
MEETING OF THE CITY COMMISSION - AGENDA
WEDNESDAY, APRIL 13, 2022 AT 11:30 AM

CITY COMMISSION / MUNICIPAL COURT ROOM
518 MECHANIC, EMPORIA, KS 

ORDER OF BUSINESS

Pre-Luncheon Items
 ► City Financial Update.
 ► HomeServe will present the NLC Service Line Warranty Program.
 ► Discuss JAC Agreement.
 ► Discuss Carnegie Library Study.
 ► Discuss Las Casitas Park Mural.
Post-Luncheon Items
 ► Commission Strategic Planning Luncheon at Noon & Strategic Planning Meeting at 

1:30p.m.
InConferenceRoom1AB
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 515 Market Street      Tel:  (620) 343-4294 
     Emporia, KS  66801      khanlin@emporia-kansas.gov 
 

Public Lands and Facilities 
 

MEMO 
 
TO:     City Commission 
FROM:  Kevin Hanlin  
CC:  Trey Cocking, Lane Massey  
RE:  Carnegie Library feasibility study 
DATE:  April 7, 2022 
 
Architect, Clint Hibbs with BG Consultants, Inc., has completed a structural and feasibility study of 
the City owned Carnegie Library at 118 E 6th Avenue. Mr. Hibbs will present and discuss the results of 
the study.  
 
Attachments: Carnegie Library, Physical Condition Assessment and Inspection Report 
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BG CONSULTANTS 

4806 Vue Du Lac Place 
Manhattan, Kansas 66503 

785.537.7448 

Web: www.bgcons.com 

 

April 13, 2022 
Carnegie Library 
Architects Project No 211297E 

  

Report Abstract 
This abstract covers itemized summary, highlights, and action items for the Carnegie Library 

 
 Report Objective: Quantify the physical condition of the Emporia Carnegie Library and 

outline stewardship opportunities associated with the structure in the following options 
 

 Organization of the Report: 
o An Executive Summary that outlines the goals and vision of the report and 

stewardship options. Review page 6 to understand how improvement needs 
were prioritized by category. 

o A Brief Overview that outlines the history of the building. A chronology of the 
building architecture is listed on page 9. 

o The third section of the report focuses on the Assessment Findings which were 
observable in the field with pages dedicated to photographic documentation of 
comprehensive building condition. The document includes appendices inclusive 
of floor plan diagrams, facility condition worksheets that identify the  condition of 
building and site components, and an ADA and Life Safety assessment. Pages 
14 through 19 show photos of the current building condition. 

o The next section of the report outlines an Architectural Needs Summary which 
outlines recommended improvements for the building envelope, windows, entry 
systems, interior surfaces, building systems, and other health, safety and 
accessibility items. 

o A brief section titled The Maintenance Advantage explains the value of on-going, 
planned maintenance and investment in existing facilities and the impact 
maintenance has on extending the useful life of facilities. 

o This section is followed by a Current Period Needs summary which highlights a 
summarized investment value looking forward over the next 5 years. This 
summary can be found on page 25 and shows several categories of 
improvements and their associated costs. This tabled summary includes 
recommended annual funding allotments and also represents the deferred cost 
of escalation if work is not performed within the 5 year period. The costs of this 
were derived from Facility Improvement Category tables that create a cost 
estimate for the various options recommended in the report for action and which 
can be found in the appendix. 

o The Conclusion outlines investment options the City may take in the interest of 
the building. 
 

 Findings Overview: 
o The building structure appears to be in sound condition with degradation of its 

finish materials throughout. The building is not generally ADA compliant and 
should be modernized with life-safety features in accordance with the building 
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code. With proper investment the building can be used for a variety of purposes 
and its useful life extended. 
 

 Call to Action It is recommended that the Council make a motion to consider one of the 
following options for the Emporia Carnegie Library: 

o Make no investment in repair and sustainment of the facility; 
o Mothball, or stabilize, the facility for future investment requiring an investment of 

approximately $264,475; 
o Repair and remodel the facility for use to align with contemporary life safety and 

code requirements and to extend the useful life of the facility for an investment 
of approximately $1,325,063; 

o Or repair, repurpose, and expand the facility to meet the needs of a Fire Station 
or equivalent use at an investment of a building approximately $3,319,497 plus 
site costs. 
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Physical Condition Assessment & 
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118 E 6th Street 
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Facility Assessment 
 
 

EXECUTIVE SUMMARY 
 
OVERVIEW 
Organizations and facilities know the importance of sustainable funding and resource management. It is 
through conscientious resource management that facilities and community programs can be provided. This 
report studies and quantifies the physical condition of the Emporia Carnegie Library and responds to the 
continual critical demands placed on sustaining this asset. As a detailed comprehensive analysis, this facility 
report establishes a baseline from which maintenance, minor construction plans, and repairs can be planned.  
 
The City may elect to pursue any of the following options regarding this physical asset: 

1. Option 1 The City may elect to not invest in capital improvements to the building and site environs. 
2. Option 2 The City may elect to mothball the historic property if it is expected to stand vacant for more 

than 3 years. 
3. Option 3 The City may elect to invest in preserving the building through a comprehensive repair and 

remodeling effort to align the structure with contemporary building codes and continued use. 
4. Option 4 The City may elect to invest in preserving the building through a comprehensive repair and 

remodeling effort and expand its footprint to accommodate alternative uses. 
 
The following tasks form the basis of the report: 

• Assess the facility to objectively measure and determine the current facility physical condition. 

• Recommendations for correction of deficiencies. 
This Facility Assessment documents the findings from our site visits and discussion with representatives from the 
Carnegie Library. The recommendations made in this report are based on industry and basic maintenance and 
practice standards. The intent of this Building Evaluation is to provide information needed to understand and 
prioritize repair and maintenance items, as well as associated costs to budget for and anticipate future 
rehabilitation of the building. 
 

GOALS OF STUDY 
 

• Enable proper stewardship of the property by 
providing city staff with the tools for proper 
scheduled maintenance, repair, and 
replacement of the building’s assets. 

• Instill community pride with demonstrating 
ongoing maintenance, fiscal responsibility, and 
potentials for expansion of services with 
projects to maintain the building’s importance 
to the community. 

• Facilitate any procurement of funding for 
rehabilitation, or expansion of projects. 

• Have a plan in place so that future projects can 
be easily undertaken in subsequent years, as 
funding becomes available. 
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GOALS AND VISION 
Why undertake a project such as this? The main objective of a building facility assessment is to preserve the built 

environment for planning efficient decisions, and future planning for the facility. The Assessment serves as a 

guide in present and future planning for the facility. 

 
The Carnegie Library is a keystone community building and is on the national register of historic places. 
 
Updating and maintaining the building to create a safe and accessible environment for functional use is a 

primary goal. This is manageable when interior and exterior renovation and modernization needs of the existing 

building is understood. This can be accomplished while aligning with ADA, health and life safety, and code 

regulations to better serve the community. 

 
Purpose of Facilities Assessment The purpose of a physical condition assessment is to identify those 
improvements and remedial upgrades, along with their associated costs required to maintain an organization’s 
assets as a critical infrastructure and to promote alignment with operational efficiencies for the foreseeable 
future. 
 
Assessment Benefits The Building Life Cycle Analysis & Inspection Report assessment process provides significant 
benefits to facility administration of physical assets under the jurisdiction of the organization. 
 

• Increased credibility: This report accurately reports. Observable, known conditions and facility renewal 
capital reinvestment requirements. The assessment documents needed improvements to reduce the 
implementation of deferred maintenance and provides an outline for proactive capital renewal. 

• Procurement savings: This report provides statistically derived future funding requirements to proactively 
plan projects. By grouping deficient conditions into select project scopes of work, facility managers can 
receive economies of scale from the construction markets and reduce construction-related soft costs. 

• Strategic timing of purchases: This report provides recommended time periods for current and predicted 
improvements. 

• Ranked funding needs: This report describes the relative condition of physical assets managed using a 
prioritization of needed repairs (needs) over current replacement value. This assessment provides a 
ranking of facilities and capital improvements into a potential list of prioritized projects from immediate 
to forecasted. The assessment evaluates facility condition at select points in the future to reflect the 
value of repair and transformation funding needed. These and other ranking tools provide an objective 
determination of future funding needed across the organization’s facilities portfolio. 

• Budget and schedule planning: The cost data is derived directly from the most current RSMeans cost 
database, which can be updated each year through subscription to the national cost database. 
Determination on when repair, renovation, and new construction work should be scheduled in a multi-
year program can be derived or priorities set to determine which projects will be done within limited 
funding and which projects will be deferred. In some instances, cost data is based upon recently bid 
scopes of work with comparable similarities to this asset. 

 
Method of Assessment To determine transformation needs, BG Consultants in conjunction with key stakeholders 
conducted a facility assessment and document reviews, including a site visit and interviews to gain insight into 
the sites unique deficiencies and needs. Visual surveys of the existing conditions of the facility were performed 
with notes and photographs for documentation with the aim of illustrating typical examples of facility 
deficiencies. The evaluation of information gathered from visual inspections and documentation, combined with 
information provided by building users assisted in the production of this facilities Building Life Cycle Analysis and 
Inspection Report. 
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Assessment Interpretation The assessment is a snapshot of conditions found and observable at a site on the day 
it is inspected. Building conditions change subtly over time. For this and other reasons, the assessment should be 
reviewed as an ever-changing tool. This report includes deferred maintenance needs noted as current deficiency 
needs, and capital renewal needs for a current five-year period. This structure of implementation allows advance 
notification and a resultant prioritization of facility improvements in time to complete funding, design, and 
construction cycles prior to the theoretical end of useful life of a facility system or element. Distinction should be 
made pertaining to real world use of systems beyond theoretical useful life. While there is no theoretical 
difference between theory and practice, in practice there is. Practical useful life may vary considerably from 
theoretical useful life based upon many factors including the robustness of original installation, alignment of the 
system with the use of the building, level of maintenance, and other factors. Fundamentally, the applied useful 
lifespan for building systems and components herein should be viewed as a prediction tool for budgeting and 
timing if improvements projects. Replacement and budgetary application should be evaluated based on current 
needs, conditions, and opportunities. Improvements in technology, manufacture, and efficiency of systems may 
affect useful life values. 
 
Context Understanding facility condition and implementing measures to repair degradation and align facilities 
with operational parameters can set a foundation for extending the useful life of the physical portfolio of an 
organization’s assets in a planned manner. Prolonged funding inadequacies and a consistent environment of 
tight budgets may result in substantial deterioration of these facilities and the effective quality of service rendered 
to the community. The declining condition may pose many risks including unplanned system failures, high 
operation costs, and health and life-safety hazards. Delays in funding will continue the escalation of issues 
caused by deferred maintenance and repair and will facilitate risk to the organizations mission. 
 
Assessment Inclusions This report includes evaluation of each facility in the following areas: 
 

• Architectural 
o Site inspection of building superstructure, roof coverings, exterior walls, exterior opening 

enclosure, interior openings, interior stairs, interior flooring, interior partitions, interior ceilings, 
interior conveying equipment, equipment, and furnishings for remaining service life. 

o Identification of renovation standards to meet current accessibility, health, and building code 
requirements. 

