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Introduction 7

Introduction

Background

Friar Architecture Inc. was engaged by Vernon Public Schools to prepare a facilities study for several district
maintained buildings in Vernon Connecticut. The buildings included in the study are:

e Rockville High School

e Vernon Center Middle School
e Center Road School

e Lake Street School

e Maple Street School

e Northeast School

e  Skinner Road School

e Vernon Public Schools Central Administration Building
e Next Step Building

e Maintenance Building, 166 Union Street

Purpose of this Study

The purpose of this study is to provide the client with an understandi
near future, a comprehensive view of the range of ible options with
consensus on the best possible solution to those ¢

e current challenges and in the
implications, and a means to reach

The intent of the facility study process is:
e To offer a transparent process to move the co
e To present information clea
e To present the final rec 3 or future actions
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8 Introduction

Building Location Plan

A plan of the area is provided below, identifying the location of each building evaluated under this Existing
Conditions Survey.
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Executive Summary 11

Building Information

This section contains the executive summary, which provides an overview of the building and summarizes the
survey results. Graphs are included to represent current conditions of the building’s components and conformity
with IBC, NFPA and ADA requirements. Photographs of various elevations of the building are provided for
reference. This section also provides a summary of the opinion of probable costs, presenting a graphic comparison
of the work required to address the deficiencies uncovered during the survey versus the cost of replacing the
structure. At the end of Section 2, a chart provides an overview of the required work addressed by the building
survey and potential replacement costs.

Skinner Road School

Stories 1
Area 45,350 sf
Address 90 Skinner Rd, Ve

Original Construction

Addition(s) /
Renovations

Grades

Condition

Description asonry school building.
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12 Executive Summary

Building Overview - Photographs

The following is a selection of photographs showing the main exterior elevations of the building. These
photographs are keyed by letter on the site plan below. The elevation marks show the location and direction from

which the photographs were taken.

Skinner Road School | June 2023
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Building Overview - Photographs
:ici,k .

South Elevation - B

FRIAR | VERNON



14 Executive Summary

Building Overview - Photographs

East EIevaon- D
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Building Overview - Photographs

Northeast Elevation - E
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West Elevation -F
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16 Executive Summary

Architectural Survey

The exterior skin of Skinner Road School is brick, which is in good condition. The roof is a gravel surface modified
bitumen. See Appendix for roof report.

Typical windows are vinyl with tempered insulated glazing. The sealants at the windows are in fair condition. The
exterior doors are hollow metal and aluminum. The exterior sealants of the doors are in fair to good condition.

The building does not have any exterior stairs but has one exterior ramp that is in fair t6 good condition.
The building interior is in good condition overall.

The work recommended to address architectural conditions includes:

Exterior Windows:

e Replace broken open/closing devices

e Provide new sealant at window frames

e Replace loose gasketing

e Replace damaged glazing

Exterior Doors:

e Refinish or replace doors where the paintis cracking and peeling

e  Provide new sealant at door frames

e Replace or refinish wood frames

e Replace wood at door headers

e  Repair cracks and refinish concrete at exterior ramp

e  Provide fencing at exposed.méchanical equipment

*  Provide sealant between'cementitious and brick facades

e Redirect pipes that aré leaking water directly onto the masonry facades

e Replace damaged orbroken interior signage

e Replace stained, damaged or peeling VCT flooring. Further investigation into the moisture content of the
slab should be performed prior to replacing the flooring.

e Replace transition strip between Gymnasium and Cafeteria to avoid tripping hazard

e  Repaint Gymnasium striping

e  Provide thorough cleaning of all wall and floor tile and associated grout. Replace missing or damaged tiles.

e  Replace or refinish the interior wood doors, frames, and window systems.

e Walls canwuse a coat of fresh paint in a few areas.

Structural Survey

The building is typically constructed of a timber frame and masonry enclosure. Interior walls appear to be a mix of
wood and metal stud framing. The foundation appears to consists of a concrete slab and concrete footings.

The work recommended to address structural conditions includes:

e  Repair concrete cracks at bus canopy
e Repoint brick in areas of deterioration

Skinner Road School | June 2023



Executive Summary 17

Mechanical Survey

The mechanical system is comprised of boilers for heating. Classroom ventilation is provided by Make-Up Air Units
located on the roof above. The Gymnasium and Cafeteria are served by heating and ventilation units. Media center
is served by a roof top unit. Administration area is served by split fan coil air handling unit.

