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Statement of Purpose    Facility Condition Assessment 

 

FEH DESIGN, in conjunction with EDA, Inc., has been retained by Cherokee 

Community Schools to complete a Facility Condition Assessment (FCA) for each 

of the District’s three buildings listed below: 

 

Roosevelt Elementary School @ 400 North Roosevelt Ave., Cherokee, IA 

Cherokee Middle School @ 206 Indian Street, Cherokee, IA 

Washington High School @ 600 West Bluff Street, Cherokee, IA 

 

The building assessments and this report are intended to generally address the 

following scope of work: 

 

Assessment services shall include a systematic investigation of existing 

conditions to determine current conditions, identify deficiencies, 

recommend corrective actions and prioritize corrective measures by 

severity and/or timing.  Cost opinions will also be provided for corrective 

actions recommended. 

 

The assessment services will look at issues such as building code and ADA 

compliance, physical and functional conditions, structural analysis, 

equipment and systems assessment, M/E/P systems assessment, technology 

and security assessments, condition of interior finishes and site amenity 

assessment (parking, playgrounds, drainage issues, etc.). 

 

Assessment services will be based on existing documentation of each 

property (i.e. building plans, fire marshal deficiency reports, District’s repair 

records, etc.) and visual observations by the assessment team. 

 

Site assessments will be limited to above ground conditions/structures and 

WILL NOT include underground/overhead utilities, traffic flow, or 

surrounding properties. 

 

The Assessment Team included the following individuals: 

   

 Matt Basye, AIA – Architect, FEH DESIGN 

 Jim Champion, AIA – Architect, FEH DESIGN 

 Ron Speckmann, AIA – Architect, FEH DESIGN  

 Mike King, PE – Electrical Engineer, EDA, Inc. 

 Dale Woudstra, PE - Mechanical Engineer, EDA, Inc. 

 Mark Borger – Plumbing Designer, EDA, Inc. 
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The A/E Team was on-site at each facility various times in January 2018. 

 

Building surveys requesting information on each facility were completed by Jeff 

Miller, Director of Operations for the District. Other information including fire 

marshal deficiency reports, previously completed facility assessments, etc. were 

obtained from the Director of Operations. 
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Executive Summary    Facility Condition Assessment 

and General Comments 

      

Overview 

 

The three buildings assessed by the Architectural/Engineering Team covers a 

period of construction from circa 1952 to 2000. Construction types have 

changed significantly over that time period as have teaching methods, 

curricula, technology, space needs, building codes and expectations. All these 

factors are contributing to concerns regarding the efficiency, adequacy and 

suitability of the District facilities to best serve student’s needs and provide the 

best possible educational opportunities for the students. 

 

All of the school districts we serve make decisions to either retain or abandon 

existing facilities based on carefully studied information that we frequently assist 

in providing. Many factors are considered. It is our judgment that the decision to 

retain or replace an educational facility should be based primarily on its 

perceived ability to efficiently meet current and anticipated educational 

requirements with consideration given to economics and other factors 

previously mentioned. 

 

Historic Construction Overview 

 

Many buildings from this time period that used concrete floor systems are still 

structurally sound but heating/plumbing systems have been continually repaired 

and are significantly beyond their useful life expectancy. Electrical systems are 

frequently functionally obsolete, operating beyond rated capacity. 

Cooling/ventilation depended on operable windows and/or stack effect of 

vertical shafts and gravity vents. The windows are generally no longer functional 

or were replaced during the energy crisis in the 80’s with insulating panels and 

small windows that eliminated both daylight and ventilation. 

 

Additionally, these buildings usually had no insulation or vapor barrier in the 

exterior walls and moisture traveled freely through them. There is generally a 

desire to improve thermal efficiency, ventilate to meet current codes and air 

condition these buildings when they are remodeled. Adding insulation to the 

inside of the exterior walls will change the characteristics of the wall relative to 

the travel/retention of moisture (not necessarily for the better) and the potential 
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for increased rate of deterioration will likely occur. This potential may suggest 

foregoing the thermal efficiency and absorbing the resulting higher energy 

costs. 

 

Schools constructed in the period following WWII were often cavity wall 

construction, but uninsulated (energy was cheap) and not air conditioned. 

Since they were not air conditioned and heat was typically provided by steam 

or hot water boilers piped through perimeter tunnels to radiators, floor-to-floor 

height was generally very low as an economy measure since ductwork in the 

ceiling space was not required. This creates a significant challenge for bringing 

a building up to current standards/expectations. Building codes and ADA issues 

are typically serious in these buildings as well. The Roosevelt and Washington 

buildings generally fit this model. 

 

Most educational facilities have been expanded over time to accommodate 

new educational trends, curriculum, district mergers and/or rising student 

populations by additions and/or renovations. There are potentially inherent 

problems associated with a complex built in multiple phases over a long time 

period. Some issues include: 

1. Some parts of the building wear out while others are quite serviceable 

2. Efficiency becomes compromised 

3. Potential for leaks at building junctures is common 

4. Code/accessibility issues are more difficult to resolve 

5. Maintenance is frequently more difficult and expensive 

6. Mechanical, electrical and emergency systems can be problematical 

 

7. Aesthetics can be an issue 

 

Construction vs. Community Value 

 

 As a “rule of thumb,” if other systems are operating beyond useful life, the 

“structure” is probably worth about +/-10% of the facilities total value. In other 

words, you would spend 90% of replacement costs to put the building in useable 

condition. This is before considering any modernizations required to make the 

building function properly for current program needs or to bring it into 
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compliance with existing building codes and the Americans with Disabilities Act 

(ADA). By the time those changes are made, the cost is often more than the 

replacement cost (sometimes considerably more) and a major part of the 

building with many years of wear on it remains. 

 

Many older school buildings represent shared history, provide a local identity 

and provide sentimental attachment to a segment of the community. They may 

not, however, be of great historical significance or of equal importance to the 

community as a whole. They may also be functionally obsolete for the purpose 

originally intended. Others may be functionally obsolete and yet have aesthetic 

and/or historical significance that suggest preserving them for other uses. 

 

Educational Standards and Environments 

 

Educational standards and teaching methods have changed over time and will 

continue to evolve. Federal mandates and more opportunity/desire for flexible 

space with larger areas to accommodate the same number of students is 

required for individualized learning. 

 

Additionally, many studies have shown that the educational environment can 

have dramatic effects on learning. While many older educational institutions 

provide adequate environments, they often lack excitement, natural light, color, 

comfort and other amenities that students have come to expect.  

Building Codes and the Americans with Disabilities Act 

 

Codes are continually updated. Changes occur for various reasons, but most 

often are based on new experience, circumstance or knowledge. Changes are 

generally made in good faith for improved life safety. Unfortunately, there are 

often conflicts in applicable codes. 

The Americans with Disabilities Act is civil rights legislation, not a building code. 

As such, interpretation is by the Attorney General and the judicial system. Most 

changes result from court cases.  

 

The State Fire Marshal’s office is the code authority with jurisdiction over code 

enforcement for schools and recognizes that most older buildings are not in total 

compliance. Further, they understand that most facilities cannot be brought into 
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full compliance (at least at a reasonable cost) and identifies the most serious 

items posing threats to life and property in an effort to make continual progress. 

 

Subject to some interpretation, the current building codes generally require that 

existing buildings be brought up to current standards if renovations will equal or 

exceed 50% of the building area. In any case, all new work done to existing 

buildings must meet current building codes and ADA regulations unless it is 

determined to be TECHNICALLY INFEASIBLE. Additionally, ADA upgrades equal 

to 20% of the cost of the alterations are required to be completed.  

All new buildings must be built to current code requirements and ADA 

regulations (not in existence when some of these facilities were built). There is a 

great deal of difference in both cost and practicality between bringing a 

building into FULL COMPLIANCE vs. the MAXIMUM EXTENT FEASIBLE in existing 

areas or areas being renovated. The difficulty comes in who determines the 50% 

value and how it is determined if you are doing major renovation. Additionally, it 

is not permitted to do projects incrementally (in small alterations) over several 

years to avoid the issue. This also applies to the 20% value noted above. 

 

Toilet fixture count can be a major issue in older buildings as well. Current codes 

require that the number of toilet fixtures for schools be based on a fully 

occupied building as calculated for exit requirements. This has little to do with 

actual occupancy numbers but is based on code dictated occupancy load 

factors assuming every space in the building is occupied. A toilet or urinal and a 

lavatory (sink) is to be provided for every 50 occupants. There is an added 

caveat that you may not have fewer water closets for females than the 

combined water closet/urinal total for males. Some of the facilities are under-

fixtured by current codes and converting existing toilet rooms for accessibility will 

reduce fixture count, so FULL COMPLIANCE in this instance would not be 

feasible. 

 

It is understood that the District is not intending to bring these existing buildings 

into full compliance with any proposed alterations, but rather to design the 

alterations to current standards and provide access to them to the maximum 

extent feasible. It is reasonable and proper to provide access for persons with 

disabilities via an accessible path to the facility, so they can enter the facility 

and access primary functions if it can be done within reasonable parameters.  

Listing every ADA deficiency in each of the buildings is not the intent here. While 

a number of general deficiencies in the Code and ADA Issues section of each 
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building will be discussed, it is the intention to point out and estimate costs of 

code/ADA changes under “Currently Critical” in the Opinion of Probable Costs 

section of each building that we believe to be currently required, significant life-

safety issues or perhaps just good practice for the District to consider. It is better 

to leave the specifics to a later stage of development when there is some 

direction proposed. 

 

Security 

 

Security issues are a growing concern in all avenues of life, but particularly with 

educational facilities. Security in schools should not feel oppressive but access 

should be controlled to make them as safe as possible. Security was not a 

primary concern when these schools were built and they were not designed 

with security in mind. This can make them difficult to retrofit. Camera systems, 

card readers and other security measures have greatly improved the potential 

for these buildings. Security systems will be discussed in the appropriate sections, 

but additional comments may be made in the Architectural Review section on 

some of the facilities. 

 

Study Observation Methods 

 

Observations of existing building conditions are somewhat limited without 

destructive demolition. Accessibility to structural systems is perhaps one of the 

most limiting. Furring, flooring and room finishes cover most of the structural 

systems making observations of the overall condition of the systems difficult. 

Deterioration of structural systems frequently follow deterioration of other 

systems. For example, where the waterproofing system of the exterior envelope 

fails, water may enter the building and damage the structural systems and/or 

finishes. Similarly, joint failure can result in deterioration of structural components. 

All of the facilities were observed to have some failed masonry or caulked joints. 

Instituting a regular joint maintenance program is a relatively inexpensive 

procedure and can serve to avoid some very expensive repairs in the future. 

 

Study Parameters and Format 

 

Since the buildings cover such an extended time period and differ greatly in 

construction type and space allocations, we will not attempt to do a general 
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summary of the study beyond the comments above, but rather will summarize 

findings within each building section.  

 

Following each building assessment are recommendations and cost opinions for 

corrective actions. Recommendations are categorized as “currently critical” or 

“recommended but not critical”. 

 

Most of the issues that are identified as “currently critical” involve life-safety, 

liability and deferred maintenance issues. These can result in safety and liability 

problems for the District or further damage/long term expense to the facilities if 

not addressed. Some issues including MEP problems may result in disruption of 

the efficient delivery of education if not addressed. Recommendations may also 

include consideration for systems improvements that would save energy, 

improve the learning environment, correct or improve code and ADA issues and 

etc. 

 

Items identified as “recommended but not critical” generally include issues that, 

if addressed, would align with best practices for proper building maintenance, 

address current educational trends, aid in administering educational curriculum 

and improve the experience of education for students. 

 

It should be noted that figuring cost opinions on many items is based on many 

assumptions as design work on proposed solutions is extremely schematic in 

nature at this time. Additionally, there are many items that are interdependent 

on each other. For example, if a particular corrective measure is completed, it 

may impact, alter or eliminate the need for another corrective measure to be 

completed. Cost opinions are intended to indicate “ballpark” costs to be used 

for general information/budgeting and will be adjusted as design moves 

forward on selected corrective actions.   
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Roosevelt Elementary School      Facility Condition Assessment 

Architectural Review 

Roosevelt Elementary School was originally built in 1960. Several additions have been completed 

over the past 58 years including a classroom addition in 1971, a major addition with classrooms, 

library, gymnasium, administrative offices, and restrooms in 1984 and another classroom addition 

in 2000. The 1984 addition created an internal courtyard which was completely enclosed during 

the 2000 addition. The current gross square footage is approximately 47,620. A parking lot 

addition to the west and the reconfiguration of the north lot were completed in 2001. 

Roof/High Walls 

The roof area over the original 1960 building consists of fully-adhered and ballasted EPDM single-

ply membranes. They were scheduled for replacement in 2017 but the project was not 

completed. These roof areas are in poor condition and should be replaced as soon as possible.  

 

        

 

The roof areas over the 1984 addition consist of ballasted EPDM single-ply membranes and fully- 

adhered TPO single-ply membranes. They are all in good condition with only minor deficiencies 

noted. It was noted that the high roof over the Gym consisting of a ballasted EPDM single-ply 

membrane was installed in 2010 and may be still under warranty. The only deficiency noted on 

this roof was membrane bridging at all four corners. This deficiency should be monitored over 

the next 2 to 3 years and repaired before the membrane pulls loose from the perimeter roof 

edge. With regular maintenance this roof could last another 10 to 15 years.  

 

The large main area over classrooms, library, and music/art consists of a fully-adhered TPO 

single-ply membrane and was installed in 2013 and is still under warranty. The only deficiencies 

noted were ponding water in various locations and one heat stack flashed with incompatible 

material. The heat stack is also missing a rain cap. The heat stack should be flashed correctly 

and a rain cap installed. 
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The southernmost roof area over the 2000 classrooms addition consists of a ballasted EPDM 

single-ply membrane which is most likely not under warranty. The only deficiency noted was 

debris scattered about the roof. The debris should be removed as soon as possible. With regular 

maintenance this roof could last another 5 to 7 years. 

