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Executive Summary

LYRIC THEATER
FEASIBILITY STUDY

The Lyric Theater is located in downtown St. Paul, an incorporated town in Wise 
County, Virginia.  The Lyric Theater was constructed c. 1950 and has been vacant 
for a number of years.  The building is solidly constructed with brick masonry walls 
but recent moisture infiltration into the building has rendered much of the interior 
unusable in its current state.  A roof has been recently installed to halt the building’s 
deterioration.  

St. Paul Tomorrow, Inc, through the Virginia Main Street Program, is providing 
leadership in working to find a use for the Lyric Theater building that will support 
the economic revitalization of the surrounding area.  Frazier Associates, as a service 
through Virginia Main Street, was retained to evaluate the feasibility of rehabilitating 
the building to accommodate the proposed use as a theater combined with a conference 
center.  This feasibility study identifies many of the project requirements for this 
use and provides a budget cost estimate to allow for planning and prioritization of 
decisions.  Frazier Associates also coordinated with Sara Levinson of Corecon who 
prepared a companion study that addresses the marketing, financial and operational 
requirements related to the intended use.  The floor plans illustrating the proposed use 
were developed in conjunction with the project team.  

The overall program for the building is to introduce a conference facility while 
maintaining the theater for theatrical performances, music performances and movies. 

The desired capacity of the theater is 250-300.  To reach this capacity, several spaces 
were designed to be shared with the conference use.  Similarly, the conference use is 
expected to use the theater space for lectures and as its main “keynote address” type of 
space.   

In the proposed design, four break out meeting spaces were incorporated in the rear 
of the theater.  With room dividers, these four rooms can be converted into a total of 
six meeting spaces to accommodate a wider variety of uses.  Total designed capacity of 
these meeting rooms is approximately 200. 

The Lyric Theater is likely a contributing building to the St. Paul Downtown Historic 
district, which makes it potentially eligible for State and Federal historic tax credits.  
The rehabilitation described in this report is intended to follow The Secretary of the 
Interior’s Standards for Rehabilitation Projects which are required to obtain the credits.  
Important historic elements of the building will need to be retained and some missing 
elements, such as the missing marquee, may need to be accurately reconstructed as a 
part of the rehabilitation.  During the feasibility study, Frazier Associates met with 
the Virginia Department of Historic Resources (VDHR) to review the project as it 
relates to The Standards.  The proposed design is intended to address their comments. 
If the project moves forward with the credits, the Historic Preservation Certification 
Application Parts 1-3 will be required for formal review and approval. 
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Structuring the ownership of the building so as to be able to utilize the credits is an 
additional step that would be needed to pursue the credits and is beyond the scope of 
this report. 

The existing area of the building has a 7,810 SF on the first floor and a 1,825 SF 
balcony.  A 135 SF addition on the rear of the building is proposed to assist with the 
backstage operations.  A 1,065 SF extension to the balcony is proposed to provide 
additional conference space.  The total area of the building is proposed to be 10,835 SF.  

The estimated cost of the construction is approximately $2,484,00 or $230/SF.  With 
architectural and engineering fees and a furniture allowance included, the project cost 
increases to approximately $2,917,000.  
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The program for the building was developed in conjunction with St. Paul Tomorrow 
and Corecon.  Additional ideas were incorporated based on discussions with Pro-Art, 
an arts group that has the ability to stage production in the theater.  After the ideal 
program was developed, adjustments were made to respond to the limitations imposed 
by the existing building.

The overall program for the building is to introduce a conference facility while 
maintaining the theater space for theatrical performances, musical performances 
and movies.  The proposed design will attempt to provide an elegant solution that 
accommodates both uses and that is acceptable to the historic tax credit review process. 

Desired capacity of the theater is 250-300.  This theater capacity is balanced with the 
needs of conference uses.  Most of the scheduled activities have less than this capacity 
planned for attendance.  New meeting rooms with operable glass walls are proposed 
next to the large theater space.  The main theater seating capacity can be increased 
by opening these walls.  These spaces can be marketed for sponsorship by interested 
community groups.   

An 8-foot extension of the stage is needed to accommodate desired performances.  
Removing the stage extension will provide an area for dancing when appropriate at 
musical events.  