The work recommended to address mechanical systems conditions includes:

e Heating System: The existing building is served from cast iron mid-efficiency hot:water boilers. The boilers
are 14 years old. Boilers are not near their end of life however we recommend replacing the existing
boilers with high efficiency condensing boilers for increased energy savings.

e Ventilation: Classroom make-up air units are nearing their end of useful life and do not include energy
recovery. Recommend an energy efficient, code compliant ventilation system that meets present day
ASHRAE and building code requirements including energy recovery to maximize ventilation and energy
efficiency.

e Exhaust: Upblast and down blast exhaust fans require nochanges at this time.

e Controls: Recommend replacement of all pneumatic controls with updated digital controls integrated to
centralized building management system.

e Gymnasium/Cafeteria air handling units are past their useful life and should be replaced. Recommend
replacement with single zone variable air volume heating, cooling and ventilation roof top unit with
outside air.

e Library roof top unit is nearing its end of useful life. Recommend replacement with single zone variable air
volume heating, cooling and ventilation roof top unit witheutside air.

e Admin Office Area unit is past its useful life and does not provideventilation. Recommend replacement
with multi zone heating variable air volume cooling and ventilation roof top unit with outside air.

e Conference Room and Psych:Office Area unit is pastfits useful life and does not provide ventilation.
Recommend replacement with multi zone heating variable air volume cooling and ventilation roof top unit
with outside air.

Electrical Survey

The buildings utility primary runs.underground from the pole to a utility company transformer located in a vault
above grademext to the Main Electrical Room. Secondary feeders run from the utility transformer to the Main
Distribution Switchboard in the Main Electrical Room, at the northeast corner of building Area 2.

The work recommended to address electrical system conditions includes:

e Switchboard'is originalto the building and past its serviceable lifespan. Immediate replacement is
recommended.

e Older branch panelboards are original to the building and in need of immediate replacement. Branch
panelboards that were installed as part of more recent renovations and / or upgrades, should provide
service for another 15-20 years before replacement is necessary

e Thereis no evidence of a lightning protection system for the building. Recommend installing a lightning
protection system in the immediate future, to safeguard people and property from fire risk and related
hazards associated with lightning exposure.

Plumbing Survey

The plumbing system consists of floor mounted water closets with manual flush valves as well as a mix of multi-bay
sinks with sensor type faucets and wall hung sinks with manual type faucets in the toilet rooms. Additionally, the
water for the building is heated by a gas fired water heater. There is no irrigation system for this building.

FRIAR | VERNON



18 Executive Summary

The work recommended to address plumbing systems conditions includes:

e Domestic water service and piping is nearing the end of its useful life and we recommend it be replaced in
its entirety.

e Domestic Water heater is nearing the end of its useful life and we recommend it be replaced with a high-
efficiency gas-fired water heater.

e Sanitary system (above and below grade) is nearing the end of its useful life and we recommend it be
replaced in its entirety.

e Natural Gas service and system is nearing the end of its useful life and wes4ecommend it be replaced in its
entirety.

e  Sanitary system (above and below grade) is nearing the end of its uséful life and we recommend it be
replaced in its entirety.

e Storm water system (above and below grade) is nearing the end of its useful life and. we recommend it be
replaced in its entirety.

Fire Protection Survey

The fire protection system is comprised of a 4" service that originates in the boiler room. This system has both a
wet and a dry fire protection system. This building’s fire:protection system does not include any fire or booster
pumps to help push water throughout the system.

The work recommended to address the fire protection system conditions includes:

e Fire service and associatedpiping is.nearing the end of its useful life and we recommend it be replaced in
its entirety.

Lighting Survey

Interior lighting is comprised. of fluorescent fixtures retrofitted with LED lamps which are in fair condition. A
combination of HID wall'packs and LED floods,light the building exterior. Pole mounted HID cobra head style
luminaires light roadways and parking areas.

The work recommended to address lighting system conditions includes:

e Lighting systems are old technology fluorescents retrofitted with LED lamps and drivers with wall toggle
switches and occupancy sensor controls. As capital funding becomes available, recommend replacing
existing lighting and.control systems throughout the building with new technology LED fixtures, along with
new low voltage controls, for improved efficiency and to comply with current energy code requirements.

Fire Alarm Survey

The building is equipped with an addressable fire alarm system control panel with voice evacuation. Separate voice
control panels allow annunciation over the building’s speaker/horn-strobe devices.

No improvements or repairs for the fire alarm are required at this time. Average life expectancy for fire alarm

systems is 15 years. System equipment should be updated or replaced in the next 5-7 years to ensure system
reliability.

Skinner Road School | June 2023



Executive Summary 19

Telecommunications Survey

The telecommunications system is comprised of a telephone systems equipment backboard and the main data
systems rack. Data communications consists of a fiber backbone and a combination of wired outlets and wireless
access points located throughout the facility. General telephone utilization for the building is VolP.