 

The walls around the Gym consist of EIFS with numerous cracks throughout. Two holes in the EIFS 

were also noted. These repairs should be scheduled soon to prevent further deterioration. 

 

           

 

The masonry around the folding divider wall enclosure in the Gym is in good condition except 

the very top. Tuckpointing should be scheduled soon to prevent further deterioration from 

freeze-thaw cycles.  

Caulk at joints on the walls is missing or deteriorated at various locations. Repairs should be 

scheduled soon to prevent water entry into the building. 

 

Tuckpointing is needed on the masonry wall between the boiler room and the special education 

rooms. Repairs should be scheduled soon to prevent further deterioration from freeze-thaw 

cycles. 
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Obsolete electrical conduit penetrating the wall between the boiler room and the special 

education rooms should be removed and the wall patched. 

 

Building Exterior 

The original 1960 building is in very poor condition. This building is composed of uninsulated 

masonry construction with exposed steel joists and tectum type roof deck. Masonry is in poor 

shape and the exposed steel joists show rust. Serious masonry issues including damaged, 

crumbling, spalling or missing brick and there is damage to brick at many of the window 

opening lintels. The window system is non-thermally broken aluminum with non-insulated single 

pane glazing and sandwich panel infills that are damaged and discolored. There is also exposed 

wood around the window systems showing signs of rot and decay. This building envelope system 

is well beyond its useful life. See notes above regarding the roof on this building. 

          

                          

Several deferred maintenance issues are of concern on the 1971, 1984 and 2000 additions, but 

the masonry is generally in good condition. There are open mortar joints that should be properly 

cut out and tuckpointed. Caulking has failed on a number of masonry control/expansion joints. 

Masonry joints should be carefully examined and repaired to prevent further water infiltration 

and damage to the building. It is critical that appropriate backer-rod be placed in the joints 

prior to re-caulking, assuring that the caulk is thinner in width than depth to prevent pulling away 

from the masonry. Exterior caulking should be examined on a 5-year cycle and repairs made to 

prevent damage to walls, windows, etc. 

                           

Exterior aluminum windows on the 1971 and 1984 addition appear to be in fair to poor condition. 

It was noted that several windows were foggy indicating that the seals are broken.  
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Perimeter caulking was also brittle and failing. Finishes on the frames are faded. These windows 

should be replaced.  

                                    

The above items are critical in nature and should be attended to as soon as possible to prevent 

further damage and deterioration. 

The exterior hollow metal doors and sidelights are also in only fair condition. Most have peeling 

paint, some damage, and require adjustments for hardware and door fit. Replacement should 

be considered. 

                            

Seal caulk has failed in several places where sidewalks abut the building. All of these joints 

should be examined and repaired as necessary. 

                                            

Some damage has occurred to the building and exterior amenities in a few locations, 

apparently from snow removal and/or lawn equipment. 
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The grade adjacent to the building has settled over time and water is being trapped between 

paving and the building in some locations. The grade should be raised to assure positive 

drainage away from the building. Splash blocks have also migrated off their angle supports 

leaving large gaps between them and the building that water can. These should be reset to 

function properly. Where in ground inlets are placed below roof drains, the concrete splash 

blocks are cracked and/or heaving. 

                   

Building Interior 

The interior of the building is a mixed-bag as far as condition. The original 1960 building is the 

most problematic for several reasons. Many of the finishes are in poor condition. Asbestos 

flooring is chipped and cracked. Tile is missing or falling off walls. This wing has no air 

conditioning. Roof structure is low with no space above ceilings for ductwork, etc. This prevents 

any option for air conditioning requiring ductwork. Door openings are short (6’-6”) and do not 

meet building code requirements.  Rooms are undersized for lower grade levels by today’s 

standards. 

   

The rest of the building is in much better condition. Most classrooms in the 1984 addition and the 

administration area are undersized by today’s standards. The library seems small with dated 

finishes and has no natural light. The gymnasium is used for breakfast and lunch service, limiting 

its use for educational purposes. The locker rooms are no longer functioning and are used for 

gym storage. The divider curtain is damaged. Finishes are generally in good condition with the 

exception of carpeting and ceiling systems. There are many stained/sagging ceiling tiles and 

grime around supply/return air grilles.  
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The main entrance to the building is ill-situated and opens to a corridor with no vestibule and 

insufficient wayfinding to the administrative office. Renovations for a secure vestibule and 

relocation of the administration area to the entrance is recommended. 

                  

Directional wayfinding signage should be improved. 

Structural Issues 

The structure of the original building is steel frame and joists with gypsum/tectum roof deck. The 

other three (3) building additions are masonry bearing wall construction with metal roof joists 

and metal deck. 

The visible structural components appear to be in good condition. Exposed steel joists on the 

1960 building are showing rust. This is mostly an aesthetic concern. There are signs of settlement 

around some building corners in the masonry structure with vertical cracks through the brick. 

These cracks are not considered significant structural concerns. They should be monitored.   

There are a few cracks/fractures in the brick veneer that appear to be from thermal movement. 

They typically occur at lintel bearing points. There are some failed/open mortar and caulk joints 

that should be properly prepared and repaired. 

                           

Building Code Issues 

The interior courtyard appears to violate several building code requirements. Depending on the 

code official’s interpretation (in this case, the State of Iowa Fire Marshal’s Office), this could be 

viewed as an assembly space. If so, exiting is significantly undersized. All doors swinging into this 

space should be switched to swing in the direction of exit travel with panic hardware and exit 

signage above. This would cause a security issue giving anyone who got into the space access 

to the building. 
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Many doors/hardware throughout the facility do not meet current building code or ADA 

regulations regarding clearances, glazing, type of hardware, etc. Exit doors from spaces larger 

than 1,000 SF require panic hardware (library, music room, large classrooms, etc.). Spaces 

having more than 50 occupants must have exit doors that swing in the direction of exit travel. 

The main entrance and back exit to the library do not comply.  

No corridor longer than 20’ than does not lead to an exit route (dead-end) is allowed. The back 

exit from the library is a dead-end corridor. 

The main entrance and some exit doors around the building do not have a vestibule complying 

with current energy code or best practices for energy conservation. 

              

Plumbing fixture count is based on the overall building occupant load as calculated by building 

code prescribed load factors. The gross area of the building puts the occupant load for this 

building at around 1,200 occupants. That equates to 13 water closets for females and 13 water 

closets/urinals for males at one fixture/50 occupants. The building appears to meet current 

requirements. The current code requires the same number of lavatories as water closets/urinals, 

or 1 per 50 occupants. Code officials will usually allow classroom sinks to be included in the 

count, meaning the building will meet this requirement as well. If new space is added, more 

restroom facilities will be required. 

Current code requires a drinking fountain for each 100 occupants or 16 for this building. In 

addition, current ADA Standards require both high and low mounted fixtures for wheelchair 

occupants and standing persons. The most reasonable and economical way to comply is to 

add drinking fountain spouts (or “bubblers”) to classroom sinks that currently do not have them. 

Items stored in the required exit path should be removed. There are many items in the corridor 

systems and, in some cases, in front of exit doors that should be cleared. Additionally, most code 

enforcement officials will not allow combustible materials to be hung on exit route walls (student 

art work, etc.). 
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ADA Issues 

There are no auto operators (ADA pushbuttons) on entrance doors. This is not a requirement of 

ADA, but a best practice for public buildings. 

Doors in the 1984 addition classroom areas are non-compliant with clearance requirements and 

hardware types. Clearance on both the inside and outside of doors for wheelchair occupants is 

deficient.  

Hardware throughout the building does not meet regulations for gripping requirements. 

                            

All of the restrooms in the building, except for the gang toilet rooms across from the gym, are 

non-compliant with ADA standards. Toilet room access clearances and fixture heights are issues. 

ADA requirement for accessible toilet rooms and stalls typically require a 60 inches circle for 

clearance from obstructions and appropriate grab bars, toe clearance, hardware, etc. In 

addition, any public toilet room containing more than one (1) and less than six (6) water 

closets/urinals must have a wheelchair accessible stall. Some fixture and accessory mounting 

heights are not in compliance. Drain pipes under sinks are required to be insulated to prevent 

burns. Most of the toilet facilities have these compliance issues. Renovation of these rooms will 

be difficult and costly. It will also likely cause a deficit in the required quantity of plumbing fixtures 

because fixtures will need to be removed to make space for clearances, etc. 

         

There are no accessible student lockers. 5% of corridor lockers are to be ADA accessible. It 

appears that existing lockers could be converted relatively easily by adding a shelf near the 

bottom, 15 inches from the floor and lowering the top shelf with coat hooks to 48 inches from the 

floor. 

A number of doors/spaces currently requiring compliant signage are deficient. Those that do 

have signage are typically mounted higher than required or in the wrong location to meet the 

current standard. Specific locations with text sizes, contrast and braille are required. 
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Drinking fountain mounting heights and bi-level requirements are not compliant and fire 

extinguishers are mounted too high. 

Counters at reception, media center, etc. do not provide an accessible area with appropriate 

height. Premanufactured sink units in some classrooms are not ADA compliant. 

                

ACBM (Asbestos Containing Building Materials) 

Asbestos containing materials are known to exist in the original building (floor tile/mastic 

adhesive, possibly pipe insulation). There are no known asbestos containing materials in the 1984 

or 2000 additions. The asbestos should be abated or encapsulated. 

Site Conditions 

The site is generally in fair condition. Open horizontal control/expansion joints in walks, paving, 

etc. should be checked and cleaned, properly prepared and sealed if appropriate. There is 

some heaving of pavement at the main entrance courtyard. There is also heaving at some 

landing slabs outside exit doors causing trip hazards. The main drive in front of the building 

contains areas of ponding as one enters the drive from the north parking lot, making this a 

dangerous area in the winter. Curbs are minimal where asphalt overlay has been completed 

making it easy for vehicles to drive onto pedestrian walkways. In other locations, some curbs are 

quite high. Sidewalks along the north side of the building are in poor condition. The west parking 

lot concrete paving is cracked up and heaving. There is curb damage where drives are narrow.  

           

Handicap parking spaces are indicated with pavement markings and some signage, but 

compliant signage is not present. 

Asphalt playground surfaces have large open cracks that should be treated. Playground 

equipment may need upgrades to meet ADA regulations. 

There is a buried fuel oil tank and concrete setting slab just east of the main entrance courtyard. 

Bus drop for students is currently done on the main drive loop in front of the building entering 

from East Bow Drive. There is limited space for stacking buses on this drive. Parent drop off is 

done in the west parking lot which was not designed for this purpose. This also limits all parent 

traffic to entering/exiting on East Bow Drive. The three (3) access points are located very close 

together which requires bus and vehicle traffic to cross. Circulation would function better if 
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parent drop off entered the main drive loop off East Bow Drive and exited onto Roosevelt Ave. 

and buses were to use the west lot for drop off. This would require reconstruction of the west lot. 

 

RECOMMENDATIONS (if the facility is to be maintained and used into the future): 

1. Reroof the original 1960 building. 

2. Exterior envelope repairs on 1960 building (brick repairs, tuckpointing, caulking, etc.). 

3. Exterior envelope maintenance (tuckpointing and repairs - 1971, 1984, 2000). 

4. Re-flash existing heat stack on roof. 

5. Refinish EIFS around gym walls on exterior of building. 

6. Exterior roof and high wall maintenance (tuckpointing and repairs - 1971, 1984, 2000). 

7. Address paving joints, concrete heaving, open asphalt cracks and splash blocks around 

the building. 

8. Restroom ADA/finish upgrades (1971, 1984, 2000). 

9. Modify administration reception counter to meet ADA requirements. 

10. Address interior ADA signage issues. 

11. Address site ADA signage issues. 

12. Correct building code issues (dead end corridors, door swings, etc.). 

13. Correct fire extinguisher issues. 

14. Abate asbestos flooring in the 1960 building. 

15. Replace the original 1960 building exterior window wall system, windows and doors. 

16. Replace exterior windows and doors/sidelights (1971, 1984). 

17. Reconstruct classroom entrances to meet ADA requirements (1984). 

18. Replace door hardware to meet ADA regulations (full building). 

19. Upgrade interior finishes (1971, 1984, 2000). 

20. Interior finish upgrades in the 1960 building. 

21A. Reconstruct west parking lot for bus drop/stacking and additional parking. 

- OR - 

21B. Repair existing west parking lot/curbs. 

22. Replace sidewalk and curb in front of building along the north drive. 

23. Interior door replacement due to damaged conditions. 

24. Add a dining commons/serving kitchen to allow better use of the gymnasium. 

25. Add a secure entrance / administration addition to the building. 

 

 

Note: Establishment and funding for a yearly deferred maintenance program is strongly 

recommended. Facility life can be significantly extended by performing routine building 

maintenance, especially on the exterior of buildings (ie. tuckpointing, caulking, paving repairs, 

roof survey and repairs, etc.). 
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NEAR FUTURE DEFERRED MAINTENANCE ITEMS: 

The following items will most likely be required in the next 5 years. 

• Boiler Replacement 

• Cooling Tower 

• A/C in Kindergarten Wing 

• Heat Pumps in building (except kindergarten wing) 
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Roosevelt Elementary School   Facility Condition Assessment 

 
M/E/P REVIEW 
 

PLUMBING 

 

A. CURRENT PLUMBING DESCRIPTION 

 

The original 1960 building is in overall poor condition.  The entire facility is served by the 

equipment in the main mechanical room in the original building.  The 1971 portion of the 

building was a six-classroom addition south of the original building.  In 1984 the addition 

included a gymnasium, locker rooms, restrooms and multiple classrooms.  In 2000 a four-

classroom addition was added linking the 1971 and 1984 additions.  The plumbing fixtures 

in the 1984 and 2000 additions are in adequate condition but are nearing the time for 

replacement.  Many flush valves are retrofit kits on original manual flush valves and some 

don’t match.  Many plumbing fixtures including electric water coolers do not meet ADA 

guidelines.  

 

B. PLUMBING OBSERVATIONS 

 

The plumbing in the main mechanical room in the original building is in poor condition.  This 

includes water service and water heater.  All of the equipment, including piping should be 

replaced.  The water softener looks to be in good condition.  Assuming it is sized correctly 

it can be re-used.  The restrooms in the original building do not meet ADA guidelines. This 

means plumbing fixtures need to be replaced and heights and clearances adjusted.  

