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TOWN OF SOUTHBRIDGE
SCHOOL FACILITIES EVALUATION AND MANAGEMENT PLAN

EXECUTIVE SUMMARY

INTRODUCTION
The senior management for the Town of Southbridge had serious concerns regarding the
maintenance, preservation, safety and security of the Town’s investment in School facilities.
Given the genuine concerns of the local officials and the magnitude of an initial evaluation and
planning effort, local leaders sought some professional assistance as they endeavored to better
understand their fiduciary roles and responsibilities to better address these facility concerns.
The building assessment is based on observations and limited investigation and is not a complete
architectural or engineering study. Based on the age of several buildings, upgrades or repairs
identified in this assessment may trigger compliance with current building codes that may not be
understood at this time.
The School facilities are aging and in many cases these buildings are over 80 years old. Many of
these buildings have original mechanical systems that had upgrades in the 1990’s. If upgrades
occurred, they were done as a repair or partial replacement to solve immediate needs. The
buildings are still functional; however, elements within the buildings such as roofs, building
envelope, HVAC, plumbing, electrical, and handicap accessibility have exceeded their lifecycle
and require a planned capital repair budget.
At best we observe the current facilities management and capital planning as a reactionary
program that never catches up or struggles to look ahead. We find that the building occupants
seem to always be chasing the funding necessary for the current or next facility system failure or
emergency. Energy savings efforts, with respect to lighting, have been undertaken; however,
other mechanical system or building envelope matters continue to be deferred. A capital repair
plan can anticipate maintenance and failure rates to better prepare for future budgets.
Also acknowledged by the School Maintenance Director is that the Town’s capital outlay
generally only addresses issues of the highest priority. The facilities staff has limited availability
and financial resources to address routine needs of the facilities. They provide a level of comfort
to the occupants and address critical needs as best they can, but rarely are able to take a proactive approach to system improvements and/or replacements.
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The School Facilities staff perform all routine maintenance, and also address capital repair
projects that most municipalities would see assigned to outsourced vendors. The capital repairs
projects requiring significant manpower that can only be addressed by pulling all available staff
to help address the project at hand. Staff is often in a position of playing “catch-up” on
maintenance after a capital project has pulled resources away from these required service
maintenance tasks. The School’s every growing capital needs have surpassed the ability of its
staff to address capital projects.
This report attempts to provide the Town an independent evaluation of the Town’s School
facilities, to identify the immediate repair needs and lack of required equipment performance of
each facility, to develop a multi-year replacement reserve plan, and to outline an annual
maintenance program for the facilities.
The Town is at a crossroads with respect to their School facilities. Immediate repair needs exist
in most facilities, and the Town needs to invest in these repairs to stabilize and repairs defects
that directly affect a buildings performance. Failure to address repairs will lead to larger
concerns and costs in the future.

SCOPE OF SERVICES
This report is the output that resulted from a contract the Town of Southbridge sought and
executed. The scope of the services provided included:
Phase I – DATA COLLECTION:
Inspect seven School facilities identified by the Town. This included review of source
documents provided by the Town, walk-throughs of each facility, interviews with the
School Facilities Director, and review of available architectural plans.
Phase II – EVALUATION:
Evaluate data collected from Phase I and develop a maintenance plan, to include
recommended repairs and scheduled routine maintenance tasks. The organizational
resources currently available to support the required routine facilities maintenance will be
documented, and if options for improvement are deemed to exist, develop
recommendations for improvements.
Phase III – REPORT:
Prepare draft and final report, to include: 1) executive summary; 2) evaluation of
each facility; 3) 10-year capital plan for major replacements/improvements; 4) annual
maintenance plan for the facilities; and 5) findings and recommendations.

2

OVERVIEW
The age, size, and assessed valuations of the Town facilities included in this report are
summarized below (source: Southbridge Assessing records):
Year
Built/Reno

Assessed
Valuation

Land (in acres)

Bldg (in sq ft)

1927/61/73 Central Offices & Academy

2.70

100,771

5,882,900

1935/1993

Eastford Road Elementary

5.00

58,420

4,299,000

1938/1993

Charlton Street Elementary

7.50

76,237

6,909,300

1936/1993

West Street Elementary

9.10

93,260

7,813,600

103.00

201,328

23,989,200

2011
1915/2000
1894

Middle/High School
Harry McMahon Field House

7.50

472,500

Maintenance Department

0.58

5,019

135.38

535,035

168,300
49,534,800

The Town’s capital assets records disclose a net book value (historical cost less accumulated
depreciation) of $48,212,832 as of June 30, 2018.
The Town has approximately 535,000 square feet of School facilities it is responsible for
maintaining. The age of several buildings exceeds 80 years, while two (2) were built more than
100 years ago. The overall condition of the Town’s School facilities ranges from Good to Fair.
The insured valuations of these facilities are also a useful “data point”, to illustrate the Town’s
major capital investments other than infrastructure, that management has care and custody of (it
should be noted that replacement cost is likely higher than the insured/depreciated values):
Central Offices & Academy
Eastford Road Elementary

Real
$ 12,797,130
13,830,839

Personal
$ 1,919,569
1,361,806

Charlton Street Elementary

14,033,057

1,273,164

West Street Elementary
Middle/High School
Harry McMahon Field House

16,332,930
55,643,979
552,040

2,018,405
2,829,207
-

1,028,925

140,332

$ 114,218,900

$ 9,542,483

Maintenance Department
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An annual maintenance effort equivalent to 1.5% of the insured value of these facilities would
suggest a repair/replacement budget $1,710,000 or approximately $3.20 per square foot.
DCAM’s benchmark recommendation is $4.00 per square foot.
The individual facility sections of this report are organized in a uniform manner. First we
evaluate each component (site, building, building system, and code/operational concern);
followed by Table 1, which summarizes immediate repair needs/costs found in the evaluation;
next are photographs illustrating existing conditions and repair needs; then a suggested multiyear repair reserve plan with estimated costs; and lastly a recommended annual maintenance
plan.
Given the amount of deferred maintenance, we have identified significant immediate repair
needs (see individual facility sections of this report for the details), summarized as follows:
2.0
Site

3.0
Building

4.0
Systems

5.0
Concerns

Estimated
Costs

Central Offices & Academy

$187,500

$ 7,318,750

$4,532,500

$687,500

$12,726,250

Eastford Road Elementary

31,250

2,659,500

1,209,625

3,900,375

Charlton Street Elementary

10,000

3,250,125

1,124,375

4,384,500

West Street Elementary

47,500

3,144,000

1,245,000

4,436,500

Middle/High School

10,000

92,125

122,500

224,625

Harry McMahon Field House

10,625

221,000

6,500

238,125

Maintenance Department

226,250

590,875

50,000

12,500

879,625

$523,125

$17,276,375

$8,290,500

$700,000

$26,790,000

These amounts include a 25% markup of estimated costs, to cover contractor overhead and
profit. These initial estimates are based upon unit costs. Further study of specific repair needs
may yield higher or lower estimated costs.
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Looking ahead, over the next five-year period, we recommend a number of repair or replacement
projects the Town should consider. We acknowledge that priorities and/or available funding
may vary from year to year; however, this exhibit provides a sense of the annual effort required
to address the Town’s School facility needs:
Year 1

Year 2

Year 3

Central Offices & Academy

$283,750

$928,750

$131,250

Eastford Road Elementary

152,500

95,500

110,000

Charlton Street Elementary

131,875

117,500

West Street Elementary

102,500

Middle/High School
Harry McMahon Field House
Maintenance Department

Year 4

Year 5

$2,500,000

$13,693,750

$17,537,500

2,425,875

890,500

3,674,375

118,750

3,012,125

856,250

4,236,500

113,750

156,250

2,839,000

920,000

4,131,500

15,250

96,250

55,000

46,250

60,000

272,750

3,250

16,250

164,375

5,000

28,750

217,625

14,375

36,250

198,750

263,750

27,500

540,625

$1,404,250

$934,375

$11,092,000

$16,476,750

$703,500

TOTALS

$30,610,875

FINDINGS/RECOMMENDATIONS
The individual facility sub-section reports offer a number of recommendations, which we have
summarized with estimated costs in Tables 1 & 2. We encourage the readers of this report to
review all recommendations within this report. Presented below are the findings we believe to
be of critical concern, that management should consider pursuing further.
FINDING #1: Roof/facade study/design for replacement at Charlton Street, West Street,
Eastford Road, Central Offices, and School Maintenance building
All of these buildings are at the end of the thirty years life cycle and have experienced roof
failures/leaking. Facilities have repaired/replaced small areas of the roof, and continuously
patch and repair roof leaks. Water penetration within the existing roofs and exterior facades
accelerates problems within the school and directly impacts classroom usage. The West Street
School roof/parapet wall is critical due to an ongoing roof /brick façade failure that could be a
costly if not addressed.
Including the façade repairs with the roof repairs (and not separate) makes sense because:
1) same exterior envelope engineer is used to address windows, flashing and brick damage all
locations; 2) some of the issues with the facades are roof related, and to resolve may involve
same contractor; 3) as noted above, constant water intrusion into a building accelerates decay,
and many of the water intrusion issues at all schools are at common details; and 4) impacts
classroom air quality.
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Theory of this priority is: 1) allows the Town to budget for, submit to MSBA, and possibly take
advantage of MSBA funding for roofs and facades; 2) water leaks directly affect classroom use,
and possible create or perceived to create a mold issue; 3) water damage to the older wood roof
decks of the original portion of the school could occur, and if not addressed in timely basis lead
to a more costly structural repair; and 4) current leaking/repair method is constant and a drain on
the operational budget, and only increases roof repair line item of the operations budget.
We recommend the Town engage design services via an engineering (or consulting) firm, to
develop appropriate plans to address roof replacements and façade repairs; to best address
these pressing needs with a uniform approach to consolidate projects and to thereby contain
overall construction costs. There is an economy of scale with design services in addressing
the roof replacement and the façade repairs comprehensively.

FINDING #2: Master plan/use study of the Central Offices (School Administration)
Built in 1927 this historic structure requires extensive repairs and renovations; the cost of which
likely exceeds the cost of a new, modern facility. Incremental repairs cannot be done without
triggering building code upgrades of the entire building. This building with all its antiquated
systems, and extensive hazmat concerns, is at a point the School Committee must make a
decision - new or renovate, and what is the amount of square footage is needed for the services
provided. This concern must be addressed so the Town can make an informed decision as to
how it best proceeds. Operationally this building experiences ever increasing maintenance and
fuel costs; if no action is taken, this will continue to add pressure to the operating budget of the
school system.
This is the District’s toughest building to maintain and to operate. All building systems are well
past the service/lifecycle and upgrades will trigger building code upgrades that have yet to be
determined. Until the school knows its cost or liability re: keeping this building, it is impossible
as to ascertain how one would move forward relative to upgrades.
We recommend the Town pursue a facility “Master Plan” for the Central Offices, to determine
the best approach to upgrading or replacing this facility.
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FINDING #3: Water service meters and backflows in three elementary schools
These upgrades are needed to in compliance with Southbridge Water Department requirements
and State of Massachusetts Drinking Water standards.
As reported, the Southbridge Water Department has cited these schools as in violation and
needing upgrades to meet drinking water standards. Ignoring upgrades may not become an
option.
We recommend the Town install new water service meters and backflows at each of the three
elementary schools.

FINDING #4: Site upgrades (paving) at all locations
As the individual facility reports have noted, asphalt paving failures are occurring at all
locations; some sites worse than others. Paving failure must be addressed to prevent a near and
future heavy plowing operation destroying pavement requiring an emergency repair. This could
be done in annual square foot repair/replacement allocation, addressing the critical problem
areas. At several locations pavement is all cracked, failing, and missing - beyond repair.
We recommend the Town incorporate site improvements funding as part of its on-going,
annual Capital Plan; to repair and improve conditions at all School sites.

FINDING #5: Fire alarm panel upgrade and replacement (specifically elementary schools)
All elementary school fire alarm panels were replaced in the 1990’s and have met their lifecycle.
School Maintenance has experienced an increase in the amount of service calls to address failing
components. The Southbridge Fire Department has notified School Maintenance that the
existing systems are in need of upgrade/replacement.
We recommend the Town implement a program to upgrade/replace the fire alarm panels at
each facility; initially focusing on the three elementary schools.
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FINDING #6: Custodial/Maintenance Staffing
After visiting each of the Town’s School facilities and interviewing the School Maintenance
Director, we believe that facility maintenance services would greatly benefit from strategic
additions to existing staff levels. We observe the current staff levels are below industry
standards and suggest some variation of the following be considered, as funding allows:

Central Offices & Academy
Eastford Road Elementary
Charlton Street Elementary
West Street Elementary
Middle/High School
Harry McMahon Field House
Maintenance Department

Bldg Area
(in sq ft)
100,771
58,420
76,237
93,260
201,328

Day/Night
Custodian
1/1
1/1
1/2
1/2
1/4

Recommended
1/2
1/2
1/2.5
1/3
1/6

5,019
535,035

5/10

5/13.5

5

6

Maintenance

The current staff performs at an exemplary level; however, certain routine tasks are deferred or
performed at less frequent intervals than desired. Given the size and complexity of these
facilities, the enhanced in-house capacity additional staff would provide would improve system
lifecycles through a more attentive inspection program and reduce the need for contract services.
The School Administration might alternately consider staffing the Middle/HighSchool at 1/5
custodians, with the proposed sixth custodian assigned in a District wide manner. This approach
would enhance coverage for: 1) staff leave; 2) peak, seasonal demands; 3) grounds maintenance;
and 4) unforeseen matters at any location.
We recommend the School Department consider adding custodial/maintenance staff, to better
maintain and repair its facilities.
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SOUTHBRIDGE PUBLIC SCHOOLS
CENTRAL OFFICES

Location:

25 Cole Avenue

Building area: 107,379 sq ft

Year Built

1927 renovated 1961 / 1973

Assessor

048 055 00001

Condition:

Fair to Poor

Land area:

2.7 acres
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1.0 PURPOSE and LIMITATIONS
The purpose of this Property and Conditions Report (the Report) is to assist the Town of Southbridge to
assess the general physical condition and maintenance status of the property and to recommend repair
and maintenance items consider significant for the property to continue its current operations.
The information reported was obtained through sources deemed reliable, a visual site survey of areas
readily observable, access through building “owners” and information presented by the Town.
Findings, conclusions, and recommendations in this Report are based on the methods described above,
industry standards, and general observations of the equipment and its visible condition.
The report is focused on existing conditions, lifecycle of existing materials, and non-code compliant
conditions. Recommendations will include items needed to bring the space/component to a safe, code
compliant, and generally accepted facilities condition. The Report does not anticipate change of use,
reconfiguration of space, or change in current program.
Estimated Costs are based on professional judgment and the probable or actual extent of the observed
defect inclusive of the cost of design, procure, construction and manage corrections.

1.1 Condition
The Report uses terms describing conditions of the various site, building and system components. The
terms used are defined below. It should be noted that a term applied to an overall system does not
preclude that a part, component, and section of the system may be in a different condition.
Excellent

The component or system is in new or like new condition, and little or no deferred
maintenance is recommended, or the scheduled maintenance can be accomplished with
routine maintenance.

Good

The component or system is in sound and performing its function. It may show signs of
normal aging or wear and tear, and some remedial and routine maintenance or
rehabilitation work may be necessary.

Fair

The component or system is performing adequately at this time but is obsolete or is
approaching the end of its useful life. The component or system may exhibit Deferred
Maintenance, evidence of a previous repair, workmanship not in compliance with
common accepted practices. Significant repair or replacement may be recommended
to prevent further deterioration, prevent premature failure, or to prolong its useful life.

Poor

The component or system has either failed or cannot be relied upon for continued use
performing its original function, excessive Deferred Maintenance or state of disrepair.
Repair or replacement is recommended.
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1.2 Abbreviations
The report may use abbreviations to describe various site, building, or system components of legal
descriptions.
ACT

Acoustical Ceiling Tile

GFI

Ground Fault interrupt (circuit)

AHU

Air handling unit

GWB

BTU

British Thermal unit (heat measurement)

HVAC Heating, Ventilating, Air Conditioning

CMU

Concrete Masonry Unit

HWH

Hot Water Heater

EDPM Rubber membrane roofing

MDP

Main electrical distribution panel

EUL

Expected Useful Life (life cycle)

PTAC

Package through wall A/C unit

FCU

Fan Coil Unit

RTU Roof top Unit

FHA

Forced Hot Air

MSBC Massachusetts State Building Code

Gypsum Wall Board

IBC International Building Code

VAV Variable Air Volume box

ACM Asbestos containing material

VCT Vinyl Wall covering (floor tile)

ADA

MAAB Mass. Architectural Access Barriers

Americans with Disabilities Act
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2.0 SITE CONDITIONS
2.1 Topography
Description:
Site is a flat and treed along the rear. Actual building site sits top of a sloped lot above the road
elevation. Large shared fields (Harry McMahon Field) abut the property.
On Dresser Street, the original front of the building, a significant downward grass slope exists with an
access drive to the building lower grade courtyard. The Dumpster location is on the Cole Avenue side
at the access to the kitchen back door between the 1927 building and the gymnasium.
Recommended Repairs: See 2.2

2.2 Pavement, Parking, and Drainage Structures
Description:
Site is paved to accommodate the use. Parking and access appears inadequate for a fully functioning
school of this size.
At the Cole Avenue side of the building also has a parking lot, with street parking.
A playground is in the rear of the school for the pre-school program.
Condition and Observation:
Areas of wear and asphalt degradation can be observed in the area of the Cole Avenue side. The heavy
wear in this area will require a monitoring and spot repair. There is no drainage and surface water runs
down the drive creating water and heaving problems where the drive intersects the street. Other areas
of the drive/parking require crack sealing and relining of pavement marking.
The Cole Avenue drive that services the kitchen “loading dock” is in poor shape with much of the
asphalt broken up, significant cracking and uneven due to heavy wear.
The Dresser Street access drive that services the lower level storage court yard facility is in poor shape
with much of the asphalt is broken up, significant cracking and uneven due to heavy wear.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
Parking lot repair and crack sealing (initial repairs)

$ 50,000

Structural repair of the kitchen loading dock retaining wall

$100,000
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Onsite drainage repairs, related to parking lot pavement repairs

$20,000

2.3 Landscaping
Description:
Minimal landscaping exists. The slightly sloped site has lawn areas around most of the structure. The
northeast corner of the building has a fenced in playground. The south of the building has large species
conifer trees in the traditional front (south Side) of building and other shrubs.
The east side of the property is an unmaintained area that houses a generator and has limited access to
the rear.
Condition and Observations:
Trees in the south of the school need some pruning to prevent branches from getting close to the
building and create other issues. Low shrubs in front are in need cut back and pruning.
The large playground is fenced in to serve the pre-school program. The playground appears to have
normal wear and tear of the playground.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
On the east side of the building, cutback all weed trees, brush and clean to allow for maintenance of the
building and generator.
Selective pruning and cutting back trees and shrubs that impact the building.

2.4 Municipal Services and Utilities
a. Water and sewer
Southbridge has its own water and sewerage
b. Gas / Fuel oil
NationalGrid
c. Electric
NationalGrid
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3.0 BUILDING CONDITIONS
3.1

Sub Structure/Foundation

Description:
Poured concrete foundation walls and poured slab on grade. The foundation walls are assumed to
have spread footing.
Condition and Observation:
Generally, the foundation appears to be in good shape. No visible sign of cracking or movement
were observed.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
None

3.2

Super Structure

Description:
The 1927 Building super structure is constructed with a cast in place reinforced concrete coffered pan
system with a combination heavy masonry walls and steel frame as support. The 1927 building roof is
a steel frame with full dimension wood planking.
The 1962 addition is a steel framed structure with a metal deck roof system.
The 1962 Cole Avenue entrances are poured in place concrete stairs and access ramp system that has
cast in place metal guard rail system. The cast in place loading dock retaining wall servicing the kitchen
is located on the Cole Avenue side of the building.
Condition and observation: Fair
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
The buildings age, the construction methods used in the original curtain wall constructed additions, and
it extremely poor insulation value which created moisture issues within the structural components, the
Southbridge School system should consider a more detailed exterior envelope and structural evaluation.
The School needs to perform some critical evaluation to determine cost effectiveness of upgrades.

Central Offices
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3.3

Facades

3.3.1

Description Facades: (Brick, Aluminum curtain wall, Ceramic coated metal panel)
Masonry:
The predominant brick façade of the original 1927 load bearing masonry is a solid construction
with no cavity wall. The 1962 and 1973 buildings are a veneer brick application with an
aluminum framed curtain wall system with a faced metal panel.
Original through wall flashings, flashing at doors and windows appear to be thinning or worn
away at the edge and have exceeded the life expectancy. Re-evaluation of the flashing is
required.

Condition and observation: Fair to Poor
The brick façade in general looks fair. Age appropriate deterioration in the mortar joints is
occurring. The exposed mortar joints have exposed aggregate which indicated the outer layer of
the mortar is wearing away. Repointing of large areas is required.
Mortar joints and the concrete cap to the chimney appear to be breaking down as a result of the
acidic chimney gasses wearing away the lime base mortar.
On the newer east side addition, an inset window detail exposes the sloped soldier course brick
and mortar. Water infiltration has caused freeze thaw action has resulted in the mortar failure
and brick face starting to spall.
The cast concrete cornice on the 1927 section of the building is disintegrating and failing.
Large chunks of the cast cornice have broken off, which is a safety hazard. As this cast concrete
cornice breaks down, it absorbs more moisture. This moisture intrusion accelerates the break
down process creating additional failures. This issue needs engineer review and possible safety
precautions to prevent physical damage and accidental injury to people who are on the site.
Many of the steel lintels are rusting. The rusting ‘expands” the dimension of the steel and put
pressure on mortar joints. In several locations, it is observed that the mortar joints have failed
at these locations.
On the gym wall, significant vertical cracks in the masonry wall are observed. The cracks in
some locations exceed ¼ of an inch and “split” the masonry units in half.
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Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
The Southbridge School system should consider a more detailed exterior envelope and
structural evaluation. The School needs to perform some critical evaluation to determine cost
effectiveness of upgrades. Based on the following observed failures that exist in the masonry
there is a need for engineering services investigate cause and effect, to determine corrective
action:
Gym Wall cracks: large cracks need investigative work to determine the cause and how
detrimental they are to the integrity of the masonry wall.
Engineering $10,000
The failure of the 1927 cornice and need to determine corrective/replacement
action as a safety concern.
Engineering $ 5,000
The need for significant repointing to address age appropriate mortar wear,
as well as some damaged areas. An exterior envelope specialist should be
retained to investigate areas of concern.
$30 sq ft
$600,000
3.3.2

Description Curtain wall, Windows and Doors:
The curtain wall windows are single glazed aluminum framed window typically found in
commercial construction of this time period. This curtain wall system, while functional,
provides no energy efficiency and has exceeded its life expectancy.
Windows in the 1961 window curtain wall are galvanized hollow metal frame and are showing
significant wear.
The 1927 building has single glazed aluminum framed windows with no thermal break in the
frame.

Condition and observation: Fair to Poor.
The curtain wall assembly installed was typical at the time of installation. This structure has
minimal energy efficiency. The metal super structure radiate cold into the building which
exacerbates the heat loss in the building. The single glazed windows and the one inch thick
metal panel insert offer little to no thermal barrier. Due to poor sealants, a porous assembly of
the curtain wall, air infiltration can readily be observed. At these air infiltration points within
the curtain wall, moisture has collected and “rusting” of the panels is observed. It has also been
reported that the spring and fall during humid conditions with air temperature differentials, the
exterior panels “sweat”.
The caulking of the components of the curtain wall is cracked or pulled away and has exceeded
its life expectancy. Caulking at the curtain wall where it meets the masonry wall has pulled
away from the surfaces due to the differential of the thermal expansion. This also has exceeded
its life expectancy. These gaps are allowing significant air infiltration into the building.
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At the metal panels in the curtain wall, water infiltration has occurred at the panel/frame
connection. Break down of caulking has allowed plant growth to grow which is detrimental to
the panel.
All doors throughout the building have had extensive wear, and show signs of significant rusting
at metal doors and jamb, doors have had multiple repairs and worn weatherstripping/gasketting
reduces its energy efficiency.
On the gym section the metal window/curtain wall structure has also showing similar failures.
The southeast wall has a blue plexiglass panel over the window as a method to “tint” the glare
of the bright sun. Several panels have bowed, cracked, or dislodged from the aluminum frame.
From the interior, the inner clear glass panels have crakes or broken panes of glass which are
heat loss concerns.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Life cycle of caulking and sealants needs to be inspected and evaluated. Replace as part of
regular yearly maintenance.
$105,000
Replacement on the curtain wall and windows in the 1961 / 1973 addition should be anticipated
due to lifecycle and energy efficiency.
$67/sq ft glass $20 sq ft wall panel
$800,000
Systematic replacement of exterior doors and weatherproofing upgrades are required.
$2,000 per door
$60,000
Remove all damaged plexiglass tinted windows in gym and replace with new.

3.4

$200,000

Roofing
Description:
Flat roofs:
The adhered roof system covers approximately 90,000 square feet. The roof has had
replacements over the different time periods. The roof has different systems installed to
address various quadrants of the building. As reported, the 1927 building has a PVC White roof
installed in early 1990’s, the area above the cafeteria is a PVC roof installed in the early 1990,
the gym roof is a modified Bit roof installed in the early 1990, and the roof over the two story is
a EDPM roof installed in the early 1990’s.
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1960 wing:
EDPM roof membrane is adhered to flat and tapered rigid board roof insulation that is attached
to steel deck reported to have been installed in 2008.
The condition of the EDPM roofs are fair. Despite the use of tapered insulation and extended
drain sumps, ponded water is evident on most areas except the sloped gymnasium roof. The
EDPM age dictates it is most likely brittle and is cracked at many areas including joints in
perimeter edge metal assemblies.
This roof has approximately 10 years of service life remaining. Operational expenditure will
increase over the next several years to maintain this roof do to age.
PVC (white) roof:
These roofs, while newer, have sporadic roof leaks occur and are addressed as ongoing
maintenance.
The 1927 drop down section roof was installed in 2018 and is in good condition.
A concern observed is the north 1927 brick masonry wall is extensively cracked and has failed
sealant and mortar joints. The roof below this wall is tied to the wall using a reglet
counterflashing detail that cannot intercept any moisture traveling within the masonry wall (not
a through wall flashing).
There are other defective building conditions that may lead to leaks but are not necessarily roof
related.
Café/office area roof reportedly installed 1990. This roof area is in working condition but is
nearing its life expectancy. Plans for replacement should be considered.
Mod Bit Roofs (cap sheet)
Gym Roof/ low sloped basement level roof at 1927 building.
Mod Bit Roofs (cap sheet)
The Mod Bit roofing system (with cap sheet) covers approximately 13,300 square feet and
appears to be approximately 30 years old. The roof covering is adhered to flat rigid board
insulation applied to roof decks are nearly flat or slope at approximately 3” per foot to gutters.
The condition of this roof is fair to poor; much of the lower roof edge show signs that water is
getting behind the gutter and rusting out the bent angle roof edge metal.
Extensive patching of the roof edges may perform well for a very short term but proper repair
should include reconstruction of the roof edges to promote positive drainage. This roof is near
the end of its service life. Complete removal and replacement is recommended.

18

The gutter serving the sloped gymnasium roof is leaking in several locations and we believe the
cause of these leaks in the brick wall. The gutter has also deflected causing ponding within the
gutter and overflowing onto the brick wall below.
The low sloped basement level roof if the 1927 building has had significant damaged done do to
vandalism, and falling concrete cornice above. Repairs have been made, but exposed roof deck
can be observed in several locations.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
Short-term repairs should include the following:
Application of sealants to defective sealant joints
Application of sealant to splits in pitch pocket penetrations
Replace suspected underlying wet insulation at EPDM roof
Perform additional investigations into potentially leaking throughwall
flashings and HVAC equipment
The estimated cost to perform short-term repairs and investigations
$20,000 to $25,000.
Long-term repairs should include the following:
Begin a comprehensive roof study and budgeting process
Remove and replace EPDM roof systems in approximately 8 years.
The estimated cost to perform long-term replacement is $200,000 for the study and design, and $2.7M
to $3.3M (EPDM).

19

3.5

Basements / Attics

Description:
Under the 1962 structure is a basement Mechanical room, a storage area and unused classrooms and
ancillary space. There is some storage/junk collecting area. The space is mostly a chase for all plumbing,
gas, and mechanical equipment. This area is in poor shape and will require significant upgrades if a new
use is to be established.
Condition:

3.6

ADA Compliance

The Americans with disabilities Act (ADA) and the State of Massachusetts Accessibility Code governs
public accommodations and commercial properties. This report will only look at accommodations and
access to public facilities that are equal or similar to those available to the general public. This report
will identify areas of non-compliance, or will be in compliance if upgrades and renovations are made to
the facility that trigger mandatory resolutions. However, this report is not a full ADA or Accessibility
Code assessment. Being “Public” facilities, upgrades to allow for employee or the general public need
to be addressed to meet the provisions of Title III of the ADA Act.
Condition:
A cursory review of the building, it can be assumed that much of the building does not meet current
Massachusetts Architectural Access Barriers Board requirements. If any renovations are to occur, this
will require significant upgrades to the building. Elevators and lift installations will need to be installed,
upgraded, and modifications made to meet current codes. The upgrades will be required to be
addressed based on the amount of spending needed to repair and upgrade this facility.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
A Massachusetts Architectural Access Barriers Board/ADA architectural evaluation should be
performed on the building to fully understand where this building is out of compliance, and to
help assess as to what direction Southbridge School should take in assessing its renovation
needs. Assume addition of two elevators, door hardware replacement, upgrades to
bathrooms, audio requirements, handrail and other issues
Estimate $1,000,000 in upgrades required for ADA MAAB upgrades.
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3.7

Interior Finishes and Components

Descriptions:
Typical Interior finishes:
Specialties Finishes:
Locations

Floor

Walls

Ceilings

Offices

Carpet

Painted plaster

Acoustical tile

Corridors

VAT

Painted plaster CMU,
Glazed Tile

Acoustical tile

Bathrooms

Tile

CMU

Acoustical tile

Class rooms

VAT /Carpet

Painted plaster

ACT tile/metal deck

Gymnasium

wood

Painted block

metal deck

Conditions:
The walls of the 1927 Building are predominantly brick/block and plaster. The newer additions are
standard steel stud and sheetrock applications. The walls have spot areas of disrepair do to age and
some previous water problem. Cracking in the plaster is due to age, past water issues and movement
and can be addressed.
Most areas are in fair condition. Carpeted areas are showing their age. Systematic replacement of the
heavily wear areas main offices)
The VAT tile in the Cafeteria is in poor condition. The constant wear and tear of the cafeteria floor
cracked and loosen the vat tile. Removal and replacement is required.
It has been reported that the 1960 addition, which is a slab on grade, “sweats” in humid summer
conditions. This build up of moisture on the floor surface is most likely caused by the uninsulated slab
maintains a cool grade temperature, and during hot humid conditions, the dew point at the slab creates
this moist condition. The result of this moist condition is the VAT floor tiles and glues soften and
breakdown prematurely, accelerating replacement. Other issues created accelerated mold growth in the
classroom, which is treated staff, and slippery conditions for users of the space.
Most floors are VAT and have long past their life expectancy.
Wood flooring in the gym is in need of updating. A complete sanding and relining should be considered.
Ceilings in the 1927 building has acoustical tile ceilings.
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The 1961/1973 addition is an acoustical ceiling tile/metal deck.
Interior doors and trim are original to the building. The material conditions and deterioration are
consistent with a well used school of the same age.
In the stair ways, there is a concern that the handrail system is not code compliant. The rail system is a
simple pipe rail with no balusters. This rail system in a school is a cause for concern. Students using the
stair may inappropriately climb up on the rail system with no balusters and fall. This existing rail system
does not comply with OSHA standards for workman scaffolding rail systems.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Replacement of all VAT flooring is needed. Asbestos removal $20/sq ft
Install new VCT tile

$6/sq ft

Repair plaster damage and cracking

$60,000

Replace water stained and damaged acoustical ceiling $5/sq ft

$60,000

Refinishing of the gym floor will be required $6/sq ft

$30,000

Refinish all doors, wood trim, and jambs

$40,000

Address all handrail systems to meet current building code standards
as a safety precaution

$20,000

4.0 BUILDING SYSTEMS
4.1. Plumbing
Description:
The domestic service enters the building from the west side into the main water service/fire service area
in the basement in a small meter pit. The water service has a main backflow preventer and separate
fire service valves. The waste lines are cast iron.
The plumbing fixtures are vitreous china with chrome trim. The gang bathrooms off the gym shower
rooms are no longer are in use.
The building uses a combination of a heat loop off the main boiler plant system running through a 1000
gallon storage tank, and an off season gas fired water heater with circulating pumps supply domestic hot
water. Welded and threaded black iron pipe is used for gas piping within the subject property.
Condition: Poor

22

The main service entry valve is owned by the Town. New backflow and valve requirements have made
the installation of a new water service difficult.
The majority of the feed piping in the 1927 is original. A majority of the gate valves are original and due
to mineral content in the water, non-exercising of the valves, and the dis similar metals of the plumbing
components, the valves are “frozen” in the open position. Recent valve replacement at critical zone
locations have been performed to assure a water shut off location in case of plumbing failure.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
Replace zone valves with new ball valves to assure access to shut down
in case of an emergency.