• Structural 
o Site review of structural conditions of the building. Noting damage to members or unusual 

cracking or configurations. 

• Mechanical, Electrical, Plumbing 
o Site inspection of electrical, fire protection, HVAC, and plumbing systems for remaining service 

life. 
o Identify potential energy efficiencies that can be gained at each facility to reduce energy 

consumption, increase energy efficiency across platforms and facilities, increase use of 
alternative energy supplies, assure access to sufficient energy supplies, and reduce adverse 
impacts on the environment. 

 
Information gathered is used to identify deficiencies and opportunities for improving and maintaining these 
assets. 
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PLANNED IMPROVEMENTS 
The improvements planned herein provide a defensible plan that modernizes the building footprint and 
enhances overall facility performance and sustainment through sound investment in the underlying infrastructure 
of the facilities and grounds evaluated. Implementation of long-term planned improvements are aligned to: 0-5 
year schedules. The improvements options presented herein are diagrammatic in nature and do not represent 
comprehensive design and represent only one of many possible solutions. In general, improvements performed 
within the period of year schedules will offer the best investment on return values to the organization. 
 
Life Cycle Engineering Preventative maintenance, like reparation for system failures, involves monetary 
investment. Life Cycle Engineering (LCE) is a tool which can ear-mark an improvement based upon the whole 
life cycle of a product in conjunction with economic impacts. 
 
Improvement Categories Recommended work to be performed as part of construction projects and budgetary 
construction costs are organized into improvement categories based upon priority. The remedies have been 
divided into five (5) priority improvement categories as follows: 
 

• Category I – Life, Health, & Safety 
o CAT I improvement needs are determined by federal, state, and local agency requirements, 

building codes, and regulations. 

• Category II – Sustain/Maintenance 
o CAT II maintenance needs include cyclic work done to prevent damage that would be more 

costly to restore than prevent. 

• Category III – Sustain/Repair 
o CAT III repair includes major repairs or replacement of facility/site components. 

• Category IV – Restoration 
o CAT IV investment includes restoration of facilities/sites damaged by lack of sustainment, 

excessive age, natural disaster, fire, accident, or other causes. Corrects deficiencies. 

• Category V – Modernization 
o CAT V modernization is classified by the construction of new or the alteration of existing 

facilities solely to implement new or higher standards (including regulatory changes), to 
accomplish new functions (or change the purpose of a facility, or to replace building 
components that typically last more than 50 years. 

 
Prioritization of Needs As a result of conducting the assessment the current and forecasted needs were recorded 
by priority, or urgency of need for repair or facility transformation based upon the following improvement 
prioritization criteria. 
 

• Priority 1 – Life, Health, Safety Improvements 

• Priority 2 – Sustain/Maintain 

• Priority 3 – Sustain/Repair 

• Priority 4 – Restoration 

• Priority 5 – Modernization 
 
List of Ratings and Descriptions This study provides data of key elements assessed at a specific point in time for 
the physical condition of the facility. Evaluation of a facilities condition is determined using industry standards 
that correspond/align with a rating system. 
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Assessment Scale – Condition                 FACILITY CONDITION INDEX (CI) 
100-90 90-80 80-60 60-50 50-0 

GOOD FAIR POOR FAILING UNINHABITABLE 

Q1 Q2 Q3 Q4 Q4 
 
Facility Condition Index (CI): The CI is a measure of the physical condition of an asset on a 0–100-point scale. 
The CI can be interpreted to represent the inverse of the percentage of Plant Replacement Value that is lost to 
system distress; the higher the CI, the better the condition of the building. The CI data are categorized using the 
ISR Quality Q-Ratings scale. 
 
Q-Rating refers to the quality rating of an organizations infrastructure and measures the condition of a facility.
 
Q1 The condition meets or exceeds standards for 
most or all rated components. The cost to improve 
is no more than 10 percent of the replacement 
value. 
 
Q2 The condition meets the minimum level of 
standards for most or all rated components. The 
cost to improve will be no more than 20 percent of 
the replacement value. 

 
Q3 The condition fails to meet the minimum level 
of standards for at least one major rated 
component. The cost to improve is no more than 
40 percent of the replacement value. 
 
Q4 The conditions fail to meet the minimum level 
of standards for multiple rated components. The 
cost to improve exceeds 40 percent of the 
replacement value. 

 

 

Explanation of Costs Of equal importance with the identification of assessment needs, is the alignment of 
corresponding reliable estimate of project costs. Construction costs are the direct cost of construction while non-
construction costs include design fees, contingency funds, supervision fees, furniture and equipment, testing fees, 
and miscellaneous owner costs. Proposed remedies to issues noted in this facility assessment have a correlating 
summary of total costs and are as follows: 
 

• Summary of Total Costs – Includes all associated soft and hard costs for the entire site or prescribed 
project scope. Hard costs pertain to brick-and-mortar costs of construction, while soft cost are those 
aspects of project costs that are indirectly related to materials, labor or the physical building of the 
project.  

• Summary of Construction Costs by Assessment Category – A breakdown of each site for costs 
associated with the five (5) improvement categories.  

 
The unit cost value for each planned improvement has been derived from previous building construction costs in 
the region for similar building types, and adjusted from RS Means Square Foot Costs, and Building Construction 
Costs data. RSMeans cost data is derived from a database of data classification. For the purposes of this 
assessment, current city cost indexes are not factored. RSMeans costs data can be updated annually by 
subscription. Escalation Factors are set to reflect predicted annual per year cost escalation that is included in all 
forecast cost reports and capital renewal projects. 
 
The following assumptions are used: 
 

• RSMeans Cost Data  2020 Square Foot Costs and Building Construction Costs 

• Escalation Factor   +4% annual 
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BRIEF OVERVIEW 
  

The following information is an excerpt from the National Register of Historic Places Inventory – Nomination 
Form Chronology: 
 
Although there was a library association formed in Emporia as early as December, 1869, it was the third such 
organization, established by a city ordinance in December, 1884, which has continued in operation to the 
present. Since 1884 a free library has been supported by a portion of city tax revenues. 
 
In 1901 Mrs. Amanda Wicks, a former librarian, proposed that the city apply to Andrew Carnegie for a building 
grant. The library was housed in the Masonic Building at the time. During the summer Mrs. Wicks had visited a 
friend in Detroit. The two librarians discussed Detroit’s new public library which had been donated by the 
Carnegie Corporation. After returning to Emporia, Mrs. Wicks urged the mayor and city council to ask for a 
building for the city. Along with the official request, she sent a personal letter of support. 
 
The Emporia Republican announced May 1, 1902, that a $20,000 gift had been offered from the Carnegie 
Corporation. The city had to agree to provide at least 10% of the grant annually for maintenance of the proposed 
building. A few days later, the city council voted unanimously to accept the donation with its stipulations In 
addition to yearly maintenance costs, the city had to provide an adequate building site. 
 
In Emporia this provision led to a controversy that lasted a year. On July 1, 1902, Mrs. Carrie S. Plumb, widow of 
one of the founders of the town of Emporia, offered two lots on the corner of Market and Sixth Avenue for a 
building site. This was accepted July 7 by the city council. Later in the month, the mayor vetoed an ordinance 
accepting the site. An attempt to pass the ordinance over his veto failed. On November 17, 1902, the mayor 
cast a tie-breaking vote in favor of a site on the corner of Fifth Avenue and Constitution Street. A building 
committee was appointed December 1, 1902, but supporters of the original site brough suit to force the council 
to honor its first decision. The district court judge agreed that the city was bound to accept the lots on Market 
Street and so the council voted January 17, 1903, to use that site for the proposed Carnegie Library. 
 
Van Brunt and Howe, a prominent Kansas City architectural firm, designed the building. The Emporia city council 
accepted the completed building from the Morse Construction Company October 16, 1905. An Additional 
$2,000 was required to finish the library so the Carnegie Corporation gift eventually amounted to $22,000. 
 
A gala public opening was held February 22, 1906. As the Emporia Gazette reported, the librarian and assistant, 
the mayor and former mayors, councilmen, and members of the building and library committees gathered to 
receive the public “in the building which has given the town more to talk about than any event, person, or thing 
in the past five years.” 
 
The main floor of the new building had an office, desk room, reading room, newspaper room, children’s room, 
bound periodical room, stacks and a central lobby. There was a furnace room, fireproof vault, and storage space 
in the basement. The building was steam heated and had electric lights. After describing the oak floors and 
woodwork, the Emporia Gazette concluded that “the beauty of the interior will grow on people as they become 
used to it.” 
 
Even though the library served the community for many hears after 1906, the building was not large enough to 
accommodate growth. A branch library was opened in the Grace Methodist Church in May, 1917 and another in 
the Mary Herbert School in 1930. 
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The main façade of the library is asymmetrical. Two bays, surmounted by crenellated parapets, flank the main 
entrance to the west and a bank of windows light the main reading room to the east. The main doors in the form 
of a miter arch, the battlements, and the stepped gable edges are references to English architecture of the 16th 
and 17th centuries. Henry Russell Hitchcock described the use of these elements as the “Jacobethan Revival.” 
Architectural historian Marcus Whiffen has commented that “Although most Jacobethan designs may have been 
for houses, it was on educational architecture that the style had its greatest impact proportionally.” This 
association may have led Van Brunt and Howe to choose this style for the Emporia Library 
 
By 1958 the library board of directors desired a new facility, but they decided to remodel the basement of the 
original building instead. In 1979, however, a new library was built west of the old Carnegie library. The building 
[housed for a time] the Lyon County Historical Museum.” 
 
The City of Emporia contracted BG Consultants to assess and develop a general plan for maintenance and 
improvements to supplement the ability to develop a capital improvements plan and establish a 10-year capital 
plan for maintenance and improvements to the building. This project included condition and inventory of all 
major building equipment and components, assess the need for improvements due to age, wear and the 
identification of conditions in terms of deferred maintenance and building condition. Identification of issues 
related to compliance with any federal requirements such as the Americans with Disabilities Act.  Provision of 
cost estimates and recommended prioritization for the above items. Finally, the identification and brief 
description of modifications that would better emulate best practices for existing facilities. 
 
 

SELECTIVE CHRONOLOGY 
 

• Construction completed October 16, 1905 

• Basement remodel in 1958   

• New Library built west of the Carnegie Library 
in 1979 
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ABOVE   South façade, main façade facing 6th Street 
 
 
BELOW LEFT TO RIGHT  North façade, parking and main entry; West façade, closest façade to active Library; East façade and main 
exterior entry to basement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

BG Consultants | 2022 10

Page 80 of 200



 

ASSESSMENT FINDINGS

This section contains the findings associated with the physical condition of the observable building and site 
systems installed. The report is a planning tool to assist in making decisions needed to achieve short-term and 
long-term facility goals. It contains data meant to objectively describe the findings and summarize the results of 
this assessment using best practices and standards. This building assessment report includes items we have 
discussed, as well as additional items noticed during the site visits and evaluation over the assessment period. 
Work items requiring attention and correction are described within this section, and in an attached Spreadsheet 
of Work Items with associated opinion of probable costs. 
 
