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1.0 - Chapter 1 — Project Summary and Information

1.1 - Project Summary

1.1.1 - Introduction

This Maurice Bathhouse Pre-Design Condition Assessment and Treatment Plan Report is
intended to update the conditions assessments and treatment recommendations from the
previous 2004 Maurice Bathhouse Historic Structure Report and the 2010 Hot Springs National
Park Cultural Landscape Report and Environmental Analysis. This report documents the Pre-
Design efforts of the Design Team to inform the Schematic Design for the future rehabilitation
project of the Maurice Bathhouse and the surrounding site for leasing by others.

1.1.2 - Project Purpose

This Pre-Design study is based on the Scope of Work provided by the NPS, dated February 15,
2022. The primary focus of this report is to define facility improvements required to prepare the
Maurice Bathhouse for future leasing by others. This overall project will include the rehabilitation
of the shell of the building, restoration of primary historic interior spaces and features,
addressing Universal accessibility, and installation of new electrical, mechanical, plumbing, and
fire protection systems to prepare the building for a future lease. In commercial real estate
terms, the desired condition will be a “white box,” or a partially finished building that the NPS
may offer for lease and customization. The intent of this project is to complete most of the up-
front capital investment for the significant work components so future leaseholders can focus
their efforts and costs on designing and undertaking additional facility improvements to satisfy
their operational needs. Leaseholder finishes may include furthering the interior build-out,
customizing mechanical, electrical, plumbing, and fire protection systems, and installing
required operational systems.

The NPS will lease the building to a suitable tenant who will make additional improvements to
suit their intended use. Potential Occupancies may include various Assembly uses (spa
facilities, restaurants, exhibition halls, etc.), Business, and Mercantile uses. This report
evaluates some of these uses for code and life safety compliance.

This project supports the mission of Hot Springs National Park to preserve the unimpaired
natural and cultural resources and value of the national park system for the enjoyment,
education, and inspiration of this and future generations. Through cooperation with partners,
such as leaseholders for these historic bathhouses, they can extend the benefits of these
natural and cultural resources.

1.2 - Summary of Existing Conditions and Recommended Treatment

The exterior of the Maurice Bathhouse is in overall good condition, with typical maintenance
required and upgrades to site walkways to address accessibility. The existing mechanical
equipment yard to the north of the building contains electrical distribution equipment,
condensing unit, and two air handling units. This equipment is not screened from the public
view. The interior of the building is in fair to poor condition. Having been vacant for 28 years with
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minimal maintenance, multiple renovation projects, and little ventilation, the interior of the
building has suffered. Several primary historic spaces have retained their original materials and
finishes, while other spaces have deteriorated or were partially demolished.

Renovations, including interior demolition and some rehabilitation work, have been ongoing
since the Maurice Bathhouse closed in 1974. These significant interior changes have resulted in
the current condition of the building being well suited for rehabilitation, as identified in the 2004
HSR. The CLR also recommends rehabilitation as the treatment for historic landscapes and
related features of Bathhouse Row, one of the most prominent park historic landscapes and a
National Historic Landmark.

After consideration of the options, the Park has identified a spa and café with event spaces to
be the most suitable building use. The spa may include areas for treatment in the basement
(pool), the eastern portion of the first floor, and portions of the second floor. The café may utilize
the NW 105 Room as a low-impact kitchen (no frying, grilling, or hood) with areas for dining and
entertainment on the first and third levels. There are site and building limitations for constructing
a full-service kitchen if a larger restaurant is to be considered, including location and
maintenance of a grease trap, commercial exhaust hood, product delivery, and storage.
However, a non-commercial warming kitchen, typically suitable for catered or prepared foods,
would be easily achievable.

The Maurice Bathhouse rehabilitation will consist of shell and core rehabilitation for lease.
Preservation Zones are designated to assist in directing the level of expected rehabilitation.
These zones are discussed in detail in Chapter 3 — Treatment Recommendations. All
recommended treatments for the interior and exterior of the Maurice Bathhouse must meet The
Secretary of the Interior's Standards for the Treatment of Historic Properties, specifically for
Rehabilitation.

This Pre-Design Treatment Recommendations include:

e Repairs to the site, exterior shell, and interior architectural components and finishes

e Required repair and upgrades for concrete structure and prescribed structural capacities

¢ Mechanical, electrical, plumbing, and fire protection systems upgrades

e Building code and life safety upgrades, including addressing egress

e Accessibility upgrades per ADA, ADAAG, ABAAS, and applicable state accessibility
standards and requirements as applied to leased facilities.

o Identification of remaining hazardous materials deficiencies (will follow in Schematic
Design)

¢ Identification of existing site utilities and municipal water pressure to determine capacity
for fire suppression systems

Architectural and structural features that are inherent to the construction of the historic Maurice
building present both limitations and opportunities. These are discussed further in Chapter 3 —
Treatment Recommendations. A few examples include:

Summary and Information -1.2-
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e The reinforced concrete structure (slab and beams) is exposed in most of the building,
limiting available overhead height for installing ductwork, piping, and conduit. Several
primary historic spaces have suspended historic decorative plaster ceilings. Decorative
ceilings warrant preservation and should not be removed or destroyed to install new
HVAC, plumbing, or fire prevention systems, limiting the adaptive use options for the
second floor rooms above.

e The low floor-to-floor height and clearance under the concrete beams in the basement
and third floor limit the installation of ductwork, piping, and conduit.

e The Creek Arch, which provides routing for the thermal waters, city water, and sanitary
services, is located directly in front of and partially below the west side of the Sunporch.
The location of the Arch restricts work and excavations in the front yard of the building.

e The Maurice is prominently located on Bathhouse Row, with the front fagade facing west
and the south side facing the historic Formal Entrance to the Park. The site surrounding
the building is highly visible, limiting the location and size of new equipment required to
upgrade mechanical and electrical systems in the building and limiting available
services, such as trash collection.

e Previous archeological inventories have indicated the possibility of structural remains
predating the current Maurice Bathhouse structure that may exist below the current
structure. It will be necessary to address these preservation issues during the planning,
design, and construction of this project to protect potential archeological resources that
may be present. Excavations will require archeological monitoring.

1.3 - Physical Description and Significance

1.3.1 - Location

The Maurice is a three-story building in the Mediterranean Revival style facing Central Avenue
and is one of eight bathhouses remaining on Bathhouse Row in Hot Springs, Arkansas.
Bathhouse Row is the front door to Hot Springs National Park, with the historic Formal Entrance
to the Park on the south side of Maurice. The study area included the Maurice Bathhouse and
the immediate property associated with the building.

1.3.2 - Maurice Bathhouse Historical Summary and Timeline

The Maurice Bathhouse is one of eight bathhouses remaining on Bathhouse Row. Bathhouse
Row was initially listed as a National Register Historic District in 1974 and designated a National
Historic Landmark in 1987 for containing the “largest collection of twentieth century bathhouses
remaining in the United States.” The sidewalks and green space in front of the building were
also noted as contributing features to the district.

Congress set aside 2,529 acres of the hot springs park area as a U.S. government Reservation
in 1832 and under the jurisdiction of the Government Land Office, the precursor to the
Department of the Interior which was formed in 1849. The site was quickly developed to take

1 Hot Springs National Park Cultural Landscape Report and Environmental Analysis, Quinn Evans
Architects, 2010, p. 4.
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advantage of the hot springs, with buildings developed along the creek on government
reservation property. By 1877, Hot Springs was platted, and leases were granted on
Reservation property. In the 1880s, the Separtment of the Interior made made beautification
efforts throughout the reservation to improve the character, with formal landscaping.? The
current Maurice Bathhouse is the second structure on this site. The original bathhouse was
constructed of wood. After the Department of the Interior required all bathhouses to be
upgraded, the building was replaced by the current reinforced concrete structure in 1911. When
the National Park Service was created in 1916, the Hot Springs Reservation was placed under
its jurisdiction.

The three-story reinforced concrete and masonry structure has an exterior stucco finish, and a
flat roof with green tile parapet roofs. The nearly square building footprint encompasses 31,350
gross square feet. The building was designed to incorporate private bathing compartments and
public spaces. Overall, at its longest dimensions, the building measures 100’ north/south and
109’-6” east/west.

The original portion of the 1911 structure was designed by Chicago architect George R. Gleim,
Jr., in a synthesis of revival styles and is notable for its symmetrical massing, regularly spaced
windows, and large, hipped skylight centered on the west elevation. A significant renovation of
the building in 1915 was designed by Mann and Stern Architects (designers of adjacent
bathhouses) and included both interior and exterior remodeling. The Maurice operated until
1974, when it closed to the public and was purchased by the NPS. In 1987, the NPS leased the
building for use as a modern health spa. Subsequently, that plan, and at least one additional
lease, were unsuccessful, with no work accomplished. For the last 48 years, the Maurice
Bathhouse has remained vacant.