 

C. PLUMBING RECOMMENDATIONS 

 

1. Replace the existing domestic water heater with a new high-efficiency gas-fired 

water heater.  Provide a tempering valve to control the temperature before 

distribution to the building.  Provide an expansion tank on the water heater. 

 

2. The domestic water service into the building does not include a double check 

backflow preventer and one should be added. 

 

3. Replace all of the domestic water piping in the mechanical room and throughout 

the original 1961 portion of the building. 

 

4. Many of the plumbing fixtures throughout the building need to be replaced and 

brought up to current ADA guidelines.  This includes new faucets, battery-sensor 

flush valves on urinals and water closets, insulation kits on the exposed lavatory 

piping, etc.  
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HEATING, VENTILATION, AND AIR CONDITIONING (HVAC) 

 

A. CURRENT HVAC DESCRIPTION 

 

Unit ventilators or unit heaters in each space originally heated most of the original 1960 

building and the 1971 addition.  The original building has cooling only roof top units that 

provide cooling to the classroom spaces.  The 1971 addition has DX cooling in the unit 

ventilators with condensing units on the roof.  The 1984 and 2000 additions are heated and 

cooled by water source heat pumps with fresh air provided to the spaces by roof top air 

to air heat exchangers.  The entire building is heated with steam from a single boiler 

installed in the original portion of the building.  The boiler heats the heat pump loop with a 

steam to hot water heat exchanger.  A cooling tower provides cooling to the heat pump 

loop.  The gymnasium has 2 rooftop units to provide additional cooling.  The building is a 

combination of pneumatic and DDC controls.  

 

B. HVAC OBSERVATIONS 

 

Unit ventilators, roof top units, and condensing units in the original building and 1971 

addition are in poor condition.  The units have steam heating coils and DX cooling roof top 

units or DX cooling coils.  The cabinet unit heaters have steam heating coils.  

 

The heat pumps and ventilation air roof top units in the 1984 addition are in poor condition.  

The 2000 heat pumps and ventilation roof top unit are in good condition. 

 

Some of the existing pneumatic controls have been replaced but the remaining 

pneumatic controls are in poor condition.  The poor condition of the controls can result in 

valves and actuators not operating correctly or at all. 

 

C. HVAC RECOMMENDATIONS 

 

1. Original Building and 1971 Addition:  The HVAC system in the original building and 

1971 addition are in poor condition and need to be replaced.  The HVAC system 

would be replaced by new unit ventilators with hot water heat and DX cooling.  As 

part of this replacement, the existing steam boiler would be replaced with new 

high efficiency hot water boilers and hot water loop circulating pumps installed in 

the current boiler room.  

 

2. 1984 and 2000 Additions:  The heat pumps in the 1984 and 2000 additions would 

be replaced with new water source heat pumps.  The expected life of a heat 

pump is 13 to 18 years so the original heat pumps are nearing the end of their 

projected useful life.  The air to air roof top ventilation units would be replaced with 

new dedicated outdoor units with heating and cooling to provide neutral, 

dehumidified ventilation air to the water source heat pumps.  

 

3. Cooling Tower:  The cooling tower is reaching the end of its projected useful life 

and should be replaced with a new variable air volume tower. 
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ELECTRICAL 

 

A. SERVICE ENTRANCE AND POWER DISTRIBUTION 

 

1. CURRENT DESCRIPTION 

 

The existing electrical service consists of a 1200A – 120/208V 3P 4W Switchboard – 

located in the boiler room.  The switchboard is fed from 4.5% impedance 225KVA 

utility transformer at the NE corner of the building.  Secondary is routed through the 

tunnel to the switchboard in the boiler room.  The secondary is encased in concrete 

according to construction drawings from 2000.  Secondary consists of three sets of 

500 KCMIL wiring, this equates to 1140 amps.  The feeder can be loaded to 80%, or 

912 amps. 

 

Electrical demand was 174 KW max prior to November 2016.  This equates to 484 

amps on the 1200A switchboard.  There is approximately 430 amps/ 155 KW of 

capacity available.  However, there is only one space and no spare circuit 

breakers in the switchboard.  The switchboard is landlocked within the boiler room 

space, no room for expansion.  Spare capacity is of little consequence since there 

is no physical expansion ability. 

 

Circuit breaker panelboards are in good to fair shape throughout the building. 

 

2. RECOMMENDATIONS 

 

Any major renovation needing multiple additional load connections to the existing 

switchboard will require that the switchboard be replaced in an alternate location.  

The utility transformer may have to move based on where the new switchboard 

would be located. 

 

See the Opinions of Cost for additional electrical work related to HVAC renovation. 

 

B. FIRE ALARM 

 

1. CURRENT DESCRIPTION 

 

Fire alarm system panel – Notifier AFP-400:  Installed 2002 - system consists of 

addressable main panel at reception area, basic egress path and storage room 

smoke detection, heat detection in boiler and kiln rooms, pull stations at exits, door 

hold opens, and basic strobe and horn coverage.  Wall devices in gym have wire 

guards.  Fire alarm panel also contains a DAC – Digital Alarm Communicator.  

Strobe/horn coverage is adequate and also covers classrooms.  No smoke 

detectors in smaller restrooms. 

 

2. RECOMMENDATIONS 

 

Any major renovation or addition will require the system to be updated to a voice 

annunciation style fire alarm system. 

• The fire alarm panel will be replaced and/or supplemented with an audio 

amplifier panel. 

• Voice alarm speakers and speaker circuits will be required throughout the 

building. 
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C. GENERAL LIGHTING 

 

1. CURRENT DESCRIPTION 

 

Lighting in the building is fluorescent.  Mostly 2’ x 4’ recessed lens troffers.  The gym 

fixtures do not have lenses but are protected with wire guards. 

 

No motion detection for lighting control is in the building, all lighting is controlled by 

manual light switches. 

 

Some lenses are missing from the wall mounted fixtures in the larger restrooms. 

 

Exterior building lighting consists of HID.  Parking lot lighting consists of HID.  (HID – 

High Intensity Discharge – Metal Halide or High-Pressure Sodium lamps) 

 

2. RECOMMENDATIONS 

 

All renovations should consist of LED lighting and motion detection controls per the 

current Energy Code, IECC 2012. 

 

Restroom fixtures where lenses are missing should be replaced with new LED fixtures. 

 

Exterior lighting on the building and parking lot lighting should be replaced with LED 

fixtures and unified controls connected to the temperature control system in the 

building. 

 

D. EMERGENCY LIGHTING 

 

1. CURRENT DESCRIPTION 

 

Emergency exit and egress lighting consists of a variety of battery backed exit and 

egress fixtures. 

 

Not all egress pathways are covered and should be supplemented. 

 

Some of the emergency heads in the gym are broken. 

 

2. RECOMMENDATIONS 

 

Provide new emergency lighting to meet egress pathway light levels in the building. 

 

Provide emergency lighting in any windowless interior classroom space. 

 

Provide emergency lighting in the larger restrooms. 

 

Repair or replace the broken emergency lighting in the gym. 

 

 

 

 

 

 



Cherokee Community Schools 

Facility Condition Assessment P a g e  |2- 17 

E. SPECIAL SYSTEMS 

 

1. CURRENT DESCRIPTION 

 

The building telephone system is by “infinite”. 

 

The intercom system and speakers are no longer used or operational within the 

building.  The headend intercom equipment has been removed from the building.  

The intercom call switches in the building do not operate.  The telephone system is 

being used for interbuilding communications. 

 

The Simplex timer panel is no longer being used for system clocks.  Clocks in the 

building have been replaced with “Visiplex” time signal FM transmitter and wireless 

receiver clocks. 

 

There are bells in the building connected to the Simplex timer panel, but the bells 

are not being used for any function. 

 

Computer cabling and racks/equipment in the building appear to have been 

installed as needed by the District. 

 

2. RECOMMENDATIONS 

 

The maintenance staff indicated that the telephone system should be replaced.  

No pricing is included for this as new telephone systems are moving to VOIP (Voice 

over IP) style and require integration into the Owner’s IT infrastructure. 

 

If the existing or new telephone system is to be used for the “intercom” interbuilding 

communications, then a standard intercom system is not needed.  However, some 

sort of paging speakers/and amplifiers should be connected to the telephone 

system for building wide paging announcements.  This should be coordinated with 

the telephone equipment supplier. 

 

If the bells are not to be used in the building, and the clocks will remain wireless, 

then the Simplex timer panel can be removed along with the bells. 

 

Data cabling in renovated areas (or new additions) can be replaced with new 

data cabling per the Districts current standards. 
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Roosevelt Elementary School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

Currently Critical Items

DESCRIPTION LOW END HIGH END

1 $155,000 $170,000

2 $30,000 $35,000

3 $10,000 $15,000

4 $920 $1,020

5 $24,180 $26,600

6 $3,000 $3,300

7 $20,000 $30,000

8 $277,578 $305,335

9 $2,500 $3,500

10 $12,300 $14,000

11 $1,000 $2,000

Exterior envelope repairs on 1960 building.

OPINION OF PROBABLE COSTS

Exterior envelope maintenance 1971/1984/2000.

Cost Range

Reroof the original 1960 building.

Restroom ADA/finish upgrades.

TPO roofing

Brick repairs, tuckpointing, caulking, etc.

Brick repair, tuckpointing, caulking

6 gang toilet rooms & 8 individual toilet rooms

Address interior ADA signage issues.

Re-flash existing heat stack.

Repair damage and recoat

Address site ADA signage issues.

New compliant signage

Roof flashings

Refinish EIFS around gym walls.

Address paving joints, concrete heaving open 

asphalt cracks and splash blocks around the 

building.

Repairs, caulk, sealer

Modify administration reception counter to meet 

ADA requirements.

Cut opening and refinish

Exterior high masonry wall repairs.

Tuckpointing and caulking

Plaques with braille

Facility Condition Assessment
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Roosevelt Elementary School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

OPINION OF PROBABLE COSTS

12 $10,000 $15,000

13 $10,000 $11,000

14 $63,800 $70,200

Subtotals $620,278 $701,955

$31,014 $70,196

Totals $651,292 $772,151

Other Items - Recommended but Not Critical

DESCRIPTION Low End High End

15 $235,000 $262,000

16 $110,000 $120,000

17 $46,500 $52,000

18 $73,500 $80,000

19 $474,100 $521,500

5% on low end total -10% on high end total

Correct fire extinguisher issues (from ESTES study).

Ceiling and floor finish replacement, misc. painting

Abate asbestos flooring in 1960 building (from ESTES 

study).

Lower to proper height, wall repairs

Exterior walls, windows and doors

Removal only, does not include new floor finishes

Cost Range

Reconstruct classroom entrances in 1984 addition to 

meet ADA.

Correct building code issues.

Design Contingency                                                                                          

Upgrade interior finishes in 1971/1984/2000 building.

Widen entrances, 4 double, 2 single

Dead end corridors, door swings

Replace exterior window walls, windows & doors in 

the original 1960 building.

Windows and exterior doors/sidelights/hardware

Replace exterior windows & doors/sidelights in 1971 

and 1984 additions.

Replace door hardware to meet ADA.

60 locksets/levers

Facility Condition Assessment
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Roosevelt Elementary School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

OPINION OF PROBABLE COSTS

20 $150,000 $200,000

21A $340,000 $374,000

OR

21B $15,000 $25,000

22 $48,000 $52,000

23 $32,500 $40,000

24 $1,348,450 $1,483,300

25 $403,200 $443,500

Subtotals $3,276,250 $3,653,300

$163,813 $365,330

Totals $3,440,063 $4,018,630

5% on low end total, 10% on high end total

Design Contingency                                                                                        

Repair existing west parking lot/curbs.

Interior door replacement due to damaged 

condition.

65 new doors, see critical list for hardware

Demo, over-excavation/fill, sitework/paving, lighting

Curb replacement, concrete repairs, mudjacking, sealer

Sidewalk and curb

Demo, earthwork, new construction, MEP - reception, offices & 

conference (1500 SF)

Replace sidewalk/curb in front of school building.

Carpet, ceilings, painting, tile repairs.

Reconstruct west parking lot for bus drop and 

additional parking.

Add secure entrance / admin addition.

Demo, earthwork, new construction, MEP - new commons, 

serving kitchen/equipment, restrooms, storage space & 

receiving (5600 SF)

Add dining commons/serving kitchen.

Interior finish upgrades to original 1960 building.

Facility Condition Assessment
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

Current Critical Items
PLUMBING - DESCRIPTION

1 $15,800 $18,170

2 $2,500 $2,900

3 $28,400 $32,600

4 $119,500 $137,500

$166,200 $191,170

$8,310 $19,117

$174,510 $210,287

HVAC - DESCRIPTION LOW END HIGH END

1 $684,000 $776,900

2 $1,010,000 $1,212,000

$1,694,000 $1,988,900

$84,700 $198,890

Total $1,778,700 $2,187,790

5% on low end total - 10% on high end total

New HVAC System in Kindergarten Wing

Heat Pump and Ventilation Unit Replacement in 

1984 and 1999 Addition

Subtotal

Design Contingency

5% on low end total - 10% on high end total

Remove and replace existing plumbing fixtures. This 

includes ADA compliance.

Design Contingency

Subtotal

Totals

Replace domestic water piping in the mechanical 

room and throughout the 1961 portion of the 

building

MEP OPINION OF PROBABLE COSTS

Replacement of existing water heater. Add a 

tempering valve, expansion tank and recirculation 

pump

Cost Range

ELEMENTARY SCHOOL

Add a new backflow preventer

Cherokee Community Schools
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

MEP OPINION OF PROBABLE COSTS

ELEMENTARY SCHOOL

ELECTRICAL FOR HVAC WORK

1 $57,000 $71,000

2 $63,000 $80,000

FIRE ALARM - DESCRIPTION

1 $29,000 $36,000

EMERGENCY LIGHTING - DESCRIPTION

1 $3,800 $4,700

$152,800 $191,700

$7,640 $19,170

$160,440 $210,870

Other Items - Recommended but Not Critical

HVAC - DESCRIPTION LOW END HIGH END

1 $26,000 $39,000

$1,300 $3,900

$27,300 $42,900

Cost Range

Design Contingency

5% on low end total - 10% on high end total

Totals

Subtotal

Supplement existing battery powered emergency 

and exit lighting.  Repair/replace units in gym.