Access is needed on both sides of the stage from green room areas as well as a way to 
cross from one side of the stage to the other without being seen.  A changing space with 
lockers located next to a small restroom is needed for each gender in the green room 
area.  An addition at the back corner of the building is needed to improve stage access 
and backstage amenities.  Storage area backstage for props and scenery is desirable.  

The goals of the project slated the conference facility to provide 4-5 rooms for 10 to 
30 people each.  There was also the desire to accommodate a single group of 50 to 
75 people.  The actual spaces shown in the proposed design, will accommodate the 
desired program but the capacities of the spaces vary to fit into the limits of the existing 
building: 

Meeting Space 1 = 70 (may be subdivided and shares operable wall with theater)

Meeting Space 2 = 40

Meeting Space 3 = 20 (may be subdivided and shares operable wall with theater)

Meeting Space 4 = 78

Meeting Spaces 2 - 4 are located on the balcony level.  The conference spaces will need 
to have up-to-date audio-visual capabilities.  

There is the desire to have some ability to prepare food, but given the infrequent need to 
cook on site, a catering kitchen instead of a commercial kitchen is proposed.  This type 
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of kitchen would not require a commercial hood, grease trap and other requirements 
of a commercial kitchen.  A small café is proposed for use during events and possibly at 
other times as well.  

There are approximately 40 parking spaces in front of the building.  Parking and 
lighting improvements have been proposed for Russell Street on the back side of the 
building (15-20 spaces).  Overflow lots with a shuttle may be used to supplement 
parking for large events.  Site improvements may be accomplished in whole or in part 
by the Town of St. Paul.
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A. Site

St. Paul is located on the Clinch River  in Great Appalachian Valley of Southwest 
Virginia.  It occupies a central location between the Town of Wise with its UVA 
College at Wise and Abingdon which is located on interstate 81.  

Map showing the location of St. Paul, VA. 

Map showing the location of the Lyric Theater in St. Paul. 

St Paul

Lyric Theater
Broad St
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The historic St. Paul downtown is a 
traditional central business district with 
buildings mostly in the one-to-three story 
range built up to the sidewalk.  Businesses 
and restaurants are located nearby within 
the area.  

The Lyric Theater front is on Broad Street 
and has sidewalks and angled public 
parking directly adjacent to it.  One of the 
long sides is adjacent to the neighboring 
building and the other sits above the 
concrete retaining wall next to the 
farmer’s market pavilion.  The rear of the 
building faces Russell Street.  While the 
building occupies most of its lot, there are 
two small un-built areas between Russell 
Street and the rear entrances.  

Photo from the corner of 5th Ave and Broad St showing the Lyric Theater in its context. 

Close up view of the Lyric Theater front (after removal of the marquee).  

View of the west side of the Lyric Theater that shows the 
adjacent farmer’s market pavilion. 

View of the rear of the Lyric Theater.  
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View showing the flat roof area over the rear section of the Lyric.  View of the roof of the Lyric Theater from the southeast corner.  
Note entrances to the apartments in the adjacent building to the 
right. 

B. Exterior

The exterior walls are solid brick masonry laid in a common bond pattern with a row 
of headers every seven courses.  While much of the brick is in good condition there are 
numerous areas of brick damage, primarily where water has overflowed the gutters onto 
the face of the building.  The long west side brick wall sits on top of a concrete retaining 
wall which appears to be in good condition.

The monolithic brick facades have very limited window openings in keeping with the 
use as a theater.  Two of the steel sash windows with small panes on the front facade 
remain and one has been replaced.  The windows around the side and rear of the 
building are damaged or missing and may be replacements.  

The front storefronts have been removed and are currently boarded up.  The original 
marquee and decorative projecting signage have been removed from the building and 
stored for safe keeping (some photos in the report show some of the signs still mounted 
on the building).  The rear entrances have been partially filled in with replacement 
doors.  

The roof consists of an upper shed roof that drains toward the rear of the building and a 
longer, lower gable roof that runs the length of the main theater section of the building.  
There is a flat roof above the rear mechanical room.  

One side of the lower gable drains toward the open side of the building  The other 
side of the gable drains toward the adjacent building, and as a result, terminates at an 
interior gutter, that is lined with a roof membrane, which in turn flows into an interior 
roof leader.  