$100,000

Evaluate all supply water piping in the basement of the building and valves to assure operations.
Systematic replacement of the toilets and flushometers. $500 per unit

$50,000

4.2 HVAC
a. Heating Plant
Description:
The building is serviced by a duel fuel oil/ gas fired 2 Burnham model 688 package boiler plant in the
mechanical room which supplies forced hot water to two roof top AHU units to support the building and
its classroom radiator units. The boilers have a 6” thick asbestos jacket encasing the units
The hot water piping is schedule 40 black steel and insulated.
Condition: Poor
b. Distribution System (forced hot water, exhaust)
Description:
On the 1961 wing there are two large Roof Top Units (RTU) 60 ton unit and a 40 ton unit which supply
forced hot air in the public areas. These units are nearing 60 years of age and have been reported in
poor condition needing replacement.
Automatic Temperature control is pneumatic consist of two (2) individual air storage tanks each
containing a single compressor and motor. System was installed around 1960.
Classrooms have a unit ventilator and cast iron radiation for local heat distribution. The electric to
pneumatic thermostat, and some local zone valve controls regulate the heat of these spaces.
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Exhaust air is ducted thru galvanized ducts and discharge through the roof through an old belt driven
main exhaust.
Exhaust in the kitchen area is operational yet quite antiquated.
Window air conditioners are used in the administration area along with small split system units.
Condition: Fair to Poor
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
General comment - many of the components of the HVAC system are nearing the end of the
lifecycle. Motors, pumps, forced hot water piping pneumatic controls are all antiquated. The
performance, while operational, is not energy efficient and not balanced. Through-out the
building there are warm and cold spots because the original design focus does not meet the
current user operation. Other than one HB Smith hot water boiler, the two Burnham hot water
boilers, all other equipment is original to the 1960 building, has undergone limited repair, and
needs to be considered for a major component replacement. This large oversized HVAC system
is required to compensate for the poor energy performance of this complex. Installed in the
1960, when oil prices were extremely low, this oversized system compensated for the poor
thermal performance on the building envelope. The age of the HVAC system has far exceeded it
life expectancy. Replacement in kind without addressing the thermal envelope replacement in
its entirety is needed will result in an oversized HVAC plant that will not address then comfort
needs of the user.
Complete system upgrade $3,000,000
Immediate replacement/upgrade of the pneumatic system should be addressed because of age
and operational problems. Upgrades of the system are required, and re-commissioning should
be addressed during this upgrade to assure proper operation of the HVAC equipment.
Engineering $30,000
Replacement to new system: $200,000
Removal and proper capping of all decommissioned piping is required to avoid component
failure during middle of heating season on non-operational piping.
$40,000
Full and complete HVAC study and evaluation is required to determine a course of action to
assure operational needs for the next 10 years.
Engineering study of entire heating plant $40,000
Redesign $300,000
Roof top AHU units are in poor shape, and have exceeded the life cycle. Replacement of
components needs to be anticipated and budgeted for.
$150,000 per unit
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4.3 Electric
Description:
400 amp electric service with 120/208V three phase exist. Electric service switch gear has appeared to
have had some replaced in the 1961 building, but some panels date back to the 1940’s throughout the
structure. The sub-panels that feed the 1962 additional are original to that time. All panels are at
capacity and have no room for additional circuitry.
Emergency power is supplied by a diesel fueled emergency Kohler generator system installed in 2006.
This emergency power unit provides emergency power to egress lighting, fire alarm, refrigerators and
freezers and heating plant.
A large majority of the interior and exterior lighting has been upgraded to new LED lighting.
Condition:
All systems are in fair. The building has minimal outlets throughout the classrooms and building. Many
of the spaces utilize multi-outlet power strips.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
Near term repair is to have an electrical specialist survey company inspect all
circuit breakers or operation and effectiveness. The pro-active survey
will determine if there are any circuit breaker concerns
$8,000
Systematic replacement of electrical subpanels which the industry considers
obsolete and access to replacement circuit breakers is not assured. Wiring
upgrades should be addressed as required to meet current safety requirements
$30,000 per panel
A full engineering review of the power and power distribution needs to be made to fully
understand what is operational
$30,000

4.4 Fire Suppression and Fire Alarm
Description:
The property is protected by a multi-zone Fire Alarm control panel, hard wired heat detectors, pull
stations, illuminated exit lights, emergency battery lighting units, horn/light enunciators, and fire
extinguishers. The kitchen has an Ansul System over cooking appliances. Fire Alarm: The existing fire
alarm system has 12 zones and includes manual pull stations, horn/strobes units. The 1960’s addition
appears to be operational and functioning. All equipment predates much of the current codes and ADA
requirements.
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There is no fire suppression in the building
Condition:

Poor

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves (see Tables 1 & 2):
Fire detection and alarm have long past its lifecycle and replacement to meet code and ADA
handicap regulations is required
Replacement $300,000
If the building undergoes a major renovation, Massachusetts Building Codes will require full fire
suppression be installed in the building $7 sq ft
$1.4 million complete installation

5.0 CODE/OPERATIONAL CONCERNS
The history of Deferred Maintenance of this building has been a series of repairs/additions as needed.
Piece meal repairs can occur for a short period to keep the building operational, but at a cost premium.
Addressing in piecemeal fashion, does not consider the multitude of unforeseen problems that can/will
occur once a task is addressed.
As this report has identified in previous sections, many of the infrastructure components have exceeded
its life expectancy, or if left in place result in high operational cost and offer no ability to lessen its
energy consumption or provide consistent climate control.
The building has structural failure in some components. The 1927 building concrete cornice is failing.
Large chunks of the concrete cornice have fallen out, and are a serious safety issue to occupants. The
retaining wall on the rear of the 1927 building that holds back the foundation supports of the gym and
the access drive to the kitchen has a large crack and has shifted out of plumb. This continued lateral
force on the wall will lead to site and building failures.
The curtain wall construction of the 1961 and 1973 additions has minimal thermal value and
components are in need of repair and/or replacement.
The oversized duel fuel boiler is needed to compensate for the heat loss within the building structure.
The HVAC heating plant and water distribution is large and extensive, with many of its components
(valves, pumps, roof top units, unit ventilation) exceeding its life expectancy. Significant operational
monies are spent maintaining this system with reports of unsatisfactory comfort levels being attained.
The concern with this structure is the building has reached a point where all components have far
exceeded their life expectancy, and operationally are in extremely poor shape. A catastrophic failure
of heating, electric, or plumbing components will result in a building shut down for several days. The
amount of asbestos in the boiler room and vinyl asbestos floor tile within the structure would raise the
repair/renovation cost of work exponentially.
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The cost associated with upgrading this facility, will also trigger the need to upgrade the facility to meet
current building / Life safety codes. To meet minimal life safety, address seismic requirements, meet
all handicap accessibility and the required installation of elevators is an extremely difficult task within
this existing building layout and design. The logistics of trying to repair/renovate work around an
occupied school operation, and the amount of work that would be required to meet building codes
cannot be quantified at this time.
Asbestos: Based on age floor tiles and AHERA Report most areas are to be considered to be Asbestos
containing material. (ACM) The town should also assume ACM materials exist in the glue which bonds
the tile to the floor and all pipe insulation.
$1,000,000
Window caulking/ expansion joint materials in buildings constructed in this time frame should also
suspect as ACM materials. Based on the amount of hazardous material found in the window
replacement done three years prior, it could safely be assumed that this material exists in the
remainder of the windows and doors.
$100,000
Renovating a building of this age and condition in a component or piecemeal fashion imposes significant
costs and results are not what the end user desires. This building renovation process must have a study
of building and construction sequence analysis performed to understand all time, costs, and logistic
constraints in renovating this building.
Lastly, the Southbridge School Department would need to evaluate its space needs and use of this
complex to meets its needs.
Recommendation:
The Town should begin to study what it wants to use this building for in the short term and well
as long term, so a comprehensive repairs or replacement program developed which is
consistent with the goals for the long term use of the school program.
The study may conclude that a building for offices for School Administration can be leased or
constructed new at a substantially lesser cost than the rehabilitation of this building. The
square footage of this school/office complex appears to far exceed the needed square footage
required to educate this student population. A phased demolition and new construction may be
more cost effective than a renovation.
Complete renovation of this building for school use is estimated at $600/sq ft

$54-56 Million

Initial Building master plan study

$540,000
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Immediate
Repair Cost

Unit
Description

Unit Cost

Recommended Work

School Admin
Quantity

Section
Name

Section
Number

TABLE 1- IMMEDIATE REPAIR COSTS

Comments or Additional Description

SITE CONDITIONS
Remove and replace
damaged walks and
retaining wall
Repair/replace bad area
areas
2.2 Asphalt
BUILDING CONDITIONS
Concrete
2.2 walks

3.3 Engineering
3.3 Masonry
3.3 Masonry
Door frame
3.3 repair
Weather
3.3 stripping
3.3 Engineering

Engineer services damage
to gym wall, cornice
failure and repointing
Re-seal sealants and
expansion joints
Repoint damaged areas of
building
Repair sand and remove
rust and paint
Replace weatherstripping
at all doors
Engineering curtain wall /
glazing

3.3 Curtain wall Curtain wall replacement
Curtain wall Replace curtain wall glass,
gym glass & 1927
3.3.2 glass
Repair immediate roof
leak
3.4 Roofing
Replace roof in entirety
3.4 Roofing
Roof
3.4 engineering Engineering
INTERIOR ELEMENTS
Perform ADA Study of
3.6 ADA STUDY building
Replace ACT Replace due to end of life
3.7 Ceiling tiles cycle
3.7 Paint interior Repaint interior renovation
Remove
Asbestos
Remove Asbestos floor
tile due to end of lifecycle
3.7 floor tile
Repair plaster cracks and
miscellaneous carpentry
3.7 Plaster
3.7 VCT floor tile Replace floor tile
3.7 Gym Floor
Sand, repaint, refinish
Handrails in various
locations do not meet
building code/ life safety
3.7 Handrails
Replace ACT Replace hallway ceiling
3.7 ceiling tiles tiles
BUILDING ELEMENTS

6,000

job

Remove and replace damaged walks and
100,000 retaining wall

8 sq ft

50,000 Repair/replace heavily damages asphalt.

10,000 unit

Engineer all masonry repairs and crack
10,000 investigation/ext envelope work
Sealants are meeting lifecycle and
105,000 cracks/seperations are occuring.

15,000

7 ln ft

20,000

30 sq ft

10

500 unit

5,000 Repair sand and remove rust and paint

20

200 unit

Replace all weatherstriping and readjust
4,000 doors

80,000
15,000

20 sq ft

7,200

67 sq ft

1
58,380

30 sq ft
20,000 service

20000 service
5000
40,000

6 sq ft
0.77 sq ft

80,000

20 sq ft

10,000

6 sqft

80,000
5,000

6 sqft
6 sq ft

50,000 job

20,000

4.1 Plumbing

Replace water valves and
fixtures lifecycle

100

4.2 engineering

Engineer to
evaluate/design heating
system/hot water heating

1

6 sq ft

1,000 unit

300,000 service
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600,000 Repoint damaged areas of structure

80,000 Engineering curtain wall / glazing
300,000 Replacement of wall panels
Replace all glass with new thermal
500,000 windows
10,000 Repair edpm roof leak
1,800,000 Replace roof
20,000 Engineering study and design
Code requirement when major upgrades
20,000 are performed on the building
Replace ceiling tiles due to end of life
30,000 cycle
31,000 Repaint interior after renovation
Remove floor tiles as part of a complete
1,600,000 renovation
60,000 Repair plaster cracks and repaint
480,000 Replace damages floor tile
30,000 Sand, repaint lines and refinish floor
Exterior and interior handrails do not
50,000 meet building code / life saftey

120,000 Replace ceiling tiles at end of lifecycle
Water valves and fixtures to be
replacement due to material decay and
100,000 lifecycle
Engineer to evaluate/design heating
300,000 system/HVAC/hot water heating

Hot Water
4.2 heater

Replace off season hot
water heater
Replace boilers at 30yr
life cycle
Work in boiler room has
asbestos removal cost

4.2 Boiler
Boiler
4.2 Hazmat
HVAC
Upgrades and
Building
management recommissioning of HVAC
controls
4.2 system
Replace unit due to
Roof Top
operational failure and
4.2 Unit 60 tons lifecycle
Replace unit due to
Roof Top
operational failure and
4.2 Unit 40 tons lifecycle
Test all electric panels
Engineer to evaluate
electrical system and
redesign rplacement of
4.3 Engineering antiquated equipment
Replace antiquated
electric panels
4.3 Electric
No suppression exist. any
comprehensive upgrade
Fire
will require fire
4.4 Suppression suppression per code
Fire Alarm
Replace and upgrade fire
alarm system
4.4 Panel
CODE COMPLIANCE
Architectural Comprehensive use and
Architectural study
5 study
Comprehensive
investigation and testing
to determine quantities in
anticipation of
HAZMAT
renovation/demolition
5 testing
4.3 Electric

1

20,000 unit

2

500,000 unit

1,800

20 sq ft

Immediate
Repair Cost

Unit
Description

Unit Cost

Recommended Work

School Admin
Quantity

Section
Name

Section
Number

TABLE 1- IMMEDIATE REPAIR COSTS

Comments or Additional Description

20,000 Replace off season hot water heater
Replace older boiler due to end of life
1,000,000 cycle
Work in boiler room has asbestos removal
360,000 cost

200,000 unit

Replace controls with the replacement of
200,000 boilers

1

100,000 unit

Replace unit due to operational failure
100,000 and lifecycle

1

80,000 unit

4

2,000 panel

20,000 service
5

30,000 panel

Replace unit due to operational failure
80,000 and lifecycle
Test and inspect all electric circuit
8,000 breakers for operational use.
Engineer to evaluate electrical system and
redesign rplacement of antiquated
20,000 equipment
150,000 Replace antiquated electric panels

107,379

8 sq ft

860,000 installation of fire suppression

107,000

4 sq ft

428,000 Replace and upgrade fire alarm system

540,000

10,000 service
TOTALS
1.25 MULTIPLIER
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540,000 Use and feasibility study

Comprehensive investigation and testing
10,000 of hazmat materials.
10,181,000
12,726,250

Main Parking Ongoing crack sealing
is at a point where replacement must
be considered.

2.0 Site Conditions

Kitchen entrance alley
significant pot holes and
asphalt cracking
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Kitchen entrance
collapsing asphalt drive.
Retaining wall has
begun to shift out of
level.

spacing

Rail system does not
meet current codes and
is a fall risk. Large
spacing in rails

Access to lower level alley 1927
building. Significant cracking
and undermining of drive
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Shrubs have overgrown
and impact building Cut
back or remove

Remove brush from
wells and backside
of the building
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3.0 Building Conditions

Immediate concern is the failure of the
cast concrete cornice detail. The
concrete is failing and breaking off in
chunks.

Cast cornice
Missing
concrete

Rusting lintel
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Failed cornice detail front side of building

Rusting lintel
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Cast concrete entrance has
mortar joints mast are missing
mortar.
Cap flashing is original and
shows signs of water
infiltration which causes
staining.
Cast/ brick but joints are
missing mortar and caulking.

1927 entry rail is rusting
and needs reconditioning,
mortar reinstalled at stairs,
caulking reinstalled at
joints and at brick wall.
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Rusted lintel has expanded and
cracked brick and opened up
mortar joints

Concrete cap has exposed aggregate
due to weathering/ furnace
discharge. Mortar joints on chimney
are wearing faster than the building
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Vertical crack from
foundation to top of
wall.
Wall staining
indicates moisture
infiltration
Gym wall Cole Ave
side

Gaps in concrete sill cap
allowing water infiltration.
Lower arrows indicate
efflorescence caused by water
infiltration.
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Gym gutter/soffit
Gutters show sagging and
leaking at seams. Leaking is
getting behind the metal
angle roof edge support and
causing significant rusting.
Rusting could create
condition where expanding
metal is creating pressure
on brick façade. Significant
crack in brick exists.

Gym roof

EDPM at edge
is pulling free

Leaking at
exhaust fan

Gutter deflection
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Room roof over
30 years of age

Admin wing
pvc brittle
and cracking

Infiltration at
termination bar

Termination bar /
transition leak areas
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Typical curtain wall concerns
observed:
Arrow at sill indicates moisture,
and plant growth occurring
between panel and aluminum
frame.
Upper arrow indicated a
“rippling” of the face panel
where moisture may have
infiltrated panel and “swelled”
the medium in the panel.

Curtain wall glazing at gym
Outer plexiglass shade panel
has deflected and disengaged
from the anchor support,
created a pronounced bow.
Lower arrow shows where the
bowed plexiglass has cracked
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Penetration thru
wall creating
large openings in
wall.
Metal air grated
rusting and in
disrepair

Gaps in concrete
sills allowing water
infiltration
Caulking at doors
exceeded its life
expectancy

Various building
modifications
created
penetrations
which need to
be re-evaluated
and repaired.
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Typical missing caulk
details allowing water
and air infiltration.
Upper arrow showing
exposed metal rusting
requiring paint.

Transition curtain wall to concrete

Missing caulking at window frame to brick
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Handrail codes not comply with code
Balusters at spacing not less than 4”oc
4 inch

Non operational chair lift, that if
renovations occur, may need to
be replaced with elevator
1927 building
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Note rusting at
panel joint

Typical air
infiltration
location

Panel that
“sweats” in fall
and spring

Older style unit
heater

VAT floor tile that in
summer sweats in
humid conditions
Typical 1960 classroom wing issues that are reported and observed, which make the classroom
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Typical exterior
metal door with
rusting metal
frames and door
panels. Remove
severe rusting and
weld metal repairs
and repaint.

Rotted wood trim around
window.
Wood panel in the half
round has deformed due
to moisture exposure
Cast concrete cornice
detail failing.
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Original Burnham duel fuel boiler
Note units have asbestos parged
heat jacket

2003 gas fired HB Smith boiler

46

1000 gallon water storage tank
note asbestos insultation jacket
over tank

Gas fired “pony” boiler for hot
water for off season summer use.
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Year 10

Year 9

Year 8

year 7

year 6

year 5

year 4

year 3

Year 2

Year 1

Unit Description

Unit Cost

Quantity

Remaining usefull life

Effective age

Recommended Work

Average life cycle yrs

Section Name

Section Number

TABLE 2- REPLACEMENT RESERVES Central Office/School Administration

Total
over the term

SITE CONDITIONS
Repair concrete sidewalks
ramp
2.2 Site work
2.2 Asphalt
Asphalt work
BUILDING CONDITIONS
Gym Masonry wall cornice
failure
3.3 Engineering
Exterior envelope
engineering Curtain wall
3.3 Engineering
3.3 Masonry
Repoint/repairs/failure
3.3 Masonry
Reseal joints
3.3 Curtain wall
Replacement
3.3.2 Windows
Systematic replacement
3.3 Door
Repairs doors frames
Weather
3.3 stripping
Weatherstripping doors
3.4 Roofing
Immediate repair
3.4 Roofing
Replacement of older roof
3.4 Engineering
Roof engineering
INTERIOR ELEMENTS
3.6 ADA Study
Asbestos floor
3.7 tile
3.7 VCT Tile
3.7 Paint interior
Plaster/
3.7 carpentry
3.7 Gym Floor
3.7 Handrails

30
15

entire site
8,000

1 job
1
20,000
15,000
15,000
7,200
10

10
50
10
8

20
2,000

5,000
8,000

100,000
64,000

64,000

105,000
137,000

1,000

10,000
80,000
30
7
20
67
500

job
job
ln ft
sq ft
sq ft

200 unit
5 sq ft

10,000

80,000
16,000
1,000
25,000

600,000
105,000
300,000
500,000
5,000

25,000

5,000

10,000

6,000
10,000

10,000

6,000
18,000
10,000

10,000
1,800,000

1

20,000

1

20,000

25
30
7

80,000
80,000
40,000

20 sq ft
6 sq ft
1 sq ft

25

100,000
5,000

3 sq ft
6 sq ft
50,000

80,000
616,000
106,000
300,000
550,000
15,000

5,000

6,000

30

Study to determine upgrades
Remove damages tile
VCT tile replacement
Paint
Repair damaged
plaster/carpentry
Sand, paint, refinish
Address code/life safety

job
8 sq ft

18,000
58,000
1,810,000
20,000

20,000

20,000

20,000
1,600,000
480,000
31,000

10,000
10,000
30,000

10,000

300,000

10,000

1,600,000
480,000
56,000

5,000

10,000

10,000

330,000
30,000
50,000

40,000

3.7 ACT Ceiling tile Replace hallway ceiling tiles
BUILDING ELEMENTS
Replace water service and
install backflow
4.1 Plumbing
Plumbing
Systematic replacement
valves fixtures
4.1 /HVAC
4.2 Engineering
Engineering HVAC

30

5,000

6 sq ft

1

30,000 unit

20

400
1

1,000 unit
300,000

4.2 Boiler
Replace boiler 30 yr lifecycle
HVAC Building Upgrade and
4.2 Management recommissioning
Replace water heater 30 yr
4.2 Water Heater lifecycle
Removal of boiler room
4.2 Boiler Haz mat asbestos
Underground 30 yr comprehensive test
evaluation / engineering
4.2 oil storage
Roof top unit
Replacement
4.2 60 tons
Roof Top Unit
4.2 40 tons
Replacement
4.3 Electric
Testing panels
4.3 Engineering
Electrical engineering
Upgrade obsolete Electric
panels and engineering
4.3 Electric
Fire alarm
4.4 panel
Uprade fire alarm panel
Fire
Non exist required if
upgrades made
4.4 Suppression
4.5 Elevator
Modernization /installation
CODE COMPLIANCE
Architectural
Use and feasibility study
5 Study
Archtectural
5 fees
Architectural fees
Haz Mat
Comprehensive test
investigation
5 testing

30

2

500,000

1,000,000

1,000,000

10

1

200,000

200,000

200,000

30

4

1

30,000

30,000

20

30

1

100,000

100,000

10,000

30

1

2,000

80,000
2,000 test
20,000

10,000

150,000
310,000

50,000
10,000

10,000

10,000

300,000

30

30

60,000

20,000
10,000

20,000 unit

1,800

30,000

20,000

20,000

20,000

360,000

360,000

200,000

2,000

224,000

100,000

100,000

80,000
2,000

80,000
4,000
20,000

2,000
20,000

30

1

15

107,379

30,000 panel
4 sq ft

1,000,000
428,000

428,000

50
30

107,379
2

8 sq ft
1,000,000

860,000
1,000,000

860,000
1,000,000

540,000

30,000

1,030,000

540,000

540,000
1,600,000

10,000
TOTALS
1.25 MULTIPLIER

$ 227,000
283,750

10,000
$ 743,000
928,750
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$ 105,000
131,250

#########
2,500,000

1,600,000

########## $ 174,000
13,693,750
217,500

$

40,000
50,000

$

84,000
105,000

$

21,000
26,250

$

88,000
110,000

$

10,000
14,437,000
18,046,250

EASTFORD ROAD SCHOOL

Location:

120 Eastford Road

Building area: 58,380 sq ft

Year Built

1932 renovated 1993

Assessor map 53 .4

Condition:

Good

Land area:
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5 acres

1.0 PURPOSE and LIMITATIONS
The purpose of this Property and Conditions Report (the Report) is to assist the Town of Southbridge to
assess the general physical condition and maintenance status of the property and to recommend repair
and maintenance items consider significant for the property to continue its current operations.
The information reported was obtained through sources deemed reliable, a visual site survey of areas
readily observable, access through building “owners” and information presented by the Town.
Findings, conclusions, and recommendations in this Report are based on the methods described above,
industry standards, and general observations of the equipment and its visible condition.
The report is focused on existing conditions, lifecycle of existing materials, and non-code compliant
conditions. Recommendations will include items needed to bring the space/component to a safe, code
compliant, and generally accepted facilities condition. The Report does not anticipate change of use,
reconfiguration of space, or change in current program.
Estimated Costs are based on professional judgment and the probable or actual extent of the observed
defect inclusive of the cost of design, procure, construction and manage corrections.

1.1 Condition
The Report uses terms describing conditions of the various site, building and system components. The
terms used are defined below. It should be noted that a term applied to an overall system does not
preclude that a part, component, and section of the system may be in a different condition.
Excellent

The component or system is in new or like new condition, and little or no deferred
maintenance is recommended, or the scheduled maintenance can be accomplished with
routine maintenance.

Good

The component or system is in sound and performing its function. It may show signs of
normal aging or wear and tear, and some remedial and routine maintenance or
rehabilitation work may be necessary.

Fair

The component or system is performing adequately at this time but is obsolete or is
approaching the end of its useful life. The component or system may exhibit Deferred
Maintenance, evidence of a previous repair, workmanship not in compliance with
common accepted practices. Significant repair or replacement may be recommended
to prevent further deterioration, prevent premature failure, or to prolong its useful life.

Poor

The component or system has either failed or cannot be relied upon for continued use
performing its original function, excessive Deferred Maintenance or state of disrepair.
Repair or replacement is recommended.
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1.2 Abbreviations
The report may use abbreviations to describe various site, building, or system components of legal
descriptions.
ACT

Acoustical Ceiling Tile

GFI

Ground Fault interrupt (circuit)

AHU

Air handling unit

GWB

Gypsum Wall Board

BTU

British Thermal unit (heat measurement)

HVAC Heating, Ventilating, Air Conditioning

CMU

Concrete Masonry Unit

HWH

Hot Water Heater

EDPM Rubber membrane roofing

MDP

Main electrical distribution panel

EUL

Expected Useful Life (life cycle)

PTAC

Package through wall A/C unit

FCU

Fan Coil Unit

RTU

FHA

Forced Hot Air

MSBC Massachusetts State Building Code

IBC

International Building Code

VAV Variable Air Volume box

ACM

Asbestos containing material

VCT Vinyl Wall covering (floor tile)

ADA

Americans with Disabilities Act

MAAB Mass. Architectural Access Barriers

51

Roof top Unit

2.0 SITE CONDITIONS
2.1 Topography
Description:
Site is a flat and treed along the rear. Actual building site sits above the road elevation by 4-5 feet.
Large shared field abuts the property.
On Eastford Road, the operational front of the building, paved parking pitches away from the building
and runs toward the street. Dumpsters are partially blocked on one side by an 8ft fence.
Recommended Repairs: See 2.2
2.2 Pavement, Parking, and Drainage Structures
Description:
Site is paved to accommodate the use. Parking and access is not adequate for existing staff and visitors.
The operational front on Eastford Road main parking is in fair shape with heaving and un level
conditions exist. The drive on the north side leads to playgrounds and bus drop and limited parking.
At the Eastford Road side of the building also has a Parking area. There is a large playground area in the
rear or north side of the building. Recreational areas are limited on site.
There are concrete walks around the front yard to access the building from the street.
Condition and Observation:
Areas of wear and asphalt degradation can be observed in the area of the Eastford Road. The heavy
wear in this area will require a monitoring and spot repair. There is no drainage and surface water runs
down the drive creating water and heaving problems where the drive intersects the street. Other areas
of the drive/parking require crack sealing and relining of pavement marking.
The rear and south access drive that services the kitchen door is in poor shape with much of the asphalt
is broken up, significant cracking and uneven due to heavy wear.
Areas of the original concrete walks have broken and are in disrepair. Replacement of sidewalks is
required
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Evaluate all drive areas and cut out and replace severely damages areas, and crack seal all other
areas. Remove replace 3,000 square feet of paving.
Replace damage concrete sidewalks along the front of the 1931 building.
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2.3 Landscaping
Description:
Minimal landscaping exists. The slightly sloped site has lawn areas around the front side of the
structure.
Condition and Observations:
Trees in the south and west of the school need some pruning to prevent branches from getting close to
the building and create other issues.
Trees in courtyard are maturing and starting to overwhelm the space.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Evaluate trees and replace with a species which does not exceed the building height.

2.4 Municipal Services and Utilities
a. Water and sewer
Southbridge has its own water and sewerage
b. Fuel oil
c. Electric
NationalGrid

3.0 BUILDING CONDITIONS
3.1

Sub Structure/Foundation
Poured concrete foundation walls and poured slab on grade. The foundation walls are assumed to
have spread footing.
Condition and Observation:
Generally, the foundation appears to be in good shape. No visible sign of cracking or movement
were observed.

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
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None

3.2

Super Structure

Description:
The 1932 Building super structure is constructed with a cast in place reinforced concrete coffered pan
system with a combination heavy masonry walls and steel frame as support. The 1932 building roof is
a steel frame with full dimension wood planking. The construction appears in good condition.
The 1932 Eastford Road entrances are poured in place concrete stairs and access ramp system that has
cast in place metal rail system.
Condition and observation:
Condition: Good
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:

3.3

Facades

3.3.1

Description Facades: (Brick, metal soffit,)

None

The predominant brick façade of the original 1932 load bearing masonry is a solid construction with no
cavity wall. The 1993 buildings are a veneer brick application. The brick façade in general looks good.
Age appropriate deterioration is occurring. The exposed mortar joints have exposed aggregate which
indicated the outer layer of the mortar is wearing away. Spot areas of repointing are required.
3.1.1.1 Façade Design detail concerns of the 1993 completion of additions: (West Street School,
Charlton Street School, and Eastford Road School)
The 1993 addition to all the elementary schools (West, Charlton, Eastford) additions have similar details
in the masonry facade on the new addition, window installations, and on what is referred to in this
report as the connector bridge section that connects the new construction to the existing building and
creates a window wall facing the courtyard of each building. At each school, the similar water
infiltration problems are occurring at the same location. The concern is same “flaw” in the assembly is
occurring/failing and is creating water infiltration that is damaging sheetrock, and possible leading other
material failures. At the windows, the moisture infiltration may be the cause of the wood bottom rail
to rot, swell, and or structurally failure of the sash connections. The following is a concern at each of the
areas of concern Cast Concrete band at roof curb and window headers: At all schools noted above, the cast concrete
band at the roof curb sits on top of the brick façade. At this location it could not be observed if any
counterflashing of the cast concrete band and the brick exist. No weep holes exist, which indicates that
counter flashing does not exist. Consistently at all the schools, it can be observed at multiple window
locations water staining at the head casing of the window is occurring. This similar water
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infiltration/staining condition at all schools is consistent and occurs on different orientations of the
facades.
Exterior window installation: At all schools the aluminum clad wood window sits within the masonry
opening. No head counterflashing could be observed. In many cases the top exterior window casing sits
flush and in some cases proud of the surrounding brick. The application of window sealant at all
casing/brick/cast concrete is the only protection from water infiltration. The concern is the water
infiltration has affected the aluminum clad wood window. Some locations have caused rot in the wood,
swelling of the wood which makes the window inoperable, or weakened the wood joints causing the
window to fail.
Connector bridge: The detail at the window wall has an aluminum frame window curtain wall sitting on
a cast concrete sill level with the floor. What is observed at the location where the second floor
window curtain wall sits on the cast concrete sill, moisture has penetrated this detail. As a result of this
water infiltration, the ceilings below this area are all water stained, or have fallen due to moisture
failure. It should also be noted that at both the first floor and second floor of this “connector bridge”
there is consistent VCT flooring failure. It is unclear if the moisture has penetrated the concrete deck
creating this failure, or the connector bridge area has minimal thermal barrier. The differential
temperature of a minimal thermal barrier would cause expansion/contraction or moisture issue that
affect the floor.
Conditions and observations:
Condition: Good to Fair
Various areas of the cast concrete facade mortar have fallen out or has deteriorated requiring spot
repointing. Sign of moisture leaking from the cap flashing of the cast concrete has affected the mortar
joints of the cast panels. Re-evaluation of the flashing is required.
Several window lintels in the 1932 building have rusting occurring. Rusting needs to be addressed, in
order to prevent expansion and damage to the brick.
The main body of the 1931 brick façade has small areas where spot areas of missing mortar exist. On
the front south east corner, has areas on the corner where mortar has prematurely worn away, to
depths where it is readily seen. Area is approximately 400 square feet.
The south east side of the building has a roof drain that does not discharge to grade. The current
condition allows discharge water to run down the wall, saturating the brick and causing premature
mortar wear.
On the south side, the two story wing is sandwiched between the main structure and a one story
addition. This is highlighted, because a significant vertical crack in this two story wing. The crack has
areas that exceed ½ in width from top to bottom. The wall appears in the same plane and appears not
to have shifted. A structural vertical crack of this magnitude needs further investigation by a structural
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engineer. A crack of this magnitude allows for moisture to infiltrate the brick wall. This excess moisture
leads to further degradation of the wall. There are multiple reasons for such a failure. Movement
between the original 1932 and the 1991 structure could create lateral forces that cause the break to
create an expansion joint, excessive loading on the roof causing the roof deck to move and impact the
structural wall, or water infiltration within the wall creating hydraulic loads on the brick mutt be
investigated.
Along the top cast concrete band on the 1993 addition, it appears a couple of cast concrete bands have
shifted out of plumb. This indicated possible water infiltration at the edge of roof is allowing some
moisture infiltration. Cast band shift has created gaps which could allow for further moisture issues or
insect/bird nesting. Concern if left unaddressed is the cast concrete section could fall out.

3.3.2

Description Windows and Doors:

The windows are double glazed aluminum clad wood framed typically found in commercial construction
with a metal spandrel panel. These windows were replaced in the 1991 renovation and addition.
Condition appears to be in Good condition, however need operational upgrades. Windows have an
operable awning sash. The windows sashes have had extensive use since 1991 where smooth operation
is not found. Weathertight integral gasket ting of the windows sash has deteriorated and fallen out or
worn to a point where replacement is required. Windows were not properly sealed along the casing
and at the sill. Removal of the sill shows no air seal at the top of the brick and under the sill.
All exterior caulking has met its lifecycle and is failing. Missing caulking, caulking that has pulled away
from the masonry of aluminum frame, or caulking cracking exposes the window to exterior moisture
and weather. Most joints could be considered not weathertight and have failed.
Main entry is a double glazed aluminum commercial store front system typically found on commercial
construction. Condition appears to be in good condition but all need weatherstripping and operational
tune-ups.
Several door frames have rusting conditions occurring at the base of the frame. Rusting on a couple
doors may require removal of the damaged are and re welding a patch. Weatherstripping of the doors
has deteriorated and significant gaps can be observed.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Life cycle of caulking and sealants needs to be inspected and evaluated. Removal and Replacement of
the all caulking joints at the windows is required due to life cycle failure.
$28,000
Remove rust on frames and repaint all exterior doors

$ 5,000

Replace and re-install weather-stripping at all door locations

$20,000
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Repointing masonry repair

$30,000

Weatherization, sealing, and caulking of the entire structure required to prevent air infiltration as an
energy savings measure, and stop rusting conditions.

3.4

Roofing

EPDM Roofs
The adhered EPDM roof system covers approximately 58.380 square feet, is reported to be
approximately 28 years old and is original to the Eastford Road School renovation. The EPDM roof
covering is adhered to flat rigid board roof insulation. The condition of this roof is fair shape except
for isolated issues. There is a+/- 120 SF area of roof insulation that is soft under foot – usually
indicating moisture saturated roof insulation.
The head custodian reported leaks occur randomly, and are addressed by Facilities maintenance.
Recommendations:
Short Term: Short-term repairs should include the following:
• Application of sealants to defective sealant joints.
• Application of sealant to splits in pitch pocket penetrations.
• Replace suspected underlying wet insulation at EPDM roof.
• Perform additional investigations into potentially leaking throughwall flashings and
HVAC equipment.
The estimated cost to perform short-term repairs and investigations is $10,000 to $12,000.
Long Term: Long-term repairs should include the following:
• Begin a comprehensive roof study and budgeting process
• Remove and replace EPDM roof systems in approximately 2 years.
• Remove and rebuild disrupted brick masonry. Repoint defective mortar joints.
The estimated cost to perform long-term replacement is $20,000 for the study, and $1.75M to
$2.0M for construction (EPDM).
3.5

Basements / Attics

Description:
Under the 1932 structure is a basement Mechanical room.
Condition: Good
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3.6

ADA Compliance

The Americans with disabilities Act (ADA) and the State of Massachusetts Accessibility Code governs
public accommodations and commercial properties. This report will only look at accommodations and
access to public facilities that are equal or similar to those available to the general public. This report
will identify areas of non-compliance, or will be in compliance if upgrades and renovations are made to
the facility, that trigger mandatory resolutions. However this report is not a full ADA or Accessibility
Code assessment. Being “Public” facilities, upgrades to allow for employee or the general public need
to be addressed to meet the provisions of Title III of the ADA Act.
Condition:
Upgrades address in the 1991 addition met the codes at that time for compliance. Because of age, a full
Accessible study should be performed to assess compliance throughout the structure.

3.7

Interior Finishes and Components

Descriptions:
Typical Interior finishes:
Specialties Finishes:
Locations

Floor

Walls

Ceilings

Offices

Carpet

Painted plaster

Acoustical tile

Corridors

VCT

Painted plaster CMU,
Glazed Tile

Acoustical tile

Bathrooms

Tile

CMU

Acoustical tile

Class rooms

VCT /Carpet

Painted plaster

Acoustical tile

Library

Carpet

Painted sheetrock

Acoustical tile

gym

wood

Painted block

Conditions:
The walls of the 1932 Building are predominantly brick/block and plaster. The newer additions are
standard steel stud and sheetrock applications. The walls have spot areas of disrepair do to age and
some previous water problem. Cracking in the plaster is due to age, past water issues and movement
and can be addressed.
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Most areas are in good condition. Carpeted areas are showing their age. Systematic replacement of the
heavily wear areas main offices)
The VCT tile is in fair condition. The constant wear and tear of the hall floor cracked and loosen the vct
tile. Periodic removal and replacement has been ongoing.
Wood flooring in the gym is approximately 70 years old. The floor has significantly darkened to multiple
coats of urethane.
Ceilings in the building have 2x4 acoustical tiles, which do to age are swelling and bowing do to age.
Interior doors and trim are original to the building. The material conditions and deterioration is
consistent with a well used school of the same age.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Repair plaster damage and cracking
Replace water stained and acoustical ceiling tiles that have reached their life cycle
Sanding Refinishing of the gym floor will be required
Refinish all doors, wood trim, and jambs

4.0 BUILDING SYSTEMS
4.1. Plumbing
Description:
The domestic service enters the building from the west side into the main water service/fire service area
in the basement in a small meter pit. The observed supply copper piping in the 1932 building appears to
be working. The waste lines are cast iron.
The plumbing fixtures are vitreous china with chrome trim.
The building uses a combination of an energy-efficient gas fired water heater with water storage tank
with circulating pumps supply domestic hot water.
Condition: Fair
The main service entry valve (owned by the Town), Valve pit is a small pit installed with the 1932
building. There is a request by the Town of Southbridge Water Department that a new water
meter/service entry with a Backflow system be install in accordance with State regulations.
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A majority of the gate valves are original and due to mineral content in the water, non exercising of the
valves, and the dis similar metals of the plumbing components, the valves could be “frozen” in the open
position. A major investigation and exercising of the valves is recommended.

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Piping for a new water service entry with backflow device
Replace zone valves with new ball valves to assure access to shut down in case of an emergency
Systematic replacement of the toilets and flushometers

4.2 HVAC
a. Heating Plant
Description:
The building is serviced by an oil fired Weil Mclain package boiler plant in the mechanical room which
supplies hot water to various AHU units to support the building and its classroom Fan Coil units. The
units were installed in the 1991 with the original construction. The main supply pumps are also located
in the space. The units are nearing the 30year life cycle
Hot water tank is oil fired boiler with two supply tanks installed in the 1991 renovation to the building
and is located in the Mechanical room.
The building is controlled with a Seimens Controls building management system (pneumatic /electric
controls). The system installation occurred as part of the 1991 renovation.
Condition: Fair
b. Distribution system (VAV, FCU, exhaust)
Description:
The building is supplied with conditioned air through unit ventilators units that provide conditioned air
in classrooms.
Condition: Good
The building distribution of the HVAC and hot water was also installed during the 1991 construction
project. The building is a Trane unit ventilators to provided tempered fresh air supplemental heat
source. The units are nearing their life expectancy, but are basic units. The basic units can be upgraded
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thru component replacement. Motors, actuators, and valves should be carried in an operational
replacement program as components fail.
Kitchen exhaust upgrades are required to address heat and air quality issues.
The Southbridge Public Schools goal; is to install ceiling fans in classrooms in an effort to provide some
air movement during warm periods while class is in session.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
General comment - many of the components of the HVAC system are nearing the end of the
lifecycle. Motors, pumps, BMS control software lifecycles are 10 to 15 years. The school have
experience some of these components failing due to age. A system component replacement
budget needs to be implemented. Pumps, actuators, motors, condenser/contactors should be
planned for replacement in the near term. Table 2
Immediate replacement/upgrade of the energy management system should be addressed.
Upgrades of the system are required, and re-commissioning should be addressed during this
upgrade to assure proper operation of the HVAC equipment. (Utility supplier may offer some
rebates for this work upgrade/re-commissioning work) Table 1
Replace/upgrade kitchen exhaust
Water heater boiler is nearing its lifecycle and should be a near term repair before failure
occurs.
The Seimens Controls building management system is in need of updating and recommissioning.
Generally, the industry upgrades software and the communication platform every ten years.
AHU units are in good shape, but components within the units (blower motors, furnace
ignition/fire chambers) are nearing the life cycle. Replacement of components needs to be
anticipated and budgeted for.
Replacement/upgrade of the pneumatic system should be addressed because of age and
operational problems. Upgrades of the system are required, and re-commissioning should be
addressed during this upgrade to assure proper operation of the HVAC equipment.
Full and complete HVAC study and evaluation is required to determine a course of action to
assure operational needs for the next 10 years.
AHU units are in good shape, but components within the units (blower motors, furnace
ignition/fire chambers) are nearing the life cycle. Replacement of components needs to be
anticipated and budgeted for.
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Underground Fuel Oil Storage (UST) life expectancy for a double wall fiberglass UST has a 50
year life expectancy, but the warranty by most manufacturers is for 30 years. The Town of
Southbridge, per Massachusetts State law, is required to perform UST third party inspections on
its tank. An active yearly testing regime needs to be implemented, to assure compliance with
the law and the worthiness of the tank. The yearly testing will re-affirm that the leak
monitoring equipment for the UST is working. Based on age of tank and cost associated with
spills/leaks, it behooves Southbridge to aggressively monitor tanks.