Electrical related to HVAC system in Kindergarten 

Wing.

Renovate/update system for voice evacuation 

annunciation, add speakers and related circuits.  

Add misc. fire alarm devices as needed.

Electrical related to Heat Pump and Ventilation Unit 

Replacement in 1984 and 2000 Addition.  Primarily 

disconnect and reconnect, minor changes, 

additions to branch circuits.

New Cooling Tower

Design Contingency

5% on low end total - 10% on high end total

Totals

Cherokee Community Schools
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

MEP OPINION OF PROBABLE COSTS

ELEMENTARY SCHOOL

ELECTRICAL FOR HVAC WORK

1 $8,000 $10,000

SERVICE ENTRANCE & POWER DISTRIBUTION - DESCRIPTION

1 $57,000 $71,000

GENERAL LIGHTING - DESCRIPTION

1 $173,000 $215,000

2 $23,000 $28,000

SPECIAL SYSTEMS - DESCRIPTION

1 $60,000 $74,000

$321,000 $398,000

$16,050 $39,800

$337,050 $437,800Totals

Replace electrical service outside of boiler room, 

new service transformer location, backfeed old 

service.

Replace data cabling with new CAT6 cabling. 

Subtotal

Design Contingency

5% on low end total - 10% on high end total

Replace existing lighting with LED fixtures and 

provide controls per the 2012 IECC.

Replace exterior building lighting and parking lot 

lighting, existing poles to remain.  Unify controls and 

connect to temp control system.

Electrical related to Cooling Tower replacement.

Cherokee Community Schools
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SECTION  3
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Cherokee Middle School   Facility Condition Assessment 

Architectural Review 

Cherokee Middle School was originally built in 2000 and has had no additions and only minor 

alterations. A secure vestibule and office renovation was completed in 2017. The current gross 

square footage is approximately 76,300.  

Roof/High Walls 

The existing roof consists of a Carlisle 45-mil ballasted EPDM single-ply membrane roof system. It is 

the originally installed roof system making it 18 years old. The roof is in good condition with only 

minor deficiencies noted. 

 

      

 

Ponding water was noted on the roof area located between the two skylights. There was 

delamination of the parapet wall membrane flashings at two locations on the high roof area. A 

similar issue was noted on the southernmost roof area at the base of the gym wall. Older repairs 

were noted at various locations on the top of parapets where the nailer fasteners were backing 

out and penetrating the parapet flashings. 

 

                                

 

The two skylights consist of an insulated translucent fiberglass sandwich panel system. These 

skylights are the originally installed units making them 18 years old. The only deficiency noted 

was that the panels are “yellowing”. This condition is consistent with a deterioration of the ultra-

violet stabilizers in the exterior sheet of the panel. Except for the appearance they are 

performing adequately at the moment. This condition will only get worse until a total failure 

occurs. The skylights should be monitored semi-annually and be scheduled for replacement 

before the total failure occurs.                        
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The EIFS high walls are in good condition with minor deficiencies such as moss growing on the 

walls at various locations. A cut was noted in the EIFS as well. 

 

                                                   
 

The precast walls are in good condition with minor deficiencies such as some horizontal hairline 

cracks in two panels on the east wall. Caulk at all precast joints is in fair condition. However, the 

caulk should be scheduled to be removed and replacement in the next 3 to 5 years. The cracks 

should be monitored over time to see if they worsen. 

 

Building Exterior 

The building exterior is in very good condition. All of the exterior metal doors could use painting. 

The main entrance truss should be repainted with high quality exterior grade paint with UV 

inhibitors. There are areas where brick mortar joints are open and caulking is failing. There are 

also areas of brick damage at lintel bearings. These areas should be addresses as soon as 

possible to limit moisture intrusion into the masonry cavity wall. Exterior window caulking is 

beginning to fail and should be addressed. 

           

Some damage has occurred to the building and exterior amenities in a few locations, 

apparently from snow removal and/or lawn equipment. 

Building Interior 

The interior of the building is generally well maintained and in very good condition. There are a 

few code issues, but most of the deficiencies are related to changes in ADA regulations. Spaces 

are pleasant and finishes seem current after nearly 20 years. Some finishes have been replaced. 

The gymnasium walls are damaged from sports equipment and heavy use. These areas should 

be properly patched and repainted. Paint is peeling from caulk joints. In the corridor system 

around the gym, there are cracks in the gypsum wallboard finish. 
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There is a soffit in the commons area that has been damaged by roof leaks. There is some 

damage to hard ceilings around lighting in the vestibules. There are a few stained/damaged 

ceiling tiles around the building. These appear to be where past roof leaks have occurred. 

                               

Some plastic laminate doors are damaged from heavy use. Open cabinets in the classroom 

pods are sagging due to too much weight being placed in them. There are some cracks in 

masonry walls. 

            

Structural Issues 

The main structure of the building is load bearing masonry with metal roof deck and concrete 

slab on grade construction. The gymnasium is constructed of precast concrete panels. 

The visible structural components appear to be in good condition. The interior side of the 

gymnasium precast walls appear to have been damaged by sports equipment use. There are 

visible patched holes.  
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There are a few cracks/fractures in the brick veneer that appear to be from thermal movement 

or slight building settlement. These occur at lintel bearing and building corner locations. Also at 

the round front columns at truss bearing. 

         

Code Issues 

There are several exit door landing slabs that do not have sidewalks connecting these exits to 

the public way. This is required by building code.  

                                           

The gymnasium bleachers do not appear to have aisle rails as required by code. 

Plumbing fixture count is based on the overall building occupant load as calculated by building 

code prescribed load factors. This building is under-fixtured based on the current building code. 

The gross area of the building puts the occupant load for this building at around 2,500 

occupants. That equates to 25 water closets for females and 25 closets/urinals for males at one 

fixture/50 occupants. The building has 42 fixtures. The current code requires the same number of 

lavatories as water closets/urinals, or 1 per 50 occupants. Code officials will usually allow 

classroom sinks to be included in the count, meaning the building will meet this requirement. If 

new space is added, more restroom facilities will be required. 

Current code requires a drinking fountain for each 100 occupants or 25 for this building. In 

addition, current ADA Standards require both high and low mounted fixtures for wheelchair 

occupants and standing persons. The building does not meet this requirement. 

ADA Issues 

There are no accessible student lockers. 5% of corridor lockers are to be ADA accessible. It 

appears that existing lockers could be converted relatively easily by adding a shelf near the 

bottom, 15 inches from the floor and lowering the top shelf with coat hooks to 48 inches from the 

floor. 
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A number of doors/areas currently requiring compliant signage are deficient. Signage is missing 

at many spaces. Those that do have signage are typically mounted higher than required or 

sometimes in the wrong location to meet the current standard. 

                         

ACBM (Asbestos Containing Building Materials) 

There are no know asbestos containing building materials in this facility. 

Site Conditions 

The site is generally in good condition. There is minor grade erosion around the base of the 

building that could cause some ponding or areas where water can seep down along the 

foundations. Open horizontal control/expansion joints in walks, paving, and abutting the building 

should be checked and cleaned, properly prepared and sealed. There is brick damage from 

lawn care/snow removal at building corners.  

         

There is major heaving and pavement movement at the sidewalk and bike rack area near the 

main entrance. Subgrade should be checked for proper compaction and the paving repaired 

by mud-jacking or concrete replacement. 

         

The fences around mechanical equipment at the back of the building are in poor condition with 

boards falling off and gates missing. These fences should be repaired or replaced. There is also 

erosion and undermining of fence post concrete footing. 
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The paving at the receiving area behind the kitchen is settling and is cracked up. This is causing 

ponding in the area. Some of the splash blocks around the building are migrating off their angle 

supports allowing water to sheet down to the building foundations and causing ponding. 

               

RECOMMENDATIONS: 

1. Repair heaving/damaged concrete near front entry and at receiving area. 

2. Caulk open paving joints around and abutting the building. 

3. Exterior building envelope repairs (tuckpointing, brick repair, caulking). 

4. Construct sidewalks from exit doors to the public way. 

5. Miscellaneous roof and high wall repairs. 

6. Install aisle rails on bleachers. 

7. Install ADA compliant signage. 

8. Painting of exterior doors/frames. 

9. Painting of exterior main entrance truss. 

10. Replace fencing around mechanical equipment. 

11. Monitor skylights for signs of further deterioration. 

 

Note: Establishment and funding for a yearly deferred maintenance program is strongly 

recommended. Facility life can be significantly extended by performing routine building 

maintenance, especially on the exterior of buildings (ie. tuckpointing, caulking, paving repairs, 

roof survey and repairs, etc.). 
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NEAR FUTURE DEFERRED MAINTENANCE ITEMS: 

The following items will most likely be required in the next 5 years. 

• Cooling Tower Replacement 

• Heat Pumps 

• Water Heaters 

• Flush Valve Sensors 

• Tempering Valves 

• Skylight Replacement 
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Cherokee Middle School     Facility Condition Assessment 
 

M/E/P REVIEW 

 
PLUMBING 

 

A. CURRENT PLUMBING DESCRIPTION 

 

The plumbing in this building includes a domestic water service which is protected by a 

reduced pressure zone backflow preventer and a 2” compound meter.  The hot water is 

softened by a series of three (3) simplex water softener systems.  The domestic hot water is 

served by two (2) systems.  The main mechanical room has two (2) Rheem Advantage Plus 

gas-fired, high-efficiency water heaters, 119-gallon storage with 230-gallon recovery.  The 

hot water is tempered down to a delivered water temperature of 120 degrees through a 

master mixing valve.  The gymnasium/locker room area has two (2) Rheem Advantage 

Plus gas-fired, high-efficiency water heaters, 119-gallon storage with 230-gallon recovery.  

The hot water is tempered down to a delivered water temperature of 120 degrees through 

two master mixing valves.  One mixing valve mixes the water down to 105 degrees for 

delivery to the showers.  The other mixing valve mixes the water down to 120 degrees for 

general hot water usage.  

 

B. PLUMBING OBSERVATIONS 

 

All plumbing in this facility appears to be in good condition.  The jacket on the domestic 

water heaters is splitting apart and exposing the insulation on the tanks.  The Owner 

indicated there have been some issues with the igniters on the water heaters.  While they 

appear to be working satisfactorily they are original equipment and are nearing the end 

of their life expectancy.  The main tempering valves are original high-low, two valve 

systems. These valves are obsolete and are much harder to balance and maintain verses 

the newer single-valve systems.  Most of the flush valves on the water closets and urinals 

are hard-wired sensor-operated flush valves.  Replacement parts for these are hard to get.  

The lavatory faucets are plug-in sensor operated.  The plumbing fixtures appear to be in 

good condition.  

 

C. PLUMBING RECOMMENDATIONS 

 

1. Replace the existing water heaters as they are nearing the end of their life-

expectancy. 

 

2. Replace the existing hard-wired flush valves with new battery-sensor flush valves.  

Install blank cover plates over the existing sensor plates. 

 

3. Replace the existing mixing valves with new single valve systems for better 

temperature control of the domestic hot water. 
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HEATING, VENTILATION, AND AIR CONDITIONING (HVAC) 

 

A. CURRENT HVAC DESCRIPTION 

 

Most of the building is heated and cooled with water source heat pumps.  The gymnasium 

and outside air is heated and cooled by air handling units with hot water heating coils and 

DX cooling coils.  The DX condensing units are installed on the roof.  The building heat is 

provided by high efficient, modular, hot water boilers.  A cooling tower provides cooling 

to the heat pump loop.  

 

B. HVAC OBSERVATIONS 

 

Most of the heat pumps are in good condition.  As the building ages, these units will need 

to be replaced as they fail until all the units are replaced. 

 

The boilers appear to be in good condition.  The cooling tower appears to be in good to 

fair condition. 

 

Cabinet unit heaters and unit heaters in the building have hot water heating coils. 

 

The entire building is controlled by a DDC control system. 

 

C. HVAC RECOMMENDATIONS 

 

1. DDC System:  The DDC system will need to upgraded in the future as DDC system 

components age and become obsolete.  This upgrade would allow access to the 

control system from anywhere on the school’s network by installing a webserver to 

host the control graphics instead of a computer located in the Middle School. 

 

2. Cooling Tower:  The cooling tower is nearing the end of its useful life and may need 

to be replaced in the near future. 

 

3. Original Heat Pumps:  Eventually the heat pumps will need to be replaced as they 

fail.  The expected life of a heat pump is 13 to 18 years so the original heat pumps 

are nearing the end of their projected useful life.  
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ELECTRICAL 

 

A. SERVICE ENTRANCE AND POWER DISTRIBUTION 

 

1. CURRENT DESCRIPTION 

 

All electrical gear and equipment appears to be in very good shape and in good 

operational order. 

 

The existing service switchboard is rated at 2000A – 277/480V, 3 phase, 4 wire.  It 

has a ground fault main circuit breaker and branch circuit breakers. 

 

The existing electrical service has spare capacity for expansion and the 

switchboard has space available for new circuit breakers. 

 

Existing panelboards in the building are in very good shape and can continue to 

be utilized. 

 

2. RECOMMENDATIONS 

 

See the Opinions of Cost for additional electrical work related to HVAC renovation. 

 

B. FIRE ALARM 

 

1. CURRENT DESCRIPTION 

 

Fire alarm system – Simplex 4020:  System consists of an addressable main panel in 

the main electrical room.  There is 100% smoke detection coverage except in a few 

small toilet rooms, heat detection in kitchen, mechanical, ceramics, industrial tech, 

etc., pull stations at exits, door hold opens, strobe and horn coverage in egress 

paths and restrooms.  No classroom strobe coverage.  Wall devices in gym have 

wire guards. 