Major Known Renovations/Milestones Include:?
e 1911 — Existing Maurice Bathhouse Constructed. No original drawings exist. Architect
was George Gleim, Jr., Cost was $150,000. The bathhouse opened with 30 tubs.
e 1915* — Major interior and exterior renovations designed by Little Rock architects
George R. Mann and Eugene J. Stern, including:
o Construction of the Sunporch
o Renovation of the Lobby
o Renovation of the third floor Solarium into the Roycroft Den to its current
configuration
o Renovation of the second floor Billiard Room
o Other miscellaneous renovations throughout
o Construction of the green tile roofs at the parapets

2 Chamberlin Architects, “The Maurice Bathhouse Historic Structure Report,” 2004.
3 Dates and information contained in the list are from the 2004 HSR.
4 NPS Project HOSP_128_60092
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e 1921 — HSR states significant physical improvements were undertaken and designed by
Mann and Stern. Work may have included roof modifications and construction of a new
cooling tank.

e 1930 — Roycroft Den converted into a gymnasium.

e 1931 — NPS required improvements for new lease. Basement pool was constructed at
this time to offer exercise and treatment for ailments. Manager Relyea was lauded for
pioneering the under water therapy with the thermal water.

e 1934 — Sun parlor re-roofed. This may be when the skylight was covered.

e 1937° — Renovations for new pool addition over the second floor (east side of building)
were designed but never constructed.

e 1937% — South elevator shaft was lengthened to add a stop at the roof level for
sunbathers. The original skylight over the shaft was replaced at the top of the taller shaft.

o Post-1947 — 1947 was the peak year of visitors, after which began a steady decline.

e 1951 — Windows on the sunporch were changed from the small-pane windows to
accommodate large viewing, at the request of the NPS. Also, the cooling tanks at the
back of the building were enclosed, and the cooling towers and baffles were removed.

e 1958 — Maurice pool closed because the Libbey PMC opened pools.

e 1974 — Maurice Bathhouse closed. The NPS paid the Owner, Van Smith, $5,688.50 for
the Bathhouse.

e 1978’ — Reroofing Portions of Fordyce & Maurice Bathhouses. Project replaced flat roof
areas. Project may have included work on skylights which were noted as Alternate work.

e 19848 — Investigative Study of Five Bathhouses by Pitts & Associates Engineers undertaken.

e 1987 — Maurice leased for adaptive use as modern health spa.

e 1991° — Asbestos Survey Hazardous Materials Inventory conducted on Bathhouse Row,
including Maurice.

e 1992'° — Asbestos and Hazardous Materials Remediation Construction Documents for
building along Bathhouse Row outlined the required remediation work.

e 1994 — Masonry repair and repainting of the exterior.

e 1996 — New roof installed

e 1999-2000 — New windows and front door installed in the Sunporch.

e 2002-2003'! — Stabilization of Six Bathhouses, included structural underpinning and
stabilization repairs, infill of shafts between floors, installation of new concrete catch
basins in basement to capture spring water to direct to new sump, vapor barrier in
basement crawl space, install new exterior ramp, replace flat roofing throughout (R-22
installed at upper roof), install louvers in existing window openings, (4) new skylights and

5 NPS Project HOSP_128 60497
6 NPS Project HOSP_128_ 60095
7 NPS Project HOSP_128_60582
8 NPS Project HOSP_128 70001
9 NPS Project HOSP_128_41052
10 NPS Project HOSP_238 41046
11 NPS Project HOSP_128-80030
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repair of Roycroft skylight, new doors at stairs (floors 2 and 3), demo of MEP throughout,
new Mechanical and ventilation systems installed.

e 2004 — Historic Structure Report produced by Chamberlin Architects.

e 20042 — Schematic Design for Superior and Maurice Bathhouses.

e 2006* — Construction Documents produced for full building rehabilitation (full project did
not happen).

e 2009 — Construction Documents address construction of new elevator in the center of
the building.

e Prior to 2016 — Removal of bathing stall partitions, tubs, shower stalls, and other items
on the first floor during building stabilization and rehabilitation efforts. Park staff began
abatement of lead paint throughout the building and rehabilitation of some rooms on the
first floor.

e 2016 — Minor demolition of partitions walls.

e 2018 — Removal of dressing stall walls on the third floor.

e Since 2018 — Installation of the central elevator and partial construction of new public
restrooms on the first floor.

1.3.3 - Character-Defining Features

The period of significance for the Bathhouse Row is 1911 — 1947, as outlined in the 2004 HSR.
This covers the period beginning with construction of the “new” bathhouse and ended after their
peak year of business. While renovations have occurred throughout the occupation and later
during the period of the building’s vacancy, the Maurice Bathhouse retains a significant amount
of its historic integrity and exterior and interior character-defining features.

The Maurice Bathhouse possesses historic integrity through the following:

e Although the building has undergone significant alterations on the interior, the overall
exterior form and fenestration openings remain from the period of significance are
relatively unchanged.

e Architectural detailing and construction materials from the period of significance are
preserved on both the exterior and interior of the building.

e Bathhouse use of the building was continuous from its construction until its closure in
1974.

e The original setting has been preserved, with Maurice an integral part of the overall
Bathhouse Row along Central Avenue.

Significant character-defining features are those which have historic character from the period of
significance and have continued to convey the appearance and feeling of the building. Retention
of these features maintains the historic integrity of the building, making it a priority to preserve,
maintain, and repair these features.

12 NPS Project HOSP_128 056091D
13 NPS Project HOSP_128 41070
14 NPS Project HOSP_128 056091D
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Location, Site, and Environment:
o As one of eight bathhouses along Central Avenue, collectively known as Bathhouse
Row, the integrity of this bathhouse within the collection is important.
o Landscape follows traditional planting patterns prevalent throughout the Bathhouse
Row.
o The front entrance with the concrete steps and ramp follows the entrance patterns of
adjacent bathhouses.

Plan and Volume:
o The overall building footprint and volume have not changed since the period of
significance. The interior plan and circulation have not changed significantly since
the original construction.

Envelope:

o The white stucco cladding and stucco features, such as the built-in cornice/gutter at
the third floor, all with a highly textured finish, remain.

o Window and door (fenestration) patterns remain. Although new louvers and a new
exit door were installed, they were installed in original opening locations.
Front entry concrete ramps and steps
Two primary facades — West - facing Central Avenue, and South - facing the
walkway of the historic Formal Entrance to the Park.

o Two secondary facades — North - facing Hale Bathhouse, and East - facing the Park
and the upper Promenade.

Interior Features and Finishes:
e Many significant interior rooms, features, and materials remain.

o Walls:
¢ Painted flat plastered walls over masonry and plastered ceilings and
beams
o Flooring:

e Terrazzo flooring and integral terrazzo and concrete cove bases
e Concrete flooring with integral concrete cove bases
o Wood Trim, Doors, Windows, and Features:
¢ Interior paneled and glass wood doors and hardware
¢ Interior wood millwork at windows, doors, and miscellaneous trim and
framing
¢ Interior wood distinctive features, such as swinging gates, check-in
counter and desk, built-in bench and mirror, and all the paneling and
millwork features in the Lobby and Roycroft Den
¢ Wood casement windows and hardware
e Wood lockers on the third floor
o Tile:
e Rectangular tile walls and wainscotting (three periods of installation)

Summary and Information -1.7 -
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Mosaic tile flooring

Quarry tile flooring and base
Marble base

Faux tile plastered finishes

o Decorative Finishes

Stenciling on walls (Men’s Massage 116)

Decorative plaster and painted finishes on the Lobby 110 ceiling,
including stenciling and wood graining.

Stenciling on walls (Billiard Room 210)

In addition, there is potential stenciling and decorative painting in
other spaces that have not been uncovered to date.

The painted mural from the Billiard Room 210 was removed and is in
curatorial storage.

o Features

Four skylight openings in the first floor spaces. The skylights have
been replaced, but the original size and shape of the historic openings
remain. The Laylights are missing.

Roycroft skylight was partially reconstructed during the 2003 repair
project. This hipped skylight is unique. The decorative laylights are
missing. The Park has one of the stained glass laylight panels in
storage that was previously damaged.

Several small skylights were removed during earlier roofing projects
and infilled with concrete. One provided light into the Maurice Office
311, and the others provided light into light wells in areas without
windows.

The plaster Bacchus figures under the wood ceiling beams in the
Roycroft Den are missing; however, the Park has two of these plaster
figures in storage.

Wire-caged original shafts and elevator cabs

Painted cast iron stairs with marble treads

Woven wire at tops of third floor day room walls

Marble toilet room panels

Metal ventilation grates or grilles

Steam cabinets (Mechanical 103 and Men’s Cool Room 115)

Metal cornice and ceiling grid system in the Sunporch 109.

o General Circulation and Special Organization

Room arrangement, Corridors, Stairways, and Elevtator Core.

o Pool
e The existing concrete basement therapy pool is one of the unique
historic features of the building.
o Fixtures

Plumbing fixtures, miscellaneous thermostats, and other similar
equipment remain throughout the building.

Summary and Information
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e Painted decorative radiators
¢ Neon sign spelling ‘MAURICE’ once mounted on the wall behind the
front desk.

1.3.4 - Preservation Zones

The preservation of the Maurice Bathhouse is essential as an integral building within the
National Historic Landmark Bathhouse Row District. Buildings along Bathhouse Row reflect the
chronological history and development of Hot Springs during the period of significance from
1911 to 1947.

Preservation Zones for the Maurice Bathhouse are identified to guide the maintenance, repairs,
design, and construction for work on the exterior and interior of the building. The Zones identify
the current level of historic significance and integrity of specific building elements and individual
spaces identified as significant in the HSR. These zones identify high, intermediate, and low
levels of historic integrity to assist with planning and prioritization of appropriate levels of
rehabilitation intervention in each space. These zones are outlined in Chapter 3 — Treatment
Recommendations.