The roof was in poor condition at the time of this assessment but has since been 
replaced.  At the time of the site visit, the roof material on the gable roof was asphalt 
shingles for about half of the roof and a membrane on the other half.  The shingles 
were deteriorating and there was one large hole in that section.  Substantial water was 
coming through this roof into the space below.  
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View of the angled wall to the right of the stage.  

View of the proscenium arch at the front of the theater.  

View of the angled wall to the left of the stage.  

The wood frame wall at the transition 
from the upper to the lower roof is 
covered with diagonal tongue-and-
groove sheathing, building paper and 
asphalt shingles.  These materials were 
in an advanced state of deterioration 
and allowing significant water into the 
building.  All of the wood trim at the 
building eaves is similarly deteriorated. 

The flat roof above the mechanical room 
has an exposed concrete deck, which 
likely was poured over a built up roof 
or some other type of waterproofing.  
The deck drains to a scupper in the 
parapet on the west side.  The concrete is 
deteriorating and water infiltration can 
be seen in the space below.  The parapet 
around the deck has a precast concrete 
coping, which is damaged and missing in 
some locations.  Similarly, the brick in the 
parapet is damaged and missing in some 
locations.  

C. Interior

The layout of the existing theater is 
relatively simple with a lobby leading into 
the theater space .  A crossing corridor 
separates the lobby from the theater.  A 
retail space that serves the theater is 
located to one side of the lobby.  There is 
a single public restroom at the end of the 
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View of the windows in the interior of the balcony 
projection room.  

View of the entrance into the projection room from the 
west side.  

View of the stadium risers on the east side of the balcony.  

corridor and also tiny restrooms in the 
retail space.  A stair enters the building on 
the northeast corner, but only continues 
throughout to provide access to second 
story apartments in the adjacent building.  

The theater appears to have been built of 
fireproof construction.  All visible original 
framing is steel.  Damage to the existing 
framing, due primarily to exposure to 
moisture, is noted in the structural report 
included as an appendix.  

The flooring is concrete with a slab-on-
grade on the first floor and a raised slab 
formed on corrugated pans on the second 
floor.  The floor in the main theater is 
raked to allow for better viewing of the 
stage.  

The balcony above the front section of 
the building contains a projection room 
flanked by stadium risers on either side.  
There is a higher ceiling in the balcony 
accommodated by the double story 
section of the building.   

The condition of the interior finishes 
is poor.  The building has been vacant 
for a long period of time and breaches 
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View of some of the original wallpaper remaining.  

View of one of the original wall sconce light fixtures.  

in the building envelope have allowed 
substantial moisture as well as pigeons 
into the building.  The seating has all 
been removed from the building.  Much 
of the plaster is flaking off and the ceiling 
is missing.  The stair to the balcony has 
collapsed due to prolonged exposure 
to moisture.  Deterioration to the steel 
structure is noted in the structural 
engineering report.  

Remnants of some of the original fixtures 
and finishes remain, which could be used 
to guide a sensitive rehabilitation.  

D. Hazardous Materials 

Testing for asbestos containing materials 
(ACM’s), lead-based paint and other 
hazardous materials was not included as 
part of this report.  This testing should 
take place as soon as possible during 
future design phases to allow the findings 
to be incorporated into the project design.  
An allowance for abatement is included in 
the project budget. 

E. Building Systems 

All of the mechanical, electrical and 

plumbing systems in the building are in 
serious disrepair and are not suitable for 
reuse.  As a result, an analysis of existing 
building systems is not included in the 
report.  
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A. Description and 
Significance

The St. Paul Historic District 
Nomination lists the building as 
contributing to the historic character of 
the district.  Contributing status is one 
of the criteria necessary to qualify for 
historic tax credits (see also Financial 
Incentives section below).  The Narrative 
Description includes the following 
regarding the Lyric Theater:

“Recalling the vitality of the downtown 
during the mid-twentieth century is 
the ca. 1950 Lyric Theater, located at 
16620-16622 Broad Street.  The Lyric 
was preceded by the Gaiety on Fourth 
Avenue; it operated from sometime 
before 1924 until 1949.  After buying out 
brothers Mark and Leroy Hilton’s interest 
in the Gaiety’s theater business, George 
Coleman then built a theater called the 
Cavalier on the north side of Broad Street 
(16619).  In an aggressive competitive 
move, W. A. Turner then built the Lyric 
across from the Cavalier about 1950.  
Testament to St.. Paul’s former vitality, 
the downtown briefly supported both 
the Cavalier and the Lyric until George 
Coleman’s accidental death sometime in 
the early 1950s.