No improvements or repairs for the telecommunication system are required at this time. Upgrades to these
systems (i.e. backbone cabling, workstation outlets, etc.) should be anticipated to accommodate new program
requirements as they occur

Security System Survey

The security system is comprised of an access control system made up of card readers located at the main points
of entry and at some interior doors. Surveillance cameras are located at various points around.the interior

and exterior of the building. An intercom system allows communication between the main entrywvestibule and
Administration desk.

The work recommended to address security system conditions includes:

e Recommend a review of all access controlled doors and end-user operations be performed in the next 1-2
years, or as program needs dictate.

e Recommend a full system assessment be performed toverify all devices are connected and tested for
proper operation in the next 1-2 years, or as program needs dictate.

e Recommend additional high definition cameras be added inside the'school and any remaining analog
cameras replaced with new HD. units in the next 1-2 years, or as improvements in technology dictate.

e Recommend installation and implementation of an intrusion detection or silent alarm system within the
next year.

Low Voltage Survey

The low voltage system is comprised of program bells for class scheduling, controlled via a programmable timer.
Combination analogue clock/speakers areiinstalled in classrooms. This system also functions for public address
announcements.

No improvements.or repairs for the low voltage systems are required at this time. Improvement and / or
replacement of these systems is recommended in the next 7-10 years, or as program needs dictate.

International Building Code Survey

Skinner Road School was evaluated for compliance with the 2022 Connecticut State Building Code, including the
2021 IBC with Connecticut Supplements and Amendments, for Use Group E (Education). This report does not
address alterations to the existing building, because the scope of an alteration project has not been defined. In this
case, a change of use would be very unlikely.

The work recommended to address IBC code violations includes:
e Provide closers on all classroom doors.
e  Modify ramp at exits of classroom wings to provide adequate landings at the bottom of the ramp.

¢  Modify exit doors at connecting corridors 1350 and 1141 to provide required clear space for accessible
exits.

FRIAR | VERNON



20 Executive Summary

NFPA Code Survey

A review of Skinner Road School's compliance with the NFPA Life Safety Code 2015 was made. The Life Safety Code
is a retroactive code for existing buildings and review of applicable systems is required. This building will require
updates.

The work recommended to address NFPA code violations includes:

¢ Modify exit signage so that egress paths do not cross from corridors into‘classrooms.

ADA Compliance Survey

Skinner Road School was also evaluated based on the Americans with Disabilities Act (ADA), Title\ll, for public
building accessibility. ADA is an act of Congress mandating certain standards for accessibility that are enforceable
through the civil courts. Skinner Road School fails to meet some of these requirements, evident in the “ADA
Compliance Survey”.

The building was evaluated based on a review of existing documentation, field verification of existing space usage
and discussions with building staff to confirm existing space.allocation and usage.

The work recommended to address ADA compliance issues includes providing:

e Unless every entrance is classified as accessible, signage at the exterior of the main entrance should
indicate the accessible entrance. Currently signage only exists once you enter the vestibule.

e  Modify existing doors_along all accessible routes to provide 32” clear space min.

e  Modify existing door closers to extend the amount of time doors will stay open. Currently many doors in
the facility close very quickly and.do not meet the requirement of 5 seconds to transition from completely
open to completely closed.

*  Modify existing:door hardware that requires tight gripping to operate, specifically knob based hardware
that is located at remote door locations.

¢ Modify casework and/or doors to provide required clear space for opening doors. Specifically many of the
marked accessible exits from classrooms do not meet these requirements.

e Build out wing walls at drinking fountains in corridors that are considered protruding objects.

e Replace bathroom accessaries to locations where operable components are located below 48” high.

e Replace telephones to locations where operable components are located below 48” high.

e Replace exit'doors thatblock egress path with their swing.

e Provide vertical grabbars in all accessible bathrooms and accessible stalls.

e  Ensure signage with braille characters have 18” clear distance in front of the signage. Can require moving
of signage or removal of existing casework.

e  Provide slip resistant material at all interior ramps.

e Provide a 36” wide clear counter space in library for accessible checkout. Provide a 30”x40” clear space in
front of this counter space.

Site Survey

The site at Skinner Road School was evaluated. Traffic flow at this facility is good. Available parking accommodates
117 vehicles, with 4 handicap accessible spaces available. The walkways are in fair to good condition. The playing
fields consist of a baseball field, soccer fields and a basketball court. Playground areas include a playscape for
younger Pre-K children and a separate playscape for older children.

Skinner Road School | June 2023



Executive Summary 21

The work recommended to address site conditions includes:

e Remove and replace all damaged tactile warning pads. Remove and replace concrete around these pads to
create a smooth surface.

e Provide signage at service entrance for clarity.

e Replace faded signage.

e Replace deteriorating and cracked walkways to create smooth surface.