1.4 - Administrative Data

1.4.1 - Holistic Pre-Design Approach

The AE Design Team consulting on the Maurice Bathhouse Pre-Design Study has worked
closely to assess and develop treatment recommendations. The report delivers current
information about the building conditions and updates the recommendations made in the 2004
HSR and 2010 CLR reports. These recommendations will assist the future design and further
programming efforts in Schematic Design.

The AE Design Team consists of experts who have experience and enjoy rehabilitating historic
buildings. The team includes historical architects from STRATA Architecture Inc. and Quinn
Evans; structural engineers with Structural Engineering Associates; MEPF engineers with
IMEG,; historical landscape architect from Quinn Evans; and an independent cost estimator. The
existing conditions assessments were recorded in the field by the team members, including
existing conditions, photographs, and measurements. The structural team supplemented their
inspections by engaging with an outside contractor. The contractor provided ground penetrating
radar (GPR) and destructive testing to confirm concrete reinforcing placement and condition.

Throughout the project, the team held internal meetings to coordinate life safety code
requirements, required repairs, and an understanding of the building limitations for installing
updated mechanical, plumbing, electrical, and fire prevention systems. Experts, including a pool
consultant, stained glass consultant, skylight manufacturer, and a code consultant, were
brought to the team to discuss future rehabilitation methodologies and possibilities. Regional
NPS experts in museum management and curatorial storage, fire prevention, and code
compliance were included in the online meetings to offer their experience and advice for

Summary and Information -1.9-
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addressing the unique challenges and opportunities for the rehabilitation of the Maurice
Bathhouse.

The team held numerous in-person and online meetings with the Park and Regional staff to
review critical items, including fire prevention, code analysis, programming, expected level of
rehabilitation, and potential treatments. These meetings informed the recommended treatment
presented in Chapter 3. The notes for these meetings are in Appendix B. While onsite, the team
met with leaseholders for the Superior Bathhouse and the Quapaw Bathhouse to understand
their use and needs for their buildings. These meetings were essential for our team to
understand the importance of delivering a building ready for leasing that has considered the
potential future uses and provided the best solutions for fire prevention and HVAC systems that
are ready to customize for the tenant finish.

1.4.2 - Project Resources
Codes and Standards Related to the Rehabilitation

e IBC 2021
e IEBC 2021
e NFPA

o Secretary of the Interior’s Standards for the Treatment of Historic Properties
o Rehabilitation
o Guidelines for the Treatment of Cultural Landscapes
¢ National Park Service Preservation Briefs
¢ NPS Management Policies 2006
e Architectural Barriers Act Accessibility Standards (ABAAS), ADA, ADAAB, and
applicable state accessibility requirements as applied to leased facilities
e ABA Universal Design Standards for Outdoor Developed Areas, Public Rights of Way,
Transportation Facilities
e 7 Principles of Universal Design
e Accessible Route Design Standards, DSC

Drawings

AutoCAD drawings of the Maurice Bathhouse were provided by the NPS that were prepared
in 2004 for a large rehabilitation project by Chamberlin Architects. A building walk-through
verified these drawings for use in this Pre-Design effort, and critical differences were noted
and updated. A subsequent task order will include the production of updated, field-verified,
electronic drawings in Revit for use during Schematic Design.

Documents

The “Maurice Bathhouse Historic Structure Report” was prepared in 2004 by Chamberlin
Architects!® and was referenced throughout this report. This HSR provided the history and
basis for the current treatment recommendations. In addition, drawings, historical postcards,

15 Chamberlin Architects, “The Maurice Bathhouse Historic Structure Report,” 2004.
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and historical photographs were provided by the Park Curator, Tommy Hill. A list of these
documents can be found in Appendix A: Reference Documents.

1.4.3 - Recommended Next Steps
The following outlines areas of life safety and building preservation concerns that were found
during the AE Design Team site visit in March 2022.

1. Life Safety: The AE Design Team recommends the Park install a fence or gate at the
northeast corner of the building to prevent public access to the northeast yard above the
retaining wall. This is a life-safety fall hazard.

2. Building Preservation: The AE Design Team recommends the repair of the exhaust fan
that serves the confined crawlspace under the east side of the building and vents out the
north side of the building. This fan needs to be repaired to working condition. Once
repaired, it should alleviate some of the steam and humidity build-up that is migrating
into the basement and first floor above.

3. Building Preservation: The AE Design Team recommends the drain in the exterior north
runnel alongside the north basement wall be unblocked. Remove debris, and ensure the
drain is clean and in working condition. Consider installing a dome over the drain to
catch debris.

The following items are recommended to be completed to set up the project for success prior to
or as part of the next phase of Schematic Design:

4. Site Survey: Production of a new site survey to include topography, drainage, all utilities
(including depth of sanitary and water pipes), landscape, location and depth of the Creek
Arch, all related site features, and building first floor elevations at each entrance
(basement and first floor).

5. Hazardous Materials testing, specifically for:
a. Asbestos — Pyroblock wall units, mortar used for the Pyroblock, ceiling material in
Roycroft Room, terrazzo, etc.
Lead Paint
Radon
Soils Testing for Heavy Metals
Mercury in pipes

®ooo

6. Revit As-Built Drawings: Production of field-verified building models in Revit for use
during Schematic Design.

7. Piping Scoping: Scope and document all existing sanitary sewer pipes in the basement,
including where they drain and condition. Plumbing engineer should be present for this
exercise to assist in documenting/mapping piping. This information is required for
Schematic Design
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8.

10.

11.

12.

13.

Hot Spring: Schematic Design must address the conditions of the spring in the basement
crawlspace. It is recommended to contract with a civil engineer or consultant who has
experience in addressing the distribution of hot springs and thermal water.

Crawl Space Concrete Structure Verification: The confined crawl space beneath the
existing east bath halls was not accessible during the Pre-Design efforts. The spacing of
any columns or walls are not shown on the plan, and there is no information on the size,
spacing, and location of reinforcement within the slabs or beams. Selective demolition
for the underside of the typical slab and beam in the crawlspace is recommended as an
additional service needed early in the schematic design phase. The crawlspace is
considered a confined entry space, and the presence of flowing water will impact
electrical equipment use. In addition, the space is hot and humid, with little or no fresh
air exchanges. These considerations will require specific precautions for the testing
contractor. Concrete will be patched following the chipping and investigation.

Masonry Exterior Walls Grout Injections: Although grout injection was specified in the
2002 stabilization drawings and some amount of that work was clearly performed, it is
unknown if the work was successful or completed as thoroughly as intended. The
structural engineer recommends that GPR scanning in the early Schematic Design
phase as additional services. This scanning would attempt to determine the approximate
volume of voids within the wall for future grout injection repairs at the exterior brick walls.
Along with the scanning, some selective demolition should be performed for the brick
walls to confirm the findings of the GPR.

Wood Framing Investigation: Investigation wood framing members in the previously
reconstructed skylights to confirm if they are pressure treated.

Geotechnical Investigation: Perform geotechnical investigation at NE corner of full-height
portion of the building to determine underpinning requirements for this corner. This
section of the building was not underpinned in 2002, and the cracks in this area appear
to be moving.

Historic Finishes / Materials Conservator: Engage a specialty historic finishes and paint
analysis conservation company with AIC Membership to explore decorative paint
finishes in several primary areas and typical historic colors from primary and secondary
spaces. Primary spaces would include: Sunporch metal ceiling grid and walls; Lobby
ceiling and walls; Women'’s Cool Room (look for decorative painting and potential wall
coverings); Women’s Pack Room (look for potential wallcoverings); Women’s Bath Hall;
Men’s Pack Room and Bath Hall; Men’s Massage Room (decorative stenciling); Billiard
Room Ceiling and Soffits (consider windows too); Roycroft ceiling; Check-In and Coat
Room walls and ceilings; elevator halls and grilles; and miscellaneous walls and trim
throughout the building. Exposures may include the Men’s massage room and Billiard
Room. Consultant may also view the murals removed from the Billiard Room 210 to
determine their condition and whether they can be conserved and reinstalled or
replicated as part of a rehabilitation of that space.
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14. Roof and Skylights: Explore top of elevator shafts to see if they can be restored with

15.

16.

17.

18.

19.

skylights to allow natural light into the multi-story stair shafts. Park may provide ladders
for access.

Pest Management: Confirm termites are not active (evidence in first floor Lobby west
wall door openings at base of doors and throughout third floor).

Architectural Salvage Reuse: Architects to work with Park Curatorial and Facilities staff
to sort through architectural salvage in storage in Women’s Bath Hall 114 and Men’s
Bath Hall 113 (and other locations in building) to determine what will be reused as part of
the rehabilitation project and what needs to move to park storage. Determine if Park will
remove items, or if the relocation needs to be included in contractor’s bid.

Materials Cleaning: Test clean wall tiles in Men’s and Women’s Bath Halls. If the stains
cannot be removed, they will likely need to be replaced or removed. Tests may be
performed by the historic materials conservator.

Hale Air Handling Unit: Schematic Design will need to further study the potential
relocation of the Hale Air Handling Unit that is currently installed directly north of the
Maurice. Pre-Design calls for relocating the existing unit to the Hale Bathhouse property.

Provide some time for an architectural historian or the AE Team to continue research on
the Maurice building to look for historic photographs that may further document the
building interiors and exteriors, such as the rear skylights, the roof of the Sunporch, and
other key spaces on the interior.

