUDS 10 REMAN 48
REQUIRED.

INSTALL NEL MODIFED $36 ROCHING OvER (E) ROCENG - SEE SHEET ATl

INSTALL NEly POJRES- N-FLASE CONCRE™E COLUMN AGAINST (EJ BASEMENT
INSIDE CONCRETE LiALL CORNERS - SEE STRICTURAL.

INSTALL NEL PANTED STEE. L DE FLANGE FRAME STRUCTLRE 70 SUPRORT

(5) High ADITORIS GABLE O0F AND NEW LOUER G4BLE =OC% 0 108
CRTL PROVIDE PANTED GTSE.T SOARD FIRRNG A7 PERIER

SR TR

BAIN

1STING CONCRETE LALLS AND CEILING TC REMAIN,

DASHED LINES INDICAE (F) WOOD FRAMED F_OGR JO'STS AND DECKING TO
BE REFOVED.

DASHED |INSS INDICATE (£} SUSPENDED RLASTER BOARD CFl.
MOVED IN T8 BNTIRATY.

NG TO BE

NEL 4 x4' FIPE GRID EXTENSION - SEE RELECTED CEILNG PLAN

NDICATE ¢

I UOTD JOETE AND B ASTER BOARD CELNG
[ STace cEL

PR o
= GRID CONNECTIONS,

p
COCRDNATE SMOKE vEN™ LOCATIONS AND
YOI

NSTA KNG 4 9T
I T R T

STRUCTURE (SEE SHEE™ NO'E 1€

bap £) AGFLALT COTROS TON ROGE -INGLES A7 UPPER ROCK AR2ds
ey NETALL NEU PLTLOOD OVER (E) DIAGEN,

Neral ASL BLS) S VAT SRET UBTAL e Ab s

R N S o ook SaLEe, TR LT (hese S IDe it
SRS SRe CRTaL Tl AT EAiEe TYE el
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NOTE it ABOVE FOR ADDITIONAL NFORMATIGN,

INSTALL NElL SH:59 | ADDER To NEW ACCESS PANEL CUT INTS STAGE FLOOR
AS SHOUN,

DASHED LINES INDICATE () bCOf FRAMED SLOOR JOISTS AND DECK'NG TO
BE REOVED AND RESLACED W'TH \Bi LOCD FLOOR JOISTS, BLYRCOD
BUBFLGOR £ND NEL STAGE FLOORNG SYSTEY. FROVIDE R-32 BAT~

INSUL AT ON WITHIN JOIST C4wiTY, TYRICAL
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AL NEL LOOD FRAMED WAL UIH CANIED %1 GYTSUI BOASD E4G
S N D o s Tl L S s o

SEIOVE (E)FLOORNG COVFLETE TO NSTALL NEW CONGRETE oL (SEE
Ta,

= (E) CONCRET

OO™NG AND STE-WALL TC BE

S48HED L
RaoRs e Bl

DASHED LINE INPICATES ASSROXIMATE (E: FIN'SH GRADE ELEVATON TO 35
EXCAVATED,

DASSED LINES NOICATE (E) BXTERIOR WOCD FRAMED WALLS UIT= CEMENT
QAN SLASTES SCASD 10 BE REMOVED A6 SHO PAICI (E)

FLOOR VOIDS O FLUSH-CUT GITH ADCACENT SURFACES, TTRICAL
DR IR e iR e L

ATE (E) RAKE FASC'A AND TRIM TO BE REMOVED N

DABHED L'\ES INDICATE (E) J0OD FRAMED $TAIRS TC BE REVCVED N 118
ENTIRETY.

DASHED L\ES INDICATE NEW STAGE CURTAN AND TRACK, - SEE THEATER
SRAUNGS.

D LNES NDICATE FRAMED RCGE, SIEATHING, RACTERS,
B R Y B T B S TR hSs

INSTAL NED JEADESS CLAD U™d PANTED %' GYRELY BOARD TTFE X,
T T NEL OPENNG.

DASHES LINES NDICA
THE R ENTIRETY,

B3 EAVE, TRIM AND GUTTER TO BE REMOVED N

INS"AL_ NEL GONCRE"E SLAB-ON-GRADE, FOOTINGS &ND STEMWALL TC
OCR ABOVE A% EHOLN
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CONZRETE SURFACE - SEE ClvIL DRALNGS.
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READE - 622 B/A

INSTALL NEW 8 OSED FOLRED-IN-L ACE 8,48 ON GRADE CONCRE
SLATRCR - SEE SITE PLAN,

NSTALL THICKENED CONCRETE EDGE AT PLATFORT ADVACENT "0 NEY OR
EXOTING SULDNG, PROVIDE EXCANS ON JOIN MATER & AND G0
ELASHNG ON BULD NG Fhe-] TO 8L STNATE MOISTURE FRO™ SEEFING

I TUEE NEY R L AT A B

NSTALL NEL UATERPROOR MEMBRANE ON ALL SURFACES TO BE COVERED
B NEW CONGRETE PLATFCRI AND REMP.

NETALL NEW PANTED %" G¥FSU™ BOARD TYFE X Ci
OF NEL LOOS FLOOR JOISTS.

ING TO UNDERSIDE

DASHED _INES ND CA 1 MECHAN CAL WNITS NSTALLED FROM JOIS™S
ABOVE - COORDINATE LOZATIONS AS REQUIRED.

INSTALL

INSTAL -

SUSFENDED LAY-IN

NG - SEE TED CELNG PuANS,

SALCUT AND REMOVE (E) CONCRETE UALL FOR NEW DOOR AND FRAME
INSTALLATON JiH STEEL COANNELS.

NEW POST BEYOND - SEE PLAN,
INFILL AL vOID FOR §O0TH FLOCR TRANSITION
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sheet notes

(FOR THIS SF

]

@

0

@

5 ®

ONLT)

EXIBTING CONCRETE FOOTING, §TEVWALL AND FLCOR TO RE!
NOTED OTHERL'S:

AN, UNLESS

REMOVE (5) TURE AND RR'GATICN STS"EM 70 INS"ALL NS SOURED N
FLACE CONCRETE RAISED SLATFORM UIT- STAIRS AND RAMPS - SEE 8ITE
ELAN,

EXISTING 00D FLOOR AND JOISTS TO REMAIN '45-15 , (N
OTHERUISE,

S NOTED

INSTA_L NEY WOOD FLOOR AND JOISTS GVER (£) TO REVAN AS SHOIN,

DASHED LNES INDICATE (5) BLMBING FiXTURES TO BE REMO
UTIL'TIES A% REGL.RED BELOY FLOOR FN.SH 4ND BEHND WAL

cae (8
8-

DASHED LNES NDIGATE (8 WALL PORTON UM 400D STUSE 45 = soTER

CARD EACH S:0F 10 B ‘OVED FOR NEL OFENNG. SATCH (2)UALS
A oo Vit 16 Rt B e asvieea BrFAcEe. TEXTURE A0
FANT AT UALL VOIDE, TYRICAL. FROVIDE BASE TO MA™Cr.

EXISTING LALLS TO REMAN REMOVE (£ CERAMIC ~LE WAINSCOT 48
RS NS R LAt 16 oo Bt B ASAGEN: iR ains
TEXTURE AND RANT A7 UALL VOIDS, TYPICAL. PROVIDE BASE 0 MATC-,

INSTALL NEW HEADER A7 NEj, DASSAGE, PROVIDE PLASTER WR4s TC
FATCH ADLACENT SURFACES, TYRICAL
NSTALL LAD COMNTERTOR W7H LOOD FACED CABINE™RY
s=loy-

RE™OVE (£ SCOD DOOR AND FRAYE COMPLETE. SALCT (B) CONCH
AL 16 R Are NEL SOER PR NS DOSR LY STELL CHANE. Frush
QUT FLOOR FiNje= FOR MO0 TRANSITION. FAINT ME AND DOCR,

TYPIC;

TIOYE (E) L0OD) DOOR FRAVE 4D LALL PORTION EOR NEW DOOR #hD
AT e 72 Banee 1o Futeh S AD A bt s As
REQUIRED.

EXISTING CEIL

NG TO REMAN A6-16 . PATCH AND PANT, TYRICAL

INSTA_i N
A8 REGURED, TTRICAL,

TURE LT~ NEL SLUMBING. SALCUT (E) FLOOR §LAD

SEOVE (8) SHELS/ARSON AND REFLACE WTH NEW SHECE ND M 2t
LOCD FRAMED R 0.5 T B BACKER BOARS SROM (E;
SmELR FEGHT TO 33 ONCEALED SLLBING
SRR AR hs e EANT SHELE AN B COSED BLING 46 FECUNED

RESA'R AND PANT (£ UCOD LINDOY SASk, ML LIONS RTINS, TRIM AND
SLLS - REGLAZE ANY SROKEN OR “I85ING PANES, TYSICAL, SEE SLOOR
SLAKS FOR LINDCE NIFBER AND SHEET A%, FCR ADDI"OMAL NFORIATION,

NEW S.SPENDED PANED STPE.M BOARD CEILING » SEE
N PLANS.

CTED

DASRED LNES INDICATE () 2x2 LIOOD BALCON
%8S BACS SIDE, OVERBILD STEFEC SLOCRING
BOARD CELNG TO BE REMOVED N ITS ENTIRETY.

SUSECR™ FRAMNG WITH
ABOVE AND (EJ PLAS

INSTALL NEW LOOD F_OO% JO'$TS AT DIAGONAL BE
SISPORT W™ PLYWOOD FLOGRING AND OVERBUID &
CREATE NEL BALCONT

E. FR&
FED FLO0RNG TO

INSTAL NEL) THEATESR SEATING THROLGHOUT NEL BALCONY - SEE FLAN.

INST AL NEL PAINTED LOOD HANDRAIL EACH SIDE OF B CONY.

@D INSTALL NEU WOOD SRAMED LAL. LITH PAINTED %' G BOARD EACH

WITH NEw DOOR AND FRAME LAERE CCCURS,

£STER

& TO BE I TEM sA30A

Das LSPENDED P BosR>
REMOVED \N e B Y NSTALL NEW Pl ANTED SYeart EOLR9 CELLNG

Y R-32 BATT NSULATION

THE FLOOR/CELING CGNS’H.AC CN PROVIDE NEW

NacousTe aoAaD PANELE) | oo i

@ a5

Tre;

seep LINES KDICATE () MECHANCAL DICTUORY 70 BE REVOVED,

(@2 DASHED LINES NDICATE {E) WOOD =RAMED LATROSM TO BE REFOVED IN
)

NS,
BOARD AND BABE TO MATCH ADJACENT BASE,

ENTIRET

AL NEL COLUMS FOR BALCON™ ABOVE. PROVIDE

PAINTED GYRSLM

@B SEIOYE () ASPHALT COTRORITON ROCT SHMNSLES AT UmeER ROCE Asmas

A5 SHOLN ANT INSTALL NEW P_YUOO! LAGONAL SHEATING.
NSTAL NEL BULDING FELT, GALVANZED frataioapytecalyieem
ASFHALT GO N RGCF SriNG HRCUGHOT, (A.80, PROVIDE NEl
SR TR S TR IR A

@ EXIBTING JOOD FRAMED CATLALK BETUEEN TRISSES 10 REMAN '48-15

EXISTING STEEL 5CISSOR TRLES TS REMAIN AS-5.

G REPA'T AND SANT (E) SLSFENDED FLASTER BOARD CEILING wiTe RADIUS
<0 REMAN.

GE)  REPAIR AND SANT (E) WOOD TRM AND MO-DING AT CORNICE, TY=ICA.

GD)  NSTALL NEI SURFACE MONT UNSTRLT TO CRILAG WiT- OPRN FACE BET
DOMNLARD,

@D DASHED LINES NDICATE (5 SLOPENDED PUACTER 2OARD SORIT 10 BE
o & ENTRETY. INSTAL. NEL PANTED GYPSUM BOARD SOFFIT
A ED 0 NED FRAIGs FBOE A EATEND () P AS ER T ASTER
BOASD EAGH BIDE, TTPICAL

(G5 CLEAN () CONCRET:

@ x

NEW

ELOOR AND PRESLRE FOR NEL 2L SOR FINISK,

STNG FINS- GRADE IN (5) CRALL SPACE. EXCAVATE A8 REGUIRED FCR
J DUSTUORK RO.TES A_ONG {E; COMNCRETE LALL.

@B NETALL \EU VECHANCAL DICTIOR - PANT UHERS SX20820 N FINSHED
OO, 171
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GD wsmu NEW 2x4 FLAT FIRKING LTH CEMENTITIONS Ti
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BACKER BOARD
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R= AND (RRIGATION SYSTEM AND REFLACE WiT= NEU - SEE

OVE ¢
TRSeEate Daine

@& REMOVE (E) CONCRE"E OR ASPRALT SUREA
CRE

SURFACE » 6EE C'V. DRAUNGS.
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T AR o s oc cons BLAKETS AiD 3 BAD PAGELS - SEE
141D] (FABR'C SHALL BE FAB 25 FORM INTER OR DESIGNER'S =S KEY.
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S T v, L ETE T AEDITIE SO Bty
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LEAR THEATER

Figure O1 - Lear Theater, primary (south) facade, view north (ARG, 2024)
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Existing Condition Photographs

Figure 02 - Porch at primary (south) facade, view east (ARG, 2024)
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Existing Condition Photographs

Figure 03 - Gable end at primary (south) facade, view north(ARG, 2024)
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Existing Condition Photographs

Figure 04 - Detail of entry at primary (south) facade, view north (ARG, 2024)
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Existing Condition Photographs

Figure 05 - West portion of primary (south) facade, view north (ARG, 2024)
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Existing Condition Photographs

Figure 06 - East facade, view southwest (ARG, 2024)
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Existing Condition Photographs

Figure 07 - Southern portion of east facade, view west (ARG, 2024)
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Existing Condition Photographs

Figure 08 - Central portion of east facade, view west (ARG, 2024)
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Existing Condition Photographs

Figure 09 - Northern portion of east facade showing 2002 addition on the right, view west (ARG, 2024)
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Existing Condition Photographs

Figure 10 - Detail of large central window at east facade, view west. (ARG, 2024)
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Existing Condition Photographs

Figure 11 - View into areaway at basement windows along the east facade, view north (ARG, 2024)
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Existing Condition Photographs

Figure 12 - Rear (north) facade, view southwest (ARG, 2024)
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Existing Condition Photographs

Figure 13 - West facade showing incomplete 2002 addition, view southeast (ARG, 2024)
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Existing Condition Photographs

Figure 14 - West facade, looking at large window above temporary structure enclosing incomplete 2002 addition (ARG, 2024)

D18 Architectural Resources Group | Lear Theater HSR



Existing Condition Photographs

Figure 15 - Foyer, view east (ARG, 2024)
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Existing Condition Photographs

Figure 16 - Foyer, looking into theater, view north (ARG, 2024)
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Existing Condition Photographs

Figure 17 - Foyer, looking toward entry doors, view southwest (ARG, 2024)
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Existing Condition Photographs

Figure 18 - Auditorium, from the stage, view southwest (ARG, 2024)
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Existing Condition Photographs

Figure 19 - Auditorium ceiling, view south (ARG, 2021)
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Existing Condition Photographs

Figure 20 - East entryway, view east (ARG, 2024)
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Existing Condition Photographs

Figure 21 - 1st floor mens restroom, looking at window and sink, view north (ARG, 2024)
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Existing Condition Photographs

Figure 22 - Looking from foyer at temporary door in east lobby, view east (ARG, 2024)
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Existing Condition Photographs

Figure 23 - Closet off of east lobby, view north (ARG, 2024)
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Figure 24 - Looking at stage from auditorium floor, view northeast (ARG, 2024)
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Figure 25 - looking west from east end of stage (ARG, 2024)
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Existing Condition Photographs

Figure 26 - Looking at plant growth through window in west restroom, view southwest (ARG 2024)
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Existing Condition Photographs

Figure 27 - Coat Room, view east (ARG 2024)
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Existing Condition Photographs

Figure 28 - Literature Room, view east (ARG, 2024)
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Figure 29 - Literature Room, view west (ARG, 2021)
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Figure 30 - West Lobby, viewed from the foyer, view west (ARG, 2024)
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Existing Condition Photographs

Figure 31 - West Lobby, looking into foyer, view east (ARG, 2024)
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Figure 32 - Southern stairs to basement, view west (ARG, 2024)
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Figure 33 - Stairs to Balcony, from foyer, view east (ARG, 2024)
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Existing Condition Photographs

Figure 34 - Stairs to balcony looking from first landing, toward women’s restroom, view north (ARG, 2024)
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Existing Condition Photographs

Figure 35 - Stairs to Balcony looking from balcony level, view east (ARG, 2024)
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Existing Condition Photographs

Figure 36 - Women’s Restroom, view north (ARG, 2024)
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Existing Condition Photographs

Figure 37 - Balcony, view west (ARG, 2024)
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Figure 38 - Balcony, view east (ARG, 2024)
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Existing Condition Photographs

Figure 39 - Committee Room, view north (ARG, 2024)
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Existing Condition Photographs

Figure 40 - Basement at base of southern stairs, view southeast (ARG, 2024)
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Existing Condition Photographs

Figure 41 - Basement, cabaret theater space, view northwest (ARG, 2024)
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Existing Condition Photographs

Figure 42 - Basement, northern unfinished spaces, view north (ARG, 2024)
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Existing Condition Photographs

Figure 43 - North stairs from basement, view south (ARG, 2024)
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Existing Condition Photographs

Figure 44 - North stairs from basement, looking at temporary wall, view north (ARG, 2024)
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Existing Condition Photographs

Figure 45 - Basement, looking into unfinished mechanical room with north elevator pit, view northwest (ARG, 2024)
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Appendix F

The Secretary of the Interior’s
Standards for Rehabilitation

The Standards are to be applied to specific
rehabilitation projects in a reasonable manner, taking
into consideration economic and technical feasibility.
The Standards apply to historic buildings of all periods,
styles, types, materials, and sizes. They apply to both
the exterior and the interior of historic buildings. The
Standards also encompass related landscape features
and the building’s site and environment as well as
attached, adjacent, or related new construction.

1. The historic character of a property shall be
retained and preserved. The removal of historic
materials or alteration of features and spaces that
characterize a property shall be avoided.

2. Each property shall be recognized as a physical
record of its time, place, and use. Changes that
create a false sense of historical development,
such as adding conjectural features or
architectural elements from other buildings, shall
not be undertaken.

3. Most properties change over time; those changes
that have acquired historic significance in their
own right shall be retained and preserved.

4. Distinctive features, finishes, and construction
techniques or examples of craftsmanship
that characterize a historic property shall be
preserved.

5. Deteriorated historic features shall be repaired
rather than replaced. Where the severity of
deterioration requires replacement of a distinctive
feature, the new feature shall match the old in
design, color, texture, and other visual qualities
and, where possible, materials. Replacement

Chemical or physical treatments, such as sandblasting,
that cause damage to historic materials shall not

be used. The surface cleaning of structures, if
appropriate, shall be undertaken using the gentlest
means possible.

Significant archeological resources affected by a
project shall be protected and preserved. If such
resources must be disturbed, mitigation measures
shall be undertaken.

New additions, exterior alterations, or related new
construction shall not destroy historic materials that
characterize the property. The new work shall be
differentiated from the old and shall be compatible
with the massing, size, scale, and architectural
features to protect the historic integrity of the
property and its environment.

New additions and adjacent or related new
construction shall be undertaken in such a manner
that if removed in the future, the essential form and
integrity of the historic property and its environment
would be unimpaired.!

of missing features shall be substantiated by
documentary, physical, or pictorial evidence.

 Secretary’s Standards for Rehabilitation, retrieved July 7, 2016
from https://www.nps.gov/tps/standards/rehabilitation.htm.
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INTRODUCTION

Lear Theater is a two-story wood and steel structure located on 501 Riverside Drive in Reno,
Nevada (Figure 1). It was constructed from 1938 to 1939 and was designed by architect Paul
Revere Williams. The historical significance of the theater is reflected in its listing on the
National, State, and Local Registers of Historic Places.

Figure 1 Map illustrating the location of Lear Theater (Google Earth).

Silman has been retained to perform a structural condition assessment of the theater as part of
a larger Historic Structures Report (HSR). Silman’s specific scope of work is outlined below.

Hwn =

Review available existing documentation (drawings, reports, etc.);

Perform a structural condition assessment of the structural systems;

Perform a preliminary analysis to evaluate the seismic and building stability;

Prepare structural recommendations for the three options regarding the building’s

future:

a. Option 1: Building stabilization to prevent further deterioration;

b. Option 2: A minimum needs assessment to prepare the building for a new public use
as a community arts and culture center;

c. Option 3: A minimum needs assessment to prepare the building for a new use as a
performing arts venue.
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Silman performed the on-site investigation to observe the existing conditions of the building on
May 13, 2024.

Structural Building History

Lear Theater has been modified structurally numerous times. While resources exist outlining the
general history of the building, limited documentation exists defining specific structural
alterations. Based on the documents provided to Silman (and as noted in the Investigation
section of the report), the most significant structural alterations occurred from 2002-2004 when
the original church was converted into a performing arts center. Construction documents from
2002 illustrate these changes to the building. Not all the changes shown in these drawings were
completed. Based on what was observed on site, the west extension framing at the second floor
and roof, and the framing additions and alterations to the roof were not completed. Significant
changes that were completed are noted below:

Installation of the stage;

Installation of structural steel;

Removal of the rooms behind the rostrum at the north end of the building;
Reconstruction of the north extension without an exterior entrance;

Removal of the west two-story extension including a literature room, two bathrooms, a
room for the ushers, stairs to the basement and a caretaker’s apartment on the second
floor;

Construction of a half-story addition extending the length of the building at the west;
Some construction of a small extension at the northeast corner of the building.