A
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22 Executive Summary

Survey Results

Each of the elements that were reviewed under this assessment was ranked on a scale of 1-4, with a 4 rating
equating to the highest priority. Components that received a ranking of 3 should be considered to be moderate
priorities, while rankings of 2 and 1 are considered to be low priorities. The following chart graphically presents the
survey results (reference Section 4 for a detailed description for each category).

Prioritization of Required Work

Highest
et 4

Priority

Lowest
. | I I I I [

Mechanical
Electrical
Plumbing

Fire Protection

Lighting

Fire Alarm
Telecommunications
Security

Low Voltage

Site
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Executive Summary

The graph below represents the building’s overall conformity with IBC, NFPA and ADA requirements. Compliance
was rated on a scale of 1-4, with a 4 rating equating to full compliance. A rating of 2 or under indicates that the

building requires moderate to substantial code compliance updates in order to protect the safety of the building’s
occupants.

Code Compliance Evaluation

IBC ==
NFPA =
ADA ==

artial-Compliance
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24 Executive Summary

Summary of Recommendations

Opinion of Probable
Costs

The estimate of probable costs included in Section 8 of this report is designed as
a planning tool for Vernon Public Schools. Estimates do not account for a possible
change of use.

Required Work

The estimates reflect bringing the building, in its present configuration, into
compliance with current applicable codes and addressing.the needs of the various
building components (architectural, structural, mechanical / electrical / plumbing
/ fire protection and site). The projected renovations for these components would
upgrade the building to a ... condition.

Projected costs are based on 2020 dollars and include no soft costs or
contingencies. Based on analysis, over.the next 10 years, the required work at this
building will cost approximately S... At xxx square feet, renovations at this building
equate to approximately S... per.square foot. This cost-per-square-foot figure falls /
does not fall within industry standards for renovations / upgrades of this nature.

Replacement Cost

A similarly constructed building would cost ... per square foot. Using this figure,
the replacement cost for this building is.approximately S..., which follows state
standards for structures,of this type. The S... per square foot replacement cost
was obtained from'R.S. Means,Construction Cost Data and current local market
conditions for buildings of this typesThe estimate includes hard construction costs,
demolition costs, construction contingencies, design costs, and other “soft costs”.

State Reimbursement

The municipality’s reimbursement from the State of Connecticut Department of
Education for.eligible items isxxx. This would adjust the community’s portion
of'the renovation costs from Sxxxx to Sxxxx, before taking enrollment and other
potential ineligible items into account.

Skinner Road School | June 2023




The chart below indicates the estimated value of the required work addressed by the building survey alongside the
potential replacement cost. The replacement cost is provided as a guideline for comparative purposes and is based

on replacing the building as is, i.e. size and use. Information considered includes the type of structure, year built
and existing area for the building.

The required

rvey equates to approximately ... percent of the cost of an entire building
replacement proje
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Architectural & Structural Survey 29

Architectural Existing Conditions

This section provides a listing of existing conditions of the various architectural and structural components of the
building, followed by summary descriptions. A space utilization plan is provided to identify the current locations
/ number of spaces available and adjacencies. Photographs of existing conditions are included for clarification
purposes, identifying areas that require attention. The floor plans indicate the building layout and are keyed to
photograph locations. Recommendations for improvements to the various components are discussed to provide
Vernon Public Schools with an overview of the required work.

Skinner Road School

Plan Drawings 2007 Alterations
Photos 2023 Survey
Date Built 1963
Architect William Mileto

Date(s) Additions /

A 2007 Alterations
Renovations
Construction I B
Type of Occupancy. Education
Numbepfof'Stories 1
Gross Square‘geet* 45,350 sf

* Gross Square Footage defined as: The sum of all areas on all floors of a building included within the outside faces
of its exterior walls, including all vertical penetration areas, for circulation and shaft areas that connect one floor to
another.

FRIAR | VERNON



30 Architectural & Structural Survey

Condition Codes

Excellent

16-20 years useful life

Good

Good at present (11-15 years)

Fair

Minor / cosmetic repairs needed to maintain condition (6-10 years)

Poor

Immediate repairs needed to prevent deterioration (0-5 years)

Architectural Conditions - Enclosure

Exterior Skin Material Ccondition
Primary Surface | Brick Good
Secondary Surface | Cementitious Good
Insulation | Unknown Assumed Good
Features | Bus Canopy Good
Windows
Lintel [ Assumed Steel Assumed Good
Jamb | Cementitious /.Brick Good
Sill4 Masonry Good
Frame | Vinyl Good
Glazing | Tempered, Insulated, Frosted Good
Sealant | Yes Fair
Operable | Yes Good
Exiting | Yes (Some) N/A
Doors
Lintel | Steel / Wood Good / Fair
Jamb | Masonry Good
Sill | Concrete with metal threshold Good
Frame Holloyv Metal / Wood Fair to Good
Aluminum Good
Door Holloyv Metal Fair to Good
Aluminum Good
Glazing | Tempered Good
Flashing [ Unknown Assumed Good
Sealant | Yes Fair to Good
Hardware | Stainless Steel (Types vary) Good