1.4.4 - Project Team

Client

Hot Springs National Park
Hot Springs, Arkansas
Laura Miller, Superintendent
Mark Scott, Facilities Manager
Tommy Hill, Museum Curator
Laura_miller@nps.gov
Mark_scott@nps.gov

Tom_hill@nps.gov

Midwest Region National Park Service
John Rosemurgy, Project Manager
Brian Leaders, GAOA Program Lead
Nicholas Murray, Contracting Officer
John_rosemurgy@nps.gov
Brian_leaders@nps.gov
Nicholas_m_murray@nps.gov
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Denver Service Center
Andrea Lind, Branch Chief
David Lieb, PM

Jennifer Claster, PS

MEP & Fire Protection Engineering
IMEG Corp.

Phillip Parra, PE, Principal Electrical Eng.
Stuart Braden, PE, Mech/Plumb Eng.

Andrea_lind@nps.gov
David_lieb@nps.gov
Jennifer_claster@nps.gov

Architect / Contract Manager
STRATA Architecture Inc.
Angie Gaebler, AlA, Principal
Trudy Faulkner, AlA, Principal
Claire Ashbrook, AIA, PM
1701 Oak Street, Suite 100
Kansas City, MO 64108
Phone: 816-474-0900
angie@strata-arch.com
claire@strata-arch.com
trudy@strata-arch.com

Consulting Architect and

Historical Landscape Architect

Quinn Evans

Jennifer Henriksen, AIA Principal Architect
Brenda Williams, FALA, Principal Landscape
Gania Kandalaft, Designer

219 %2 N Main Street

Ann Arbor, Ml 48104

Phone: 734-834-1646
jhenriksen@quinnevans.com
gkandalaft@quinnevans.com

Structural Engineer

Structural Engineering Associates, Inc.
Ralph Jones, RA, Principal

Philip Steed, RA, PM

1000 Walnut, Suite 1570

Kansas City, MO 64106

Phone: 816-421-1042
rjones@seassociates.com
psteed@seassociates.com

1600 Baltimore, Suite 300
Kansas City, MO 64108

Phone: 816-842-8437
Phillip.p.parra@imegcorp.com
Stuart.g.braden@imegcorp.com

Cost Estimating

CMR

Michael Orel, CPE

11006 Parallel Parkway, Suite 200
Kansas City, KS 66109

Phone: 913-262-6715
Michael.orel@cmrcosts.com

Expert Consulting Parties:

Code Consultant Service, LLC
Jeff Boyle, Owner

Julie L. Sloan, LLC
Consultants in Stained Glass

Waters Edge Aquatic Design
Jeff Bartley, Principal
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2.0 Chapter 2 — Existing Conditions

2.1 - Introduction -

The Design Team members were on site in March 2022 to assess the Maurice Bathhouse. The
team took photographs and documented the existing conditions of the interior and exterior of the
building to update treatment recommendations for the rehabilitation of the building, to assist with
the development of the scope work and specialty consulting, services, or testing to be
accomplished during the next phase of Schematic Design.

Overall, the building exterior has been well maintained and is in good condition. The interior
conditions vary by floor and by room. Many renovations have occurred inside the building since
the Maurice Bathhouse closed to the public in 1974, with most of the bathhouse fixtures and
partitions having been removed. Asbestos and hazardous materials were abated from the
building in 1992, although as-built documentation of this project has not been found. A major
structural stabilization project in 2002 included underpinning and other significant structural
stabilization procedures. The project also attempted to harness the hot spring in the NE corner
of the basement crawlspace with concrete catch basins, replaced four skylights, repaired the
Roycroft skylight, and installed new mechanical and ventilation systems to distribute fresh air.
Between 2002 and 2009, the park began construction of restrooms on the first floor. This
progress was interrupted in 2009 when a new elevator was installed in the center of the
building. The elevator was constructed within a portion of the area where the new restrooms
were located. Park staff mentioned that the space required for the elevator was taken from the
restrooms, resulting in the restroom layout no longer complying with the ABAAS accessibility
requirements. Therefore, the construction of the restrooms was halted.

2.2 - Chapter Organization

This Chapter includes brief narratives of the existing conditions by category of work, i.e., Site,
Architectural, Structural, MEP, etc. with photographs at the end of each narrative section.
Existing Conditions drawings are found after the chapter narrative. Tables were compiled to
record the existing conditions of each category of work and are the basis for the treatment
recommendations in Chapter 3. These tables can be found in Appendix G. Where applicable,
the tables may reference photographs included in this chapter, and where available, quantities
of the existing materials are listed.

The following standard condition assessment definitions were used to identify overall deficiency
and conditions of the interior and exterior of the Maurice. These are typical industry definitions,
utilized to prioritize preservation, maintenance, repair, and rehabilitation work.
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Deficiency ratings are defined as:
Critical — Emergency / Immediate / Life Safety -

e This rating indicates an advanced state of deterioration or ongoing maintenance
issue which may result in the failure of a specific feature or component if not
corrected within the near future (typically less than 1 year).

e This rating may indicate an immediate threat to life safety of building occupants
or visitors.

e This rating may indicate a serious building code violation.

Serious — Short Term —

e This rating indicates a deteriorated or missing condition which may result in
failure of a specific feature of component if not corrected in the short term
(typically 1-3 years).

e This rating does not currently reflect an immediate threat to life safety but does
require corrective action.

e This rating may indicate code violation or accessibility issue.

Minor — Short or Long Term —

e This rating may indicate a component of or an overall building system that
requires regular maintenance or preservation which may affect overall building
performance or affect the long term preservation of the building (typically 3-5
years or further).

e This rating may identify recommended work to address non-life-safety issues or
building upgrades to improve building occupant comfort and satisfaction.

Condition ratings are defined as:
Good - Rating identifies that the component or system is in overall operable condition
with little wear. Item may require only routine maintenance but is not deteriorated or
showing signs of deferred maintenance or need of repair.

Fair — Rating identifies the component or system is in overall operable condition with
wear or showing signs of minor deterioration. Item may require maintenance or repair.

Poor — Rating identifies the component or system is in overall non-operable or overall
deteriorated condition. Item may require significant maintenance, repair, or replacement.
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2.3 - Site Context — Existing Conditions

The Maurice is located within three Landscape Character Areas identified in the CLR:
Bathhouse Row/Architectural Park, Foreground Park, and the Formal Entrance. The Maurice
primary facade faces west, towards Central Avenue. The historic Formal Entrance into Hot
Springs National Park and the Grand Promenade is between the Maurice and Fordyce
Bathhouses. The landscaped yard directly surrounding the Maurice to the north (between the
building and the sidewalk), west (to the main sidewalk), and south (to, but not including, the
stone planter), are included in this study area. The Formal Entrance to the south, as well as the
monuments and fountain southwest of the Maurice, are not included in the study area.
Evaluation of the current site conditions was coordinated with the 2010 Bathhouse Row Cultural
Landscape Report.

Refer to the Site Existing Conditions Drawings at the end of this chapter and the Site
Assessment Tables in Appendix G.

Grade and Accessibility

The Maurice Bathhouse is built into the hillside, with the east side of the first floor being
partially below grade. The site is generally flat, with the building’s first floor elevated about
24 inches above the surrounding grade. The concrete ramps and stairs required to enter the
front and side entrances are in fair to good condition. The only accessible approach is the
ramp on the north side of the building. The ramps located in front (west) of the building and
at the south side of the building have slopes greater than 8% and do not meet accessibility
requirements. This is discussed further in Section 2.11 Accessibility Existing Conditions of
this report.

Mechanical equipment is on the north side of the building. Grade in this area slopes towards
the building. The hillside behind the building slopes up to heavier greenery and the Display
Springs and Grand Promenade. The retaining walls to the south of the building are in fair
condition.

Drainage

Site drainage around the building is managed by concrete runnels adjacent to the building
walls. The concrete runnels have deteriorated and cracked, with plant growth adding to the
deterioration.

The drain in the runnel that runs along the north foundation wall has a flat grate covering
and is easily clogged with soil and debris. The AE Team observed that the drain was
plugged while on site during a rain event, and the runnel almost overflowed. The team
removed some of the debris from the grate to ensure there was a drain in this location. This
north runnel collects water from the site, from the NE lower roof, and from the hillside behind
and adjacent to the building. Drainage from the north side of the Sunporch roof drains below
the ramp into the north runnel near the drain. This extra roof drainage could result in a
substantial amount of water in this area. Water backing up in the runnel can easily make it
into the basement windows and seep into the ground through cracks in the runnel. This flat
grate should be replaced with beehive-type dome to help reduce the chances of blockage.
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The runnel also needs to be continually maintained to ensure it is not cracked (leaking
water) and does not fill with debris.

Drainage from the Display Springs is channeled into an underground pipe northeast of the
building. It is not clear where the pipe drains, but it likely drains into the stormwater in the
Stone Arch.

Irrigation

Sprinkler heads for the irrigation system are not all located in ideal areas. One such
sprinkler head is installed up tight to the west foundation wall, creating erosion of the grade
and damage to the building.

Pedestrian and Vehicular Circulation

There is no on-site or on-street parking in front of the Maurice. There is a drop-off area
south of the Maurice, between the Maurice and Fordyce buildings. This drop-off area is used
for all of the buildings along Bathhouse Row, including loading and unloading for the Hale
Bathhouse overnight guests and restaurant supplies for the Superior Bathhouse.

Walkways on the site are concrete of various ages and aggregate textures. The exit door on
the north side of the building was added in 2002 and lands in mid-air — the ramp or stairs
that had been designed to serve this exit were not constructed.