Figure 2 shown below illustrates the areas demolished in 2002.

Figure 2 First floor plan view from the 1938 Construction Drawings highlighting the areas demolished in 2002.
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Figure 3 shown below illustrates the portions of the building reconstructed in 2002.

Figure 3 First floor plan view from the 1938 Construction Drawings highlighting the portions of the building
reconstructed in 2002.

Figure 4 shown below illustrates the portion of the west wing that was not reconstructed.

Figure 4 Section through the building from the 2002 Construction Drawings highlighting the portion of the west wing
that was not reconstructed.
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Beyond 2002-2004, no major structural changes appear to have been made. While numerous
proposed plans have been developed, no set of drawings seem to capture the current structural
framing. Based on what was observed on site, Silman has produced structural framing plans
showing the existing framing. These can be found in Appendix A of this report.

Investigation

The investigation herein is based on observations made during Silman’s site visits, in
combination with a review of past drawings and photos that were made available to the design
team. While on site, Silman observed both the interiors and exteriors of the building. As noted
previously, no set of existing drawings align with what was observed on site. The set of
drawings that most accurately captures the foundation and first floor framing is the 2002 Lear
Theater Construction Documents (referred to as the 2002 Construction Drawings from here on).
It is presumed that the existing framing aligns with the original 1938 First Church of Christ
Scientist Drawings (referred to as the 1938 Construction Drawings from here on).

The following pertinent documentation was made available to the structural team at the time of
investigation:

* 1938 First Church of Christ Scientist Drawings — 12 sheet high-quality scan of the original
drawings by Paul R. Williams (see Figure 5).

e 1997 First Church of Christ, Scientist Historic Building Assessment — a report by Carey &
Co. Inc. Architecture including architectural and structural condition assessments and
recommendations.

e 2002 Lear Theater Construction Documents — 150 sheets, high-quality scan of
the proposed structural, architectural and MEP work (see Figure 6).

¢ 2008 Lear Theater Rehabilitation Tax Credit Part 2 Application — a report including
conditions, descriptions, treatment recommendations and an outline of pastalterations.
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Figure 5 Page 1 Plot Plan from the 1938 Construction Drawings.
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Figure 6 Title sheet from the 2002 Construction Drawings.

STRUCTURAL DESCRIPTION

Lear Theater consists of a basement, first floor, second floor and roof. In general, the structure is
rectangular in shape with concrete, steel and wood framing in the basement, and wood and
steel framing at the first floor and above.

A key plan of each level has been provided below to help orient the reader.

6 Lear Theater — Structural Condition Assessment



Figure 7 Basement key plan from Architectural Resources Group.

Figure 8 First floor plan from Architectural Resources Group.
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Figure 9 Second floor plan from Architectural Resources Group.

Detailed framing plans illustrating the structure described below are located in Appendix A.

Foundation
Although the foundation was not accessible during Silman’s site visit, based on the 1938 and

2002 Construction Drawings, the basement walls are supported on 1'-4" to 1'-8" wide
continuous concrete footings. The basement columns are supported on concrete pad footings
varying in size throughout. At the Sunday School Auditorium, the pad footings measure 2'-6" x
2'-6" x 14", while the pad footings at the Portico are 3'-0" square. Based on the 2002
Construction Drawings, all newer pad footings vary from 3'-0" to 5'-0" square x 12" deep, and all
newer walls are supported on 2'-0" to 5'-0" wide x 12" deep continuous footings. A markup of
the different foundations is shown in Figure 10 below on the 2002 Construction Drawings
Foundation Plan.
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Figure 10 Foundation plan from the 2002 Construction Drawings illustrating some typical 1938 and 2002 foundations.

Beneath the first floor on the north and south sides of the structure, there is crawl space as
highlighted in Figure 11.
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Figure 11 Foundation plan from the 2002 Construction Drawings illustrating the location of the crawl spaces.

It should be noted that no clear details of the 1938 foundations exist. Therefore, further
investigation would be needed to determine the size and extent of reinforcing.

Floor Framing
The 1938 original first floor framing typically consists of standard 2x10 and 2x12 (nominal) joists

at 16" on-center, spanning between W14x34 beams in the east-west, or (3) 2x10 beams in the
north-south (see Figure 12). The joists support diagonal sheathing. 1 1/8" T&G sheathing may
have been nailed to the top of the diagonal sheathing in 2002.
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Figure 12 View of the first-floor framing from the basement.

The 2002 newer first-floor framing typically consists of 16" TJIs, 11 7/8" TJIs and 1 34"x11 7/8"
LVLs all at 16" on-center (see Figure 13). These joists generally span between wood or concrete
bearing walls and support 2-4-1 1-1/8" T&G sheathing. Since the 2002 construction was not
completed, the west first floor framing was covered temporarily with a sleeper floor system (see
Figure 13). The floor framing at this area of the building behaves as roof framing, since it
handles roof loading conditions. It is presumed the sleeper floor is composed of 2x4s (nominal)
at 12" to 16" on-center.

Figure 13 View of the 2002 first floor framing from the basement (left). View of the 2002 sleeper floor from the
exterior of the building (right).

Based on the 1938 Construction Drawings, the balcony framing consists of trusses at 16" on-
center. Thetruss top chords are 2x12 (nominal), and they cantilever over the interior bearing
wall below. The truss bottom chord is 2x4 (nominal). Two 1x4 (nominal) vertical members span
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between the truss bottom chord and truss top chord. Diagonal sheathing 34" thick spans
between the trusses. Figure 14 below illustrates the framing described herein.
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Figure 14 Section illustrating the Balcony framing from the 1938 Construction Drawings.

Roof Framing

Based on the 1938 Construction Drawings, the roof framing consists of east-west spanning
steel trusses at 14’ on-center, two steel C7x9.8 channels spanning north-south between the
trusses at 8.5' on-center, and diagonal sheathing on top. New roof sheathing may have been
added on top of the diagonal sheathing in 2002. The base of one of the trusses was visible
from the Stage and is shown below in Figure 15. The original 1938 Construction Drawings
detail the composition of these trusses as shown in Figure 16.

Figure 15 Exposed base of roof truss from Stage.
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Figure 16 Elevation of roof trusses from the 1938 Construction Drawings.

All other roof framing at the south side of the theater consists of 2x6 (nominal) joists at 18" on-
center spanning between 6x12 or 6x6 (nominal) beams. See the roof framing plan in Appendix
A for the exact location of this framing.

Additional Steel Framing

Additional steel framing was added to the walls and roof in 2002. Initially it was not clear
whether this framing supported lighting equipment or served as part of the lateral system.
Based on the 2002 Construction Drawings, it appears the north-most truss was added to help
support the existing roof due to the reconstruction of the north extension (see Figure 17). The

framing added at the east and west of the stage appears to support gravity loads from the wall
above new openings, or planned openings. All other steel, including the exposed steel
TS7x7x1/4 columns, is shown on the 2002 Lighting and Hoist Framing Plan, and was intended to
support gravity loads from the stage lighting system (see Figure 18 and Figure 19 below).

Figure 17 View of steel framing above the stage.
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Figure 18 View of west (left) and east (right) steel framing above the stage.

Figure 19 View of the steel TS7x7x1/4 columns from the stage.

Interior and Exterior Walls
The 1938 original basement walls appear to be mostly concrete with a plaster finish (see Figure

20). The wall thickness varies from 8" at the interior walls, to 12" at the exterior perimeter walls.

Figure 20 View of an interior concrete wall in the basement from 1938.
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All new load bearing, structural walls in the basement appear to be composed of wood at the
interior, and concrete at the exterior. The interior wood walls are composed of 2x studs @ 16"
on-center, and the perimeter concrete wall seems to be 12" thick (see Figure 21 below).

Figure 21 View of an interior wood wall in the basement.

Above the basement, both the interior and exterior walls are composed of wood. The typical
wall framing consists of 2x6 (nominal) studs at 16" on-center. The east and west Theater
perimeter walls consist of 2x6 (nominal) studs at 16" on-center, a two-inch gap, and then 2x4
(nominal) studs connected to a V2" fiber material and 2" of gypsum plaster (see Figure 22).

Figure 22 View of the east and west theater wall composition.
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Based on the 2002 Construction Drawings, it seems the lateral force resisting system above the
basement is wood bearing shear walls. All the original shear walls from 1938 have diagonal
sheathing, while all the shear walls added in 2002 have plywood sheathing. In the Theater, 10"
diameter steel pipe columns embedded in the walls support the steel trusses and roof framing
above.

Exterior
The south exterior of the theater has a large concrete slab-on-grade (see Figure 23 below).

Figure 23 Plan view of the south exterior highlighting the location of the concrete slab-on-grade.

CONDITION ASSESSMENT

A condition assessment of Lear Theater has been performed by Silman to characterize the
structure and identify current conditions. During our visit, detailed photo documentation of the
building was completed to understand the identified conditions. Overall, the building appears
to be in good condition apart from the items noted in the following locations.

Exterior
The exterior slab-on-grade at the south theater entrance (highlighted in Figure 23) is

significantly spalling. These are likely caused by the changing weather conditions,
corresponding freeze-thaw cycles, and chloride content within the slab. Figure 24 below shows
one of the spalling regions observed on site.

16 Lear Theater — Structural Condition Assessment



Figure 24 View of spalling slab-on-grade at the south entrance to the theater.

Interior & Exterior Walls
Overall, the interior and exterior wall framing appears to be in good condition. A few hairline

cracks were observed in the south entrance wall finish (Figure 25), and in the southern room
finishes (see Figure 26 and Figure 27). Given the size, these cracks are likely only in the wall

finishes and are not a significant structural concern.

Figure 25 View of cracking in the exterior wall finishes from further away (left) and close up (right) at the south

theater entrance.
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Figure 26 Location of rooms with hairline cracks on the Architectural Resources Group second floor key plan.

Figure 27 View of hairline cracks in the second-floor rooms and stairways highlighted in the previous figure.

In addition to the minor cracking observed, Silman also noted that the shear walls all appear to
be missing sill anchor bolts (see Figure 28). Should a lateral event occur, the walls would likely
not be able to transfer the loads into the foundation, resulting in significant displacement.
According to the 2002 Construction Drawings, 5/8" anchor bolts at 32" on-center or 16" on-
center should have been installed.
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Figure 28 View of missing sill bolts at the north wall of the stage.

West Wing Framing
As mentioned in the Structural Description portion of the report, the west wing framing retrofits

from 2002 were not completed. Instead, any new construction was mostly completed in the
basement, and a sleeper floor was added over the first-floor framing (see Figure 13). Where
there were openings in the first-floor framing for future elevators or stairs, the light sleeper floor
framing is visible (see Figure 29). Note that this framing was not intended to be permanent.
However, given that most of the floor framing was designed for higher floor loads, structurally
the temporary framing is adequate and can continue to be used.
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Figure 29 View of the light framing above the elevator pit in the basement.

In addition to the temporary floor framing, it appears some of the west exterior wall was
temporarily enclosed in a plastic membrane. While on-site, Silman noted this membrane is
bubbling as shown in Figure 30.

Figure 30 View of bubbling plastic membrane at the west exterior wall.

Basement Elevator Pit

As shown in Figure 31 below, the southernmost elevator pit is flooded.
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Figure 31 Basement plan view highlighting the location of the flooded elevator pit (left). View of the flooded elevator
pit (right).

PROBES & TESTING
No probes or testing was performed as part of this project scope.

ANALYSIS

This section includes a preliminary gravity analysis of the existing 1938 and 2002 floor framing, a
preliminary gravity analysis of the original 1938 roof trusses, and a preliminary lateral analysis.

In addition to a review of the analysis completed, this section also outlines the governing codes,
material property assumptions, and design load assumptions used within the analysis.

Applicable Codes & Standards
This project will be governed by the following code:

¢ 2021 International Building Code (IBC)
The following standards will be followed as specified by the governing codes:

* ASCE 7-16 Minimum Design Loads (and Associated Criteria) for Buildings and Other
Structures

» AISC 360-16 Specification for Structural Steel Buildings

» NDS-2018 National Design Specification (NDS) for Wood Construction

Material Properties

The material properties below are based on conservative lower-end values appropriate for the
time period in which the building was constructed. Material testing is recommended to refine
both the material values, and the corresponding analysis results.
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Timber
The original 1938 floor framing is assumed to be Douglas Fir-Larch #2 for material property

purposes.
» Allowable Bending Stress Fb = 900 psi
» Allowable Shear Stress Fv = 180 psi
* Allowable Compressive Stress (Parallel to Grain) Fc = 1350 psi
» Allowable Tensile Stress (Parallel to Grain) Ft = 575 psi
* Modulus of Elasticity E = 1600000 psi
¢ Minimum Modulus of Elasticity Emin = 580000psi

The 2002 stage floor framing is assumed to be Microllam LVL, 2.0E for material property

purposes.
» Allowable Bending Stress Fb = 2600 psi
* Allowable Shear Stress Fv = 285 psi
* Allowable Compressive Stress (Parallel to Grain) Fc = 2510 psi
* Allowable Tensile Stress (Parallel to Grain) Ft = 1895 psi
* Modulus of Elasticity E = 2000000 psi
¢ Minimum Modulus of Elasticity Emin = 1057000 psi

The 2002 Truss Joists are 16" TJI/L65. The material properties listed below are from the 2000
Commercial TJI Joist Specifier's Guide.

e Resistive Moment M = 9210 Ibs-ft

* Allowable Vertical Shear V = 2330 Ibs

* Modulus of Elasticity x Moment of Inertia El = 1025 psi
Steel

The 1938 roof trusses are assumed to be ASTM, A9 for material property purposes.
¢ Minimum Yield Stress Fy = 30 ksi

Design Loads
The loads presented below assume Lear Theater is a Risk Category IlI structure (ASCE 7-16, Table
1.5-1).

Dead Loads
Dead loads include the self-weight of the permanent structural elements.

* Floor Dead Load = 20 PSF
e Roof Dead Load = 22 PSF
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Live Loads
Live loads represent the movable or temporary elements within a structure. The following live

load values are specified by the applicable codes and standards:

Occupancy or Use Minimum Required Design Live Loads —
Uniform (psf)

Typical Roof 20

Assembly Areas — Fixed Seats 60

Assembly Areas — Stage Floors 150

Assembly Areas - Lobbies 100

Corridors — First Floor 100

Recreational Uses — Dance halls and 100

Ballrooms

Office 50

Snow Loads
+ Ground Snow Load' pg = 15 psf
» Terrain Category/Surface Roughness Category (ASCE 7-16, § 26.7) B
o Exposure Factor (ASCE 7-16, Table 7-2) Ce=09
e Thermal Factor (ASCE 7-10, Table 7-3) C=1.2
« Importance Factor (ASCE 7-16, Table 1.5-2) ls = 1.1
« Roof Slope Factor (ASCE 7-16, Figure 7-2) Cs=.85
« Sloped Roof Snow Load (ASCE 7-16, Eqn. 7.4-1) ps = 11 psf
» Drift Roof Snow Load (ASCE 7-16,§ 7.7.1) pd = 26 psf
Wind Loads

The following wind parameters are based on ASCE 7-16, Chapter 27:

+ Basic Wind Speed? V = 130 mph

' As noted by ASCE 7 Hazard Tool. Note: this maybe a case study area and may require a more
detailed analysis to determine the ground snow load.

2 As noted by the 2018 Northern Nevada Code Amendments by the NNICC. Note: this is a
special wind region and may require input from the Authority Having Jurisdiction.
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« Wind Directionality Factor (ASCE 7-16, Table 26.6-1) K¢ = 0.85

» Exposure Category (ASCE 7-16, §26.7) B

» Topographic Factor (ASCE 7-16, §26.8) Kz = 1.0

e Ground Elevation Factor (ASCE 7-16, Table 26.9-1) Ke=1.0

»  Gust Effect Factor (ASCE 7-16, §26.11) G =0.85

* Enclosure Classification (ASCE 7-16, §26.12) Enclosed

o Internal Pressure Coefficient (ASCE 7-16, Table 26.13-1) GG = £0.18
« Velocity pressure coefficient (ASCE 7-16, §26.10.1) K.=0.8

« Velocity Pressure (ASCE 7-16, Eqn. 26.10-1) 9. = 28 psf

Seismic Loads
The following seismic parameters are based on ASCE 7-16:

» Soil Site Class (Assumed) D (Default)

« Short Period Mapped Spectral Accel. (USGS) Ss=1617g9
« One Second Period Mapped Spectral Accel. (USGS) S1=.573¢

« Short Period Design Spectral Acceleration Sps = 1.294 g
« One Second Period Design Spectral Acceleration Sp1 = 0.998 g
» Seismic Design Category (ASCE 7-16, §11.6) D

« Seismic Importance Factor (ASCE 7-16, Table 1.5-2) le = 1.25

» Seismic Base Shear V =161k

Seismic is presumed to control over wind for the preliminary lateral load assessment in the
following section. However, please note that in a more detailed analysis, wind may govern the
design of some structural components.

Analysis Results

Live Load Capacities
A high-level live load capacity analysis was performed in the following locations (see Figure 32

below):

» Atypical Foyer joist;

* Atypical Theater joist;

» Two typical Theater beams;

» Atypical Stage joist;

» Two Temporary Roof Construction joists;
» Atypical roof Theater truss.

Note that the joists located in the Temporary Roof Construction zone are floor framing
members, not members part of the floor sleeper system. The floor framing members are
acting as roof members and carry roof loads based on what's currently built. In the
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following analysis, these joists were analyzed twice. Once to check the capacity of the
members under present roof loads, and once to check the members under the 2002
intended floor loads.

The floor sleeper joists were not accessible for determination of exact size and spacing.
Based on a high-level analysis, in which the members were assumed to be 2x4 at 12" on-
center, the framing is sufficient under roof dead and typical snow loads. Some live load may
be acceptable, but it is not recommended. In the short term, these members are sufficient
as part of a temporary enclosure. In the long term, however, this framing should be
removed. If a second floor is no longer desired, new framing should be designed to brace
the openings.

Figure 32 First floor key plan of members analyzed (left). Roof key plan of members analyzed (right).

The results of this live load analysis are outlined below, as well as the typical demand for these
elements based on loading outlined in ASCE 7. Note that the following live load capacities
consider strength only, and do not consider deflection criteria. Additionally, note that the
capacity listed for all framing members consider dead, live and snow loads only.
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Snow)

Memb Live or Snow Load Snow Load Live Load Demand
ember
Capacity (psf) Demand (psf) (psf)
JS-1 200 N/A 150 (Assembly Areas —
Stag Floors)
JS-2 70 N/A 60 (Assembly Areas -
Fixed Seats) / 100
(Corridor - First Floor)
JS-3 50 N/A 100 (Assembly Areas —
Lobbies)
JS-4 (Floor Member) 150 N/A 50 (Office)
JS-4 (Roof Member) 200 37 (Drift + 20 (Typical Roof)
Balanced Snow,
Governs Design)
JS-5 (Floor Member) 100 N/A 100 (Recreational Uses
— Dance halls and
Ballrooms)
JS-5 (Roof Member) 180 37 (Drift + 20 (Typical Roof)
Balanced Snow,
Governs Design)
BM-1 70 N/A 60 (Assembly Areas -
Fixed Seats) / 100
(Corridor - First Floor)
BM-2 30 N/A 60 (Assembly Areas -
Fixed Seats) / 100
(Corridor - First Floor)
RT-1 (Roof Truss) 30 11 (Sloped Roof 20 (Typical Roof —

Governs Design)

As shown above and in Figure 33, there are a few locations where the live load capacity is less
than the live load demand. Note that Silman did not observe any evidence to suggest that
these members are overstressed, and all members checked were adequate when dead load
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alone was applied. It is therefore likely that the material strength assumptions made for this
analysis may not align with the actual properties of the wood material, or that the structure has
not actually seen loads as large as those required by current code. Material testing is
recommended to refine all analysis results, otherwise some reinforcing may be required to
strengthen these members.

Figure 33 First floor plan highlighting the members that do not have sufficient capacity.

One other item to note is that based on the JS-4 and JS-5 analysis (in which the joists were
analyzed as roof members), the Temporary Roof Construction framing appears to be sufficient.
Silman was unable to obtain exact measurements of the sleeper framing at the elevator and stair
openings. The size, spacing and type of temporary framing should be measured and analyzed. It
is likely that these members are adequate, however precise analysis will ensure construction or
maintenance workers are able to safely access this space.

Lateral Load Assessment
A high-level lateral load analysis was completed to understand the load path and determine
whether the current lateral force resisting system is sufficient at present. This analysis was
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completed using ASCE 7-16 equivalent lateral force (ELF) procedure for wood bearing shear
walls. Based on the 2021 Special Design Provisions for Wind and Seismic shear wall capacities, it
seems the lateral system is insufficient and will require retrofit.

Recommendations

The recommendations herein are based on site observations, review of the original and 2002
drawings, and subsequent structural analysis. As mentioned previously, field observations were
limited to visible elements, since the site visit did not include removal of any finishes or
destructive probes.

Option 1, Short-Term Structural Repairs

No structural repairs are recommended in the short term. Overall, the building seems to be in a
stable condition for vertical gravity loads.

Option 2 & 3, Long-Term Structural Repairs

For new public use, or for use as a performing arts venue, the Silman recommends the following:

» Slab-on-grade repair:
At the South Entrance where the slab-on-grade is significantly spalling, the entire slab-
on-grade should be replaced. Patch repair of the spalled regions is not recommended.
This is because the chloride content in the existing slab will cause accelerated
deterioration of the patched areas, in addition to continued deterioration in the non-
patched areas.