4.3 Electric
Description:
Existing electric service is 600 amp electric service with 120/208V three phase. The GE Electric service
switch gear existing in the 1931 building is an older switch gear. The sub-panels that feed the 1991
additional are original to that time.
A large majority of the interior and exterior lighting has been upgraded to new LED lighting.
Condition:
The building has minimal outlets throughout the classrooms and building.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Near term repair is to have an electrical specialist perform thermal survey and testing company
inspect all circuit breakers or operation and effectiveness. The pro-active survey will determine
if there are any circuit breaker concerns. Table 1
Systematic replacement of electrical switchgear should be planned for to service the building.

4.4 Fire Suppression and Fire Alarm
Description:
The property is protected by a multi-zone Fire Alarm control panel, hard wired smoke and heat
detectors, pull stations, illuminated exit lights, emergency battery lighting units, horn/light enunciators,
and fire extinguishers. Fire Alarm: The existing fire alarm system has 12 zones and includes manual pull
stations, horn/strobes units. The 1990’s addition appears to be operational and functioning. All
equipment predates much of the current codes and ADA requirements.
Condition:

Fair
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Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Fire detection and alarm have long past its lifecycle and replacement/upgrades are needed to
meet code and industry requirements.
The existing smoke detector heads need to be systematically replaced. Industry standards
recommend detector replacement every 10 years.

4.5 Elevators
Description:
The school is a multilevel building that requires two (2) elevators to be ADA compliant.
Condition: Good
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
As with all elevators nearing there thirty year life span, the school should anticipate component failure,
or a controls upgrade. Items such as Power Heads, hydraulic seals, and control electronics may fail due
to age. Modernization of the elevator is recommended per industry standards.

5.0 CODE/OPERATIONAL CONCERNS
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SITE CONDITIONS
Concrete
Remove and replace
damaged walks
2.2 walks
2.2 Asphalt
Repair bad area areas
BUILDING CONDITIONS
3.3 Engineering
3.3 Masonry
3.3 Masonry
3.3.2

Windows
Door frame
3.3 repair
Weather
3.3 stripping

3.4 Roofing
3.4 Roofing
Roof
3.4 engineering
INTERIOR ELEMENTS

Engineer services
Re-seal sealants and
expansion joints
Repoint damaged areas of
building
Systematic replacement
of windows
Repair sand and remove
rust and paint
Replace weatherstripping
at all doors
Repair immediate roof
leak
Replace roof in entirety

4.1 Plumbing
4.1 Plumbing
4.2 Exhaust fan
4.2 Boiler

Replace floor tile
Sand, repaint, refinish
Replace hallway ceiling
tiles

Replace water service
entry
Systematic replacement
valves and fixtures
Replace/upgrade kitchen
exhaust
Replace boilers at 30yr
life cycle

HVAC Building
managements Upgrades and
4.2 ystem
recommissioning
Replace water heater at
4.2 Water heater 30yr life cycle
Underground
fuel storage 30 year comprehensive
4.2 tank
test
Engineering for electrical
upgrades
4.3 Electric
4.3 Electric
4.3 Electric
Fire
4.4 Suppression

Fire alarm
4.4 Panel

4.5 Elevators
CODE COMPLIANCE
5

4,000

15,000 unit

Test all electric panels
Install ceiling fans
Replace sprinkler heads
per industry standard
Upgrades to existing
panel and smoke detector
head replacement
Replacement of seals and
pumps life cycle
modernization

Immediate
Repair Cost

Unit
Description
8 sq ft

Comments or Additional Description

1,000 Remove and replace damaged walks
24,000 Repair/replace heavily damages asphalt.
Engineer all masonry repairs and crack
15,000 investigation/ext envelope work
Sealants are meeting lifecycle and
28,000 cracks/seperations are occuring.

4,000

7 ln ft

2,000

30 sq ft

40

2,500 unit

100,000 Replace wood clad aluminum windows

10

500 unit

5,000 Repair sand and remove rust and paint

12

200 unit

Replace all weatherstriping and readjust
2,400 doors

1
58,380

30 sq ft

Engineering

Repaint interior
3.7 Paint interior renovations
Repair plaster cracks and
carpentry repairs
3.7 Plaster
3.7 VCT floor tile
3.7 Gym Floor
Replace ACT
3.7 ceiling tiles
BUILDING ELEMENTS

Unit Cost

Recommended Work

Eastford Road Elementary
Quantity

Section
Name

Section
Number

TABLE 1- IMMEDIATE REPAIR COSTS

60,000 Repoint damaged areas of structure

10,000 Repair edpm roof leak
1,800,000 Replace roof
20,000 Engineering study for replacement

10,000

1 sq ft

3,000

3 sqft

6,200 Repaint entire interior after renovation
Repair plaster cracks and general
15,000 carpentry repair

5,000
3,000

6 sqft
6 sq ft

30,000 Replace damages floor tile per floor
18,000 Sand, repaint lines and refinish floor

6,000

6 sq ft

18,000 Replace ceiling tiles at end of lifecycle

30,000 job
15

1,000 unit

1

15,000 unit

2

250,000 unit

1

100,000 unit

1

30,000 unit

1

2,000

1

4,000

4
1

2,000 panel
850 unit

170

2

Water service is a priority need for
30,000 replacement due to severe material decay
15,000 Replacement due to failure / lifecycle
Upgrade kitchen exhaust to address heat
15,000 air quality
Replace older boiler due to end of life
500,000 cycle
Engineering and replacement of hvac
controls to a building management
100,000 system.
Replace older water heater due to end of
30,000 life cycle
Comprehensive test of tank for
2,000 compliance replace in 20 years

110 unit

4,000 Engineer investigation and specifications
Test and inspect all electric circuit
8,000 breakers for operational use.
30,000 Install in 35 rooms
Replace sprinkler heads per industry
18,700 standard over 20 years

15,000 unit

Upgrade panel to extend life and replace
15,000 detectors per industry standards

100,000 unit

TOTALS
1.25 MULTIPLIER
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Modernization upgrades due to end of
200,000 lifecycle

3,120,300
3,900,375

Ramps have been repaired several
times.
Signs of standing water.

Design issue allows moisture infiltration
affecting walls and walks. Installation of
caulking required.
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Front drive has been crack sealed
to prevent further damage.

Rear drives have failed and need
replacement
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Original Cast concrete
entrances. Joints have
opened up and roof
flashings are allowing
water.

67

Highlight of mortar joints opening up and years of water
infiltrating the concrete and wearing finish to expose
aggregate which allows more infritration.

Structural crack from top
of wall to base. Crack
exceeds 1/8 inch and
needs investigation and
repair.
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East side mortar has receded and
exposed aggregate. Re-pointing
is needed.

Decorative concrete band has
water penetration and has
shifted out of plumb allowing
moisture to penetrate wall.
Mortar at the concrete block
and brick shows signs of
cracking.
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Roof drain allowed to drain down
wall, causing mortar failure and
water infiltration.

Excessive water
concentration at
gutter is washing
down the wall
creating moisture
issues.
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Need to seal
penetrations
Metal lintels showing
signs of rusting

Metal lintel rusting

Finish on metal
window is
flacking off.
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Finish on column and
seams are failing

Typical bridge detail. Water infiltrates at
the exterior cast sill and joints. Creates
damage to ceiling below. Floor tiles are
lifting due to thermal movement/moisture
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Locations of water infiltration
in the 1990’s addition

Typical rot damage to
aluminum clad wood window.
Bolt installed to hold window
hardware.
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Wood floor gym/café requires
a full sanding /refinishing.
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Oil fired boiler and
pneumatic controls

Siemens pneumatic to electric controls

75

Burnham water heater
and duel storage tanks

Oil tank supply pump
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Fire alarm EST panel

Fire suppression

77

Year 10

Year 9

Year 8

year 7

year 6

year 5

year 4

year 3

Year 2

Year 1

Unit Description

Unit Cost

Quantity

Remaining usefull life

Effective age

Recommended Work

Average life cycle yrs

Section Name

Section Number

TABLE 2- REPLACEMENT RESERVES Eastford Street Elementary

Total
over the term

SITE CONDITIONS
Repair concrete sidewalks
ramp
2.2 Site work
Asphalt work
2.2 Asphalt
BUILDING CONDITIONS
Exterior envelope
3.3 Engineering engineering
3.3 Masonry
Repoint/repairs/failure
3.3 Masonry
Reseal joints
3.3.2 Windows
Systematic replacement
Repairs doors frames
3.3 Door
Weather
Weatherstripping doors
3.3 stripping
3.4 Roofing
Immediate repair
3.4 Roofing
Replacement
3.4 Engineering Roof engineering
INTERIOR ELEMENTS
VCT tile replacement
3.7 VCT Tile
Paint interior
3.7 Paint
Plaster/
Repair damaged
plaster/carpentry
3.7 carpentry
Sand, paint, refinish
3.7 Gym Floor
ACT Ceiling Replace hallway ceiling
tile
tiles
3.7
BUILDING ELEMENTS
Replace water service
and install backflow
4.1 Plumbing
Plumbing / Systematic replacement
valves fixtures
4.1 HVAC
Replace boiler 30 yr
lifecycle
4.2 Boiler
Building
Managemen Upgrade and
recommissioning
4.2 t
Water
Replace water heater 30
yr lifecycle
4.2 Heater
Kichen
Replace/upgrade exhaust
4.2 exhaust
Undergroun 30 yr comprehensive test
4.2 d oil storage evaluation / engineering
4.3 Electric
Testing panels
Upgrade obsolete Electric
panels and engineering
4.3 Electric
Install ceiling Fans
4.3 Electric
Fire alarm
Uprade
fire alarm panel
panel
4.4
Fire
Replace Sprinkler heads
4.4 Suppression per industry standards
4.5 Elevator
Modernization lifecycle
CODE COMPLIANCE
5

30
15

1,000
30,000

10
50
15

2,000
4,000
40
10

8

12
3,600

job
8 sq ft

1,000
24,000

15,000 job
job
60,000
7 ln ft
2,500 unit
500

5,000
20,000

25,000

25,000

15,000
60,000
28,000
100,000
10,000

25,000

5,000

200 unit
5 sq ft

5,000

10,000

2,400
18,000

2,400

2,400
10,000

10,000

20,000

30
7

50,000
10,000

25

100,000
3,000

30

20,000

6 sq ft

1

30,000 unit

100

1,000 unit

20
4

10
4

15

20,000

6 sq ft
1 sq ft

30,000

10,000

7,200
48,000
1,800,000
30,000

5,000

60,000
18,900

30,000

7,700

3 sq ft

6,200

12,000

12,000

6 sq ft

10,000

20,000

48,000

30,000

24,000

20,000
10,000

30,000

50,000

10,000

10,000

10,000

80,000
500,000

1 #######

100,000

100,000

30,000

30,000

1

30,000 unit

1

15,000

1
35

15,000

15,000

2,000 test

20,000
2,000

2,000

30,000 panel
850 per fan

30,000

30,000
35,000

15,000

15,000

110 unit
170
2 #######

TOTALS
1.25 MULTIPLIER

22,000
4,000

35,000

15,000 job

4

10,000

500,000

2,000

15

92,000

2 #######

4
30

34,000
18,000

18,000

30

20
30

60,000
28,000
25,000

1,800,000
1

30

11,000
64,000

20,000

15,000

30

30

5,000

18,700

18,700
200,000

200,000

$

122,000
152,500

$

76,400
95,500
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$

88,000
110,000

$ 1,940,700
2,425,875

$ 712,400
890,500

$

60,700
75,875

$

90,000
112,500

$

69,200
86,500

$

40,000
50,000

$ 296,400
370,500

$

3,495,800
4,369,750

CHARLTON STREET ELEMENTARY

Location:

220 Charlton Street

Building area: 72,130sq ft

Year Built

1932 renovated 1993

Assessor 022/191/00001

Condition:

Good

Land area:

79

7.5 acres

1.0 PURPOSE and LIMITATIONS
The purpose of this Property and Conditions Report (the Report) is to assist the Town of Southbridge to
assess the general physical condition and maintenance status of the property and to recommend repair
and maintenance items consider significant for the property to continue its current operations.
The information reported was obtained through sources deemed reliable, a visual site survey of areas
readily observable, access through building “owners” and information presented by the Town.
Findings, conclusions, and recommendations in this Report are based on the methods described above,
industry standards, and general observations of the equipment and its visible condition.
The report is focused on existing conditions, lifecycle of existing materials, and non-code compliant
conditions. Recommendations will include items needed to bring the space/component to a safe, code
compliant, and generally accepted facilities condition. The Report does not anticipate change of use,
reconfiguration of space, or change in current program.
Estimated Costs are based on professional judgment and the probable or actual extent of the observed
defect inclusive of the cost of design, procure, construction and manage corrections.

1.1 Condition
The Report uses terms describing conditions of the various site, building and system components. The
terms used are defined below. It should be noted that a term applied to an overall system does not
preclude that a part, component, and section of the system may be in a different condition.
Excellent

The component or system is in new or like new condition, and little or no deferred
maintenance is recommended, or the scheduled maintenance can be accomplished with
routine maintenance.

Good

The component or system is in sound and performing its function. It may show signs of
normal aging or wear and tear, and some remedial and routine maintenance or
rehabilitation work may be necessary.

Fair

The component or system is performing adequately at this time but is obsolete or is
approaching the end of its useful life. The component or system may exhibit Deferred
Maintenance, evidence of a previous repair, workmanship not in compliance with
common accepted practices. Significant repair or replacement may be recommended
to prevent further deterioration, prevent premature failure, or to prolong its useful life.

Poor

The component or system has either failed or cannot be relied upon for continued use
performing its original function, excessive Deferred Maintenance or state of disrepair.
Repair or replacement is recommended.
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1.2 Abbreviations
The report may use abbreviations to describe various site, building, or system components of legal
descriptions.
ACT

Acoustical Ceiling Tile

GFI

AHU

Air handling unit

GWB

BTU

British Thermal unit (heat measurement)

HVAC Heating, Ventilating, Air Conditioning

CMU

Concrete Masonry Unit

HWH

Hot Water Heater

EDPM Rubber membrane roofing

MDP

Main electrical distribution panel

EUL

Expected Useful Life (life cycle)

PTAC

Package through wall A/C unit

FCU

Fan Coil Unit

RTU

Roof top Unit

FHA

Forced Hot Air

MSBC Massachusetts State Building Code

IBC

International Building Code

VAV Variable Air Volume box

ACM

Asbestos containing material

VCT Vinyl Wall covering (floor tile)

ADA

Americans with Disabilities Act

MAAB Mass. Architectural Access Barriers
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Ground Fault interrupt (circuit)
Gypsum Wall Board

2.0 SITE CONDITIONS
2.1 Topography
Description:
Building is situated on a relatively flat lot with at-grade egress points around the perimeter.
There are playfields and playgrounds abutting the site.

Condition and Observations:
The site appears to be well-graded and no issues observed.

Greenspaces are minimal on site and traffic wear is readily observed.
Recommendations:
Develop a masterplan as to parking and how the school wants to use its green space and
address parking needs. Install a landscape buffer and barrier plan.

2.2 Pavement, Parking, and Drainage Structures
Description:
Site is paved to accommodate the use. Parking and access appears adequate. Parking lot to the east
supports most staff vehicle.
There is a playground area in the rear or north side of the building.
Condition and Observation:
Areas of wear and asphalt degradation can be observed in the area of the Guelphwood Road side bus
circle. The heavy wear in this area will require a monitoring and spot repair. There is no drainage and
surface water runs down the drive creating water and heaving problems where the drive intersects the
street. Other areas of the drive/parking require crack sealing and relining of pavement marking.
The Charlton Street semi-circular drive is in poor shape with much of the asphalt is broken up, significant
cracking and uneven due to heavy wear.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
The bus drop off circle of the parking lot will need repair and crack sealing.
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$10,000

2.3 Landscaping
Description:
Minimal landscaping exists.
Condition and Observations:
Trees were planted close to the building, and branches are growing into building.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Trees in the south of the school need some pruning to prevent branches from getting close to the
building and create other issues. Low shrubs in front are in need cut back and pruning.

2.4 Municipal Services and Utilities
a. Water and sewer
Southbridge has its own water and sewerage
b. Fuel oil
c. Electric
NationalGrid

3.0 BUILDING CONDITIONS
3.1

Sub Structure/Foundation
Poured concrete foundation walls and poured slab on grade. The foundation walls are assumed to
have spread footing.
Condition and Observation:
Generally the foundation appears to be in good shape. No visible sign of cracking or movement
were observed.

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
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None

3.2

Super Structure

Description:
The 1932 Building super structure is constructed with a cast in place reinforced concrete coffered pan
system with a combination heavy masonry walls and steel frame as support. The 1932 building roof is
a steel frame with full dimension wood planking. The construction appears in good condition.
The 1991 addition is a steel framed structure with a veneer brick facade.
Condition and observation: Good
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:

3.3

Facades

3.3.1

Description Facades: (Brick, metal soffit, wood cornice)

None

The predominant brick façade of the original 1932 load bearing masonry is a solid construction with no
cavity wall. The 1993 buildings are a veneer brick application. The brick façade in general looks good.
Age appropriate deterioration is occurring. The exposed mortar joints have exposed aggregate which
indicated the outer layer of the mortar is wearing away. The 1993 addition has a unique corbelled brick
detail that allows water to sit in the exposed edge of the brick. Efflorescence is occurring at this area.
Condition and observation: Good
Spot areas of repointing are required. Areas that need to be addressed first are where vertical joints of
the base level band coarse sits forward of the vertical wall.
Various areas of mortar have fallen out or has deteriorated requiring spot repointing original 1932
throughwall flashings, flashing at doors and windows appear to be thinning or worn away at the edge
and have exceeded the life expectancy. Re-evaluation of the flashing is required.
On the 1932 building, an entrance stair was removed and bricked in. Poor construction workmanship at
the old stair and cast concrete façade has open gaps and were not sealed. The gaps expose the inner
brick wythe and appear open to basement.
Mortar joints at the brick and cast concrete façade has missing mortar and cracking do to dissimilar
movement.
Several brick expansion joints show signs of failure. Caulking has cracked or pulled away from the brick
surface allowing airgaps. These gaps lead to energy loss and water infiltration.
Wood cornice has significant paint peeling and some need for spot repair.
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3.1.1.1 Façade Design detail concerns of the 1993 completion of additions: (West Street School,
Charlton Street School, and Eastford Road School)
The 1993 additions to all the elementary schools (West, Charlton, Eastford) have similar details in the
masonry facade on the new addition, window installations, and on what is referred to in this report as
the connector bridge section that connects the new construction to the existing building and creates a
window wall facing the courtyard of each building. At each school, the similar water infiltration
problems are occurring at the same location. The concern is same “flaw” in the assembly is
occurring/failing that is creating water infiltration that is damaging sheetrock, and possible leading other
material failures. At the windows, the moisture infiltration may be the cause of the wood bottom rail
to rot, swell, and or structurally failure of the sash connections. The following is a concern at each of the
areas of concern Cast Concrete band at roof curb and window headers: At all schools noted above, the cast concrete
band at the roof curb sits on top of the brick façade. At this location it could not be observed if any
counterflashing of the cast concrete band and the brick exist. No weep holes exist, which indicates that
counter flashing does not exist. Consistently at all the schools, it can be observed at multiple window
locations have water staining at the head casing of the window. This similar water infiltration/staining
condition at all schools is consistent and occurs on different orientations of the facades.
Exterior window installation: At all schools the aluminum clad wood window sits within the masonry
opening. No head counterflashing could be observed. In many cases the top window casing sits flush
and in some cases proud of the surrounding brick. The application of window sealant at all
casing/brick/cast concrete is the only protection from water infiltration.
Connector bridge: The detail at the window wall has an aluminum frame window curtain wall sitting on
a cast concrete sill level with the floor. What is observed at the location where the second floor
window curtain wall sits on the cast concrete sill, moisture has penetrated this detail. As a result of this
water infiltration, the ceilings below this area are all water stained, or have fallen due to failure. It
should also be noted that at both the first floor and second floor of this “connector bridge” there is
consistent VCT flooring failure. It is unclear if the moisture has penetrated the concrete deck creating
this failure, or the connector bridge area has minimal thermal barrier. The differential temperature of a
minimal thermal barrier would cause expansion/contraction or moisture issue that affect the floor.
3.3.2

Windows and Doors:

The windows are double glazed energy efficient aluminum clad wood framed window not typically
found in commercial school construction. As reported, the window was manufactured by Eagle
Window, which subsequently serviced by Anderson Windows. Most school construction use a total
aluminum frame window. The connector/bridge design has aluminum framed glass sitting on a cast
concrete ledge/sill. These windows were replaced in the 1993 renovation and addition. Condition
appears to be in fair condition, however need operational upgrades. Windows have an operable sash.
The windows sashes have had extensive use since 1993, and many windows operational springs are
worn to the point where smooth operation is not found. It is also noted that portion of the bottom rails
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of the aluminum clad wood windows have “rotted” or significantly weakened. The aluminum clad
wood window installed within the existing masonry frames appear to have no cap flashing or vapor
barrier at the masonry. With no thermal or material break, “wicking” of moisture into the window
frame appears to have occurred. Weathertight integral gasketing of the windows sash has deteriorated
and fallen out or worn to a point where replacement is required.
All exterior caulking has met its lifecycle and is failing. Missing caulking, caulking that has pulled
away from the masonry of aluminum frame, or caulking cracking exposes the window to
exterior moisture and weather.
Main entry is a double glazed aluminum commercial store front system typically found on
commercial construction. Condition appears to be in fair condition but all need weather
stripping and operational tune-ups. The exposed (interior and exterior) steel tube is subject to
significant thermal movement which results in a premature failure of the exterior sealant and
connection. This exposed steel tube creates a significant thermal loss within the building.
Main entry is a double glazed aluminum commercial store front system typically found on commercial
construction. Condition appears to be in good condition but all need weather-stripping and operational
tune-ups. Joints that abut the exposed structural steel tube has cracked at what appears to be
differential movement and/or rusting of the exposed steal.
Several door frames have rusting conditions occurring at the base of the frame. Rusting on a couple
doors may require removal of the damaged are and re welding a patch. Weather-stripping of the doors
has deteriorated and significant gaps can be observed.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Life cycle of caulking and sealants needs to be inspected and evaluated. Removal and Replacement
of the all caulking joints at the windows is required due to life cycle failure. $56,000
Spot masonry repairs and repointing

$12,000

Evaluate and replaced damaged windows

$100,000

Evaluate and replace steel curtain wall at entry

$60,000

Remove rust on frames and repaint all exterior door

$7,500

Replace and re-install weather-stripping at all door locations

$20,000

Engineering to investigate water infiltration and component failure typical
of the 1990 additions.
Patch and repaint wood cornice

$30,000
$12,000
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3.4

Roofing

EPDM Roofs
The adhered EPDM roof system covers approximately 72,100 square feet, is reported to be
approximately 28 years old and is original to the Charlton Street School renovation in 1993. The
EPDM roof covering is adhered to flat rigid board roof insulation. The condition of this roof is fair
shape except for isolated issues. There is a+/- 120 SF area of roof insulation that is soft under foot –
usually indicating moisture saturated roof insulation. There are several pitch pockets that are failing
and may allow moisture entry.
As reported, small roof leaks have been occurring because and age and bird (turkey vultures) landing
on roof and claw penetrating the surface. Facilities perform roof repairs and have replaced small
sections of roof that have failed. The age and lifecycle of roof dictates a comprehensive program of
replacement is required.
Wood cornice molding is around the edge of the entire edge of 1932 building. The flashing at the
cap of the cornice and brick appears to have had some asphaltic sealant applied. Concerns that this
flashing may be at the end of its life cycle.
Standing seam metal panel roof structure.
A standing seam metal exists on the east side of the 1993 side of the building. The roof has some
minor gutter deflection that shows ponding, leaking and overflow staining that needs to be
addressed to prevent water infiltration into the brick facade.
Condition: Good
Recommendations
Short Term: Short-term repairs should include the following:
• Application of sealants to defective sealant joints.
• Application of sealant to splits in pitch pocket penetrations.
• Replace suspected underlying wet insulation at EPDM roof.
• Perform additional investigations into potentially leaking throughwall flashings and
HVAC equipment.
• Wood cornice molding requires scraping, spot repair, and repainting.
The estimated cost to perform short-term repairs and investigations is $20,000 to $32,000.
Long Term: Long-term repairs should include the following:
• Begin a comprehensive roof study and budgeting process
• Remove and replace EPDM roof systems in approximately 2 years.
• Remove and rebuild disrupted brick masonry. Repoint defective mortar joints.
The estimated cost to perform long-term replacement is $20,000 for the study and design, and
$2.1M to $2.3M for construction (EPDM).
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3.5

Basements / Attics

Description:
Under the 1932 structure is a basement Mechanical room. The space is mostly a chase for all plumbing,
oil pumps and mechanical equipment.
Condition: Fair
3.6

ADA Compliance

The Americans with disabilities Act (ADA) and the State of Massachusetts Accessibility Code governs
public accommodations and commercial properties. This report will only look at accommodations and
access to public facilities that are equal or similar to those available to the general public. This report
will identify areas of non-compliance, or will be in compliance if upgrades and renovations are made to
the facility, that trigger mandatory resolutions. However this report is not a full ADA or Accessibility
Code assessment. Being “Public” facilities, upgrades to allow for employee or the general public need
to be addressed, to meet the provisions of Title III of the ADA Act.
Condition:
Upgrades address in the 1996 addition met the codes at that time for compliance. Because of age, a full
Accessible study should be performed to assess compliance throughout the structure.

3.7

Interior Finishes and Components

Descriptions:
Typical Interior finishes:
Specialties Finishes:
Locations

Floor

Walls

Ceilings

Offices

Carpet

Painted plaster

Acoustical tile

Corridors

VCT

Painted plaster CMU,
Glazed Tile

Acoustical tile

Bathrooms

Tile

CMU

Acoustical tile

Class rooms

VCT /Carpet

Painted plaster

Acoustical tile

Library

Carpet

Painted sheetrock

Acoustical tile

GYM

Wood floor

Concrete block

Conditions:
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The walls of the 1932 Building are predominantly brick/block and plaster. The newer additions are
standard steel stud and sheetrock applications. The walls have spot areas of disrepair do to age and
some previous water problem. Cracking in the plaster is due to age, past water issues and movement
and can be addressed.
Most areas are in good condition. Carpeted areas are showing their age. Systematic replacement of the
heavily wear areas main offices)
The VCT tile in the Corridors is in fair condition. The constant wear and tear of the corridor floors
cracked and loosen the VCT tile. Periodic removal and replacement has been ongoing in the classrooms.
Wood flooring in the gymnasium is approximately 30 years old.
Ceilings in the 1932 building has 2x4 suspended ceiling is in fair shape, however the tiles are bowing ,
which indicates the tiles have lost its strength and should be replaced.
Interior doors and trim are original to the building. The material conditions and deterioration is
consistent with a well used school of the same age.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Replacement of all VCT flooring as needed in the corridors and select classrooms $30,000
Repair plaster damage and cracking

$10,000

Replace water stained and damaged acoustical ceiling

$36,000

Refinish (complete sanding and repainting) of the gym floor will be required

$21,000

Refinish all doors, wood trim, and jambs

$5,000

4.0 BUILDING SYSTEMS
4.1. Plumbing
Description:
The domestic service enters the building from the west side into the main water service/fire service area
in the basement in a small meter pit. The water service requires a main backflow preventer and
separate fire service valves.
The plumbing fixtures are vitreous china with chrome trim.
The building uses a combination of a gas fired water heater with water storage tank and circulating
pumps supply domestic hot water. Welded and threaded black iron pipe is used for gas piping within
the subject property.
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Condition: Good
The main service entry valve (owned by the Town) The Town of Southbridge Water Department is
requiring that a new meter and backflow assembly be installed to be in compliance with water industry
standards.
A majority of the gate valves are original and due to mineral content in the water, non exercising of the
valves, and the dis similar metals of the plumbing components, the valves are “frozen” in the open
position. Recent valve replacement at critical zone locations have been performed to assure a water
shut off location in case of plumbing failure.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Install a new water entry service with meter and required backflow to meet water industry
standards
$30,000
Replace zone valves with new ball valves to assure access to shut down in case of an emergency.
$15,000
Systematic replacement of the toilets and flushometers

$5,000

4.2 HVAC
a. Heating Plant
Description:
The building is serviced by an oil fired 12 section Weil Mclain package boiler plant in the mechanical
room which supplies hot water to various AHU units to support the building and its classroom Fan Coil
units. The units were installed in the 1991 with the original construction. The main supply pumps are
also located in the space.
Hot water Burnham Boiler is oil fired. The boiler is supported with two hot water supply tanks installed
in the 1991 renovation to the building and is located in the Mechanical room.
The building is controlled with a Seimens pneumatic/electric building management system. The system
installation occurred in the 1993 renovation.
Fuel oil is in and underground tank double walled tank installed in 1993, and relies on a suction pump,
located in the boiler room, to supply fuel oil. Tank was not inspected for this report.
Condition: Fair
b. Distribution system (VAV, FCU,, exhaust)
Description:
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The building is supplied with conditioned air through unit ventilators units that provide conditioned air
in classrooms.
Condition: Good
The building distribution of the HVAC and hot water was also installed during the 1991 construction
project. The building is a Trane unit ventilators to provided tempered fresh air supplemental heat
source. The units are nearing their life expectancy, but are basic units. The basic units can be upgraded
thru component replacement. Motors, actuators, and valving should be carried in an operational
replacement program as components fail.
The Southbridge Public Schools goal; is to install ceiling fans in classrooms in an effort to provide some
air movement during warm periods while class is in session.
Air compressor for pneumatic controls is failing due to age and replacement is required.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
General comment - many of the components of the HVAC system are nearing the end of the
lifecycle. Motors, pumps, BMS control software lifecycles are 10 to 15 years. The Charlton
Street School has experienced some of these components failing due to age. A system
component replacement budget needs to be implemented. Pumps, actuators, motors,
condenser/contactors should be planned for replacement in the near term.
Immediate replacement/upgrade of the energy management system should be addressed.
Upgrades of the system are required, and re-commissioning should be addressed during this
upgrade to assure proper operation of the HVAC equipment. (Utility supplier may offer some
rebates for this work upgrade/re-commissioning work) Engineering
$10,000
Installation $100,000
Water heater is nearing its lifecycle, near term repair before failure occurs

$30,000

Replace compressor due to lifecycle multiple repairs

$10,000

Boiler replacement

$250,000 per boiler

The Seimens HVAC Controls building management system is in need of updating and a
recommissioning. Generally the industry upgrades software and the communication platform
every ten years.
AHU units are in good shape, but components within the units (blower motors, coils) are nearing
the life cycle. Replacement of components needs to be anticipated and budgeted for.
Install ceiling mounted fans in each classroom space and in cafeteria.

$1,700 per space

Underground Fuel Oil Storage (UST) life expectancy for a double wall fiberglass UST has a 50
year life expectancy, but are warranty by most manufacturers for 30 years. The Town of
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Southbridge, per Mass state law is required to perform UST third party inspections on its tank.
An active yearly testing regime needs to be implemented, to assure compliance with the law
and the worthiness of the tank. The yearly testing will re-affirm that the leak monitoring
equipment for the UST is working. Based on age of tank and cost associated with spills/leaks, it
behooves Southbridge to aggressively monitor tanks.
Testing $2,000
Replacement year 2040

$150,000

4.3 Electric
Description:
600 amp electric service with 120/208V three phase exist. Electric service switch gear has been
replaced in the 1931 building, but the wiring throughout the structure is original. The sub-panels that
feed the 1991 additional are original to that time. All panels are at capacity and have no room for
additional circuitry.
A large majority of the interior and exterior lighting has been upgraded to new LED lighting.
Condition:
All systems are in fair. The main electric service has an old Federal Pacific panel and circuits. This
system is obsolete and extremely hard to find parts
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Near term repair is to have an electrical specialist survey company inspect all circuit breakers or
operation and effectiveness. The pro-active survey will determine if there are any circuit
breaker concerns.
$2,000 testing
Systematic replacement of electrical Service, to prevent system failure

$30,000

A full engineering review of the power and power distribution needs to be made to fully
understand what is operational.
$4,000
Install ceiling fans per a school initiative in all spaces

$30,000

4.4 Fire Suppression and Fire Alarm
Description:
The property is protected by a multi-zone Fire Alarm control panel, hard wired smoke and heat
detectors, pull stations, illuminated exit lights, emergency battery lighting units, horn/light enunciators,
and fire extinguishers. Fire Alarm: The existing fire alarm system has multiple zones and includes
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manual pull stations, horn/strobes units. The 1991’s addition appears to be operational and
functioning.
Fire suppression was retrofitted into the building in 1991 and are operational. Industry standard
recommends replacement of sprinkler heads after 20 years of service.
Condition: Fair
It has been reported that this fire alarm panel has had a multitude of problems. It was reported that the
Fire Department has recommended that replacement system be installed.
Industry requires replacement of smoke detector heads every ten-fifteen years.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Fire detection and alarm is nearing its lifecycle and may require upgrades
$30,000 panel upgrade
$15,000 sprinkler head upgrades

4.5 Elevators
Description:
The school is a multilevel building that requires one elevators to be ADA compliant.
Condition: Good
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
As with all elevators nearing there thirty year life span, the school should anticipate component failure,
or a controls upgrade. Items such as Power Heads, hydraulic seals, and control electronics may fail due
to age. Modernization of the elevator is recommended per industry standards.