The intent of this Report is to provide you with the information needed to understand and prioritize repair and 
renovation projects. It is not intended to provide detailed instructions, construction documents or specifications, 
and may not address all possible repair methods.
 

DID YOU KNOW… 
 
Before the proposal of facility improvements and 
new construction, a process of prioritization of 
needs is identified through information gathering, 
the onsite review, documentation review, and 
interviews of select staff. All are crucial to 
understanding what should be improved at each 
property. This process helps identify why 
improvements are important and how to optimize 
performance of facilities to support the 
organizations goals and objectives. 
 

 

 

 
Found within the Appendix, a Facility Improvements by Category table outlines work items which are organized 
by recommended phases that prioritize where the work should be done first and potential budgetary costs for 
performance of the work. Priorities are given to which work should occur within the next five years. Within the 
phases, priorities are given based on potential damage to, or loss of, valuable materials finishes and 
maintenance safety. For example, finishes that are significant or hard to replace are given a ‘high’ prioritization 
for their maintenance and repair. Issues pertaining to water intrusion are also given a ‘high’ prioritization due to 
their potential to damage the building. In general, building envelope issues should be finished before 
proceeding to any interior finish work planned as part of separate improvements, like wall repair, to avoid 
rework. 
 
The recommended improvements approach for this project is preservation. Preservation focuses on the 
maintenance and repair of existing historic materials and retention of a property’s form as it has evolved over 
time. Preservation approaches may include mothballing the facility for further future treatment or comprehensive 
repair. An alternative treatment approach is rehabilitation which acknowledges the need to alter or add to a 
historic property to meet continuing or changing uses while retaining the property’s historic character. 
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The following section summarizes notes on the building condition for the Emporia Carnegie Library as observed 
in the field and through documentation received from city staff: 
 
CHARACTER DEFINING FEATURES 
 
The building key characteristic includes its asymmetrical facade with crenellated parapets, banks of windows, 
mitered arches, battlements and stepped gable edges. The use of wood trim at interior with mitered arches is 
also a character defining feature. 
 
Existing Code Summary and Implications 
Almost all construction is governed by a variety of codes and related regulations. The primary intent of building 
codes is to protect public health, safety, and general welfare as they relate to the construction and occupancy of 
buildings and structures. These regulations are generally directed at seven primary issues: life safety, adequate 
space and facilities for intended function, appropriate building systems and construction practices, public policy 
(such as accessibility for disabled persons, historical preservation, and energy conservation), enforcement, fiscal 
and anti-corruption controls, and land-use policy. 
 
Codes and standards that may be enforceable at this facility include the International Building Code, 
International Fire Code, International Plumbing Code, International Mechanical Code, National Electrical Code, 
International Fuel Gas Code, Energy Conservation Code, the American with Disabilities Act Accessibility 
Guidelines for Buildings and Facilities (ADAAG).  
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Hazardous Materials Disclaimer 
Investigation for the presence of asbestos 
containing materials (ACM), PCB’s, CFC’s, radon 
and other environmentally hazardous materials is 
not part of this assessment. In addition, a review 
and certification that the building(s) have been 
constructed to meet current seismic and structural 
requirements is not part of this review. 

It is recommended that the organization engage a 
third-party entity to perform hazardous building 
materials assessment. A few key reasons to perform 
additional evaluation of the facility beyond the 
extents of this report include the following: 

1. The presence of hazardous materials may 
increase costs of renovations. 

2. The presence of some materials may make 
the property unsuitable for certain 
purposes. 

3. The presence of some materials may make 
the property unusable for any purposes at 
all. 

4. Improperly disposed materials can become 
an environmental problem. 

5. Discovering hazardous materials presents 
an opportunity to mitigate existing 
conditions and extend the use of the 
facility. 
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INTERIOR IMAGES ABOVE (LEFT TO RIGHT)  
1 South East Gallery with degraded finishes including partial carpet, selective wall finish damage due to water, painted windows 2 Grand 
hall entry into East Galleries with wallpaper delamination 3 Library Anteroom with original woodwork and glazing intact 4 Grand Hall view 
to South Gallery, wood work intact but ceiling collapsed 5 South Gallery view towards Grand Hall 6 Typical ceiling tile throughout main 
floor from main entry east 7 South wall deterioration showing multiple materials and surface degradation 8 Wall damage showing original 
construction: Brick, wood blocking, wood lath, plaster, surface finish 9 Original oak plank floor deterioration with wood rot and hole near 
exterior wall 10 Deteriorated state of perimeter paneling and floor degradation 11 original oversized pocket door; not movable 12 Typical 
state of interior wood sill 
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INTERIOR IMAGES ABOVE (LEFT TO RIGHT)  
1 South-East corner showing water damage, wood rot, failing plaster and missing finish material 2 Detail of South-East corner showing 
material separation former repair work 3 Flat roof over basement stair showing debris and failing material 4 Exposed South-East fire place 
material deterioration 5 Original pocket door, not movable without repair and a six inch high floor shelf build out along wall 6 North-East 
fireplace 7 Gallery East of main entry with boarded up window and door 8 Gallery East of main entry with original woodwork and window 
framing, lower windows infilled 9 Library Anteroom looking into the Antiques Library Stacks 10 Stacks room with original cork tile flooring  
11 Stacks room original elevator 12 Stacks room original elevator 
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INTERIOR IMAGES ABOVE (LEFT TO RIGHT)  
1 Plaster delamination from lath at ceiling of Antique Library Stacks  2 Typical window condition at 2nd level of Library Stacks  3 Cracking 
throughout ceiling concentrated at curved edge between wall and ceiling at Antique Library Stacks  4 Glass floor at second level of Antique 
Library Stacks, limited cracking at several panels  5 Stair to second level of Antique Library Stacks  6 Original drinking fount (non-
serviceable) 7 Interior vestibule doors that act as weather barrier to original exterior wood doors  8 Old air system in front lobby 9 Original 
glasswork in front lobby 10 Old hinge at original exterior door; vestibule not sealed from elements or pests 11 Corridor to restroom and 
Stairways 12 Delaminating Floor at South-West Gallery space 
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INTERIOR IMAGES ABOVE (LEFT TO RIGHT)  
1 Main floor restroom 2 Ninety degree stair turn in attic stair at doorways typical 3 Attic view over Antique Library Stacks 4 Old water 
staining on roof rafters 5 Roof rafter connection showing brick cracking due to differential settlement or shear from structure bearing 6 Old 
non-insulated ductwork running through attic 7 attic windows typical 8 Typical condition at roof corners 8 Interior basement stair 10 Slab 
cracking likely due to below grade soil condition and old structure movement 11 Hole in pipe insulation in basement 12 Basement wall 
finish delamination 
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INTERIOR IMAGES ABOVE (LEFT TO RIGHT)  
1 South central storage room with built in casework 2 South central storage room step up at west side of room 3 Long storage corridor with 
built in casework 4 ceiling drop at basement windows on south wall 5 Workroom casework 6 Exist floor drain with standing water  
7 Mechanical and Work Room 8 Old Children’s Library view to exterior stair exit 9 Braced structure from repairs in 1973; view South 10 
Braced structure from repairs in 1973; view North 11 Basement exterior stair windows 12 Typical antique door handles 
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EXTERIOR IMAGES ABOVE (LEFT TO RIGHT)  
1 Exterior front façade wood door and hardware 2 Exterior basement stair entry structure 3 Typical masonry mortar repair throughout  
4 Typical sidewalk cracking 5 Building stormwater drainage channel 6 Front entry stair and rail 7 Exterior basement stair entry structure 
attachment to main building 8 Concrete ramp with rust staining from rebar, loose guardrail, and surface delamination, cracking, and pitting 
9 Stairway without ADA compliance 10 Structurally unsupported, metal, open riser stair 11 Exterior stair retaining wall separating from the 
building 12 Exterior basement stair retaining wall with stone deterioration 
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ARCHITECTURAL NEEDS SUMMARY 
  
 
The facility has had some recent improvements that have addressed critical facility needs. However, there remain 
several areas of maintenance, energy, and life-safety improvements that should be addressed to enhance overall 
building performance.  
 
UPGRADING BUILDING ELEMENTS 
 
Exterior repairs and improvements will prolong the building useful life and increase its energy performance. 
Interior repairs and improvements will improve user experience, may improve building functionality, and may 
improve energy performance and user safety. 
 
The following recommended improvements may be implemented in their entirety or in part. In some cases, 
additional value may include lower maintenance, moisture control, and security. Key improvements are as 
follows: 
 
Building Structure and Envelope  

• Repair damaged brick masonry. 

• Point brick masonry. 

• Point stone masonry. 

• Clean masonry. 

• Reroof low-slope membrane system at exterior 
stair sequence. 

• Clean and paint paintable surfaces. 

• Infill abandoned HVAC penetrations. 

• Install awning / canopy to reduce moisture 
infiltration at lower-level north access. 

Windows (thermal / infiltration improvements) 

• Restore window systems. 
Entry Systems 

• Replace entrance doors to match original. 
Interior Surface Finishes 

• Replace deteriorated floor decking. 

• Paint interior walls and surfaces. 

• Replace finish flooring. 

• Repair ceilings. 

• Repair damaged plaster surfacing. 

• Replace wood paneling surfacing with gypsum 
board and paint. 

Building Systems 

• Replace HVAC and ductwork. 

• Install new panelboards, branch circuiting, and 
lighting. 

• Install new plumbing fixtures and reconstruct 
domestic water piping, waste and vent piping. 

• Install new gas piping. 

• Reconstruct sewer line. 
Other Health, Safety, and Accessibility 

• Reconstruct accessible exterior entrance. 

• Bring building into compliance with ADA 
through targeted improvements to meet 
accessibility requirements. 

• Provide fire alarm in accordance with 
contemporary code requirements. 

• Construct accessible restroom for ADA 
compliance. 
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THE MAINTENANCE ADVANTAGE 
  

OPERATIONS AND MAINTENANCE 
 
The condition assessment of this report evaluates the general condition of physical facilities by identifying and 
prioritizing deficiencies that require correction for long-term use. This report includes a comprehensive 
evaluation of both current facility deficiencies and building system life cycle deficiencies. Facility deficiencies 
requires upgrading current systems and components back to a functioning state. Life cycle renewal forecasts 
account for the ages of systems in a building to forecast component replacement as it reaches the end of its 
serviceable life. This section includes detailed information of the facility’s existing conditions and deficiencies. 
 
All building components have a designed life expectancy or estimated number of years of service. When the life 
expectancy is exceeded, but the components remain in service, the number of repairs and overall costs of 
building maintenance increases. Building components are estimated to have an expected useful life. Building 
Systems Life Cycle Charts depict expected useful life of building components and identifies their associated 
useful life expectancy in years starting at installation. 
 