* Flooded elevator pit repair:
At the basement where the elevator pit is flooded, Silman recommends draining the
water and inspecting the concrete for damage. Given the amount of time the pit has
likely been flooded, some of the concrete may need to be replaced.

* Floor framing repair:
Wood species identification, visual grading, and strength testing of the original 1938
wood framing is recommended to help refine the live load analysis in this report. Should
the framing not meet current code requirements, sistering (the attachment of a new
structural member to an existing one) or an equivalent alternate approach is
recommended for strengthening.

» Hairline crack repair:
From a structural point of view, the hairline cracks in the wall finishes are not of
significant concern. For aesthetic purposes, the finishes can be patched.

» Lateral force resisting system retrofit:
At a minimum, the north, south, east and west perimeter walls of the Theater will require
the installation of plywood sheathing to meet current code requirements (see Figure
34), and the installation of all missing shear wall components (such as the sill anchor
bolts). Note that the plywood would not need to continue the full length of each wall
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and can be installed in segments. An in-depth, refined lateral analysis should be
conducted to determine the appropriate length of plywood sheathing required. This
sheathing can be installed on the outside or inside face, depending on which finishes are
desired to be preserved.

Figure 34 Second floor key plan by Architectural Resources Group highlighting the walls requiring plywood
sheathing.
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APPENDIX A - PRELIMINARY FRAMING PLANS
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Please note all framing sizes and orientations shown are based on limited field observations and should be confirmed.
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LEAR THEATER CONCEPTUAL ALTERNATIVES: STRUCTURAL RECOMMENDATIONS

Three future conceptual options are being considered for the future uses of Lear Theater.
These options include:
* Option 1 - Building stabilization to prevent further deterioration during continued
short-term vacancy
* Option 2 - A new public use as a Community Arts and Culture Center
* Option 3 - A new use as a Performing Arts Venue

Conceptual alternative drawings for Options 2 and 3 were provided to Silman on September
10, 2024. Based on these conceptual drawings, Silman has provided new and more specific
recommendations corresponding to each option. Note that the numbering of the
recommendations for Option 2 and 3 below correspond to the floor plan sheet notes from
ARG on September 10, 2024. Also note that the recommendations from Silman'’s Structural
Condition Assessment report have been incorporated herein. All short-term
recommendations are listed under Option 1, while all long-term recommendations are listed
under Option 2 and Option 3.

Option 1

As noted in the report, no structural repairs are recommended in the short-term, while the
building remains vacant.

Option 2
1. (N) Stair

New stair framing will be required at the new SE stairway. Existing concrete walls and
foundations will need to be demolished to align with the new stair configuration.

2. (N) ADA Elevator

New concrete elevator shaft walls, and a new concrete foundation will be required for the
new ADA elevator in the SE corner.

3. (N) Restroom

Demolition of a portion of the concrete walls, and construction of new concrete or wood
shear walls, will be required for the addition of the new restroom in the basement.

4. (N) Dressing Room

At the new addition over the basement, new wood shear walls, and 2x10 roof framing will
need to be constructed.
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5. (N) Freight Elevator in (E) Pit

The existing light framing will need to be removed, and new concrete shaft walls will need to
be constructed for the new freight elevator at the NW corner of the basement.

6. Abandon (E) Elevator Pit

At the west elevator pit in the basement, Silman recommends draining the water and filling
the pit with new soil, gravel, or rigid insulation. A new slab-on-grade will be required.

7. Banquet Kitchen to Serve 250-300 People

At the new Banquet Kitchen, the existing wood shear walls will have to be demolished. New
columns will need to be installed to support the existing framing above, otherwise new
beams (likely steel), along with new joists (assume 2x10s) will need to be installed to support
the floor above.

10. Expand and Lower E Light Well 3" to Elevation of Basement Floor

Excavate the existing soil 3', construct new concrete walls and a new concrete footing, pour a
new concrete slab-on-grade, and construct a new concrete floor for the expansion of the
light well.

12. (N) Grand Stair Between Basement Level and Site Event Area

Pour a concrete slab-on-grade for the construction of the new grand stair at the west
elevation.

Other structural work required:

« Assume some existing wood floor framing will need to be retrofitted to
accommodate new floor live loads. For the retrofit, new wood members will likely be
sistered against existing wood members.

« Anin-depth, refined lateral analysis should be conducted to determine the
appropriate quantity and length of wood shear walls are installed. At a minimum, all
existing perimeter walls will require the installation of plywood sheathing to meet
current code requirements, and installation of all missing shear wall components.
New wood shear walls will likely need to be constructed at the main level, where the
temporary roof is being replaced with a new addition over the basement.

« No new wood framing is required where the temporary roof construction is being
converted into a standard roof.

« At the south entrance where the slab-on-grade is significantly spalling, the entire
slab-on-grade should be replaced.



« All hairline cracks observed in the wall finishes are not of significant structural
concern. For aesthetic purposes, the finishes can be patched.

Option 3
1. (N) Stair

New stair framing will be required at the new SE stairway. Existing concrete walls will need to
be demolished to align with the new stair configuration.

2. (N) ADA Elevator

New concrete elevator shaft walls, and a new concrete foundation will be required for the
new ADA elevator in the SE corner.

3. (N) Restroom

Demolition of a portion of the concrete walls, and construction of new concrete or wood
shear walls will be required for the addition of the new restroom in the basement.

4. (N) Dressing Room

At the new addition over the basement, new wood shear walls, and 2x10 roof framing will
need to be constructed. In the basement, a portion of an existing shear wall and foundation
may need to be demolished and reconstructed. A steel beam will need to be installed to
support the existing floor/roof framing extents.

5. (N) Freight Elevator in (E) Pit

The existing light framing will need to be removed, and new concrete shaft walls will need to
be constructed for the new freight elevator at the NW corner of the basement.

6. Abandon (E) Elevator Pit

At the west elevator pit in the basement, Silman recommends draining the water and filling
the pit with new soil. A new slab-on-grade will be required.

7. (N) Stadium Seating Over Built-Up Flat Floor-Alternate to Provide Seating on (E) Floor

New steel beams will need to be installed at the balcony level, and where the new stadium
seating meets the existing auditorium floor, to appropriately distribute the new load. New
steel columns may need to be installed from the auditorium floor to the basement. New
foundations would need to be installed to support any new steel columns.

10 & 11. Boox Truss for Lighting / Structure for Lighting Truss



The existing trusses should be analyzed to determine whether they need to be retrofitted for
carrying any new box trusses/lighting. Assume some reinforcement for now.

Other structural work required:

« Assume some existing wood floor framing will need to be retrofitted to
accommodate new floor live loads. For the retrofit, new wood members will likely be
sistered against existing wood members.

« Anin-depth, refined lateral analysis should be conducted to determine the
appropriate quantity and length of wood shear walls are installed. At a minimum, all
existing perimeter walls will require the installation of plywood sheathing to meet
current code requirements, and installation of all missing shear wall components.
New wood shear walls will likely need to be constructed at the main level, where the
temporary roof is being replaced with a new addition over the basement.

« No new wood framing is required where the temporary roof construction is being
converted into a standard roof.

« At the south entrance where the slab-on-grade is significantly spalling, the entire
slab-on-grade should be replaced.

« All hairline cracks observed in the wall finishes are not of significant structural
concern. For aesthetic purposes, the finishes can be patched.
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August 5, 2024

Alicia Virani

Architectural Resource Group
Pier 9 The Embarcadero

San Francisco, CA 94111

SUBJECT: Lear Theater Historic Structures Report
Mechanical/Plumbing/Fire Protection Systems Assessment
AAME Project #2024-026

Dear Alicia,

Ainsworth Associates Mechanical Engineers visited the Lear Theater site at 501 Riverside Drive in Reno on May 13,
2024 to observe the existing Heating, Ventilating, and Air Conditioning (HVAC), Plumbing, and Fire Protection
systems. The intent was to evaluate these existing systems and to provide an opinion on their viability to support
future use and modernization of the building.

Mechanical Systems

There is no existing mechanical equipment in the building. All original equipment was removed during the circa 2000
construction attempt to modify the building for re-use. New mechanical equipment that was scheduled to be
installed for the re-use was not installed. The building is currently without freeze-protection and appears to have
been since the 2000 construction effort. Ductwork for these new systems was installed and are visible up and around
the stage and basement areas and have not been modified since the ductwork was installed in 2000.

Original 1934 era ductwork was observed in the basement. The source of its air was removed as a part of the
demolition phase of the 2000 construction effort. It appears this ductwork was to be removed in later phases of the
2000 effort, but the project did not proceed past the initial phase.

There is an abandoned steam radiator and abandoned steam piping thought out the basement. Unsure of the
radiators historical value, but suggest review by the City of Reno and the rehabilitation design team to determine
final disposition of use.

Plumbing Systems

Water:

A 3” copper water service stub was found along the west wall of the basement, in what was to be a mechanical room
per the 2000 construction drawings. This service was installed in 2000, ties into the city water system, and includes a
reduced pressure zone backflow preventor (RPZ BFP) at the property line. This system was to serve as main domestic
water service for the building but was never utilized. Note this system has remained dormant for approximately 22-
24 years. We recommend that all valves and accessories attached be tested and confirmed usable as a part of any
new work. Replace components that fail. No other water services were observed.
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Existing toilet rooms were observed in the existing stairways. They are not up to code for accessibility or water
conservation.

No water heaters were observed during our site observation.

Waste:

There are existing waste lines installed beneath the basement slab, installed during the 2000 construction phase.
Various floor drains, floor sinks, water closet rough-ins and above slab cast iron waste and vent systems were also
observed. The waste lines route to an existing Paco duplex sewage ejector and pit, also installed circa 2000. It
appears that this ejector system has not been used. We recommend that this system be checked/verified/replaced
due its dormancy for 22-24 years.

Near the ejector is a 4” cast iron waste stub through the west basement wall, above the finished basement floor
elevation. This line was installed in 2000 and routes to the city sewer system. We recommend that this line be scoped
to ensure it is still viable 24 years after installation.

Waste lines from the existing toilet rooms in the stairway are original, circa 1934, and exit the building to the east
near the locations of the existing toilet rooms. It is assumed these lines route to the city sewer. We would
recommend that this waste and vent system be replaced.

Natural Gas:

There is a NV Energy gas meter installed along the north exterior wall, sized for the service anticipated in 2000.
Schedule 40 black steel house line enters the building at the basement level. It terminates in the basement and does
not serve any appliances or equipment that we could observe.

A seismic gas valve that would shut down gas flow during a seismic event was not observed. We recommend this
valve be installed between the meter set and house line as a part of next renovation phase.

Fire Protection System

The existing building does not have a fire protection system. A fire protection service was planned as a part of the
2000 construction. A 6” service line, with a double detector check assembly in a vault, post indicator valve and an
adjacent remote fire department connect (FDC) were installed as a part of the 2000 construction. All components
should be function tested to ensure functionality and current code and jurisdiction compliance.

The existing fire line routes and stubs into the building, adjacent to the 3” copper water service.

An updated hydrant flow test should be run prior to fire protection design to ensure current and accurate data is
used for calculations required.

Respectfully,
AINSWORTH ASSOCIATES MECHANICAL ENGINEERS

Greg Maestas
Associate
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Existing gas meter set:

Existing 3” copper water stub and 6” fire protection stub in basement:

1420 HOLCOMB AVENUE, SUITE 201 | RENO, NV 89502 | PHONE: 775.329.9100 | WWW.AA-ME.COM




Existing duplex sewage ejector and 4” waste stub, existing 3” copper and 6” fire protection stubs along west
basement wall:

Existing domestic water above grade reduced pressure zone backflow preventor in a freeze protection “Hot
Box”, fire protection double detector check valve in vault, post indicator valve and fire department
connection:

Existing waste and vent system in basement:
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Existing waste and vent system in basement:

Existing ductwork in basement:
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Existing waste system in basement and below existing stairwell toilet room:

Existing ductwork at existing stage:
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Existing ductwork at existing stage and auditorium ceiling:

Existing toilet room fixtures:
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Existing drinking fountain at entry vestibule

Old stream radiator:
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Abandoned steam piping:
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Circa 1934 existing ductwork:
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Circa 2000 existing ductwork in basement
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Conceptual Alternatives Recommendations

Note: 2024 International and Uniform Codes shall be the basis of design for all options.

Option 1: Building Stabilization
The existing structure currently has no heating, cooling, domestic water or fire protection systems in service. This is
the condition it has been in for 20 plus years. It can remain in this condition during its continued short-term vacancy.

Option 2: Community Arts and Cultural Center

HVAC

The concept will require full heating, cooling, domestic water and fire protection systems. It is estimated that the
cooling load will be approximately 75 tons. Cooling shall be provided by an air-cooled chiller located in an approved
location on the site. Chilled water would be distributed by a primary/secondary piping system delivering 180 gpm of
44 Deg F. water throughout the building.

Heating would be provided by two high efficiency hydronic boilers. Estimated size would be 1000 MBH input each.
Boiler room location in the building will need to be coordinated. Eighty gpm of 160 Deg. F. water will be distributed
by a primary/ secondary piping system. Two primary pumps estimated to be 40 gpm each at each boiler, with two
secondary pumps estimated to be 40 gpm each.

The Stage, Auditorium and basement multi-purpose zones shall be served by air handlers with chilled and hot water
coils. The basement Kitchen, basement dressing rooms, main level dressing rooms, Entry foyer/Toilet rooms and the
balcony will each be served by 4-pipe fan coils; estimated capacity is 5 tons each. Location of this equipment will
need to be coordinated.

The kitchen will require a Type 2 commercial grease hood, stainless steel grease ductwork with 2-hour fire wrap,
modulating grease exhaust fan, and a dedicated outdoor air system makeup air system with DX cooling, gas heat and
modaulating air flow capability. Estimated hood CFM is 3500 cfm.

General exhaust will be required for the toilet rooms and dressing rooms. Estimated 600 cfm at the basement toilet
room, 850 cfm at the main level toilet room, 150 cfm at the main level dressing room and 100 cfm at the stairwell

toilet room.

Direct digital controls shall be utilized throughout. Manufacturer shall be Alerton to match the City of Reno’s
preferred manufacturer.

Plumbing
A new duplex sewage ejector and controls will be required. Estimated required capacity to be 60 gpm at 21’ TDH,
utilizing the existing sump pit.

New high efficiency natural gas-fired domestic water heaters will be required. Estimate two heaters, each 110 gallon
storage, 199 mbh input, with thermostatic mixing valve and circulating return pump, estimated at 6 gpm at 25’ TDH.

Plumbing fixtures shall be vitreous china with electronic flush valves and electronic sensor faucets.

Elevator pit shall be provided with a 50 gpm at 15’ TDH sump pump.
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Kitchen shall be provided with a 750-gallon grease interceptor and tie into the city sewer system. Location to be
coordinated with site conditions.
Fire Protection

A full wet fire sprinkler system shall be designed and installed throughout. It is estimated that a fire pump will not be
required, however hydraulic calculations shall be provided, and the system designed accordingly.

Grease hood shall require a dry fire suppression system.

Option 3: Performing Arts Venue

HVAC

The concept will require full heating, cooling, domestic water and fire protection systems. It is estimated that the
cooling load will be approximately 75 tons. Cooling shall be provided by an air-cooled chiller located in an approved
location on the site. Chilled water would be distributed by a primary/secondary piping system delivering 180 gpm of
44 Deg F. water throughout the building.

Heating would be provided by two high efficiency hydronic boilers. Estimated size would be 1000 MBH input each.
Boiler room location in the building will need to be coordinated. Eighty gpm of 160 Deg. F. water will be distributed
by a primary/ secondary piping system. Two primary pumps estimated to be 40 gpm each at each boiler, with two
secondary pumps estimated to be 40 gpm each.

The Stage, Auditorium and basement rehearsal/multi-purpose zones shall be served by air handlers with chilled and
hot water coils. The basement dressing rooms, breakroom, toilet rooms, light and sound room, the main level
dressing rooms, Entry foyer/Toilet rooms and the balcony spaces will each be served by 4-pipe fan coils; estimated
capacity is 5 tons each. Location of this equipment will need to be coordinated.

General exhaust will be required for the toilet rooms and dressing rooms. Estimated 600 cfm at the basement toilet
room, 300 cfm at the basement dressing room, 850 cfm at the main level toilet room, 300 cfm at the main level
dressing room, 100 cfm at the stairwell toilet room and balcony level toilet rooms.

Direct digital controls shall be utilized throughout. Manufacturer shall be Alerton to match the City of Reno’s
preferred manufacturer.

Plumbing
A new duplex sewage ejector and controls will be required. Estimated required capacity to be 60 gpm at 21’ TDH,

utilizing the existing sump pit.

New high efficiency natural gas-fired domestic water heaters will be required. Estimate two heaters, each 110 gallon
storage, 199 mbh input, with thermostatic mixing valve and circulating return pump, estimated at 6 gpm at 25’ TDH.

Plumbing fixtures shall be vitreous china with electronic flush valves and electronic sensor faucets.
Elevator pit shall be provided with a 50 gpm at 15’ TDH sump pump.

Fire Protection

A full wet fire sprinkler system shall be designed and installed throughout. It is estimated that a fire pump will not be
required, however hydraulic calculations shall be provided, and the system designed accordingly.

1420 HOLCOMB AVENUE, SUITE 201 | RENO, NV 89502 | PHONE: 775.329.9100 | WWW.AA-ME.COM



Appendix |

Electrical Letter Report

Architectural Resources Group | Lear Theater HSR



Electrical Letter Report

This page intentionally left blank.

Architectural Resources Group | Lear Theater HSR



7 A
A N

PK Electrical, inc.

October 14, 2024

Architectural Resources Group
Pier 9 The Embarcadero
San Francisco, CA 94111

Attn:  Alicia Virani
Re: Lear Theater

Historic Structures Report
Electrical Evaluation

Dear Alicia,

PK Electrical visited the Lear Theater on May 13, 2024, to evaluate the existing electrical conditions at
the historical building. The purpose of the visit was to visually inspect all the electrical components in
the existing building in regard to safety, functionality, and efficiency of the existing electrical system.
Then provide a written report of the findings, including recommendations for repairs or upgrades and
compliance with NPS and DOI guidelines.

Below is the summary of the findings.

Transformer / Meter / Main Panel:

The theater is fed by an NV Energy pole-mounted transformer on the north side of the building to a
240/120V, 3-phase 200A metered pedestal. There is a 200A breaker in the metered pedestal that feeds
underground to an abandoned electrical system in the basement of the building.

Building Power Distribution:

The building does not appear to have a distribution panel located in the abandoned electrical system in
the basement. This means that there is no current power to the building structure.

Branch Power:

The overall integrity of the building's branch wiring systems could not be identified during this visual
inspection since the wiring is hidden in the original walls. There were disconnects in the basement
intended for mechanical equipment that does not operate. The interior existing receptacles were
standard 15A. There were no exterior receptacles on site.



Infrastructure for new circuits was added in the recent past, based on a project prior to 2002.

(See Photos — Below)

Photo 1 Photo 2 Photo 3
Photo 4 Photo 5 Photo 6

Photo Description

Photo 1 NV Energy Utility Pole Mounted Transformer

Photo 2 Metered Pedestal

Photo 3 Metered Pedestal Breaker

Photo 4 Mechanical Disconnects & Gutter

Photo 5 15A Receptacle

Photo 6 New Infrastructure Electrical Boxes
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Lighting Systems:

The building had a majority of fluorescent-style lights, with many screw-in housings or bulbs missing
from the screw sockets. There were decorative pendant fixtures with fluorescent bulbs. Wall packs
appeared to be metal halide and were mounted along the exterior of the building.

There is an abandoned time clock and a lighting control panel equivalent to a Square D Company 100A
max, with breakers for various locations inside and outside the building.

Lighting controls were standard manual toggle switches.
There appeared to be no battery-powered exit signs or emergency lights.
Infrastructure for new switches was added in the recent past, based on a project prior to 2002.

(See Photos — Below)

Photo 7 Photo 8 Photo 9

(Photos continued next page)
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Photo 10 Photo 11 Photo 12
Photo 13 Photo 14 Photo 15
Photo Description
Photo 7 Balcony Pendant Lights
Photo 8 Manual Toggle Switch
Photo 9 New Infrastructure Electrical Boxes
Photo 10 Lighting Control Panel, Time Clock, & Switches
Photo 11 Time Clock
Photo 12 Exit Sign Placard with No Power
Photo 13 Portico Pendant Lights
Photo 14 Exterior Flood Lights
Photo 15 Exterior Wall pack
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Telecom Systems:

No telecom system was present during our site visit.

Security Systems:

No telecom system was present during our site visit.

Fire Alarm System:

No telecom system was present during our site visit.

Other Active Projects:

Currently, PK Electrical has designed a project that will be constructed in the near future pertaining to
the current Landscaping & Site improvements surrounding the Lear Theater. The structure itself is not
included in this scope of work and shall be protected during construction.

All work will follow the recommendations of the Secretary of the Interior's Standards for the Treatment
of Historic Properties. The electrical scope includes installing a distribution panel in the basement, fed
from the existing 200A metered pedestal. That panel will power a circuit for an irrigation controller for
landscaping. Additional circuits will power ground-mounted LED linear lights and post-mounted
floodlights to illuminate the exterior facade of the portico and the east side of the theater.

Theater Recommendations:

Power:

1. A new exterior pad mounted NV Energy transformer should be installed to bring 208/120V, 3
phase power to the site.

2. A new exterior service entrance should be installed to distribute power to the theater.

3. An electrical room should be constructed in the basement of the building with proper
equipment clearances per the currently adopted NEC section for new electrical equipment.

4, New Panel boards should be installed on in the electrical room to accommodate all the new
loads for the theater.