Skinner Road School | June 2023
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Architectural Conditions - Enclosure (continued)

Exit Ramp Material Condition
Ramp | Concrete Fair
Handrail | Metal Good

Skinner Road School has a brick and cementitious exterior facades that are overall in good condition. A few areas
of the cementitious facade have been damaged over time. Sealant between the cementitious facade and brick

is deteriorating and should be replaced. There are areas where pipes are dripping directly onto the brick facade.
These should be rerouted to prevent further damage.

Most of the exterior doors have a wood frame around the opening. Thespaint is peeling from.these frames. Many
of the doors have a paint finish that is cracking and falling away. These doors should be replaced or refinished to
prevent further deterioration. Sealant at doors is crumbling in some locations. Some doors have a piece of wood
below the steel lintel that is pulling away and deteriorating. The hardware at doors varied from lever handles to pull
handles.

The exterior windows are in good condition overall. The sealant needs to be replaced in many locations and a few
of the operating parts appeared to be broken. Gasketing.at some windows needs to be repaired or replaced to

avoid water infiltration.

The exterior ramp at the east side of the building needs to be repaired and.refinished to create a smooth condition.
The metal rails should be sanded and repainted to prolong life.

The bus canopy at the main entrahce consists of wood posts sitting on concrete with a metal roof. There is some
cracking in the concrete that should be repaired.

FRIAR | VERNON



32 Architectural & Structural Survey

Architectural Conditions - Interior

Corridors Material Condition
Walls | Gypsum / Wall Tile Fair to Good
Doors & Frames | Wood, hollow metal frame, wood frames Good
Door Hardware | Stainless Steel, type varies Good
Flooring | 12x12 Vinyl Composition Tile (VCT) Fair to Good
Ceilings [ 2x4 ACT Good
Offices
Walls | Gypsum / Plaster Good
Doors & Frames | Hollow Metal / Wood Good
Door Hardware | Lever Good
Flooring | VCT / Carpet Good
Ceilings [ 2x4 ACT Good
Toilet Rooms
Walls | Tile Fair to Good
Doors & Frames | Wood, hollow metal frame Good
Door Hardware | Staifless SteelLever Good
Flooring | Tile Fair to Good
Ceilings | 2x4 ACT Good
Classrooms
Walls | MU / Plastery/ Gypsum Good
Doors & Frames | Wood, hollow metal frame Good
DoorHardware | Stainless Steel Good
Flooring | VCT, Fair to Good
Ceilings | Painted Insulation / Exposed wood beams Good
Art Classroom(s)
Walls | CMU / Plaster / Gypsum Good
Doors & Frames | Wood, hollow metal frame Good
Door Hardware | Stainless Steel Good
Flooring | VCT Fair to Good
Ceilings | Painted Insulation / Exposed wood beams Good

Skinner Road School | June 2023
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Music Classroom(s)

Walls | CMU / Plaster / Gypsum Good
Doors & Frames | Wood, hollow metal frame Good
Door Hardware | Stainless Steel Good
Flooring | VCT Fair to Good
Ceilings | Painted Insulation / Exposed wood beams Good
Cafeteria
Walls | Gypsum / Tile / Folding Partition Fair to Good
Doors & Frames \;\;?;:,ghglr%zor:etal frame, wood frame at windows / Good
Door Hardware | Stainless Steel Good
Flooring | VCT Fair
Ceilings | 2x4 ACT Good
Kitchen
Walls | Tile Fair to Good
Doors & Frames | Wood, hellow metal frame Good
Door Hardware | Stainless Steel, type varies Good
Flooring'| Quarry Tile Good
Ceilings | 2x4 ACT Good
Gymnasium
Walls| €MU / Tile /. Wall Pads Fair to Good
Doors & Frames | Wood, hollow metal frame / Folding partition Good
Door Hardware | Stainless Steel, push bar Good
Flooring | Rubber Athletic sheet good Good
Ceilings |Acoustical Metal Decking (Assumed) Good

Media Center /
Library

Walls

Gypsum / CMU

Good to Excellent

Doors & Frames

Wood, hollow metal frame

Good to Excellent

Door Hardware

Stainless Steel

Good to Excellent

Flooring

Carpet

Good

Ceilings

2x4 ACT

Good to Excellent
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34 Architectural & Structural Survey

Architectural Conditions - Interior (continued...)