Life cycle cost refers to the costs attributable to each of one or more alternative courses of action over a specific 
period for a physical asset, such as a building. 
 

 
 
In general, operations and maintenance costs of systems that remain are higher than the combined initial cost 
and operation and maintenance values attributed to renovation. New construction, while having a much higher 
initial cost, generally provides a favorable life cycle cost to aging facilities because of much lower operation and 
maintenance costs. 

DID YOU KNOW… 

 
Facilities degrade at a relatively predictable rate because 
of usage and exposure to the elements. The performance 
curve of existing facilities can be extended through a 
sound fiscal commitment to upgrade or replace 
components within a facility, therefore offering a means to 
restart the clock of that specific element’s useful life. When 
whole building sustainment is a key objective, strategic 
earmarking of select improvements provides a viable 
means to extend the useful life of critical facilities with the 
least risk. 
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Graphical representation of Life Cycle Costs based upon operations and maintenance 

for buildings to remain, to renovate, or new construction. 

 
Sustainability Principles of sustainability are an integral part of facility management. The cost associated with 
system and equipment malfunctions decreases as preventative and predictive maintenance methodologies are 
practiced. This section recommends creation of a Comprehensive Facility Operation & Maintenance Manual 
and corresponding Maintenance Plan (MP) for each facility in your organizations building portfolio. As 
represented in this report, life-cycle costs are realized in full following the facility design and construction phases 
of its existence. Routine inspection and cyclical maintenance should be implemented to positively maintain or 
extend the useful life span of building components economically. These measures identify maintenance actions 
on important equipment and incorporate that into preventative maintenance program activities. A Preventative 
Maintenance (PM) program consists of a series of maintenance requirements that provide a basis for planning, 
scheduling, and executing scheduled maintenance for the purpose of improving equipment life and to avoid 
unplanned maintenance. Preventative maintenance includes, but is not limited to, adjusting, lubricating, 
cleaning, painting, and replacing minor components. In general, each building system or component should be 
given a complete visual inspection for any deficiency, overall appearance, surface condition, cleanliness, 
alignment, and operation and performance followed by maintenance in accordance with manufacturer 
guidelines. 
 
A Preventative Maintenance Plan should be established for each facility. The purpose of systematic inspection 
and maintenance of a Maintenance Plan (MP) is to preserve the integrity of major building systems by 
maximizing operational availability, while minimizing equipment downtown. A developed Maintenance Plan 
identifies Preventive Maintenance (PM) task descriptions and schedules. The Maintenance Plan may be 
organized as an Operations and Maintenance (O&M) manual that provides procedures to operate and 
maintain a facility’s various systems and equipment. A PM program should be designed to meet or exceed the 
minimal standards of maintenance recommended by manufacturers or installed equipment and materials. 
Regular and continued maintenance and continuous maintenance extend the useful life of critical systems 
infrastructure. An example of a Maintenance Program is provided in the Appendix of this report. 
 
Materials Facilities the organizations manage are among structures that are called upon to endure. There exists 
a need for these buildings to withstand decades of accommodating critical mission and various other shared 
functions. The materials which are integrated into the fabric of these structures should be durable and 
maintainable. Able to withstand years of use and abuse while continuing to provide an atmosphere conducive to 
its mission. The decisions made regarding material selections, as well as the finishes and accessories to protect 
them, have a relative effect on the physical environment and its useful life. Life cycle costs of materials include 
the initial cost, maintenance cost, operating costs, and other associative costs over the life use of the material. 
The impact of material selections for replacement and new construction should be understood from the 
perspective of initial cost, critically analyzed by the correlating investment and sustainment efforts associated with 
maintenance and replacement. 
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EXTENDING FACILITIES’S SERVICE LIFE 
 
Facilities degrade at a relatively predictable rate 
because of usage and exposure to the elements. 
The performance curve of existing facilities can be 
extended through a sound fiscal commitment to 
upgrade or replace components within a facility, 
therefore offering a means to restart the clock of 
that specific element’s useful life. When whole 
building sustainment is a key objective, strategic 
earmarking of select improvements provides a 
viable means to extend the useful life of your 
Physical Asset Portfolio with the least risk. 
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CURRENT PERIOD NEEDS 
 
TEN YEAR CAPITAL BUDGET SUMMARY 
 
This section contains an abstract of facilities investment that may be implemented within the Current Period and 
Forecasted Period to 20 years. For the purposes of this report, capital investment needs over a 5 year period 
have been emphasized. A Ten-Year Capital Budget Plan Summary is included. The Facility Improvements by 
Category summary section outlines scope of work organized by Improvement Categories. Projects may be 
scaled to address the needs, capacity, and circumstances of the facility. The information below indicates that 
your facility is in poor condition. The actual condition of finish materials and system have exceeded their useful 
life in most instances. The core facility structure is in fair condition and is suitable for sustained use with tailored 
investments. 
 
The assessment information and findings of this report addresses the facility needs for two primary time periods, 
the Current period to five (5) years and the Forecasted period to (20) years. The current period is the timeframe 
between now and five years from publication of this report and includes the repair, replacement or modifications 
to the current physical condition needs of the facility. The forecasted period includes the fifteen (15) years 
following and includes forecasted capital improvement facility needs based on the chronological expiration of 
the useful life of systems for each assessed facility. 
 

 
 
COST ESTIMATION OVERVIEW  

 
The following page contains a summarization of projected project costs as aggregated from the Assessment 
Worksheets (located in the Appendix) and broken into categories of work type for construction costs. 
 
This visual of the vital statistics gives a snapshot assessment of the projected relevant cost factors proposed 
within the next five-year period. These costs are broken into categories that clarify what type of work should be 
performed. This snapshot is a tool summarizing a funding allowance strategy to get ahead of maintenance costs 
and allows for a greater nuanced direction of where funding priorities might be spent. Costs shown represent 
hard and soft construction costs associated with the listed Categories. 
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CONCLUSION 
 
BG Consultants has reviewed the Emporia Carnegie Library building and the findings establish a reference point 
from which to proceed with future improvements as they relate to the building.  The deterioration of the physical 
conditions of the building and the need for modernization, code compliance, ADA and life and health safety 
create barriers for maintaining the safety and welfare of occupants in utilizing the building.  This information 
identifies the deficiencies within the existing building to support the aims of creating an effective means to 
investigate and invest funding.  
 
Structurally the building appears to be in a stable condition and in alignment with a brick building of its age. 
Masonry repair work has been performed and visually appears to have stabilized any significant cracking that 
has previously occurred. The wood roof structures appear water stained but without rot in selective testing. In 
areas where wood rot has occurred within the floor boards, a further more intrusive structural review will be 
required to determine suitability of new load requirements on existing joists. It is also recommended to scope  
subgrade piping for leaks/breaks. Pipe breaks can cause soil base erosion and soil heaving from ponding/ 
routine water and freeze cycles under structural concrete. 
 
 
Primary options manifest for investment of the facility include (costs shown represent hard construction costs only 
where represented): 

• Option 1 The property owner may elect to not invest in capital improvements to the building and site 
environs. The state of building deterioration will continue without mitigation. 

• Option 2 The property owner may elect to mothball the historic property if it is expected to stand vacant 
for more than 3 years. Capital improvements investment will be required to prevent serious 
deterioration or damage to the building. Select exterior improvements are recommended to stabilize the 
enclosing envelope. Deactivation of systems and stabilization work to mothball the property exceeds 
$264,475. 

• Option 3 The property owner may elect to invest in preserving the building through a comprehensive 
repair and remodeling effort to align the structure with contemporary building codes and continued use. 
Current deferred maintenance, regulatory modernization, and additional work exceeds $1,325,063. 

• Option 4 The property owner may elect to invest in preserving the building through a comprehensive 
repair and remodeling effort and expand its footprint to accommodate alternative uses. Projected scope 
of magnitude to modernize the facility and expand to meet the needs of a Fire Station or equivalent use 
is estimated to exceed $3,319,497 plus site improvement costs. 

 
The estimated replacement cost of the existing facility is estimated to exceed $2,371,140. Replacement costs are 
not reflective of the same construction as the original building construction and are based upon modern 
construction standards for similar building types. Additional costs for site improvements should be anticipated. 
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APPENDIX A – ARCHITECTURAL DIAGRAMS 
 
 
 
 
 
 

 
 

 
ABOVE First Floor Plan Diagram 
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ABOVE Basement Floor Plan Diagrams 
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ABOVE Attic Floor Plan Diagrams 

 
  

BG Consultants | 2022 29

Page 99 of 200



 

 
 

 
ABOVE Possible Building Use Considerations  
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ABOVE Adaptive Use Diagram  
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APPENDIX B – FACILITY CONDITION WORKSHEETS 
 
 
The following spreadsheets depict the state of facility conditions at the time of evaluation. Each system is 
organized into the following categories in accordance with ASTM Uniformat II Classification for Building 
Elements. The categories documented within this report range between Level 1 Major Group Elements, Level 2 
Group Elements, and Level 3 Individual Elements: 
 
• Substructure 
• Shell 
• Interior 
• Services 
• Equipment & Furnishings 
• Special Construction & Demolition 
• Building Sitework 
 
Each physical system and corresponding sub-systems are identified as follows: present or not present, year of 
installation, average useful life (AUL) in years, remaining average useful life (AUL), expended useful life (UL) by 
percent of average useful life (AUL), comments, wear condition, and physical condition index (PCI). The PCI is a 
measure of the physical condition of an asset on a 0–100-point scale and is aligned to a quality rating (Q-
Rating) of the infrastructure and measures the condition of a facility. 
 
The following Building and Site Life Safety and Accessibility work sheet identifies basic accessibility and code 
requirements as being a compliant, not compliant or something that is not applicable to the facility as 
represented at the time of the assessment. Items may be marked as actions that should be address now or 
commentary about items which might be required modifications made in the future renovations. 
 
Understanding the Physical Condition Assessment and Building Site ADA-Life Safety worksheets. These 
worksheets were completed via a walk-thru on site to ascertain on-site built inventories. In summary, an 
evaluator followed these procedures: If a particular item is on site or in compliance enter a 'Y' for Yes or 'N' for 
No. Provide the year the system or equipment was installed. If a date is not known no date may be entered. 
Enter any relevant comments pertaining to quantities, condition, or problems. If a system is in visibly good 
condition, moderate wear, or advanced wear, differing from the auto-populated aged-based CI, an overriding 
CI value may be entered accordingly. No entry in this column will default the PCI to the Average Useful Life of a 
material or system and make no change to the Expended UL as a percentage of the Average Useful Life. In 
general, items with a PCI of Q3 or Q4 should be planned for Current Period replacement or relevant 
improvement to extend or re-start its Useful Life. Where non-compliance is observed, check 'Action Required'. 
 