5. The exterior circuits for the landscaping project should be re-fed from a new panelboard in the
basement.
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Lighting:

1. New LED lighting should be installed to be more efficient and comply with IECC 2018. Lighting
levels will be designed in accordance with IESNA recommendations. Historic fixtures that have
screw in bulbs should have new LED bulbs installed.

a. The control for the exterior lighting will generally be photocell control-on at dusk and
photocell control-off at dawn with integral motion sensing and automatic dimming.
Fixtures will have time clock override.

b. The existing color changing exterior facade lights should remain.

c. Interior lighting will be designed to meet requirements for Controllability and Minimum
Energy Performance of IECC 2021. All interior lighting will be solid state (LED).

d. Fixtures will be specified with 0-10VDC where it is possible to take advantage of
dimming features that are typically standard with LED fixtures.

2. Anew lighting control panel should be installed.

a. A central microprocessor based distributed relay lighting control system shall be
provided for automated lighting control. Local controls and manual override functions
will be provided. Dimming switching shall be provided for all spaces including small
offices. Occupancy sensors shall be utilized in all areas. Automatic Daylighting control
shall be implemented as the building design allows. The Lighting Control System will be
networked by wire and may be wireless.

3. New emergency lights and exit signs should be installed.
a. Egress lighting levels will be designed in accordance with IBC 1006.4 to achieve required
illumination levels along the path of egress. Lighting levels for egress will be 1 FC
average with a maximum illuminance ratio of 40:1.
b. UL listed 924 devices will be used to bypass control inputs upon loss of normal power
and transfer to central emergency inverter power or battery backup.

4. New theater lighting should be installed and follow IECC.

Telecom:

1. A new main telecom room demarcation location to the local telephone and internet service
providers (AT&T, Spectrum Communications). Separate raceway infrastructure will be provided
for each provider. Conduit will be installed from the MDF room to the property line at locations
coordinated with the service providers.

a. 4-0” x8-0” x %4” AC fire treated plywood backboards will be provided along all four
walls in the communication room. Plywood sheets will be run from 6” to 8’-6” AFF
(above finished floor). Plywood will be painted with 2 coats of white paint.

b. 12” wide horizontal ladder rack will be installed at 8’-0” AFF around the perimeter of the
room and over the top of all equipment racks to facilitate cable routing. Radius dropouts
will be provided above all equipment racks to maintain the manufacturers’
recommended bend radius of all telecommunications cabling. Ladder racks will be
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secured to the walls with triangular support brackets spaced at 4’-0” OC. Where not
routed adjacent to a wall, ladder rack will be supported from the structure above with
Unistrut and threaded rod.

c. UL listed 4-post equipment racks will be installed to house termination and electronic
equipment. Racks will be constructed of lightweight aluminum and will have a black
finish. Racks shall be 84” high with 19” rack mounting spaces. Rack bases shall be 15”
deep x 20.25” wide base with four (4) %” bolt down holes. Side rails shall be 3” deep
with double-sided tapped holes. Rack shall be secured to the concrete floor with four (4)
1/2” concrete expansion anchors. The quantity of racks will be determined during the
design phase based on the quantity of terminations and electronic equipment.

d. Horizontal and vertical cable management shall be provided with all racks and cabinets.
Cable managers shall be constructed of a steel panel with PVC fingered duct
attachments (black) on the front and cable management rings on the rear. Horizontal
cable managers shall be 1 or 2 rack units in height. Vertical cable managers shall be 6” to
10” wide. Cable managers shall have hinged covers.

e. Adedicated 24/7 HVAC system shall be provided to the room with dedicated
thermostat.

f. Dedicated 20 amp 208V outlets shall be mounted above each rack/cabinet on the side
of the overhead ladder rack. Additional duplex convenience outlets at 18” AFF shall be
spaced around the perimeter of the room at approximate 10’-0” spacing.

g. A 208V uninterruptable power supply (UPS) will be provide in each equipment rack and
cabinet. UPS’s will be sized based on the quantity and type of equipment mounted in
each rack/cabinet.

h. Conduit and J-Hooks will be utilized to route horizontal cabling from the
communications rooms to the work area outlets. Telecommunication outlets for
computers, phones, wireless access points, digital signage, AV devices, security devices,
etc., will be provided at all work areas.

i. Astructured Category 6 cabling system for voice, data, A/V and security will be installed
from the telecom room to each telecom outlet. Typical telecommunication outlets will
consist of four port faceplates with plastic label holders. A minimum of two (2) Category
6 data drops will be provided at each communications outlet. The number of
telecommunication outlets and Category 6 data drops will be dependent on the use and
requirements of each space.

i. Horizontal cabling will be tested in accordance with ANSI/TIA standards. A
minimum 20-year manufacturer warranty will be provided for the horizontal
Category 6 cabling.

Security System:

1. Anintrusion detection system (burglar alarm) will be installed to cover all perimeter doors and
roof hatches. Motion detectors will be provided at interior entrance locations. The system will
consist of magnetic door position contacts, motion detectors, key pads, cabling, control panels
and auto-dialer. The system will be connected to a 24x7 monitoring company.
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Fire Alarm:

1. The building will have a fire alarm system installed to meet current codes and adapted to
building conditions. The new fire alarm system will utilize a voice evacuation system and will be
installed in the new building. The design will be “design build” and basis of design manufacturer
will be ‘Edwards Life Safety’ and bult around an EST-4 Panel.

2. The building will contain a ‘node’ control panel and all panels will be networked together in a
Class A fiber loop.

3. Code red system implementation includes selectively located amber lens strobes that will
activate upon operation of a ‘Code Red’ push button (Location(s) to be determined). These
devices will give visual indication of code red system activation.

4. Devices will generally be ceiling mounted to avoid wall-mounted obstructions. All devices will be
white with red lettering indicating FIRE or ALERT. All wiring will be installed in 3/4” factory
painted red conduit.

5. Minimum audibility levels will be 80dbA in all occupiable spaces, and 90dbA in all mechanical
rooms.

6. The system will consist of a flush mounted main Fire Alarm Annunciator Panel (FAAP) at the
main entrance of the building. It mirrors the functions of the Fire Alarm Control Panel (FACP),
which will be located in the main electrical room. There will also be power supplies and
amplifiers distributed throughout the other electrical rooms/closets.

7. The system will have a 60-hour standby and 15 minute alarm capability. The system will be
remote station monitored via a digital communicating device that will provide the dial out by
point to Owner’s Vendor.

8. Duct smoke detection and unit shutdown will be provided for all mechanical units, and at each
floor separation. The system shall also have magnetic door holders where required, flow and
tamper switches for fire sprinklers, audio/visual (Speaker/Strobe) notification appliances will be
located throughout the building based on Code requirements. All combination fire/smoke
dampers will be provided with control relays to close upon activation, as well as all high-volume
low speed fans (HVLS) to shutdown. The new building will have a Class B, supervised, 24-volt DC-
powered, addressable fire alarm system. The Fire Alarm Control panel, located in the Fire Riser
room for efficient access by the responding fire authority during an emergency event. Auxiliary
power supplies may be required in other portions of the building based on voltage drop
calculations. The fire alarm system will be a deferred submittal by a fire alarm contractor that is
registered with the State Fire Marshal.
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Audio Visual System:

1. A zoned paging system will be provided to enable announcements to be made throughout the

facility.

a. Theater speakers will be coordinated.

Theater System:

Outlined are some examples that may be applicable. The owner’s usage needs can indeed vary
significantly depending on the specific theatrical requirements at hand.

1. New Theatrical Lighting & Components (examples that may be applicable)
a. Theatrical lighting will need be in compliance with Owner’s requirements and Usage
needs. This lighitng will be exempt from IECC compliance. Such examples are as follows:

ColorSource Spot V and ColorSource Spot VXT as manufactured by ETC

Inc. Brings together a five-color light engine with the build-quality and support
of an ETC product. Uses a mix of red, green, blue, indigo and lime LED emitters.
ETC optics, adapters, and accessories.

The product shall be an optional fixed focus lens tube with a field angle of (19°,
26°,36°,50°). When used as a template or gobo projector, the product shall
provide enhanced image acuity, heightened contrast and minimum distortion.
Beam Angle Range: 5 to 90 degrees. Swappable lens tubes.

Color temperature Range: Color mixing.

LED Details: 60 Lumileds LUXEON Rebel and LUXEON C LEDs.

2. New Theatrical Components (examples that may be applicable)
a. Entertainment Components such as the Center Control Station, Wall controllers, Power
Control Enclosures, Relay Panel, Dimmer Modules, DMX controls will be required. Such
examples are as follows:

Vi.
Vii.

viii.

The lighting control console shall be a microprocessor-based system specifically
designed to provide complete control of stage, studio, and entertainment
lighting systems.

(3) 27” 4K multi-touch LCD touchscreens, in articulating dual-axis display panels.
The Control System shall be designed to allow control of lighting and associated
systems via Button and Fader controls.

20 60 mm motorized faders, 100 10-fader pages for configurable faders, for
channel, submaster and palette/preset, timing and effect rate/speed playback
control.

Presets shall have a discrete fade time, programmable from zero

to 1,000 hours with a resolution of one millisecond.

Five banks of 10-button user-definable Target Keys

Optional fader functions include manual master control, individual zone
control, color control fade rate control or preset master control.

6.3-inch keypad touchscreen, with haptic touch feedback, servicing softkeys and
custom user layouts
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Xi.
Xii.

xiii.

Augment 3D programming and visualization environment

Virtual Media Server function for pixel-mapping

Multi-user and multi-programmer working environment

Relay Panels shall consist of a main enclosure with 30 pole breaker subpanel,
relay/dimmer sub panel, integral control electronics, and a low voltage subpanel
for data terminations and provision for accessory cards

Optional button functions include preset selection, manual mode

activation, record mode activation, station lockout, raise, lower, macro
activation, or room join/separate.

b. DMX-driven distributed power controllers
c. Building-wide system control and monitoring

Vi.

18.5" Touchscreen for stage control access points

HSB ColorPicker for dynamic selection of color with LED and multiparameter
fixtures

NetConnect -- making use of low-cost, easy-to-install Cat5 with PoE to connect
Touchscreen stations to a networked Paradigm Central Control Server System
For timed-event creation, edit and override from setup menu

Flush mounted Control Stations for lighting controls

One-, two-, four-, six- or eight-button station configurations
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Appendix J

Cost Estimates

COST ESTIMATES SUMMARY

Cost estimates for the conceptual options were
prepared by TBD consultants. The detailed report is
included in Appendix J. The following is a summary of
the basis for pricing, and the cost allocations for each
conceptual option described in Section 10.

Basis of Pricing

The cost estimates reflect fair construction value
based on local prevailing wage construction costs

for Fall 2024. Pricing does assume a competitive bid
procurement process. Subcontractor mark ups have
been included in each line-item unit price. General
Contractor’s/Construction Manager’s Site Requirement
costs are calculated on a percentage basis, and
estimates for General Conditions are included as

a percentage of hard costs. General Contractor’s/
Construction Manager’s overhead and fees are based
on a percentage of the total direct costs plus general
conditions, and cover the bonds, insurance, site office
overheads and profit. These details are outlined in the
full report.

Contingency

Both a Design Contingency (15%) and a Construction
Contingency (5%) have been carried in the conceptual
estimates. The Design Contingency is intended to cover
scope that lacks detail at the conceptual phase or is
anticipated to be added to the Design as it progresses
through further detailed project development.

The Construction Contingency is carried to cover
unforeseen conditions during construction. An Owner’s
Contingency has not been included but is advised when
a project moves forward.

Escalation

Cost estimates often include a percentage increase for
each month/year between the completed estimate
and the start date of construction. Since there is

Architectural Resources Group | Lear Theater HSR

no time frame for the start of construction for any of

the options, escalation HAS NOT been included in these
estimates. When a project is ready to move forward, the
estimates that have been developed should be revisited to
incorporate escalation since Fall 2024.

Alternates

A few scope items have been priced as Alternates. This
includes elements of the design that are an alternative to
the base scope of work that merits consideration, or are
design elements that would enhance the options, but are
not required to accomplish the program. These can be
added or deducted from the estimate as appropriate, and
include the following:

= Add Alternate for the exterior landscaped terrace with
site stair connection. This was designed to create a
seamless connection between the basement multi-use
space (elev 94’-0”) and the outdoor area (elev 100’-0”)
by lowering and expanding the lightwell, converting two
basement windows into doors and creating a grand stair
to link them together. This is illustrated in Option 2, but
it is a design element that could be included in any of the
Options.

= Add Alternate for a new enclosed control booth at level 2
in lieu of a control location/desk open to the auditorium
for consideration in Option 3.

Pricing Summary
= Option 1 —Building Stabilization to prevent further
deterioration during short term vacancy

= Option 2 — Rehabilitation of the building for use as a
Community Arts and Cultural Center

= Option 3 — Rehabilitation of the building for use as a
Performing Arts Venue for community theater

= Option 3A — Rehabilitation of the building for use as a
Performing Arts Venue, utilizing the existing sloped/flat
floor



Cost Estimates

Option 1 Option 2 Option3 Option 3A

Building Rehabilitation

Demolition $223,674 $250,860 $243,809
Structure $929.809 | $1,202633| $1,291,193
Facade $306,043 $471,560 $474,278 $474,278
Roofing $132,287 $165,281 $178,080 $178,080
Interiors $3,369,104 | $3,939,711| $3,946,582
Elevators $723,329 $723,329 $764,731
Systems $5,859,114 | §7,374,035| $7,368,893
Equipment $1,701,818 | $1,816423| $1,716,669
Sitework $165,614 $165,614 $165,614
TOTAL COSTS $438,330 | $13,609,303 | $16,214,963 | $16,149,849
Owner's Contingency (allow

10%) $43.833  $1,360,930  $1,621496  $1,614,985
Soft Costs (Allow 20%-25%) $88k-$110k $2.7m-$3.4m $3.2m-$4.1m $3.2m-$4.1m

$350,544
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV

BASIS OF ESTIMATE

REFERENCE DOCUMENTATION

This Construction Cost Estimate was produced from the following documentation. Design and Engineering changes occurring subsequent to the issue of
these documents have not been incorporated in this estimate.

Document Date

Conceptual Alternates Narratives and Drawings prepared by Architectural Resources
" Group Architects and their consultants

Draft Historic Structure Report prepared by Architectural Resources Group Architects
" and their consultants

PROJECT DESCRIPTION

The project involves the stabilization of the building fagade to prevent further deterioration of the structure and interiors while the building remains unoccupied
with two Alternate Options for building improvements.

13-Aug-24

15-Aug-24

Option 1 - Building Stabilization to prevent further deterioration during short term vacancy
Option 2 - Expansion and interior renovation for use as a Community Arts and Cultural Center.
Option 3 - Expansion and interior renovation for use as a Performing Arts Venue.

Option 3A - Expansion and interior renovation for use as a Performing Arts VVenue with 2nd floor layout to match Option 2

Option 1 does not address code or requirements for occupancy while Options 2 & 3 address ADA and other deficiencies to make the building code compliant
and usable.

BASIS FOR PRICING

This estimate reflects the fair construction value for this project and should not be construed as a prediction of low bid. Prices are based on local prevailing
wage construction costs at the time the estimate was prepared. Pricing assumes a procurement process with competitive bidding for all sub-trades of the
construction work, which is to mean a minimum of 3 bids for all subcontractors and materials/equipment suppliers. If fewer bids are solicited or received,
prices can be expected to be higher. our estimate assumes the work will be completed with prevailing wage rates under the normal public procurement
criteria. We have excluded any premiums for Local/Small or other DBE contract goals.

Subcontractor's markups have been included in each line item unit price. Markups cover the cost of field overhead, home office overhead and
subcontractor’s profit. Subcontractor's markups typically range from 15% to 25% of the unit price depending on market conditions.

General Contractor’s/Construction Manager's Site Requirement costs are calculated on a percentage basis. Estimates for the General Conditions (Site
Requirements / Site Supervision) are attached. The estimates translate to the following percentage of hard cost.

Stabilization Option 1 Option 2
Site Requirements 22.50% 6.50% 6.50%
Jobsite Management 27.50% 8.50% 8.50%
Phasing 0.00% 0.00% 0.00% Excluded

General Contractor’s/Construction Manager's overhead and fees are based on a percentage of the total direct costs plus general conditions, and covers the
contractor’s bond, insurance, site office overheads and profit.

Insurance & Bonding 3.20%
General Liability Insurance 1.15% General Liability Insurance
General Contractor Bond 0.80%
Sub-Guard 1.25%

Fee (G.C. Profit) 8.5% 5.5% 5.5%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV

BASIS OF ESTIMATE

Unless identified otherwise, the cost of such items as overtime, shift premiums and construction phasing are not included in the line item unit price.

This cost estimate is based on standard industry practice, professional experience and knowledge of the local construction market costs. TBD Consultants
have no control over the material and labor costs, contractors methods of establishing prices or the market and bidding conditions at the time of bid.
Therefore TBD Consultants do not guarantee that the bids received will not vary from this cost estimate.

CONTINGENCY

Design Contingency 15.0%

The Design Contingency is carried to cover scope that lacks definition and scope that is anticipated to be added to the Design. As the Design becomes
more complete the Design Contingency will reduce.

Construction Contingency 5.0%

The Construction Contingency is carried to cover the unforeseen during construction execution and Risks that do not currently have mitigation plans. As
Risks are mitigated, Construction Contingency can be reduced, but should not be eliminated.

An owners contingency has not been included in this construction cost estimate, but it is advised that the owner carry additional contingency to cover scope
change, bidding conditions, claims and delays.

Cost Escalation
Our cost estimate excludes cost escalation beyond the current estimate date. For future cost escalation we would recommend that the client carries 4% per
annum, calculated to the estimated mid-point of construction

EXCLUSIONS

- Cost Escalation / Price Increases beyond Q4 2024

- Land acquisition, feasibility studies, financing costs and all other owner costs

- All professional fees and insurance

- Site surveys, existing condition reports and soils investigation costs

- Items identified in the design as Not In Contract [NIC]

- Extensive hazardous materials investigations and abatement

- Utility company back charges, including work required off-site and payments made to utility providers.
- Cost of new electrical transformer (pad only included)

- New utility connections for domestic water, gas and/or sewer

- Furniture, Fixtures & Equipment

- ltems defined as Vendor / Owner supplied and Vendor / Owner installed

- Independent Project Management or Construction Management Fees (outside of General Contractor Fees)
- Permit Fees

- Special Inspection Fees

- Owners contingency

- Sole source contracts / DBE or other unique contract or procurement conditions.
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS
501 RIVERSIDE DRIVE, RENO, NV

KEY CRITERIA

October 10, 2024

AREA TABULATION

Floor Existing Option 2 Option 3 COMMENTS
FLOOR AREA
Basement 7,800 SF 7,800 SF 7,800 SF
First Floor 7,400 SF 8,600 SF 8,870 SF
Second Floor 1,800 SF 1,800 SF 1,800 SF
FLOOR AREA - GSF 17,000 SF 18,200 SF 18,470 SF
Other Key Criteria
Option 1 Ground Floor Perimeter 425 LF
Option 2 Ground Floor Perimeter 485 LF
Option 3 Ground Floor Perimeter 485 LF
Temporary Roof at Ground Floor 2,550 SF
Sitework
Entrance Portico 480 SF
Sitework Steps/Ramp to Basement 1,060 SF
Terrace Area 1,500 SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS
501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND
EXECUTIVE SUMMARY GSF: 18,200
OPTION 1 OPTION 2 OPTON 3 OPTON 3A COMMENTS

BUILDING RENOVATION

DEMOLITION $223,674 $250,860 $243,809

STRUCTURE $929,809 $1,292,633 $1,291,193

FACADE $306,043 $471,560 $474,278 $474,278

ROOFING $132,287 $165,281 $178,080 $178,080

INTERIORS $3,369,104 $3,939,711 $3,946,582

ELEVATORS $723,329 $723,329 $764,731

SYSTEMS $5,859,114 $7,374,035 $7,368,893

EQUIPMENT $1,701,818 $1,816,423 $1,716,669

SITEWORK $165,614 $165,614 $165,614
TOTAL COSTS $438,330 $13,609,304 $16,214,963 $16,149,849
ALTERNATES

gII-EéVPEgES_‘IggRSEATING ON EXISTING ($401,116)