The interior of the building is in good condition.

Walls are typically gypsum board or tile. The wall/floor tile show discoloration and chipping in several areas. Wood
trim on wall base in fair condition. There are a few areas where the wall base is missing completely and the base of
the gypsum wall is damaged.

Flooring in the school is in fair to good condition overall. Many areas of VCT flooring is'stained, bubbling, and
cracking. Further investigation into the moisture content of the slab should be performed. The transition strip
between the Gymnasium flooring and Cafeteria flooring needs to be replaced as it is\pulling away and causing a
tripping hazard. There is a folding partition between the Cafeteria and Gymnasium. The partition has some gouges
and areas of missing finish, but is overall in good condition. The Gymnasium striping is faded and needs to be
redone.

Ceilings in the building consists mainly of acoustical ceiling tiles (ACT) and what appears to be painted insulation
panels. Ceilings were in good condition overall. The original timber framing is visible in several locations and
appears to be in good condition.

The exterior windows have wood frames on the inside and are showing their.age but overall appear to be in good
condition. The frames for interior window systems are in'need of refinishing (ie Teacher’s Lounge).

Interior doors are typically wood with hollow metal or wood frames. There are also many areas where wood trim

is in the regular path of egress and therefore has been damaged.and the finish is faded. These areas should be
refinished or replaced with a more durable product.

Skinner Road School | June 2023



Architectural & Structural Survey 35

Structural Existing Conditions

The following is a data summary of the structural conditions that were observed and noted during the survey. This
information was gathered by a field survey, reviewing the existing drawings and discussions with various building

personnel.

The following codes are used throughout this report to identify the condition of various elements.

Condition Codes

Excellent

16-20 years useful life

Good

Good at present (11-15 years)

Fair

Minor / cosmetic repairs needed to maintain.condition (6-10 years)

Poor

Immediate repairs needed to prevent deterioration (0-5 years)

Structural Conditions - Exterior Condition

Material Condition
Enclosure | Masonry Good
Foundation | Concrete Assumed Good
Footings [ Unknown (Assumed Concrete) Assumed Good
Deck |Anknown Assumed Good
Exterior Frame | Timber Good
Other | N/A N/A
Structuralf€onditions - Interior Condition
Material Condition
Framing | Timber Good
Walls | Metal and Wood Stud, CMU Good
Ground Floor Slab | Concrete Good
Flooring System (other levels) | N/A N/A
Stairs | N/A N/A

The structural components of Skinner Road School were evaluated.

In general, the building appears to be in good condition structurally. Although observations could not be made of
many structural elements without demolition, no dangerous conditions were observed.
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36 Architectural & Structural Survey

Architectural & Structural Survey Photographs

1. Location:
West Elevation
Description:

Joint deteriorating

od door frame paint peeling and
rust forming at nails - Typical condition
throughout the building

3. Location:
West Elevation - Connector
Description:
Damaged brick sill
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Architectural & Structural Survey Photographs

“' o 4. Location:

West Elevation - Connector

Description:

Sealant missing and cracking between
masonry and door frame.

king between cementitious facade
and window frame.

S

6. Location:
Bus Canopy

Description:

Crack in concrete near column - occurs
in several locations.
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38 Architectural & Structural Survey

Architectural & Structural Survey Photographs

7. Location:
ieE West Entry Vestibule
Description:

Missing brick in upper corner.

erioration of brick and caulking.

9. Location:
South Elevation

Description:
Water is dripping from pipe above

causing discoloration of brick and slowly
deteriorating mortar.
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Architectural & Structural Survey Photographs

10. Location:
South Elevation
Description:

Wood door frame paint peeling and
rust forming at nails - Typical condition

ant between cementitious facade
and brick facade is almost completely
gone.

12. Location:

North Elevation

Description:

Damaged cementitious facade
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40 Architectural & Structural Survey

Architectural & Structural Survey Photographs

S 13. Location:

East Elevation

Description:

Damaged cementitious facade.

ant between cementitious facade
and brick facade is cracking and pulling
away.

15. Location:

East Elevation

Description:
Steel lintel is rusting. Below the lintel
is a piece of wood - the paint is almost
completely gone, there are exposed
nails projecting from the face and areas
of rot are beginning to form.
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Architectural & Structural Survey Photographs

16. Location:
East Elevation
Description:
Paint on door is cracking and beginning

to peel away - Typical condition
throughou ing.

dow closer/opener is broken

18. Location:

North Elevation

Description:
A proper enclosure is required around
this pipe. The current situation has
created a home for collection of debris
and potentially water infiltration.
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Architectural & Structural Survey Photographs

19. Location:

East Elevation

Description:
Y Concrete sill finish is falling off. The door
L e e g— and frame are rusted.

opy over entrance is composed of
wood. The finish needs to be scraped
and repainted.