Understanding the System Improvements Needs worksheets. This worksheet was completed after all relevant 
data was entered into the Physical Condition Assessment & Building Site ADA-Life Safety worksheets. In 
summary, an evaluator followed these procedures: Enter a description of the item or system for which work is 
necessitated within a 20-year timeframe utilizing UNIFORMAT II. Select an associated Assessment Priority and 
Project Category from the drop-down menu. Enter unit quantities and provide or update an assigned unit cost 
for each level of associated work. Enter a frequency value from 1 as is appropriate to multiply in current dollars 
the number of times work will be performed over a 20-year life cycle. Some materials will require replacement or 
improvements 1 time in a 20-year period, while others will require 2 or more. The subtotal of each facility 
system will be auto populated in current dollars. The information in this worksheet will be copied into the 
Improvements Categories worksheet to develop a capital improvement plan over a five, 10, and 20-year period. 
 
Understanding the Improvements Categories worksheets. This worksheet was completed following data entry 
into the System Improvement Needs worksheet. This form is used to prioritize project needs within improvement 
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categories over a five, 10, and 20-year period. Information from the System Improvement Needs worksheet 
were manually copied into the relevant fields of the Improvements Categories worksheet (columns A-H). 
Generally, projects are organized within each Category by Site and Building. The improvements schedule 
columns are used to align each improvement with the period in which the work is planned. In most instances, 
each priority equals the Project Allowance budget while those of subsequent years are in aggregate greater 
than. This worksheet auto-populates contingencies, general construction costs, and inflation for each period for 
year 0-5, 6-10, 11-20. This worksheet offers ability to develop tailored capital improvements by selecting Y from 
a drop-down cell menu within the Active Project column. A Projected Allowance Column will populate 
corresponding project values which include both hard and soft construction costs associated with given scopes 
of work when developing tailored project budgets for identified capital improvement projects or in developing 
project requests. 
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Carnegie Library Site Code 118 E. 6th St. UID Emporia

Register Code 81000279

PHYSICAL CONDITION INDEX WORKSHEET LEGEND Inspection Year: 2021

Q1 GOOD/GREEN STRUCTURE / ENCLOSURE

Q2 FAIR/AMBER BUILDING INTERIOR Building PCI: Q4

Q3 POOR/RED BUILDING SYSTEMS Average Expended UL: 280%

Q4 FAILING SITE SYSTEM

Q5 UNINHABITABLE AQUATIC SYSTEMS

DIRECT RATING EVALUATION MATRIX DISTRESS TYPES  [include in Comments]

  
M

IN
IM

U
M

  
M
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E
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T
E

  
S
IG

N
IF

IC
A

N
T

G+ G G-

A+ A A-

R+ R R-

Y 100 -16 116%

 +/-285 lf at building perimeter, not visible for inspection; 

+/-28 lf at basment stair with visible deterioration of 

stacked stone face and seperation from the existing building Amber Q2

Strip Footing Y 1959 150 88 41%  +/-6 lf not visible for inspection; stair addition to basement Q2

Column Pier - Concrete Y 1980 75 34 55%

 (8) foundations for ramp at parkinglot side of building 

above grade concrete apears failry intact but is comprimised 

by the walking surface they are supporting Q2

Spread Footing Y 1980 150 109 27%

 +/- 24 lf not visible for inspection; stair addition to 

basement Q1

Standard Slab on Grade Y 75 -41 155%

3800 sqft at basement; cracks in several locations, likely 

similar to items discussed in the 1973 inspection report, soil 

around the building may be suseptable to column change. 

Cracks appear stable but should be watched for change in 

size or length; repair for new occupancy; majority of slab 

apears stable Red - Q3

Excavation for Basements Y 20 -96 580% Amber Q2

Structure Backfill & Compaction Y 20 -96 580%

area of backfill typically near the foundation appears to 

have sunk and soil in areas drain toward the foundation 

instead of away Amber + Q2

Cast-In-Place Concrete Wall Y 150 34 77% Q2

General Notes

LOSS OF PRIMARY FUNCTION

Foundation Wall

A. SUBSTRUCTURE A10 FOUNDATIONS A1010 STANDARD FOUNDATIONS

[Note: Provide linear feet]

A. SUBSTRUCTURE A20 BASEMENT CONSTRUCTION A2020 BASEMENT WALLS

[Note: Provide linear feet and height]

B. SHELL B10 SUPERSTRUCTURE B1010 FLOOR CONSTRUCTION

PHYSICAL CONDITION ASSESSMENT

CI

EUL/Wear Condition 

Override [Select Direct 

Rating]CommentsE
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Mark If On Site

NONE

PARTIAL

SIGNIFICANT

SEVERITY

A/I Animal/Insect Damage BLIS Blistered BRO Broken CAP Capability/Capacity Deficient CLO Clogged 

COR Corroded CRA Cracked DAM Damaged DET Deteriorated DIS Displaced EFF Efflorescence EGI 

Electrical Ground Inadequate HOL Holes LKS Leaks LOO Loose MIS Missing MDM 

Moist/Debris/Mold/Contaminated NVE Noise/Vibration Excessive OPI Operationally Impaired OVH 

Overheated PTC Patch RTN Rotten STN Stained/Dirty

A. SUBSTRUCTURE A10 FOUNDATIONS A1020 SPECIAL FOUNDATIONS

A. SUBSTRUCTURE A10 FOUNDATIONS A1030 SLAB ON GRADE

[Note: Provide gross square feet of floor area]

A. SUBSTRUCTURE A20 BASEMENT CONSTRUCTION A2010 BASEMENT EXCAVATION
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CI

EUL/Wear Condition 

Override [Select Direct 

Rating]CommentsE
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Mark If On Site

Structural Frame B101001 - - -

Beam/Girder - Metal Y 75 -41 155%

specialty stacks structure with glass floor; no obvious signs 

of major degridation Amber Q2

Beam/Girder - Metal Y 1973 75 27 64%

(2) 28lf beams at basement structure appears to have been 

installed to bracing first floor after 1973 inspection report Q2

Column - Metal Y 100 -16 116%

specialty stacks structure with glass floor; no obvious signs 

of major degridation Amber Q2

Column - Metal Y 1973 100 52 48%

(6) at +/- 7ft; at basement structure appears to have been 

installed to bracing first floor after 1973 inspection report Q2

Wood Decking to Timber Joists

Y

1973

71

23 68%

3800 sqft; main floor composed of wood floor and joists. 

Several areas of deteriration are noted around the parimeter 

and will require remediation before occupancy. 5% of floor 

has signs of rot and deterioration and more  wood rot may 

be evident as floor finishes are removed and should be 

checked for stability throughout; flooring perimiter in need 

of patching or replacement; stabalization repairs were 

performed after 1973 inspection Q2

board Decking to Timber Joists

Y

51

-65 227%

1150 sqft; attic walkable surface attached to trusses near 

stair Amber Q2

Structural Frame B102001 - - -

Truss/Joist - Wood Y 70 -46 166%

roof trusses in good condition with little to no active signs of 

stress; areas of water staining do not appear to have 

structural deterioration and areas of structrual stress, repair 

work visible and stable Green - Q1

Roof Decks and Slabs B102003 - - [Note: Provide gross square feet of floor area] -

Deck - Wood Y 100 -16 116%

3800 sqft area; wood roof decking appears to be in good 

condition, with minal water staining and signs of repair Green - Q1

Exterior Closure B201001 - -

[Note: Provide exposed surface square feet (perimeter length 

of all walls multiplied by wall height; all floors)] -

Precast Concrete Shape Y 1973 75 27 64%

 +/- 1100sqft exposed decorative concrete around windows 

and perimeter deliniating decorations; 1973 inspection 

report noted decrative work was in bad repair, likely any 

pieces in bad repair were patched or replaced at the time of 

remediation work Q2

Solid Brick - Triple Wythe Y 1973 75 27 64%

283 lf perimeter; 16ft wall; +/-3600sqft exposed face brick 

all exterior walls above grade appear to have been 

constructed of a triple wythe brick wall with an interior 

finishing material, structural brick extends to walls within the 

basement; repair work evedent on façade likely after 1973 

inspection report Q2

Stone Y 75 -41 155%

 +/-820sqft; a stone water table finish is present on the 

exterior for all areas of the partial below grade basement. 

Belograde stone wall to basement is seperating from 

building and outside wall is degrading severly; remediation 

or replacement recommended at this location. Amber + Q2

Stone Veneer w/CMU Y 1958 75 12 84%

 +/-180 sqft; stone water table addition at stair to 

basement of newer construction likely installed during 

basement renovation Q2

Stone Pointing

Y 1973 25 -23 192%

Limestone bead pointing appears intact on the building but 

is degraded at exterior stair wall to basement where stone is 

missing; unknown if this was not part of 1973 repair work Amber + Q2

Brick Pointing

Y 1973 40 -8 120%

multiple signs of repqirwork throughout, minor areas of 

missing mortar at interior in attic; exterior appears to be 

water tight due to repair work; significant repointing likely 

done after 1973 inspection report Amber + Q2

Wall Louver Y 1980 30 -11 137%  +/- 2.5x3.5 window infill louver for intake Q4

[Note: Provide exposed surface square feet (perimeter length of all walls multiplied by wall height; all floors)]

B. SHELL B20 EXTERIOR CLOSURE B2010 EXTERIOR WALLS

B. SHELL B10 SUPERSTRUCTURE B1020 ROOF CONSTRUCTION
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Override [Select Direct 
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Mark If On Site

Wood Cladding w/Stud Y 1958 40 -23 158%

 +/- 50 sqft; wood fascia and decorative elements (5) 7'-0" 

2x8  at entry stair  likely installed at basement remodel 

exterior has signs of wood rot structure should be inspected 

for integrety if finish is removed.; (2) 2.5x3.5 window infill 

for mechanical Red Q3

Insulation/Vapor Rtrdr B201003 - -

[Note: Provide exposed surface square feet (perimeter length 

of all walls multiplied by wall height; all floors)] -

Loose-Fill Y 100 -16 116%

 +/-3,800sqft loose fill insulation in attic; walls have no 

insulation; attic insulation appears only as thick as wood 

joists; insulation; raised ceiling over stacks appears to have 

less or no insulation; patches of attic have no insulation 

where ceiling has degrade below Red+ Q3

Parapets B201004 - - [Note: Provide linear feet and height] -

General Y 1973 50 2 96%

papet masonry from grade appear in good conditon, 

assumed inspected and repaird durring recient roof work Amber Q2

Exterior Soffits B201007 - - [Note: Provide net square feet] -

Wood / EIFS Y 1980 20 -21 205%

 +/-60sqft soffit at stair structures; signs of degraded finish 

and wood rot; degredation worst closest to masonry 

building Amber - Q2

Painting/Coatings B201009 - - [Note: Provide net square feet] -

General Y 1980 20 -21 205%

 +/-100sqft exterior paint concentraited at wood elements 

at stairs; degraded; repair work and repaint recommended Red - Q3

Exterior Sealant B201010 - - [Note: Provide linear feet] -

Sealants Y 8 -108 1450% Q4

Sun Control Devices B201011 - - [Note: Provide quantity and length] -

General Y 1980 20 -21 205%

 +/- 7.5 sqft custom metal rain cover at back door of 

shaped to appear like fabric canopy and not block transum 

window. finish iw work and has mold and debris growth Q4

Aluminum Windows 75 - - -

Glazing (IGU) Y 1958 50 -13 126% (6) +/-2.5x3.5 at basemetn stair Red Q3

Glazing (IGU) Y 1973 50 2 96%

(8) +/-7.5x3.5, (13) +/-7.5x2-10, (10) +/-4.5x2.5, (9) +/-

3.5x1.5, (1) +/-3x2, (1) +/-6x2-10, (7) +/-2-10x2.5; 

unknown official install of storm windows but are likely from 

after 1973 inspection report Q3

Frame Y 1958 50 -13 126% (6) +/-2.5x3.5 at basemetn stair Red Q3

Frame

Y 1973 50 2 96%

(8) +/-7.5x3.5, (13) +/-7.5x2-10, (10) +/-4.5x2.5, (9) +/-

3.5x1.5, (1) +/-3x2, (1) +/-6x2-10, (7) +/-2-10x2.5; 

unknown official install of storm windows but are likely from 

after 1973 inspection report Q3

Hardwood Windows 50 - - -

Glazing (IGU) Y 50 -66 232%

(9) +/-7.5x3.5, (13) +/-7.5x2-10, (10) +/-4.5x2.5, (9) +/-

3.5x1.5, (1) +/-3x2, (1) +/-6x2-10, (7) +/-2-10x2.5,  (13) 