ADD NEW CONTROL BOOTH AT LEVEL 2 $350,544

ADD EXTERIOR LANDSCAPED TERRACE

WITH SITE STAIR CONNECTION TO $333,472 $333,472 $333,472

BASEMENT
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS
501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND
MASTER FORMAT SUMMARY OPTION 1 GSF: 18,200
SECTION % TOTAL $/SF COMMENTS
01 GENERAL REQUIREMENTS 18.4% 49,052 $2.70 $12,263 per month
02 EXISTING CONDITIONS
03 CONCRETE
04 MASONRY 34.9% 93,260 $5.12
05 METALS
06 WOOD, PLASTIC + COMPOSITE
07 THERMAL + MOISTURE PROTECTION 25.9% 69,177 $3.80
08 OPENINGS 7.5% 20,005 $1.10
09 FINISHES 13.3% 35,568 $1.95
10 SPECIALTIES
11 EQUIPMENT
12 FURNISHINGS
13 SPECIAL CONSTRUCTION
14 CONVEYING EQUIPMENT
21 FIRE SUPPRESSION
22 PLUMBING
23 HVAC
25 INTEGRATED AUTOMATION
26 ELECTRICAL
27 COMMUNICATIONS
28 ELECTRICAL SAFETY + SECURITY
31 EARTHWORK
32 EXTERIOR IMPROVEMENTS
33 UTILITIES
34 TRANSPORTATION
35 WATERWAY + MARINE CONSTRUCTION
DIRECT COSTS 267,062 $14.67
JOBSITE MANAGEMENT 27.5% 59,953 $3.29
ESTIMATE SUB-TOTAL 327,014 $17.97
LIABILITY INSURANCE 3.20% 10,464 $0.57
FEE 8.5% 27,796 $1.53
ESTIMATE SUB-TOTAL 365,275 $20.07
DESIGN CONTINGENCY 15.0% 54,791 $3.01
CONSTRUCTION CONTINGENCY 5.0% 18,264 $1.00
ESTIMATE SUB-TOTAL 438,330 $24.08
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATE TOTAL 438,330 $24.08
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS
501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND
UNIFORMAT Il SUMMARY OPTION 1 GSF: 17,000
SECTION % TOTAL $/SF COMMENTS
10 FOUNDATIONS
20 BASEMENT CONSTRUCTION
A SUBSTRUCTURE
10 SUPERSTRUCTURE
20 EXTERIOR ENCLOSURE 69.8% 152,215 $8.95
30 ROOFING 30.2% 65,795 $3.87
B SHELL 100.0% 218,010 $12.82
10 INTERIOR CONSTRUCTION
20 STAIRS
30 INTERIOR FINISHES
C INTERIORS
10 CONVEYING
20 PLUMBING
30 HVAC
40 FIRE PROTECTION
50 ELECTRICAL
D SERVICES
10 EQUIPMENT
20 FURNISHINGS
E EQUIPMENT + FURNISHINGS
10 SPECIAL CONSTRUCTION
20 SELECTIVE BUILDING DEMOLITION
F SPECIAL CONSTRUCTION + DEMOLITION
10 SITE PREPARATION
20 SITE IMPROVEMENTS
30 SITE MECHANICAL UTILITIES
40 SITE ELECTRICAL UTILITIES
50 OTHER SITE CONSTRUCTION
G BUILDING SITEWORK
DIRECT COSTS 218,010 $12.82
SITE REQUIREMENTS 22.5% 49,052 $2.89
JOBSITE MANAGEMENT 27.5% 59,953 $3.53
ESTIMATE SUB-TOTAL 327,014 $19.24
LIABILITY INSURANCE 3.20% 10,464 $0.62
FEE 8.50% 27,796 $1.64
ESTIMATE SUB-TOTAL 365,275 $21.49
DESIGN CONTINGENCY 15.0% 54,791 $3.22
CONSTRUCTION CONTINGENCY 5.0% 18,264 $1.07
ESTIMATE SUB-TOTAL 438,330 $25.78
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATED CONSTRUCTION COSTS 438,330 $25.78 total add-ons 101.06%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND
COST DISTRIBUTION GRAPH OPTION 1 GSF: 17,000

FOUNDATIONS = 0.0%
BASEMENT CONSTRUCTION = 0.0%

SUPERSTRUCTURE  0.0%

INTERIOR CONSTRUCTION = 0.0%
STAIRS  0.0%

INTERIOR FINISHES  0.0%
CONVEYING  0.0%

PLUMBING = 0.0%

HVAC  0.0%

FIRE PROTECTION = 0.0%
ELECTRICAL  0.0%

EQUIPMENT = 0.0%

FURNISHINGS = 0.0%

SPECIAL CONSTRUCTION = 0.0%
SELECTIVE BUILDING DEMOLITION = 0.0%
SITE PREPARATION  0.0%

SITE IMPROVEMENTS  0.0%

SITE MECHANICAL UTILITIES = 0.0%
SITE ELECTRICAL UTILITIES = 0.0%

OTHER SITE CONSTRUCTION = 0.0%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 1 GSF: 17,000
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
1
2 Foundations
3
4 No work in this section Note
5
6 FOUNDATIONS $0/SF
7
8 Basement Construction
9
10 No work in this section Note
11
12 BASEMENT CONSTRUCTION $0/SF
13
14 Superstructure
15
16 No work in this section Note
17
17 SUPERSTRUCTURE $0/SF
19
20 Exterior Enclosure
21
22 Exterior Walls
23 9 Remove existing ivy, repair plaster and paint 208 SF 13.50 2.808
surface
24 9 Repair stucco cracks and repaint surface 1,680 SF 19.50 32,760
25 7 Seal aII_ open joints between temporary structure 124 LF 23.40 2.902 caulking and stucco
and building
26 7 Seal open joints at existing opening 1 LS 480.00 480
Remove existing temporary membrane, install
27 4 new sheathing and stucco finish to match 880 SF 98.00 86,240
existing
28 4 Paint west elevation 1,560 SF 4.50 7,020
29
30 Windows $17,400
Repair existing windows. Replace
31 8 L ) . .
broken/missing glazing and prime and paint
32 8 Basement 5 EA 1,450.00 7,250
33 8 First Floor 6 EA 1,450.00 8,700
34 8 Second Floor 1 EA 1,450.00 1,450
35
36 Exterior Doors
37 Work to Existing Doors $2,605
- 8 Replace glass at existing double doors at 1 PR 980.00 980
Entry 109
39 8 Replace broken glass at entry door transom 1 LS 685.00 685
40 8 Allowance to install new weather stripping 4 PR 235.00 940
41
42 EXTERIOR ENCLOSURE 152,215 $8.95/ SF
43
44 Roofing
45
46 2nd Floor Roofing
47 7 Replace rolled roofing at 2nd Floor 560 SF 48.00 26,880
48 7 New eaves trim
49
50 Temporary Structure
51 7 Replace sections of existing damaged plywood 2,550 SF 2.20 5,610
52 7 Paint with elastomeric paint 2,550 SF 6.50 16,575
53
54 Miscellaneous Roofing ltems
55 7 AIIovyance fqr mlscellgneous patching and 1 LS 15,000.00 15,000
repairs to existing main roof
56 7 Secure existing metal flashing 1 LS 1,250.00 1,250
57 7 Reattach downspout extension 1 LS 480.00 480
58
59 ROOFING 65,795 $3.87/ SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS
501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND

MASTER FORMAT SUMMARY OPTION 2 GSF: 18,200
SECTION % TOTAL $/SF COMMENTS
01 GENERAL REQUIREMENTS 6.1% 589,713 $32.40 $42,122 per month
02 EXISTING CONDITIONS 1.6% 154,870 $8.51
03 CONCRETE 2.2% 210,369 $11.56
04 MASONRY 1.0% 93,260 $5.12
05 METALS 1.2% 118,820 $6.53
06 WOOD, PLASTIC + COMPOSITE 5.9% 573,189 $31.49
07 THERMAL + MOISTURE PROTECTION 1.1% 106,277 $5.84
08 OPENINGS 4.7% 456,755 $25.10
09 FINISHES 15.9% 1,534,431 $84.31
10 SPECIALTIES 2.0% 197,270 $10.84
11 EQUIPMENT 10.3% 995,000 $54.67
12 FURNISHINGS 1.4% 139,500 $7.66
13 SPECIAL CONSTRUCTION
14 CONVEYING EQUIPMENT 5.0% 482,200 $26.49
21 FIRE SUPPRESSION 1.6% 155,610 $8.55
22 PLUMBING 5.9% 566,350 $31.12
23 HVAC 14.8% 1,427,000 $78.41
25 INTEGRATED AUTOMATION 1.2% 113,750 $6.25
26 ELECTRICAL 14.1% 1,366,240 $75.07
27 COMMUNICATIONS 0.8% 79,170 $4.35
28 ELECTRICAL SAFETY + SECURITY 2.3% 218,400 $12.00
31 EARTHWORK
32 EXTERIOR IMPROVEMENTS 0.4% 36,420 $2.00
33 UTILITIES 0.5% 47,625 $2.62
34 TRANSPORTATION
35 WATERWAY + MARINE CONSTRUCTION
DIRECT COSTS 9,662,219 $530.89
JOBSITE MANAGEMENT 8.5% 771,163 $42.37
ESTIMATE SUB-TOTAL 10,433,382 $573.26
LIABILITY INSURANCE 3.20% 333,868 $18.34
FEE 5.5% 573,836 $31.53
ESTIMATE SUB-TOTAL 11,341,087 $623.14
DESIGN CONTINGENCY 15.0% 1,701,163 $93.47
CONSTRUCTION CONTINGENCY 5.0% 567,054 $31.16
ESTIMATE SUB-TOTAL 13,609,304 $747.76
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATE TOTAL 13,609,304 $747.76
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV

Estimator: ND

UNIFORMAT Il SUMMARY OPTION 2 GSF: 18,200
SECTION % TOTAL $/SF COMMENTS
10 FOUNDATIONS 2.2% 195,369 $10.73
20 BASEMENT CONSTRUCTION
A SUBSTRUCTURE 2.2% 195,369 $10.73
10 SUPERSTRUCTURE 4.7% 424,479 $23.32
20 EXTERIOR ENCLOSURE 3.5% 314,361 $17.27
30 ROOFING 1.2% 110,183 $6.05
B SHELL 9.4% 849,023 $46.65
10 INTERIOR CONSTRUCTION 11.8% 1,067,033 $58.63
20 STAIRS 1.6% 148,800 $8.18
30 INTERIOR FINISHES 11.4% 1,030,146 $56.60
C INTERIORS 24.8% 2,245,979 $123.41
10 CONVEYING 5.3% 482,200 $26.49
20 PLUMBING 6.2% 566,350 $31.12
30 HVAC 17.0% 1,540,750 $84.66
40 FIRE PROTECTION 1.7% 155,610 $8.55
50 ELECTRICAL 18.1% 1,643,210 $90.29
D SERVICES 48.4% 4,388,120 $241.11
10 EQUIPMENT 11.0% 995,000 $54.67
20 FURNISHINGS 1.5% 139,500 $7.66
E EQUIPMENT + FURNISHINGS 12.5% 1,134,500 $62.34
10 SPECIAL CONSTRUCTION
20 SELECTIVE BUILDING DEMOLITION 1.6% 149,110 $8.19
F SPECIAL CONSTRUCTION + DEMOLITION 1.6% 149,110 $8.19
10 SITE PREPARATION 0.1% 5,760 $0.32
20 SITE IMPROVEMENTS 0.4% 36,420 $2.00
30 SITE MECHANICAL UTILITIES 0.5% 47,625 $2.62
40 SITE ELECTRICAL UTILITIES 0.2% 20,600 $1.13
50 OTHER SITE CONSTRUCTION
G BUILDING SITEWORK 1.2% 110,405 $6.07
DIRECT COSTS 9,072,506 $498.49
SITE REQUIREMENTS 6.5% 589,713 $32.40
JOBSITE MANAGEMENT 8.5% 771,163 $42.37
ESTIMATE SUB-TOTAL 10,433,382 $573.26
LIABILITY INSURANCE 3.20% 333,868 $18.34
FEE 5.50% 573,836 $31.53
ESTIMATE SUB-TOTAL 11,341,087 $623.14
DESIGN CONTINGENCY 15.0% 1,701,163 $93.47
CONSTRUCTION CONTINGENCY 5.0% 567,054 $31.16
ESTIMATE SUB-TOTAL 13,609,304 $747.76
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATED CONSTRUCTION COSTS 13,609,304 $747.76 total add-ons 50.01%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND
COST DISTRIBUTION GRAPH OPTION 2 GSF: 18,200

FOUNDATIONS 2.2%

BASEMENT CONSTRUCTION = 0.0%

SUPERSTRUCTURE 4.7%

EXTERIOR ENCLOSURE 3.5%

ROOFING 1.2%

INTERIOR CONSTRUCTION 11.8%

STAIRS 1.6%

INTERIOR FINISHES 11.4%

CONVEYING 5.3%

PLUMBING 6.2%

HVAC 17.0%

FIRE PROTECTION 1.7%

EQUIPMENT 11.0%
FURNISHINGS 1.5%

SPECIAL CONSTRUCTION = 0.0%

SELECTIVE BUILDING DEMOLITION 1.6%

SITE PREPARATION | 0.1%

SITE IMPROVEMENTS 0.4%

SITE MECHANICAL UTILITIES 0.5%

SITE ELECTRICAL UTILITIES 0.2%

OTHER SITE CONSTRUCTION  0.0%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 2 GSF: 18,200

REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
1
2 Foundations
j New Stair at SE Corner

Modify existing walls and foundations for new

5 3 stair at SE corner 1 LS 16,500.00 16,500

6

7 ADA Elevator

8 3 Excavate for new elevator pit 16 CY 435.00 6,767

9 3 Concrete foundations 9 CY 1,850.00 16,787

10 3 Concrete walls 102 SF 287.00 29,274

1 3 Misc. embeds 1 LS 3,500.00 3,500

12 3 Allowance for waterproofing 162 SF 35.00 5,670

13

14 New Freight Elevator

15 3 Allowance to modify existing pit for new freight 1 LS 10,000.00 10,000
elevator

16

17 Existing Elevator Pit

18 3 Drain water in existing pit 1 LS 780.00 780

19 3 Fill existing pit with gravel 7 CY 385.00 2,567

20

21 New Banquet Kitchen

2 3 Allowance for new pad footings at new column 9 EA 2.850.00 5,700
locations

23

24 Slab on Grade

25 3 Infill sections of_slab on grade_ at areas removed 1,850 SF 35.00 64,750
for new foundation and plumbing work

26 3 Allowance for dowels into existing slab on grade 280 EA 65.00 18,200

27 3 Allowance for patching / repairs to the existing 5,950 SF 250 14,875
slab on grade

28

29 FOUNDATIONS 195,369 $10.73/ SF

30

31 Basement Construction

32

33 No work in this section Note

34

35 BASEMENT CONSTRUCTION $0/SF

36

37 Superstructure

38

39 Wood Framing

40 6 Wall framing for new expansion 3,264 SF 18.50 60,384

41 6 Plywood sheathing 1,306 SF 5.50 7,181

w“ 6 Allowance for new structural/shear walls at 360 SF 35.00 12,600
basement restrooms

3 6 New flqor framing and sheathing at first floor 1,180 SF 55.00 64,900
expansion

44 6 New framing and sheathing at expansion roof 1,239 SF 38.00 47,082

45 6 Added columns at basement kitchen 2 EA 2,850.00 5,700

% 6 Allowance for new 2x10 floor framing over 1,300 SF 2200 28,600
kitchen

47 6 Allowance for added framing at new stair 1 LS 8,900.00 8,900

8 6 Allowance for added framing at new elevator 2 EA 780.00 1,560 -
shaft 1st & 2nd Floor opening
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 2 GSF: 18,200
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS

49

49 6 AII_OV\_/ance for added plywood sheathing to 2.160 SF 7.20 15,552
existing walls

51 6 Framing for new ramp to stage 1 LS 2,850.00 2,850

51 6 Framing for new landing at stage exit door 1 LS 4,970.00 4,970

52 6 Framing/sheathing for elevator lobby and 415 SF 18.00 7.470
storage rooms at second floor

53 6 A!Iowancg for repairs to eX|st.|ng floor frf:lmlng 6 LOC 1,240.00 7.440
with new joists sistered to existing framing

54 6 Allowance for miscellaneous clips and straps 18,200 SF 0.85 15,470

56

57 Concrete Work

58 3 Allowance for work to existing concrete walls 1 LS 15,000.00 15,000

59

60 Metals

61 5 Metal rails and beams at elevator shafts 2 EA 12,300.00 24,600

62 5 Allowance for new steel beams over banquet 44 LF 280.00 12,320
kitchen

63 5 Miscellaneous metals 18,200 SF 4.50 81,900

64

65 SUPERSTRUCTURE 424,479 $23.32/ SF

66

67 Exterior Enclosure

68

69 Existing Exterior Walls

70 9 Remove existing ivy, repair plaster and paint 208 SF 13.50 2.808
surface

71 9 Repair stucco cracks and repaint surface 1,680 SF 19.50 32,760

7 7 Seal aII_ open joints between temporary structure 124 LF 23.40 2.902 caulking and stucco
and building

73 7 Seal open joints at existing opening 1 LS 480.00 480
Remove existing temporary membrane, install

74 4 new sheathing and stucco finish to match 880 SF 98.00 86,240
existing

75 4 Paint west elevation 1,560 SF 4.50 7,020

76

77 Existing Windows $17,400
Repair existing windows. Replace

78 8 L ) . .
broken/missing glazing and prime and paint

79 8 Basement 5 EA 1,450.00 7,250

80 8 First Floor 6 EA 1,450.00 8,700

81 8 Second Floor 1 EA 1,450.00 1,450

82

83 Existing Exterior Doors

84 Work to Existing Doors $2,605

85 8 Replace glass at existing double doors at 1 PR 980.00 980

Entry 109

86 8 Replace broken glass at entry door transom 1 LS 685.00 685

87 8 Allowance to install new weather stripping 4 PR 235.00 940

88

89 New Exterior Wall Assembly

% 9 Exterlor. wall finish to match existing at new 1,296 SF 48.00 62,208

expansion

91 7 Insulation to new walls 1,166 SF 6.00 6,998

92 9 Exterior paint 10,080 SF 4.25 42,840

93

94 New Doors

95 8 New single doors in existing exterior wall 2 EA 6,400.00 12,800

96 8 New double doors in existing exterior wall 1 PR 8,200.00 8,200

97 8 New single door at expansion 1 EA 4,800.00 4,800

98 8 Allowance for door / screen at freight elevator 1 LS 5,500.00 5,500
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 2 GSF: 18,200
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
99
100 New Windows
101 8 Allowance for new windows 1 LS 10,000.00 10,000
102
103 Soffits
104 9 Allowance for repairs to existing soffits 480 SF 15.00 7,200
105 9 New exterior soffits at expansion 40 SF 40.00 1,600
106
107 EXTERIOR ENCLOSURE 314,361 $17.27 / SF
108
109 Roofing
110
111 2nd Floor Roofing
12 7 Replace rolled roofing at 2nd Floor 560 SF 48.00 26,880
113 7 New eaves trim
114
115 Roof Over Banquet Kitchen
116 7 New insulation and roofing 2,550 SF 2.20 5,610
17 9 Eaves 54 LF 104.00 5,616
18 7 Flashing 95 LF 85.00 8,075
119
120 Expansion Roofing
121 7 New insulation and roofing 1,239 SF 28.00 34,692
122 9 Eaves 102 LF 85.00 8,670
123 7 Flashing 46 LF 85.00 3,910
124
125 Miscellaneous Roofing ltems
126 7 AIIovyance fqr r_nlscellz_aneous patching and 1 LS 15,000.00 15,000
repairs to existing main roof
127 7 Secure existing metal flashing 1 LS 1,250.00 1,250
128 7 Reattach downspout extension 1 LS 480.00 480
129
130 ROOFING 110,183 $6.05/ SF
131
132 Interior Construction
133
134 Interior Partitions
135 9 Basement 4,954 SF 32.00 158,516
136 9 First Floor 2,815 SF 32.00 90,080
137 9 Second Floor 1,182 SF 32.00 37,824
138 9 Drywall to structural walls 2,938 SF 7.00 20,563
139 9 Drywall to existing walls 4,800 SF 7.00 33,600
140 9 Allowance for upgrade to plaster finish on new See Finishes
walls
141
142 Interior Doors
143 8 New interior doors & frames- single 14 EA 5,200.00 72,800
144 8 New interior doors & frames - double 7 EA 8,300.00 58,100
145 8 Refurbish existing doors 8 LVS 1,850.00 14,800
146 8 Allowance for folding acoustic partitions in multi- 3 EA 83,250.00 249,750 o
purpose room 50'x9
147
148 Millwork & Cabinets
149 6 Dressing room casework 58 LF 785.00 45,530
150 6 Restroom vanity units 24 LF 675.00 16,200
151 6 Miscellaneous millwork and cabinets 18,200 SF 1.50 27,300
152
153 Other Interior Construction
154 ls\l;\a/:/:;lat floor assembly to main auditorium 2,980 SF 15.00 44.700
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS

501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND

ESTIMATE DETAIL OPTION 2 GSF: 18,200
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
155
156 Signage & Specialties
157 10 Allowance for code minimum signage 18,200 SF 0.25 4,550
158 10 Allowance for directions / other signage 18,200 SF 0.85 15,470
159 Restroom Accessories
160 10 Large restrooms 4 EA 8,500.00 34,000
161 10 Small / single occupancy restrooms 3 EA 4,500.00 13,500
162 Restroom partitions
163 10 Standard 10 EA 6,500.00 65,000
164 10 Accessible 4 EA 8,500.00 34,000
165 10 Urinal screen 4 EA 2,000.00 8,000
166 10 Allowance for miscellaneous specialties 18,200 SF 1.25 22,750
167
168 INTERIOR CONSTRUCTION 1,067,033 $58.63 / SF
169
170 Stairs
171
172 6 New stair from Basement to L1 1 LS 35,000.00 35,000
173 6 New stair from basement to L2 at new elevator 1 LS 85,000.00 85,000
174 6 New stairs at stage exit 1 LS 7,500.00 7,500
175 6 New ramp at stage 1 LS 4,300.00 4,300
176 6 Steps / stair at portable stage extension See Equipment
77 s AII.ovyance t_o modify / replace handrails at 9 FLTS 8,500.00 17,000
existing stair
178
179 STAIRS 148,800 $8.18 / SF
180
181 Interior Finishes
182
183 Floor Finishes
184 9 Flooring to basement multi-purpose room 2,490 SF 12.00 29,880 VCT / Other
185 9 Flooring to kitchen 796 SF 45.00 35,820 Quarry Tile
186 9 Flooring to new restrooms 400 SF 48.00 19,200 Tile
187 9 Flooring to Basement Dressing Rooms 415 SF 8.00 3,320 Carpet
188 9 Flooring to basement corridors 936 SF 9.00 8,424 VCT
189 9 Flooring to light & sound room 105 SF 9.00 945 VCT
190 9 Flooring to basement elevator / stair lobby 346 SF 25.00 8,650 Allowance
191 9 Flooring to basement storage spaces 1,160 SF 2.00 2,320 Seal Concrete
192 9 New flooring to stage 964 SF 18.00 17,352 Wood
193 9 Paint backstage floor 780 SF 4.00 3,120
194 9 Flooring tg Accessible c_iressmg room and 234 SF 48.00 11,232 .
restroom in new extension Tile
195 9 Other flooring to extension 466 SF 14.00 6,524 Allowance
196 9 Refinish / replace flooring to Foyer/Lobby 755 SF 35.00 26,425 allowance
197 9 Refinish/replace flooring in restrooms 516 SF 35.00 18,060 allowance
198 9 New flooring to auditorium 2,980 SF 28.00 83,440 wood
199 9 Flooring to new stairs 438 SF 20.00 8,760 allowance
200 9 Flooring to 2nd Floor Balcony & Elevator Lobby 788 SF 12.00 9,456 carpet
201 9 Flooring to 2nd Floor Offices 264 SF 8.00 2,112 carpet
202
203 Wall Finishes
204 9 Allowance for new plaster finish at new walls 5,370 SF 38.00 204,074
205 9 Patch / repair existing plaster walls 5,460 SF 12.00 65,520
206 9 Ceramic tile to walls 4,800 SF 42.00 201,600
207 9 Paint walls 14,079 SF 3.00 42,238
208 9 Allowance for acoustic wall panels 18,200 SF 5.00 91,000
209
210 Ceiling Finishes
211 9 Kitchen ceiling 796 SF 16.00 12,736
212 9 Other new ceilings 815 SF 20.00 16,300
213 9 Allowance to patch / repair existing ceilings 14,769 SF 3.00 44,307
214 9 Paint to ceilings 16,380 SF 3.50 57,330
215
216 INTERIOR FINISHES 1,030,146 $56.6 / SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 2 GSF: 18,200

REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
217
218 Conveying
219
220 14 New passenger elevator (Basement - L2) 1 LS 289,200.00 289,200
221 14 New freight elevator (Basement - L1) 1 LS 193,000.00 193,000
222
223 CONVEYING 482,200 $26.49 / SF
224
225 Plumbing
226
227 Plumbing Fixtures
228 22 WC's 17 EA 4,500.00 76,500
229 22 Urinals 5 EA 3,900.00 19,500
230 22 WHB's 12 EA 4,100.00 49,200
231 22 Shower 1 EA 3,800.00 3,800
232 22 Janitors Sink 1 EA 2,900.00 2,900
233 22 Kitchen Plumbing Fixtures 12 EA 4,000.00 48,000
234 22 Plumbing piping 18,200 SF 13.50 245,700
235 22 Allowance for seismic gas valve 1 LS 4,850.00 4,850
236
237 Plumbing Equipment
238 22 Duplex sewage ejector and controls 1 EA 14,300.00 14,300
239 22 110 Gallon, 1999 mbh natural gas water heaters 2 EA 12,300.00 24,600
240 22 Elevator pit sump pump 2 EA 6,300.00 12,600
241 22 750 Gallon grease trap 1 EA 9,800.00 9,800
242
243 22 Plumbing general requirements 18,200 SF 3.00 54,600
244
245 PLUMBING 566,350 $31.12/ SF
246
247 HVAC
248
249 23 General HVAC system including exhaust 18,200 SF 73.00 1,328,600
50 23 Grease hood kitchen exhaust and make up air 1 LS 98,400.00 98,400

system
251 25 Building Controls 18,200 SF 6.25 113,750
252
253 HVAC 1,540,750 $84.66 / SF
254
255 Fire Protection
256
57 o1 Ne_w _automatlc fire s_prlnkler system to existing 18,200 SF 8.55 155,610

building and expansion
258
259 FIRE PROTECTION 155,610 $8.55/ SF
260
261 Electrical
262
263 Power
264 26 New building switchgear 1 LS 43,500.00 43,500 e steworkforfransiormer &
265 26 Main building distribution 18,200 SF 5.55 101,010
266 26 Invertor 1 LS 24,500.00 24,500
267 26 Emergency power distribution 18,200 SF 1.85 33,670
268 26 Equipment power 18,200 SF 1.05 19,110
269 26 Convenience power 18,200 SF 8.00 145,600
270
271 Lighting
272 26 Branch lines and lighting distribution 18,200 SF 8.50 154,700
2713 26 Purchase light fixtures 18,200 SF 20.00 364,000
274 26 Install light fixtures 18,200 SF 6.50 118,300
275 26 Lighting controls 18,200 SF 10.00 182,000
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS

501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND
ESTIMATE DETAIL OPTION 2 GSF: 18,200
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
276
277 Fire Alarm
278 28 New fire alarm system 18,200 SF 6.00 109,200
279
280 Low Voltage
281 26 LV infrastructure 18,200 SF 7.50 136,500
282 27 Tele/data cabling 18,200 SF 4.35 79,170
283 26 AV cabling 18,200 SF 1.25 22,750
284 28 Allowance for AV equipment 18,200 SF 2.50 45,500
285 28 Allowance for security cabling and devices 18,200 SF 3.50 63,700
286
287 ELECTRICAL 1,643,210 $90.29 / SF
288
289 Equipment
290
291 Kitchen Equipment
22 1 Allowance for commercial kitchen equipment 1 LS 985,000.00 985,000
293 11 Allowance for appliance to dressing rooms 1 LS 10,000.00 10,000
294
295 EQUIPMENT 995,000 $54.67 | SF
296
297 Furnishings
298
299 Theater Seating
00 12 Remove, restore and reinstall existing balcony 54 EA 1,250.00 67,500
seats
301
302 Stage
303 12 Portable stage extension 1 LS 65,000.00 65,000
304 12 Steps EA 3,500.00 7,000
305
306 FURNISHINGS 139,500 $7.66 / SF
307
308 Special Construction
309
310 n/a
311
312 SPECIAL CONSTRUCTION $0/SF
313
314 Selective Building Demolition
315
316 Building Demolition
317 2 Demolition for new expansion 1 LS 8,590.00 8,590
318 2 Demolish sections of existing slab on grade 1,850 SF 14.00 25,900
319 2 Demolish section of existing concrete walls 30 LF 250.00 7,500
320 2 Demolish interior partitions 235 LF 32.00 7,520
321 2 Remove existing floor, wall and ceiling finishes 18,200 SF 1.50 27,300
322 2 Remove existing MEP fixtures 18,200 SF 0.70 12,740
323 2 Allowance to salvage historic materials 18,200 SF 1.85 33,670
21 2 Allowance for.safety protocols and disposal of 18,200 SF 0.70 12,740 . '
hazmat material lead pain, acm at flooring etc..
325 2 Cut new door opening in existing walls 3 EA 1,350.00 4,050
26 2 Remove existing windows and enlarge opening See Alternates
for new doorway
327 2 Miscellaneous demolition 18,200 SF 0.50 9,100
328
329 SELECTIVE BUILDING DEMOLITION 149,110 $8.19/SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS

501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND

ESTIMATE DETAIL OPTION 2 GSF: 18,200
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
330
331 Site Preparation
332
333 2 Demoalish existing site retaining wall See Alternates
33 2 Demolish existing concrete at entrance portico 480 SF 12.00 5,760
35 31 Allowance for general site clearance for new site See Alternates
improvements
336 31 Excavate to reduce level for new steps / ramps See Alternates
337 31 Dispose of excavated material off site See Alternates
338 31 Rough and fine grading See Alternates
39 31 Allowance for SWPP related to excavation and See Alternates
sitework
340
341 SITE PREPARATION 5,760 $0.32/ SF
342
343 Site Improvements
344
345 32 New concrete paving, steps and ramps See Alternates
346 32 Handrails See Alternates
347 32 Allowance for new terrace paving See Alternates
348 32 New steps / pathway to building 3 EA 3,500.00 10,500
349 32 New concrete paving at Portico 480 SF 54.00 25,920
350
351 SITE IMPROVEMENTS 36,420 $2/SF
352
353 Site Mechanical Utilities
354
355 33 Allowance for site storm drainage See Alternates
356
357 Fire Water
358 33 New fire water connection to public main 1 LS 20,000.00 20,000
359 33 Piping and valves 65 LF 145.00 9,425
60 33 Backflov_v preventor assembly and building 1 LS 18,200.00 18,200
connection
361
362 SITE MECHANICAL UTILITIES 47,625 $2.62/ SF
363
364 Site Electrical Utilities
365
366 New transformer Excluded - by utility provider
367 26 Transformer pad 1 LS 4,850.00 4,850
368 26 New building feed (trench, conduit, conductors) 45 LF 350.00 15,750
369
370 SITE ELECTRICAL UTILITIES 20,600 $1.13/SF
371
372 Other Site Construction
373
374 No work in this section Note
375
376 OTHER SITE CONSTRUCTION $0/SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS
501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND

MASTER FORMAT SUMMARY OPTION 3 GSF: 18,470
SECTION % TOTAL $/SF COMMENTS
01 GENERAL REQUIREMENTS 6.1% 702,620 $38.04 $43,914 per month
02 EXISTING CONDITIONS 1.5% 172,993 $9.37
03 CONCRETE 2.0% 235,869 $12.77
04 MASONRY 0.8% 93,260 $5.05
05 METALS 2.0% 226,619 $12.27
06 WOOD, PLASTIC + COMPOSITE 6.4% 734,138 $39.75
07 THERMAL + MOISTURE PROTECTION 1.0% 115,781 $6.27
08 OPENINGS 4.4% 509,255 $27.57
09 FINISHES 15.4% 1,776,299 $96.17
10 SPECIALTIES 2.0% 231,757 $12.55
11 EQUIPMENT 5.6% 640,000 $34.65
12 FURNISHINGS 5.0% 570,900 $30.91
13 SPECIAL CONSTRUCTION
14 CONVEYING EQUIPMENT 4.2% 482,200 $26.11
21 FIRE SUPPRESSION 1.5% 175,465 $9.50
22 PLUMBING 4.6% 534,171 $28.92
23 HVAC 15.1% 1,736,180 $94.00
25 INTEGRATED AUTOMATION 1.2% 133,908 $7.25
26 ELECTRICAL 16.5% 1,904,189 $103.10
27 COMMUNICATIONS 0.9% 101,585 $5.50
28 ELECTRICAL SAFETY + SECURITY 3.0% 350,930 $19.00
31 EARTHWORK
32 EXTERIOR IMPROVEMENTS 0.3% 36,420 $1.97
33 UTILITIES 0.4% 47,625 $2.58
34 TRANSPORTATION
35 WATERWAY + MARINE CONSTRUCTION
DIRECT COSTS 11,512,163 $623.29
JOBSITE MANAGEMENT 8.5% 918,811 $49.75
ESTIMATE SUB-TOTAL 12,430,975 $673.04
LIABILITY INSURANCE 3.20% 397,791 $21.54
FEE 5.5% 683,704 $37.02
ESTIMATE SUB-TOTAL 13,512,469 $731.59
DESIGN CONTINGENCY 15.0% 2,026,870 $109.74
CONSTRUCTION CONTINGENCY 5.0% 675,623 $36.58
ESTIMATE SUB-TOTAL 16,214,963 $877.91
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATE TOTAL 16,214,963 $877.91
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV

Estimator: ND

UNIFORMAT Il SUMMARY OPTION 3 GSF: 18,470
SECTION % TOTAL $/SF COMMENTS
10 FOUNDATIONS 2.0% 220,869 $11.96
20 BASEMENT CONSTRUCTION
A SUBSTRUCTURE 2.0% 220,869 $11.96
10 SUPERSTRUCTURE 5.9% 640,852 $34.70
20 EXTERIOR ENCLOSURE 2.9% 316,173 $17.12
30 ROOFING 1.1% 118,715 $6.43
B SHELL 10.0% 1,075,740 $58.24
10 INTERIOR CONSTRUCTION 12.3% 1,327,453 $71.87
20 STAIRS 1.4% 148,800 $8.06
30 INTERIOR FINISHES 10.6% 1,150,116 $62.27
C INTERIORS 24.3% 2,626,369 $142.20
10 CONVEYING 4.5% 482,200 $26.11
20 PLUMBING 4.9% 534,171 $28.92
30 HVAC 17.3% 1,870,088 $101.25
40 FIRE PROTECTION 1.6% 175,465 $9.50
50 ELECTRICAL 21.6% 2,336,104 $126.48
D SERVICES 49.9% 5,398,027 $292.26
10 EQUIPMENT 5.9% 640,000 $34.65
20 FURNISHINGS 5.3% 570,900 $30.91
E EQUIPMENT + FURNISHINGS 11.2% 1,210,900 $65.56
10 SPECIAL CONSTRUCTION
20 SELECTIVE BUILDING DEMOLITION 1.5% 167,233 $9.05
F SPECIAL CONSTRUCTION + DEMOLITION 1.5% 167,233 $9.05
10 SITE PREPARATION 0.1% 5,760 $0.31
20 SITE IMPROVEMENTS 0.3% 36,420 $1.97
30 SITE MECHANICAL UTILITIES 0.4% 47,625 $2.58
40 SITE ELECTRICAL UTILITIES 0.2% 20,600 $1.12
50 OTHER SITE CONSTRUCTION
G BUILDING SITEWORK 1.0% 110,405 $5.98
DIRECT COSTS 10,809,543 $585.25
SITE REQUIREMENTS 6.5% 702,620 $38.04
JOBSITE MANAGEMENT 8.5% 918,811 $49.75
ESTIMATE SUB-TOTAL 12,430,975 $673.04
LIABILITY INSURANCE 3.20% 397,791 $21.54
FEE 5.50% 683,704 $37.02
ESTIMATE SUB-TOTAL 13,512,469 $731.59
DESIGN CONTINGENCY 15.0% 2,026,870 $109.74
CONSTRUCTION CONTINGENCY 5.0% 675,623 $36.58
ESTIMATE SUB-TOTAL 16,214,963 $877.91
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATED CONSTRUCTION COSTS 16,214,963 $877.91 total add-ons 50.01%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND
COST DISTRIBUTION GRAPH OPTION 3 GSF: 18,470

FOUNDATIONS 2.0%

BASEMENT CONSTRUCTION = 0.0%

SUPERSTRUCTURE 5.9%

EXTERIOR ENCLOSURE 2.9%

ROOFING 1.1%

INTERIOR CONSTRUCTION 12.3%

STAIRS 1.4%

INTERIOR FINISHES 10.6%

CONVEYING 4.5%

PLUMBING 4.9%

HVAC 17.3%

FIRE PROTECTION 1.6%

EQUIPMENT 5.9%
FURNISHINGS 5.3%

SPECIAL CONSTRUCTION = 0.0%

SELECTIVE BUILDING DEMOLITION 1.5%

SITE PREPARATION | 0.1%

SITE IMPROVEMENTS 0.3%

SITE MECHANICAL UTILITIES 0.4%

SITE ELECTRICAL UTILITIES | 0.2%

OTHER SITE CONSTRUCTION  0.0%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3 GSF: 18,470
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS

1

2 Foundations

3

4 New Stair at SE Corner

5 3 Mo.dlfy existing walls and foundations for new 1 LS 16,500.00 16,500
stair at SE corner

6

7 ADA Elevator

8 3 Excavate for new elevator pit 16 CY 435.00 6,767

9 3 Concrete foundations 9 CY 1,850.00 16,787

10 3 Concrete walls 102 SF 287.00 29,274

1 3 Misc. embeds 1 LS 3,500.00 3,500

12 3 Allowance for waterproofing 162 SF 35.00 5,670

13

14 New Freight Elevator

15 3 Allowance to modify existing pit for new freight 1 LS 10,000.00 10,000
elevator

16

17 Existing Elevator Pit

18 3 Drain water in existing pit 1 LS 780.00 780

19 3 Fill existing pit with gravel 7 CY 385.00 2,567

20

21 Stadium Seating

2 3 New_ foundations for columns to support stadium 4 EA 7.800.00 31,200
seating

23

24 Slab on Grade

25 3 Infill sections of_slab on grade_ at areas removed 1,850 SF 35.00 64,750
for new foundation and plumbing work

26 3 Allowance for dowels into existing slab on grade 280 EA 65.00 18,200

27 3 Allowance for patching / repairs to the existing 5,950 SF 250 14,875
slab on grade

28

29 FOUNDATIONS 220,869 $11.96 / SF

30

31 Basement Construction

32

33 No work in this section Note

34

35 BASEMENT CONSTRUCTION $0/SF

36

37 Superstructure

38

39 Wood Framing

40 6 Wall framing for new expansion 3,924 SF 18.50 72,594

41 6 Plywood sheathing 1,570 SF 5.50 8,633

w“ 6 Allowance for new structural/shear walls at 360 SF 35.00 12,600
basement restrooms

3 6 New flqor framing and sheathing at first floor 1,450 SF 55.00 79,750
expansion

W 6 AIIovyance for additional floor strengthening for 1 LS 75,000.00 75,000
stadium seating

45 6 New framing and sheathing at expansion roof 1,523 SF 38.00 57,855

46 6 Added columns at basement kitchen 2 EA 2,850.00 5,700

. 6 AIIow:.:\nce for new 2x10 floor framing over 1,030 SF 2200 22,660
dressing rooms

48 6 Allowance for added framing at new stair 1 LS 8,900.00 8,900

49 6 Allowance for added framing at new elevator 2 EA 780.00 1,560 -
shaft 1st & 2nd Floor opening

50 6 Allowance for added plywood sheathing to 2.160 SF 720 15,552

existing walls
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3 GSF: 18,470
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS

51

51 6 Framing for new ramp to stage 1 LS 2,850.00 2,850

51 6 Framing for new landing at stage exit door 1 LS 4,970.00 4,970

54 6 Framing/sheathing for elevator lobby and 415 SF 18.00 7.470
storage rooms at second floor

54 6 A!Iowancg for repairs to eX|st.|ng floor frf:lmlng 6 LOC 1,240.00 7.440
with new joists sistered to existing framing

55 6 Allowance for miscellaneous clips and straps 18,470 SF 0.85 15,700

57

58 Concrete Work

59 3 Allowance for work to existing concrete walls 1 LS 15,000.00 15,000

60

61 Metals

62 5 Metal rails and beams at elevator shafts 2 EA 12,300.00 24,600

63 5 Steel columns to support stadium seating 4 EA 6,400.00 25,600

64 5 Steel beams at balcony for stadium seating 1 LS 18,500.00 18,500

65 5 Miscellaneous metals 18,470 SF 8.55 157,919

66

67 SUPERSTRUCTURE 640,852 $34.7 / SF

68

69 Exterior Enclosure

70

71 Existing Exterior Walls

72 9 Remove existing ivy, repair plaster and paint 208 SF 13.50 2.808
surface

73 9 Repair stucco cracks and repaint surface 1,680 SF 19.50 32,760

74 7 Seal aII_ open joints between temporary structure 124 LF 23.40 2.902 caulking and stucco
and building

75 7 Seal open joints at existing opening 1 LS 480.00 480
Remove existing temporary membrane, install

76 4 new sheathing and stucco finish to match 880 SF 98.00 86,240
existing

77 4 Paint west elevation 1,560 SF 4.50 7,020

78

79 Existing Windows $17,400
Repair existing windows. Replace

80 8 L ) . .
broken/missing glazing and prime and paint

81 8 Basement 5 EA 1,450.00 7,250

82 8 First Floor 6 EA 1,450.00 8,700

83 8 Second Floor 1 EA 1,450.00 1,450

84

85 Existing Exterior Doors

86 Work to Existing Doors $2,605

87 8 Replace glass at existing double doors at 1 PR 980.00 980

Entry 109

88 8 Replace broken glass at entry door transom 1 LS 685.00 685

89 8 Allowance to install new weather stripping 4 PR 235.00 940

90

91 New Exterior Wall Assembly

9 9 Exterlor. wall finish to match existing at new 1476 SF 48.00 70,848

expansion

93 7 Insulation to new walls 1,328 SF 6.00 7,970

94 9 Exterior paint 10,080 SF 4.25 42,840

95

96 New Doors

97 8 New single doors in existing exterior wall See Alternates

98 8 New double doors in existing exterior wall 1 PR 8,200.00 8,200

99 8 New single door at expansion 1 EA 4,800.00 4,800

100 8 Allowance for door / screen at freight elevator 1 LS 5,500.00 5,500

101

102 New Windows

103 8 Allowance for new windows 1 LS 15,000.00 15,000
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3 GSF: 18,470
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
104
105 Soffits
106 9 Allowance for repairs to existing soffits 480 SF 15.00 7,200
107 9 New exterior soffits at expansion 40 SF 40.00 1,600
108
109 EXTERIOR ENCLOSURE 316,173 $17.12/ SF
110
111 Roofing
112
113 2nd Floor Roofing
"4 7 Replace rolled roofing at 2nd Floor 560 SF 48.00 26,880
115 7 New eaves trim
116
17 Roof Over Dressing Rooms
118 7 New insulation and roofing 2,820 SF 2.20 6,204
19 9 Eaves 54 LF 104.00 5,616
120 7 Flashing 95 LF 85.00 8,075
121
122 Expansion Roofing
123 7 New insulation and roofing 1,523 SF 28.00 42,630
124 9 Eaves 102 LF 85.00 8,670
125 7 Flashing 46 LF 85.00 3,910
126
127 Miscellaneous Roofing ltems
128 . AIIovyance fqr mlscellgneous patching and 1 LS 15,000.00 15,000
repairs to existing main roof
129 7 Secure existing metal flashing 1 LS 1,250.00 1,250
130 7 Reattach downspout extension 1 LS 480.00 480
131
132 ROOFING 118,715 $6.43 / SF
133
134 Interior Construction
135
136 Interior Partitions
137 9 Basement 6,240 SF 32.00 199,680
138 9 First Floor 5,100 SF 32.00 163,200
139 9 Second Floor 1,020 SF 32.00 32,640
140 9 Drywall to structural walls 3,532 SF 7.00 24,721
141 9 Drywall to existing walls 4,800 SF 7.00 33,600
2 9 Allowance for upgrade to plaster finish on new See Finishes
walls
143
144 Interior Doors
145 8 New interior doors & frames- single 24 EA 5,200.00 124,800
146 8 New interior doors & frames - double 8 EA 8,300.00 66,400 includes stc rating
147 8 Refurbish existing doors 8 LVS 1,850.00 14,800
148 8 Allowance for folding acoustic partitions in multi- EA 83,250.00 249,750 o
purpose room 50'x 9
149
150 Millwork & Cabinets
151 6 Dressing room casework 58 LF 785.00 45,530
152 6 Restroom vanity units 24 LF 675.00 16,200
153 6 Breakroom casework 35 LF 550.00 19,250
154 6 Concessions counter 15 LF 950.00 14,250
155 6 Miscellaneous millwork and cabinets 18,470 SF 2.50 46,175
156
157 Other Interior Construction
58 6 New flat floor assembly to main auditorium 2,980 SF 15.00 44.700
space
159
160 Signage & Specialties
161 10 Allowance for code minimum signage 18,470 SF 0.25 4,618
162 10 Allowance for directions / other signage 18,470 SF 0.85 15,700
163 Restroom Accessories
164 10 Large restrooms 4 EA 8,500.00 34,000
165 10 Small / single occupancy restrooms 6 EA 4,500.00 27,000
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS

501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND

ESTIMATE DETAIL OPTION 3 GSF: 18,470
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
166
167 Restroom partitions
168 10 Standard 11 EA 6,500.00 71,500
169 10 Accessible 4 EA 8,500.00 34,000
170 10 Urinal screen 4 EA 2,000.00 8,000
171 10 Allowance for miscellaneous specialties 18,470 SF 2.00 36,940
172
173 INTERIOR CONSTRUCTION 1,327,453 $71.87 / SF
174
175 Stairs
176
177 6 New stair from Basement to L1 1 LS 35,000.00 35,000
178 6 New stair from basement to L2 at new elevator 1 LS 85,000.00 85,000
179 6 New stairs at stage exit 1 LS 7,500.00 7,500
180 6 New ramp at stage 1 LS 4,300.00 4,300
181 6 Steps / stair at portable stage extension See Equipment
182 6 AII.ovyance t_o modify / replace handrails at 9 FLTS 8,500.00 17,000
existing stair
183
184 STAIRS 148,800 $8.06 / SF
185
186 Interior Finishes
187
188 Floor Finishes
189 9 Flooring to basement multi-purpose room 2,490 SF 12.00 29,880 VCT / Other
190 9 Flooring to breakroom 796 SF 45.00 35,820 Quarry Tile
191 9 Flooring to new restrooms 400 SF 48.00 19,200 Tile
192 9 Flooring to Basement Dressing Rooms 680 SF 8.00 5,440 Carpet
193 9 Flooring to dressing room toilets / showers 204 SF 52.00 10,608 Tile
194 9 Flooring to basement corridors 936 SF 9.00 8,424 VCT
195 9 Flooring to light & sound room 105 SF 9.00 945 VCT
196 9 Flooring to basement elevator / stair lobby 346 SF 25.00 8,650 Allowance
197 9 Flooring to basement storage spaces 1,160 SF 2.00 2,320 Seal Concrete
198 9 New flooring to stage 964 SF 18.00 17,352 Wood
199 9 Paint backstage floor 780 SF 4.00 3,120
200 9 Flooring to Star 1 & 2 dressing rooms 238 SF 12.00 2,856 carpet
201 9 Flooring to star dressing room 204 SF 52.00 10,608 .
restrooms/showers tile
202 9 Other flooring to extension 466 SF 14.00 6,524 Allowance
203 9 Refinish / replace flooring to Foyer/Lobby 755 SF 35.00 26,425 allowance
204 9 Refinish/replace flooring in restrooms 516 SF 35.00 18,060 allowance
205 9 New flooring to auditorium 2,980 SF 28.00 83,440 wood
206 9 Flooring to new stairs 438 SF 20.00 8,760 allowance
207 9 Flooring to 2nd Floor Balcony & Elevator Lobby 1,086 SF 12.00 13,032 carpet
208 9 Flooring to 2nd Floor office 112 SF 8.00 896 carpet
209 9 Flooring to 2nd Floor restrooms 158 SF 52.00 8,216 tile
210
211 Wall Finishes
212 9 Allowance for new plaster finish at new walls 7,416 SF 38.00 281,808
213 9 Patch / repair existing plaster walls 5,541 SF 12.00 66,492
214 9 Ceramic tile to walls 4,800 SF 42.00 201,600
215 9 Paint walls 16,844 SF 3.00 50,532
216 9 Allowance for acoustic wall panels 18,470 SF 5.00 92,350
217
218 Ceiling Finishes
219 9 Kitchen ceiling 796 SF 16.00 12,736
220 9 Other new ceilings 1,080 SF 20.00 21,600
221 9 Allowance to patch / repair existing ceilings 14,747 SF 3.00 44,241
222 9 Paint to ceilings 16,623 SF 3.50 58,181
223
224 INTERIOR FINISHES 1,150,116 $62.27 | SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3 GSF: 18,470
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
225
226 Conveying
227
228 14 New passenger elevator (Basement - L2) 1 LS 289,200.00 289,200
229 14 New freight elevator (Basement - L1) 1 LS 193,000.00 193,000
230
231 CONVEYING 482,200 $26.11/ SF
232
233 Plumbing
234
235 Plumbing Fixtures
236 22 WC's 20 EA 4,500.00 90,000
237 22 Urinals 5 EA 3,900.00 19,500
238 22 WHB's 21 EA 4,100.00 86,100
239 22 Shower 4 EA 3,800.00 15,200
240 22 Janitors Sink 1 EA 2,900.00 2,900
241 22 Plumbing piping 18,470 SF 11.50 212,405
242 22 Allowance for seismic gas valve 1 LS 4,850.00 4,850
243
244 Plumbing Equipment
245 22 Duplex sewage ejector and controls 1 EA 14,300.00 14,300
246 22 110 Gallon, 1999 mbh natural gas water heaters 2 EA 12,300.00 24,600
247 22 Elevator pit sump pump 2 EA 6,300.00 12,600
248
249 22 Plumbing general requirements 18,470 SF 2.80 51,716
250
251 PLUMBING 534,171 $28.92/ SF
252
253 HVAC
254
255 23 General HVAC system including exhaust 18,470 SF 94.00 1,736,180
256 25 Building Controls 18,470 SF 7.25 133,908
257
258 HVAC 1,870,088 $101.25/ SF
259
260 Fire Protection
261
62 21 Ne_w _automatlc fire s_prlnkler system to existing 18,470 SF 9.50 175,465
building and expansion
263
264 FIRE PROTECTION 175,465 $9.5/SF
265
266 Electrical
267
268 Power -
269 26 New building switchgear 1 LS 84,500.00 84,500 seesteworkforfransiomer &
270 26 Main building distribution 18,470 SF 6.50 120,055
2711 26 Invertor 1 LS 24,500.00 24,500
272 26 Emergency power distribution 18,470 SF 1.85 34,170
273 26 Equipment power 18,470 SF 4.20 77,574
274 26 Convenience power 18,470 SF 9.50 175,465
275
276 Lighting
277 26 Branch lines and lighting distribution 18,470 SF 8.50 156,995
278 26 Purchase light fixtures 18,470 SF 20.00 369,400
279 26 Install light fixtures 18,470 SF 6.50 120,055
280 26 Lighting controls 18,470 SF 10.00 184,700
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3 GSF: 18,470
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
281
282 Theatrical Electrical
283 26 Company switch 1 LS 30,000.00 30,000
284 26 Power for theatrical lighting 1 LS 75,300.00 75,300
285 26 Power for other theatrical equipment 1 LS 15,000.00 15,000
286 26 Allowance for theatrical lighting 1 LS 185,000.00 185,000
287
288 Fire Alarm
289 28 New fire alarm system 18,470 SF 6.00 110,820
290
291 Low Voltage
292 26 LV infrastructure 18,470 SF 9.00 166,230
293 27 Tele/data cabling 18,470 SF 5.50 101,585
294 26 AV cabling 18,470 SF 3.50 64,645
295 28 Allowance for AV equipment 18,470 SF 8.00 147,760
296 28 Allowance for security cabling and devices 18,470 SF 5.00 92,350
297
298 ELECTRICAL 2,336,104 $126.48 / SF
299
300 Equipment
301
302 Theatrical EQuipment
303 11 Allowance for rigging systems 1 LS 245,000.00 245,000
04 11 Allowance for_va_rlablg acoustics, including 1 LS 185,000.00 185,000
blackout at existing windows
305
306 Food Service / Kitchen Equipment
307 1 Allowance for breakroom appliances 1 LS 25,000.00 25,000
308 11 Allowance for concessions equipment 1 LS 185,000.00 185,000
309
310 EQUIPMENT 640,000 $34.65/ SF
311
312 Furnishings
313
314 Theater Seating
15 12 SReearJ[1Sove, restore and reinstall existing balcony 48 EA 1,250.00 60,000
316 12 New stadium type seating 266 EA 1,650.00 438,900 includes framing
317
318 Stage
319 12 Portable stage extension 1 LS 65,000.00 65,000
320 12 Steps 2 EA 3,500.00 7,000
321
322 FURNISHINGS 570,900 $30.91/ SF
323
324 Special Construction
325
326 n/a
327
328 SPECIAL CONSTRUCTION $0/SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS

501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND
ESTIMATE DETAIL OPTION 3 GSF: 18,470
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
329
330 Selective Building Demolition
331
332 Building Demolition
333 2 Demoalition for new expansion 1 LS 8,590.00 8,590
33 2 Demolish sections of existing slab on grade 1,850 SF 14.00 25,900
33 2 Demolish section of existing concrete walls 30 LF 250.00 7,500
33 2 Demolish interior partitions 235 LF 32.00 7,520
337 2 Remove existing floor, wall and ceiling finishes 18,470 SF 1.50 27,705
338 2 Remove existing MEP fixtures 18,470 SF 0.70 12,929
339 2 Allowance to salvage historic materials 18,470 SF 1.85 34,170
30 2 Allowance for_safety protocols and disposal of 18,470 SF 0.70 12,929 _ _
hazmat material lead pain, acm at flooring etc..
341 2 Cut new door opening in existing walls 3 EA 1,350.00 4,050
42 2 Remove existing windows and enlarge opening 2 EA 2.350.00 4700
for new doorway
343 2 Miscellaneous demolition 18,470 SF 1.15 21,241
344
345 SELECTIVE BUILDING DEMOLITION 167,233 $9.05/ SF
346
347 Site Preparation
348
349 2 Demoalish existing site retaining wall See Alternates
350 2 Demolish existing concrete at entrance portico 480 SF 12.00 5,760
s 31 Allowance for general site clearance for new site See Alternates
improvements
352 31 Excavate to reduce level for new steps / ramps See Alternates
353 31 Dispose of excavated material off site See Alternates
354 31 Rough and fine grading See Alternates
355 31 Allowance for SWPP related to excavation and See Alternates
sitework
356
357 SITE PREPARATION 5,760 $0.31/SF
358
359 Site Improvements
360
361 32 New concrete paving, steps and ramps See Alternates
362 32 Handrails See Alternates
363 32 Allowance for new terrace paving See Alternates
364 32 New steps / pathway to building 3 EA 3,500.00 10,500
365 32 New concrete paving at Portico 480 SF 54.00 25,920
366
367 SITE IMPROVEMENTS 36,420 $1.97 / SF
368
369 Site Mechanical Utilities
370
371 33 Allowance for site storm drainage See Alternates
372
373 Fire Water
374 33 New fire water connection to public main 1 LS 20,000.00 20,000
375 33 Piping and valves 65 LF 145.00 9,425
376 33 Backflovy preventor assembly and building 1 LS 18,200.00 18,200
connection
377
378 SITE MECHANICAL UTILITIES 47,625 $2.58/ SF
379
380 Site Electrical Utilities
381
382 New transformer Excluded - by utility provider
383 26 Transformer pad 1 LS 4,850.00 4,850
384 26 New building feed (trench, conduit, conductors) 45 LF 350.00 15,750
385
386 SITE ELECTRICAL UTILITIES 20,600 $1.12/SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS
501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND

MASTER FORMAT SUMMARY OPTION 3A GSF: 18,470
SECTION % TOTAL $/SF COMMENTS
01 GENERAL REQUIREMENTS 6.1% 699,799 $37.89 $43,737 per month
02 EXISTING CONDITIONS 1.5% 168,293 $9.11
03 CONCRETE 2.1% 235,869 $12.77
04 MASONRY 0.8% 93,260 $5.05
05 METALS 2.0% 226,619 $12.27
06 WOOD, PLASTIC + COMPOSITE 6.4% 733,178 $39.70
07 THERMAL + MOISTURE PROTECTION 1.0% 115,781 $6.27
08 OPENINGS 4.5% 519,655 $28.14
09 FINISHES 15.5% 1,774,980 $96.10
10 SPECIALTIES 2.0% 227,257 $12.30
11 EQUIPMENT 5.6% 640,000 $34.65
12 FURNISHINGS 4.4% 504,400 $27.31
13 SPECIAL CONSTRUCTION
14 CONVEYING EQUIPMENT 4.4% 509,800 $27.60
21 FIRE SUPPRESSION 1.5% 175,465 $9.50
22 PLUMBING 4.6% 525,571 $28.46
23 HVAC 15.1% 1,736,180 $94.00
25 INTEGRATED AUTOMATION 1.2% 133,908 $7.25
26 ELECTRICAL 16.7% 1,909,360 $103.38
27 COMMUNICATIONS 0.9% 101,585 $5.50
28 ELECTRICAL SAFETY + SECURITY 3.1% 350,930 $19.00
31 EARTHWORK
32 EXTERIOR IMPROVEMENTS 0.3% 36,420 $1.97
33 UTILITIES 0.4% 47,625 $2.58
34 TRANSPORTATION
35 WATERWAY + MARINE CONSTRUCTION
DIRECT COSTS 11,465,934 $620.79
JOBSITE MANAGEMENT 8.5% 915,122 $49.55
ESTIMATE SUB-TOTAL 12,381,056 $670.33
LIABILITY INSURANCE 3.20% 396,194 $21.45
FEE 5.5% 680,958 $36.87
ESTIMATE SUB-TOTAL 13,458,208 $728.65
DESIGN CONTINGENCY 15.0% 2,018,731 $109.30
CONSTRUCTION CONTINGENCY 5.0% 672,910 $36.43
ESTIMATE SUB-TOTAL 16,149,849 $874.38
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATE TOTAL 16,149,849 $874.38
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV

Estimator: ND

UNIFORMAT Il SUMMARY OPTION 3A GSF: 18,470
SECTION % TOTAL $/SF COMMENTS
10 FOUNDATIONS 2.1% 220,869 $11.96
20 BASEMENT CONSTRUCTION
A SUBSTRUCTURE 2.1% 220,869 $11.96
10 SUPERSTRUCTURE 5.9% 639,892 $34.64
20 EXTERIOR ENCLOSURE 2.9% 316,173 $17.12
30 ROOFING 1.1% 118,715 $6.43
B SHELL 10.0% 1,074,780 $58.19
10 INTERIOR CONSTRUCTION 12.4% 1,338,537 $72.47
20 STAIRS 1.4% 148,800 $8.06
30 INTERIOR FINISHES 10.6% 1,143,612 $61.92
C INTERIORS 24.4% 2,630,950 $142.44
10 CONVEYING 4.7% 509,800 $27.60
20 PLUMBING 4.9% 525,571 $28.46
30 HVAC 17.4% 1,870,088 $101.25
40 FIRE PROTECTION 1.6% 175,465 $9.50
50 ELECTRICAL 21.7% 2,341,275 $126.76
D SERVICES 50.4% 5,422,199 $293.57
10 EQUIPMENT 5.9% 640,000 $34.65
20 FURNISHINGS 4.7% 504,400 $27.31
E EQUIPMENT + FURNISHINGS 10.6% 1,144,400 $61.96
10 SPECIAL CONSTRUCTION
20 SELECTIVE BUILDING DEMOLITION 1.5% 162,533 $8.80
F SPECIAL CONSTRUCTION + DEMOLITION 1.5% 162,533 $8.80
10 SITE PREPARATION 0.1% 5,760 $0.31
20 SITE IMPROVEMENTS 0.3% 36,420 $1.97
30 SITE MECHANICAL UTILITIES 0.4% 47,625 $2.58
40 SITE ELECTRICAL UTILITIES 0.2% 20,600 $1.12
50 OTHER SITE CONSTRUCTION
G BUILDING SITEWORK 1.0% 110,405 $5.98
DIRECT COSTS 10,766,135 $582.90
SITE REQUIREMENTS 6.5% 699,799 $37.89
JOBSITE MANAGEMENT 8.5% 915,122 $49.55
ESTIMATE SUB-TOTAL 12,381,056 $670.33
LIABILITY INSURANCE 3.20% 396,194 $21.45
FEE 5.50% 680,958 $36.87
ESTIMATE SUB-TOTAL 13,458,208 $728.65
DESIGN CONTINGENCY 15.0% 2,018,731 $109.30
CONSTRUCTION CONTINGENCY 5.0% 672,910 $36.43
ESTIMATE SUB-TOTAL 16,149,849 $874.38
MARKET FACTOR / BID CONTINGENCY Excluded
ESCALATION Excluded
ESTIMATED CONSTRUCTION COSTS 16,149,849 $874.38 total add-ons 50.01%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND
COST DISTRIBUTION GRAPH OPTION 3A GSF: 18,470

FOUNDATIONS 21%

BASEMENT CONSTRUCTION = 0.0%

SUPERSTRUCTURE 5.9%

EXTERIOR ENCLOSURE 2.9%

ROOFING 1.1%

INTERIOR CONSTRUCTION 12.4%

STAIRS 1.4%

INTERIOR FINISHES 10.6%

CONVEYING 4.7%

PLUMBING 4.9%

HVAC 17.4%

FIRE PROTECTION 1.6%

EQUIPMENT 5.9%
FURNISHINGS 4.7%

SPECIAL CONSTRUCTION = 0.0%

SELECTIVE BUILDING DEMOLITION 1.5%

SITE PREPARATION | 0.1%

SITE IMPROVEMENTS 0.3%

SITE MECHANICAL UTILITIES 0.4%

SITE ELECTRICAL UTILITIES © 0.2%

OTHER SITE CONSTRUCTION  0.0%
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3A GSF: 18,470
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS

1

2 Foundations

3

4 New Stair at SE Corner

5 3 Mo.dlfy existing walls and foundations for new 1 LS 16,500.00 16,500
stair at SE corner

6

7 ADA Elevator

8 3 Excavate for new elevator pit 16 CY 435.00 6,767

9 3 Concrete foundations 9 CY 1,850.00 16,787

10 3 Concrete walls 102 SF 287.00 29,274

1 3 Misc. embeds 1 LS 3,500.00 3,500

12 3 Allowance for waterproofing 162 SF 35.00 5,670

13

14 New Freight Elevator

15 3 Allowance to modify existing pit for new freight 1 LS 10,000.00 10,000
elevator

16

17 Existing Elevator Pit

18 3 Drain water in existing pit 1 LS 780.00 780

19 3 Fill existing pit with gravel 7 CY 385.00 2,567

20

21 Stadium Seating

2 3 New_ foundations for columns to support stadium 4 EA 7.800.00 31,200
seating

23

24 Slab on Grade

25 3 Infill sections of_slab on grade_ at areas removed 1,850 SF 35.00 64,750
for new foundation and plumbing work

26 3 Allowance for dowels into existing slab on grade 280 EA 65.00 18,200

27 3 Allowance for patching / repairs to the existing 5,950 SF 250 14,875
slab on grade

28

29 FOUNDATIONS 220,869 $11.96 / SF

30

31 Basement Construction

32

33 No work in this section Note

34

35 BASEMENT CONSTRUCTION $0/SF

36

37 Superstructure

38

39 Wood Framing

40 6 Wall framing for new expansion 3,924 SF 18.50 72,594

41 6 Plywood sheathing 1,570 SF 5.50 8,633

w“ 6 Allowance for new structural/shear walls at 360 SF 35.00 12,600
basement restrooms

3 6 New flqor framing and sheathing at first floor 1,450 SF 55.00 79,750
expansion

W 6 AIIovyance for additional floor strengthening for 1 LS 75,000.00 75,000
stadium seating

45 6 New framing and sheathing at expansion roof 1,523 SF 38.00 57,855

46 6 Added columns at basement kitchen 2 EA 2,850.00 5,700

. 6 AIIow:.:\nce for new 2x10 floor framing over 1,030 SF 2200 22,660
dressing rooms

48 6 Allowance for added framing at new stair 1 LS 8,900.00 8,900

49 6 Allowance for added framing at new elevator 2 EA 780.00 1,560 -
shaft 1st & 2nd Floor opening

50 6 Allowance for added plywood sheathing to 2.160 SF 720 15,552

existing walls
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3A GSF: 18,470
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS

51

51 6 Framing for ada lift to stage 1 LS 1,890.00 1,890

51 6 Framing for new landing at stage exit door 1 LS 4,970.00 4,970

54 6 Framing/sheathing for elevator lobby and 415 SF 18.00 7.470
storage rooms at second floor