5.0 CODE/OPERATIONAL CONCERNS
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Immediate
Repair Cost

Unit
Description

Unit Cost

Recommended Work

Charlton Street Elementary
Quantity

Section
Name

Section
Number

TABLE 1- IMMEDIATE REPAIR COSTS

Comments or Additional Description

SITE CONDITIONS
2.2 Asphalt
BUILDING CONDITIONS
3.3 Engineering
3.3 Masonry
3.3 Masonry

Repair bad area areas

Engineer services
Re-seal sealants and
expansion joints
Repoint damaged areas
of building

Windows
Paint
Door frame
3.3 repair

Replacement of windows
Paint exterior cornice
Repair sand and remove
rust and paint

Weather
3.3 stripping

Replace weatherstripping
at all doors
Repair immediate roof
leak
Replace roof

3.3.2
3.3.2

3.4 Roofing
3.4 Roofing

3.4 Roof engineering Engineering
INTERIOR ELEMENTS
3.7 Paint interior
Repaint interior renovation
3.7 Plaster
3.7 VCT floor tile
3.7 Gym Floor
Replace ACT
3.7 ceiling tiles
BUILDING ELEMENTS

4.1 Plumbing
4.1 Plumbing

Repair plaster cracks and
miscellaneous repair
Replace floor tile
Sand, repaint, refinish
Replace hallway ceiling
tiles

Replace water service
entry
Systematic replacement
valves and fixtures
Replace boilers at 30yr
life cycle

4.2 Boiler
HVAC Building
managementsyst Upgrades and
recommissioning
4.2 em
Replacement
4.2 Compressor
Replace water heater 30
year life cycle
4.2 Water heater
Comprehensive testing
4.2 Oil Tank
Test all electric panels
Engineer upgrades
Ceiling fans
Replace obsolete electric
panel
4.3 Electric
Replace sprinkler heads
4.4 Fire suppression per industry standard
Install fire alarm internal
panel and smoke
4.4 Fire alarm Panel detecrtor heads
30 yr modernization
4.5 Elevators
CODE COMPLIANCE
5
4.3 Electric
4.3 Electric
4.3 Electric

1,000

8 sq ft

10,000 unit
8,000

7 ln ft

2,000

30 sq ft

8,000 Repair/replace heavily damages asphalt.
Engineer all masonry repairs and
10,000 repointing/ext envelope work
Sealants are meeting lifecycle and
56,000 cracks/seperations are occuring.
60,000 Repoint damaged areas of structure

40
400

2500 unit
job

100,000 Replace wood clad aluminum windows
12,000 Patch paint cornice

15

500 unit

7,500 Repair sand and remove rust and paint

200 unit

Replace all weatherstriping and readjust
2,400 doors

12
1
72,100

30 sq ft

20,000 Repair edpm roof leak
2,200,000 Replace roof
20,000 Engineering study and design
6,200 Repaint entire interior after renovation

8,000

0.77 sq ft

10,000
5,000
5,000

sqft
6 sqft
6 sq ft

10,000 Repair plaster cracks and repaint
30,000 Replace damages floor tile per floor
30,000 Sand, repaint lines and refinish floor

6,000

6 sq ft

36,000 Replace ceiling tiles at end of lifecycle

30,000
15

1,000 unit

2

250,000 unit

1
1

100,000 unit
10,000 unit

1
1

30,000 unit
2,000

2
1
1

1,000 panel
4,000
850 unit

1

30,000 panel

1

110 head

1
1

30,000 panel
100,000 unit

TOTALS
1.25 MULTIPLIER
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Water service is required to be upgraded
30,000 per Southbridge Water department
15,000 Systematic replacement
Replace older boiler due to end of life
500,000 cycle
Engineering and replacement of hvac
controls fo a building management
100,000 system
10,000 Replacement
Replace older boiler due to end of life
30,000 cycle
2,000 30 yr comprehensive test
Test and inspect all electric circuit
2,000 breakers for operational use.
4,000 Engineer investigation and specification
30000 Install 35 classrooms/spaces
30,000 Replace obsolete
16,500 Replace heads per industry standard.
Replace panel due to re-occurring
30,000 problems
100,000 Modernization lifecycle

3,507,600
4,384,500

East side drive requiring
crack sealing and spot repair

Asphalt breaking up
and deteriorating
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Sidewalk beginning
to fail at the joints

Brick and concrete failure.
Ongoing repairs are required.
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Cut back trees from wall
to prevent damage

Drip line of the roof
discharging at
foundations
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1932 building shelf mortar
wear and failure

Mortar and caulk joint at
brick /limestone failing.
Mortar joints at limestone
has fallen out

98

Gutter deformation
due to lack of support
and ice build up

Water
staining
Cast concrete/brick
connection has
mortar concerns

Improper Construction,
flashing was not “let in” to
brick. Water leaking at
surface applied flashing.
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Bridge connector failure.
Leaking at the upper window
cast concrete curb above
damages ceiling below

Window frame
not seating

Concern water
infiltration at cast band

Window detail relies on
caulking and has failed
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Typical head flashing
failure location

Operable sash failure
point do to use and
moisture infiltration

Exposed tub steel column
radiates extreme cold into space
and breakdown of caulk joint
prematurely

Floor failure due to
temperature and
moisture

101

Original wood soffit needs
minor repair and paint

Decorative column failing at
seamed joint. Caulking at
column /window frame is
breaking down. Water
infiltration braking down
finish.

102

Metal doors need
paint, weatherstripping
and door frames are
rusting out at base

Main entry exposed column
is rusting out at base. Entry
course of brick is subject to
movement and mortar bond
has failed

103

Caulk joints are
failing. Caulking has
separated from the
surface or missing

Expansion joint caulk

Caulk brick to steel

Caulk window
frame to steel

104

Caulk joint
failure at brick

Caulking at
frame failing

Mortar joints at brick and cast
concrete band header is showing
signs of cracking failing.

105

Roof of new 1996 addition
combination of standing
seam metal and flat edpm

106

VCT failure at the bridge location and corridors

107

Weil Mclain boiler

Typical Burnham
boiler with two
storage tanks

Typical water supply pump set up.
Note pump motor replacement
and limited pump replacement

108

Federal Pacific main panels are

Fire alarm panel EST
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SITE CONDITIONS
Asphalt work
2.2 Asphalt
BUILDING CONDITIONS
Exterior envelope
3.3 Engineering engineering
3.3 Masonry
Repoint/repairs/failure
3.3 Masonry
Reseal joints
3.3.2
Windows
Systematic replacement
3.3.2
Paint
Paint exterior cornice
repairs doors frames
3.3 Door
Weather
Weatherstripping doors
3.3 stripping
3.4 Roofing
Immediate repair
3.4 Roofing
Replacement
3.4 Engineering Roof engineering
INTERIOR ELEMENTS
VCT tile replacement
3.7 VCT Tile
Paint interior
3.7 Paint
Plaster/
Repair damaged
plaster/carpentry
3.7 carpentry
Sand, paint, refinish
3.7 Gym Floor
ACT Ceiling Replace hallway ceiling
tiles
3.7 tile
BUILDING ELEMENTS
Replace water service and
install backflow
4.1 Plumbing
Plumbing
Systematic replacement
valves fixtures
4.1 /HVAC
replace boiler 30 yr
lifecycle
4.2 Boiler
HVAC
Building
upgrade and
4.2 Managemen recommissioning
4.2 Compressor compressor for hvac
Water
replace water heater 30
yr lifecycle
4.2 Heater
Undergroun 30 yr comprehensive test
4.2 d oil storage evaluation / engineering
4.3 Electric
testing panels
Upgrade obsolete Electric
panels and engineering
4.3 Electric
Install ceiling Fans
4.3 Electric
Fire alarm
Uprade fire alarm panel
4.4 panel
Fire
Replace Sprinkler heads
4.4 Suppression per industry standards
4.5 Elevator
Modernization lifecycle
CODE COMPLIANCE
5

15

1,000

8

sq ft

10
150
7
15

1
2,000
8,000
40
400
15

10,000
30
7
2,500

job
sq ft
ln ft
unit
job

15
3,600

200
5

1

20,000

30
7

50,000
10,000

6
1

sq ft
sq ft

25

100,000
5,000

6

sq ft

30

20,000

6

sq ft

8

500

8,000

20

100
4

unit
sq ft

25,000
12,000

25,000

60,000
56,000
25,000

4

3,000
10,000

10,000

3,000
18,000

10,000

30,000

5,000

7,700

5,000

5,000

1
35

48,000

48,000

30,000

4

25,000
30,000
24,000

120,000

20,000

unit

10,000

30,000

50,000

10,000

10,000

10,000

10,000

80,000

500,000

500,000

100,000

100,000
10,000

30,000

30,000

10,000

test

30,000 panel
850 per fan

20,000
2,000

2,000
4,000

30,000

34,000
35,000

30,000

30,000

110 unit
150
1 ####### unit

TOTALS
1.25 MULTIPLIER

22,000
4,000

35,000

30,000 job

15

60,000
23,100

10,000

2,000

30

7,700

30,000

30,000

30,000 unit

1,000

10,000

6,000
48,000
2,200,010
30,000

10

7,700

30
2

Year 10

Year 9

Year 8

year 7

year 6

25,000
12,000

2 #######

1

10,000
60,000
56,000
100,000
24,000
9,500

2,000

3 sq ft

1,000

40,000

10,000

20,000

30,000 unit

Total
over the term

8,000

7,500

1 #######
1 10,000

10
15

20
30

16,000

2,200,000

1

30

year 5

8,000

30

30

year 4

year 3

Year 2

Year 1

Unit Description

Unit Cost

Quantity

Remaining usefull life

Effective age

Recommended Work

Average life cycle yrs

Section Name

Section Number

TABLE 2- REPLACEMENT RESERVES Charlton Street Elementary

16,500

16,500
100,000

100,000

$ 105,500
131,875

$

94,000
117,500

110

$

95,000
118,750

######### $ 685,000
3,012,125
856,250

$

55,510
69,388

$ 106,000
132,500

$

65,700
82,125

$

40,000
50,000

$ 196,700
245,875

$

3,853,110
4,816,388

WEST STREET ELEMENTARY

Location:

156 West Street

Building area: 76,150 sq ft

Year Built

1930 renovated 1993

Assessor

49.157 50.96

Condition:

Good

Land area:

15.81 acres
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1.0 PURPOSE and LIMITATIONS
The purpose of this Property and Conditions Report (the Report) is to assist the Town of Southbridge to
assess the general physical condition and maintenance status of the property and to recommend repair
and maintenance items consider significant for the property to continue its current operations.
The information reported was obtained through sources deemed reliable, a visual site survey of areas
readily observable, access through building “owners” and information presented by the Town.
Findings, conclusions, and recommendations in this Report are based on the methods described above,
industry standards, and general observations of the equipment and its visible condition.
The report is focused on existing conditions, lifecycle of existing materials, and non-code compliant
conditions. Recommendations will include items needed to bring the space/component to a safe, code
compliant, and generally accepted facilities condition. The Report does not anticipate change of use,
reconfiguration of space, or change in current program.
Estimated Costs are based on professional judgment and the probable or actual extent of the observed
defect inclusive of the cost of design, procure, construction and manage corrections.

1.1 Condition
The Report uses terms describing conditions of the various site, building and system components. The
terms used are defined below. It should be noted that a term applied to an overall system does not
preclude that a part, component, and section of the system may be in a different condition.
Excellent

The component or system is in new or like new condition, and little or no deferred
maintenance is recommended, or the scheduled maintenance can be accomplished with
routine maintenance.

Good

The component or system is in sound and performing its function. It may show signs of
normal aging or wear and tear, and some remedial and routine maintenance or
rehabilitation work may be necessary.

Fair

The component or system is performing adequately at this time but is obsolete or is
approaching the end of its useful life. The component or system may exhibit Deferred
Maintenance, evidence of a previous repair, workmanship not in compliance with
common accepted practices. Significant repair or replacement may be recommended
to prevent further deterioration, prevent premature failure, or to prolong its useful life.

Poor

The component or system has either failed or cannot be relied upon for continued use
performing its original function, excessive Deferred Maintenance or state of disrepair.
Repair or replacement is recommended.
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1.2 Abbreviations
The report may use abbreviations to describe various site, building, or system components of legal
descriptions.
ACT

Acoustical Ceiling Tile

GFI

AHU

Air handling unit

GWB

BTU

British Thermal unit (heat measurement)

HVAC Heating, Ventilating, Air Conditioning

CMU

Concrete Masonry Unit

HWH

Hot Water Heater

EDPM Rubber membrane roofing

MDP

Main electrical distribution panel

EUL

Expected Useful Life (life cycle)

PTAC

Package through wall A/C unit

FCU

Fan Coil Unit

RTU

Roof top Unit

FHA

Forced Hot Air

MSBC Massachusetts State Building Code

IBC

International Building Code

VAV

Variable Air Volume box

ACM

Asbestos containing material

VCT

Vinyl Wall covering (floor tile)

ADA

Americans with Disabilities Act

MAAB Mass. Architectural Access Barriers
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Ground Fault interrupt (circuit)
Gypsum Wall Board

2.0 SITE CONDITIONS
2.1 Topography
Description:
Site is a sloped site. The construction of the school was built into the site. The south side of the
building was built into the grade. The 1993 addition has a grade level entrance at the upper grade level.
A portion of the south east corner of the building has a significant sloped grade that contours into the
building. Large shared fields and little league field abuts the property.
On West Street, the operational front of the building is to the northeast with parking on the adjacent
lot.
Conditions and observations:
The northeast corner and side of the building has a significant grade which slopes directly into the
building. There is evidence that overflow of gutters from the 1993, has washed out the lower slope of
the sloped grade. It is readily observed that this run off towards the building has allowed the grade to
wash out soils and allow build up over the foundation. This build-up of soils now focusses surface water
onto the brick wall. This condition left un-addressed will create moisture problems in the building and
create premature brick failure in this north east section.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Recommended Repairs: See 2.2
2.2 Pavement, Parking, and Drainage Structures
Description:
Site is paved to accommodate the use. Parking and access appears adequate on the north side. At the
Lower West Street side of the building has a semi-circular drive for bus drop off.
The Historical 1930 front has entry sidewalks.
There is a large playground area in the rear or west side of the building.
There are concrete walks around the structure, with a large stair/retaining wall structure that allows for
access of the lower north side exit doors to access the upper west side playground.
Condition and Observation:
Areas of wear and asphalt degradation can be observed in the area of the West Street side bus circle.
The heavy wear in this area will require a monitoring and spot repair. There is no drainage and surface
water runs down the drive creating water and heaving problems where the parking lot meets the bus
drop off drive. Other areas of the drive/parking require crack sealing and relining of pavement marking.
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The lower level access drive that services the garage door storage facility is in poor shape with cracking
and uneven due to heavy wear.
The sidewalks from West Street have minor cracking and settling that will need to be addressed to
stabilize existing.
The sidewalk/loading dock area has evidence where the metal handrails which were poured integrally
into the concrete have allowed water to enter into the concrete and broken the concrete.
The handicap sidewalk/ramp has signs of have been repaired several times due to concrete failure as
well as water intrusion at the handrails (see above).
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
The bus drop off circle of the parking lot will need spot repair and crack sealing.
On north east side at the sloped grade towards the building, regrade lower portion of the slope
to remove soils away from the brick façade, and install a leaching catch basin/drainage system
to remove water from this area.
Cut out damaged sections of the concrete damage and replace with new repair. At handrails,
redesign a mounting system for the rail to anchor into the concrete walk to prevent water
infiltration and the freeze thaw problems which have led to concrete failure.

2.3 Landscaping
Description:
Minimal landscaping exists. The slightly sloped site has lawn areas around most of the structure, accept
in the northeast corner where the grade is steep. The south of the building has large species deciduous
trees in the traditional front (east side) of building.
Condition and Observations:
Trees in the east of the school need some pruning to prevent branches from getting close to the building
and create other issues.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Prune trees to remove dead wood and to promote general health of the tree.
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2.4 Municipal Services and Utilities
a. Water and sewer
Southbridge has its own water and sewerage
b. Fuel oil
c. Electric
NationalGrid

3.0 BUILDING CONDITIONS
3.1

Sub Structure/Foundation
Poured concrete foundation walls and poured slab on grade. The foundation walls are assumed to
have spread footing.
Condition and Observation:
Generally, the foundation appears to be in good shape accept for cracking at lower level windows.
On the 1993 addition, there is a unique design defect that is observed in the foundation. At
locations where a brick/steel column bearing is located adjacent to basement window, a vertical
stress crack at the corner of the window opening. It was reported there were corresponding
cracking in the floor which crosses the classroom and corridor in the same plane as the wall cracking
observed. This floor cracking was patched, the VCT floor tile was replaced and no visible damaged
was observed. At this point, the exterior wall cracking does not appear to be significant structural
issue, but it creates an opening in the wall to allow water infiltration. This similar condition repeats
itself at each window opening.

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Have engineer review this joint cracking (see section 3.3)
Assuming no structural concern, apply sealant to prevent water infiltration.
3.2

Super Structure
a. Description:
The 1930 Building super structure is constructed with a cast in place reinforced concrete coffered
pan system with a combination heavy masonry walls and steel frame as support. The 1930 building
roof is a steel frame with full dimension wood planking. The construction appears in good
condition with one area of concern noted in section 3.3 facade.
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The 1993 addition is a steel framed structure with a brick façade and a metal deck roof.
The original West Street front has 2 sets of exterior stairs constructed of concrete that service the
1930 building entrances.
The 1993 entrances to the north are poured in place concrete stairs and access ramp system that
has cast in place metal rail system. The cast in place loading dock servicing the kitchen is located
on the lower West Street side of the building, along with the handicap accessible ramp system.
The entrance portico has a classic entrance supported by two large (2ft diameter) Fiberglass
columns.
Condition and observation:
The condition is in good to fair shape.
The entrance handicap ramps and loading lock all show fatigue in the concrete. Significant cracking
and spalling of the concrete appear to be caused by degradation, salt and rusting metal rails
imbedded in the concrete.
The Fiberglass columns have delaminated at the section joints. These failures appear to stem from
original poor workmanship during construction. Repairs using fiberglass compound have been
made, but water infiltration has affected these joints.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Engineer review of the structural components and stress cracking in the foundation and repair is
needed.
3.3

Facades
3.3.1

Description Facades: (Brick, metal soffit,)

The predominant brick façade of the original 1930 load bearing masonry is a solid construction
with no cavity wall. The 1993 building is a veneer brick application. The brick façade in general
looks good. Age appropriate deterioration is occurring. The exposed mortar joints have
exposed aggregate which indicated the outer layer of the mortar is wearing away. Spot areas of
repointing are required.
There are two area of concern, the structural stability of the upper section of the northeast
corner of the 1930 building at the intersection of a 1993 addition, and the cast concrete entries
if the 1930 building façade.
The 1930 cast concrete entry is showing significant mortar
failure in the joint. There is also strong indication the cap flashing of the entry is failing do to
age and allowing water infiltration behind the cast concrete. Water staining indicates water
infiltration has led to mortar failure.
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The biggest concern is the failure of the brick joints, the “bulging” of the upper section of the
brick wall, and significant cracking and failure of the brick joints. The cracking can be readily
observed in the interior masonry wall.
3.1.1.1 Façade Design detail concerns of the 1993 completion of additions: (West Street
School, Charlton Street School, and Eastford Road School)
The 1993 addition to all the elementary schools (West, Charlton, Eastford) have similar details in
the masonry facade on the new addition, window installations, and on what is referred to in this
report as the connector bridge section that connects the new construction to the existing
building and creates a window wall facing the courtyard of each building. At each school, the
similar water infiltration problems are occurring at the same location. The concern is same
“flaw” in the assembly is occurring/failing that is creating water infiltration that is damaging
sheetrock, and possible leading other material failures. At the windows, the moisture
infiltration may be the cause of the wood bottom rail to rot, swell, and or structurally failure of
the sash connections. The following is a concern at each of the areas of concern
Cast Concrete band at roof curb and window headers: At all schools noted above, the cast
concrete band at the roof curb sits on top of the brick façade. At this location it could not be
observed if any counterflashing of the cast concrete band and the brick exist. No weep holes
exist, which indicates that counter flashing does not exist. Consistently at all the schools, it can
be observed at multiple window locations have water staining at the head casing of the window.
This similar water infiltration/staining condition at all schools is consistent and occurs on
different orientations of the facades.
Exterior window installation: At all schools the aluminum clad wood window sits within the
masonry opening. No head counterflashing could be observed. In many cases the top window
casing sits flush and in some cases proud of the surrounding brick. The application of window
sealant at all casing/brick/cast concrete is the only protection from water infiltration.
Connector bridge: The detail at the window wall has an aluminum frame window curtain wall
sitting on a cast concrete sill level with the floor. What is observed at the location where the
second floor window curtain wall sits on the cast concrete sill, moisture has penetrated this
detail. As a result of this water infiltration, the ceilings below this area are all water stained, or
have fallen due to failure. It should also be noted that at both the first floor and second floor
of this “connector bridge” there is consistent VCT flooring failure. It is unclear if the moisture
has penetrated the concrete deck creating this failure, or the connector bridge area has minimal
thermal barrier. The differential temperature caused by a minimal thermal barrier would cause
the concrete deck to expand/contract and/or moisture issue that affect the floor.
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Condition and observation:
Condition: Good with spot areas/systems which are poor shape.
There are two area of concern, the structural stability of the upper section of the northeast
corner of the 1930 building at the intersection of a 1993 addition and the cast concrete entries if
the 1930 building façade.
The 1930 cast concrete entry is showing significant mortar failure in the joint. There is also
strong indication the cap flashing of the entry is failing do to age and allowing water infiltration
behind the cast concrete. Water staining indicates water infiltration has led to mortar failure,
The biggest concern is the failure of the brick joints, the “bulging” of the upper section of the
brick wall, and significant cracking and failure of the brick joints, which occurs where the 1930
cast concrete cap flashing directs water. Structurally, the concern is the old gym/cafeteria
addition ties into the existing 1930 just below the parapet wall. Observation of this interior wall
at this location has large structural cracking through the concrete block. The cracks both
interior and exterior exceed ¼ of an inch. There are several conditions that must be
investigated to determine cause of this “bulging, cracking and mortar failure. Suspected causes
that need to be investigated are: 1. Failure of the 1932 roof or flashing which allows water to
penetrate then brick wall. The water within the brick has “expanded” and bulged the wall
creating mortar failure, 2. Investigation is needed to determine/assure that lateral forces of the
old gym/cafe addition are not “pushing” against the 1930 building. The concern of lateral
movement of the old gym /cafe addition is stressing the 1930 wall/parapet wall and is stressing
all mortar joints. 3. Investigation of this stress as well as the tying in the roof flashing of the old
gym/café addition into the taller 1930 building is allowing water into the masonry joints.
At the brick wall greenhouse location, water infiltration either through the cast concrete banc
(noted earlier) or at the wall flashing of the green house has allowed significant leaking problem
to occur.
As it currently exists, the open mortar joints and crack failure allows water to penetrate the
corner of the 1930 building at a critical building/roof intersection. Continued water penetration
in this critical are will create significant damage to the building.
3.3.2 Description Windows and Doors:
The windows are double glazed energy efficient aluminum clad wood framed window not
typically found in commercial school construction. The connector/bridge design has aluminum
framed glass sitting on a cast concrete ledge/sill. These windows were replaced in the 1993
renovation and addition. Condition appears to be in fair condition, however need operational
upgrades. Windows have an operable sash. The windows sashes have had extensive use since
1993, and many windows operational springs are worn to the point where smooth operation is
not found. It is also noted that portion of the bottom rails of the aluminum clad wood windows
have “rotted” or significantly weakened. The aluminum clad wood window installed within the
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existing masonry frames appear to have no cap flashing or vapor barrier at the masonry. With
no thermal or material break, “wicking” of moisture into the window frame appears to have
occurred. Weathertight integral gasketing of the window’s sash has deteriorated and fallen out
or worn to a point where replacement is required.
All exterior caulking has met its lifecycle and is failing. Missing caulking, caulking that has pulled
away from the masonry of aluminum frame, or caulking cracking exposes the window to
exterior moisture and weather.
Main entry is a double glazed aluminum commercial store front system typically found on
commercial construction. Condition appears to be in fair condition but all need weather
stripping and operational tune-ups. The exposed (interior and exterior) steel tube is subject to
significant thermal movement which results in a premature failure of the exterior sealant and
connection. This exposed steel tube creates a significant thermal loss within the building.
Several door frames have rusting conditions occurring at the base of the frame. Rusting on a
couple doors may require removal of the damaged are and re welding a patch. Weather
stripping of the doors has deteriorated and significant gaps can be observed.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Masonry failure requiring Engineering services: The masonry failure described in 3.3.1 Façade is
a complex issue that may require some destructive testing to determine cause. $20,000
Engineering services for the Façade Design concerns noted for three schools. Do destructive
testing at noted areas to determine cause of failures
$30,000
Repair of the brick façade, Removal and installation of cap flashing over the cast concrete
entrances.
$150,000
Life cycle of caulking and sealants needs to be inspected and evaluated. Removal and
Replacement of the all caulking joints at the windows is required due to life cycle
failure.
$42,000
Remove rust on frames and repaint all exterior door

$15,000

Replace and re-install weather-stripping at all door locations. Weatherization, sealing, and
caulking of the entire structure required to prevent air infiltration as an energy savings measure,
and stop rusting conditions.
$6,000
Windows - a program of window replacement is recommended.
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3.4

Roofing

EPDM Roofs
The adhered EPDM roof system covers approximately 76,150 square feet, appears to be
approximately 28 years old and is original to the West Street School renovation. The EPDM roof
covering is adhered to flat rigid board roof insulation. The condition of this roof is fair shape except
for isolated issues. There is a+/- 120 SF area of roof insulation that is soft under foot – usually
indicating moisture saturated roof insulation. Various masonry wall areas with counterflashing are
distressed and need upgrades.
Life expectancy of an EDPM roof is thirty years. The roof of the West Street School has met its life
expectancy and replacement must be planned for in the near future. It has been reported that
turkey vultures have landed on this roof, and when they take off, the claws have made punctures in
the roof. Many have been patched, but this is an ongoing concern.
There is an area approximately 200 square feet that was replaced approximately two years ago with
PVC white roofing.
Evidence of roof leaks can be seen randomly throughout the building. The Facility Department
performs repairs as they occur, but the age of the roof dictates a replacement.
Standing seam metal panel roof structure.
This standing seam roof was installed in 1993 and appears in good shape. There is damage at the
southeast 1993 building entrance. It is apparent that a truck has backed into the gutter and soffit of
the standing seam roof. Damage is minor but should be addressed.
Gutters on the standing seam roof will need attention. The gutters are a box style aluminum gutter.
The several issues that were observed and need to be addressed are:
At gutter seams, riveted connections have opened up causing leaking and the gutter to “shift”.
Snow sliding, or build up has distorted gutter which allows gutter to pond and overflow.
Condition: Good
Recommendations
Short Term: Short-term repairs should include the following:
• Application of sealants to defective sealant joints.
• Application of sealant to splits in pitch pocket penetrations.
• Replace suspected underlying wet insulation at EPDM roof.
• Perform additional investigations into potentially leaking throughwall flashings and
HVAC equipment.
• Repitch repair gutters
The estimated cost to perform short-term repairs and investigations is $10,000 to $12,000.
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Long Term: Long-term repairs should include the following:
• Begin a comprehensive roof study and budgeting process
• Remove and replace EPDM roof systems in approximately 2 years.
• Remove and rebuild disrupted brick masonry. Repoint defective mortar joints.
The estimated cost to perform long-term replacement is $20,000 for the study and design, and
$1.8M to $2.M for construction (EPDM).

3.5

Basements / Attics

Description:
Under the 1930 structure has a basement which services the Mechanical room.
chase for all plumbing, gas, electric and mechanical equipment.

The space is mostly a

Condition: good

3.6

ADA Compliance

The Americans with disabilities Act (ADA) and the State of Massachusetts Accessibility Code governs
public accommodations and commercial properties. This report will only look at accommodations and
access to public facilities that are equal or similar to those available to the general public. This report
will identify areas of non-compliance, or will be in compliance if upgrades and renovations are made to
the facility, that trigger mandatory resolutions. However, this report is not a full ADA or Accessibility
Code assessment. Being “Public” facilities, upgrades to allow for employee or the general public need
to be addressed to meet the provisions of Title III of the ADA Act.
Condition:
Upgrades address in the 1993 addition met the codes at that time for compliance. Because of age, a full
Accessible study should be performed to assess compliance throughout the structure.
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3.7

Interior Finishes and Components

Descriptions:
Typical Interior finishes:
Specialties Finishes:
Locations

Floor

Walls

Ceilings

Offices

Carpet

Painted plaster

Acoustical tile

Corridors

VCT

Painted plaster/ CMU,
Glazed Tile

Acoustical tile

Bathrooms

Tile

CMU

Acoustical tile

Class rooms

VcT /Carpet

Painted plaster

Acoustical tile

Library

Carpet

Painted sheetrock

Acoustical tile

gym

wood

block

Metal deck

Cafe

wood

block

Wood deck

Conditions:
The walls of the 1930 Building are predominantly brick/block and plaster. The newer additions are
standard steel stud and sheetrock applications. The walls have spot areas of disrepair do to age and
some previous water problem. Cracking in the plaster is due to age, past water issues and movement
and can be addressed.
Most areas are in good condition. Carpeted areas are showing their age. Systematic replacement of the
heavily wear areas main offices)
The wood floor in the Cafeteria is in fair condition. The constant wear and tear of the cafeteria floor has
cracked and loosed the flooring. The floor has some raised sections and not completely level. The floor
has many urethane coats.
Most floors are VCT and appear in good condition other than spot areas identified in Bridge/Connector
area and some hallways.
Wood flooring in the gym and stage is approximately 27 years old and signs of wear. The floor wear
indicates that a complete sanding and re-lining.
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Ceilings in the building have 2x4 acoustical ceiling tile. Tiles are bowing under their own weight. The
tiles are at their life expectancy and replacement is needed.
Interior doors and trim are original to the building. The material conditions and deterioration is
consistent with a well used school of the same age.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Replacement of all VCT flooring is needed
Repair plaster damage and cracking
Replace water stained and damaged acoustical ceiling.
Refinish of the gym floor will be required
Refinish all doors, wood trim, and jambs

4.0 BUILDING SYSTEMS
4.1. Plumbing
Description:
The domestic service enters the building from the East side into the boiler room The water service has a
main backflow preventer and separate fire service valves. The observed supply piping is consistent
with age of the building.
The plumbing fixtures are vitreous china with chrome trim.
The building uses an oil-fired Burnham boiler water heater with water storage tanks with circulating
pumps supply domestic hot water.
It has been reported that State of Massachusetts/Town of Southbridge water department is requesting
the installation of a new water meter/backflow preventer for the main water entry service.
Condition: Good
The main service entry valve is owned by the Town. The location and size of the room will make it
difficult to the installation of a new meter/backflow assembly. Installed backflow and valve
requirements have made the installation of a new water service difficult.
The majority of the feed piping upgrades occurred in the 1993 building. Age piping should be
evaluated with all valves to be inspected and exercised to verify the operation. Valves of this age can
have mineral deposits and material breakdown.
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Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Replace zone valves with new ball valves to assure access to shut down in case of an emergency.
Systematic replacement of the faucets and flushometers
Install new water meter and backflow preventer on water service per the Southbridge Water
Department.

4.2 HVAC
a. Heating Plant
Description:
The building is serviced by an oil fired Weil McClain boiler plant in the mechanical room which supplies
hot water to various fan coil and AHU units to support the building . The units were installed in the
1993 with the original construction. The main supply pumps are also located in the space.
The building is controlled with a Seimens pneumatic/electric building management system. The system
installation occurred in the 1993 renovation.
Fuel oil is in and underground tank double walled tank installed in 1993, and relies on a suction pump,
located in the boiler room, to supply fuel oil. Tank was not inspected for this report.
Condition: Good
b. Distribution system (VAV, FCU,, exhaust)
Description:
The building is supplied with conditioned air through air handling units that provide in gym.
The classroom spaces have Trane unit ventilators.
Condition: Good
The building distribution of the HVAC and hot water was also installed during the 1993 construction
project.
The Southbridge Public Schools goal is to install ceiling fans in classrooms in an effort to provide some
air movement during warm periods while class is in session.
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Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
General comment - many of the components of the HVAC system are nearing the end of the
lifecycle of thirty years. Motors, pumps, BMS control software lifecycles are 10 to 15 years.
The West Street School has experience some of these components failing due to age. A system
component replacement budget needs to be implemented. Pumps, actuators, motors,
condenser/contactors should be planned for replacement in the near term.
Immediate replacement/upgrade of the energy management system should be addressed.
Upgrades of the system are required, and re-commissioning should be addressed during this
upgrade to assure proper operation of the HVAC equipment. (Utility supplier may offer some
rebates for this work upgrade/re-commissioning work)
Water heater is nearing its lifecycle and should be a near term repair before failure occurs.
The Seimens Controls building management system is in need of updating and a
recommissioning. Generally the industry upgrades software and the communication platform
every ten years.
AHU units are in good shape, but components within the units (blower motors, valves) are
nearing the life cycle. Replacement of components needs to be anticipated and budgeted for.
The Forced hot water heaters are approaching their 30 year life expectance. A comprehensive
analysis by a mechanical engineer should be performed to develop a replacement plan.
Underground Fuel Oil Storage (UST) life expectancy for a double wall fiberglass UST has a 50
year life expectancy, but are warranty by most manufacturers for 30 years. The Town of
Southbridge, per Mass state law is required to perform UST third party inspections on its tank.
An active yearly testing regime needs to be implemented, to assure compliance with the law
and the worthiness of the tank. The yearly testing will re-affirm that the leak monitoring
equipment for the UST is working. Based on age of tank and cost associated with spills/leaks, it
behooves Southbridge to aggressively monitor tanks.

4.3 Electric
Description:
600 amp electric service with 120/208V three phase exist. Electric service switch gear is dated. While
operational the old GE main switch gear and main panels have old breakers. The sub-panels that feed
the 1993 additional are original to that time.
A large majority of the interior and exterior lighting has been upgraded to new LED lighting.

126

Condition:
All Main electric services are in fair condition. The building has minimal outlets throughout the
classrooms and building. Many of the spaces utilize multi-outlet power strips.
Conduit in boiler room which leads to the exterior indicates that the conduit has been compromised and
allows for surface water to penetrate the pie and leak into the boiler room
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Near term repair is to have an electrical specialist survey company inspect all circuit breakers or
operation and effectiveness. The pro-active survey will determine if there are any circuit
breaker concerns.
Systematic replacement of Main electrical switch gear and main electrical subpanels and wiring
should be performed so added power outlets can be installed to eliminate power strips.
Excavate the exterior conduit at the foundation wall and repair/seal pipe which is leaking.

4.4 Fire Suppression and Fire Alarm
Description:
The property is protected by a multi-zone Fire Alarm control panel, hard wired smoke and heat
detectors, pull stations, illuminated exit lights, emergency battery lighting units, horn/light enunciators,
and fire extinguishers. Fire Alarm: The existing fire alarm system has multiple zones and includes
manual pull stations, horn/strobes units.
Condition:

Fair

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves: None
Fire detection and alarm have exceeded its lifecycle and replacement to meet code and ADA
handicap regulations is required. Table 2
The existing smoke detector heads need to be systematically replaced. Industry standards recommend
detector replacement every 10 years

4.5 Elevators
Description:
The school is a multilevel building that requires two (2) elevators to be ADA compliant.
Condition: Good
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Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
As with all elevators nearing there thirty year life span, the school should anticipate component failure,
or a controls upgrade. Items such as Power Heads, hydraulic seals, and control electronics may fail due
to end of life cycle of components. Modernization of the elevator is recommended per industry
standards.

5.0 CODE/OPERATIONAL CONCERNS
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2,000

10,000
12,000
8 sq ft

Immediate
Repair Cost

Unit
Description

Unit Cost

Recommended Work

West Street School 3/14
Quantity

Section
Name

Section
Number

TABLE 1- IMMEDIATE REPAIR COSTS

Comments or Additional Description

SITE CONDITIONS
Repair sidewalks,
2.2 Landscape
concrete ramps
2.2 Landscape
Site work south side
2.2 Asphalt
Repair bad area areas
BUILDING CONDITIONS
Engineer services for
masonry failure at north
3.3 Engineering corner
Engineer services for
Façade design concerns
3.3 Engineering 1990 additions
Re-seal sealants and
3.3 Masonry
expansion joints
Repoint damaged areas
of building and structural
3.3 Masonry
repair
Systematic replacement
3.3.2
Windows
of windows
Door frame Repair sand and remove
3.3 repair
rust and paint
Weather
3.3 stripping
3.4 Roofing
Roofing /
3.4 gutter
3.4 Roofing
Roof
3.4 engineering
INTERIOR ELEMENTS
3.7 Paint interior

Replace weatherstripping
at all doors
Repair immediate roof
leak
Gutter repairs
Replace roof in entirety

Repaint interior renovation

4.1 Plumbing
4.1 Plumbing

Repair plaster cracks and
miscellaneous carpentry
Sand, repaint, refinish
Replace hallway ceiling
tiles
Replace water service
meter and backflow
preventer
Systematic replacement
valves and fixtures
Replace boilers at 30 year
life cycle

4.2 Boiler
HVAC
Building
management Upgrade and
4.2 system
recommissioning

Water heater replacment
4.2 Water Heater at 30 year life cycle
Undergroun
d fuel
30 year comprehensive
4.2 storage tank testing evaluation
Engineering for electrical
4.3 Electric
upgrades
4.3 Electric

Test all electric panels
Upgrade obsolete
4.3 Electric
electrical panels
4.3 Electric
Install ceiling fans
Upgrades to existing
Fire alarm
panel and smoke detector
4.4 Panel
head replacment
Fire
Replace sprinklerheads
4.4 Suppression per industry standards
Modernization of
4.5 Elevator
elevator lifecycle

Engineer all masonry repairs and
20,000 repointing/ext envelope work

7 ln ft

Engineer services for Façade design
15,000 concerns 1990 additions
Sealants are meeting lifecycle and
42,000 cracks/seperations are occuring.

30 sq ft

150,000 Repoint damaged areas of structure

15,000 unit
6,000

40

2,500 unit

100,000 replace wood clad aluminum windows

30

500 unit

15,000 Repair sand and remove rust and paint

30

200 unit

1

6,000 replace all weatherstriping and readjust do
10,000 Repair edpm roof leak

76,150

5,000 job
30 sq ft

8,000

0.77 sq ft

5,000

6 sq ft

30,000 Replace damaged floor tile

6,000
5,000

3 sqft
6 sq ft

Repair plaster cracks and carpentry
18,000 repairs
30,000 Sand, repaint lines and refinish floor

8,000

6 sq ft

48,000 Replace ceiling tiles at end of lifecycle

Engineering

3.7 VCT floor tile replace damaged floor tile
3.7 Plaster
3.7 Gym Floor
Replace ACT
3.7 ceiling tiles
BUILDING ELEMENTS

20,000 unit

10,000 Repair all damaged concrete work
12,000 Regrade and install catchbasin
16,000 Repair/replace heavily damages asphalt.

5,000 Repair sagging and damaged gutters
2,000,000 Replace roof
20,000 Engineering study and design

30,000 job

6,200 Repaint entire interior after renovation

Water service meter and backflow
installation per requirements of the
30,000 Southbridge Water Department.