+/-2.5x3.5 basement windows; no visible active leaks at 

time of visit, visible signs of past leaking, likely prior to storm 

window installation; the original glazing apears to have 

been painted black and will need to be cleaned of paint 

due to historic nature of windows Q4

Frame

Y 50 -66 232%

(8) +/-7.5x3.5, (13) +/-7.5x2-10, (10) +/-4.5x2.5, (9) +/-

3.5x1.5, (1) +/-3x2, (1) +/-6x2-10, (7) +/-2-10x2.5; 

additional (5) +/-1x2.5 wood panel between windows on 

east, (13) +/-2.5x3.5 basement windows; no visible active 

leaks at time of visit, visible signs of past leaking, likely prior 

to storm window installation; paint should be stripped and 

refinished to confirm uniform paint coating and 

adhearance. Amber - Q2

Other Ext Windows B202090

Window Sealant Y 1980 10 -31 410%  +/- 850lf Q4

Exterior Door Frames B203001 - - -

[Note: Provide quantity, height and width for each size opening, Provide quantity of single and double doors]

B. SHELL B20 EXTERIOR CLOSURE B2030 EXTERIOR DOORS

[Note: Provide quantity, height and width for each size opening, Provide quantity of single and double doors]

B. SHELL B20 EXTERIOR CLOSURE B2020 EXTERIOR WINDOWS
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Wood Y 30 -86 387% Q4

Aluminum Y 1980 50 9 82%

3x7 door with window transum +/- 3-9 at back ramp; and ; 

(3) damaged storm doors on north and basment stair doors; 

newer than main building age of all unconfirmed Red - Q3

Exterior Door Panels B203001 - - -

Wood Y 30 -86 387%

oversized front door; seals non existant; debis and bugs can 

pass Amber - Q2

Aluminum Y 1980 50 9 82%

3x7 door with window transum +/- 3-9 at back ramp; and ; 

(3) damaged storm doors on north and basment stair doors; 

newer than main building age of all unconfirmed Red - Q3

Hardware B203008 - - [Note: Provide quantity] -

Butt Hinges Y 1980 20 -21 205% 6 Q4

Decorative Hinges Y 20 -96 580% 4 Q4

Overhead Closer Y 1980 15 -26 273%

(2); back ADA door, damaged and needs replaced or 

repaired and tested for code compliance; stair door intact 

but needs servicing Q4

Door Sealant Y 1980 10 -31 410%  +/- 200lf (note front wood door has no seals) Q4

Weather-stripping - - [Note: Provide linear feet] -

Felt / Self-Adhesive Foam 5 - - -

Vinyl / Plastic 8 - - -

Metal 5 - - -

Door Sweep 5 - - -

[Copy and Insert row above for each assembly of multiple years]

Steep Slope System B301001 - - -

Asphalt Shingles - 15 Year 15 - - -

Asphalt Shingles - 20 Year Y 2008 20 7 65%

3500 sqft replaced and repair work done in 2008; 

warantee unknown Q2

Low-Slope System B301002 -

Single Ply - - -

EPDM (Dead Level) Y 1958 15 -48 420%

 +/-127sqft although apearking inteact, the eams have 

been repaird and repairs are failed, there is no slope to 

drain; and where water drains there is wood rot; 

recommend redesign and replacement Q4

Flashing & Trim B301004 - - [Note: Provide linear feet] -

Flashings - Apron 25 - - -

Flashings - Base Y 2008 25 12 52%

 +/- 180 lf (aerial) roof flahings and trims repaced at 

during new roof install; no visual inspection Q2

Flashings - Penetrations Y 2008 25 12 52%

(16) (aerial); roof flahings and trims repaced at during new 

roof install; no visual inspection Q2

Flashings - Step Y 2008 20 7 65%

roof flahings and trims repaced at during new roof install; 

no visual inspection Q2

Flashings - Valley Y 2008 20 7 65%

 +/- 100 lf (aerial) roof flahings and trims repaced at 

during new roof install; no visual inspection Q2

Gutters & Downspouts B301005 - - -

Downspouts - - [Note: Provide quantity and length] -

Aluminum Y 2008 40 27 33%

 +/-30lf open faced downspouts new and in good 

condition with scupper; likely replaced around same time of 

roof or repaired Q1

Aluminum Y 40 -76 290%

 +/- 40lf closed downspouts in fair condition with scupper; 

exterior paint degraded and needs refinished Amber Q2

Roof Openings B301006 - - [Note: Provide quantity] -

Chimney - Brick or Concrete Y 75 -41 155%

(2) +/- 20 sqft, exterior appears intact at exterior, but 

sounds on site appear to be infested with squirles; no sweep 

inspection performed and unable to view from roof Red Q3

Ridge/Ridge vent Y 2008 20 7 65%  +/- 80 lf of ridge; +/-100 lf ridge at hips Q2

[Copy and Insert row above for each assembly of multiple years]

C. INTERIORS C10 INTERIOR CONSTRUCTION C1010 PARTITIONS

[Note: Provide linear feet and height]

B. SHELL B30 ROOFING

[Note: Provide roof sq ft area multiplied at: 2-12 1.01, 3-12 1.03, 4-12 1.05, 5-12 1.08, 6-12 1.12, 8-12 1.20, 10-12 1.30, 12-12 1.41]
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Mark If On Site

Fixed Partition C101001 - - -

Wall - Drywall / Plaster / Plywood 

on Stud Partitions Y 75 -41 155%

(+/-8400)+/-6300 plaster on deteriorated exterior walls 

show exposed lathed on  horizontal wood attached to brick; 

sever damage throughout; all areas requires repair or 

replacement; estimate 80% of all plaster requires some form 

of major repair or replacement; +/-2100 sqft of plaster the 

antique stacks should be repaired with plaster due to its 

unique curved transition from wall to ceiling in stacks area 

have areas of comlete delimination from lath and will be 

required to be restored per the historic resource board Q4

Wall - Plywood on Stud Partitions Y 1980 40 -1 103%

Limited areas at the exterior are finsihed with plywood and 

mounting areas for MEP equipment; areas of HVAC 

penetration to exterior finished in wood should be refinished 

and recaulked regularly to prevent degredation Red Q3

Wall - Wood Paneling on Stud 

Partitions Y 40 -76 290%

 +/- 675 sqft on main floor where wood trim and 

woodwork remain, most remains in good condition, age 

and use wear at frames but trim around openings apear in 

stable and good condition; but ceiling deterioration show 

signs of water damage nearby Amber Q2

Wall - Masonry Y 1973 50 2 96%

exposed brick in the basement apears to be in good 

condition without visible signs of mising mortar or stress 

(repairwork done after inspection 1973 report) Amber Q2

Guardrails/Screens C101004 - - -

Guardrail Y 20 -96 580%

 +/- 40 lf antique guard rails on second floor of stacks will 

not meet code, not recommended for occupancy to the 

public. Wood guard rail at stair recommend refinishing but 

does not meet current code standards for a guard rail. No 

recommendation for remediation due to antique nature of 

furnishing Amber Q2

Wall Screen 20 - - -

Windows C101005 - - -

Glazing & Frame Y 30 -86 387%

(6) anique bevel glass windows, general in good condition 

and no work required due to age; code requires glass 60 

inches or less above the walking surface to be tempered 

and any glass that is within 24 inches of a doorway; interior 

glazing cannot be confirmed as is assumed to not be 

tempered at main entry glass; glass appears dirty but 

otherwise mostly free of defects framing has some damage 

but just requres cleaning and refinish; not required to 

address imidiately Amber + Q2

Glazed Partitions C101006 - - -

Storefronts Y 1980 30 -11 137%

(1) 6' double door system with custom shape transom; 

storfront door system at 6th street door. Door system 

appears intact but is not utilized as a entry door but instead 

the thermal and exterior door the exterior door is unable to 

attain; hardware needs maintence check on closers before 

building is re-occupied. Amber Q2

Glazing C101007 - - -

Glazing Y 20 -96 580% Amber + Q2

Joint Sealant - - -

Sealant 20 - - -

- - -

[Copy and Insert row above for each assembly of multiple years]

Interior Doors C102001 - - -

Internal hardboard flush door Y 31 -85 374%

(2) 24" (3) 30" (3) 32" (3) 34" (6) 36" doors through 

generally in rough finish condition but good material 

condition. Removing of existing finish and applying new 

recommended for all due to visible multiple layers of finishes Red - Q3

Wood Door/Wood Frame Y 40 -76 290%

(2) 24" (3) 30" (6) 32" (3) 34" (6) 36" doors; frames for doors 

throughout on wood frame unless exterior alumunum 

system; general wear concentrated at latch area; note 

frames only in basement storage area with doors removed 

likely for code purposes Amber - Q2

C. INTERIORS C10 INTERIOR CONSTRUCTION C1020 INTERIOR DOORS

[Note: Provide quantity, height and width for each size opening, Provide quantity of single and double doors]
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Glazed Interior Door C102002

General Y 1980 40 -1 103%

(1) 6' double door system with custom shape transom; 

storfront door system at 6th street door. Door system 

appears intact but is not utilized as a entry door but instead 

the thermal and exterior door the exterior door is unable to 

attain; hardware needs maintence check on closers before 

building is re-occupied. (interior door but acting as actual 

exterior door due to gaps in exterior wood door) (age of 

actual repacement unknown assumed work done at same 

time as other storefront install at North) Amber Q2

Sliding/Folding Door C102004 - - -

Sliding Y 30 -86 387%

(1) pair door 9ftx10-9 (1) pair door 7ftx9ft; antique; 