 

Any major renovation will require the system to be updated to a voice 

annunciation style system and strobes will need to be added in the classrooms.  This 

will require the panel to interface with new voice annunciation panels, or a whole 

new complete system can be bid since the Simplex system is proprietary. 

 

2. RECOMMENDATIONS 

 

Any major renovation or addition will require the system to be updated to a voice 

annunciation style fire alarm system with strobes added to all classrooms. 

 

• The existing fire alarm panel can be interfaced with new audio amplifier 

panels. 

• Voice alarm speakers and speaker circuits will be required throughout the 

building. 

• Additional fire alarm power supplies will need to be added to 

accommodate new strobe lights in classrooms. 

• Consideration should be given to replace the entire fire alarm system with 

one that meets all the current requirements.  This would be bid by various 

manufacturers.  
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C. GENERAL LIGHTING 

 

1. CURRENT DESCRIPTION 

 

The majority of lighting in the building is fluorescent.  There are some HID up-lighting 

fixtures in the main commons space and in the Gym. 

 

There is no motion detection for lighting control in the building, all lighting is 

controlled by manual light switches. 

 

Exterior building lighting consists of HID.  Parking lot lighting consists of HID.  (HID – 

High Intensity Discharge – Metal Halide or High-Pressure Sodium lamps) 

 

2. RECOMMENDATIONS 

 

Any renovations should consist of LED lighting and motion detection controls per 

the current Energy Code IECC 2012. 

 

Exterior lighting on the building and parking lot lighting should be replaced with LED 

fixtures and unified controls connected to the temperature control system in the 

building. 

 

For Owners Information:  The 2012 IECC – International Energy Conservation Code 

is the standard that this building falls under.  When more than 50% of the lighting is 

renovated in a building or space, then the lighting controls are also required to be 

updated to current code.  There is an exception in the energy code and is worded 

as “Alterations that replace only the bulb and ballast within the existing 

luminaires…” then one would not need to provide new lighting controls.  LED retrofit 

kits that require that the lamps, ballast, lamp sockets, ballast covers/reflector and 

lens be replaced, essentially the entire fixture other than the recessed enclosure, 

do not meet the exception. 

 

D. EMERGENCY LIGHTING 

 

1. CURRENT DESCRIPTION 

 

Emergency exit and egress lighting consists of a variety of battery backed exit and 

egress fixtures. 

 

There are some emergency batteries built into 2’x4’ fixtures for egress lighting.  

These cover the egress lighting from the majority of the interior windowless 

classrooms and larger restrooms. 

 

2. RECOMMENDATIONS 

 

Provide emergency lighting in any windowless interior classroom space that may 

not be covered. 
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E. SPECIAL SYSTEMS 

 

1. CURRENT DESCRIPTION 

 

The building telephone system is by “infinite”. 

 

There is no intercom system in the building.  The telephone system is being used for 

interbuilding communications. 

 

System clocks in the building are original and powered by the Simplex time 

controller panel.  The bells in the building are also connected to the Simplex time 

controller panel. 

 

Computer cabling and racks/equipment in the building appears to have been 

installed as needed by the District. 

 

2. RECOMMENDATIONS 

 

The maintenance staff indicated that the telephone system should be replaced.  

No pricing is included for this as new telephone systems are moving to VOIP (Voice 

over IP) style and require integration into the Owner’s IT infrastructure. 

 

If the existing or new telephone system is to be used for the “intercom” interbuilding 

communications, then paging speakers/and amplifiers should be connected to 

the telephone system for building wide paging announcements.  This should be 

coordinated with the telephone equipment supplier. 

 

Data cabling in renovated areas (or new additions) can be replaced with new 

data cabling per the Districts current standards. 
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Cherokee Middle School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

Currently Critical Items

DESCRIPTION LOW END HIGH END

1 $30,000 $35,000

2 $2,500 $5,000

3 $2,500 $5,000

4 $51,000 $55,000

5 $6,500 $7,500

6 $11,500 $13,500

7 $3,500 $4,500

Subtotals $107,500 $125,500

$5,375 $12,550

Totals $112,875 $138,050

Metal railings

Design Contingency                                                                                          

5% on low end total -10% on high end total

OPINION OF PROBABLE COSTS

Repair heaving/damaged concrete near front 

entrance and at receiving area.

Cost Range

Miscellaneous roof and high wall repairs.

Exterior building envelope repairs.

Concrete repairs

Brick repair and tuckpointing

Joints around the building

Caulk open paving joints.

Roofing, EIFS repairs, precast cracking

Concrete sidewalks from all exit doors

Plaques with braille

Install aisle rails on bleachers.

Install ADA compliant signage.

Construct sidewalks from exit doors to the public 

way.

Facility Condition Assessment
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Cherokee Middle School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

OPINION OF PROBABLE COSTS

Other Items - Recommended but Not Critical

DESCRIPTION Low End High End

8 $12,000 $13,500

9 $3,500 $4,500

10 $10,000 $12,000

Subtotals $25,500 $30,000

$1,275 $3,000

Totals $26,775 $33,000

5% on low end total, 10% on high end total

Design Contingency                                                                                        

Replace fencing around mechanical units.

Paint exterior main entrance truss.

Prep and paint

Wood fence and stain

Prep and paint

Painting of exterior doors/frames.

Cost Range

Facility Condition Assessment
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

Current Critical Items
FIRE ALARM - DESCRIPTION

1 $61,000 $76,000

$61,000 $76,000

$3,050 $7,600

$64,050 $83,600

Other Items - Recommended but Not Critical

PLUMBING - DESCRIPTION LOW END HIGH END

1 $41,000 $47,150

2 $31,000 $35,615

3 $6,900 $7,950

$78,900 $90,715

$3,945 $9,072

$82,845 $99,787

Renovate / update system for voice evacuation 

annunciation, add speakers and related circuits.  

Add strobes in all classrooms.

Replace the existing hard-wired flush valve with new 

battery-sensor flush valves. Install blank cover plates 

on existing wall sensors.

Replace the existing tempering valves with new 

single valve systems.

Replace the existing water heaters

Cost Range

MEP OPINION OF PROBABLE COSTS

Cost Range

MIDDLE SCHOOL

Subtotal

Design Contingency

5% on low end total - 10% on high end total

Totals

Subtotal

Design Contingency

5% on low end total - 10% on high end total

Totals

Cherokee Community Schools
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

MEP OPINION OF PROBABLE COSTS
MIDDLE SCHOOL

HVAC - DESCRIPTION LOW END HIGH END

1 $14,000 $17,000

2 $45,000 $56,000

3 $661,300 $827,000

$720,300 $900,000

$36,015 $90,000

$756,315 $990,000

ELECTRICAL FOR HVAC WORK

1 $47,000 $60,000

2 $8,000 $10,000

GENERAL LIGHTING - DESCRIPTION

1 $242,000 $302,000

2 $35,000 $43,000

SPECIAL SYSTEMS - DESCRIPTION

1 $83,000 $103,000

$415,000 $518,000

$20,750 $51,800

$435,750 $569,800Totals

Electrical related to heat pump replacement.  

Primarily disconnect and reconnect, minor changes 

and additions to branch circuits.

Replace Water Source Heat Pumps

Replace data cabling with new CAT6 cabling. 

Subtotal

Design Contingency

5% on low end total - 10% on high end total

Replace existing lighting with LED fixtures and 

provide controls per the 2012 IECC.

Replace exterior building lighting and parking lot 

lighting, existing poles to remain.  Unify controls and 

connect to temp control system.

Electrical related to Cooling Tower replacement.

Upgrade DDC Control System

New Cooling Tower

Design Contingency

5% on low end total - 10% on high end total

Totals

Subtotal

Cherokee Community Schools
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SECTION  4
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Washington High School   Facility Condition Assessment 

Architectural Review 

Washington High School was originally built in 1952. Several additions have been completed 

over the past 66 years including additions in 1955 (gymnasium and classroom addition), 1971 

(major addition) and 1979. An HVAC retrofit project was completed in 2002. The current gross 

square footage is 95,475.  

Roof/High Walls 

The High School roofs consist of various roof types. Fully-adhered and ballasted EPDMs, fully- 

adhered and ballasted TPO, and standing seam metal roofs. The TPO roofs were installed in 2015 

and 2016 and are in good condition. Both are currently under a 20-year warranty. The standing 

seam metal roofs located over the locker rooms appear to be in reasonably good condition as 

observed from other roof areas (access was not available due to winter conditions at the time of 

the site observation). Onsite personnel indicated they are 20 to 25 years old. If true, it is unlikely 

they are under warranty. The gym roof consists of a fully-adhered EPDM single-ply roof system 

and was not directly observed (access was not available due to winter conditions). Onsite 

personnel indicated this roof was also installed 20 to 25 years ago. If true, it is unlikely it is under 

warranty. The industrial arts area roof consists of fully-adhered EPDM single-ply roof systems and is 

in fair to good condition with minor deficiencies noted. Bridging was observed along the west 

roof edge of the middle roof area. Again, according to onsite personnel, these roofs were 

installed 20 to 25 years ago. The roof area east of the boiler room consists of a standing seam 

metal roof. This roof has been covered with a sprayed-on coating. Apparently, the roof was in 

poor condition before the coating was applied. The date of the repair is unknown. This roof area 

should be scheduled for replacement soon. 

 

                                          
 

The metal building and standing seam metal roof over it appears to be in good condition. This 

roof is located south of the boiler chimney and attaches to the east wall of the gym. 

The paint on the boiler chimney is flaking off and should be scheduled for repainting in the next 

year. The roof access door between the auditorium and band room needs to be painted soon. 

 

                                         
The high masonry walls observed from the roof levels were in good condition with minor 

deficiencies noted. Mortar joints in the masonry were missing and tuckpointing should be 

scheduled as soon as possible to prevent moisture entry and freeze/ thaw action. This deficiency 

was noted at the west wall of the wrestling room, south wall of the gym and at the lintel of a 
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mechanical louver on the south wall of the gym. A brick is ready to fall out at the roof access 

ladder to the auditorium roof. This brick should be cut out, replaced with new and tuckpointed. 

                                                                

Several caulk joints are failing and in need of replacement or additional caulk at the southwest 

corner of the gym, at the jambs of glass block openings of the music room (west wall), at the 

tops of masonry joints on the north wall of the auditorium and north wall of the band room and 

at the joint between masonry and precast on the west and north wall of the auditorium. All 

these areas of failed caulk should be scheduled for replacement as soon as possible. 

 

                                        
 

The paint on the wood fascia and soffit around the gym roof is flaking off. Some areas of the 

soffit are failing. Repainting of the fascia and soffits and replacement of soffits should be 

scheduled in the next year to prevent further deterioration and more replacement of wood.  

 

               
 

A wall louver cover is loose along the top and could fall if not addressed. It is located near the 

roof access door between the auditorium and the band room.  

 

Building Exterior 

Recent projects have replaced aging roofs, added a secure vestibule near the HS office and 

replaced the main front entrance stairs/railings.  

The wood soffit systems at the south office areas and around the gymnasium are in poor 

condition. There is peeling paint on wood and metal gutters, holes in the soffits and rotting wood 

showing. There is also damage at the main entrance and gym entrance soffits. Plaster is cracked 

and discolorations are seen in several locations. These should all be repaired and repainted. 
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The rock faced fascia panels are in good condition. There is mold and mildew at the base of 

most panels that could be cleaned for a nicer appearance. Caulking around these panels is 

brittle and failing. These joints should be re-caulked. There are some openings in the joint 

between panels and brick. 

                               

Exterior brick could be cleaned in several locations where discolorations, mold and mildew have 

built up over time to freshen up the exterior façade. 

                         

Masonry is generally in fair to good condition. The stone sills at windows have open joints that 

should be cut out and caulked properly. There are open mortar joints in brick that should be 

properly cut out and tuckpointed. Caulking has failed on a number of masonry 

control/expansion joints. Masonry joints should be carefully examined and repaired to prevent 

further water infiltration and damage to the building. It is critical that appropriate backer-rod be 

placed in the joints prior to re-caulking, assuring that the caulk is thinner in width than depth to 

prevent pulling away from the masonry. Exterior caulking should be examined on a 5-year cycle 

and repairs made to prevent damage to walls, windows, etc. 
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Exterior aluminum windows around the building are in fair to poor condition. They are all single 

pane glazing with littler energy efficiency. These windows are also operable making it much 

more difficult to maintain energy efficiency with mechanical systems. It was noted that several 

windows have broken glazing. Perimeter caulking was also brittle and failing. Finishes on the 

frames are faded. Glass block windows are dated and not energy efficient. These windows 

should be replaced. 

                              

Exterior aluminum doors/frames at main entrances are in good condition. The exterior hollow 

metal doors/sidelights and overhead garage doors are in only fair condition. Most have peeling 

paint, some damage, and are in need of adjustments for hardware and door fit. Replacement 

should be considered. 

                                  

Seal caulk has failed in several places where sidewalks abut the building. All of these joints 

should be examined and repaired as necessary (photos). 

The above items are critical in nature and should be attended to as soon as possible to prevent 

further damage and deterioration. 

Building Interior 

The interior of the building is in fair to good condition. Many spaces have been modified with 

new walls/openings and new finishes. New LED lighting has made significant improvements to 

the interior environment. Corridor walls have been repainted and logos applied. Recent projects 
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have renovated the library and administration suite, created a Board meeting room and 

upgraded the FACS area.  

Many classrooms and some corridors have dated finishes. There are demountable wall partitions 

in the northeast corner of the building. Some finishes in the auditorium are dated and in need of 

upgrades. Locker rooms are very outdated with dented/damaged lockers. Gymnasium is in 

good condition. Kitchen and kitchen equipment is in very good condition. Dining commons was 

recently updated with graphics. 

The auditorium finishes are in good conditions and the area is an attractive space. Seating 

upholstery/shells are in very good condition. Carpet looks a little dated and could be replaced. 