The long-standing presence of a 
theater underscores the Lyric building’s 
contribution as a key component of the 
historic downtown.  The flat, seven-
course common bond brick masonry 
of the Lyric’s parapeted facade provides 
a suitably plain background for the 
projecting lighted sign and marquee that 

Historic view of the Lyric Theater showing the original marquee and ticket booth.  
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once glowed with brightly colored neon and chaser lights.  Also projecting into the 
space of the sidewalk is the polygonal ticket booth.”

The Inventory of Resources states:

“The ca. 1950 Lyric Theater is a two-story masonry building constructed of 
brick laid in seven-course American bond.  The facade has a large, partially 
obscured marquee, with capacity for neon and chaser lights.  On either side of 
the marquee are additional signs with arrows pointing to the marquee.  Below 
the marquee is the main theater entrance, which is boarded up; however, the 
ticket window is evident.  Below the marquee to the west of the theater entrance 
are a single-leaf, multi-light door and a boarded-up storefront.  To the east of 
the theater entrance is a recessed single-leaf door to apartments above.  Roughly 
centered on the second floor is a projecting sign supported by a decorative 
bracket and displaying the word “LYRIC” on both sides; the entire apparatus 
has inoperable neon tubing.  Flanking the projecting sign are two boarded up 
windows with concrete sills.  There is an additional six-light window with a 
concrete sill to the east on the second-story facade.  The west elevation, now 
exposed, reveals that the volume of the theater is built up toward the northern 
end of the building.  The roofline steps down greatly and extends to a brick 
parapet near the rear of the building.  With the exception of what appears to be 
a boarded-up paired window with a bracketed shelf below, near the facade, the 
west elevation is a blank brick wall with a concrete foundation exposed below. 

The Inventory of Resources states: continued

The south elevation is staggered, with the westernmost and easternmost bays set 
back approximately 10-15 feet.  The west and east bays each have a single-leaf 
door and infilled panels beneath a header lintel.  The wall plane perpendicular 
to the south-facing walls at the west contains an interior end chimney.  The 
remainder of the south elevation has two two-light windows that are roughly 
centered, a coal chute door, and a single-leaf metal door to the east.”

It should be noted that the marquee, theater entrance, ticket window, and storefront 
noted above have since been removed.  In order to meet the Secretary of Interior’s 
Standards, it is likely that these elements will need to be reconstructed based on historic 
photographs.  The interior elements of the building are also almost completely missing.  
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B. Treatment Zones

The building’s historic and architectural character was analyzed using the concept of 
different levels of importance for individual rooms.  Each space was studied for the 
significance of its features according to age, design and originality.  One of the three 
following zones was then assigned to each space.  These zones can be seen on the 
Preservation Zone Plans for the first and second floors. 

1.  Preservation Zones

Areas exhibiting unique or distinctive qualities; original materials, elements or 
design; and/or representing examples of skilled craftsmanship which should be 
preserved.

These areas include the lobby and the front section of the main theater space including 
the stage and the proscenium arch.  The overall volume of the theater and its 
relationship to the balcony as well as the curved wall at the rear of the theater should 
also be considered to be character-defining.  The front facade is a preservation zone 
where restoration of the marquis and signage should be guided by historic photographs.  

2.  Rehabilitation Zones

Areas of lesser importance but which contain significant architectural details, spaces, 
or features, which should be retained.  These spaces can be used for new uses as long 
as defining character is retained. 

These areas include the rooms to either side of the lobby and the rear section of the 
theater.  It also includes the corridor that runs behind the curved wall separating the 
theater from the lobby.  All of the balcony including the bleacher seating areas should 
be included in this zone.  The long side (west) elevation is a rehabilitation zone since it 
is highly visible but not as significant as the front.  

3.  Renovation Zones

Areas that are not considered an integral part of the fabric of the building and 
may be altered as long as these alterations do not adversely impact preservation or 
rehabilitation zones.