Removing of existing finish and applying new recommended 

for all due to multiple visible layers of finishes; sliding doors 

will require full cleaning of hardware to restore slide 

capabilitys; unknow conditon as doors did not or resistive to 

movement Red - Q3

Hardware C102007 - - -

Butt Hinges Y 20 -96 580% (16) typical throughout 3 pair per door Amber - Q2

Overhead Closer Y 1973 15 -33 320%

(2) closers on vestibule door; will need serviced prior to 

reocupancy Red Q3

Specialty Doors C102090 - - -

Vault Y 100 -16 116%

(1) if used for an actual vault use recommend service prior 

to any actual use; antique Amber Q2

Toilet Accessories C103002 - - -

General Y 1980 20 -21 205%

multiple missing or displaced hardware within restrooms 

including former soap dispences and mirror, paint shadows 

indicate former hardware; recommend total repacement due 

to age, or state of repair need Q4

Identifying Devices C103004 - - -

Signage, Etc Y 1980 30 -11 137%

some directional signage existing, most are paper; missing 

required signage for restrooms Q4

Counters C103008 - - [Note: Provide linear feet] -

Wood Y 20 -96 580%

 +/- 160;  general work surfaces in basement are either a 

finished wood cabinet or plywood style workbench with 

various depth ranging from 10" to 1'-6" Amber Q2

Casework C103010 - - [Note: Provide linear feet] -

General Y 50 -66 232%

 +/- 190 general wook surfaces in basement are either a 

finished wood cabinet or plywood style workbench Amber Q2

Specialties C103090 - - [Note: Provide linear feet] -

Metal Shelving Y 50 -66 232%

 +/-84 lf (2) levels  Antique Specialty Library stacks with 

glass floor; note 1/3 of glass floor have signs of cracking 

but are otherwise currently apear stable; generally will need 

cleaning, and not recommended for occupancy on upper 

floor Amber - Q2

[Copy and Insert row above for each assembly of multiple years]

Interior/Exterior Stairs C201001 - - -

Exterior

Ext Stair - Concrete Y 125 9 93%

6th street stair in clean stable condition with minor chipping 

or wear near joint; Concrete stair to basement uneaven but 

in usable condition but without handrail; guard rail above 

leaning and retaining wall with stone missing and pulling 

away from building Q3

Ext Stair - Concrete Y 1980 125 84 33%

parkinglot stair to main level suffers from same delamination 

from rebar and cracking as ramp, guard rails pulling away 

from concrete, cracking throughout and rebar exposed; not 

safe for use Red - Q3

Interior -

[Note: Provide landing square feet and linear feet of all nosings]

C. INTERIORS C10 INTERIOR CONSTRUCTION C1030 SPECIALTIES

[Note: Provide quantity]

C. INTERIORS C20 STAIRCASES
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Int Stair - Wood Y 100 -16 116%

wood stairs in working condition; potential issues with code 

due to rotating stair without landing but acceptable as an 

existing historic feature; finish degraded and spray paint 

used to deliniate edge; refinish recommended Red+ Q3

Handrail/Guardrail C201090 [Note: Provide linear feet]

Ext - Metal or Iron Railing Y 1980 50 9 82%

 +/- 24lf at basement stair, +/-200lf at North stairs at 

grade, +/- 16 lf at south stair ; metal railings at exteior; 

railings do not meat current ADA code requirements; 

railings apear free of rust but style at 6th street doesn't allow 

continues railing and does't extend the full 1ft extention; 

railings at parking lot do not extend into a flat landing and 

appear compliant but anchoring into deteriorating concrete 

are rusted and recomend replacement Red - Q3

Int - Wood Railing Y 55 -61 211%

interior wood railings typically only on one side of railing 

and do not extend the 1ft beyond tred and are not 

continuous when stair turns 90 degress; rails remain flush 

and true to wall; conditions acceptable as historic existing 

building but should be solidd construction and free of debris 

or slivers; good canidite for ADA upgrades where possible Amber - Q2

[Copy and Insert row above for each assembly of multiple years]

Wall Coverings C301005 - - -

Paint Y 1980 20 -21 205%

general paint throughout in mixed conditions; surface 

delamination and obvious signs of multiple paint colors on 

same walls; recommend full repaint; assume repaint and 

repairs during 1980 renovations with some more recient 

and some later; condition of walls warent new finish appon 

occupancy Q4

Floor Tile Finish C302001 - - -

Ceramic Y 75 -41 155%

 +/- 40 sqft entry lobby, tile coated in years of dust and 

debris so unable to confirm condition; needs hard scrub 

and likely needed grout repaired; pattern where visible 

appears as a staight border with the interior being a 

european fan mosaic tile; multi colored? Red - Q3

Floor Terrazzo Finish C302002 - - -

General 75 - - -

General Y 40 -76 290%

 +/-3600 sqft original oak floors existing but in sever 

degredation on perimeter areas; carpet and other materials 

on top would need to be removed for full assessment of 

potential for refinish; areas around perimeter have major 

signs of former water damage and deterioration, including 

but not limited to rot and holes to structure below Q4

Floor Resilient Finish C302004 - - -

Cork Tile Y 40 -76 290%  +/- 570 sqft apears to have an original cork floor tile Q4

Vinyl Tile Y 1980 18 -23 228%

 +/- 2100 sqft degraded tile in multiple rooms including 

restrooms and basement; all rooms have broken and/or 

dislodged tiles; full replacement due to degredation 

(potential asbestos) Q4

Floor Carpeting C302005 - - -

Broadloom Y 15 -101 773%

 +/- 2320 sqft two types of carpet in space; one carpet 

apears modern and likely installed when museum first 

moved into the facility. Non traditional cut winding through 

the space either from displays or from demo witn no 

transitions in reading rooms and wear and age of existing 

carpet, recommend replacement; old carpet sill exists in a 

closet and after infestigation should be tested for asbestos in 

the padding; even if replaced recently carpet is beyond 

salvage in areas Q4

Floor Wall Base C302007 - - -

General Y 20 -96 580%

rubber base and wood bases mixed throughout; all require 

significant cleaning, restoration, or replacment Q4

[Note: Provide net square feet]

C. INTERIORS C30 FINISHES
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Stair Finishes C302008 - - -

Carpet/VCT/Other Y 20 -96 580%

 finish non existant or removed; current stair finish is stained 

wood and spray paint; all needs some refinish work Q4

Floor Sealers C302010 - - -

Sealed Finish Y 7 -109 1657%

 +/- 1800sqft of exposed concrete, in some areas sevear 

degridation including pitting, and uneaven floor, and cracks 

in basement. Maybe evidence from 1973 inspection with 

notation of soils known for movement. Recommend 

monitering for any other major movement Q4

Ceiling Acoustical C303001 - - -

General 70 - - -

Tiles/Panels Y 13 -103 892%

 +/- 4200sqft; Tiles throughout main floor space have signs 

of former water damage and have been painted black; no 

active sign of continuing degretaion; basement tiles not in 

deterioated water damage state but is; recomend tested for 

asbestos 30% required replaced, and may be challencging 

to match existing Q4

Tiles/Panels Y 1980 13 -28 315%

 +/-150sqft deteriorated 2x4 act tile at least 10% 

discentigrated with other damage Q4

Ceiling GB C303002 - - -

GB/Drywall Y 1973 60 12 80%

 +/- 1600sqft basement; 200sqft at main floor restroom 

and small gallery (old restroom); gyp bd likely in restrooms 

and other refinished spaces including modifications to 

basement after 1973 inspection; note ceiling has water 

damage in multiple areas that will need to be addressed; 

1973 included moving forward with work ares to include 

unpainted fire rated gyp Amber Q2

Ceiling Plaster C303003 - - -

Plaster Y 80 -36 145%

 +/- 1000sqft cracking and delamination throughout due to 

settling, previous water damage, and age; repair required Q4

Ceiling Other C303090 - - -

Painted Finish Y 8 -108 1450% Q4

Finishes Gypsum WB C304006 - - -

General Y 20 -96 580% Q4

Dumbwaiters D101005 - - -

Automatic 35 - - -

Electric Y 35 -81 331% Q4

Hydraulic 35 - - -

Manual 35 - - -

Waterclosets D201001 - - -

Watercloset Y 35 -81 331%

2 not nether ada compliant will need to test for funtionality 

once utilites are active; sevear staining in bowls Q4

Urinals D201002 - - -

Urinal Y 35 -81 331%

1 will need to test for funtionality once utilites are active; 

actively creating pungent smell as it sits now Q4

Lavatories D201003 - - -

Lavatories Y 25 -91 464% 2, no insulation on exposed waste piping Amber - Q2

Lav faucet Y 10 -106 1160% 2 not tested for functionality due to utilites not active Q4

Drinking Coolers D201006 - - -

Drinking Fountain (non-cooled) Y 25 -91 464% unknown if original fount is active Q4

Pipes/Fittings D202001 - - -

General Y 75 -41 155% Appears to be galvanized piping - needs replaced. Q4

D. SERVICES D20 PLUMBING D2020 DOMESTIC WATER DISTRIBUTION

[Note: Provide quantity]

D. SERVICES D10 CONVEYING SYSTEMS

[Note: Provide quantity and height]
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Black Galv Stl Pipe 75 - - -

Copper Y 75 -41 155% Some newer copper serving upstairs restroom. Q4

PVC Y 75 -41 155% Q4

Valves & Hydrants - - -

General Y 25 -91 464% Q4

Domestic Water Equip D202003 - - -

Residential - - -

Water Heater, Gas Y 25 -91 464%

State 40 MBH, 30 gallons, 80% eff - needs replaced based 

on age/condition Q4

Waste Piping/Fittings D203001 - - [LF calculated average as Bldg SF x 4/74] -

General 50 - - -

Piping - CI waste Y 35 -81 331% cast iron piping - needs replaced Q4

Furnaces D302002 - - -

Gas Y 2007 15 1 93%

All Rheem brand, (2) 4 Ton, (1) 5 ton. Condensate pumps 

for all, humidifiers for all,  R22 cooling coils, no outside air Q3

Direct Expansion Systems D303002 - - -

Condenser, DX, Air Cooled Y 2007 15 1 93% All Rheem brand, (2) 4 Ton, (1) 5 ton. R22 units. Q3

Air Distribution D304001 - - [Ductwork LF calculated by Bldg SF x 8/27] -

General Y 20 -96 580% Residential diffusers Q4

Ductwork Y 20 -96 580%

Replace as required based on new systems/layouts - Add 

new to attic unit - lots of flex duct. Q4

Humidifier Y 10 -106 1160% located on furnaces Q4

D. SERVICES D20 PLUMBING D2050 SPECIAL PLUMBING SYSTEMS

D. SERVICES D30 HVAC D3010 ENERGY SUPPLY

D. SERVICES D30 HVAC D3020 HEAT GENERATING SYSTEMS

[Note: Provide quantity]

D. SERVICES D20 PLUMBING D2040 RAIN WATER DRAINAGE

D. SERVICES D20 PLUMBING D2030 SANITARY WASTE

D. SERVICES D30 HVAC D3030 COOLING GENERATING SYSTEMS

[Note: Provide quantity]