Site Utilities

Utilities and services to the Maurice are addressed in the Mechanical, Plumbing, and
Electrical sections below. All utilities (gas, electric, water, thermal water, cable, and sewer)
are from the street in front of the Maurice. Water pressures should be adequate for water
service and sprinkling the building. It is assumed sanitary piping and water service will be
replaced. Cable will need to be relocated.

Life Safety

No public walkway extends around the east side of the building; however, it is possible to
walk along the edge of the building across the concrete runnel towards the top of the
hillside. Near the northeast corner of the building, the grade turns to the west and slopes
downhill to the top of the very high stone retaining wall with a steep drop-off. There are large
stones on the ground that create tripping hazards. This area presents a very precarious fall
hazard to the public. This area is mostly blocked by a chain link fence near the Promenade;
however, there is no block between the fence and the northeast corner of the building.
Access should be blocked near the northeast corner of the building to prevent public access
to the northeast portion of the yard above the retaining wall.

Landscape Existing Conditions -

Plantings
The edges of the site are lined with a holly hedge with lawn infill like the other bathhouses
along Bathhouse Row. Plantings overall are in good to fair condition. The planting areas on
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the north side of the building have been disturbed by the addition of mechanical units and
the accessible route to the main entry. The volunteer brush and trees growing on the hillside
northeast of the building is overgrown. One tree produces black berries that fall onto the
northeast roof and skylight. These berries have stained the skylight and create a mess on
the roof.

Features

The landscaping is consistent with those of the surrounding buildings. The manicured
hedges at the front entrances are a common feature consistent throughout Bathhouse Row.
The Formal Entrance leading to the Grand Promenade is on the south side of the Maurice.

Photographs - Site and Exterior

XAE.1 — Exterior. West facade of the Maurice with XAE.3 — Exterior. North face of the Maurice with
the park at the Formal entrance. the equipment yard.

XAE.2 — Exterior. West facade of the Maurice. XAE.4 — Exterior. East face of the Maurice from the
Promenade.
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XAE.5 — Exterior. South face of the Maurice from XAE.8 — Exterior. Damaged tile, cornice, and wall.

the Promenade.

XAE.6 — Exterior. North equipment yard, looking
east.

XAE.7— Exterior. Patched stucco where previously
cracked.

XAE.10 — Sunporch. Damaged stair, window, door.

Existing Conditions -2.6-



Maurice Bathhouse
AE Pre-Design Services — Condition Assessment / Treatment Plan
Hot Springs National Park, Arkansas

XAE.11- Exterior at West. Damaged ramp and
landing at entrance.

XAE.12— Exterior at North. Damaged runnel and
louver.

XAE.14- Exterior at North. Exit with no stair to
grade.

XAE.13 - Exterior at South. Deteriorated concrete XAE.15 — Exterior at South. Deteriorated stone
ramp to basement and concrete retaining wall. retaining wall and concrete runnel.
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XAE.16 — Clogged drain in north side runnel. Note, ~ XAE.18 — Access to Display Spring drainage at NE
the drainage (large white pipe) from the north side of building.
of the Sunporch roof also drains into this runnel.

XAE.17— Access to Display Spring drainage at NE ' XAE.19 - Yellowed plexiglass coverings over
of building. historic stained glass windows. Coverings are not

properly vented.
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bt. v \ e ;
XAE.24 — Roof parépet with clay tiles at east wall,
northeast roof.

XAE.21 — Roof. Parapet clay cap tile.

XAE.25 — Northeast skylight staining from berries
from tree above roof.

XAE.22 — Roof. Damaged green glazed vitrified
clay roof tiles and copper flashing.
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Architectural - Existing Conditions

This section includes the review and assessment of the existing conditions of the exterior shell
of the building and the building interior, including finishes.

Refer to the Existing Conditions Drawings at the end of Chapter 2 and the Architectural
Assessment Tables in Appendix G.

2.4 - Exterior — Existing Conditions
The Maurice is a three-story building in the Mediterranean Revival style. The exterior walls
feature a painted stucco exterior with multi-color decorative tile panels accenting the upper
level. A one-story five-bay sun porch projects from the west facade and creates the main
building entry. Green glazed clay tile roofing forms the roof perimeter, and a skylight sits
prominently centered on the building. The building’s north, west, and south sides are visible
from Central Avenue, with the west facade facing Central Avenue and the south side of the
building facing the Formal Entrance. The rear (east) side comprises shorter building
elements featuring green glazed clay tile roofs, skylights, and flat roof areas.

The exterior of the building is in fair to good condition. Hairline cracks are seen throughout
the exterior walls and stucco, particularly around the windowsills, window heads, and
cornices. The windows and doors are in fair to good condition. The condition of the original
wood windows varies. In general, the wood windows are in fair condition, with some
deteriorated sections and some windows that are out of plumb. The metal windows and
doors in the Sunporch are not original and do not reflect the historic design. The stained
glass windows on the north elevation are protected by yellowed plexiglass coverings and
are not properly vented. A detailed window conditions schedule is included in Appendix ‘C.’

The skylight centered on the west facade, located above the Roycroft Den, has deteriorated
since being repaired in 2002. In addition to bowing structural members and corrosion on
metal elements, a significant amount of condensation was observed on the interior of the
skylight. The low-slope roofing at the upper roof, the roofs surrounding the skylights, and the
roof over the west sunporch, are nearing 20 years since they were replaced. The roofing
has no longer adhered to the roof deck near the parapets, and ponding water was observed
at the center around the penthouse and fan house. There is a small number of damaged
clay tiles throughout the mansard roofs and corrosion on the metal flashing that is part of the
clay tile roofing system. The existing roof hatch cannot fully open due to its location adjacent
to the gutter on the Roycroft Skylight. The access ladder is steep and does not meet OSHA
access requirements.

Several smaller skylights were removed during previous roofing projects. These include the
two skylights over the original elevator shafts, one above the third floor Maurice Office 311,
and several (approximately 8 or 9) scattered small skylights. These smaller skylights and
curbs were removed, and the concrete deck openings were repaired and infilled in 2002.
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2.5 - Interior - Existing Conditions
Interior Conditions
The conditions of the interior vary between the floors and rooms. Several rooms retain
character-defining features and are identified in the Preservation Zones as primary history
spaces. These spaces include: the basement Pool; first floor Sunporch; first floor Lobby,
Check-in, and Cloakroom; Men’s Bath Hall; the Roycroft Den and the Maurice Office on the
third floor; and the historic stair towers with original caged elevators.

Interior finishes include terrazzo, mosaic tile, and clay tile flooring; terrazzo, integral
concrete, and marble baseboards; plaster, faux tile, marble, and white ceramic tile walls;
exposed concrete structure (deck and beams) with plaster finish; steel stairs with marble
treads; wood trim and doors; built-in wood cabinetry; wire mesh ventilation panels; wood
paneling and architectural components (Roycroft Den); historic decorative painting (plan
colors, stenciling, and faux finishes); and various other fixtures and building elements. The
overall condition of the interior elements and finishes varies floor by floor and room by room.

The building was initially constructed with chases in the corners of many of the rooms, which
allowed for piping and ventilation ducts to travel between floors. Many of these were
demolished during earlier renovation and abatement projects, but the outlines are visible on
the floor where the integral terrazzo base remains. In 2002, many of these chases between
the floors were infilled with concrete. The building was also originally built with a
sophisticated ventilation system that ran through ducts in the chases and in overhead metal
lath and plaster soffits. Most of this has been demolished.

The language of the building with the exposed structure and beams that were plastered, and
dropped horizontal soffits and vertical chases, will assist in the installation of various
mechanical, electrical, plumbing, ventilation systems, and fire prevention systems.

Concrete Structure and Floor to Floor Heights and Clearances

The concrete slab and beams are exposed above-head in rooms without dropped ceilings.
The concrete slab and beams are concealed with a thin layer of smooth, painted plaster on
the first through third floors. It is delaminating and in poor condition in some areas. Some
rooms have dropped or suspended metal lath and plaster ceilings and soffits.

Floor to floor heights and clearances vary per floor. Because there is no interstitial or joist
space to run conduit, piping, or ducts, the floor to floor heights and clearance to the
underside of the concrete beams will drive the treatment recommendations for the design
and installation of new mechanical, electrical, plumbing, and fire suppression systems.

Typical Vertical Dimensions — Provided to illustrate areas with low head height
clearance and areas with greater height.

Basement Floor to First Floor — 8-4”

Basement Floor to Underside of Concrete Deck — 7°-10”

Basement Floor to Underside of Beams — approx. 6’-9-3/4” to 7°-0”
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First Floor to Second Floor — 13’-9 3/8”

First Floor to Underside of Second Floor Concrete Deck — 12’-9 %"
First Floor to Underside of Beams — 11°-10 74’

First Floor to Underside of Ceiling at Lobby — 12’-8-1/2”

First Floor to Underside of Beam at Lobby — 11°-1”

Second Floor to Third Floor — 11°-0”

Second Floor to Underside of Third Floor Concrete Deck — 10°-4-1/8”
Second Floor to Underside of Beams — 9-4”

Third Floor to Underside of Roof Structural Concrete Deck — 8'-0 1/8”
Third Floor to Underside of Beams — 7°-0-1/2”

Basement

The basement houses mechanical and support spaces and the pool and pool support
spaces. The exposed finishes are mostly exposed concrete foundation and load-bearing
interior walls; exposed concrete slab, columns, and beams; exposed masonry; and concrete
floors. Most of the walls and portions of the underside of concrete slab are painted white.