21. Location:
East Elevation
Description:
The door frame needs to be refinished.

The joint between the frame and soffit
needs sealant.
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Architectural & Structural Survey Photographs

22. Location:

East Elevation

Description:

Gasketing broken at window seal

rete ramp is needs to be redone -
cracking, uneven surface and vegetation
are potential hazards.

24. Location:

East Elevation - Connector

Description:

Brick goes almost completely to grade.
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Architectural & Structural Survey Photographs

ST - 1L

i =W 25.Location:

East Elevation

Description:
Damage to the edge of concrete
foundation and brick.

3| lintel visible with steel covering,
possibly wood, below.

27. Location:
South Elevation
Description:
Exterior of window frames are vinyl

while interior are wood. This window
shows water damage at the edge.
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Architectural & Structural Survey Photographs

-

28. Location:
South Elevation
Description:

Another example where sealant is
needed between the cementitious

her example of gasketing broken at
window seal

30. Location:
South Elevation
Description:
Paint on door is cracking and beginning

to peel away - Typical condition
throughout building.
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Architectural & Structural Survey Photographs

31. Location:
South Elevation
Description:

Unit easily accessible by students. Water
dripping from pipe onto brick facade

32. Location:

South Elevation

Description:
Damaged glazing in window
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Architectural & Structural Survey Photographs

33. Location:

Corridor Area 1

Description:
VCT is bubbling and cracking at corners.
Indication of potential water damage.

is stained and finish and worn away.
Tile should be replaced.

35. Location:

Corridor Area 1

Description:
Broken acrylic sign holder. Needs to be
replaced.
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Architectural & Structural Survey Photographs

36. Location:
Corridor Area 1
Description:

Wood sill/trim needs to be touched up
with paint and cleaned.

tor between Area 1 and Area 2

od window frames are faded
and gouged in areas. They could be
refinished.

38. Location:
Conference Room in Area 2
Description:

Damage to gypsum wall. Repair is
needed.
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Architectural & Structural Survey Photographs

39. Location:
Corridor Area 2
Description:
Wall tiles missing and stained. Wood

trim and corner is damaged and needs
to be repaired.

40.%ocation:
Vestibule Area 2
BPescription:
Finish on door is fading

41. Location:
Vestibule Area 2
Description:

Water damage seen on tile adjacent to
ceiling grid.
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Architectural & Structural Survey Photographs

42. Location:
Gymnasium / Cafeteria
Description:

Transition strip is ripped up between the
Gym and the Cafeteria.

in folding partition needs repair.

44, Location:
Gymnasium
Description:

Wood trim is chipped and needs to be
repainted/refinished.
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Architectural & Structural Survey Photographs

45. Location:

Gymnasium

Description:
Stripping is fading and needs to be
touched up.

cracking and needs repair.

47. Location:

Gymnasium / Cafeteria

Description:
Transition is ripped up and VCT is
crumbling.

FRIAR | VERNON
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Architectural & Structural Survey Photographs

48. Location:
Cafeteria
Description:

Water damage on ceiling tiles adjacent
to windows.

ring is popping up which is an
indication there may be high levels of
moisture in the existing slab.

50. Location:

Cafeteria

Description:
VCT is damaged and stained.
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Architectural & Structural Survey Photographs

51. Location:
Nurse’s Office

Description:
VCT is stained and cracking

inish is faded and cracked.

53. Location:

Teacher’s Lounge

Description:

Damaged wood frame at interior
window/door system. Wood frame has
general wear and tear which is a typical
condition throughout the building.

FRIAR | VERNON



54 Architectural & Structural Survey

Architectural & Structural Survey Photographs

54. Location:

Toilet Room

Description:
Damaged wall tile.

ing wall base and base of gypsum
wall damaged.

56. Location:
Corridor/Vestibule - South Wing

Description:

Paint touch up needed on base trim.

Skinner Road School | June 2023
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Architectural & Structural Photograph Key Plans

The following plan shows the actual building plan as verified during field surveys. Photographs from the previous
pages are keyed into the building plans with numbered arrows at the approximate photograph site and direction

from which the photographs were taken.
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Architectural & Structural Survey

Architectural & Structural Recommendations

The architectural and structural components of Skinner Road School are in fair to good condition.