The divider curtain finishes also look dated and could be considered for replacement. There are 

some large cracks in the exposed concrete floor below the theater seating that should be 

repaired. The stage floor is in relatively good condition. The stage front consists of a concrete 

apron which has some large cracks. There is damage on the hard ceiling above the proscenium 

openings that should be repaired. It is not clear whether the stage curtains or rigging have been 

replaced. If not, replacement of the stage curtains should be considered if the ratings are 

beyond their expiration dates. Sound and lighting systems were not inspected during this 

observation. 

     

There are a few stained/damaged ceiling tiles from roof/pipe leaks or condensation and some 

staining near return air grilles. Many ceiling tiles are sagging or curled at the edges. This usually 

occurs when conditioned space is not maintained during humid months. Some grid is also 

rusted. There are areas with no ceiling or very old “spline” type ceiling tile system. 

                        

The interior wood doors are in fair to poor condition. Many have significant wear, damage, 

discoloration, warping or damage from hardware replacements. 
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Finishes inside restrooms are seriously dated. Toilet compartments are damaged. 

                

Directional wayfinding signage should be improved. 

Structural Issues 

The structure of the original building is mostly all load bearing masonry with steel roof joists, metal, 

tectum and gypsum roof decks, concrete slab on grade and concrete footings/foundation 

walls. 

The visible structural components appear to be in good condition. There are signs of settlement 

around some building corners in the masonry structure with vertical cracks through the brick. 

These cracks are considered hairline and are not significant structural concerns. They should be 

monitored to see if they worsen or if brick begins to fail.   

There are a few cracks/fractures/spalling in the brick veneer and brick mortar joints that appear 

to be from thermal movement and moisture inside walls. They typically occur at structural 

bearing points. They should be repaired as soon as possible to stop further damages. 

There are some failed/open mortar and caulk joints that should be properly prepared and 

repaired. 
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Building Code Issues 

It appears that a required exit from the gym/locker room area has been blocked by the infill of 

an exterior exit way with an exterior fuel/equipment storage room. This area will require 

additional study to determine if exiting is compromised. The area may need to be returned to an 

exit way. 

Some exits around the building do not have vestibules for energy conservation, violating energy 

codes. 

                           

Spaces with more than 1,000 SF or 50 occupants are required to have at least 2 exits. The 

wrestling room, art room, science rooms, industrial arts area and far northeast classroom are 

non-compliant. 

There are several rooms with doors swinging into the exit corridor system, blocking required exit 

widths. These doors will need to be reconfigured to meet current code. 

                

The gymnasium balcony railing does not meet current building code guard requirements. There 

are some exceptions for sight lines, however, these still do not comply. The stairs leading to the 

gymnasium balcony do not meet guardrail requirements. 

In the main east-west hallway, the cross-corridor doors create a dead-end corridor. Access to 

the library from the south is a dead-end corridor. 

There are old windows/borrowed lites along the 1971 addition classroom corridor that have 

been infilled with wood paneling construction. Exit corridors are typically required to be fire rated 

if an approved fire sprinkler system is not present. Rated construction should be installed or a fire 

sprinkler system installed to address this issue. 
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Plumbing fixture count is based on the overall building occupant load as calculated by building 

code prescribed load factors. This building is under-fixtured based on the current building code. 

The gross area of the building puts the occupant load for this building at around 3,070 

occupants. That equates to 31 water closets for females and 31 closets/urinals for males at one 

fixture/50 occupants. The building has 64 fixtures. The current code requires the same number of 

lavatories as water closets/urinals, or 1 per 50 occupants. Code officials will usually allow 

classroom sinks to be included in the count, meaning the building will meet this requirement. If 

new space is added, more restroom facilities will be required. 

Current code requires a drinking fountain for each 100 occupants or 31 for this building. In 

addition, current ADA Standards require both high and low mounted fixtures for wheelchair 

occupants and standing persons. The building does not meet this requirement. 

ADA Issues 

One significant ADA issue deals with the accessible clearances at doors in the center section of 

the building and around the auditorium. Many doors are set in deep alcoves which does not 

comply with regulations. Under the existing conditions, the only way to remedy this would be to 

rebuild these door openings. Additionally, door hardware around the building is non-compliant 

for gripping requirements. 

                 

Another significant ADA issue involves the layout, clearances and fixture/accessory mounting 

heights in public toilet rooms. Access to the four (4) main public gang toilet rooms is not 

compliant due to access width and clearances at doors. ADA requirement for accessible toilet 

rooms and stalls typically require a 60 inches circle for clearance from obstructions and 

appropriate grab bars, toe clearance, hardware, etc. In addition, any public toilet room 

containing more than one (1) and less than six (6) water closets/urinals must have a wheelchair 

accessible stall. Some fixture and accessory mounting heights are not in compliance. Drain 

pipes under sinks are required to be insulated to prevent burns. Most of the toilet facilities have 

these compliance issues. Renovation of these rooms will be difficult and costly. It will also likely 

cause a deficit in the required quantity of plumbing fixtures because fixtures will need to be 

removed to make space for clearances, etc. 
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A third significant issue involves accessibility to areas or services around the building. Some 

locker room areas are not accessible due to the only access being by stairs. Several building 

entrances are not accessible due to stairs or stepped landings. Correcting these issues would 

require floor heights to be raised or ramped. The gymnasium balcony is not accessible. Adding 

an elevator would address this issue. These items will be extremely costly and may not be 

technically feasible. The concession area counters are not accessible due to mounting 

heights/reach requirements. 

       

The auditorium has some significant accessibility issues. There are NO accessible entrances to 

the auditorium. The main double-door entrances on the north and west are ramped at the doors 

with no flat landing on the corridor side rendering them non-compliant. All of the single entrance 

doors from the corridor have no flat landings on the auditorium side making them non-

compliant. They also have ADA door clearance issues. The outside aisle doors are non-compliant 

from inside the auditorium. All other single entrance doors have ADA door clearance issues from 

the corridor side. There is no accessibility to the stage from the main floor level. A lift could be 

added but this may disrupt sightlines and may not be technically feasible. The location and 

quantity of wheelchair accessible theater seating does not comply with regulations. The 

platforms with railings at the back of the theater do not comply with ADA requirements (no 

wheel guards). There are 402 theater seats in the auditorium. Accessible seating types and 

quantity requirements are based on total seat count. 6 wheelchair accessible spaces would be 

required. Required wheelchair seating locations (either space for a wheelchair or removeable 

seating) are dictated to be dispersed throughout the seating area and/or by ticket price point 

and must be flat and have wheel stops. They also must have at least one adjacent companion 

seats located properly. The amount of ambulatory seating provided does not comply with 

regulations. Ambulatory seating (seats with raiseable armrests) is required to account for 5% of 

total seating and be properly marked (21 required). Aisles with seating on one side only are 

required to have handrails (outside aisles do not comply). If the operable partitions are closed, 

there are ADA issues with handrails as well due to seating on one side of an aisle only. Due to the 

technical infeasibility of correcting some of these issues, reasonable accommodations will need 

to be made. 
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There do not appear to be any accessible student lockers. 5% of corridor lockers are to be ADA 

accessible. It appears that existing lockers could be converted relatively easily by adding a shelf 

near the bottom, 15 inches from the floor and lowering the top shelf with coat hooks to 48 inches 

from the floor. 

Most doors/areas currently requiring compliant signage are deficient. Those that do have 

signage are typically mounted too high or sometimes in the wrong location to meet the current 

standard. 

There are no wheelchair cut outs in the bleachers for accessible seating. 

Drinking fountain mounting heights/clearances do not meet ADA requirements. 

Fire extinguishers are mounted too high. 

             

There are also accessibility issues on the outside of the facility regarding entering and exiting. 

Because of the exterior monumental stair from the main parking lot, the main entrance to the 

building/office areas is only accessible via a sidewalk from the west parking lot. This is not ideal or 

in compliance with the intent of ADA regulations. A main entrance should be accessible if 

technically feasible. Additionally, many of the required exits have stairs outside the exit and/or a 

raised or sloped landing slabs. These entrances/exits are not accessible. At least 60% of required 

entrances/exits are required to be accessible. Study would be required on the best way to deal 

with this issue. 
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ACBM (Asbestos Containing Building Materials) 

Asbestos containing materials are known to exist in the building (floor tile/mastic adhesive, 

possibly pipe insulation, etc.). Floor tile is present at the gym balcony/stairs, industrial arts 

classroom and in the 1971 classrooms. 

Site Conditions 

The site is generally in fair condition. Major issues around the site include damaged, heaved or 

inadequate stairs/railings for building exists around the east side. Most stairs are missing or have 

damaged railings with improper extensions. Several of these stair discharge directly at the road 

with no sidewalk buffer. Some railings do not meet guard requirements. 

                                  

The loading dock at the back of the building is in very poor condition with heaving or damaged 

concrete and peeling paint. It represents a dangerous circumstance as it is positioned right on 

the curb line. Railings around the dock do not meet code requirements for guards. 

        

Grade around the building has been eroded causing areas of ponding or grade sloping back 

toward the building. Poured concrete splash blocks are migrating away from the building 

causing large openings for water to pool and sheet down to the foundation system. Some splash 

blocks allow water to discharge and then flow back toward to building due to adjacent grade 

contour issues. Open horizontal control/expansion joints in walks, paving and against buildings 

should be checked and cleaned, properly prepared and sealed. There is heaving of pavement 

around the building (some serious). There is also heaving at some major cracking of concrete 

landing slabs outside exit doors. The main drive around the east and north side of the building is 

partially asphalt topped concrete which is extremely cracked and deteriorating. Curbs and 

storm water inlets are damaged around the north side. The west parking lot asphalt paving is 

cracking and these cracks are not treated. 

Handicap parking spaces are indicated with pavement markings and some signage, but 

compliant markings and signage is not present. 
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RECOMMENDATIONS: 

1. Renovate restrooms to meet ADA requirements and upgrade finishes. 

2. Renovate locker rooms to meet ADA requirements and finish upgrades. 

3. Exterior envelope repairs (brick tuckpointing/replacement, caulking, brick cleaning, 

etc.). 

4. Exterior envelope repairs at high walls (tuckpointing, caulking, louver repairs, painting, 

etc.). 

5. Correct building code issues (door swings, dead-end corridors, 2nd exits, balcony/stair 

railings, non-rated corridor infill construction, etc.). 

6. Correct accessible route deficiencies inside the building (counter heights, elevator, 

raising floor levels, etc. Some may not be technically feasible). 

7. Correct ADA life safety equipment issues around the building (fire extinguishers, signage, 

etc.). 

8. Correct accessible route deficiencies outside the building. 

9. ADA parking lot signage. 

10. Reconstruct exterior stairs/railings. 

11. Repair soffits around the building (main entrance, administration wing, gym entrance). 

12. Abate asbestos around the building. 

13. Concrete paving maintenance/repairs around the building (heaving, cracks, damaged 

landings, 

caulk joints, open building/paving joints, etc.). 

14. Renovate concessions and gym entrance area. 

15. Reconstruct classroom entrance door alcoves to meet ADA requirements. 

16. Correct accessibility issues in the auditorium (lift for stage, ADA seating, railings, etc.). 

17. Correct ADA equipment issues around the building (lockers, bleachers, add fountains, 

etc.). 

18. Replace exterior windows around the building. 

19. Replace exterior doors/sidelights around the building. 
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20. Grade and drainage repairs around the building. 

21. Repairs at loading dock. 

22. Replace standing seam metal roof with coating. 

23. Continue roofing replacement and repairs. 

24. Replace demountable walls with hard walls. 

25. Interior finish upgrades (ceilings, flooring). 

26. Replace interior doors due to damage/condition and hardware to meet ADA 

requirements. 

27. Add interior vestibules at exterior doors (main entrances only). 

28. Re-pave asphalt covered concrete drives/parking areas. 

 

Note: Establishment and funding for a yearly deferred maintenance program is strongly 

recommended. Facility life can be significantly extended by performing routine building 

maintenance, especially on the exterior of buildings (ie. tuckpointing, caulking, paving repairs, 

roof survey and repairs, etc.). 

 

NEAR FUTURE DEFERRED MAINTENANCE ITEMS: 

The following items will most likely be required in the next 5 years. 

• Boilers 

• Steam & Condensate Piping 

• Sanitary Sewer (below floor) 

• Plumbing Piping 

• Main Electrical Breakers 
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Washington High School             Facility Condition Assessment 
 

M/E/P REVIEW 

 
PLUMBING 

 

A. CURRENT PLUMBING DESCRIPTION 

 

The main domestic water service enters the building in an interior closet in the art room.  

There is no backflow prevention device installed on the system.  There are two water 

meters that run in parallel. 

 

There are two mechanical rooms containing domestic water heating equipment.  The 

north mechanical room contains a 100-gallon conventional gas-fired water heater 

installed in 2014 and a new water softener system installed in 2017.  It appears that the 

water softener provides soft cold water to the school. 

 

The south (central) mechanical room contains a 65-gallon conventional gas-fired water 

heater installed in 2011 and two 50-gallon conventional gas-fired water heaters 

(installation date unknown).  The larger water heater preheats the water to the two smaller 

water heaters.  It appears that the south mechanical room water heaters also serve as a 

preheat to the north mechanical room water heater.  

 

Most of the restrooms are not in compliance with ADA guidelines.  A majority of the 

plumbing fixtures are in fair condition.  The locker room plumbing fixtures are in poor 

condition and need to be upgraded.  

 

B. PLUMBING OBSERVATIONS 

 

The water heaters are all conventional water heaters and are not efficient.  The piping in 

the south mechanical room is in poor condition.  There are not tempering valves on any of 

the water heaters to provide proper control of the hot water temperature distributed to 

the school. This is a code requiring extra temperature protection for the user. 

 

Much of the piping that is visible, especially in the south mechanical room, is in poor 

condition.  Some piping is galvanized steel pipe which is rusted and more than likely rusted 

and corroded on the inside and could contain small amounts of lead.  Many of the valves 

are older gate valves and not ball valves.  Gate valves are known to fail and become 

unusable over time. Most of the piping is not insulated. 

 

Most of the plumbing fixtures and restrooms are not in compliance with ADA guidelines.  

Overall the plumbing fixtures appear to be in good condition.  Lavatories in some locations 

do not have proper pipe insulation kits installed beneath the fixture.  The locker room 

plumbing fixtures are in poor condition. 