First, Second, and Third Floors

Finishes in the primary historic rooms have been partially restored and are in fair condition
on the first floor. Finishes in the remainder of the first floor and second and third floors vary
from fair to poor. Previous interior demolition related to the 2002 structural stabilization
project and other interior renovation projects has left the secondary spaces in disarray.
These areas are missing sections of plaster, exposing brick or Pyroblok masonry. Rooms in
the back of the first floor were the Women’s and Men’s Bath Halls and Pack Rooms. Spaces
that had ‘water’ treatment had white ceramic tile wainscotting or full-height tile walls and, in
the case of the Men’s Bath Hall, also had tiled ceilings. Spaces that were ‘dry’ — used for
massages, changing clothing, and day rooms - have faux plaster wall tiles created by
scoring a rectangular tile pattern into a hard cementitious wall plaster and painted to appear
like the white ceramic tiles.

There are three types of white, rectangular ceramic tiles installed throughout the building.
The original 1911 or 1915 tile has squared edges and very tight grout joints. Many of these
tiles are crazed, cracked, or discolored from water infiltration. The second type of white
ceramic tiles is also historic and dates from either the 1915 or later renovations. These tiles
have slightly eased edges and slightly wider grout joints. In some areas, these are installed
directly over the original, older tiles. These are also crazed, cracked, and stained. The third
type of white tiles dates to the more recent renovations done by the NPS. These tiles have
eased edges and wider grout joints. They are often interlaced with the older tiles. In addition
to the wall and ceiling tiles, there are historic and contemporary replacement cap tiles and
edge tiles.

There are two primary colors of gray terrazzo used throughout the first through third floors.
The terrazzo flooring throughout the building has cracking, offsets due to building
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settlement, holes drilled and cut through, and sections that are stained and worn. The
terrazzo flooring is integral, with a coved terrazzo base in some areas. Some spaces have
terrazzo floors with an integral coved concrete base that was painted.

The first floor Sunporch and the third floor Roycroft Den have quarry clay tile floors. These
were installed in 1915. The first floor Lobby and Check-in also had quarry tile floors that are
either missing or have been covered with mosaic ceramic tile flooring. Base in the Sunporch
is clay tile, while the base in the Roycroft Den is marble.

Mosaic tile flooring remains in the first floor Lobby, Toilet Room 333, and remnants of
mosaic tile can be found scattered throughout the bath halls and other partially demolished
service rooms in the building.

Historic decorative painting is found in several areas of the building. The AE Team is not
aware of any comprehensive historic finishes study. Exposures in several spaces are visible.
The decorative stenciling and faux painting on the Lobby ceiling have mostly been exposed
to view. Stenciling is visible in the Men’s Massage 116 and the second floor Billiard Room
210. Potential decorative painting may also lie beneath the walls in the Women’s Cool Room
105, as well as other rooms throughout the building. Postcards show painted mural
wallcoverings in the Billiard Room 105 and Roycroft Den. Remnants of potential addition
painted wallcoverings were found in Women’s Pack Room 101 and Women’s Cool Room
105. Aside from the decorative painting, analysis of the flat painted walls and trim should
also be done to document the paint layers prior to future rehabilitation.

Wood trim, paneling, cabinetry, architectural features, and doors are found throughout the
first through third floors. They are in various states, depending on location. Most woodwork
was left stained with a clear finish, while some locations appear to have been painted.
These areas could be included in the historic paint analysis study. Providing paint analysis
for the Lobby green-colored paneling should also be included, as there is no documentation
found to date that identifies how that color was selected.

An updated lead paint study will be completed prior to the work. It is assumed at this time
that all painted surfaces and even clear finishes on wood may contain lead.
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XA.4 — B10 Pool — Typical conditions at pool
with roof drains into pool and ductwork
overhead.

XA.2 — Basement BO1 — Typical Conditions in

east rooms with standing water and low head- XA.5 — B10 Pool Deck — Typical conditions at
height at ductwork in basement. pool deck with low ductwork, piping, and

equipment. Note, the ductwork is over the
entrance stairs into the pool.

XA.3 — B10 Pool. Typical conditions at south

end of pool with utilities, structural stabilization
steel, and low ductwork. XA.6 — Elevator Pit. Typical historic elevator pit.
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XA.9 — B01 Room with standing hot spring water
from crawlspace.

XA.10 — B19 Steps into crawlspace with hot
spring.

XA.8 — B11 Hall with low overhead ducts and
door to the exterior ramp. Note the sandbags in
the door opening.
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XA.12 — B19 Crawlspace looking south. XA.15 — B22 Blocked floor drain in elevator
machine room.

XA.13 — B0O1 Clogged hot spring water cistern. XA.16 — B13 Typical low ductwork in basement.

_ XA.17 — Women’s Pack Room 101. Looking
XA.14 - B15 Typical low ductwork. north at stained glass windows.
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XA.18 — Women’s Pack Room 101. Looking
west.

XA.19 — Women’s Pack Room 101. Looking XA.22 — Check-In Office 104. Looking south.
east.

XA.23 — Women’s Cool Room 105 Looking east.

XA.20 — Women'’s Hall 102. Looking west.
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XA.28 — Sunporch 109. Looking east toward
Lobby.

XA.25 — Women’s Hall 102. Built-in bench and
mirror.
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XA.29 — Sunporch 109. Looking west at main
entrance.

XA.26 — Men’s Pack Room. Looking north.
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XA.30 — Sunporch 109. Looking north.

XA.33 — Sunporch 109. Damaged mosaic border
and base to be replaced.

XA.31 — Sunporch 109. Detail of light fixture and
ceiling.

XA.34 — Lobby 110. Lobby, looking east.
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XA.32 — Sunporch 109. Damaged mosaic border
and base to be replaced.

XA.35 — Lobby 110. Lobby, looking northwest.

Existing Conditions -2.19 -



Maurice Bathhouse
AE Pre-Design Services — Condition Assessment / Treatment Plan
Hot Springs National Park, Arkansas

XA.39 — Hall 110A. Restored hallway with
mosaic flooring and coffered ceilings.

XA.40 — Hall 110E. Contemporary elevator in old
hall. Note the decorative plaster ceiling.
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XA.41 — Hall 110E. View from elevator hall into
Lobby.

XA.38 — Hall 110A. Restored hallway with
mosaic flooring and coffered ceilings.
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XA.42 — Stair Hall 112B. Original caged XA.44 — Stair Hall 112B. Original cast iron stairs
elevator. with marble treads.

XA.43 — Stair Hall 112B. Original cast iron stairs XA.45 — Stair Hall 112B. Concrete stair to
with marble treads. basement.
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XA.46 — Men’s Bath Hall 113. Skylight in Men’s
Bath Hall, looking south.

XA.49 — Men’s Bath Hall 113. Detail of center
skylight.

XA.47 — Men’s Bath Hall 113. Skylight in Men’s
Bath Hall, looking north.

XA.50 — Men’s Bath Hall 113. Detail of stained
wall tiles and tiled ceiling.

XA.48 — Men’s Bath Hall 113. Detail of tiles
barrel vaults.
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XA.54 — Women'’s Bath Hall 114. Looking

XA.51 — Men’s Bath Hall 113. Detail of flooring northwest.

variations.

XA.52 — Women’s Bath Hall 114. Bath Hall,
looking east.

XA.55 — Women’s Bath Hall 114. Bath Hall,
Skylight, looking north.

XA.53 — Women’s Bath Hall 114. South wall.

XA.56 — Men’s Cool Room 115. Looking east.
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XA.57 — Men’s Cool Room 115. Tile
wainscotting and sink

XA.60 — Men’s Cool Room 115. Steam cabinet
or laundry.

XA.58 — Men’s Cool Room 115. Looking South

at chases. XA.61 — Men’s Massage Room 116. Looking

southwest.

XA.59 — Men’s Cool Room 115. Looking west

toward Room 116. XA.62 — Men’s Massage Room 116. Looking

north.
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XA.63 — Men’s Massage Room 116. Duct
through floor and wall.

XA.66 — Women’s Massage 201. Looking east.

XA.67 — Women’s Massage 202. Looking east.

XA.68 — Women'’s Dressing 203. Looking north.

XA.65 — Women’s Massage 201. Looking south.
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XA.69 — Women'’s Dressing 203. Looking south.
XA.72 — Women'’s Dressing 203. Looking west.

XA.70 — Women’s Cool Room. Looking
southeast.

XA.71 — Women'’s Dressing 203. Detail of faux XA.74 — Men’s Dressing 205. Detail of cracks in
tile walls. floor.
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XA.77 — Employee Lounge 206. Looking south. XA.80 — Billiard Room 210. Looking north.
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XA.81 — Billiard Room 210. Looking east.

XA.84 — Stair Hall 217.

XA.82 — Hall 211. Looking north.

XA.86 — Roycroft Den 300. Looking northeast.

XA.83 — Stair Hall 216. Looking south. Note the
wood treads on the stairs.
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XA.90 — Hall 302. Looking north.
XA.87 — Roycroft Den 300. Detail of nook

XA.91 — Men’s Stair 303. Looking west. Note the
ladder on the wall is the roof hatch.

XA.88 — Women'’s Stair 310. Looking east.

XA.89 — Hall 302. Looking northwest.

XA.92 — Men’s Stair 303. Looking northeast.
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XA.93 — Women’s Lounge 304. Looking
southwest.

XA.97 — Women’s Toilet 304A.

XA.95 — Women'’s Lounge 304. Looking east. XA.98 — Women'’s Closet 304B.
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XA.100 — Women'’s Toilet 305.