15

1,000 unit

2

250,000 unit

15,000 Replacement due to failure and lifecycle
Replace older boiler due to end of life
500,000 cycle

1

100,000 unit

Engineering and replacement of HVAC
controls to a building management
100,000 system

1

30,000 unit

1

2,000

1

4,000

4

2,000 panel

1
40

30,000 panel
850 unit

20,000 unit
200

110 unit

2

100,000 unit

Water heater replacment at 30 year life
30,000 cycle
30 year comprehensive testing evaluation
2,000 for compliance Replacement in 20 years
Engineering services to review and
4,000 specifications.
Test and inspect all electric circuit
8,000 breakers for operational use.
30,000 Replace obsolete panels
35,000 Install fans in ten spaces
Upgrade panel and replace detectors per
20,000 industry standard.
Replace sprinklerheads per industry
22,000 standards
Modernization of elevator lifecycle Per
200,000 industry standards

CODE COMPLIANCE
5
TOTALS
1.25 MULTIPLIER
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3,549,200
4,436,500

Concrete walk settled
and gaps at stair exist.

Sidewalk has areas of failure
and become trip hazards

130

Rail system anchors
have failed and offer no
support. At the loading
dock, rail is missing possible fall hazard.

Continuous repairs on the
handicap ramp. Breakdown
of the concrete continues.
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Drives beginning to show
signs of asphalt cracking and
water infiltration

Grade is higher than
foundation and allows
surface water to migrate
into brick. Install site
drainage

132

Cracking at foundation
occurs in a few locations.
Similar location
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Structural concerns: wall has “bulged” out
Signs of water infiltration in the upper wall
area. At entry door cast concrete water
infiltration in brick, with significant cracking
and mortar failure.

Missing mortar and water infiltration
at cast concrete entry
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Trees too
large for
courtyard

Location of connector
bridge and leaking to
greenhouse

Water damage at connector bridge
consistent at all schools
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Brick/foundation connection has
some mortar cracking.
Exposed re-bar in foundation
could lead to rusting and spalling.

Columns have the finish
breaking down. Poorly finished
column at seams are cracking .
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Interior crack corresponding
to bulge in exterior wall and
crack

Water damage at lower roof
at bulging masonry corner
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Typical window
installation

Window caulking at
end of life span

Water infiltration
at cap flashing
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Lintel is starting to rust.
Finish on windows is flacking off

Metal door frames
are starting to rust
and decay.
Paint finish is worn.
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1991 addition has standing
seam metal roof with edpm

Flat roof on
original building
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Gutter damage from vehicles
and gutter sagging

Gutter deflection and leaking
joint is creating ‘washouts” at
grade level and washing
towards building.
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VCT failure

142

Structural concerns: wall has “bulged” out
Signs of water infiltration in the upper wall
area. At entry door cast concrete water
infiltration in brick, with significant cracking
and mortar failure.

Missing mortar and water
infiltration at cast concrete
entry
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Two oil fired furnaces
and water heater

Fuel oil pump

144

Water intrusion thru the
exterior communications
conduit. Note shield to
prevent water dripping onto
motor drives
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Year 10

Year 9

Year 8

year 7

year 6

year 5

year 4

year 3

Year 2

Year 1

Unit Description

Unit Cost

Quantity

Remaining usefull life

Effective age

Recommended Work

Average life cycle yrs

Section Name

Section Number

TABLE 2- REPLACEMENT RESERVES West Street Elementary

Total
over the term

SITE CONDITIONS
Repair concrete sidewalks
ramp
Repair site work south
side drainage
2.2 Site work
Asphalt work
2.2 Asphalt
BUILDING CONDITIONS
Masonry Failure at north
3.3 Engineering corner
Exterior envelope
3.3 Engineering engineering
3.3 Masonry
Repoint/repairs/failure
3.3 Masonry
Reseal joints
3.3.2
Windows
Systematic replacement
Repairs doors frames
3.3 Door
Weather
Weatherstripping doors
3.3 stripping
3.4 Roofing
Immediate repair
3.4 Roofing
Replacement
3.4 Engineering Roof engineering
INTERIOR ELEMENTS
3.7 VCT Tile
VCT tile replacement
3.7 Paint
Paint interior
Plaster/
Repair damaged
plaster/carpentry
3.7 carpentry
3.7 Gym Floor
Sand, paint, refinish
ACT Ceiling Replace hallway ceiling
tiles
3.7 tile
BUILDING ELEMENTS
Replace water service and
install backflow
4.1 Plumbing
Plumbing / Systematic replacement
valves fixtures
4.1 HVAC
Replace boiler 30 yr
lifecycle
4.2 Boiler
HVAC
Building
Upgrade and
4.2 Managemen recommissioning
Water
Replace water heater 30
yr lifecycle
4.2 Heater
Undergroun 30 yr comprehensive test
4.2 d oil storage evaluation / engineering
4.3 Electric
Testing panels
Upgrade obsolete Electric
panels and engineering
4.3 Electric
Install ceiling Fans
4.3 Electric
Fire alarm
Uprade fire alarm panel
4.4 panel
Fire
Replace Sprinkler heads
4.4 Suppression per industry standards
4.5 Elevator
Modernization lifecycle
CODE COMPLIANCE
5
2.2 Site work

30

3,000

15

1,000
2,000

12,000
8

job

10,000

job
sq ft

12,000
16,000

10,000

20,000
12,000
33,000

1,000

16,000

20,000

20,000

15,000
5,000
6,000
40
30

10
50
15
8

30
3,600

job
7
2,500
500
200
5

150,000
ln ft
unit

25,000
5,000

unit
sq ft

6,000
10,000

10,000

25,000
5,000

15,000
150,000
42,000
100,000
20,000

5,000

6,000

6,000
18,000
10,000

18,000
48,000
2,000,000
30,000

5,000

60,000
17,400

2,000,000
1

20,000

30
7

50,000
8,000

6
1

sq ft
sq ft

25

100,000
5,000

6

sq ft

30

20,000

6

sq ft

1

30,000

unit

100

1,000

unit

20
4

20,000
30,000

4

3 sq ft

6,200

18,000

18,000

30,000

unit

2,000

test

10,000

48,000

48,000

30,000

24,000

10,000

30,000

50,000

10,000

10,000

10,000

30,000 panel
850 per fan

15

20,000

20
30

110 unit
200
2 100,000

4

2,000

80,000
500,000

100,000

100,000

30,000

30,000
20,000
2,000

2,000

22,000
6,000

30,000

30,000
35,000

35,000

job

TOTALS
1.25 MULTIPLIER

10,000

500,000

2,000

1
40

120,000

20,000

30

30

46,000
30,000

30,000

2 250,000

1

30,000

6,200

1 100,000

10
30

25,000
5,000

10,000

30

30

150,000
42,000
25,000

20,000

20,000
22,000

22,000
200,000

200,000

$

82,000
102,500

$

91,000
113,750
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$ 125,000
156,250

$2,271,200
2,839,000

$ 736,000
920,000

$

70,000
87,500

$ 106,000
132,500

$

74,200
92,750

$

21,000
26,250

$ 300,000
375,000

$

3,876,400
4,845,500

SOUTHBRIDGE HIGH SCHOOL/MIDDLE SCHOOL
COMPLEX

Location:

32 Torrey Road

Assessors:

Year Built

2012

Building area: 200,000 sq ft

Condition:

Excellent

Land area:
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24/3

113 acres

1.0 PURPOSE and LIMITATIONS
The purpose of this Property and Conditions Report (the Report) is to assist the Town of Southbridge to
assess the general physical condition and maintenance status of the property and to recommend repair
and maintenance items consider significant for the property to continue its current operations.
The information reported was obtained through sources deemed reliable, a visual site survey of areas
readily observable, access through building “owners” and information presented by the Town.
Findings, conclusions, and recommendations in this Report is based on the methods described above,
industry standards, and general observations of the equipment and its visible condition.
The report is focused on existing conditions, lifecycle of existing materials, and non-code compliant
conditions. Recommendations will include items needed to bring the space/component to a safe, code
compliant, and generally accepted facilities condition. The Report does not anticipate change of use,
reconfiguration of space, or change in current program.
Estimated Costs are based on professional judgment and the probable or actual extent of the observed
defect inclusive of the cost of design, procure, construction and manage corrections.

1.1 Condition
HFS uses terms described conditions of the various site, building and system components. The terms
used are defined below. It should be noted that a term applied to an overall system does not preclude
that a part, component, and section of the system may be in a different condition.
Excellent

The component or system is in new or like new condition, and little or no deferred
maintenance is recommended, or the scheduled maintenance can be accomplished with
routine maintenance.

Good

The component or system is in sound and performing its function. It may show signs of
normal aging or wear and tear, and some remedial and routine maintenance or
rehabilitation work may be necessary.

Fair

The component or system is performing adequately at this time but is obsolete or is
approaching the end of its useful life. The component or system may exhibit Deferred
Maintenance, evidence of a previous repair, workmanship not in compliance with
common accepted practices. Significant repair or replacement may be recommended
to prevent further deterioration, prevent premature failure, or to prolong its useful life.

Poor

The component or system has either failed or cannot be relied upon for continued use
performing its original function, excessive Deferred Maintenance or state of disrepair.
Repair or replacement is recommended.
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1.2 Abbreviations
The report may use abbreviations to describe various site, building, or system components of legal
descriptions.
ACT

Acoustical Ceiling Tile

GFI

Ground Fault interrupt (circuit)

AHU

Air handling unit

GWB

BTU

British Thermal unit (heat measurement)

HVAC Heating, Ventilating, Air Conditioning

CMU

Concrete Masonry Unit

HWH

Hot Water Heater

EDPM Rubber membrane roofing

MDP

Main electrical distribution panel

EUL

Expected Useful Life (life cycle)

PTAC

Package through wall A/C unit

FCU

Fan Coil Unit

RTU Roof top Unit

FHA

Forced Hot Air

MSBC Massachusetts State Building Code

Gypsum Wall Board

IBC International Building Code

VAV Variable Air Volume box

ACM Asbestos containing material

VCT Vinyl Wall covering (floor tile)

ADA

MAAB Mass. Architectural Access Barriers

Americans with Disabilities Act
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2.0 SITE CONDITIONS
2.1 Topography
Description:
Site is generally a flat building site. Actual building site sits below the road elevation
Condition and Observation:
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:

None

2.2 Pavement, Parking, and Drainage Structures
Description:
Site is largely paved to accommodate the use. Parking and access appears adequate.
Condition and Observation:
Asphalt area in general looks in poor shape for the seven (7) years it has been in existence. Areas of
wear and asphalt degradation can be observed in the bus drop of area and other lots. The paving has
areas of cracking that will lead toward failure. Several areas will require a reconstruction. Other areas of
the drive/parking require crack sealing and relining of pavement marking.
Sidewalks at the bus drop off and leading into the front entry are deteriorating due to the road salts
required to avoid slip and fall accidents. Several tactile sidewalk strips are lifting due to failure of the
walkway under the strip
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Crack sealing of the entire lot is required.
Spot areas on the lot and entry drives require a sealing coat be installed to prevent further
degradation.
Remove and replace approximately 100 square feet of concrete sidewalk
Capital planning of $5,000 every three to five years for road, parking, and sidewalk work should
be anticipated.
2.3 Landscaping
Description:
Condition and Observations:
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
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None

2.4 Municipal Services and Utilities
a. Water and sewer
Southbridge has its own water and sewerage
b. Gas/Oil
NationalGrid
c. Electric
NationalGrid

3.0 BUILDING CONDITIONS
3.1

Sub Structure/Foundation
The building is on a structural poured in place slab
Condition and Observation:
Generally, the foundation appears to be in good shape. No visible sign of cracking or movement
were observed.

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:

None

Capital planning should be minimal
3.2

Super Structure

Description:
The Building super structure is steel columns, beams, and steel roof trusses. The steel frame cavity wall
structure supports the exterior brick façade.
Condition and observation:
The condition is in good shape.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Capital planning should be minimal. Budget $5000 for various repointing at year 20
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3.3

Facades
a) Description Facades: (Brick, metal, curtain wall, wood)
The brick façade has a decorative concrete water table located at both first floor and second
floor window sill height.

Condition: Good
b) Description Windows and Doors:
The windows are double glazed energy efficient aluminum framed window typically found in
commercial construction. Windows are in Good condition.
Main entry is a double glazed aluminum commercial store front system typically found on
commercial construction. Condition appears to be good, except doors subject to heavy traffic.
These doors have “bent” or warped the door due to abusive force. Weather stripping on most
exterior doors is worn or missing and a cause air infiltration.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Replace worn and missing weather-stripping on all exterior doors immediately $5,000
Adjust doors and straighten damage door

$2,000

Life cycle of caulking and sealants needs to be inspected and evaluated. Replace as part of
regular yearly maintenance, with major capital expenditure at the 10 year life cycle.
The MS/HX complex doors in the front of the building appear to be receiving a significant
amount of wear for a building that is seven years of operation. Weather stripping, door
hardware, automatic handicap door openers, and door closures on these doors will prematurely fail. The school needs to plan on a significant repair budget, and replacement
program.
3.4

Roofing

Description:
The main roof is a 35 year PVC white roof. Lower roofs over the kitchen and loading dock doors have a
slight pitch to a box gutter.
Condition: Good
Gutters have been installed with a slight pitch and at one location the seamed gutter is the low spot and
leaking at the seam.
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Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
This roof will need to be monitored on a frequent basis to insure its longevity. Repairs should
be address in a prompt basis.
Gutter should be re supported to take the low spot out on the mid-span seamed joint, and
reseal the joint.
3.5

Basements / Attics

Description:
None
Condition:
3.6

ADA Compliance

The Americans with disabilities Act (ADA) and the State of Massachusetts Accessibility Code governs
public accommodations and commercial properties. This report will only look at accommodations and
access to public facilities that are equal or similar to those available to the general public. This report
will identify areas of non-compliance, or will be in compliance if upgrades and renovations are made to
the facility, that trigger mandatory resolutions. However, this report is not a full ADA or Accessibility
Code assessment. Being “Public” facilities, upgrades to allow for employee or the general public need
to be addressed to meet the provisions of Title III of the ADA Act.
Condition:
The current building is compliant.
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3.7

Interior Finishes and Components

Descriptions:
Typical Interior finishes:
Specialties Finishes (Cells):
Locations

Floor

Walls

Ceilings

Offices

Carpet

Painted sheetrock

Acoustical tile

Bathrooms

Tile

Painted sheetrock

Acoustical tile

Locker rooms

tile

Painted sheetrock

Acoustical tile

Rear stair tower

Concrete

Painted sheetrock

Acoustical tile

Classrooms

Rubber floor tile

Painted sheetrock

Acoustical tile

Corridors

Rubber floor tile

tile

Acoustical tile

GYM

wood

Vinyl wall pads

Conditions:
Most areas are in good condition. Systematic replacement of the heavily wear areas (halls, main entry
mats)
The rubber tile in the corridor is in good condition.
Interior doors have varying degree of problems. The Southbridge School Facilities is aggressively seeking
a repair remedy to a manufacturers defect with the veneer coming loose on the door blank. Another
problem observed is the interior fire doors do not have magnetic door hold open mechanism, and the
door only swings 90 degrees. While not required by law, the designer did not anticipate the extreme
wear and abuse these doors will take. The constant opening and closing in the main corridor hall doors
by hundreds of students a day have already caused frames to warp and doors to be rebuilt. By the door
being restricted to a 90 degree swing, when opened violently, the door swings to a hard stop and racks
hinges and damages the door closures. The installation of hold open devices, hold the doors open so
students do not touch the door, but when activated by a fire alarm automatically shut. Hold opens
installed on strategic doors, while having an initial cost, will save the school in constant repairs and door
replacement cost.
Strategic isolation doors: The design of the building did not install strategic isolation doors, which
would allow Facilities to isolate the building for after school functions. Isolation of the gym from the
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rest of the building would prevent visitors who are attending a basketball game on a Saturday, from
freely walking through the building. This “open access” ability to wander through the school on a day
which is minimally manned or monitored by staff would reduce in off hours vandalism, create a better
supervised facility during the off hours, and allow facilities to perform its function during these “off
hours” without worrying about a breach of security.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Entry carpets may need to be addressed every 10 years
Comprehensive interior painting program every 7 years
Replace/significant repair of 5 doors immediately
Installation of “Isolation” doors at 4 locations
Installation of magnetic door hold open devices on 10 doors (prevent excessive damage to
heavily used doors)
Re-grout tile floors and walls lifecycle 10 years
Replacement of gym wall pads due to vandalism and wear
Replacement of plastic bleacher seating due to material break down 15 years and vandalism as
required.

4.0 BUILDING SYSTEMS
4.1. Plumbing
Description:
The domestic service enters the building from the west side into the main water service/fire service area
in the Mechanical room. The water service has a main backflow preventer and separate fire service
valves. The observed supply piping is copper, and the waste lines are cast iron. The plumbing fixtures
are vitreous china with chrome trim. The (2) PVI water heaters with circulating pumps supply domestic
hot water. Welded and threaded black iron pipe is used for gas piping within the subject property.
Condition: Good
There were no reported or observed problems with the plumbing size, operation or capabilities of the
building in general.
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Toilet rooms used a contemporary designed urinal system which is a hands free lo easy to clean unit. It
has been reported that the urinals are no longer in productions and the School is finding it difficult to
find replacement parts. One urinal has been damaged and replacement alternatives using the same
supply height and waste pipe centers have not been found to date.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Replacement urinal system and retrofit needs to be found to address future vandalism and
alternative installations.
Exercise all shut off valves annually.
Rebuild all backflow devices and water balancing valves as required due to naturally occurring
elements in the water corroding internal components.
Replacement of the PVI water heater lifecycle is 20 years. Pump replacement lifecycle is 7 years

4.2 HVAC
a. Heating Plant
Description:
The building is serviced by a three (3) gas fired Buederus package boiler plant in the mechanical room
which supplies hot water to thirteen (13) RTU units located on the roof to support the building and its
compartmental zones and to approximately 100 fancoil units in classrooms.
Domestic Hot water tank are a duel PVI system and is located in the mechanical room. (see plumbing
4.1 )
The main condensing/chiller unit is an exterior ground mounted unit.
The building is controlled with a ABS building management system. The system is original with the
installation.
Condition: Good
b. Distribution system (VAV, FCU,, exhaust)
Description:
The building is supplied with conditioned air through 15 roof top air handling units that provide
conditioned air in multiple zones. Large Mammouth AHU units with heat wheel supply fresh air to a
majority of the common spaces.
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Condition: Good
The building distribution of the HVAC and hot water was also installed during the 2012 construction
project.
This building is considered a high performance energy efficient HVAC system for a school. This HVAC
system relies on all equipment to run as designed and maintained flawlessly. As equipment runs,
normal wear on components begin to alter air flow and efficiency and begin to create imbalance and
comfort issues to the user. It is imperative that constant monitoring of the Building Control
Management system, and the terminal equipment are inspected and serviced on a routine basis.
Lifecycle replacement must be followed and maintained to assure energy efficiency is maintained.
Make up air (MUA) in the kitchen is a stand-alone unit that will require a comprehensive inspection, and
fire suppression upgrades as it nears industry standards for service.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
General comment - many of the components of the HVAC system are nearing the end of the
lifecycle. Motors, pumps, BMS control software lifecycles are 10 to 15 years. A system
component replacement budget needs to be implemented. Pumps, actuators, motors,
condenser/contactors should be planned for replacement in the near term.
Upgrade of the energy management system should be addressed every 10 years. Upgrades of
the system are required, and re-commissioning should be addressed during this upgrade to
assure proper operation of the HVAC equipment. (Utility supplier may offer some rebates for
this work upgrade/re-commissioning work.) The ABS building management system is due for an
upgrade and a recommissioning. The recommissioning may identify components (most likely
actuators) that are not performing at optimal level and require replacement.
High performance boilers should be maintained per manufactures specification and
recommendations.
The Mammouth AHU energy wheel requires a comprehensive cleaning of the heat wheel and
assembly. Failure leads to inefficient transfer, as well as excessive wear on motors, leading to
premature failure.
Roof top units (RTU) components such as damper actuators, water flow valve actuators, and fan
motors with in the equipment are nearing the lifecycle, and systematic component failure will
occur. The systematic component failure will be noticed with equipment shut down or most
likely in excessive energy usage, because components do not perform as designed and
“partially” fail.
Kitchen Make up air (exhaust) unit and vent hood lifecycle upgrades to the fire suppression
system and operation.
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4.3 Electric
Description:
800 Amp electric service with new sub panels installed in the 2012 construction project.
Emergency power is supplied by a diesel fueled emergency generator system located in the mechanics
bay.
Condition:
All systems are in good condition.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Near term repair is to have an electrical specialist survey company inspect all circuit breakers or
operation and effectiveness. The pro-active survey will determine if there are any circuit
breakers overheating and are a concern. Every 10 years is recommended.
4.4 Fire Suppression and Fire Alarm
Description:
The property is protected by a multi-zone Fire Alarm control panel, hard wired smoke and heat
detectors, pull stations, illuminated exit lights, emergency battery lighting units, horn/light enunciators,
fire extinguishers, and full coverage 4” wet sprinkler system with check valves and tamper/flow
switches. The Fire department Siamese connections are located on the exterior of the building. A fire
hydrant is located on a municipal sidewalk adjacent to the property. The sprinkler system and Fire
Alarm control panel is reportedly tested annually.
Condition:

Good

Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
With 5 years, a program of systematic smoke detector replacement per industry standards should be
implemented.
Within 30 years, a program of systematic sprinkler head replacement should be implemented if
required.

5.0 CODE/OPERATIONAL CONCERNS
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Immediate Repair Cost

Unit Cost

Recommended Work

Unit Description

Middle/High School

Quantity

Section Name

Section Number

TABLE 1- IMMEDIATE REPAIR COSTS

Comments or Additional Description

SITE CONDITIONS
2.2 Concrete walks
2.2 Asphalt
BUILDING CONDITIONS

Repair damaged sections
Repair bad areas crack seal

3.3 Masonry

Re-seal sealants and expansion joints

3.3 Masonry

Repoint damaged areas of building

3.3 Door frame repair
Door replacement/
3.3 repair

Repair sand and remove rust and paint

Weather
3.3 stripping
3.4 Roofing
INTERIOR ELEMENTS

10

Replace weatherstripping at all doors

8 sq ft

7,000 Repair/replace heavily damages asphalt.

20,000

7 ln ft

Sealants are meeting lifecycle and
2,000 cracks/seperations are occuring.

150

30 sq ft

15

500 unit
1,000 unit

20

Repair and rehang gutters

Repaint interior renovations

3.7 Gym pads

Replace torn panels

3.7 Plaster
3.7 Entry floor matts
Interior door
3.7 replacment

Repair plaster cracks and miscellaneous
repair
Replace floor entry carpet
Replace damaged doors that cannot be
fixed

3.7 Interior door repair
Interior door Hold
3.7 open devices

Repair doors heavily damaged
Install and connect to fire alarm 10 hold
open devices

200 unit

1

2,000 job

30,000
4,000 sq ft

250 unit

10,000
2,000

sqft
500 matt
2,000 unit

5

300 unit

5

3,000 unit

Install isolation doors at 4 locations

4

5,000 unit

Replace damage urinals

1

1,000 unit

15

1,000 unit

8

2,000 unit

Systematic replacement valves and
fixtures

4.2 Boiler pumps

Replace boilers pumps at 15yr life cycle

5,000 Repoint damaged areas of structure year 20
7,500 Repair sand and remove rust and paint
2,000 Replace doors that are damaged near future
4,000 Replace all weatherstriping and readjust doors
2,000 Rehang and repair sagging gutter.

0.77 sq ft

1

4.1 Plumbing

Replace damaged areas at critical walks handicap
1,000 access

100,000

Repair door due to damage

3.7 Paint interior

3.7 Isolation doors
BUILDING ELEMENTS
4.1 Plumbing

100

Repaint entire interior after renovation
2,000 Replace damaged torn panels
10,000 Repair plaster cracks and repaint
1,000 Replace damaged worn entry matts
2,000 One cooridor door has been rebuit several times.
Repair foor hinge and door blank damages or
1,200 racked.
Install hold open to prevent further
15,000 damage/replacement
Install doors to isolate building functions after
20,000 hours to prevent interior vandalism
1,000 Replace existing unit with common style

15,000 systematic replacement
4,000 Replace boiler pumps to end of life cycle

upgrades and recommissioning
systematic replacement valves and
actuators RTU
replace water heater 20 year life cycle
Suppression upgrade

1

10,000 unit

Upgrades and updates of hvac controls fo a
building management system industry standard 810,000 10 years

1
1
1

1,000 unit
45,000 unit
2,000 Unit

15,000 Replacement due to lifecycle
45,000 Replacement due to lifecycle
2,000 Replacement due to lifecycle

4.3 Electric

Test all electric panels

4

1,000 panel

4.4 Fire suppression

Replace sprinkler heads per industry
standard

350

110 head

Replace smoke detector heads

300

80 unit

4.2
4.2
4.2
4.2

HVAC Building
managementsystem
RTU actuator
replacement
Water heater
Make up air Kitchen

4.4 Fire alarm Panel
CODE COMPLIANCE
5

TOTALS
1.25 MULTIPLIER
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Test and inspect all electric circuit breakers for
2,000 operational use /failure.
2,000 Replace heads per industry standard.
Replace smoke detector heads per industry
2,000 requirments

179,700
224,625

Areas requiring crack sealant

Asphalt , concrete and tactile
strip failure at bus drop off

160

Areas where sealant/expansion
joints replacement repair is
scheduled every10-15 years

161

Door alignment and
weatherstripping need to be
addressed every five years
minimum

Caulk sealant

Areas
subject to
rusting

Door is “bent” and
does not sit flush

162

On major exterior doors, handicap door openers
replacement should be factored 7-10 years. Door
closures replacement 10-12 years

Interior wood fire doors not on hold open devices are
subject to significant wear and abuse. Already seen in
several locations. Replacement doors and installation
of hold open device should be in capital plan
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Gutter is not properly pitched
and leaking at seam

164

Science lab venting

165

Plastic seats fail 15 to 20
years because UV rays
break down plastic.

Gym wall pad replacement 15-20
years due to damage, abuse and
material breakdown.
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Water heater 15-20 years
Component replacement
7 years motors/ controls

Urinals discontinued
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Burner life span 15-20 years
Boiler 25-30 years
Controls upgrade 7 – 10 years

Boiler pumps 10 to 15 years
VFD drives 10 years

VFD motor drives
10 years
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Year 10

Year 9

Year 8

year 7

year 6

year 5

year 4

year 3

Year 2

Year 1

Unit Description

Unit Cost

Quantity

Remaining usefull life

Effective age

Recommended Work

Average life cycle years

Section Name

Section Number

TABLE 2- REPLACEMENT RESERVES High School Middle School 3/17

Total
over the term

SITE CONDITIONS
Repair concrete sidewalks
2.2 Site work
Asphalt work
2.2 Asphalt
BUILDING CONDITIONS
3.3 Masonry
Repoint/repairs/failure
3.3 Masonry
Reseal joints
Repairs doors frames
3.3 Door
Weather
Weatherstripping doors
3.3 stripping
3.4 Roofing
Immediate repair gutter
INTERIOR ELEMENTS
Replacment of worn
3.7 Entry Matts matts
Replacement of damaged
pads
3.7 Gym Pads
3.7 Paint interior Paint
Plaster/
Repair damaged
plaster/carpentry
3.7 carpentry
Sand, paint, refinish
3.7 Gym Floor
Interior door Repair damaged door and
hardware
3.7 repair
Interior door Replace door/beyond
3.7 replacement repair
Door Hold
Install hold open on
3.7 open devices selective corridor doors
Isolation
Install isolation doors
security
3.7 Doors
BUILDING ELEMENTS
Replace urnials
4.1 Plumbing
Plumbing
Systematic replacement
valves fixtures
4.1 /HVAC
Boiler
Replace boiler pumps 15
yr lifecycle
4.2 pumps
HVAC
Building
Managemen Upgrade and
recommissioning
4.2 t
Water
Replace water heater 20
yr lifecycle
4.2 Heater
Replace actuators, valves
motors
RTU
repairs
4.2
4.3 Electric
Testing panels
Fire alarm
Uprade fire alarm panel
4.4 panel
Fire
Replace Sprinkler heads
4.4 Suppression per industry standards
CODE COMPLIANCE
5

30
15

5,000
2,000

10 sq ft
8 sq ft

30
10
15

150
20,000
20

30 sq ft
7 ln ft
1,000

2,000

8
20

20
200

200 unit
2,000 job

4,000
2,000

5

2,000

500 unit

10
7

4,000
30,000

250 unit
0.77 sq ft

25

1,000

5,000
16,000

5,000

10,000

100

20

1

2,000

20

5

20

5,000
10,000

10,000
2,000

5,000
45,000
8,000

10,000
2,000

2,000
4,000

9,000
4,000

2,000

1,000
1,000

1,000

1,000

1,000

3,000

1,000

25,000

3,000
50,000

25,000
5,000
30,000

300 unit

11,000
33,000

1,000

1,000

100,000 3 sq ft
5,000
6 sq ft

20

5,000
16,000

5,000

1,200

10,000

3,000

20,000
30,000

3,000

3,000

10,200

2,000

2,000

3,000 unit

15,000

15,000

4

5,000 unit

20,000

20,000

30

1

1,000 unit

20

100

1,000 unit

15

8

2,000

10

1

10,000

20

2

15

13
4

45,000 unit
per
2,000 component
1,000 test

15

300

80 unit

40

350

110 unit

TOTALS
1.25 MULTIPLIER

1,000

1,000

2,000

3,000

2,000

2,000

2,000

3,000

8,000

10,000

10,000

10,000

10,000

40,000

2,000

2,000

2,000

2,000

16,000

10,000

10,000

6,000

13,000

13,000
4,000

13,000

6,000

6,000

6,000

13,000

45,000

45,000

13,000

13,000

90,000
13,000
2,000

91,000
6,000
24,000
-

$

12,200
15,250

$

77,000
96,250
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$

44,000
55,000

$

37,000
46,250

$

48,000
60,000

$

36,000
45,000

$

52,000
65,000

$

91,000
113,750

$ 110,000
137,500

$

46,000
57,500

$

553,200
691,500

Harry McMahon Field House

Location:

181 Dresser Street

Assessors:

Year Built:

1915

Building area: 2,480 sq ft

Condition

Fair

Land area:
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048/076

8.5 acres

1.0 PURPOSE and LIMITATIONS
The purpose of this Property and Conditions Report (the Report) is to assist the Town of Southbridge to
assess the general physical condition and maintenance status of the property and to recommend repair
and maintenance items consider significant for the property to continue its current operations.
The information reported was obtained through sources deemed reliable, a visual site survey of areas
readily observable, access through building “owners” and information presented by the Town.
Findings, conclusions, and recommendations in this Report are based on the methods described above,
industry standards, and general observations of the equipment and its visible condition.
The report is focused on existing conditions, lifecycle of existing materials, and non-code compliant
conditions. Recommendations will include items needed to bring the space/component to a safe, code
compliant, and generally accepted facilities condition. The Report does not anticipate change of use,
reconfiguration of space, or change in current program.
Estimated Costs are based on professional judgment and the probable or actual extent of the observed
defect inclusive of the cost of design, procure, construction and manage corrections.
1.1 Condition
HFS uses terms describing conditions of the various site, building and system components. The terms
used are defined below. It should be noted that a term applied to an overall system does not preclude
that a part, component, and section of the system may be in a different condition.
Excellent

The component or system is in new or like new condition, and little or no deferred
maintenance is recommended, or the scheduled maintenance can be accomplished with
routine maintenance.

Good

The component or system is in sound and performing its function. It may show signs of
normal aging or wear and tear, and some remedial and routine maintenance or
rehabilitation work may be necessary.

Fair

The component or system is performing adequately at this time but is obsolete or is
approaching the end of its useful life. The component or system may exhibit Deferred
Maintenance, evidence of a previous repair, workmanship not in compliance with
common accepted practices. Significant repair or replacement may be recommended
to prevent further deterioration, prevent premature failure, or to prolong its useful life.

Poor

The component or system has either failed or cannot be relied upon for continued use
performing its original function, excessive Deferred Maintenance or state of disrepair.
Repair or replacement is recommended.
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1.2 Abbreviations
FAA may use abbreviations to describe various site, building, or system components of legal
descriptions.
ACT

Acoustical Ceiling Tile

GFI

AHU

Air handling unit

GWB

BTU

British Thermal unit (heat measurement)

HVAC Heating, Ventilating, Air Conditioning

CMU

Concrete Masonry Unit

HWH

Hot Water Heater

EDPM Rubber membrane roofing

MDP

Main electrical distribution panel

EUL

Expected Useful Life (life cycle)

PTAC

Package through wall A/C unit

FCU

Fan Coil Unit

RTU Roof top Unit

FHA

Forced Hot Air

MSBC Massachusetts State Building Code

IBC

International Building Code

VAV

Variable Air Volume box

ACM

Asbestos containing material

VCT

Vinyl Wall covering (floor tile)

ADA

Americans with Disabilities Act

MAAB Mass. Architectural Access Barriers
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Ground Fault interrupt (circuit)
Gypsum Wall Board

2.0 SITE CONDITIONS
2.1 Topography
Description:
Site is a flat Urban setting, abuts recreational fields and sidewalk/road.
Condition and Observation:
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:

None

2.2 Pavement, Parking, and drainage structures
Description:
Site is recreational and is in a built up residential neighborhood. Parking, which is shared with School
Administration, can accommodate a portion of the total stand capacity. Site relies on street parking.
The Field House acts as ticket taking spectator support to the high school level sports.
Condition and Observation:
Asphalt area in general looks acceptable. Areas of wear, and asphalt degradation can be observed
abutting the main entry.
The Building sidewalk is asphalt.
The site drainage is under stands to handle a brook that bisects site.
Drainage under baseball stands has failed. Re address line and drain to existing structures.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Remove damaged areas of the asphalt walk and patch. Table 1
Excavate and replace existing failed surface drain line.

2.3 Landscaping
Description:
Minimal landscaping exists. The arborvitae hedge along the street acts as a natural screen The site is
surrounded by an 8 foot chain link fences for security.
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Condition and Observations:
The Chain link fence has rusted and needs some new ties at vertical and horizontal supports. Gates are
well used and rusted.
Recommended Immediate Repairs, near Term Repairs or long term repairs:
Immediate need is to selectively prune the tree and remove branches that are impeding on the
building and fence.
Repair existing fence to extend life

$3,000

2.4 Municipal Services and Utilities
a. Water and sewer
Southbridge has its own water and sewerage
b. Gas
NationalGrid
c. Electric
National Grid (200 amp)

3.0 BUILDING CONDITIONS
3.1

Sub Structure/Foundation

Description:
Field House
The structure is a poured in place concrete foundation and slab structure on the main body of the
building.
Exterior foundation wall is poured concrete and assumed supported by a spread footing.
poured concrete floor.