 

The Owner has indicated that they have had some issues with the below floor sanitary 

sewer in various locations around the building (possible pipe collapse).  

 

Per the Owner there is no acid neutralization system installed in the science areas of the 

building.  The piping that is visible is not lab waste and vent piping. Depending on the 

chemical usage these systems may need to be upgraded. 
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C. PLUMBING RECOMMENDATIONS 

 

1. The water heaters are all conventional water heaters and are not efficient.  

Replace the existing water heaters with new gas-fired, high-efficiency water 

heaters. Install proper expansion tanks, pumps and master mixing valves in both 

mechanical rooms. 

 

2. Replace the piping in the south mechanical room.  Much of the existing piping is 

galvanized steel piping.  Replace all valves with new ball-type valves.  Insulate all 

piping. 

 

3. Remodel all of the restrooms required to be in compliance with ADA guidelines. 

 

4. Remove and replace all existing sanitary sewer piping below the floor where there 

have been issues.  At this point, there is no way of knowing the extent of the pipe 

repair.  The item is listed in the cost opinion but a dollar amount is not included for 

this reason. 

 

5. Install a double check type backflow preventer on the domestic water service. 

 

6. The Boy’s locker room has a shower tempering valve exposed on the wall with no 

cabinet.  The valve needs to be replaced and either moved to a secure location 

or installed in a lockable cabinet to ensure that it will not be tampered with.  This is 

a safety issue. 

 

7. Replace the existing locker room plumbing fixtures, including the showers. 
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HEATING, VENTILATION, AND AIR CONDITIONING (HVAC) 

 

A. CURRENT HVAC DESCRIPTION 

 

Unit ventilators or unit heaters in each space originally heated most of the original building 

and the first addition.  The 1971 addition is heated and cooled by a Variable Air Volume 

(VAV) air handling unit, multi-zone air handling units and unit ventilators.  The entire building 

is heated with steam from a single boiler installed with the 1971 addition.  Direct expansion 

(DX) coils in the unit ventilators and air handling units provide cooling to most of the 

building.  There are numerous condensing units on the roof serving the various air handling 

units and unit ventilators.  The gymnasium is heated and cooled by single zone air handling 

units with steam heat and DX cooling.  There is no cooling in the locker rooms, wrestling 

room, or industrial arts areas.  Rooftop units cool the east area that is a filled-in, previously 

open courtyard area.  Blower coil units cool the study hall and computer room west of the 

library.  Steam heat cabinet unit heaters provide heating at the building entrances.  There 

is also steam baseboard radiation in the locker rooms and various locations throughout 

the building. 

 

B. HVAC OBSERVATIONS 

 

Single zone air handling units in the gymnasium appear to be in fair to poor condition.  

These units were heating only units with steam coils and economizer dampers for outside 

air.  DX cooling has been added to the air handling units in the last 5 years.  

 

The multi-zone unit for the locker rooms appears to be in fair to poor condition.  This unit is 

heating only with steam heating coils.  This unit provides 100% outside air for the exhaust 

from the locker room area.  The exhaust fans for the locker rooms are in poor condition. 

 

The heating and cooling VAV air handling unit and VAV boxes for the central area of the 

building are in good condition.  The unit has a hot water heating coil and a DX cooling coil 

with a condensing unit on the roof.  The condensing unit is in good condition.  The system 

has outside air capabilities and VAV boxes that control the heating and cooling to each 

space. 

 

The heating and cooling multi-zone air handling units for the auditorium and music rooms 

appear to be in fair to poor condition.  The units have steam heating coils and DX cooling 

coils with condensing units on the roof.  The condensing units appear to be in fair to poor 

condition.  The units have outside air capabilities and zone dampers that switch between 

heating and cooling depending on the space requirements. 

 

The single zone air handling unit for the kitchen appears to be in fair to poor condition.  This 

unit provides heating only with a steam heating coil.  The unit provides 100% outside air for 

the kitchen exhaust hood.  DX cooling has been added to this unit in the last 5 years.  

 

The single zone air handling units for the administration and teacher’s lounge appear to 

be in fair to poor condition.  These units have steam heating coils and DX cooling coils.  

These units do not have any outside air. 

 

The north, south and east science classrooms unit ventilators, that provide heating and 

cooling to the spaces appear to be in fair to good condition.  The unit ventilators for the 

south and east classrooms have steam heating coils and DX cooling coils.  The unit 

ventilators for the north classrooms have hot water heating coils and DX cooling coils.  All 
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the condensing units for the unit ventilators are installed on the roof.  The unit ventilators all 

have outside air capability, however, the outside air on many of the units have been 

blocked off.  

 

There are a few condensate pumps around the building that appear to be in fair to good 

condition. 

 

Some of the existing pneumatic controls have been replaced but, the remaining 

pneumatic controls are in poor condition.  The poor condition of the controls can result in 

valves and actuators not operating correctly or at all. 

 

C. HVAC RECOMMENDATIONS 

 

1. Gymnasium and Locker Rooms:  The single zone air handling units in the gymnasium 

should be replaced with a single air handling unit.  The new unit would be a single 

zone VAV unit with hot water heating coil and DX cooling coil.  The existing 

ductwork should be replaced with new ductwork.  The multi-zone unit for the locker 

rooms should be replaced with a new unit that would have outside air and draw 

air from the gymnasium.  The gymnasium unit would bring in outside air that would 

be drawn into the locker room unit and exhausted out of the building.  The exhaust 

for the locker rooms should be replaced.  All locker rooms should have separate 

exhaust fans so that exhaust can be matched to the usage.  The new heating 

system would reuse the existing ductwork. 

 

2. Auditorium and Music Areas:  The heating and cooling multi-zone air handling unit 

for the auditorium should be replaced.  The existing power roof ventilators used to 

relieve the air pressure inside the building should be replaced with new gravity roof 

ventilators with low leakage dampers and DDC controls for relief.  A new single 

zone VAV air handling unit with a hot water heating coil and DX cooling coil would 

replace the existing unit.  The new unit would reuse the existing ductwork.  The 

heating and cooling multi-zone air handling unit for the music rooms would be 

replaced with a new variable air volume air handling unit with a hot water heating 

coil and DX cooling coil.  The cost opinion includes new ductwork and variable air 

volume boxes with hot water coils in the spaces.  The new unit would serve the 

music areas and the five classrooms south of the vocal music room.  New gravity 

roof ventilators with low leakage dampers and DDC controls would be installed for 

relief. 

 

3. Kitchen:  The existing air handling unit should be replaced with new air handling 

unit with hot water heat and DX cooling. 

 

4. Administration Area and Teacher’s Lounge:  The single zone air handling units for 

the administration and teacher’s lounge should be replaced.  The new air handling 

units would have a hot water heating coil, DX cooling coil, and outside air/relief air 

capabilities.  The new units would reuse the existing ductwork. 

 

5. North and South Side Classrooms:  The unit ventilators should be replaced with a 

new VAV air handling unit and VAV box system with hot water heating and DX 

cooling coils.  New gravity roof ventilators with low leakage dampers and DDC 

controls would be installed for relief. 
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6. Industrial Arts:  The heating systems should be changed to hot water heating with 

new hot water unit heaters and baseboard radiation.  An air handling unit should 

be added to provide ventilation air and make-up air for the exhaust from the 

spaces. 

 

7. Other Areas:  The existing cabinet unit heaters next to the building entrances, unit 

heaters, and baseboard radiation would be replaced with hot water units if the 

building is converted to hot water heat.  The unit heaters in the wrestling room 

should be replaced with a unit ventilator to heat and provide ventilation air to the 

space. 

 

8. Boilers:  The heating systems should be changed to hot water heating with new hot 

water boilers and pumps installed in the current boiler room. 
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ELECTRICAL 

 

A. SERVICE ENTRANCE AND POWER DISTRIBUTION 

 

1. CURRENT DESCRIPTION 

 

The existing electrical service consists of a 2500A – 120/208V, 3P, 4W switchboard – 

located in the boiler room.  The switchboard is fed from a 300 KVA utility transformer.  

The secondary feeder from the utility transformer to the switchboard consists of six 

sets of 500 KCMIL wiring, this amount of wiring is rated for up to 2280 amps.  The 

feeder can be loaded to 80%, or 1824 amps. 

 

Electrical demand from a previous report was 356 KW.  With a power factor or 0.9, 

this equates to 1100 amps on the 2500A switchboard.  A 2500A switchboard can 

be loaded to 80%, or 2000A.  This results in roughly 900 amps of spare capacity.  

However; the secondary feeder and the utility transformer is sized too small for that 

amount and the 300 KVA utility transformer would not be able to deliver that 

amount of spare capacity. 

 

The switchboard does have the ability to have new loads connected, but major 

renovation that increases load in the building will most likely require the utility 

transformer to be replaced.  The oldest portion of the switchboard (Westinghouse) 

has a bolt lock main switch, which is aged and in need of replacement, actual 

operation and spare parts may be an issue.  The same holds true for the original 

branch circuit breakers. 

 

Newer circuit breaker panelboards are in good to fair shape throughout the 

building.  Circuit breaker panels from the early portions of the building are in need 

of replacement. 

 

2. RECOMMENDATIONS 

 

The existing 2500A switchboard should be renovated or replaced to provide a 

circuit breaker main device.  The existing original branch circuit breakers and that 

section should also be replaced. 

 

If major renovations require considerably more load, the utility may need to 

change their transformer.  If this happens, they will require a new transformer pad.  

Constructing a new transformer pad in the same location will result in a long power 

outage of the building.  Therefore, it is advisable to locate the new transformer in 

an alternate location and replace the switchboard components as indicated. 

 

See the Opinions of Cost for additional electrical work related to HVAC renovation. 

 

B. FIRE ALARM 

 

1. CURRENT DESCRIPTION 

 

Fire alarm system - Notifier NFS2-640:  The original Notifier system was installed in 

2002.  The newer NFS2-640 panel was installed in the last 5 years.  System consists of 

an addressable main panel in the central storage area, basic egress path and 

storage room smoke detection, heat detection in kitchen, boiler, kiln, industrial arts, 
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concessions, consumer science rooms, etc., pull stations at exits, and door hold 

opens.  Strobe/horn coverage is adequate and also covers classrooms.  Wall 

devices in gym have wire guards.  Beam detectors in gym.  The maintenance staff 

would like to replace the beam detectors in the gym to standard smoke detectors 

due to numerous maintenance issues. 

 

2. RECOMMENDATIONS 

 

Any major renovation or addition will require the system to be updated to a voice 

annunciation style fire alarm system. 

 

• The existing fire alarm panel will be interfaced with new audio amplifier 

panels. 

• Voice alarm speakers and speaker circuits will be required throughout the 

building. 

• Beam detectors can be replaced with standard smoke detectors in the 

gym. 

 

C. GENERAL LIGHTING 

 

1. CURRENT DESCRIPTION 

 

The majority of the recessed 2’x4’ fluorescent lighting in the building has been 

retrofitted with LED replacement kits. 

 

Office area consists of new LED fixtures, surface mounted on the ceiling grid. 

 

There are fluorescent fixtures the restrooms near the theater, the industrial arts area, 

locker rooms, etc.  Some fixtures in smaller storage areas or small rooms are 

incandescent style. 

 

No motion detection for lighting control is in the building, all lighting is controlled by 

manual light switches. 

 

Exterior building lighting consists of HID.  Parking lot lighting consists of HID.  (HID – 

High Intensity Discharge – Metal Halide or High-Pressure Sodium lamps) 

 

2. RECOMMENDATIONS 

 

All further renovations should consist of LED lighting and motion detection controls 

per the current Energy Code, IECC 2012. 

 

Exterior lighting on the building and parking lot lighting should be replaced with LED 

fixtures and unified controls connected to the temperature control system in the 

building. 

 

Remaining fixtures that are fluorescent or incandescent lamped could be replaced 

with LED style fixtures or LED lamps in the incandescent fixtures. 

 

For Owners Information:  The 2012 IECC – International Energy Conservation Code 

is the standard that this building falls under.  When more than 50% of the lighting is 

renovated in a building or space, then the lighting controls are also required to be 
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updated to current code.  The LED retrofit kits furnished under the utility rebate 

program fall under this code but no provisions were made by the utility to provide 

new lighting controls.  The exception in the energy code is worded as “Alterations 

that replace only the bulb and ballast within the existing luminaires…” then one 

would not need to provide new lighting controls.  However, the LED retrofit kits 

require that the lamps, ballast, lamp sockets, ballast covers/reflector and lens be 

replaced, essentially the entire fixture other than the recessed enclosure. 

 

D. EMERGENCY LIGHTING 

 

1. CURRENT DESCRIPTION 

 

Emergency exit and egress lighting consists of a variety of battery backed exit and 

egress fixtures. 

 

Not all egress pathways are covered and should be supplemented. 

 

2. RECOMMENDATIONS 

 

• Provide new emergency lighting to meet egress pathway light levels in the 

building. 

• Provide emergency lighting in any windowless interior classroom space. 

• Provide emergency lighting in the larger restrooms. 

 

E. SPECIAL SYSTEMS 

 

1. CURRENT DESCRIPTION 

 

The building telephone system is by “infinite”. 

 

The Bogen headend intercom equipment is in the main office.  The intercom system 

and speakers are only used for occasional one-way paging within the building.  

The intercom call switches in the building are not used.  The telephone system is 

being used for interbuilding communications. 

 

System clocks in the building have been replaced with “Visiplex” time signal FM 

transmitter and wireless receiver clocks. 

 

There are bells in the building connected to an American Time and Signal 

timeclock via the original bell/clock panel. 

 

Computer cabling and racks/equipment in the building appear to have been 

installed as needed by the District. 

 

2. RECOMMENDATIONS 

 

The maintenance staff indicated that the telephone system should be replaced.  

No pricing is included for this as new telephone systems are moving to VOIP (Voice 

over IP) style and require integration into the Owner’s IT infrastructure. 