XA.104 — Men’s Lounge 306. Looking northwest.

XA.101 — Women'’s Lounge 305. Looking east.
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XA.108 — Dressing Rom 309. Looking south.

XA.106 — Toilet 308. Looking east.

Lk

et
XA.109 — Dressing Rom 309. Looking south at
detail at top of wall.

XA.110 — Hall 310. Looking east.
XA.107 — Toilet 308A.
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XA.111 — Hall 310. Looking west. XA.114 — Maurice Office 311. Looking at infilled
- skylight.

XA.115 — Dressing Room 312. Looking north.

XA.113 — Maurice Office 311. Looking north.
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2.6 - Structural - Existing Conditions

Refer to the Existing Conditions Drawings at the end of Chapter 2 and the Structural
Assessment Tables in Appendix G.

The Maurice Bathhouse is constructed of reinforced concrete slabs and beams, with brick
masonry load bearing walls. Several previous reports and documents for the structure were
reviewed during this assessment.

The assessment of the Maurice building was primarily visual in nature, with some selective
demolition performed. Ground penetrating radar (GPR) was used by an independent contractor
in several locations, such as slabs and beams, to determine the approximate location and
spacing of reinforcing steel within the concrete substrate. In three locations on overhead beams,
chipping of the concrete and some plaster finishes was performed to accurately measure the
location and size of reinforcement, which could not be accomplished with GPR alone. The
crawlspace in the east side of the basement was not able to be tested as part of the Pre-Design
phase, due to the confined and temperature conditions. This space is very hot and humid, with
water dripping from the underside of the concrete first floor structure. It is very likely that a
significant amount of deterioration may be found in this area.

Current findings were compared to the 1984 Pitts and Associates report and drawings, which
performed similar tasks in other locations. The findings of the Pitts report, as well as the 1973
HSR, 1991 Investigation of Deterioration, and 2004 HSR were somewhat consistent, with some
reports going into greater detail of the existing conditions than others. Additionally, with several
rounds of previous repair efforts, many but not all the structural concerns have been addressed
over the years. The observations and documented deterioration for this current assessment
highlight repairs that are still needed at this time.

Consistently throughout the previous reports were comments regarding the downward
movement of the west elevation and cracking on the exterior walls. The floors of the front rooms
are sloped downward to the west. In Room 105 (Women’s Cool Room), the difference in the
floor elevation from the east wall to the west wall was over 4-inches.

Based on the 2002 stabilization drawings and evidence of concrete slab replacement in the
basement, the west portion of the structure has been stabilized with underpinning piers. In the
same project, cracks on the interior of the brick were addressed, and where crack repairs have
been performed, the cracks on the interior have not recurred, indicating that at the present time,
the underpinning is performing adequately. Other cracks are present throughout the remainder
of the structure, and these were documented in this assessment.

In the first floor framing below Cloakroom 117, there is a large penetration made for HVAC over
the basement pool. This cutout has severely weakened the slab in the surrounding area.

The skylights in the northeast (1-NE) and southeast corners (3-SE) of the Maurice are
supported on short wood stud walls over the concrete framing. One of the short stud walls was
measured to be out of plumb, leaning outward due to lateral thrust from the skylight. The
northeast skylight has two horizontal wood members spanning across the skylight opening,
helping to alleviate this condition. The southeast skylight has no such members and is more
susceptible to outward leaning or rotation of these walls. It is recommended that new tension
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members be installed. In addition, it is unclear if the existing wood framing is pressure treated or
otherwise able to perform adequately in high moisture conditions.

The framing above the Roycroft Den 300 on the third floor under the skylight is problematic. The
existing construction includes large wood joists and steel tension rods. Decorative woodwork
that once supported the laylights hides the structural components from view. The woodwork has
become disconnected in places, and temporary straps were added to hold it in place. There are
signs of deterioration on the joists, and it is unclear if the steel rods are performing as intended.

The attic over the easternmost portion of the Maurice is accessed via Window 237. The attic
has a concrete floor and short concrete walls. On top of the walls are short stud walls supporting
wood framing for the roof. Outward thrust from the roof has caused the short stud walls to lean
or rotate outwards. This is very apparent within the attic space, and the transition line between
the concrete and the stud walls is visible on the exterior.

Photographs — Structural

S.1 — Typical overhead beam repair due to original construction.

S.2 — Typical overhead slab repair area due to corrosion of reinforcing steel.
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2.7 - Mechanical - Existing Conditions

Refer to the Mechanical Existing Conditions Drawings at the end of Chapter 2 and the
Mechanical Assessment Tables in Appendix G.

Cooling

The building is currently only cooled by an existing air handling unit (AHU-1) that was
installed in the early 2000’s. This unit serves the first floor only and the ductwork is routed in
the basement. Therefore, the remainder of the building, except for the elevator equipment
room is neither cooled nor dehumidified. The cooling source for the air handling is a 30 ton
condensing unit located on the north side of the building. As these units were installed in
around 2004, the units are almost 20 years old and close to their useful life spans

Heating

The building was originally heated by gas fired steam boilers located in the basement of the
building. Those boilers served steam radiators and a heating-ventilating unit to provide
heating for throughout the building. The boilers, heating-ventilating unit, and most of the
radiators have been removed and what remains appears to be original to the building.

Like cooling, the building is currently only heated by AHU-1. The heating source is provided
by a gas fired hot water boiler installed at the same time as the air handling unit. This boiler
was designed to serve both AHU-1 and zoned duct heating coils located in the main
ductwork in the basement. These coils were never connected and therefore, the only
heating is provided by the main heating coil in AHU-1. This boiler was installed at the same
time as the air handling unit and is not sized to serve the remainder of the building and is
more than half-way into its typical lifespan.

Ventilation

As noted above, the old heating-ventilating unit has been removed as well as most of the
original ductwork. The air-handling unit installed around 2004 only serves the first floor and
was designed to provide the estimated minimum outside air (not economizer cycle) to the
first-floor areas it was designed to serve. A series of propeller exhaust fans and louvered
intakes were installed around 2004 to provide ventilation to the basement, second, and third
floor areas not served by AHU-1. The propeller fans are typically located interior to the
building on the north side of the building with the intake louver/dampers located on the south
side of the building to draw air across the interior of the building when either the space
temperatures became too warm or humid. These systems will not be required when the
building becomes occupied.

Since the building is not occupied, there are no functional general exhaust systems. There
is, however, an exhaust fan located in the basement and ducted to the east basement
confined crawlspace where the spring is flowing. The fan was designed to operate when the
humidity level in the crawlspace became too high and is to exhaust the humid air to the
outside with make-up air coming through louvers located on the south side of the basement.
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The fan was not working automatically during the AE Team field work, but team members
were able to manually start the fan to determine that the fan was functional. The fan controls
need to be repaired to working condition, so the fan will run when the crawlspace becomes
too humid.

Photographs — Mechanical

XM.1 Hale and Maurice
Condensing Units

XM.5 Crawlspace Exhaust Fan
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2.8 - Plumbing - Existing Conditions

Refer to the Plumbing Existing Conditions Drawings at the end of Chapter 2 and the
Plumbing Assessment Tables in Appendix G.

Domestic Water Service

The building is currently served by a 2” water service entering the south end of the building
in the southwest corner of the basement pool room. The service is protected by a 1-1/2”
reduced pressure principal backflow preventer. Both the service and backflow preventer will
be too small to serve the future use of the building. They are also located where the possible
future reuse of the pool is proposed and will need to be removed.

Domestic Hot Water
There is currently no domestic hot water located in the building except for a small electric
water heater serving the temporary restroom located on the first floor.

Domestic Water Piping

There is no currently operating domestic water piping distribution except that serving the
temporary restroom in Room 105 and an irrigation system manifold located in the southwest
corner in the basement. Most of the original water distribution has been removed and what
is remains is too old to reuse. There is a relatively new irrigation manifold system located in
the northwest corner of the basement pool room. The irrigation manifold locations will
conflict with the proposed future use of the basement and need to be relocated.

Sanitary Waste

An existing 4” sanitary main exits the building on the north side of the building in the
basement. Depending on the number of plumbing fixtures utilized by future tenants this main
may be big enough to serve the future use of the building. Most of the original waste and
vent piping has been removed and any remaining piping shall be removed and not reused
due to the age of that piping.

Storm Water

The main roof is currently drained by 4 newer roof drains located in the corners of the
building. Overflow protection is provided by parapet scuppers at the drain locations. The
drains appear to be in good shape except that they have plastic strainer domes that are
loosely connected to the drain body. The drains are connected to risers routed down in the
exterior walls to the basement where the southeast and northeast risers collect and dump
into the abandoned pool. The northwest and southwest risers dump directly into the pool.
The pool drain appears to be connected to the city storm sewer. This is acceptable for
drainage of the roof. However, if the pool is reused, the drain piping needs to be rerouted
from the pool and pool drain removed from the storm sewer system. The lower interior roof
is also served by similar drains, but overflow protection for that roof was not readily visible.
The routing of the roof drain for the interior roof was not visible. The lower southeast corner
roof and center east roof slope to drain off the roof to gutter systems and do not have roof
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drains. The northeast lower roof slopes to the northeast corner of that roof and is drained
through a parapet scupper.

The main lobby roof is drained by two small roof drains located at the northwest and
southwest corners of the roof and are connected to interior downspout leaders within the
corner walls of the lobby and daylight out the north and south faces of the lobby walls.