These areas include the backstage areas to either side and the mechanical room to the 
rear of the stage.  It also includes the less visible rear elevation, which allows service 
elements and additions to be concentrated in this area.  
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View of the theater space looking toward the stage.  View of the theater space looking toward the rear. 

View of the seating at the front of the balcony.  

C.  Historic Preservation Impact on the Schematic Design 

Since the development being planned for the building includes the use of Historic Tax 
Credits, it was designed with an aim of meeting the Secretary of Interior Standards.  
A preliminary meeting was held with Elizabeth Tune at the Virginia Department of 
Historic Resources (VDHR) to look at the initial ideas for incorporating the conference 
facility at the rear of the theater.  

At the meeting, VDHR commented that in order to retain the overall volume of the 
theater space, the addition to the balcony should be minimized.  The current plans 
propose a small extension of the balcony and projecting meeting rooms at the center of 
the balcony to provide for the needs of the project.  The meeting room walls next to the 
theater are partially enclosed with glass to help minimize the impact of the projecting 
room on the theater volume.  

DHR also commented that the curved wall at the rear of the theater should be retained 
and that the new stair should go back in approximately the same location as the 
existing.  DHR has not reviewed the current plans and should be consulted further for 
their opinion as to whether the design meets the Secretary Standards.
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A.  Governing Codes

This code analysis was performed using the Virginia Uniform State Building Code 
(VUSBC 2009 Edition).  Part II of the VUSBC, the 2009 Virginia Rehabilitation 
Code, is used as an alternative to compliance with Part I (the Virginia Construction 
Code).  These codes reference the 2009 International Existing Building Code (IEBC) 
and the 2009 International Building Code (IBC) respectively.  The IEBC frequently 
references the IBC and applicable provisions of both are noted below. 

Accessibility standards are per the 2004 ADA Standards for Accessible Design.

All interpretations of the code included in this report are subject to the approval of the 
local code official. 

B. Use Groups

Existing uses: A-1 (Assembly) Theater

Proposed uses: A-1 (Assembly) Theater/A-3 Conference Center

This code analysis includes assumes a non-separated mixed use between the conference 
use and the theater with the more restrictive Theater use requirements applied to the 
entire building.  

C.  Construction Type (IBC Table 601)

The building can be considered construction Type IIB since all exterior walls and 
interior framing are non-combustible.  

D.  Area (IBC Table 503)

Existing 

First Floor – 7,810 SF

Existing Balcony – 1,825 SF

New Balcony 1,065 SF

Total = 10,700 SF

Allowable area (per floor) based on A-1 and IIB construction type: 8,500 SF 

The building will meet the area requirement without the addition of a sprinkler system. 
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E. Height (IBC Table 503) 

Based on most restrictive use A-1 and IIB Construction Type.

Existing: 2 stories, 35 feet +/- 

Allowable: 2 stories, 55 feet  A-1 (Assembly),

The building will meet the height requirement without the addition of a sprinkler 
system. 

F. Building Elements and Materials

The classification of the building as IIB Construction type minimizes the requirements 
for fire rated construction.  In order to maintain this construction type, all elements 
added to the building as part of the proposed rehabilitation must be of non-combustible 
construction (i.e. metal stud partitions).  The required fire-resistant rating values from 
IBC Table 601 are as follows:

Primary Structural Frame = 0 Hours

Exterior Bearing Walls = 0 Hours

Interior Bearing Walls = 0 Hours

Floor Construction = 0 Hours

Roof Construction = 0 Hours

G. Fire Protection

A sprinkler system is required for theater spaces with fire area of more than 12,000 SF, 
occupancy of 300 or with occupancy on other than the level of exit discharge (IBC 
903.2.12).  Manual fire alarms are not required with the sprinkler system. 

H. Egress

Currently there is only one stair to the balcony.  This stair is not enclosed and has 
collapsed.  To be in compliance with the code, a second stair enclosed in fire-rated 
construction is proposed.  One open stair between a balcony and main floor is 

permitted in a theater per IBC 1028.5.1 and so the open stair will be rebuilt as the 
second means of egress.   

One of the exits to the rear is proposed to be closed off to allow for a loading area.  The 
other rear exit must be maintained to provide for the required egress.  