Floor is a

Walls are concrete block with a wood framed roof structure.
Baseball bleachers sit on poured in place footings approximately 12 inches square. The main structure is
a steeled framed skeleton structure with a wood deck roof.
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Football bleachers sit on poured in place footings approximately 24 inches in diameter. The structure is
a galvanized steel frame with aluminum plank seating and deck.
Condition and Observation:
The substructure of the main original Field house building appears sound and in good condition. There
were no visible signs of cracking or damage to the foundation.
The Baseball footings appear in fair shape. Several footings appear to have the rebar exposed and show
signs of concrete deterioration.
The football bleachers footings appeared in good condition.
Recommended Immediate Repairs, near Term Repairs or long term repairs:
Based on visual survey and review, the defects that could be seen that could affect the long
term stability of the building are:
Baseball footing need to be dowelled and poured to address spalling and seal exposed rebar.
3.2

Super Structure

Description:
Field house structure is a masonry block walls with a wood roof structure. The superstructure
components where observed from the exterior. Roof appears to be supported by standard dimensional
2x lumber materials. All block surfaces have a parge coat of concrete and red paint. Roof is a wood
framed structure.
Condition and Observation:
Based on the overall appearance and observed general condition of the building, the superstructure
appears to be affected by water infiltration and in fair to poor condition with some localized areas of
concern.
On the left side of the main entry, the “tower” base has deterioration in the base block and joints which
appears to affect mortar joints and cracking in the parge coat of concrete. At the upper portion of the
tower, the blocks appear to have signs of water infiltration and stress on the mortar joints. Cracking
along the mortar joints on the horizontal and some vertical cracks in the upper level are significant. The
cracking indicates water infiltration, which leads to freeze thaw expansion contraction movement. This
cracking has transmitted through the parge veneer coat. Another concern on the left or east side is the
electric entry service is tied to the block wall. Cracking appears on the same plane as the electric
service. The concern is the horizontal stress of the electric service is torqueing the masonry mortar joint
creating cracking.
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Baseball bleachers:
Baseball bleachers are extremely dated and have many safety criteria that needs to be upgrade to meet
current code standards as well as to be safe for the general public. Railings around stands have large
openings in the rail system that are considered unsafe per current codes and general safety standards
recognized by the insurance industry. As a public facility, this open fencing and rail system does not
meet OSHA standards for construction staging.
Dated wood planking for seats and floor treads are extremely weathered. Strength and stability are in
question. Splintering of the wood becomes a safety hazard to users of the stands.
The bleachers were built over an area that has standing moisture problems. The 8”diameter aluminum
drain pipe appears to be full of dirt and has shifted out of position. The result of this lack of drainage is
there is constant moisture under the bleacher structure and exacerbates the rusting problem in the
steel. The steel super structure is in working order, but like all exposed steel structures, maintaining
bolted connection is critical. A majority of bolted connections have significant rusting in the angle
support plate and bolted connections. Rusting of the connections expands at these critical junctions,
putting additional stress on bolts, and can prematurely weaken and lead to bolt failure. Rusting over of
the bolts in the footings is significant. The connection once cleaned, it may result in the need to reassess all footing connections.
The steel supper structure requires a sandblasting to remove all rust and flaking paint. The sandblasting
will revile that many bolted connections are in need of replacement.
The corrugated metal wall that encloses the field maintenance storage room has signs of rusting and
metal fatigue at the bolted connections. These areas are weakened, and failure will allow for the
corrugated metal to separate and became unfastened. Repainting of the metal will enhance the look of
the building and add to the longevity.
The front wood backstop is old and showing signs of water infiltration and material fatigue. Sections
have cracked, and the wood end grain being exposed allows water to enter into the wood causing
continual swelling and delamination. The wall is in need of selective replacement and repainting.
Roof structure is wood framed 2x material which is connected to the steel structure. From a distance, it
appears some of the wood decking has suffered water damaged. Assessment of all wood decking and
replace as required.
The chain link fence backstop has suffered numerous years of foul balls and people “yanking” on the
fence to the point where the backstop has been distorted where a 1 to 2 foot “belly” exists.
Wood dugout on the first base side were recently overturned and destroyed in recent wind storms.
Replacement dugout is required.
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Football bleachers:
The bleachers are a contemporary pre-manufacture galvanized steel structure with aluminum bleachers.
In general, the bleachers appear in good condition.
Recommended Immediate Repairs, near Term Repairs or long term repairs:
Sandblast and repaint the steel superstructure of the entire metal frame. Note: prior to any
sandblasting, lead test should be performed on paint.
Investigate further the exposed structural steel frame and bolted connections and replace all
damaged bolt connections.
Repair baseball stand footings.
Replace all wood floor and stair decking, and seating.
Replace the chain link backstop fence.
Replace wind damage dugout.
Install safety railings, handrails, and spacing between floor and seats to meet a public safety
requirement.
Engineering will be required to address structural and safety upgrades.
3.3

Facades
a) Description Facades: (Brick, cast in place concrete, stucco, clapboards)

The facades are an art deco influenced with a concrete parge material over concrete block. Fixed and
operable wood framed windows appear in fair shape. The roof overhang has a box soffit with a gutter
along the drip edge of wood rafter (see 3.2 Superstructure)
Condition:
Parge coat: The parge coat is in fair to poor condition. The discoloration of the materials and the white
chalkiness of the efflorescence leaching out if the surface indicates water/moisture infiltration into the
masonry structure. Cracking in the parge coat is a result of the structural concrete block movement and
failure.
Masonry: The concrete block in a majority of the structure appears in fair condition. At the “tower”
structures of the entry significant cracking has occurred in the upper block. The concern is water
infiltration at some point in time had penetrated the roof area/flashing at the roof joints allowing water
to infiltrate the block. Through freeze thaw action, the mortar joints and block have cracking
significantly. These cracks now allow surface water to enter the structure, which promotes further
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destructive action. There is also a concern where the electric service is mounted to the concrete block.
At this location cracking has radiated from this location. It is unclear whether lateral stress from weight
of the electric wires, or the water infiltration at the metal weatherhead has weakened the masonry
bond.
At areas wear missing downspouts are located, the excessive moisture has destroyed the
structural masonry block. All other Mortar joints in general appear in fair condition.
Wood rafter and exposed wood overhang: The box soffit overhang shows signs of water infiltration and
damage. Areas have visible rot, or have had the nailed connections open up do to water absorption into
the wood and expansion. Paint failure and pealing is readily observed indicating moisture in the wood.
The aluminum gutters have a minimal pitch, show signs of distortion, which most likely was a result of
snow and ice. In the rear of the west side public bathroom building, it appears a truck may have hit the
gutter and caused significant damage. The distortions and damage, create ponding and have affected
seam joints. These issue result in water allowed to back up and affect the wood soffit described above.
It should also be noted that at critical areas, the downspouts do not exist. Most likely a result of
vandalism. The water from the gutter is allowed to cascade down the block wall. This cascading of
water saturates the concrete block, and has impacted the structural block at grade level, causing
premature failure.
Paint: The structure should have a regular 6-7 years scrape and painting program as part of regularly
scheduled maintenance. A regular paint schedule assures that the exterior sheathed materials are
protected for weathering, addresses any spot failure of materials, and provides the aesthetics that
enhance the look and performance of the building.
Windows and Doors:
Wood service windows are upgrades of the original window. The windows have been protected from
the weather with overhang plywood infill panel. Rear addition windows are vinyl replacement
windows. The “front” garage doors have been replaced with an aluminum roll up type unit.
Condition:
Windows: Aside from normal wear, the windows are in fair condition. The wood framed window
caulking is beginning to breakdown and show signs of failure. The rear addition windows vinyl
replacement windows appear to be in good and operable shape.
Doors: The doors appear to be in good to fair condition.
Recommended Immediate Repairs, near Term Repairs or long term repairs:
Remove and replaced damaged concrete block
Replace all cap and sidewall flashing at block and roof area
Remove all loose parging and replace
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Remove and replace caulk sealant at door and window frames at the concrete intersection
On all damaged soffit areas, remove rotted and damaged rafter ends and Soffit and replace.
Removed damaged wood trim and replace with a PVC wood substitute product.
Paint all exposed trim and block walls.

3.4 Roofing
Description:
The roof is color tan asphalt three tab shingle. The roof edge has an aluminum drip edge.
Condition:
The roof appears to be in fair condition.
Flashing at masonry wall/roof connections needs to be inspected to assure water infiltration is not
occurring. The one key area of concern is at the” tower” slower parapet roof. Significant cracking has
occurred on both the left and right tower in the same location. This indicates that a system failure at
this location has occurred. No visible indication of roof leaks exists. Roof materials and metal flashing
are at their expected life span and should be thoroughly inspected.
Baseball bleacher roof is a three tab shingle on a very low pitch. The shingles appear to have swelling
and on the edges have deteriorated. The roof appears to be nearing its life expectancy.
Recommended Immediate Repairs, near Term Repairs or long term repairs:
Replace and rehang all gutters for better pitch and leaking joints. Relocate downspout locations to be
better protected from vandalism.
Replace roof in next five to ten years.

3.5

Basements / Attics
Description:
None
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3.6

ADA Compliance
The Americans with disabilities Act (ADA) and the State of Massachusetts Accessibility Code governs
public accommodations and commercial properties. This report will only look at accommodations and
access to public facilities that are equal or similar to those available to the general public. This report
will identify areas of non-compliance, or will be in compliance if upgrades and renovations are made to
the facility, that trigger mandatory resolutions. However, this report is not a full ADA or Accessibility
Code assessment. Being “Public” facilities, upgrades to allow for employee or the general public need
to be addressed to meet the provisions of Title III of the ADA Act.
Condition:
The building has some functional handicap accessibility at the field house and football bleachers.
Baseball bleachers have no handicap accessibility. Alterations may require ADA upgrades.
Recommended Immediate Repairs, near Term Repairs or long term repairs:
Perform an audit of the site and address issues as required.
If the renovations are to occur on site, and/ or replacement of baseball bleachers occur, upgrades will be
required per applicable codes.

3.7

Interior Finishes and Components
Descriptions:
The interior areas are finished with materials consistent with the original structure illustrated below.
Room/area

Flooring

Walls

Ceiling

Public Bathrooms

Poured concrete

exposed concrete block

concrete

lockers

poured concrete

exposed concrete block

concrete

Bathrooms

Poured concrete

exposed concrete block

concrete

Bathrooms, while functional are in need of upgrade. Women’s bathroom has had water infiltration
occur in the ceiling which has caused the skim coat parged surface to delaminate from the concrete
deck.
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All toilet partitions are wood and plywood. While functional, these materials due not meet public health
codes for “non-porous”. The rationale behind non-porous materials is they can be sanitized and easily
cleaned.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Painting the walls and trim on a regular basis a part of regular maintenance is recommended.
Some finishes were worn, damaged or broken. Table 2
Immediate Repairs are recommended to remove the damaged parging, patching of holes and
repaint ceiling. Table 2
Replace toilet and urinal partition screens with a non-porous materials

4.0 BUILDING SYSTEMS
4.1. Plumbing
Description:
Plumbing is very basic for this structure. The domestic water supply enters the main building from main
described in Section 2.4. Water supplies two bathrooms and a water fountain from the observed copper
feed lines. The waste piping appears to be in cast iron. The plumbing fixtures are vitreous china
bathroom fixtures. The hot water is supplied from a 40 gallon gas fired hot water heater with an
approximate age of 10 years.
Condition: Good to Fair
Plumbing is functional and operable. Other than planned upgrades to the facility and toilet facilities,
there is no observable problems that would require need for work.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Water heater has a life cycle of 10-15 years and replacement could be planned.

4.2 HVAC
a. Heating Plant
Description:
Each building is heated with a residential style Forced Hot Air (FHA) Ducane gas fired heater. The age of
the unit is approximately 15 years. .
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The supply air from this system is a basic delivering heat to the locker and bathrooms.
Condition:
The system is quite basic. The building has minimal energy efficiency and the units, while set for
minimal heating temperatures, may constantly run in the winter. For capital planning, these Forced hot
air units may prematurely fail due to the conditions they are servicing, so life expectancy may be 20
years for these units.
b. Distribution system (VAV, FCU,, exhaust)
Description: NONE
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Plan for a reduced life expectancy for the units due to conditions

4.3 Electric
Description:
The 200 amp system. Most wiring is concealed and could not be observed.
Condition:
The electric service of the Field House appears to be in fair condition. As noted in the Super Structure
section 3.2, there is a concern that the weatherhead support for the electric may be putting strain on
the block.
The Electric at the baseball bleachers needs review. Weather head mast is two wood poles bolted
together, with several power and cabling wires attached. Wires are loose and run across roof shingle
edges and could get frayed. Grounding on this electric service and steel frame bleacher should be
evaluated. With all exposed electrical service and conduit, periodic testing and evaluation should be
made.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Have an electrician evaluate the service and exterior electrical of the Baseball bleachers to assure it is in
good working order.
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4.4 Fire Suppression, Fire Alarm & Life Safety
Description:
No Fire Suppression exists.
The building is not protected by a fire alarm system.
Condition:
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:

5.0 CODE/OPERATIONAL CONCERNS
Description:
As described in the report, the baseball bleachers are a major concern from a health and safety
standpoint. The structure at the time of construction was built to a basic industrial scaffolding type
layout. Current building codes and insurance concerns require bleachers to have rails, guards, shields,
balusters, and other safety protection to prevent falls. The example of these safety items installed can
be readily seen on the football bleachers. The football bleachers are a premanufactured assembled unit
designed to meet all national building code standards. The baseball bleacher, if kept should address
these code concerns to prevent accidental falls and trip hazards. All wood decking and seating are
exposed to the elements. There are obvious areas of disrepair where patching was installed to address
the immediate safety concern. Splintering and checkering of the wood could also affect the usrer.
An evaluation should be made as to future of the Baseball stands. The structural and safety upgrades
may far exceed the cost of removal and replacement of a code conforming bleacher installation. (see
football stands) A new facility may not need to house the capacity of what currently exist and be a cost
savings alternative than reconstruction of the existing.
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Aphalt repair
Fix surface drain under
baseball bleachers
2.2 Drainage
2.3 Fence
Fence repair
BUILDING CONDITIONS
3.1 Foundations Repair footings on stands
3.2 Façade block Repair damaged block
Engineering review and
3.2 Engineering designs required
Baseball
Replace planks with
bleacher
aluminum and various
carpentry
3.2 carpentry
Baseball
Structural steel upgrades
bleacher
and installation of code
conforming handrails
3.2 Steel
Repaint steel Prep and Repaint baseball
bleacher steel
3.2 Bleachers
3.2 Reparging
Reparge damages sections
Replace damaged areas
of soffit and trim
3.2 Carpentry
Repaint trim and body of
building
3.3 Paint
Repair/replace baseball
backstop
3.3 Carpentry
3.4 Roofing
Field House
Strip and replace
bleacher roof
3.4 Roofing
INTERIOR ELEMENTS
Repair ceiling and repaint
Interior
3.7 Paint
Replace
toilet
Replace partitions with
non porous material
3.7 partitions
BUILDING ELEMENTS
Replace 2 units based on
4.1 Water heater lifecycle
Inspect and test
4.3 Electric
Remount service entry
cable to building
4.3 Electric
CODE COMPLIANCE

300

8 sq st

100
1,000

30 ln ft
3 ln ft

30
150

500 sq ft
30 sq ft
10,000

37,500 job

30,000 job

Immediate Repair Cost

Unit Description

Unit Cost

Recommended Work

SITE CONDITIONS
2.2 Asphalt

Harry McMahon Field House

Quantity

Section Name

Section Number

TABLE 1- IMMEDIATE REPAIR COSTS

Comments or Additional Description

2,500 Miscellaneous repair
Fix surface drain to remove excessive
3,000 moisture
3,000 Various fence repair

15,000 Repair footings on stands
5,000 Repair various damage block
Engineering for foundation, plank repair
10,000 and ada accessibility needs
Replace damaged wood deck and seats
37,500 and additional carpentry (150 planks)
Replace bolt, upgrade welds, install wire
mesh at hadrails/guards for public
30,000 safety
Scrape and prep all steel and two coats
21,000 of paint
3,000 Reparge damages sections
Replace damaged areas of soffit and
4,500 trim

6,000
500

3.44 sq ft
6 sq ft

500

9 sq ft

5,000

0.77 sq ft

4,000 Repaint trim and body of building

800
4,000

9 sq ft
5 sq ft

7,200 Replace repair backstop
20,000 Strip and replace field house roof

2,000

5 sq ft

10,000 Strip and replace bleacher roof

2,000

0.77 sq ft

7

2

stall

600 unit

1,600

8,000 Replace with non-pourours materials

1,200 End of life
1,000 Inspect and test baseball electric
3,000 Remount service entry cable to building
Life cycle of stands and safety issues
that exist require a review and
immediate action.

5 Engineering Safety issues
TOTALS
1.25 MULTIPLIER
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190,500
238,125

Water infiltration
and cracking thru
block/ parge

Gutter discharge

Efflorescence

185

Failure due to
excessive moisture
causing material failure

Stress cracking

186

Gutter deflection which led
to water penetration into

Gutter deflection and leaking
causing moisture infiltration

Expanding lintel
causing stress crack
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Failing metal wall
Bolt and weld
connections that need
better investigation.

188

Handrail weld broken
and rail bent.
Stair treads worn and
strength questioned.

Need ballusters on
rear rail at 4” on
center maximum

Infill space under seat

189

Areas where boards have
failed and patch over holes

General overview of wood seats
and floor boards cracking,
splintering, and aging.
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General upgrades in wood wall
that is rotting and backstop fence
damaged due to vandalism

First Base dugout wind damaged
and requires replacement.

191

Roof deck and
areas of concern

Distorted backstop fencing

192

Missing code conforming
rail/guard

Deteriorating wall

193

Electric weather head

Roof edge
deteriorating

Electric power

Exposed rebar at footing

194

Damaged gutter resulting
in water getting into block
wall and peeling paint
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Water heater

Forced hot air
furnace
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Year 10

Year 9

Year 8

year 7

year 6

year 5

year 4

year 3

Year 2

Year 1

Unit Description

Unit Cost

Quantity

Remaining usefull life

Effective age

Recommended Work

Average life cycle years

Section Name

Section Number

TABLE 2- REPLACEMENT RESERVES Harry McMahon Field House

Total
over the term

SITE CONDITIONS
2.2 Site work

Upgrades require for
fence
Repair drain line under
baseball stands

2.2 Drainage
Lawn
Lawn sprinkler
2.2 Sprinkler
2.2 Asphalt
Asphalt work
BUILDING CONDITIONS
3.1 Foundation Bleacher foundations
Exterior envelope
engineering baseball
3.2 Engineering stands
Bleacher structural steel
3.2 Steel repairs upgrades
3.2 Carpentry
Bleacher carpentry
3.2 Masonry
Repoint/repairs
3.2 Masonry
Repair facade block
Repairs doors, windows
and trim
3.3 Carpentry
3.3 Paint
Bleacher steel repaint
3.3 Paint
Paint exterior field house
3.4 Roofing
Replace roof
3.4 Roofing
Replace roof bleachers
Upgrades required due to
construction
3.6 ADA
(elevator/bathrooms)
INTERIOR ELEMENTS
Upgrades to interior nonporous material
3.7 Toilet stall
Renovation
Upgrade interiors paint
3.7 of interior
BUILDING ELEMENTS
Plumbing / Upgrade water heater
lifecycle
4.1 HVAC
4.2 Furnace
Replace furnace
Inspect and repair
Baseball bleachers
4.3 Electric
Remount service entry
cable
4.3 Electric
CODE COMPLIANCE
Inspect and design safety
5 Study
issues baseball bleachers

1,000

3 ln ft

3,000

3,000

100

30 ln ft

3,000

1
300

20,000
8 sq ft

2,500

20,000
2,500

15,000

15,000

3,000
20,000

10,000

500

30,000
37,500
3,000
5,000

6 sq ft

500
6,000
5,000
4,000
2,000

9
3.44
0.77
5
5

10,000

sq ft
sq ft
sq ft
sq ft
sq ft

30,000
37,500
3,000
5,000

4,500
21,000

2,000
4,000
20,000

10,000

estimate

7 unit
2,000

6,500
21,000
4,000
20,000
10,000

0.77 sq ft

40,000

40,000

8,000

8,000

1,600

1,600

600 unit

1,200

1,200
-

1,000

1,000
3,000

TOTALS
1.25 MULTIPLIER

$

2,600
3,250

$

13,000
16,250
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3,000

$ 131,500
164,375

$

4,000
5,000

$

23,000
28,750

$

-

$

48,000
60,000

$

2,000
2,500

$

-

$

21,200
26,500

$

245,300
306,625

School Maintenance Building

Location:

11 West Street

Assessors:

049/164/0001

Date Constructed:

1894

Building area:

3,200 sq ft

Condition:

Fair

Land area:

0.06 acres
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1.0 PURPOSE and LIMITATIONS
The purpose of this Property and Conditions Report (the Report) is to assist the Town of Southbridge to
assess the general physical condition and maintenance status of the property and to recommend repair
and maintenance items consider significant for the property to continue its current operations.
The information reported was obtained through sources deemed reliable, a visual site survey of areas
readily observable, access through building “owners” and information presented by the Town.
Findings, conclusions, and recommendations in this Report is based on the methods described above,
industry standards, and general observations of the equipment and its visible condition.
The report is focused on existing conditions, lifecycle of existing materials, and non-code compliant
conditions. Recommendations will include items needed to bring the space/component to a safe, code
compliant, and generally accepted facilities condition. The Report does not anticipate change of use,
reconfiguration of space, or change in current program.
Estimated Costs are based on professional judgment and the probable or actual extent of the observed
defect inclusive of the cost of design, procure, construction and manage corrections.

1.1 Condition
HFS uses terms described conditions of the various site, building and system components. The terms
used are defined below. It should be noted that a term applied to an overall system does not preclude
that a part, component, and section of the system may be in a different condition.
Excellent

The component or system is in new or like new condition, and little or no deferred
maintenance is recommended, or the scheduled maintenance can be accomplished with
routine maintenance.

Good

The component or system is in sound and performing its function. It may show signs of
normal aging or wear and tear, and some remedial and routine maintenance or
rehabilitation work may be necessary.

Fair

The component or system is performing adequately at this time but is obsolete or is
approaching the end of its useful life. The component or system may exhibit Deferred
Maintenance, evidence of a previous repair, workmanship not in compliance with
common accepted practices. Significant repair or replacement may be recommended
to prevent further deterioration, prevent premature failure, or to prolong its useful life.

Poor

The component or system has either failed or cannot be relied upon for continued use
performing its original function, excessive Deferred Maintenance or state of disrepair.
Repair or replacement is recommended.

199

1.2 Abbreviations
FAA may use abbreviations to describe various site, building, or system components of legal
descriptions.
ACT

Acoustical Ceiling Tile

GFI

Ground Fault interrupt (circuit)

AHU

Air handling unit

GWB

BTU

British Thermal unit (heat measurement)

HVAC Heating, Ventilating, Air Conditioning

CMU

Concrete Masonry Unit

HWH

Hot Water Heater

EDPM Rubber membrane roofing

MDP

Main electrical distribution panel

EUL

Expected Useful Life (life cycle)

PTAC

Package through wall A/C unit

FCU

Fan Coil Unit

RTU Roof top Unit

FHA

Forced Hot Air

MSBC Massachusetts State Building Code

Gypsum Wall Board

IBC International Building Code

VAV Variable Air Volume box

ACM Asbestos containing material

VCT Vinyl Wall covering (floor tile)

ADA

MAAB Mass Architectural Access Barriers

Americans with Disabilities Act
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2.0 SITE CONDITIONS
2.1 Topography / Pavement, Parking, and Drainage Structures
Description:
Site is a unique small lot with an upper rear lot and a ground level main front elevation, surrounded on
three sides by municipal sidewalks and pavement. The fourth side rear abuts a sloped overgrown area.
The foundation in the rear is “built into” the existing stone retaining wall. Site has no internal
drainage, and pitches on three sides of the building utilize street drainage. The rear lot slopes towards
the building and stone retaining wall.
Condition and Observation:
Rear lot, although small, is downhill from all abutting back yards, and receives significant site run off.
The grade pitches direction into the back of the building, which acts as a dam. This “dam” creates
excess hydraulic pressure on both the retaining wall and foundation.
Fencing is largely rusted mesh and provides a barrier between the abutting lots.
Rear retaining wall has signs of weakening, and the shifting stone work has weakened mortar joints or
leaned out of plumb. This “shifting” of the retaining wall is most likely from rain water run off from the
site above undermining the soils and structure of the retaining wall. These heavy saturated soils create
significant static pressure on the wall.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
The entire rear area needs to be reclaimed, retaining walls reconstructed and grading and drainage
designed to collect large run off and dispose of it as not to affect the building or site (see 2.2
Landscaping).
New fencing would need to be incorporated to separate the abutters from the wall edge and
Maintenance building area as a public safety issue.
$3,000
Site drainage would need to be incorporated into the town’s drainage system because the site offers no
retention capability (see 2.2 Landscaping).
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2.2 Landscaping
Description:
The site is an extremely small. The rear mostly inaccessible area is overgrown and sloped directly into
the rear of the building. The limited area of the site has been paved on three sides of the building.
Condition and Observations:
Rear: The rear site is beginning to get overgrown. Brush and trees are overtaking area which could
cause conditions to undermine the stone retaining wall. Grade slopes into the building with no signs of
any site drainage.
Retaining wall: The top of the wall is out of plumb with a slight pitch outward. The mortar joints on
the stone have deteriorated and show sign breaking apart due to movement at a critical corner joint. It
is obvious that stones have fallen out of the wall. With site drainage issues, and the water infiltration
penetrating the open joints, more movement and degradation of then of the wall can be expected. On
the day an inspection took place the right side of the building retaining wall had ground water leaching
out of the wall in the back corner. In this same area, significant damage to the mortar joints of the
stone wall and “shifting” of the stone wall out of plumb has occurred.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Site engineer should investigate the stone retaining wall and develop a fix and additional drainage in the
wall to alleviate the soil loading condition which is shifting the wall.
$15,000
Rear area behind building, remove all brush, and re-grade area to prevent hydraulic pressure from
affecting the foundation and the retaining walls. On both the left and right side of the building, install
drainage structures, regrade and repave to help drain surface water from saturating the brick bearing
wall of the building.
$150,000
2.3 Municipal Services and Utilities
a. Water and sewer
Southbridge has its own water and sewerage
b. Gas
NationalGrid
c. Electric
NationalGrid
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3.0 BUILDING CONDITIONS
3.1

Sub Structure/Foundation

Description:
Original building foundation (1894) is assumed to be laid stone foundation mortared in place with a
granite base stone with a poured in place slab floor. The original building was designed and built into
the existing grade using mortared stone foundation with an interior brick face. A site stacked mortared
stone retaining wall was installed to hold back the grade and became the rear wall of the foundation.
Condition and Observation:
The 1894 foundation and structural slab appear to be in fair condition. While no catastrophic problems
are apparent, the interior brick façade is showing signs of moisture being retained in the brick. The rear
foundation wall is integrally tied to the site stone retaining walls. These walls are suspect and need
some significant work for long term stability. See section 2.1. The moisture is breaking down the
mortar joints and brick. The brick surface has become soft and porous, which is evident be the
continual “brick dust” that is found and the paint peeling from the “moist” areas of the brick in the
lower 1/3 of the wall.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Have engineer evaluate the stone retaining wall on both the sides of the structure with is
integrally tied to the rear foundation wall (see 2.2 Landscaping).
Repointing of the interior brick wall in the lower areas where moisture has affected joints.
$30/sq ft
$15,000
3.2

Super Structure

Description:
The original 1894 building is a heavy masonry structure with a wood framed interior structure and roof.
The heavy masonry wall appears to be three wythes thick with no cavity. Structural wood floor and roof
appear in good condition
Condition and Observation:
It appears that the structural deterioration is occurring at the front entry brick support column and in
the front right corner of the building. At these bearing locations, the brick has deterioration and
appears compromised. The damage and water absorption in the brick brings question to the
compressive bearing strength. Cause of deterioration in these areas is most likely due to a combination
of age of brick, water infiltration/wicking of moisture into the lower courses of the brick, and ice melt
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chemicals which break down the bricks strength. These bearing locations also have mortar separation at
the brick bond (see Section 3.3 a. brick façade).
In the attic (area could not be seen close up), there is a continual roof leak over the area which once had
a mansard roof. The Roof (Section 4.1) is a steep pitch roof with asphalt shingles, that transitions to
and EDPM membrane roof at the mansard bump out. Significant water damaged has occurred in this
area in the past based on the ceiling plaster failure seen in the second floor room. It is reported that this
area was addressed, but suffers from water intrusion in extreme weather.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
There is a need for a comprehensive review of the exterior brick entry column and the front
right corner which has brick deterioration. The building should plan for repairs and repointing
in the near future to stabilize the exterior masonry envelope and prevent a more extensive
masonry repair (see 3.3 Facades).
Structural/civil engineer should also be brought in in the near future to better assess the stone
retaining walls on both sides of the building. It can be surmised that excavation of the
backside of the retaining wall, removal and replacement of damaged stones, install drain relief
to lessen hydraulic pressure of the wall, and re-mortaring of the stone will be required (see 3.1
Sub Structure).
Wood rafters and roof deck in the area of the sloped roof at mansard flat roof need a full
investigation to assure decay and rot conditions do not exist. (see 4.1 Roof)
$2,000
3.3

Facades
a) Description Facades: (Brick,)
The 1894 building is a brick façade with structural brick masonry arches. Brick archway, the
window and door header are structural brick components. Window ledges are granite.

Condition and observation: Fair to Poor
This entire structural heavy masonry walls façade and mortar joints are in need of spot or partial
replacement and a total repointing of all masonry joints. The brick and mortar failure is
observed in all areas (see 3.2 Superstructure).
Much of the brick facade has had mortar loss in the brick joints and specifically at the above
noted locations. The entire brick façade needs a complete repointing and spot repair of
damaged brick. (See 3.3 Façade) The deterioration of the mortar is consistent with age. The
brick appears to be a “soft” brick with a mortar mix that is more of a lime based. The mortar
mix has worn away from the face of the brick and has significant sand aggregate exposed. The
current condition allows for more water infiltration to penetrate both the brick and mortar. The
right front corner shows signs of water infiltration approximately 5 feet above grade. The water
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infiltration can be observed and has worked its way to the base brick units which have fallen
out, or were damaged by a vehicle. On the interior of this area, evidence of moisture
penetration can observed.
The masonry chimney was observed from the ground. It is apparent that the chimney cap does
not exist. Mortar loss in the joints can be seen from grade, Portions on the masonry has
missing mortar, and “step” cracking of the masonry joints at mid height of the chimney is
pronounced. This tall chimney is structurally compromised and needs to be addressed.
Trim and soffit require paint. Rear of building needs some minor repairs prior to painting.
3.3.1 Description Windows and Doors:
Windows
As reported, the windows (double pane thermal glass) appear to be in good shape. The window
has a fixed arch panel on the top to fill the brick arch shape and space. In the ground level
window openings have been removed and infilled with T-1-11.
Doors
The garage doors are insulated aluminum door installed to the interior face of the brick wall to
give the appearance that the door is fitted to the arched opening. The exterior trim is painted
wood with a rubber draft stop. All doors are operated with an electric drive door opener. The
doors are reportedly 10 plus years of age.
Front man door is an existing wood door with a glazed panel. The rear man doors (which are
not operable, appear to be the original wood door.
Condition and observations:
The windows are in good shape. Drafts have been reported at several window locations. While
no obvious defect was observed, the poor mortar joints in the masonry walls may have areas of
degradation that are allowing air leakage. The existing windows are double glazed double hung
window that are reportedly about 20 years of age. Individual units may require the weatherstripping to be evaluated, and repaired/replaced as part on ongoing maintenance. On the
sashes has a hole in the outer glazed section of the window and should be replaced.
All areas where caulking is required, have missing caulking, or caulking that is dried and cracked
offering little or no waterproofing.
Wood trim around door and window openings is generally in fair condition. Door trim at the
garage doors show signs of damage due to accidental hits. In the rear of the building, the old
unused doors, trim and sills are weathered and checked. Existing thresholds on doors shows
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signs of rot and water infiltration. All wood trim appears dry and checked and in need of
treatment and new paint.
Wood infill panels at grade on the right side of the building where installed with T-1-11 and
shows signs of water damage and rot. On the left side of the building, an original door is in fair
shape. Grade has been built up over the door making it inoperable, and trapping moisture
which could lead to rot.
The front aluminum garage doors are in good condition.
All rear doors are in poor to failed condition. The wood doors are coming apart at all rails and
stiles. Air gaps of up to ½ inch are observed providing no weatherization or energy efficiency.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Masonry
a) Thorough analysis of the structural deficiencies and problems is performed and corrected area
that have failed. Once this work is completed, a full brick repair, restoration, and re-pointing
needs to be performed.
engineering $14,000
repair/repointing $150,000
b) Removal of the chimney down to the roof line and reconstruction will be required

$5,000

Doors and Windows
c) The rear doors and should be repaired/replaced. Replacement should be dome immediately due
to the poor condition and operation. (Verification from historic commission may not be
required for replacement) Work will address trim, flashing replacement, threshold replacement,
and repair/replace door. If not required removal and infill the old door opening to create more
energy efficient repair.
$10,000 various carpentry repair
d) All garage doors and operational motors should be scheduled for a systematic replacement.
$1,000 per motor
e) Windows should have all weather stripping upgraded and re-evaluate all caulked joints to assure
weather tightness.
Carpentry $3,000
Painting:
f)

Paint all soffit, fascia, and trim. Rear of building, replace/repair damage area of trim. $10,000
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3.4

Roofing

Description:
The building has a three tab asphalt shingle. Aluminum gutters exist on dripline of the building.
A mansard roof over the front entry has what appears to be a flat or a low sloped roof. Roof
area over the mansard was not observed, but reported to be an EDPM material.
Condition: Good to Fair
It was reported that a majority of the roof is 20+ years of age. All asphalt shingles areas of the
building appear in fair condition but beginning to “swell” at the edge of the shingle and granules
look raised, indicating shingles are nearing the life span.
Upon interior investigation (3.2 Superstructure) ongoing roof leak is occurring in the area of the
sloped roof/mansard flat roof transition. While not observed in field, it could be surmised that
there are possible holes where the EDPM transitions from a flat roof to the sloped roof. It is
typical of this transition condition to fail prematurely due the EDPM material expanding and
contracting on two different planes, as well as ice sheeting off the sloped section of roof and
landing on the flat area, penetrating the membrane.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
The Town should be planning for the near term (7-10 years) to replace roofing due to age and
leak problems at the flat roof. The thinning of the protective granules and the exposed raised
edges of some shingles indicate the material is nearing its life expectancy.
Estimate $5/sq ft
3.5

$18,000

Basements / Attics

Description:
Basement: None
Attic: The attic space of the main building houses limited storage. The attic spaces in the
building appears dry and in relative good shape.
Condition:
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
The attic space has limited, but valuable storage area for the Facilities operation. A better
access, lighting and operational system should be addressed to provide better work/storage
operation for employees
$10,000 various carpentry repairs
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3.6

ADA Compliance

The Americans with disabilities Act (ADA) and the State of Massachusetts Accessibility Code governs
public accommodations and commercial properties. This report will only look at accommodations and
access to public facilities that are equal or similar to those available to the general public. This report
will identify areas of non-compliance, or will be in compliance if upgrades and renovations are made to
the facility, that trigger mandatory resolutions. However this report is not a full ADA or Accessibility
Code assessment. Being “Public” facilities, upgrades to allow for employee or the general public need
to be addressed to meet the provisions of Title III of the ADA Act.
Condition:
The building meets no MAAB codes or ADA compliance. It may not need to meet a MAAB
standard if it remains an “employees only” facility storage/repair facility.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
If the intent of the town is to renovate and upgrade the building, the significant moneys needed
to repair this structure MAY require the building to upgrade all handicap compliance for
employees and public use and access. Men’s and women’s handicap toilets, may be required or
a variance for a unisex toilet.
3.7

Interior Finishes and Components

Descriptions:
Typical Interior finishes:
Location

Floor

Walls

Ceiling

Apparatus bays

Poured concrete

brick painted

Wood deck

Second floor
storage

Hardwood

Plaster painted
with wood
wainscoting

Plaster

Stair tower

Wood stair

Plaster painted
with wood
wainscoting and
wood plank walls

Plaster painted
with wood
wainscoting

Interior Office

Concrete

wood

wood
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Conditions:
The general conditions of interior finishes are poor. The finishes are extremely dated. Plaster ceilings
and acoustical tile have cracking, holes, water staining prevalent in most areas. Ceiling under the
mansard roof area has failed due to water infiltration at the roof and has collapsed. Most materials are
original to the construction. Holes in plaster in the stair ways need repair.
The Office was constructed by staff to provide some area to perform the business of Facilities
management. This basic area should be redesigned and possible relocated to provide a better and
healthier environment for staff. Current location exposes staff to elements, exhaust fumes, and
workplace dust and dirt.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Upon completion of the exterior work to assure no water infiltration, a repair of all water damaged
surfaces should be done to create a clean and better work environment.
Upgrades to create more functional storage and operations center and better utilization of space
Engineering $8,000
Upgrades $180,000

4.0 BUILDING SYSTEMS
4.1. Plumbing
Description:
The main water service appears to be in galvanized water service. The observed supply piping is
copper, and the waste lines are cast iron. The plumbing fixtures are vitreous china with chrome trim.
The electric water heater is a recent installation and reportedly serves the needs of the building. Piping
looks in working condition.
Welded and threaded black iron pipe is used for gas piping within the subject property.
The toilet facilities were basic. The toilet facilities do not have separate male or female toilet/locker
facilities.
Toilet area on first floor appears to have no operation need. Toilet pace is shared with mechanical
equipment. Removal of the toilet should be considered.
Condition:
The entire plumbing system is in poor shape. There are no separate toilet facilities, no separate locker
rooms for male/female. In its current condition, it may meet code, however may be a Human Resource
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issue. If any significant renovation was to occur, a variance form a unisex bath could possibly be
obtained.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Long term planning for separate male and female facilities
See 5.0 Code and Operation Concerns
4.2 HVAC
a. Heating Plant
Description:
The building has a gas fired forced hot air Lennox furnace on the ground level space that address all first
floor garage building heating needs. The second floor is generally heated with a gas Modine units.
Condition:
The general condition for the system is fair. The cavernous space and poor insulation and lack of energy
conservation in the structure itself allow for significant heat loss. This significant heat loss not only
incurs large operational expenses, but will premature fail the heating equipment trying to keep up with
continual demand. The FHA unit is nearing its life cycle. The Modine unit appears operational and in
good working order. The HVAC system does not meet the needs for office heat and fresh air changes in
the garage operation. The inadequate air distribution, lack of MSBC/IBC code air changes could affect
possible future tenants of this space.
b. Distribution system (VAV, FCU,, exhaust)
Description:
The garage area of the building has a recirculation air purification system (Smokeeater) in the garage
area to address vehicle exhaust. A cyclone dust collector system exists to address carpentry work that
occurs in the garage bays.
Office area is serviced by electric heat and is not serviced with any fresh air.
Condition:
The system units are in fair condition.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
See 5.0 Code and Operation Concerns
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4.3 Electric
Description:
The electric service is a 200Amp service that has had an upgraded circuit breaker panel and sub panels
installed. The wiring is a mix of sheathed wiring (romex), and metal clad (mc), wiring exists in
confined/concealed spaces.
Condition:
The wiring for this type of facility is fair condition. The main panel and sub-panel are circuit breaker
protected and are current technology and are in acceptable shape.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Test all wiring for continuity, ground, and replace with explosion proof outlets in the garage
area.
$2,000
See 5.0 Code and Operation Concerns

4.4 Fire Suppression and Fire Alarm
Description:
Fire suppression: None
Fire alarm: None
Condition:
The condition is considered poor. The fire alarm system should be a comprehensive system with horns
and strobes with a combination of smoke and heat detection. The office and work area also should have
the carbon monoxide and NO detection tied into an engineered exhaust air system to assure fumes do
not penetrate the working and living space of the building.
Recommended Immediate Repairs, Near Term Repairs, or Replacement Reserves:
Install fire detection, notification, and carbon monoxide detectors to a current building code
standard.
$10,000 install fire alarm system with CO detectors
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5.0 CODE/OPERATIONAL CONCERNS
Description:
The building is the operation hub of the School Facilities Maintenance. This multi-purpose facility
houses School vehicles, maintenance operation of engine maintenance of both large vehicles and small
motor repair (lawn mowers/snow blowers etc.), warehouse operation for building maintenance supplies
and building maintenance materials, and most importantly the administration offices of Facilities.
Operationally, the building functions in spite of its less than ideal condition and building logistics. The
base building, while needing repair and infrastructure upgrades, can work effectively provided that a
capital outlay is performed.
The building appears to meet some basic function and needs. With modernization and building
upgrades would increase the ability of Facilities Department to perform its tasks easier and efficiently.
The concern with this facility is it has reached a point where all components have far exceeded their life
expectancy, and operationally are in poor shape. As currently exist, work conditions are less than
optimal. Air quality in the structure needs to be upgrade for employees. Existing office conditions do
not promote productive environment. Current material handling and storage of school supplies
requires significant manpower and are not maximized.
Lastly, the building has no energy efficiency as it currently exists. Realizing this building is essentially a
workshop and storage facility, there are energy efficient measures that can be taken to address
significant heat loss.
The operational efficiency of the building can only be achieved with a comprehensive design and
strategy that addresses Facility Maintenance needs which in turn better address the school operational
needs.
Recommendation:
The Town should begin to study what it wants to use this building for in the short term and well
as long term, so a comprehensive much needed repairs can be planned for that are consistent
with the goals for the long term use.
$10,000
The study may conclude that the building of offices/office support spaces for School Facilities in
areas other than garage may open the work bay area to better serve the operation, create a
better and healthier office area, and organize material handling and warehouse storage to
minimize the potential of industrial accidents.
Being a mixed use facility (garage, warehouse, light manufacturing) the study should also look at
the possibility of new construction due to complexity of meeting building codes in the existing
structure.
Complete comprehensive renovation of this building for a garage/storage use is estimated to be
$2.1 Million ($300 $/sq ft)
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SITE CONDITIONS
2.1 Fencing

Rear lot fencing

Engineer site drainage
2.2 Engineering retaining wall
Regrade site and add
2.2 Landscape
catchbasins
2.2 Landscape
Repair walls
Tie catch basin into
2.2 Drain
drainage
2.2 Asphalt
Repair bad area
BUILDING CONDITIONS
Repoint basement brick
3.1 Basement
interior
3.3 Engineering Engineer services
Re-seal sealants and
3.3 Masonry
expansion joints
Repoint damaged areas
of building/structural
3.3 Masonry
repair
3.3 Masonry
Windows
door
3.3 carpenty
3.3 Paint
3.4 Roofing
3.4 Roofing

4.1 Plumbing
4.2 Furnace
4.3 Electric
Fire alarm
4.4 Panel
CODE COMPLIANCE

5 Study

175

Repair
windows/door/trim
Paint exterior trim
Repair mansard roof leak
Replace roof in entirety

640

3,000

30 $/sqft

3,000

7 ln ft

6,000

30 sq ft
5,000 unit

20
1
3,600
1

8,000

Renovation/repair
interior to improve
operation

3,000

Study use and upgrades
for long term building
distribution and facility
use.