There is an area drain located towards in the west end of a storm drainage runnel on the
north side of the building. This runnel is discussed further in the Drainage and Irrigation
section above.

Natural Gas

The existing gas service and meter is located at the northwest corner of the building and the
building service enters the north wall and routes east and then rises into the first floor
mechanical room to serve the existing boiler. The building piping will be too small to serve
the entire future use of the building and is routed through the proposed reuse of the pool
area and should be replaced.

Thermal Spring Water

There are three thermal spring water pipes roughed into the north basement. There is a 2-
1/2” line, a 3” line, and a 4” line. The 2-1/2” and 3” lines are tied together in an exterior
manhole located on the northwest corner of the site. One of these systems is the “cold”
water system at 90 degrees F, and the other is the “hot” 140 degrees F system.

Thermal Springs

There is one or more active springs flowing into the east basement confined crawlspace. An
attempt at controlling the water entering the building was installed in 2002 as part of the
larger structural stabilization project. This system is failing. A waterproof barrier material was
installed on top of the grade in the crawlspace to collect the water and was directed through
the basement wall into four concrete cisterns located on the basement side of the wall.
Drains were installed in the bottom of the cisterns and piped to a sump pit in the center of
the north portion of the basement. That water is discharged to the sanitary waste main
exiting the north wall of the basement by duplex sump pumps. The AE Team observed that
the two eastern cisterns appeared to be dry, and the two northern pits were full. The full
cisterns were not draining properly. The center/northern cistern had a pipe run across the
floor to syphon off the water from the top of the basin. That basin is also leaking around its
connection to the basement wall and needs to be repaired. The AE Team believes the
drains in the bottom of the basins are plugged and not draining. This is causing the water in
the crawlspace to overflow the collection points and back up into the stair at the access door
to the crawl space. The water pours down the stairs, under the door, and into the basement.
This situation needs to be further investigated to determine how to keep water out of the
basement.
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Photographs — Plumbing
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XP.1 Fire and Water Service XP.3 Gas Service XP.5 Roof Drain

XP.2 Backflow Preventer XP.4 Existing Gas Piping XP.6 Entry Roof Drain
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XP.13 Silted Up Runnel Drain
XP.7 Roof Drainage to Pool XP.10 Springs Flooding
Basement

XP.11 Springs Collection Basin
Leak

XP.9 Existing Plumbing Fixture  XP.12 Existing Irrigation System
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2.9 - Electrical - Existing Conditions

Refer to the Electrical Existing Conditions Drawings at the end of Chapter 2 and the
Electrical Assessment Tables in Appendix G.

Service to Building

The existing electrical service originates from a utility transformer that is installed near Hale
Bath House to the north of Maurice Bathhouse. The service is metered at the utility
transformer. Underground conductors are routed from the transformer to an exterior
mounted 1200 amp, service disconnect switch that is fused at 1200 amps. The existing
service voltage is 120/208 volt, three phase, 4 wire. The existing system does not have
surge protection.

Distribution

Conductors leave the exterior disconnecting point and enter the basement of Maurice and
then route up to a main distribution panel on first floor in Mechanical 103. The first floor
distribution panel is in good condition but will need to be upgraded to accommodate future
tenant functions. The existing distribution panel serves existing panelboards on first, second,
and third floors. All existing panelboards should be removed due to future tenant needs and
existing damage or issues noted in the assessment.

Generator

The building does not have any existing emergency lighting or exit signage that is functional.
The existing emergency back-up, where required, was accomplished using batteries. There
is no generator.

Lighting

It is planned to remove all existing exterior and interior light fixtures. Most of the existing
lighting in the building is of the temporary type. There is a small amount of LED lighting at
the main entry way. The existing LED lighting control at the main entry was not functional.

Branch Circuits

It is recommended to remove all existing conduit and branch circuits due to the deterioration
of the historic conduit and receptacles that are buried in the concrete structure. A large
percentage of the existing conduit system is damaged and therefore unusable.

Information Technology (IT)

The existing IT service enters the basement of the building at the southwest corner. The
service is installed at the south end of the pool and spa area. The existing service will need
to be relocated if the pool is to be used. Special consideration will need to be given to the
relocation as the service also provides connectivity to the pump house and visitor’s center.
More investigation is needed with the Park and Service Provider to determine exact course
of action for relocation.
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Security

The existing security system is not functional. The existing security system is not functional.
All existing security alarm devices and associated wiring should be removed. A new security
system is planned and should be provided based on the requirements of the potential
tenant.

Lightning Protection

The existing building does not have a lightning protection system. It should be discussed if
the renovated building should be provided with one.

Photographs — Electrical
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Service

XE.8 Temporary Wiring XE.11 Existing Security XE.14 Missing Light Fixture
System Openings

XE.9 Temporary Wiring and XE.12 Open Wiring XE.15 Junction Box with
Distribution Missing Cover Plate
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XE.16 Junction Box with XE.22 Light Fixture Support

Partial Cover Plate

—====3

XE.}7 tJunction Box with XE.20 Junction Box with 'XE.23 Se;I Openings
Missing Cover Plate Partial Cover Plate

XE.18 Junction Box with

o XE.24 Exterior Exit Door
Missing Cover Plate
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XE.25 Elevator Equipment XE.28 Rust on Electrical
Entry Door Equipment

i
XE.32 Rusted Conduit

XE.26 Elevator Equipment
Entry Door

XE.33 Support Wiring
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XE.34 Missing Cover Plates XE.37 Broken 'XE.40 Broken

Conduit/Grounding System Conduit/Grounding System

XE.4

Equipment

XE.39 Broken
Conduit/Grounding System

XE.36 Incomplete Open
Wiring
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2.10 - Fire Protection Existing Conditions -

Refer to the Existing Conditions Drawings at the end of Chapter 2 and the Fire Protection
Assessment Tables in Appendix G.

Fire Water Service

The building is currently served by a 6” fire water service located in the southwest corner of
the basement pool room, adjacent to the domestic water service. As noted for the domestic
water service, this location conflicts with the proposed future use of rehabilitating the pool.

If standpipes are required, it will need to be determined what the required pressure is at the
top of the standpipes.

Fire Suppression
The building is not currently sprinklered and has no other means of fire suppression.

Fire Alarm

The building has an existing fire alarm system in limited areas. The existing system is not
functional. All existing fire alarm devices and associated wiring should be removed.

Photograph — Fire Protection
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2.11 - Accessibility - Existing Conditions
Refer to Appendix ‘D’ for the Universal Design and Scoping Form for ABAAS Facilities.

NPS Management Policies 2006 and NPS Director’s Order #42 requires facilities to be
universally designed and accessible to every segment of the population. The existing building
and site were reviewed as part of the overall building assessment, considering the 7 Principles
of Universal Design, the Architectural Barriers Act Accessibility Standards (ABAAS), and the
United States Access Board’s Americans with Disabilities Act Accessibility Guidelines for
buildings and facilities (ADAAG). Both ABAAS and ADAAG are considered because the building
may be utilized by the NPS or a public tenant. Additionally, Accessibility & Universal Design
Standards for Outdoor Developed Areas, Public Rights of Way, Transportation Facilities, and
DSC requirements were considered.

Exterior

The Maurice Bathhouse is on Central Avenue within the Bathhouse Row/Architectural Park.
Although pedestrian routes through the building and site do not follow the same path,
equivalent means of accessibility are provided. The primary (west) building entrance is
accessed via a stair from the west sidewalk to the entry landing centered on the front door
and a ramp accessed from the north.

The ramp from the north of the building to the main entrance is the only accessible route to
the building’s interior. The ramp slope is approximately 5%. Although this is greater than
DSC design requirements for sloped walking surfaces, it does align with ABAAS and
ADAAG maximum slope requirements. The width and landings are sized appropriately.
Railings do not include required extensions at the top and bottom, and there is no railing at
ramp sections that are immediately adjacent to the building. Per ABAAS and ADAAG
requirements, this would be categorized as a sloped walking surface and would not require
handrails.

Ramps positioned on both sides of the west entry stair do not meet accessibility
requirements for reasons including ramp slope greater than 7.5%, handrails positioned on
only one side of each ramp, handrails without extensions at top and bottom, and concrete
settlement resulting in a step at the top of each ramp.

An exterior ramp to the basement level is on the south side of the building. This ramp also
does not meet accessibility requirements for reasons including a 6-inch step at the top
landing, slope greater than 7.5%, a textured ramp surface with protrusions spaced
approximately 12-inches on center, and lack of intermediate landings and railings.

The accessible components found throughout the site are in fair condition overall. The
accessible route from the north of the building was installed as part of the 2002 building
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stabilization project and is in good condition. The other building access ramps and the main
stair are in poor condition with settlement and cracking in the concrete.

The site does not include any dedicated parking. A shared drop-off area outside of the
project boundary is located within 200 feet of the entry at the Formal Entry. There is no
existing permanent signage identifying this as a drop-off area. The area is designated by a
low curb at the street, change in paving, and a series of concrete bollards. Information about
the drop-off area including compliance with accessibility requirements, will be explored
further during the Schematic Design (SD) phase after the site survey is complete.

Interior

The building includes three floors and a basement. Access between interior floor levels is
provided by stairs and an elevator. Due to the historic components, such as the doors and
countertops, many minimum dimension accessibility standards are not fulfilled.

Contemporary requirements, such as drinking fountains and railing extensions are missing.
Because the building has been abandoned, the toilet rooms have deteriorated or are
missing and do not fulfill the accessibility minimums.
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