I. Occupancy (Based on IBC Table 1004.1.1)

Café 30 occ

Stage 65 occ

Theater 207 occ

Meeting Room 1 70 occ

Meeting Room 2 40 occ

Meeting Room 3 20 occ

Meeting Room 4  78 occ

Office 2 occ

Total  512 occ
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J. Accessibility

As part of an overall renovation of the building there are numerous areas that 
would need to be addressed to be in compliance with the accessibility guidelines.  
Work necessary to make accessibility improvements to altered areas will be deemed 
disproportionate to the overall alteration when the cost exceeds 20% of the cost of 
the alteration to the primary function area (ADAAG 202.4).  In order of priority, the 
following improvements to the accessibility of the building should be made:

(i) An accessible entrance;

(ii) An accessible route to the altered area;

(iii) At least one accessible restroom for each sex or a single unisex restroom;

(iv) Accessible telephones;

(v) Accessible drinking fountains; and

(vi) When possible, additional accessible elements such as parking, storage, and 
alarms.

An elevator is not required to provide an accessible route to each level since the building 
is less than three stories (and has less than 3000 SF on the second level) per ADAAG 
206.2.3.
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Proposed Design Plans
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The following scope of work is intended to provide a complete list of the work that may 
be encountered during a rehabilitation of the building based on the limited information 
available at this early stage.  Additional research, design and detailing will be required 
as the project is developed.  Some additions and changes to this scope should be 
anticipated, which the project’s contingency is included to allow.  

A. Additions

1.  A new addition is proposed in the rear (northeast corner) to allow for better 
loading and management on backstage materials.  Provide new foundation, 
framing and building envelope for the proposed addition..  Provide a new overhead 
door for loading of theater props and materials.  

2.  A balcony extension is proposed to accommodate additional conference room 
capacity.  Provide new foundation and framing as required to support the proposed 
balcony.  Provide new concrete slab at the first floor meeting room below the 
balcony as needed to level the raked floor.  

View of the recess in the rear of the building 
where the infill addition is proposed. 

Historic photo of the building showing elements including the 
marquis that have been removed.  
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B. Exterior

1.  Repair and refurbish the existing windows.  Replace any 
broken glass.  Replace the inappropriate window on the 
front facade with a matching steel sash window.  Replace 
the missing windows on the rear facade.  

2.  Reconstruct the marquis for the building reusing 
any existing materials to the extent possible.  The 
reconstruction should be based on historic documentation.  
Refurbish and reinstall associated projecting signage on the 
building that has been removed and stored.  

3.  Remove the existing construction at the storefront areas 
and rebuild the entrances and storefronts along the front of 
the building based on historic photographs.  As part of the 

View of the southwest corner of the building.  Note the projecting front section that accommodates the balcony. 

Interior view of the existing lobby. 
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facade restoration, provide a new ticket booth as seen in the 
historic photos. Provide panic hardware on egress doors.   

4.  Provide miscellaneous masonry repairs such as repointing 
and repair of damaged brick.  Repairs to parapet caps are in 
particular need of attention.  

5.  Provide new egress door at rear exit.  Provide panic 
hardware on egress doors.  Provide new interior doors and 
hardware.  All doors should be stile-and-rail with panel 
configuration to match existing.  

C. Interior

1. Provide miscellaneous structural work as need to 
accommodate the proposed design.  This includes repairs 
to damaged balcony framing and new opening cut into 
masonry walls.   

2. Provide all new floor finishes.  Assume carpeting in 
the theater and meeting rooms and ceramic tile in the 
bathrooms.  

3.  Patch and repair the existing plaster walls slated to remain.  
Consider reinstalling wallpaper based on historic precedent.  
Provide new ceilings, including the needed framing, 
throughout.  Coordinate acoustical treatments on walls and 
ceilings with theatrical needs.  Prepare and paint remaining 
interior walls.  Provide painted wood baseboards and door 
casings to match the existing historic precedent and as 
appropriate to the style of the building.  

Detail view of steel pans and framing supporting the balcony. 

Entrance to stair that leads to apartments in the adjacent building.  
This will be the exit of a proposed egress stair from the balcony. 

View of an existing wall at the side of the theater space showing 
the deterioration of plaster and remnant of wallpaper.  
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4.  Provide a warming kitchen in Café for light meal 
preparation that does not require a commercial hood, grease 
trap and other requirements of a commercial kitchen.  