2,000
8 sq ft

14,000 unit

8,000

Testing of panels
Install fire alarm internal
panel

500 unit
job
1,500
5 sq ft
10,000

0.77 sq ft

60 sq ft

Immediate
Repair Cost

Unit
Description

6,000
150,000

Design interior upgrades

If upgrades to facility are
made
Replace older 1980
furnace

17 ln ft

15,000

Repair chimney

3.5 Attic
Upgrades access safety
3.6 ADA
ADA survey
INTERIOR ELEMENTS
Repaint interior
3.7 Paint interior renovations
3.7 Engineering
Renovate
Interior
facility
3.7 upgrade
BUILDING ELEMENTS

Unit Cost

Recommended Work

School Maintenance
Quantity

Section
Name

Section
Number

TABLE 1- IMMEDIATE REPAIR COSTS

Comments or Additional Description

3,000 Fencing in rear in disrepair
Site and gutter run off discharges at base
of building. Engineer a water drainage
15,000 solution
6,000 Install drainage soultions
150,000 Repair retaining walls
2,000 Collect and discharge surface run off
5,000 Repair/replace heavily damages asphalt.

9,000 Remove all damaged grout and repoint
Engineer all masonry repairs and
14,000 repointing/ext envelope work
Sealants are meeting lifecycle and
21,000 cracks/seperations are occuring.

180,000 Repoint damaged aras of structure
Remove and replace chimney and repair
5,000 damaged brick areas
Restore existing wood window, door, trim
caulking/repair
Repair and prime/repaint trim soffits
Repair edpm roof leak
Strip and replace roof
Better access and upgrades for basic
10,000 usage and safety
10,000
10,000
1,500
18,000

6,200 Repaint entire interior after renovation
Design operational upgrades for beeter
8,000 use and operation.

Assume major renovation of interior
180,000 space stairs, walls

1

8,000

1

2,000 panel

Cost of upgrades is interior redesign is
20,000 implemented
Replace older furnace due to end of life
8,000 cycle
Test and inspect all electric circuit
2,000 breakers for operational use.

1

10,000

10,000 Install Fire alarm with co detectors

20,000

10,000
TOTALS
1.25 MULTIPLIER
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10,000
703,700
879,625

Stones shifted out of
vertical and leaning
inward

Leaching
ground water

Southeast wall

Retaining wall corner is coming
apart due to hydraulic pressure.
Wall is becoming unstable.
North east

214

Efflorescence due to excessive
moisture infiltration northwest
side

Mortar joints with excessive
mortar loss is consistent
throughout the structure

Close up of worn mortar which is
pourous and retains moisture

215

Rear masonry wall
below grade.
Moisture is affecting
mortar joints

Moisture from outside brick damage is
affecting interior courses. Note brick
pieces on floor do to spalling of brick.

216

Structural brick column Brick and mortar
failure is caused by water infiltration.

Mortar loss at top arrow is consistent with entire
façade.
Bottom arrow shows missing brick, most likely do
to mortar failure caused by water infiltration.

217

North side door non-operational
and susceptible to moisture

Wood trim

218

Rear door extremely weathered and
threshold rotted and in disrepair.

Southeast infill
beginning to rot

219

Second floor Modine heater

Air purification system
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Year 10

Year 9

Year 8

year 7

year 6

year 5

year 4

year 3

Year 2

Year 1

Unit Description

Unit Cost

Quantity

Remaining usefull life

Effective age

Recommended Work

Average life cycle yrs

Section Name

Section Number

TABLE 2- REPLACEMENT RESERVES School Maintenance

Total
over the term

SITE CONDITIONS
Upgrades require to
support a new renovated
2.2 Site work
structure
2.2 Engineering Engineer site work
2.2 Asphalt
Asphalt work
BUILDING CONDITIONS
3.1 Basement
Repointing interior
Exterior envelope
3.3 Engineering engineering
3.3 Masonry
Repoint/repairs
3.3 Masonry
Reseal joints
3.3 Masonry
Repair chimney
Repairs doors and
windows
3.3 Carpentry
3.3 Paint
Paint exterior
3.4 Roofing
Replace roof
3.4 Roofing
Repair around mansard
3.5 Attic
Upgrade accesss safety
Upgrades required due to
construction
3.6 ADA
(elevator/bathrooms)
INTERIOR ELEMENTS
Design upgrades to
3.7 Engineering interior
Renovation
Upgrade interiors
3.7 of interior
3.7 Paint
Paint interior
BUILDING ELEMENTS
Plumbing
4.1 /HVAC
4.2 Furnace
Fire alarm
4.3 panel
4.3 Electric
CODE COMPLIANCE
5 Study
5

Upgrade plumbing and
hvac for code and need
Replace furnace
Install fire alarm panel
Testing panels

estimate

150,000

150,000
15,000
5,000

15,000
5,000
9,000

9,000

14,000
6,000
3,000

730
7

sq ft
ln ft

14,000
180,000
21,000
5,000

180,000
21,000
5,000
10,000
10,000

3,600

5

sq ft

10,000
10,000
18,000
1,500
10,000

18,000
1,500
10,000

estimate

3,000
8,000

60

40,000

40,000

sq ft

8,000

8,000

sq ft
sq ft

180,000
8,000

180,000
8,000

20,000
8,000

20,000
8,000

10,000
2,000

10,000
2,000

22,000
27,500

10,000
734,500
918,125

12% of
overall
cost

2,000

Study for use and
upgrade

10,000
TOTALS
1.25 MULTIPLIER

$

11,500
14,375

$

29,000
36,250
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$ 159,000
198,750

$ 211,000
263,750

$

$

-

$ 274,000
342,500

$

-

$

-

$

28,000
35,000

$

Southbridge Public Schools
Facilities Maintenance Plans
The Maintenance Plans for the Town of Southbridge are suggested/sample maintenance plans or
policies that are generally accepted industry standards. These descriptions of activities, frequencies,
and types of monitoring that are to be performed, are general industry standards that can be modified
to meet the manufacturers specifications and recommendations of the equipment that exist in
Southbridge.
The Maintenance Plans demonstrate the commitment of time that is required to be spent on the
physical plant, that the facility maintenance staff must devote for the “routine” maintenance. These
industry and equipment standards are maintenance goals that are used to provide optimal performance
of equipment.
These plans are to be used as guides for both custodial and maintenance staff to help maintain and
monitor equipment as a pre-emptive measure, to maximize longevity, and to better assess the lifecycle
of the equipment. This maintenance plan or “checklist” assures that staff looks at the basic but key
elements that are required to allow equipment to perform to their capability. If the Town is to pursue
Massachusetts School Building Assistance (MSBA) grants, these types of formats are becoming critical
information the MSBA uses in evaluating the school district’s commitment to its physical plant.
With the High School/Middle School Complex having the most sophisticated HVAC equipment, these
maintenance plans become the best way to assess performance of the equipment. The document
entitled Southbridge MS HS Complex Preventative Maintenance (Appendix B) is a template used to
provide detailed information of existing equipment of various components. This document can be
developed using “As-Built” plans and documentation from the original construction submittals. This
document inventories equipment develops annual and seasonal testing and maintenance routines and
costs associated with this maintenance, and any additional information required.
The document addresses some sample building systems and information as a guide to how this type of
format could be used. The benefit of this type of format can demonstrate to a school administration
the amount of capital equipment that is located at this site and others, the amount of effort that is
required to keep these systems operational, the amount of annual expenditures needed for each piece
of equipment, and the expected longevity.
Southbridge Facility staff is a “hands-on” staff that do a large majority of the routine maintenance that
most municipalities outsource. These industry standard maintenance plans can be modified to reflect
that amount of equipment that is serviced by this department, and the details they address when
maintaining equipment.
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Indoor Air Quality Management Plan
1. Mission Statement
The health, comfort, and learning environment of students and staff are important aspects of
The Southbridge Public School’s mission. Working with EPA and the IAQ Tools for Schools
Program, we developed an IAQ Management Plan that will help monitor and improve the
quality of air in school buildings. The objectives of this IAQ Management Plan are:
• Reduce the levels of indoor air pollutants through preventive measures such as routine
maintenance activities, periodic building evaluations and inspections, and IAQ-specific
policies.
• Provide and maintain adequate airflow by repairing and maintaining ventilation
equipment, which will promote a comfortable and healthy learning and working
environment.
• Respond to IAQ-related concerns and problems in a prompt and thorough manner, and
effectively communicate the progress of investigations and their resolution to all interested
parties.
2. Role of all IAQ coordinator and IAQ Team
IAQ Coordinator
Southbridge Public School’s has identified Director of Facilities as the IAQ Coordinator for the
district. The school administration and school board is committed to providing the necessary
support to meet the school district’s IAQ Management Plan objectives.
The IAQ Coordinator’s responsibilities include:
• Acting as the key contact person within the district to respond to and address IAQ issues
and concerns.
• Coordinating the development and management of the district’s IAQ Management Plan.
This includes establishing and overseeing an IAQ Team, coordinating building walkthrough
inspections, coordinating the building system evaluations, coordinating the investigations
of reported IAQ issues and concerns, and modifying the IAQ Management Plan to fit the
district’s specific needs and objectives.
• Responding to IAQ concerns and issues that are discussed or reported.
• Coordinating the IAQ Team’s activities and meetings, including distribution of the IAQ
checklists.
• Communicating with staff, parents, and other parties regarding the progress made with the
Plan and the process of reporting IAQ concerns.
• Coordinating the annual review of the Plan, which involves building walkthrough
inspections, building systems evaluations, and revising the Plan to include new
information?
• Obtaining school board approval of the IAQ Management Plan after every major revision.
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IAQ Team
The Southbridge Public School has established an IAQ Team to represent the staff, students and
parents. The IAQ Team assists the school district administration by reviewing IAQ-related
information and recommending IAQ policies to maintain and improve the air quality within
district facilities and school buildings.
Led by the IAQ Coordinator, the IAQ Team is involved in the following efforts.
• Supporting the IAQ Coordinator to ensure good IAQ in all facilities and areas.
• Contributing to the IAQ Management Plan creation and implementation. The members
distribute the IAQ checklists and the IAQ Backgrounder to the appropriate staff members.
• Meeting regularly Bi-Annually to review and resolve IAQ issues.
• Meeting Bi-Annually to review the IAQ Management Plan, which includes the completion
of walkthrough inspections of school buildings, key building systems evaluations, and the
review of existing policies in the IAQ Management Plan.
• Meeting to evaluate and respond to IAQ concerns that have been reported to the district.
The Team takes steps or recommends measures to resolve the reported concern.
• Maintaining IAQ Team meeting minutes, reports, and other documents in the IAQ
Management Plan.
The following individuals are members of the IAQ Team:
Name
Position
Contract Information
Director of Facility
Assistant Superintendent
Head Custodian

Specific Duties
Oversee Facilities/mechanical
Oversees School operations
night custodian supervisor

3. Background and IAQ Findings
Indoor air quality (IAQ) is a critical component of providing a healthy and comfortable learning
environment. Indoor air pollutants may cause or contribute to short-and long-term health
problems including asthma, respiratory tract infection and disease, allergic reactions,
headaches, nasal congestion, eye and skin irritations, coughing, sneezing, fatigue, dizziness, and
nausea. In addition, indoor air pollutants and extremes in temperature and humidity may
cause discomfort, which can affect students’ ability to concentrate and learn.
IAQ problems can hasten building deterioration, contribute to the closing of schools, create
liability problems, and strain relationships among parents, teachers, school staff, unions, and
the school administration.
Director of Facilities researches IAQ issues affecting the school. For example, schools’ histories
related to radon, pests, lead, and other IAQ issues are investigated and documented.
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During the walkthrough inspections and building systems evaluations, Director of Facilities
identifies IAQ and problems and issues. The issues are prioritized from most important to least
important. Urgent or simple issues are addressed first and issues that require continual
attention are scheduled appropriately.
Problems are reported to the IAQ Coordinator, who documents all IAQ concerns, performs an
initial investigation, and documents and communicates the resolution to all interested parties.
Many issues are resolved using in-house staff. However, professionals, experts, and other
outside personnel may be brought in to deal with specific issues.
The IAQ Coordinator uses thermometers, moisture meters, Building EMS CO2 monitors and
trained Buildings staff to help identify IAQ problems. If the problem cannot be identified or
persists despite the district’s efforts to identify and remediate it, the IAQ Coordinator discusses
the matter with the appropriate school official(s) in order to determine whether a contracted
service provider is needed.
When a problem has been identified, the IAQ Coordinator coordinates a response,
communicates with the relevant parties, documents actions taken, and keeps copies of all
documents. When the problem is not urgent but requires a policy change. The IAQ Coordinator
organizes a meeting with the IAQ Team to develop and recommend specific policy changes.
These policy changes are presented to the appropriate school officials for review and adoption.
All new or revised policies are added to the existing IAQ Management Plan. All interested
parties are informed about the measures taken to resolve the problem and all policy changes.
4. IAQ Policies and Plans
Animals in the Classroom Policy
While many teachers and students have classroom pets, animals can be a source of allergens,
asthma triggers, and microorganisms that may cause infectious diseases. Therefore, The
Southbridge Public Schools has instituted an animal policy based on information gathered from
walkthrough inspections, building systems evaluations, IAQ concern reports, and staff
meetings.
Animals should be isolated to the extent possible and should be kept away from carpets,
upholstered furniture, and stuffed toys. Specific types of animals may be restricted from the
classroom if a concern is expressed by staff, students, or parents. The district also reserves the
right to ban certain animals if they pose a threat to the safety or comfort of staff and students.
Classroom pets should be placed away from return air ducts and from students with known
allergy or asthma problems.
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Food in the Classroom Policy
Food should not be left in the classrooms. When it is necessary to store food in classrooms, it
must be kept in airtight, sealed containers to minimize the potential for pests, odors, and
biological growth.
Painting Policy
Schools must use latex, water-based paints; using paints that contain mercury or lead is
prohibited. Painting and drying should only occur when the area of the buildings is unoccupied
and properly ventilated. It is also important to inform all affected staff and students before a
painting job begins. The school district’s Hazardous Materials Policy is located in Director of
Facilities Office.
Hazardous Materials Policy
It is important to handle hazardous materials according to the manufacturers’ guidelines.
Wastes generated from hazardous materials should be stored separately from regular waste
and disposed in appropriate containers. Hazardous materials are common in art, science, and
vocational/industrial classes. Training sessions for staff can help explain the risks associated
with hazardous materials and the importance of complying with this policy. The school
district’s Hazardous Materials Policy is located in Director of Facilities Office.
Asbestos Hazard Emergency Response Act (AHERA) Management Plan
(Name of vendor).
An AHERA Management Plan is required by Federal law and is intended to prevent staff
exposure to asbestos during general operation and maintenance activities. It describes the
location and condition of asbestos-containing building materials, and documents their removal
and repairs. The AHERA Management Plan also describes the proper record keeping practices
that school officials must follow. Schools must update their AHERA Management Plans with
information collected from their periodic surveillance every 6 months, re-inspection of
buildings for asbestos-containing materials every 3 years, and response actions taken within the
school. The AHERA Management Plans are located in each school’s main office and the IAQ
Coordinators Office located at School Administration 25 Cole Avenue.
Integrated Pest Management Program
Integrated Pest Management (IPM) is a comprehensive strategy for controlling pests, pestgenerated substances (such as cockroach fecal matter), and pesticides, which can act as
irritants and trigger allergies and asthma. The district’s IPM program aims to reduce the
frequency and magnitude of both pesticide use and pest problems. The school district’s IPM
file is located in the IAQ Coordinators Office, or is available online at:
http://massnrc.org/ipm/schools-daycare.
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Lead Policy
Lead can adversely affect the nervous system. Young children are particularly susceptible. If
lead is present in existing school buildings paint coatings, renovation procedures must be
employed that minimize the exposure of building occupants to airborne lead-based paint
particles. In addition, a “Lead in Water Plan” has been implemented that includes water
sampling, faucet replacement, education, and record keeping. The Lead in Water Plan is
located in Director of Facilities Office.
Radon Gas Policy
Radon is a naturally-occurring gas that can enter into school buildings from the underlying soils
and build-up to levels that increase occupants’ risk for developing lung cancer. Radon testing
and mitigation are to be performed in High, Middle, Charlton Street, Eastford Road, and West
Street Schools. If radon levels do exceeded 4 pCi/L they will be reduced to levels comparable
to the outside air. Information on radon testing and mitigation is to be developed by
Non-Smoking Policy (addendum 1)
School Committee Policy ADC prohibits tobacco use in all public school facilities and vehicles.
Information about smoking regulations is located on the Southbridge Public Schools WebsiteSchool Committee Policies.
Anti-Idling (addendum 2)
Delivery and bus pickup and drop off zones have been located away from building outdoor air
intakes to ensure that exhaust fumes do not enter the facility. The Southbridge Public School’s
Policy EEAFF Motor Vehicle Idling on School Grounds prohibits buses and cars from idling while
waiting to pick up drop off students. Buses shall idle no longer that the time required to bring
engines to proper operating temperature and to defrost all windows. This policy is not in effect
when temperatures fall below 32 degrees Fahrenheit. The school district’s anti-idling policy is
located on the Southbridge Public School Website – School Committee Policies.
5. Procedures
Cleaning and Chemicals
Regular and thorough cleaning is an important means for the removal of air pollutant sources.
However, the use of cleaning products may also contribute to indoor air pollution. To ensure
that cleaning practices remove pollutants sources while using cleaning products appropriately,
guidelines have been created.
• Custodial staff only use cleaning agents approved by the district for school use. All
products must be clearly labeled and stored in a secure area. Bottles of cleaning agents
must be tightly closed when stored.
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•
•
•
•
•
•

•

All material safety data sheets should be stored in an area available to all staff, and the
location of this information is discussed in the district’s “Employee Right to Know” annual
training.
Rooms must be kept clean. Slightly damp cloths are used to remove dust from surfaces –
however, wiped surfaces should not be left damp or wet for extended periods of time,
since this can cause mold growth.
Ammonia-based cleaning agents and chlorine-containing cleaners (such as bleach) must
never be mixed because this generates toxic gases.
During routine operations, pollutant-releasing activities are restricted by time of day, week,
or year. For example, the waxing of floors is performed during school vacations.
Areas of frequent use should be cleaned more often than areas of infrequent use.
Large walk-off mats must be used to trap dirt and moisture at building entrances. These
mats are cleaned according to manufacturers’ guidelines to ensure optimal performance.
Trapping dirt and moisture at building entrances helps to maintain the cleanliness of floors
and carpets throughout the building.
Staff is not permitted to bring any cleaning products, pesticides, air fresheners, or other
chemicals into the school.

Flooring
The most common types of floor covering for general use in schools are carpet and resilient
floor covering products. Carpet offers acoustical and comfort benefits that ate generally not
available with other floor coverings. Many schools prefer to use carpet in classrooms and
administrative areas. Resilient flooring is used for high traffic areas including classrooms,
hallways, cafeterias, art rooms, restrooms, and anywhere liquid spills are likely.
While there is considerable debate about the most appropriate flooring material for use in
schools, EPA recognizes that there are advantages and disadvantages associated with all types
of floors coverings. Regardless of the floor covering type, regular and effective cleaning and
maintenance is essential to keep it dry and clean. All carpets must be cleaned with hot water
extraction at least twice a year. Carpet many not be cleaned during summer months unless it
can be dried with 24 hours.
Preventive Maintenance and Operations
Preventive maintenance involves routine inspection, adjustment, and repair of building
structures and systems, including the heating, ventilating, and air conditioning system (HVAC):
unit ventilators; local exhaust; fresh air intakes; and flooring. Preventive maintenance plays a
major role in maintaining the quality of air by assuring that the building systems are operating
effectively and efficiently. Moreover, it helps to maintain comfortable temperatures and
humidity in occupied spaces.
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The preventive maintenance schedule for The Southbridge Public Schools can be found in
Director of Facilities office. The schedule describes the time intervals and locations of building
and ventilation components that are inspected and maintained on a routine basis. The
schedule was established using the past experience of school district maintenance
professionals, the availability of financial resources, and technical guides, including the
manufacturer’s specifications. All records of preventive maintenance are kept attached to the
relevant operating system for easy evaluation.
Unless otherwise notes, school buildings should be maintained according to the American
Society of Heating, Refrigerating, and Air-Conditioning Engineers’ (ASHRAE) recommended
comfort parameters. If the recommended parameters cannot be met, the district staff makes
ventilation adjustments that provide fresh air, temperature, and humidity levels that are as
close to the ASHRAE parameters as possible.
Construction and Renovation
The Southbridge Public Schools should consider IAQ when planning construction and
renovation projects. The IAQ Coordinator, [IAG Team], superintendent, and school board
discuss major structural changes that may impact IAQ. The findings from walkthrough
inspections and building systems evaluations should be considered when planning renovations.
IAQ Design Tools for Schools (DTfS), a web-based guide for establishing good IAQ practices into
the design, construction, renovation, operation, and maintenance of K-12 school facilities
(www.epa.gov/iaq/schooldesign) can be utilized. These plans are summarized in bid
specifications.
To the extent possible, major renovations should be performed when school is not in session. If
renovation projects must be performed while school is in session, the return air from any area
being renovated should be isolated from the main ventilation system. Engineering controls
should be used to contain and minimize the distribution of dust and other contaminants
produced by construction activities. Cleaning operations should be more frequent during and
after renovation.
Microbial Management
Microbials, such as mold, bacteria, and viruses, are a significant cause of illness, health
symptoms, and discomfort. School staff should be aware that the easiest way to control
microbial growth is to control moisture.
Signs of water intrusion and microbial growth should be investigated during the walkthrough
inspections, building system evaluations, and other efforts. The maintenance staff should be
informed about damaged building systems and components that cause water leaks and water
condensation. School staff must make the necessary repairs and adjustments in a prompt
manner. Materials damaged by water should be replaced when possible. Damp or wet
materials must be dried within 48 hours (preferably within 24 hours).

229

Materials contaminated with microbials should be promptly cleaned or replaced. Mold growth
should be removed from non-porous surfaces with a strong brush and non-ammonia containing
detergent and thorough drying. Remediation projects that cannot be handled by district staff
should be contracted to a professional. Large-scale remediation projects may require specific
control and protection measures. For additional information on mold remediation, refer to
EPA’s guide, “Mold Remediation in Schools and Commercial Buildings” and EPA’s website:
www.epa.gov/mold.
Staff Education
All district employees play an important role in maintaining and improving air quality since their
behavior can affect the quality of the air present in school buildings. For example, placing
objects on unit ventilators, adjusting room thermostats, or turning off unit ventilators can
worsen the quality of air in a room. An educated employee is more likely to take steps to
maintain good air quality. In addition, an employee with an understanding of IAQ is more likely
to report IAQ concerns quickly and accurately. For these reasons, the district staff must be
educated about IAQ.
The Southbridge Public Schools performs an annual IAQ training session, as part of the
Custodial Materials Training. The IAQ Coordinator performs the training with vendors. The
training includes proper storage, use and application of all cleaning materials, proper
maintenance of equipment, importance of indoor air quality and employee safety.
The IAQ Tools for Schools Backgrounder and checklists (distributed annually) are educational
tools. Staff should complete all the checklists. At a minimum, each year the Teacher’s,
Ventilation, and Buildings and Grounds Maintenance Checklists should be completed.
Communication
Communication is a critical element to successful IAQ management. The IAQ Coordinator and
other district authorities try to limit misinformation and confusion through the use of effective
communication. In order to develop and maintain the trust of the community and staff, the
IAQ Coordinator and other designated district employees should communicate with relevant
parties in a prompt, honest, and courteous manner until the issue is resolved. Every time an
IAQ concern is addressed or resolved, the IAQ Coordinator should report the measures taken
and the resolution of the identified concern to the appropriate parties.
In the unlikely event of an IAQ emergency, the district will accommodate the needs of students,
parents, and staff. One or more contacts shall be selected to handle the media and update the
community during a crisis. No one other than the district representative(s) should discuss IAQrelated issues with the press. The media will be alerted by Superintendent of Schools when it is
necessary to provide information to a broader audience. Every effort will be made to share
appropriate information as soon as it becomes available to the school district.
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The IAQ Team and Coordinator will inform parents and staff about:
• The IAQ Management Plan and ongoing efforts, how to view the Plan upon request, and
how to obtain an IAQ Concern Reporting Form.
• How to contact the IAQ Coordinator about IAQ issues.
• Where to find self-help information on how to evaluate IAQ in the school and to learn
about structural features and operational practices of the school buildings.
The Southbridge Public Schools provide this information to parents and staff using Southbridge
Public Schools website. Public documents and policies are posted in late August prior to the
upcoming school year.
6. Staff Responsibilities for Maintaining Good IAQ
All Staff members are responsible for improving and maintaining good IAQ :
•

•
•
•

•
•

Teachers should refrain from interfering with airflow from ventilators (e.g., do not stack
books or other items on ventilators, cover with posters, or turn off the fan due to noise),
remove clutter in their classrooms, properly dispose of hazardous waste, and enforce the
school’s various IAQ policies in their classrooms.
Administrators should communicate the school’s activities to the school board, staff,
students, and community. They also need to ensure that the school is implementing IAQ
policies appropriately.
Facility operators must ensure that HVAC systems are operating properly and that
buildings are maintained adequately and cleaned regularly.
Custodians need to follow all policies regarding cleaning chemicals, ensure that the school
is regularly vacuumed and swept, clean drain pans, empty trash cans, and check drain pipes
regularly. They should also look for signs of pest problems and inform the appropriate
people of any issues.
Health Officers/School Nurses should track illnesses, such as asthma, that may provide an
early warning of IAQ problems.
The School Board needs to approve the IAQ Management Plan. This approval shall include
the date, a copy of the minutes from the meeting, and how often the Plan must be
updated or reapproved (e.g., after every major change to the Plan, or every year,
whichever comes first).
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7. Applicable Local and State Requirements/Regulations
The Southbridge Public Schools will meet the following local and state requirements and
regulations related to IAQ:
•
•
•

Non-smoking laws
Asbestos regulations
Massachusetts State Building Code

8. Emergency Response
Emergency Response Policy
An emergency is defined as an unforeseen circumstance that requires immediate action,
assistance, or relief. This includes situations that are potentially life threatening, such as:
• Spills of hazardous materials;
• Complaints of severe headaches, nausea, and combustion odors; and
• Diagnosed Legionnaire’s disease or tuberculosis.
In addition, emergencies include situations where there is limited time available to prevent
serious property damage, such as flooding in a carpeted area or health problems.
It is up to the discretion of the school administrators to identify and react to emergencies on a
case-by-case basis, using the above definition as a general guideline only. If doubt exists about
whether exposure to a specific hazard constitutes an emergency, a precautionary approach
may be used where the matter is handled as an emergency. Non-emergency situations are
addressed according to the “Reporting and Response Policy.”
District officials must respond to emergencies immediately. If the problem cannot be resolved
with in-house resources, external help should be acquired (e.g., local health agency, IAQ
professionals). If a hazard poses an immediate health threat to the students or staff, the
affected building areas must be evacuated. All avenues of communication need to be utilized
to warn and inform affected or interested parties in a prompt manner.
IAQ Reporting and Response Policy
The Southbridge Public Schools encourages the reporting of IAQ concerns, regardless of how
trivial the issue may seem. The prompt reporting and resolution of IAQ issues has the potential
to prevent serious problems from developing, which will help to prevent potential health
effects, discomfort, and necessary costs. This makes the investigation of all reported concerns
worthwhile.
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The IAQ Coordinator should request concerned staff, students, and parents to report their IAQ
concerns in writing. A written description of the concerns reduces misunderstanding and
creates a history that can be referred to at a future date. All written concerns should be sent to
the IAQ Coordinator to initiate an official IAQ concern reporting process. The resolution of the
issue needs to be documented and the affected parties should be informed in writing about the
measures taken. Information collected must be processed and stored according to the school
district’s policies.
9. Steps for Prevention
The Southbridge Public Schools is committed to preventing IAQ problems. To reach this goal,
the district will complete the following activities:
•
•
•
•
•

Every school must designate an IAQ contact, distribute and collect checklists, and report
results to the IAQ Coordinator.
The IAQ Coordinator should ensure that all IAQ efforts are coordinated and completed in a
timely manner.
All IAQ policies and programs (for radon, IPN, anti-idling, non-smoking, etc.) must be in
place by July 2019.
The school board, community, staff, unions, and students need to be updated on the
district’s IAQ efforts and carry out their responsibilities for maintaining good IAQ.
Every school must complete an annual review to make changes to the IAQ Management
Plan. The annual review is necessary because changes may occur in the building systems,
components, occupants, and the administration’s attitudes and priorities. The annual
review involves:
• Building systems evaluations;
• Walkthrough inspections;
• Reviewing IAQ concerns and other information;
• Discussing new issues with the IAQ Team; and
• Updating the IAQ Management Plan as needed.

A brief description of the changes to the Plan should be summarized and included in all future
versions of the Plan. This documentation should reduce the likelihood of repeating policies and
procedures that were ineffective or inefficient and ensure the success of the IAQ program.
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Check burner operation
Check gauge readings
Check for leaks
Blow down low water cut-offs * (steam)
Blow down water columns * (steam)
Test glass gauges *
Blow down boilers * (steam)
Test safety valves *
Test relief valves (observe for leaking)
Service oil burners #
Vendor
Stick fuel oil storage tank
Clean fuel oil strainers
Vendor
Test emergency switch
Check fresh air louvers
Lubricate motors & equipment
Tighten bolts, screws, etc.
Clean boilers (fire side) @ Vendor yearly
Sweep boiler room floor
Dust tops of boilers and pipes
Clean boiler room equipment
Clean dial faces, glass gauges
Remove trash, rags, etc.
Clean boiler room (thoroughly)
Replace burned out light bulbs
Clean up spilled oil
Check air compressor operation
Drain air compressor tank
Drain filter bowls and separator
Check oil level in compressor
Test compressor relief valve
Check dryer operation
Clean/replace air intake filter
Check circulator pumps
Check condensate receivers *
Check automatic water feeders

X
X
X
X

X

X

X

X
X

X
X
X

X

X

X
X
X
X
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AS REQUIRED

QUARTERLY

MONTHLY

WEEKLY

DAILY

SOUTHBRIDGE SCHOOLS
BOILER/FURNACE ROOM DUTIES

X

X
X
X

X
X
X
X

X
X

X
X
X
X
X

X

Check water heater
Test water heater relief valve
Check sump pumps
Check fuel oil pumps
Check belt condition / tension
Replace guards / covers
Exercise gate valves
Check for damaged insulation
Check boiler alarm
Check AHUs and unit ventilators
Service AHUs and unit ventilators
Check filters – replace
Check thermostats and controls @
Check A/C chillers
Check A/C cooling towers
Read A/C gauges and record on log
Maintain tools and equipment

Steam boilers *

Heavy oil burners #

X

X
X

X

X

X

Rotary cup burners +

PEOs only @
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X
X
X

AS REQUIRED

X

X

X
X

X

QUARTERLY

MONTHLY

WEEKLY

DAILY

BOILER/FURNACE ROOM DUTIES (cont’d)

X

X
X

X

X

X
X
X

X

Plumbing Maintenance
On a regular basis, custodians and staff should monitor bathrooms, shower rooms, and faucets to
make sure they are not leaking or running without a purpose. A broken flushometer or a toilet
will run at a rate of 7 gallons a minute, and if unchecked or not addressed can easily waste
SEVERAL THOUSAND GALLONS overnight.
The intent of maintenance is too pro-actively resolve problems before catastrophic failure occurs.
Fixture

Frequency of
inspection

Test performed

Action

Maintenance

Toilet and urinal
flushometer

Daily during
cleaning

Flush unit and
observe action

Do not use abrasive
cleaner on chrome
(including bleach) this
destroys finish and
could work its way
into flush valve thru
stem.

Battery Powered
flush valve

Daily during
cleaning

Flush unit and
observe action

If the unit does
not stop flushing
or the period of
water discharge
is excessive,
shut off unit.
Replace
diaphragm
If unit does not
operate, replace
batteries first.

Faucet

Daily during
cleaning

Inspect fixtures to
look for leaks in
valves and other
areas
Inspect fixtures to
look for leaks in
valves and valve
automatically
shuts off.

Self Metering Faucets Daily during
cleaning

Undercounter/remote
shut offs

Twice a year

Exercise valve
and shut off and
test
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Replace leaking
valve stems or
washers as per
fixture
If faucet runs to
long or does not
shut off, adjust
timing per
manufacture. If
failed replace
valve stem.
If water leaks by
shut off, report
and get repaired.

Every other year or as
required replace
batteries on unit. (unit
may have a red light
for low battery)
Test handles and
verify water is not
leaking and proper
water flow exist.
Test daily during
cleaning. If handles
are loose immediately
tighten.

Simple valve exercise
keeps unit from
freezing up and
prepares for an
emergency situation.

Water Bubbler

Daily during
cleaning

Test and observe
water stream.
Test water
temperature if unit
has a cooling unit.

Hot Water Heater

Weekly

Visually inspect
water heater for
signs of water
leakage

Hot Water Heater
anode rod

yearly

Inspect anode rod
yearly and flush
tank

Hot Water Heater
burner

yearly

Tune up burner
yearly

Backflow preventer

yearly

Eyewash /
Emergency Shower

yearly

Testing company
should due a
pressure test to
verify operation
Test operation of
the unit
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Adjust unit so
water stream is
proper.