 

If the existing or new telephone system is to be used for the “intercom” interbuilding 

communications, then a standard intercom system is not needed.  However, some 
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sort of paging speakers/and amplifiers should be connected to the telephone 

system for building wide paging announcements.  This should be coordinated with 

the telephone equipment supplier.  The existing Bogen system, speaker and call 

station should be removed. 

 

Data cabling in renovated areas (or new additions) can be replaced with new 

data cabling per the Districts current standards. 
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Washington High School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

Currently Critical Items

DESCRIPTION LOW END HIGH END

1 $506,660 $557,350

2 $580,360 $752,200

3 $15,000 $20,000

4 $22,000 $25,000

5 $50,000 $100,000

6 *unknown *unknown

7 $28,700 $35,400

8 $113,500 $125,000

9 $1,000 $2,000

OPINION OF PROBABLE COSTS

Renovate restrooms to meet ADA and upgrade 

finishes.

Cost Range

Correct building code issues.

Renovate locker rooms to meet ADA requirements 

and finish upgrades.

Exterior envelope repairs @ high wall areas.

Wall finishes, plumbing fixtures, toilet compartments, etc.

High end includes upgraded alternates

Tuckpointing/replacement, caulking, brick cleaning, etc.

Exterior envelope repairs.

Correct accessible route deficiencies outside the 

building.

Counter heights, access to inaccessible areas, etc.

Tuckpointing, caulking, soffit repairs/paint, louver repairs, 

painting boiler stack, etc.

Door swings, dead-end corridors, 2nd exits, balcony/stair 

railings, non-rated corridor wall infill, etc.

Correct ADA life-safety equipment issues around the 

building.

Fire extinguishers, signage, etc.

Correct accessible route defficiencies inside the 

building.

New accesible entrances, sidewalks and ADA sidewalks

ADA parking lot signage.

Signs and posts

Facility Condition Assessment
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Washington High School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

OPINION OF PROBABLE COSTS

10 $65,000 $75,000

11 $24,350 $28,850

12 $32,000 $35,000

13 $20,000 $26,000

$1,458,570 $1,781,800

$72,929 $178,180

$1,531,499 $1,959,980

Other Items - Recommended but Not Critical

DESCRIPTION Low End High End

14 $408,600 $449,500

15 $100,000 $115,000
Reconstruct classroom entrance door alcoves to 

meet ADA requirements.

Repair soffits around the building.

Cost Range

Abate asbestos around the building (from ESTES 

study).

Renovate concessions and gym entrance area.

Concrete paving maintenance/repairs around the 

building.

5% on low end total -10% on high end total

Main entrance plaster , administration wing wood , gym 

entrance plaster

Design Contingency                                                                                          

Reconstruct exterior stairs/railings.

Stairs, railings, sidewalks to public way.

Abatement only, no new floor finishes included

* Note: Some of these issues will not be technically feasible to 

correct. Depending on which other corrective actions are 

taken, some of these issues will be included and some will not.

Rebuild alcoves and replace doors

Subtotals

Totals

Heaving, cracks, damaged landings, caulk joints, open joints, 

etc.

Reconfigure lobby, ticket sales and concessions areas.

Facility Condition Assessment
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Washington High School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

OPINION OF PROBABLE COSTS

16 $50,000 $75,000

17 $63,500 $71,000

Lockers, bleachers, drinking fountains,  etc.

18 $200,000 $225,000

19 $75,000 $90,000

20 $3,500 $4,500

21 $7,500 $10,000

22 $11,230 $12,360

23 $200,340 $220,380

24 $140,000 $165,000

25 $193,600 $500,000

26 $350,000 $400,000

Correct accessibility issues in the auditorium.

Continue roof replacements/repairs.

Fully-adhered TPO

Grade and drainage repairs around the building.

Regrading

Replace exterior windows around the building.

HM frames only

Correct ADA equipment issues around the building.

Replace standing seam metal roof with coating.

Repairs at loading dock.

Concrete repairs, railings, painting, etc.

Hollow metal and aluminum windows

Replace exterior doors/sidelights around the 

building.

New doors and hardware (42 w/ panics, 120 w/ levers)

Replace interior doors due to condition and 

hardware to meet ADA requirements.

Gymnasium and industrial arts roof areas

Replace demountable walls with hard walls.

Remove walls, new sheetrock walls and ceilings

Interior finish upgrades.

Corridor ceilings, misc. floor finishes (carpet/VCT)

Lift for stage, ADA seating, railings, etc. Some items are 

considered not technically feasible.
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Facility: Washington High School
Date: 2/28/2018

Note: Costs are in 2021 Dollars. Add 4%-8% per year inflation beyond 2021.

OPINION OF PROBABLE COSTS

27 $40,000 $100,000

28 $188,000 $288,625

Subtotals $2,031,270 $2,726,365

$101,564 $272,637

Totals $2,132,834 $2,999,002

5% on low end total, 10% on high end total

Design Contingency                                                                                        

New north drive, west parking repairs, armory parking repairs

Add interior vestibules at exterior doors.

New vestibules to meet current energy code at main entrances 

only (Admin and Gym)

Repairs to asphalt paving around the building.
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

Current Critical Items
PLUMBING - DESCRIPTION

1 $41,000 $47,500

2 $7,500 $8,700

3 $82,000 $94,300

4 see report see report

5 $2,500 $2,900

6 $2,300 $2,700

7 $102,000 $117,300

$237,300 $273,400

$11,865 $27,340

$249,165 $300,740

HVAC - DESCRIPTION LOW END HIGH END

1 $620,000 $773,300

2 $579,000 $716,400

3 $38,600 $56,400

4 $168,000 $196,400

5 $848,700 $990,200

6 $135,000 $169,000

MEP OPINION OF PROBABLE COSTS

Install new water heaters, expansion tanks and 

tempering valves.

New HVAC in Gymnasium & Locker Rooms

New HVAC in Auditorium & Music Areas

New Air Handling Unit in Kitchen

New HVAC in Administration Area

New HVAC in Classroom Areas

Cost Range

Subtotal

Design Contingency

Totals

5% on low end total - 10% on high end total

HIGH SCHOOL

Replace the existing Locker Room plumbing fixtures 

including showers, water closets, urinals and 

lavatories.

Replace existing piping in the south mechanical 

room.

New HVAC in Industrial Arts

Remodel all of the restrooms required to be ADA 

compliant (remove and replace fixtures).

Remove and replace existing below floor sanitary 

sewer piping where there are issues.

Install a double check backflow preventer on the 

domestic water service.

Remove, replace and relocate the Boy's Locker 

Room shower tempering valve.
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

MEP OPINION OF PROBABLE COSTS

HIGH SCHOOL

7 $58,000 $75,000

8 $168,000 $201,600

$2,615,300 $3,178,300

$130,765 $317,830

Total $2,746,065 $3,496,130

SERVICE ENTRANCE & POWER DISTRIBUTION - DESCRIPTION

1 $18,000 $23,000

ELECTRICAL FOR HVAC WORK

1 $106,000 $133,000

2 $35,000 $43,000

3 $34,000 $42,000

4 $5,000 $6,000

5 $7,000 $9,000

6 $35,000 $43,000

7 $7,000 $9,000

7 $3,500 $4,500

8 $9,000 $12,000

Renovate electrical service to provide new main 

device and replace original branch circuit breakers

Provide new service if HVAC system is being 

upgraded per critical updates.  New service would 

be 480V.  Backfeed existing service via new dry type 

transformer.

Electrical for HVAC in Gym, Locker Rooms and new 

locker room exhaust.

Subtotal

Design Contingency

5% on low end total - 10% on high end total

Electrical for HVAC of Administration

Electrical for HVAC of Classroom Areas

Electrical for HVAC of Industrial Arts

Electrical for new Boilers and Pumps

Electrical for HVAC Misc. Hot Water Heating units

Electrical for HVAC of Kitchen

Electrical for HVAC of Auditorium and Music

New Hot Water Heating Units in Miscellaneous Areas 

(Corridors, Storage Room, Vestibules, etc.)

New Hot Water Boilers, Pumps, and Piping
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Owner: Cherokee Community Schools

Project: Facility Condition Assessment
Date: 2/28/2018

Note: Costs are in 2021 Dollars.

MEP OPINION OF PROBABLE COSTS

HIGH SCHOOL

FIRE ALARM - DESCRIPTION

1 $56,000 $71,000

EMERGENCY LIGHTING - DESCRIPTION

1 $6,000 $8,000

$321,500 $403,500

$16,075 $40,350

$337,575 $443,850

Other Items - Recommended but Not Critical

SERVICE ENTRANCE & POWER DISTRIBUTION - DESCRIPTION

1 $40,000 $50,000

GENERAL LIGHTING - DESCRIPTION

1 $85,000 $106,000

2 $45,000 $56,000

SPECIAL SYSTEMS - DESCRIPTION

1 $116,000 $146,000

$286,000 $358,000

$14,300 $35,800

$300,300 $393,800Totals

Supplement existing battery powered emergency 

and exit lighting. 

Renovate/update system for voice evacuation 

annunciation, add speakers and related circuits.  

Replace beam detectors in gym with new smoke 

detectors.  Add misc. fire alarm devices as needed.

Replace original electrical panels - 10 count

Provide low voltage switching and motion detector 

based controls per the 2012 IECC.

Replace data cabling with new CAT6 cabling.

Subtotal

Design Contingency

5% on low end total - 10% on high end total

Replace exterior building lighting and parking lot 

lighting, replace existing poles.  Unify controls and 

connect to temp control system.

Cost Range

Design Contingency

5% on low end total - 10% on high end total

Totals

Subtotal
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ROOSEVELT ELEMENTARY SCHOOL   COST OPINION SUMMARY  

     

 

DESCRIPTION        LOW END  HIGH END 

 

CURRENTLY CRITICAL ITEMS (including contingencies) 

 

Critical Architectural/Structural Items ………………………………… $   651,292 $   772,151 

 

Critical Mechanical Items ………………………………………………. $1,778,700   $2,187,790  

 

Critical Plumbing Items ………………………………………………….. $   174,510    $   210,287    

 

Critical Electrical items ………………………………………………….. $   160,440 $   210,870   

 

 

Total Cost Opinion for “CRITICAL” items in 2021 dollars ………….. $2,764,942   $3,381,098 

 

 

RECOMMENDED but not critical ITEMS (including contingencies) 

 

Recommended Architectural/Structural Items ……………………. $3,440,063   $4,018,630   

 

Recommended Mechanical Items ………………………………….. $     27,300        $     42,900         

 

Recommended Electrical Items ……………………………………… $   337,050 $   437,800  

 

 

Total Cost Opinion for “RECOMMENDED” items in 2021 dollars … $3,804,413 $4,499,330 

 

 

TOTALS (all items and contingencies) ………………………............. $6,569,355 $7,880,428 
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CHEROKEE MIDDLE SCHOOL    COST OPINION SUMMARY  

          

 

DESCRIPTION        LOW END  HIGH END 

 

CURRENTLY CRITICAL ITEMS (including contingencies) 

 

Critical Architectural/Structural Items ………………………………… $  112,875  $  138,050  

 

Critical Electrical items ………………………………………………….. $    64,050 $    83,600      

 

 

Total Cost Opinion for “CRITICAL” items in 2021 dollars ………….. $  176,925  $  221,650 

 

 

RECOMMENDED but not critical ITEMS (including contingencies) 

 

Recommended Architectural/Structural Items ……………………. $    26,775 $     33,000 

 

Recommended Mechanical Items ………………………………….. $  756,315       $   990,000   

 

Recommended Plumbing Items ……………………………………… $    82,845 $     99,787           

 

Recommended Electrical Items ……………………………………… $   435,685 $   569,800 

 

 

Total Cost Opinion for “RECOMMENDED” items in 2021 dollars … $1,301,970 $1,692,587 

 

 

TOTALS (all items and contingencies) ………………………............. $1,478,610 $1,914,237 
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WASHINGTON HIGH SCHOOL    COST OPINION SUMMARY  

                   

 

DESCRIPTION        LOW END  HIGH END 

 

CURRENTLY CRITICAL ITEMS (including contingencies) 

 

Critical Architectural/Structural Items ………………………………… $1,531,499   $1,959,980    

 

Critical Mechanical Items ………………………………………………. $2,746,065   $3,496,130   

 

Critical Plumbing Items ………………………………………………….. $   249,165   $   300,740      

 

Critical Electrical Items ………………………………………………….. $   337,575  $   443,850   

 

 

Total Cost Opinion for “CRITICAL” items in 2021 dollars ………….. $4,864,304   $6,200,700 

 

 

RECOMMENDED but not critical ITEMS (including contingencies) 

 

Recommended Architectural/Structural Items ……………………. $2,132,834   $2,999,002             

 

Recommended Electrical Items ……………………………………… $   300,300  $   393,800 

 

 

Total Cost Opinion for “RECOMMENDED” items in 2021 dollars … $2,433,134 $3,392,802 

 

 

TOTALS (all items and contingencies) ………………………............. $7,297,438 $9,593,502 
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ALL FACILITIES       COST OPINION SUMMARY  

                    

 

DESCRIPTION        LOW END  HIGH END 

 

CURRENTLY CRITICAL ITEMS (including contingencies) 

 

Roosevelt Elementary School Critical Items ………………………… $2,764,942 $  3,815,098      

 

Cherokee Middle School Critical Items ……………………………… $   176,925 $     221,650   

 

Washington High School Critical Items ……………………………… $4,864,304 $  6,200,700     

 

 

Total Cost Opinion for “CRITICAL” items in 2021 dollars ………….. $7,806,171 $10,237,448  

 

 

RECOMMENDED but not critical ITEMS (including contingencies) 

 

Roosevelt Elementary School Items …………………………………. $3,804,413 $  4,499,330      

 

Cherokee Middle School Items ………………………………………. $1,301,970 $  1,692,587  

 

Washington High School Items ……………………………………….. $2,433,134 $  3,392,802     

 

 

Total Cost Opinion for “RECOMMENDED” items in 2021 dollars … $7,539,517 $  9,584,719  

 

 

TOTALS (all items and contingencies) ………………………............. $15,345,688 $19,822,167 
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Washington High School
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