5.  Provide fixed theater seating in main theater.  Provide fixed 
seating on bleachers in second floor meeting rooms.  Seats 
are to have built-in writing surfaces.  

6.  Provide operable glass wall meeting rooms on both levels 
that project into the center of the rear of the theater.  
Provide fixed glass walls on the sides of these rooms as 
shown on the proposed plans.  The glass walls are intended 
to minimize the impact of this addition in the theater for 
historic tax credit purposes.  They also will allow for these 
rooms to view events in the theater.  Provide operable 
partitions to allow these rooms to be subdivided.  

7.  Provide a removable stage extension as required to 
accommodate performances.  Provide additional stage 
extension in the wing area as required for storage of props 
and materials.  Provide access to dressing room and green 
room areas behind the stage.  Finish off and outfit the 
dressing room areas with countertops, lockers and plumbing 
fixtures as shown in the proposed plans.  

8.  Provide a new open stair to the balcony with decorative 
railings and upgraded finishes.  Provide an enclosed stair to 
the balcony with an exit onto the front sidewalk as shown 
on the proposed floor plans. 

9.  Provide new toilet room specialties including toilet 
partitions, grab bars, towel and soap dispensers and waste 
receptacles.  

10. Provide R-38 minimum insulation in the attic space.  

D. Hazardous Materials

1.  Test for hazardous materials.  Abate hazardous materials 
that are found in the building as required to accommodate 
the proposed use.  Assume paint is lead-based due to the age 
of the building. 

E. Building Systems

1.  Provide all new plumbing and plumbing fixtures in 
locations indicated on the proposed plans.  

2.  Provide an NFPA 13 sprinkler system throughout the 
building.  

3.  Provide all new heating, ventilation and air conditioning 

View of the stage area from the side.  

View of the current mechanical room behind the stage slated for 
use as the dressing room/green room.  
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system (HVAC) for the building.  

4.  Provide upgraded electrical service.  Provide all new power 
and lighting for the building.  Lighting should be energy 
efficient and high quality as appropriate to the style and use 
of the building.  Provide new egress and emergency lights and 
exit signs throughout the building.  

5.   Provide all new data and telephone system for the building as 
needed to support high tech requirements of the conference 
facility.  Provide new audio-visual system for conferencing 
to include capability for presentations, teleconferencing etc.  
Provide new security system.  

6.  Provide theater specialties as required for intended 
performances and events including theatrical lighting and 
controls, rigging, curtains and acoustical treatments. 

7.  Provide sound system including microphones, speakers, 
monitors and mixing board as needed for musical and 
theatrical events.
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The building is a contributing structure to the St. Paul Historic District, which is listed 
in the National Register of Historic Places and Virginia State Landmarks Register.  
This status would make the building eligible for state and federal historic tax credits.  
Qualifying expenses for certified rehabilitations generate 20% and 25% federal and 
state tax credits, respectively.  

The review of work proposed for a certified rehabilitation is based on the Secretary of 
Interior’s Standards for Rehabilitation as follows:

Secretary of the Interior’s Standards for Rehabilitation

1. A property will be used as it was historically or be given a new use that requires 
minimal change to its distinctive materials, features, spaces, and spatial 
relationships.

2. The historic character of a property will be retained and preserved.  The 
removal of distinctive materials or alteration of features, spaces, and spatial 
relationships that characterize a property will be avoided.

3. Each property will 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 elements from other historic properties, will not be 
undertaken.

4. Changes to a property that have acquired historic significance in their own right 
will be retained and preserved. 

5. Distinctive materials, features, finishes, and construction techniques or examples 
of craftsmanship that characterize a property will be preserved.

6. Deteriorated historic features will be repaired rather than replaced.  Where 
the severity of deterioration requires replacement of a distinctive feature, the 
new feature will match the old in design, color, texture, and, where possible, 
materials. Replacement of missing features will be substantiated by documentary 
and physical evidence.

7. Chemical or physical treatments, if appropriate, will be undertaken using the 
gentlest means possible.  Treatments that cause damage to historic materials will 
not be used. 

8. Archeological resources will be protected and preserved in place.  If such resources 
must be disturbed, mitigation measures will be undertaken.