54 6 A!Iowancg for repairs to eX|st.|ng floor frf:lmlng 6 LOC 1,240.00 7.440
with new joists sistered to existing framing

55 6 Allowance for miscellaneous clips and straps 18,470 SF 0.85 15,700

57

58 Concrete Work

59 3 Allowance for work to existing concrete walls 1 LS 15,000.00 15,000

60

61 Metals

62 5 Metal rails and beams at elevator shafts 2 EA 12,300.00 24,600

63 5 Steel columns to support stadium seating 4 EA 6,400.00 25,600

64 5 Steel beams at balcony for stadium seating 1 LS 18,500.00 18,500

65 5 Miscellaneous metals 18,470 SF 8.55 157,919

66

67 SUPERSTRUCTURE 639,892 $34.64 /| SF

68

69 Exterior Enclosure

70

71 Existing Exterior Walls

72 9 Remove existing ivy, repair plaster and paint 208 SF 13.50 2.808
surface

73 9 Repair stucco cracks and repaint surface 1,680 SF 19.50 32,760

74 7 Seal aII_ open joints between temporary structure 124 LF 23.40 2.902 caulking and stucco
and building

75 7 Seal open joints at existing opening 1 LS 480.00 480
Remove existing temporary membrane, install

76 4 new sheathing and stucco finish to match 880 SF 98.00 86,240
existing

77 4 Paint west elevation 1,560 SF 4.50 7,020

78

79 Existing Windows $17,400
Repair existing windows. Replace

80 8 L ) . .
broken/missing glazing and prime and paint

81 8 Basement 5 EA 1,450.00 7,250

82 8 First Floor 6 EA 1,450.00 8,700

83 8 Second Floor 1 EA 1,450.00 1,450

84

85 Existing Exterior Doors

86 Work to Existing Doors $2,605

87 8 Replace glass at existing double doors at 1 PR 980.00 980

Entry 109

88 8 Replace broken glass at entry door transom 1 LS 685.00 685

89 8 Allowance to install new weather stripping 4 PR 235.00 940

90

91 New Exterior Wall Assembly

9 9 Exterlor. wall finish to match existing at new 1476 SF 48.00 70,848

expansion

93 7 Insulation to new walls 1,328 SF 6.00 7,970

94 9 Exterior paint 10,080 SF 4.25 42,840

95

96 New Doors

97 8 New single doors in existing exterior wall See Alternates

98 8 New double doors in existing exterior wall 1 PR 8,200.00 8,200

99 8 New single door at expansion 1 EA 4,800.00 4,800

100 8 Allowance for door / screen at freight elevator 1 LS 5,500.00 5,500

101

102 New Windows

103 8 Allowance for new windows 1 LS 15,000.00 15,000
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3A GSF: 18,470
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
104
105 Soffits
106 9 Allowance for repairs to existing soffits 480 SF 15.00 7,200
107 9 New exterior soffits at expansion 40 SF 40.00 1,600
108
109 EXTERIOR ENCLOSURE 316,173 $17.12/ SF
110
111 Roofing
112
113 2nd Floor Roofing
"4 7 Replace rolled roofing at 2nd Floor 560 SF 48.00 26,880
115 7 New eaves trim
116
17 Roof Over Dressing Rooms
118 7 New insulation and roofing 2,820 SF 2.20 6,204
19 9 Eaves 54 LF 104.00 5,616
120 7 Flashing 95 LF 85.00 8,075
121
122 Expansion Roofing
123 7 New insulation and roofing 1,523 SF 28.00 42,630
124 9 Eaves 102 LF 85.00 8,670
125 7 Flashing 46 LF 85.00 3,910
126
127 Miscellaneous Roofing ltems
128 . AIIovyance fqr mlscellgneous patching and 1 LS 15,000.00 15,000
repairs to existing main roof
129 7 Secure existing metal flashing 1 LS 1,250.00 1,250
130 7 Reattach downspout extension 1 LS 480.00 480
131
132 ROOFING 118,715 $6.43 / SF
133
134 Interior Construction
135
136 Interior Partitions
137 9 Basement 6,240 SF 32.00 199,680
138 9 First Floor 5,100 SF 32.00 163,200
139 9 Second Floor 1,182 SF 32.00 37,824
140 9 Drywall to structural walls 3,532 SF 7.00 24,721
141 9 Drywall to existing walls 4,800 SF 7.00 33,600
2 9 Allowance for upgrade to plaster finish on new See Finishes
walls
143
144 Interior Doors
145 8 New interior doors & frames- single 26 EA 5,200.00 135,200
146 8 New interior doors & frames - double 8 EA 8,300.00 66,400 includes stc rating
147 8 Refurbish existing doors 8 LVS 1,850.00 14,800
148 8 Allowance for folding acoustic partitions in multi- EA 83,250.00 249,750 o
purpose room 50'x 9
149
150 Millwork & Cabinets
151 6 Dressing room casework 58 LF 785.00 45,530
152 6 Restroom vanity units 24 LF 675.00 16,200
153 6 Breakroom casework 35 LF 550.00 19,250
154 6 Concessions counter 15 LF 950.00 14,250
155 6 Miscellaneous millwork and cabinets 18,470 SF 2.50 46,175
156
157 Other Interior Construction
58 6 New flat floor assembly to main auditorium 2,980 SF 15.00 44.700
space
159
160 Signage & Specialties
161 10 Allowance for code minimum signage 18,470 SF 0.25 4,618
162 10 Allowance for directions / other signage 18,470 SF 0.85 15,700
163 Restroom Accessories
164 10 Large restrooms 4 EA 8,500.00 34,000
165 10 Small / single occupancy restrooms 5 EA 4,500.00 22,500
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS

501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND

ESTIMATE DETAIL OPTION 3A GSF: 18,470
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
166
167 Restroom partitions
168 10 Standard 11 EA 6,500.00 71,500
169 10 Accessible 4 EA 8,500.00 34,000
170 10 Urinal screen 4 EA 2,000.00 8,000
171 10 Allowance for miscellaneous specialties 18,470 SF 2.00 36,940
172
173 INTERIOR CONSTRUCTION 1,338,537 $72.47 | SF
174
175 Stairs
176
177 6 New stair from Basement to L1 1 LS 35,000.00 35,000
178 6 New stair from basement to L2 at new elevator 1 LS 85,000.00 85,000
179 6 New stairs at stage exit 1 LS 7,500.00 7,500
180 6 New ramp at stage 1 LS 4,300.00 4,300
181 6 Steps / stair at portable stage extension See Equipment
182 6 AII.ovyance t_o modify / replace handrails at 9 FLTS 8,500.00 17,000
existing stair
183
184 STAIRS 148,800 $8.06 / SF
185
186 Interior Finishes
187
188 Floor Finishes
189 9 Flooring to basement multi-purpose room 2,490 SF 12.00 29,880 VCT / Other
190 9 Flooring to breakroom 796 SF 45.00 35,820 Quarry Tile
191 9 Flooring to new restrooms 400 SF 48.00 19,200 Tile
192 9 Flooring to Basement Dressing Rooms 680 SF 8.00 5,440 Carpet
193 9 Flooring to dressing room toilets / showers 204 SF 52.00 10,608 Tile
194 9 Flooring to basement corridors 936 SF 9.00 8,424 VCT
195 9 Flooring to light & sound room 105 SF 9.00 945 VCT
196 9 Flooring to basement elevator / stair lobby 346 SF 25.00 8,650 Allowance
197 9 Flooring to basement storage spaces 1,160 SF 2.00 2,320 Seal Concrete
198 9 New flooring to stage 964 SF 18.00 17,352 Wood
199 9 Paint backstage floor 780 SF 4.00 3,120
200 9 Flooring to Star 1 & 2 dressing rooms 238 SF 12.00 2,856 carpet
201 9 Flooring to star dressing room 204 SF 52.00 10,608 .
restrooms/showers tile
202 9 Other flooring to extension 466 SF 14.00 6,524 Allowance
203 9 Refinish / replace flooring to Foyer/Lobby 755 SF 35.00 26,425 allowance
204 9 Refinish/replace flooring in restrooms 516 SF 35.00 18,060 allowance
205 9 New flooring to auditorium 2,980 SF 28.00 83,440 wood
206 9 Flooring to new stairs 438 SF 20.00 8,760 allowance
207 9 Flooring to 2nd Floor Balcony & Elevator Lobby 788 SF 12.00 9,456 carpet
208 9 Flooring to 2nd Floor Offices 264 SF 8.00 2,112 carpet
209
210 Wall Finishes
211 9 Allowance for new plaster finish at new walls 7,513 SF 38.00 285,502
212 9 Patch / repair existing plaster walls 5,541 SF 12.00 66,492
213 9 Ceramic tile to walls 4,800 SF 42.00 201,600
214 9 Paint walls 16,970 SF 3.00 50,911
215 9 Allowance for acoustic wall panels 18,470 SF 5.00 92,350
216
217 Ceiling Finishes
218 9 Kitchen ceiling 796 SF 16.00 12,736
219 9 Other new ceilings 1,080 SF 20.00 21,600
220 9 Allowance to patch / repair existing ceilings 14,747 SF 3.00 44,241
221 9 Paint to ceilings 16,623 SF 3.50 58,181
222
223 INTERIOR FINISHES 1,143,612 $61.92 / SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3A GSF: 18,470
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
224
225 Conveying
226
227 14 New passenger elevator (Basement - L2) 1 LS 289,200.00 289,200
228 14 New freight elevator (Basement - L1) 1 LS 193,000.00 193,000
229 14 New ADA lift to serve stage 1 LS 27,600.00 27,600
230
231 CONVEYING 509,800 $27.6/ SF
232
233 Plumbing
234
235 Plumbing Fixtures
236 22 WC's 19 EA 4,500.00 85,500
237 22 Urinals 5 EA 3,900.00 19,500
238 22 WHB's 20 EA 4,100.00 82,000
239 22 Shower 4 EA 3,800.00 15,200
240 22 Janitors Sink 1 EA 2,900.00 2,900
241 22 Plumbing piping 18,470 SF 11.50 212,405
242 22 Allowance for seismic gas valve 1 LS 4,850.00 4,850
243
244 Plumbing Equipment
245 22 Duplex sewage ejector and controls 1 EA 14,300.00 14,300
246 22 110 Gallon, 1999 mbh natural gas water heaters 2 EA 12,300.00 24,600
247 22 Elevator pit sump pump 2 EA 6,300.00 12,600
248
249 22 Plumbing general requirements 18,470 SF 2.80 51,716
250
251 PLUMBING 525,571 $28.46 | SF
252
253 HVAC
254
255 23 General HVAC system including exhaust 18,470 SF 94.00 1,736,180
256 25 Building Controls 18,470 SF 7.25 133,908
257
258 HVAC 1,870,088 $101.25/ SF
259
260 Fire Protection

261

New automatic fire sprinkler system to existing

262 21 oy . 18,470 SF 9.50 175,465
building and expansion
263
264 FIRE PROTECTION 175,465 $9.5/ SF
265
266 Electrical
267
268 Power ]
269 26 New building switchgear 1 LS 84,500.00 84,500 seesteworkforfransiomer &
270 26 Main building distribution 18,470 SF 6.50 120,055
2711 26 Invertor 1 LS 24,500.00 24,500
272 26 Emergency power distribution 18,470 SF 1.85 34,170
273 26 Equipment power 18,470 SF 4.48 82,746
274 26 Convenience power 18,470 SF 9.50 175,465
275
276 Lighting
277 26 Branch lines and lighting distribution 18,470 SF 8.50 156,995
278 26 Purchase light fixtures 18,470 SF 20.00 369,400
2719 26 Install light fixtures 18,470 SF 6.50 120,055
280 26 Lighting controls 18,470 SF 10.00 184,700
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV
Estimator: ND

ESTIMATE DETAIL OPTION 3A GSF: 18,470
REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
281
282 Theatrical Electrical
283 26 Company switch 1 LS 30,000.00 30,000
284 26 Power for theatrical lighting 1 LS 75,300.00 75,300
285 26 Power for other theatrical equipment 1 LS 15,000.00 15,000
286 26 Allowance for theatrical lighting 1 LS 185,000.00 185,000
287
288 Fire Alarm
289 28 New fire alarm system 18,470 SF 6.00 110,820
290
291 Low Voltage
292 26 LV infrastructure 18,470 SF 9.00 166,230
293 27 Tele/data cabling 18,470 SF 5.50 101,585
294 26 AV cabling 18,470 SF 3.50 64,645
295 28 Allowance for AV equipment 18,470 SF 8.00 147,760
296 28 Allowance for security cabling and devices 18,470 SF 5.00 92,350
297
298 ELECTRICAL 2,341,275 $126.76 / SF
299
300 Equipment
301
302 Theatrical EQuipment
303 11 Allowance for rigging systems 1 LS 245,000.00 245,000
04 11 Allowance for_va_rlablg acoustics, including 1 LS 185,000.00 185,000
blackout at existing windows
305
306 Food Service / Kitchen Equipment
307 1 Allowance for breakroom appliances 1 LS 25,000.00 25,000
308 11 Allowance for concessions equipment 1 LS 185,000.00 185,000
309
310 EQUIPMENT 640,000 $34.65 / SF
311
312 Furnishings
313
314 Theater Seating
15 12 SReearJ[1Sove, restore and reinstall existing balcony 54 EA 1,250.00 67,500
316 12 New stadium type seating 205 EA 1,780.00 364,900 includes framing
317
318 Stage
319 12 Portable stage extension 1 LS 65,000.00 65,000
320 12 Steps 2 EA 3,500.00 7,000
321
322 FURNISHINGS 504,400 $27.31/ SF
323
324 Special Construction
325
326 n/a
327
328 SPECIAL CONSTRUCTION $0/SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS

501 RIVERSIDE DRIVE, RENO, NV

October 10, 2024

Estimator: ND
ESTIMATE DETAIL OPTION 3A GSF: 18,470
REF MF DESCRIPTION QUANTITY UoM UNIT RATE TOTAL COMMENTS
329
330 Selective Building Demolition
331
332 Building Demolition
333 2 Demoalition for new expansion 1 LS 8,590.00 8,590
33 2 Demolish sections of existing slab on grade 1,850 SF 14.00 25,900
33 2 Demolish section of existing concrete walls 30 LF 250.00 7,500
33 2 Demolish interior partitions 235 LF 32.00 7,520
337 2 Remove existing floor, wall and ceiling finishes 18,470 SF 1.50 27,705
338 2 Remove existing MEP fixtures 18,470 SF 0.70 12,929
339 2 Allowance to salvage historic materials 18,470 SF 1.85 34,170
30 2 Allowance for_safety protocols and disposal of 18,470 SF 0.70 12,929 _ _
hazmat material lead pain, acm at flooring etc..
341 2 Cut new door opening in existing walls 3 EA 1,350.00 4,050
42 2 Remove existing windows and enlarge opening See Alternates
for new doorway
343 2 Miscellaneous demolition 18,470 SF 1.15 21,241
344
345 SELECTIVE BUILDING DEMOLITION 162,533 $8.8/SF
346
347 Site Preparation
348
349 2 Demoalish existing site retaining wall See Alternates
350 2 Demolish existing concrete at entrance portico 480 SF 12.00 5,760
s 31 Allowance for general site clearance for new site See Alternates
improvements
352 31 Excavate to reduce level for new steps / ramps See Alternates
353 31 Dispose of excavated material off site See Alternates
354 31 Rough and fine grading See Alternates
355 31 Allowance for SWPP related to excavation and See Alternates
sitework
356
357 SITE PREPARATION 5,760 $0.31/SF
358
359 Site Improvements
360
361 32 New concrete paving, steps and ramps See Alternates
362 32 Handrails See Alternates
363 32 Allowance for new terrace paving See Alternates
364 32 New steps / pathway to building 3 EA 3,500.00 10,500
365 32 New concrete paving at Portico 480 SF 54.00 25,920
366
367 SITE IMPROVEMENTS 36,420 $1.97 / SF
368
369 Site Mechanical Utilities
370
371 33 Allowance for site storm drainage See Alternates
372
373 Fire Water
374 33 New fire water connection to public main 1 LS 20,000.00 20,000
375 33 Piping and valves 65 LF 145.00 9,425
376 33 Backflovy preventor assembly and building 1 LS 18,200.00 18,200
connection
377
378 SITE MECHANICAL UTILITIES 47,625 $2.58/ SF
379
380 Site Electrical Utilities
381
382 New transformer Excluded - by utility provider
383 26 Transformer pad 1 LS 4,850.00 4,850
384 26 New building feed (trench, conduit, conductors) 45 LF 350.00 15,750
385
386 SITE ELECTRICAL UTILITIES 20,600 $1.12/SF
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024
501 RIVERSIDE DRIVE, RENO, NV

Estimator: ND

ALTERNATES - SUMMARY GSF: nla
SECTION TOTAL COMMENTS
ALTERNATES

ALTERNATE 1: DELETE STADIUM SEATING ADD ($401,116)
NEW SEATS ON EXISTING SLOPED FLOOR ’
ALTERNATE 2: ADD SOUND CONTROL BOOTH $350 544
AT BALCONY LEVEL ’
ALTERNATE 3: ADD EXTERIOR TERRACE WITH $333.472

GRAND STAIR CONNECTION TO BASEMENT
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV

Estimator: ND
ALTERNATES GSF: 18,470

REF MF DESCRIPTION QUANTITY  UoM UNIT RATE COMMENTS

ALTERNATE 1: DELETE STADIUM SEATING

2 ADD NEW SEATS ON EXISTING SLOPED
FLOOR
3
4 Deduct
5 Foundations -1 LS 31,200.00 -31,200
6 Strengthening to floor -1 LS 100,600.00 -100,600
7 Added beams at balcony -1 LS 18,500.00 -18,500
8 Stadium seats -1 LS 438,900.00 -438,900
9
10 Add
11 Allowance for work to existing floor 1 LS 25,000.00 25,000
12 Install new seating on existing floor 266 EA 965.00 256,690
13
14 Markups
15 GC's / GR's % -307,510.00 No cost impact
16 Insurance & Bonding 3.20% % -307,510.00 -9,840
17 Fee 5.50% % -307,510.00 -16,913
18 Design Contingency 15.00% % -334,263.37 -50,140
19 Construction Contingency 5.00% % -334,263.37 -16,713
20 Market Factor / Bid Contingency % -401,116.04 Excluded
21 Escalation % -401,116.04 Excluded

ALTERNATE 1: DELETE STADIUM SEATING
23 ADD NEW SEATS ON EXISTING SLOPED -401,116 $-21.72/ SF
FLOOR

24

ALTERNATE 2: ADD SOUND CONTROL
BOOTH AT BALCONY LEVEL

25

26

27 Deduct

28

29 Add

30 Additional floor framing 1,000 SF 45.00 45,000

31 Added walls 1,440 SF 48.00 69,120

32 Added doors 4 EA 4,500.00 18,000

33 Added glazing 132 SF 285.00 37,620

34 Added plumbing 4 FXS 8,500.00 34,000

35 Added HVAC 1 LS 65,000.00 65,000

36

37 Markups

38 GC's / GR's 268,740.00 No cost impact
39 Insurance & Bonding 3.20% % 268,740.00 8,600

40 Fee 5.50% % 268,740.00 14,781

41 Design Contingency 15.00% % 292,120.38 43,818

42 Construction Contingency 5.00% % 292,120.38 14,606

43 Market Factor / Bid Contingency % 350,544.46 Excluded
44 Escalation % 350,544.46 Excluded

45

o ALTERNATE 2: ADD SOUND CONTROL 350,544 $18108//SF
BOOTH AT BALCONY LEVEL
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LEAR THEATER
STABILIZATION & IMPROVEMENTS OPTIONS October 10, 2024

501 RIVERSIDE DRIVE, RENO, NV

Estimator: ND
ALTERNATES GSF: 18,470

REF MF DESCRIPTION QUANTITY  UoM UNIT RATE TOTAL COMMENTS
47

ALTERNATE 3: ADD EXTERIOR TERRACE

48 WITH GRAND STAIR CONNECTION TO

BASEMENT
49
50 Deduct
51
52 Add
53 Demolish existing site retaining wall 40 LF 185.00 7,400
54 Allowance for general site clearance for new site 2,560 SF 290 5632

improvements
55 Excavate to reduce level for new steps / ramps 137 CY 48.00 6,596
56 Dispose of excavated material off site 137 CY 44.00 6,046
57 Rough and fine grading 2,560 SF 3.20 8,192
58 Allowance for SWPP related to excavation and 2560 SF 3.00 7.680
sitework

59 New concrete paving, steps and ramps 1,060 SF 56.00 59,360
60 Handrails 45 LF 420.00 18,900
61 Allowance for new terrace paving 1,500 SF 45.00 67,500
62 Allowance for site storm drainage 1 LS 35,000.00 35,000
63
64 Markups
65 GC's/ GR's 15.00% 222,305.48 33,346 No cost impact
66 Insurance & Bonding 3.20% % 255,651.30 8,181
67 Fee 5.50% % 255,651.30 14,061
68 Design Contingency 15.00% % 277,892.97 41,684
69 Construction Contingency 5.00% % 277,892.97 13,895
70 Market Factor / Bid Contingency % 333,471.56 Excluded
71 Escalation % 333,471.56 Excluded
72

ALTERNATE 3: ADD EXTERIOR TERRACE
73 WITH GRAND STAIR CONNECTION TO 333,472 $0/SF

BASEMENT
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SAN FRANCISCO

Pier 9, The Embarcadero, Suite 107
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T: 415.421.1680
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360 E 2nd Street, Suite 225
Los Angeles, CA 90012

T: 626.583.1401
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PORTLAND
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