Clean mineral deposits
that may occur at
orifice. Lightly use a
pipe cleaner to clean
orifice. Do not use
abrasive cleaner or
bleach, it will destroy
surface.

If water is
leaking out of
unit, (not piping)
contact plumber
immediately
possible failure
issue.
If anode is
breaking down,
replace with new
one.

Clean dust off unit.

Rebuild unit as
required
Verify unit
operates and
drains

Annual anode rod
inspection/replacement
and flush helps extend
the life of the water
heater
Good practice and
more energy efficient
if burner is
maintained.

Inspect shut offs,
emergency valves,
drains for compliance.

Electrical Maintenance
Preventive maintenance for electrical is an observation task that needs to be performed to assure safety
to occupants and employees. Hazards that are encountered need to be isolated, and addressed
immediately to prevent an electrical hazard.
Building users should be instructed to report any electrical anomaly, outage, noticeable power
fluctuation, or light outage to custodial staff immediately.
System
Switch Gear
(main panel )

Frequency of inspection
Weekly

Switch Gear

Monthly

Switch gear and panels
circuit trip or short

As required

Visually inspect panel
for signs of a “burn”.

Switch gear

Every 5-8 years

Outlets

Weekly/ general
observation

Lighting

Weekly/ general
observation

Thermal testing of
panel by outsourced
vendor
Visually inspect
outlets for
overloading of circuit,
any burn marks, loose
outlet
Replace any burnt out
LED/ bulbs. Replace
ballast/Drivers as
needed.
Inspect switches.

Emergency Lighting

Weekly

Test all Emergency
light test switches to
see lights/batteries
operate

Time Clock controls

Monthly and at change of

Inspect clock timer to
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Test performed
Clean electric rooms
Remove any dust and
dirt from top of panel
and from any air
intake screens
With open palm of
hand, feel the surface
of the circuit breakers
to determine if any
feel excessively hot.

Action

If breaker feels
excessively hot,
indication of trouble
with breaker or circuit.
Electrician should
investigate.
Electrician should
investigate if any burn
or odor is detected.
Address any findings
Address as needed,
report if electrician is
needed.
Replace LED/Bulbs as
needed.
Replace Ballast/Drivers
as needed
Replace loose or poor
response switches.
Replace bulbs or
batteries as required.
Lights on generator
back up, inspect during
outage or during yearly
generator inspection.
Adjust time on clock

lights

Daylight Savings time

see that it is accurate
and lights turn on
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according to season.
General: winter season
exterior lights on at
4pm and off by 8 am
Summer season lights
on at 8pm and off by
6am. Modify per use of
building

Roof Maintenance
Sloped Roof:

(Slate and Asphalt Shingle)

Following each rain/snow/wind and heavy weather event:
Inspect all attic spaces and ceilings for any signs of water infiltration.
Inspect gutters and downspouts for standing water leaking Remove debris.
Check all downspout discharge to verify water is exiting freely and that the water is directed
away from the foundation. Remove blockages.
Inspect roof to verify no shingles/ slates have come off roof.

Routine Inspections:
Every June, late October and mid-November, clean all gutters and downspouts of leaves and
debris that will prevent proper operation.
Inspect gutters to make sure proper positive pitch exist on gutters, downspouts align with gutter
discharge, all downspouts are interlocked and secured to building.
Every June, October and November inspect all shingle/slate courses with binoculars to look for
loose or damaged roofing.
Repair all damaged roof materials as required to prevent water infiltration.

Flat Roofs (EDPM, TPO, etc)
Following each rain/snow/wind and heavy weather event:
Inspect all roof drains, scuppers and wall coping. Clean all areas as required.
Walk roof and remove all debris and materials that could puncture the roof membrane fabric.
Inspect all seams for excessive cracking, separation or material lifting. Repair as needed.
Walk roof membrane and look for fasteners that have lifted membrane and potential puncture
hazards.
Inspect all roof flashings, termination strips, sealant and edge coping for damage or cracking.
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Routine Inspections:
Every June, September, late October and mid-November, clean all roof drains and protective
covers, gutters and downspouts of leaves and debris that will prevent proper operation.
Inspect all curbs, exposed piping and roof penetrations for cracking, loose clamps, caulking
sealant at terminations bars to assure tight and firm connections.
Every June, September, October and November inspect all seams, patches, roof coping and
membrane surfaces for damaged, lifting, cracking and separation.
Remove leaves, debris, dirt build-up from the flat roof to prevent build up of debris. (specifically
target the months of October and November)
Repair all damaged roof materials as required to prevent water infiltration.
Locate and identify low spots where water “puddles”.

Reporting defects (All Roofs):
Upon investigation and determining a problem exist do the following:
1) map the roof surface and locate defect on the plan to supply information to the
Facilities Office for repair.
2) If possible, photograph defect and weather condition that existed creating the
problem. Example note if condition was “strong wind from the north with heavy
rain”. This information helps Staff determine problem on hard to determine
locations.

3) If allowed, use a wax pencil to circle or draw arrow to found problem.

4) If problem is difficult to locate, use a thermal imaging camera/consultant to locate
problem.
5) Problems need to be addressed immediately, leaks never repair themselves.
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Outdoor and Grounds Care

Pick up trash and debris
Sweep entrances and sidewalks
Sweep parking lots and driveway
Remove graffiti
Rake grounds
Remove leaves
Clean storm drain grating
Clean roof drains
Inspect gutters and downspouts
Mow lawn (in season)
Trim around building and walks
Trim along fence lines
Pull weeds
Trim shrubbery
Remove ice and snow
Wash concrete stairs and sidewalks after winter
season to remove salt
Sand icy areas
Replace burnt out light bulbs
Sweep play are pavement
Check playground equipment
Tree maintenance. (Cut back branches away from
buildings)
Inspect outdoor structures (Fencing, Shed, etc) and
report problems
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X
X
X

X
X
X
X

AS REQUIRED

ANNUALLY

QUARTERLY

X

X

X

MONTHLY

DUTIES

WEEKLY

DAILY

Consists of keeping grounds clear of trash, glass, leaves, and other debris; sweeping sidewalks,
parking lots, and paved ply areas; hosing down sidewalks, steps, and outside entrance areas at
end of snow and ice season, maintaining the lawn in a presentable condition by mowing grass,
trimming around the building, sidewalks, fence lines, etc.; pulling weeds and trimming
shrubbery as necessary. During the winter, removing snow and ice from sidewalks, entrances,
bus loading and unloading areas, oil fill pipe and stick lines, fire hydrants; and sanding icy areas
as required.

X
X
X
X
X
X
X
X
X
X
X
X
X
X

X

X
X

X
X
X

X
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Book 1

Plumbing

Tab 1.01 A
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Powered Flush Valve

P-1
Can be found in each toilet area throughout the facility
15 years fluchometers
2012

Important

Periodical maintenance is required for smooth and trouble-free operation of this faucet.
TroubleSee tab 1.01 A for troubleshooting details
Shooting
Estimated $ of
material
budget
Additional Info

Tab 1.01 B
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Service

Metering Faucet
Symmons
S-60 Series
P-2
Can be found in each toilet area throughout the facility
2012
General repair will require the repair or replacement of the cartridge unit
See instructions on replacing the cartridge unit and troubleshooting

Estimated $ of
material
budget
Additional Info

Tab 1.01 C
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
30 Days

Water Temperature Limiting Valve
Symmons
With P-2
Can be found in each toilet area throughout the facility
2012
Initial 30 Day Inspection - Inspect within 30 days of initial operation. If inspection determines
that your water system causes deposits and foreign matter build-up, then cartridge should be
cleaned monthly
245

·Remove and reinstall cartridge as referenced in cartridge replacement
Cleaning
Cartridge

Cartridge
Replacement

Seasonal Use

·Soak in regular household vinegar and rinse off any deposits. Clean more frequently if required
·Ensure water stops (if applicable) are also properly maintained to promote proper operation
of the valve
·Shut off hot and cold water supplies to the valve
·Remove protective cap
·Remove and replace cartridge
·Set valve temperature
See tab 1.01 C for more detailed instructions
If valves are used seasonally, then perform the following to avoid damage caused by freezing
water when valves are not in use
·Remove valve cartridge and drain all water
·Drain water from the supply lines and valve body

Estimated $ of
material
budget
Additional Info

Tab 1.01 E
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Periodically

Caution

Non-Refrigerated Fountains
Halsey Taylor
P-4

2012
Mineral deposits on the orifice can cause water flow to spurt or not regulate. Mineral deposits
may be removed from orifice with a small round file or small diameter wire. Do not cut or file
orifice material
To preserve the quality and keep this finish clean and spot free, clean this surface with only
mild detergent or window cleaner and polish with a soft cloth. Do not use any abrasive
cleaners or harsh chemicals

Estimated $ of
material
budget
Additional Info

Tab 1.01 F
Manufacturer
Model
Identifier

Emergency Shower and Eye/Face Wash

P-5
246

Location
Lifecycle
Install Date
Preventive
Maintenance
Estimated $ of
material
budget

science labs
2012
There is no preventive maintenance referenced in the manual. See specification for
troubleshooting details

Additional Info
Yearly perform a shower and eyewash test for water flow and tempered water.
Tab 1.01 G
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Shower Stall

P-6
Male Locker 105, Female Locker 106
2012
Never use abrasive cleaners to clean shower. Only use a mild non-abrasive cleaning agent and
a soft cloth or sponge. Consider using the following cleaners: A gentle liquid dish washing
detergent and water, vinegar and water, alcohol and mineral spirits

Periodically

Do not allow your acrylic surface to come into contact with products such as acetone, nail
polish, dry cleaning solutions, lacquer thinners, gasoline, pine oil, etc.
Remove dust and dry dirt with a soft, damp cloth
Clean grease, oil, paint and ink stains with isopropyl alcohol
Avoid the use of razor blades or other sharp instruments that might scratch the surface. Small
scratches can be removed by applying a thin coat of automotive paste wax and buffing lightly
with a clean cloth. For deeper scratches, sand the surface lightly with 400 grit "wet or dry"
sandpaper and buff with a fine grit buffing compound
If the unit is simply wiped down after each use, there will be no soap scum, and no scrubbing
will be necessary

Estimated $ of
material
budget
Additional Info

Tab 1.01 H
Manufacturer
Model

Shower Mixing Valve
Symmons
2000 Series Pressure-Balancing Mixing Valve
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Identifier
Location
Lifecycle
Install Date

With P-6
Male Locker 105, Female Locker 106

Periodically

To clean the finish gently wipe with a soft, damp cloth and blot dry with a soft towel. Use only
mild soap solution if required. Do not use abrasive cleaners, solvents or acid cleaners
If the shower unit does not work properly see tab 1.01 H for Service and Troubleshooting
information

Service

2012

Estimated $ of
material
Budget
Additional Info

Tab 1.01 I
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Periodically

Service Sink Fittings
SPEAKMAN
Commander SC-5811
P-7
Jan 104, Jan 115A
2012
Valves are washerless and require no routine maintenance. The Commander sink fitting can be
cleaned periodically using mild soap and warm water. Dry immediately with a soft, clean cloth
for best results

Estimated $ of
material
budget
Additional Info

Tab 1.01 J
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Kitchen Sink and Faucet
FIAT PRODUCTS (sink), CHICAGO FAUCETS (faucet)
MSB3624 (sink), Chicago Faucets 897 (faucet)
P-8
Cafeteria

2012
See manual for instructions on changing and adjusting cartridges
Periodic Faucet Care should be taken cleaning this product. Do not use abrasive cleaners, chemicals or solvents
Maintenance as they can result in surface damage. Use only mild soap with warm water for cleaning and
protecting the life of Chicago Faucet fittings
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Estimated $ of
material
budget
Additional Info

Tab 1.01 K
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Preventive
Maintenance
Estimated $ of
material
budget

Service Sink Faucet
ELKAY
P-9

2012
There is no preventive maintenance referenced in the manual. Clean faucet similarly to other
sinks with mild detergent and warm water. Do not use abrasive cleaners

Additional Info

Tab 1.01 L
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Periodically

Periodically

Gang Sink
Aqua Wave
WAW-2322, 2 Station Lavatory System
Gang Sink
Male Locker 105
2012
To maintain proper function, this unit should be cleaned periodically to remove soap residue.
The "Liquid Soap Spout" should be soaked in hot water for a period of 30 minutes when
cleaning is being performed. The soap tray should also be cleaned with hot water
SOLID SURFACE CARE
Aquasurf surfaces can be cleaned using conventional cleaning agents such as an ammonia
based liquid cleaner (glass cleaner)
Dry stains on a matte finish can be removed with a 3M Scotch-Brite gray scouring pad or a mild
abrasive cleaner
Burns or scorches can be removed by sanding with a coarse grit sand paper followed by a finer
grit (220) sandpaper. Follow sanding with a 3M Scotch-Brite gray pad to match finish of sanding
to surrounding area
Avoid exposing Aquasurf surfaces to strong chemicals such as acetone's; Paint removers and
sulfuric acid or hydrochloric chemical cleaners
STAINLESS STEEL CARE
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Frequency of cleaning should depend on the rate at which the fixture becomes dirty

Periodically

Routine cleaning should involve ordinary soap or detergent and water, applied with a sponge,
brush or cloth. Baking soda, borax or any of several non-abrasive commercial agents can help
hasten the cleaning action. After cleaning, thoroughly rinse and wipe dry
Do not use common steel wool, scouring pads, scrapers, wire brushes, files or any other steel
tools to clean stainless steel
Certain chemical compounds, if used on stainless steel, can give the appearance of rust and if
allowed to stand for long periods of time, can pit the surface of even stainless steel. Products
containing hydrochloric acid, muriatic acid or potassium hydrochloride can ruin the surface

Estimated $ of
material
budget
Additional Info

Tab 1.03
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Periodically

Monthly

Annually

Gas Heater
Gas Residential Water Heaters
PVI
WH-1
Plumbing/Fire Protection/Mechanical room
2012
Most electrical appliances make some sound when in operation. If the hissing or singing sound
level increases excessively, the electric heating element may require cleaning. Contact your
installer or plumbing contractor to inspect
The area near the water heater must be kept free of flammable liquids such as gasoline or
paint thinners, adhesives or other combustible materials
A water heater's tank can act as a settling basin for solids suspended in the water. It is
suggested that a few quarts of water be drained from the water heater's tank through the
drain valve every month to clean the tank of these deposits
At least once per year, lift and release the lever handle on the temperature pressure release
valve, located near the top of the water heater, to make certain the valves operate freely and
allow several gallons to flush through discharge line
The water heater's internal flue must be inspected annually to be certain it is clean by
removing the draft hood and baffle
Visually inspect the burners annually. Inspect the main burner while firing and pilot burner
flame with the main burner off
For cleaning of the burner, remove the burner from the water heater. A vacuum cleaner can be
used on the burner and floor shield inside the water heater. The burner can also be cleaned by
scrubbing with mild detergent

Estimated $ of
material
budget
250

Additional Info

Tab 1.05
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Preventive
Maintenance
Estimated $ of
material
budget

Hose Bibbs and Wall Hydrants
WOODFORD (Hose Bibbs), ZURN (Wall Hydrants)
Model 24, Z1321 Ecolotrol Wall Hydrant with Ceramic Disc
HB, Symbol (see P0.00 for legend)

2012
There is no preventive maintenance referenced in the manual. See tab 1.05 for in depth service
guide and troubleshooting

Additional Info

Tab 1.06
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Periodically

Backflow Preventer
WATTS
Series 009 Reduced Pressure Zone Assemblies
BFP
Varies
2012
Reduced Pressure Zone Assemblies must be inspected and tested periodically, in accordance
with local codes, to ensure proper operation of check valves within the unit
See tab 1.06 for Testing Procedures

Estimated $ of
material
budget
Additional Info

Book 2

Electrical

Tab 2.02
Manufacturer
Model
Identifier

Switchgear
GE
Spectra Series Switchboards, A Series Panelboards
LCP

251

Location
Lifecycle
Install Date

Overview of
Switchboards
Maintenance

Overview of
Panelboard
Maintenance

Daily

Annual
Preventive
Maintenance

Varies
2012
To obtain the best service from this switchboard, establish a periodic maintenance schedule. At
a minimum, perform an annual check and overall maintenance procedure for the switchboard
devices and all connections. Equipment subject to highly repetitive operation may require
more frequent maintenance
Keep a permanent record of all maintenance work. Include a list of periodic checks and tests,
the date they were made, the condition of the equipment, and any repairs or adjustments
performed
See tab 2.02 A for recommendations on setting up your preventive maintenance schedule
A maintenance program for panelborads should be conducted on a regularly scheduled basis in
accordance with the following:
A panelboard which has been carrying its regular load for at least 3 hours just prior to
inspection should be field tested by feeling the deadfront surfaces of circuit breakers, switches,
interior trims, doors, and enclosure sides with the palm of your hand. If you can not keep your
hand on the equipment for more than 3 seconds, this may be an indication of trouble and an
investigation is necessary
Inspect the panelboard once each year or after any severe short circuit
See tab 2.02 B for instructions on cleaning any accumulation of dirt and dust, and other
systems which should be checked during a periodic inspections. These inspections are
recommended but there is no specific schedule for inspections referenced in the manual

Estimated $ of
material
budget
Additional Info

Tab 2.05
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Warnings
Maintenance
Overview

Emergency Generator System - Engine
CAT
Diesel Fuel Engine
Emergency Generator
Electric 222
2012
See tab 2.05A for general safety precautions and warnings. Read and understand all of the
safety precautions and warnings before performing any repairs
Maintenance is the key to lowering operating costs. A CNGE engine requires regularly
scheduled maintenance to keep it running efficiently. Good preventive maintenance will help
in reducing unnecessary repair costs for repairs that occur because of either poor or no
maintenance
·Check operator's report
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Daily

·Check and bring to proper level: Engine oil and coolant
·Check for gas leaks and correct
·Check Governor sump oil level
·Visually inspect engine for damage, leaks, loose or frayed belts, loose hoses, and clamp and
correct
·Visually inspect radiator core externally for contamination and clean if required
·Change/Replace: Lubricating oil, lubricating oil filters, coolant filters

Every 250
hours or 6
Months

·Check: Engine Coolant DCA4 concentration level. Add make-up DCA4 if required; Check air
intake system for wear points or damage to piping, loose clamps and leaks; Check air cleaner
restriction, element, and change if required; Shielder spark plugs (if Used)
Every 750
·Adjust: Valves, Crossheads
hours or 6
·Check: Ignition timing, compression, spark plugs
Months
·Clean: Crankcase breather
·Steam clean engine
·Check torque on engine mounting nuts
Annual
·Replace hoses as required
·Clean cooling system and change coolant and antifreeze (every 2 years)
·Check/Clean/Replace: Spark plugs and gas fuel filter
Every 1500
·Check gas pressure to carburetor
hours or 1 Year
·Check carburetor adjustment for excess oxygen analyzer or oxygen meter
Every 6000
·Exchange/Rebuild: Water pump, fan hub, water pump idler pulley assembly
hours or 3
·Inspect/Exchange: Turbocharger, vibration damper
Years
·Check cylinder compression
15,000 Hours Replace the vibration damper
See manual for detailed instructions for repair procedures
Procedures
Estimated $ of
material
budget
Additional Info

Tab 2.06
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Emergency Generator System - Alternator
STAMFORD

Maintenance
Overview

As part of routine maintenance procedures, periodict attention to winding condition and
bearings is recommended. When generators are fit with air filters, regular inspection and filter
maintenance is required. See tab 2.06 for detailed procedures

Emergency Generator
Electric 222
2012
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Estimated $ of
material
budget
Additional Info

Tab 2.07
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Preventive
maintenance
Estimated $ of
material
Budget

Emergency Generator System - Controller
Cummins
PowerCommand 2100 Controller
Emergency Generator
Electric 222
2012
There is no preventive maintenance schedule referenced in the manual. See tab 2.07 for
details on Trouble Shooting

Additional Info

Book 3

HVAC

Tab 3.01
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Vertical Inline Pumps
Patterson Centrifugal Pumps
3 hp, 208-3-60
P1 & P2
Mechanical Room 219

Warning

Every 2-3
months
Periodically

2012
Proper lubrication is essential to the pipe operation. Do not operate pump if sufficient
lubricant is not present in the bearing house or if lubricant is contaminated with excessive dirt
or moisture. Do not operate the pump with excessive amount of lubricant. (See motor manual
for lubrication details)
If the pump is operated daily, the stuffing box packing should be renewed about every two to
three months before it gets hard and scores the shaft sleeves (See manual for instructions)
Running fits between wear rings is given under the pump specifications. When these
clearances are doubled, or the capacity of the pump is reduced by 5-10%, the rings should be
renewed (See manual for further detail)

Estimated $ of
material
budget
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Additional Info

Tab 3.02
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
To Reset
Manual Reset
Limit

Warning

Annual

Warning
Estimated $ of
material
budget

Electric Unit Heaters (Wall)

CUH-1, CUH-2

2012
The heater is equipped with a manual reset safety thermal limit control that will automatically
turn the heater off to prevent a fire if the heater overheats. This control is located on the fan
panel assembly between the element and the fan blade and marked "reset". To reset, allow
the heater to cool, then push the red button that is visible through the hole in the fan panel.
The heater should immediately return to normal operation
If the manual reset limit control is tripped that may be an indication that the heater has been
subjected to abnormal conditions and it is recommended that the system be checked by a
qualified technician
The heater should be cleaned annually to remove dust and other foreign material which has
collected during the heating season. Use the following procedure:
·Turn off electric power at main line switch to disconnect power to the heater
·Remove the grille (See tab 3.02 for details)
·With vacuum cleaner nozzle or dust cloth, remove dust and other foreign material
·After cleaning reinstall the grille
·Turn on the main line switch to restore power to the heater
Do not use water or damp cloth for cleaning and do not disturb the heating element

Additional Info

Tab 3.03
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Note

Electric Unit Heaters (Ceiling)
"F" Series Ceiling Mounted Fan-Forced Heater 308-1-5.1

2012
This heater is designed for years of trouble-free operation and requires no special maintenance
other than the occasional cleaning. The motor is permanently lubricated
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Once each year, the heater should be cleaned to remove dust and other foreign material which
has collected during the heating season.
·Turn power off at main switch

Annual

·Remove grille by removing four screws and turn disconnect switch to the "OFF" position
·Use vacuum cleaner with brush attachment to remove dust and dirt that has accumulated in
heater (especially around heating element and fan blade). Do not use water or any cleaners to
clean heater components
·After cleaning, turn the disconnect switch to the "ON" position
·Replace grille
·Wipe grille clean with a damp cloth. DO NOT use waxes or any cleaners that leave a residue
since these may discolor during heater operations
·Turn the main line switch on at the switch panel to restore power to the heater

Estimated $ of
material
budget
Additional Info

Additional Info

Tab 3.05
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
General
Periodically
Frequent

Low Silhouette Centrifugal Roof Exhaust Fans
Greenheck
F-01, F-02, F-12, F-13, F-14, F-15

2012
Motor maintenance is generally limited to cleaning and lubrication (where applicable).
Cleaning should be limited to exterior surfaces only
Belts tend to stretch over a period of time. They should be checked periodically for wear and
tightness. When replacing belts, use the same type as supplied with the unit
Units installed in hot, humid or dirty locations should be equipped with special bearings. These
bearings will require frequent lubrication

Estimated $ of
material
budget
Additional Info
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Tab 3.07
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Periodically
Annual
Annual
Estimated $ of
material
budget

Pumps

15
2012
oil if port
An annual "check-up" is recommended (See manual for recommendations)
perform amperage test to see if motor is working in tolerance

Additional Info

Tab B 3.01
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Warning
Annual
Seasonal
4 x per Year

Rooftop Air Units
Sterling HVAC Products
#PV35C6C01H43N5CB5E1L2N2 (RTU-1)
#PV80A7J01H45T5CB5E1L2N2 (RTU-2)
#PV25C6C01H45L5CB5E1L2N2 (RTU-3, RTU-4)
RTU-1, RTU-2, RTU-3, RTU-4
Roof above Water Work Shop 122, Vehicle Maintenance 131, Welding 132, Wash Bay 138
20 years
2012
Open all disconnect switches and secure in that position before servicing unit
Gas tightness of the safety shut-off valves must be checked on at least an annual basis
The unit should be thoroughly checked before the start and at the end of each heating and
cooling season (See manual for details)
It is recommended that air filters be changed or cleaned at least 4 times per year depending on
the condition of the air. In a dusty environment, filters may clog up in less than a month

Estimated $ of
material
budget
Additional Info

Tab B 3.02
Manufacturer
Model

Rooftop Gas-Fired Duct Furnace
#PV35C6C01H43N5CB5E1L2N2 (RTU-1)
#PV80A7J01H45T5CB5E1L2N2 (RTU-2)
#PV25C6C01H45L5CB5E1L2N2 (RTU-3, RTU-4)
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Identifier
Location
Lifecycle
Install Date
2 x per Year
Warning
Annual
Seasonal
Seasonal

RTU-1, RTU-2, RTU-3, RTU-4, RTU 5, RTU-6, RTU-7, RTU-8, RTU-9, RTU-10, RTU-11,RTU-12, RTU13
Roof of building
30 years
2012
It is recommended that the air filters be changed or cleaned at least twice per year depending
on the condition of the air. In a dusty environment, filters may clog up in less than a month
Open all disconnect switches and secure in that position before servicing unit
Gas tightness of the safety shut-off valves must be checked on at least an annual basis
The outdoor unit should be thoroughly checked before the start of the heating season. Check
the air through-put as an added precaution to stay within the specified temperature limits
If the unit is used with cooling equipment, periodic maintenance should be scheduled
throughout the year

Estimated $ of
material
budget
Additional Info

Tab B 3.04
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Boiler
Buderus

Annual

Annual start up - The boiler and system must be inspected, started and serviced at least
annually by a qualified service technician. Follow all procedures specified in the KN manuals.

B-1 - B-4
Mechanical Room 118
2012

Estimated $ of
material
budget
Additional Info

Book 4

Hazardous Waste Tight Tank

Tab 4.02
Manufacturer
Model
Identifier

Underground Tight Tanks
Containment Solutions
Type II 2,500 Gallons
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Location
Lifecycle
Install Date

Checking
Gauge

2012
Underground storage tanks require periodic measurement to determine current inventory
level. The following procedure should be followed whenever you use a gauge stick to
determine the amount of product in your tank
·Use wood dip stick with a rubber or nylon tip. Metallic dipsticks are not recommended
·Slowly lower your gauge stick into the fill port until it touches the tank bottom. Never free
drop the gauge stick
·Remove your dipstick slowly and read the product level directly from the gauge stick

Estimated $ of
material
budget
Additional Info

Tab 4.04
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Monthly

Fire Suppression

Fire Suppression System

2012
On a monthly basis, inspection shall be conducted in accordance with the following items:
·The extinguishing system is in its proper location
·The manual operator on the pneumatic release is unobstructed. The safety pin must be in
place, with the seal intact, and manual lever in "set" position
·The maintenance tag or certificate is in place
·The system shows no physical damage or condition that might prevent operation
·The pressure gauges on all cylinders. Gauge pointer must be in operable range
·The nozzle blowoff caps are intact and undamaged
·Neither the protected equipment nor the hazard has been replaced, modified or relocated

On a semi-annual basis, inspection shall be conducted in accordance with the following items
·The semiannual maintenance is to be performed by an authorized Pem All Distributer
·Check that the scope of the hazard has not changed
·An examination of all the detectors, WB-17 pneumatic cylinder, dry chemical cylinders,
brackets
·The detection system shall be operated. The operation of the dry chemical cylinders is not
required
·Remove nozzle caps. Check that nozzles are free from obstructions and corrosion. Re-install
the blow off caps. If any are damaged, replace
Every 6 Months ·Verification that all piping is secure and attached to the dry chemical cylinders
·Check that all the pressure gauges are in the green zone. Tap gauge lightly to ensure the
needle is freely moving
259

·Check the entire system for mechanical damage. Check that the pull seal is installed on WB-17
pneumatic cylinder, and the manual lever is in the "set" position
·Check for mechanical damage or tampering
·If during the inspection any of the system components reveals conditions such as excessive
corrosion, the affected part(s) shall be replaced or hydrostatic tested. See section 9-5 under
NFPA-17
·The maintenance report, including any recommendations, shall be filed with the owner or the
designated party responsible for the system
Annually, the following inspections should be performed
·Inspect as per six (6) month maintenance instructions
Annual
Maintenance

Every 6 Years

·Check the dry chemical discharge piping for obstructions. Disconnect each chemical cylinder(s)
from the piping at the union connection and blow out the piping using dry nitrogen until
nozzles are clear. Replace nozzle caps and reconnect the cylinders to the piping
Every 6 years, the following inspections should be performed
·Inspect as per annual maintenance
·Examine the dry chemical. If there is any evidence of caking, the dry chemical shall be
discarded
·The semiannual maintenance is to be performed by an authorized Pem All Distributer
·Check that the scope of the hazard has not changed
·An examination of all the detectors, WB-17 pneumatic cylinder, dry chemical cylinders,
brackets
·The detection system shall be operated. The operation of the dry chemical cylinders is not
required
·Remove nozzle caps. Check that nozzles are free from obstructions and corrosion. Re-install
the blow off caps. If any are damaged, replace
·Verification that all piping is secure and attached to the dry chemical cylinders
·Check that all the pressure gauges are in the green zone. Tap gauge lightly to ensure the
needle is freely moving
·Check the entire system for mechanical damage. Check that the pull seal is installed on WB-17
pneumatic cylinder, and the manual lever is in the "set" position
·Check for mechanical damage or tampering
·If during the inspection any of the system components reveals conditions such as excessive
corrosion, the affected part(s) shall be replaced or hydrostatic tested. See section 9-5 under
NFPA-17
·The maintenance report, including any recommendations, shall be filed with the owner or the
designated party responsible for the system

Estimated $ of
material
budget
Additional Info

Book 8

GE Kitchen Accessories
260

Tab 8.01
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Recommended
Periodically
Estimated $ of
material
budget

GE Countertop Microwave Oven
GE
GE Profile Black 2.0 cu. ft. 1200 Watt Countertop Microwave Oven #PEB2060DMBB
Lunch Room 113
2012
An occasional thorough wiping with a solution of baking soda and water keeps the inside fresh
Clean inside of microwave when necessary. See manual for specific instructions

Additional Info

Tab 8.02
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

GE Refrigerator
GE
GE Energy Star 21.0 cu. ft. Top-Freezer Refrigerator #GTH21KCXBB

Periodically
(Outside)

Clean the door handles and trim with a cloth dampened with soapy water. Dry with a soft cloth
Keep the outside clean by wiping with a cloth lightly dampened with kitchen appliance wax or
mild liquid detergent. Dry and polish with a clean, soft cloth
To prevent odor, leave and open box of baking soda in the fresh food and freezer
compartments
Unplug refrigerator before cleaning or if this is not practical avoid using excess moisture in
sponge or cloth when cleaning around switches, lights or controls
Use warm water and baking soda solution to both clean and neutralize odors, thoroughly rinse
and wipe dry
·Do not wash plastic refrigerator parts in the dishwasher
·Do not clean with any products containing detergent, bleach or ammonia

Periodically
(Inside)

Dusty
Conditions

Lunch Room 113
2012

There is no need for routine condenser cleanings in normal home operating environments.
However, in environments that may be particularly dusty or greasy, the condenser should be
cleaned periodically for efficient refrigerator operation. (See tab 8.02 for details)

Estimated $ of
material
budget
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Additional Info

Tab 8.03
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Daily

GE Cooktop
GE
GE Profile 36" Built-in CleanDesign Electric Cooktop #PP975WM/BM
Lunch Room 113
2012
To maintain and protect the surface of the glass cooktop, clean daily with ceramic cooktop
cleaner

Estimated $ of
material
budget
Additional Info

Tab 8.04
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

GE Range Hoods
GE
GE Profile 36" High Performance Range Hood #JV565HBB
Lunch Room 113
2012
The hood has 2 metal reusable grease filters which must ALWAYS be in place when the hood is
being used. These filters should be cleaner once per month or as needed
·To remove, press filter locks back and pull the filters down and out

Monthly

Periodically
Estimated $ of
material
budget

·To clean the grease filters, soak them and then swish them around in hot water and detergent.
Do not use ammonia or ammonia products. Do not use abrasives or oven cleaners. Rinse,
shake and let dry before replacing. They may also be cleaned in an automatic dish washer
It is recommended that the range hood be wiped down and cleaned as needed

Additional Info
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Book 10

Automatic Temperature Control

Tab 10.01
Contractor
Lifecycle
Install Date

Automatic Temperature Control
Seimens

Preventive
Maintenance

2012
There is no preventive maintenance referenced in the manual. See tab 10.01 for system
details, servicing information and installation procedures. It is recommended that the entire
system be maintained and serviced when needed

Estimated $ of
material
budget
Additional Info

Book 11

Fire Protection

Tab 11.01
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Threaded Fittings
Central Grooved Piping Products
Ductile Iron Threaded Fittings
DI
Varies

Overview

2012
The owner is responsible for the inspection, testing and maintenance of their fire protection
system and devices in accordance with the applicable standards of the National Fire Protection
Association (e.g. NFPA 25), in addition to the standards of any authority having jurisdiction. The
installing contractor or product manufacturer should be contacted relative to any questions. It
is recommended that automatic sprinkler systems be inspected, tested and maintained by a
qualified Inspection Service

Estimated $ of
material
budget
Additional Info

Tab 11.02
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date

Vane Type Waterflow Alarm Switch With Retard
POTTER
VSR-F
Varies
2012

263

Testing

The frequency of inspections and testing for the model VSR-F and its protective monitoring
system should be in accordance with applicable NFPA Codes and Standards and/or the
authority having jurisdiction

Estimated $ of
material
budget
Additional Info

Tab 11.03
Maintenance

NFPA 25 - Standard for the Inspection, Testing, And Maintenance of Water-Based Fire
Protection Systems - 1998 Edition
See tab 11.03 for NFPA standards for inspection, testing and maintenance of Fire Protection
system. Read entire section before servicing system and use a qualified technician to
perform all service and maintenance duties

Book 12

Septic/Roof/Elevators

Tab 12.01
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Preventive
Maintenance
Estimated $ of
material
budget

Septic System Controls and Pumps
CSI Controls (Pump Control Panels), Goulds Pumps
RK-Series Controls
Septic Pumps
Adjacent to operations building
2012
Preventive maintenance referenced in the manual for the septic system controls and pumps.
See tab 12.01 for system details and troubleshooting

Additional Info

Tab 12.02
Manufacturer
Model
Lifecycle
Install Date
Drainage
Petroleum
Products

Roofing System
Carlisle
Single Ply TPO Membrane
2012
Keep the roof surface clean at drain areas to avoid clogging. While the presence of ponded
water will not void the Carlisle warranty, good roofing practice dictates that water should drain
from the roof and that ponded water should evaporate within 48 to 72 hours after rainfall
Keep petroleum products (solvents, greases, oils or any liquids containing petroleum products)
off the membrane to avoid degradation
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A rooftop maintenance program must be in place to ensure that accumulations of animal
fats/grease are regularly removed and the rooftop surface is cleaned with a mixture of warm
Animal Fats
soap and water and/or by other approved cleaning methods
Contact Carlisle if any chemicals come in contact with the roofing membrane. Some chemicals
Chemicals
could degrade the membrane and cause swelling
Walkways must be provided if regular traffic is required or if rooftop equipment has a regular
Foot Traffic
(30) day or less maintenance schedule
Roof Cement Do not use asphaltic roof cement to repair or install rubber membrane
Use Carlisle's Lap Sealant or any good grade rubber caulk to make temporary repairs. Notify
Temporary
Carlisle of this action in writing
Repairs
Check for leaks and contact Carlisle if it is found that leaks are membrane related
Leaks
Handprints, footprints, general traffic grime, industrial pollutants and environmental dirt may
Cleaning (every be cleaned from the surface of the membrane by scrubbing with detergent and water, then
rinsing with clean water. To maximize reflectivity, white membranes should be cleaned every 2
2 years)
years
Estimated $ of
material
budget
Additional Info

Tab 12.03
Manufacturer
Model
Identifier
Location
Lifecycle
Install Date
Maintenance
Management
Remote
Elevator
Monitoring
Online
Service
Preventive
Maintenance

Elevator
Otis
Low-Rise
Elevator
Lobby 101
2012
Otis created a system called the Otis Maintenance Management System that tracks elevator
usage to schedule service and parts replacement before components fail. OMMS is customized
for each building, taking into account building environment, equipment type, elevator usage
and component life
Another advanced technology Otis uses is Remote Elevator Monitoring. This uses advanced
data communications and microprocessor technology to provide 24 hour, on-site elevator
monitoring. This can identify problems before they occur and reduce down time for
maintenance
Otis has a tool called OtisWave which is a fully searchable online library of technical documents
providing up to date information to their mechanics and field personnel
For service, Otis offers a 24 hour help line called OTISLINE. This is a toll free number to call in
the case that you need service
Contact your local Otis service center for details on preventive maintenance and to set up your
monitoring system. Also, insert CD provided in manual to set up scheduled maintenance
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Estimated $ of
material
budget
Additional Info
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