9. New additions, exterior alterations, or related new construction will not 
destroy historic materials, features, and spatial relationships that characterize 
the property.  The new work will be differentiated from the old and will be 
compatible with the historic materials, features, size, scale and proportion, and 
massing to protect the integrity of the property and its environment.
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10. New additions and adjacent or related new construction will 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. 

The full historic review of the project is accomplished by preparing and submitting 
Parts 1, 2 and 3 of a Historic Tax Credit Certification Application to the Virginia 
Department of Historic Resources and the National Park Service.  It is advised to 
submit Part 2 describing the proposed work prior to beginning work on the building.  
All work described in this report is intended to meet the Secretary Standards, but this is 
subject to the additional historic review.  

Other requirements must be followed for successful use of the historic tax credits.  
Additional information is available through the Virginia Department of Historic 
Resources website: http://www.dhr.virginia.gov/tax_credits/tax_credit.htm.  An 
attorney and/or certified public accountant with historic tax credit experience should be 
consulted as necessary to properly understand the tax credit process.  In particular, the 
use of the tax credits by nonprofit entities creates challenges that are beyond the scope 
of this study.  



LYRIC THEATER
FEASIBILITY STUDY

Cost Estimate IX.

9-1

The cost estimate is based on published cost estimating guides and experience with 
other projects of similar scope.  It is intended to provide budget estimate for the work 
involved to allow for planning and prioritization.  It is not based on detailed takeoffs or 
subcontractor quotes.  Prices include overhead and profit. 

This estimate is based on report and drawings dated June 2014.  These costs are based 
on a construction start of Fall 2014.  Escalation estimates due to inflation and market 
conditions are speculative and unpredictable and should be re-evaluated on a quarterly 
basis, or more frequently in an unstable market.

A design and construction contingency of 20% has been included in this estimate.  A 
design contingency in the Schematic Design phase of a project allows for variations in 
the costs of details and design changes or scope increases.  A construction contingency 
allows a reserve to cover the cost of unforeseen circumstances particular to the site.

A budget of an additional 15% for architectural and engineering fees.  Additional 
project costs may be incurred by the building’s developer, including Owner project 
management legal, financing and historic tax credit related costs, which are not 
included in this estimate but should be included in the project budget. 

It is recognized that neither the Architect nor the Owner has control over the cost 
of labor, materials or equipment, over the Contractor’s methods of determining bid 
prices, or over competitive bidding, market or negotiating conditions.  Accordingly, the 
Architect cannot and does not warrant or represent that bids or negotiated prices will 
not vary from any estimate of Construction Cost or evaluation prepared or agreed to by 
the Architect.
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St. Paul - Lyric Theater Cost Estimate

Substructure
Balcony foundation 13,440
Addition foundation 3,400

Superstructure
New balcony framing 33,600
Repairs to exist balcony framing 11,700
Rear addition framing 4,250
Misc structural work 8,500

Exterior
Restore windows 3,000
Restore marquee (allowance) 30,000
New storefront/entrances 32,000
Masonry repairs (allowance) 35,000
Exterior doors 4,200
Addition overhead door 5,000
Addition envelope 15,300

Interiors
New partitions 8,750
Repairs to existing walls 8,500
New interior doors/hardware 19,500
New stairs 40,000
Wall finishes 48,000
Floor finishes 97,200
Ceiling finishes 86,400
Interior trim 16,240
Café kitchen 38,000
Fixed theater seating 120,000
Removable stage 21,125
Operable partitions 22,000
Movable glass walls 75,000
Fixed glass walls 33,750
Bathroom/misc specialties 9,500
Attic insulation 16,000
Hazardous materials (allowance) 25,000



9-3  LYRIC THEATER n FEASIBILITY STUDY

IXCost Estimate

Services
Plumbing fixtures 133,000
Water distribution 48,600
HVAC 199,800
Sprinkler system 43,200
Electrical service/distribution 21,600
Interior lighting/power 118,800
Communications/Security 48,600

Theatrical equipment  (allowance from ProArt) $250,000
Musical equipment (allowance from ProArt) $75,000
Conference Facility AV (allowance) $100,000

Construction Subtotal $1,922,955

General Conditions 12% $230,755
Contingency 20% $385,271

Construction Total $2,538,981
Construction Cost Per SF $235

A/E Fees 15% $380,847
Furniture (non-fixed, allowance) $60,000

Project total $2,979,828
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