The following represents areas of necessary architectural improvements and / or required work.

e  Exterior Windows:
e Replace broken open/closing devices
e Provide new sealant at window frames
e Replace loose gasketing
e Replace damaged glazing
e  Exterior Doors:
e  Refinish or replace doors where the paint is cracking and peeling
e Provide new sealant at door frames
e Replace or refinish wood frames
e Replace wood at door headers
e  Repair cracks and refinish concrete at exterior ramp
e  Provide fencing at exposed mechanical equipment
e Provide sealant between cementitious and brick facades
e Redirect pipes that are leaking water directly.onto the masonry facades
e Replace damaged or broken interior signage
e Replace stained, damaged or peeling VCT flooring. Further investigation into the moisture content of the
slab should be performed prior to replacing the flooring.
e Replace transition strip between Gymnasium and Cafeteria to avoid tripping hazard
e Repaint Gymnasium striping
e Provide thorough cleaning of all wall.and floor tile and associated grout. Replace missing or damaged tiles.
e Replace or refinish thefinterior wood doors, frames, and window systems.
e Walls can use a coat'of fresh paint in a few areas.

The following represents areas of necessary structural improvements and / or required work.

e Repair.concrete cracksat bus canopy.
e Repoint brick in areas of deterioration

Existing Cohditions Evaluation:

The elements reviewed under this/assessment were ranked on a scale of 1-4, with a 4 rating equating to excellent
conditions. Components that received a ranking of 3 are considered to be in good condition, while rankings of 2
and 1 are considered to be infairand poor condition, respectively. The following chart graphically presents the
results and their expected life spans.

Excellent Condition 4

Enclosure =m

Interior ==
3 Structural ==
2
Poor Condition 1 Note: Ratings range from 1 (poor

condition) to 4 (excellent condition)
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Mechanical, Electrical, Plumbing & Fire Protection Survey 69

M/E/P/FP Existing Conditions

The mechanical / electrical / plumbing / fire protection survey results are presented within this section. Included
are a chart of existing components and their conditions, summary descriptions, photographs, plans, and
recommendations.

Mechanical

The following is a data summary of the Mechanical system’s existing conditions that were observed and noted
during the survey. This information was gathered by a field survey, reviewing the existingi.drawings and discussions
with various building personnel.

Condition Codes
Excellent | 16-20 years useful life

Good | Good at present (11-15 years)

Fair | Minor / cosmetic repairs neededto maintain condition (6-10 years)

Poor | Immediate repairs needed to prevent deterioration (0-5 years)

Mechanical Conditions

System Condition Comments
Boilers wereobserved to be in good working
Boilers | Fair condition however are nearing the end of their life
span.

Heating system was observed to be well insulated
Heating System(| Fair and in fair operating condition. Piping and some
heat emitters are original to building.

Heating pumps were observed to be in good

Heating System Pumps | Good working condition.

Roof top units were observed to be in poor

A/C Reof-Top Units | Poor

condition.
Air Distribution
Duct ﬁ Good Ductwork was observed to be in good condition.
uctwor
Condensate Piping Gdod Condensate piping was observed to be clean and in
(A/C) good condition.

Exhaust fans were observed to clean and in good

Exhaust Fans| Good "
condition.

Controls were observed to be newer and in good

Controls | Good working condition.

Heating system is served by cast iron mid-efficiency hot water boilers. The system is in fair condition and appears
to be from 2009 (14 years old). Cast iron boiler system have an approximately 25 year life expectancy and while
not near end of life we would recommend replacing with high efficiency condensing boilers for increased energy
savings.

Classroom ventilation is provided by (2) Make-up Air Units (MAU) located on roof above. (1) unit serves the North

class wing the other serves the South class wing. (10) rooftop down blast exhaust air fans provide exhaust air. (5)
units serve the North class wing (5) units serve the south class wing
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Mechanical (continued...)

Make-up Air units are comprised of air inlet, supply fan, and indirect gas fired heater. Outside air is ducted from
unit to corridors and transferred into room through grille over doors.

Gym and Cafeteria are served by (4) heating and ventilation units located in mechanical penthouse on roof. Units
provide ventilation air through ducted louver to outside and mix with return air as a percentage of overall supply.
Units include MERV-7 filters. Units are pneumatic controls.

Rooftop up blast exhaust air fan provides exhaust for kitchen. Make-up air is provided by transfer air from adjacent
spaces.

Media Center is served by RTU-1 located on roof above. Unit provides.outside air along with heating and cooling
supply air. System has a ducted supply and return with ceiling supply diffusers. Unit has MERV-7 filters.

Conference Room and Psych Office Area is served by RTU-2 located on roof abeve: Unit provides cooling only and
has no ventilation air or economizer. System has a ducted supply and returniwith ceiling supply diffusers. Unit has
MERV-7 filters.

Administration Office Area is served by split fan coil AHU with condenser located on roof above. Unit provides
cooling only and has no ventilation air or economizer. System has.a ducted supply and return with ceiling supply
diffusers. Unit has MERV-7 filters.

Controls are a mix o