D. SERVICES D30 HVAC D3040 DISTRIBUTION SYSTEMS

D. SERVICES D30 HVAC D3050 TERMINAL & PACKAGE UNITS

[Note: Provide quantity]

D. SERVICES D30 HVAC D3060 CONTROLS & INSTRUMENTATION

D. SERVICES D30 HVAC D3070 SYSTEMS TESTING & BALANCING

D. SERVICES D30 HVAC D3090 OTHER HVAC SYSTEMS AND EQUIPMENT

D. SERVICES D40 FIRE PROTECTION
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Panelboards D501004 - - -

General Y 1980 50 9 82%

panels appear updated likely around time of major work in 

the 80s Q2

Branch Wiring D502001 - - -

General Y 60 -56 193% known fabric insulated wiring in the building Q4

General Y 1980 60 19 68%

assumed general updates with new fixtures but no 

confirmation Q2

- - -

[Copy and Insert row above for each assembly of multiple years]

Lighting Equipment D502002 - - -

General Y 1980 20 -21 205%

most fixtures appear to have been updated around major 

work during the 80's Q4

Lighting conduit and wire Y 50 -66 232% Q4

Branch Wiring, EMT & Boxes Y 50 -66 232% Q4

Wireway 20 - - -

Receptacles Y 20 -96 580% Q4

Building-Mounted Fixtures - - -

Fluorescent 20 - - -

Incandescent Y 20 -96 580%

antique lights on exterior; considered part of the historic 

character;old lanterns on the front Q4

Light-emitting Diode (LED) 20 - - -

High Intensity Discharge (HID) Y 20 -96 580%

antique lights on exterior; considered part of the historic 

character; an old flood light on the parking lot side Q4

Interior Fixtures - - -

Fluorescent Y 1980 15 -26 273% Q4

Incandescent Y 1980 10 -31 410% Track lighting Q4

Telecom., Public Address, TV, Security - - -

Telephone, Data Y 1980 25 -16 164% Q4

D. SERVICES D50 ELECTRICAL D5010 ELECTRICAL SERVICE & DISTRIBUTION

D. SERVICES D50 ELECTRICAL D5020 LIGHTING & BRANCH WIRING
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APPENDIX D – DEFINITIONS AND ASSUMPTIONS 
 
The following terms and definitions may be used throughout this report and are included for clarification.  
 
Action – an action is a strategy for correcting a requirement or deficiency that includes the scope of work to be 
done and an itemized estimate of cost (line items). 
 
Addition or Expansion – is an Action Type that involves expanding a facility. 
 
Adjustment Factor – a number assigned to an itemized list of System or Action costs that signifies additional 
complexity and/or resources involved in construct ion. The adjustment factor is multiplied against the line items 
for the total cost. 
 
Assembly – a group of parts or components that fit together to form a system or self-contained unit. 
 
Asset – a free-standing structure, a portion of a structure, or any part of a facility infrastructure that is 
distinguishable from tis surroundings by date of construction, construction type, and/or the Systems that 
comprise it. 
 
Campus – a group of Assets that are generally adjacent to one another on a contiguous site and bounded by 
property lines. 
 
Capital Improvement – a facility change or addition that is not required for the most basic function. Capital 
improvements includes upgrades and mission=specific adaptations to an Asset’s assemblies, finishes, fixtures, 
equipment, systems, and/or program. A capital improvement can also allow a facility to comply with existing 
codes by remedying a grandfathered condition. 
 
City Cost Index – a factor used to adjust RSMeans Construction Data to a specific city. The appropriate CCI is 
selected from a list compiled by RSMeans that includes all major U.S. and Canadian cities and metro areas. 
 
Construction Type – an Asset classification based on building structural elements and fire resistance that is 
specified by the appropriate building code. 
 
Current Period – represents repair, replacement or modification needs from the time of the assessment to a five 
(5) year period beyond. 
 
Current Replacement Value – represents the hypothetical cost of rebuilding or replacing an existing facility under 
contemporary codes and construction standards, using its current configuration. CRI is determined by multiplying 
the gross area of the facility by a square foot cost developed in alignment with the facility’s schedule of values.  
Replacement cost includes construction costs and owner additional soft costs for fees, permits, design, and other 
expenses. 
 
Deferred Maintenance (DM) – The practice of postponing maintenance activities on real property to save costs, 
meet budget funding levels, or realign available budget monies. 
 
Demolition – an Action Type that involves dismantling, removal, and disposal of a facility (either partially or in its 
entirety). 
 
Facility - refers to site(s), building(s), building addition(s), or combinations thereof that provide a particular 
service or support of a mission or purpose. 
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Forecast Period - The Forecast Period includes plan years following the Current Period. It represents repair, 
replacement or modification needs to the physical condition and space improvements needs from six (6) years 
after the time of the report to a forecasted twenty (20) year period beyond. 
 
Facility Condition Assessment – a collection of detailed facility data to support a capital renewal and deferred-
maintenance program by identifying, estimating, and prioritizing existing deferred maintenance and predicting 
capital-renewal requirements. 
 
Facility Condition Index (FCI) – The facility condition index (FCI) is a measure of the physical condition of a 
facility compared to its replacement value. The FCI measures the estimated cost of the current year repair and 
replacement deficiencies, including recommended modernization improvements and code issues, divided by the 
projected replacement cost of the facility replaced to contemporary construction standards and design best 
practices. The result of this division is an index, represented as a percentage, which is the FCI. The higher the 
FCI, the poorer the relative condition of the facility. 
 

FCI = Repair and Renewal Needs 
                    Current Replacement Value 
 
For the purposes of this report the following established guidelines for building quality are an FCI of 0-15% 
good; 15.1-30% fair; and 30.1% and above is poor. 
 
Full-Time Equivalent (FTE) – Used in discussions of personnel/soldiers, this unit indicates the workload of an 
employed person in a way that makes workloads comparable across various contexts. An FTE of 1.0 is 
equivalent to a full-time worker, while an FTE of 0.5 represents half of a full-time worker. 
 
Gross Area (GSF) – 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. This area is computed by physically measuring or scaling measurements from the outside faces of 
exterior walls, disregarding cornices, pilasters, buttresses, etc., that extend beyond the wall faces. Such areas 
exclude light wells, or portions of upper floors eliminated by spaces or lobbies that rise above single-floor ceiling 
height. In other words, GSF = Net Usable Area + Structural Space. 
 
Inflation Rate – is the rate of increase in the costs of goods and services. The default annual inflation rate is 
4.7% unless it is changed. 
 
Infrastructure – refers to the non-architectural elements of a facility (for example, utilities, roadways, or 
undeveloped land). A piece of infrastructure is an Asset. 
 
Inventory – any item or piece of equipment in an Asset. 
 
Life Cycle - The time period that a building or site system or element can be expected to adequately serve its 
intended function. Expected useful life cycles are based on Building Operators and Managers of America 
(BOMA) recommended cycles, manufacturer’s suggested life, and with RSMeans recommended component and 
material life based on their historical records. BOMA standards are a nationally recognized source of life cycle 
data for various components and/or systems associated with facilities. RSMeans is a national company 
specializing in construction estimating and costs. 
 
Lifetime – the number of years a Material or System is expected to be useful (its “useful life”) before replacement 
is required. 
 
Modernization – a type of Action that alters a facility solely to implement new or higher standards or to 
accommodate new functions. 
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Net Usable Area – Defined as the aggregate interior area of a building, Net Usable Area is the sum of 
assignable area and non-assignable area. In other words, Net Usable Area = Net Assignable Square Footage 
+ Non-assignable Area. 
 
Renovation – a type of Action that extends the service life of a facility as well as keeps it modern and relevant. 
 
Replacement Cost – the cost of replacing an asset component as it reaches or exceeds the end of its useful life. 
 
RSMeans – a publication of North America’s leading supplier of construction cost information.  
 
Site - An improved land parcel’s or facility’s grounds and its utilities, roadways, landscaping, fencing and other 
typical land improvements needed to support the facility. 
 
Structural Area – The difference between the exterior or Gross Area and the interior or Net Usable Area, the 
floor area upon which the exterior and interior walls sit and the unusable areas in attics and excavated 
basements. In other words, Structural Area = Gross Area – Net Usable Area 
 
Suitability - Suitability indicates how well a facility supports the programs that it houses. 
 
System - System refers to building and related site work elements for classifying major facility elements common 
to most buildings. Elements usually perform a given function, regardless of the design specification, construction 
method, or materials used. 
 
Uniform II Category – an element of the Uniform Classification System for organizing preliminary construction 
information into a standardized classification structure. These elements are common to most buildings and 
usually perform a given function regardless of the design specification, construction methods, or materials used. 
There are four levels of classification. 
 
Year Built - The year that a building or addition was originally built based on substantial completion or 
occupancy.  
 
Code and Regulation Implications Almost all construction is governed by a variety of codes and related 
regulations. The primary intent of building codes is to protect public health, safety, and general welfare as they 
relate to the construction and occupancy of buildings and structures. These regulations are generally directed at 
seven primary issues: life safety, adequate space and facilities for intended function, appropriate building 
systems and construction practices, public policy (such as accessibility for disabled persons, historical 
preservation, and energy conservation), enforcement, fiscal and anti-corruption controls, and land-use policy. 
 
Codes and standards that may be enforceable may include the International Building Code, International Fire 
Code, International Plumbing Code, International Mechanical Code, National Electrical Code, International 
Fuel Gas Code, Energy Conservation Code, and the American with Disabilities Act Accessibility Guidelines for 
Buildings and Facilities (ADAAG).  
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 515 Market Street      Tel:  (620) 343-4294 
     Emporia, KS  66801      khanlin@emporia-kansas.gov 
 

Public Lands and Facilities 
 

MEMO 
 
TO:     City Commission 
FROM:  Kevin Hanlin  
CC:  Trey Cocking, Lane Massey  
RE:  Las Casitas mural 
DATE:  April 5, 2022 
 
Recently, City Staff was approached with a proposal for a local artist to complete a beautification 
project at Las Casitas Park. The project would consist of the proposed artwork being painted on the 
North, South and East exterior walls of the bandstand and the back wall of the bandstand stage. 
Additional painting, supporting the artwork, is proposed for the picnic shelter.  
 
A recommendation from the Park Department is to keep the mural to the inside of the bandstand and 
have a plan in place to contend with graffiti.    
 
Attachments: Letter and mock-ups of artwork from Lelan Dains, Visit Emporia; Letter of support from Rebeca Herrera, HOTT; Pictures of Las Casitas 
bandstand and picnic shelter 
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Recently, local artist Deon Morrow approached Visit Emporia with the desire to
partner in the beautification of parts of our community through art. The mission of Visit
Emporia is to provide quality, memorable experiences, inspiring people to visit
Emporia. We believe collaborating with community members on art enhancement
projects is fundamental in providing not only our visitors with memorable experiences
but for our community members as well. Beautiful public spaces make a tremendous
impression on how our own residents, as well as out-of-town guests, view our town.

Upon an initial discussion, Las Casitas park was chosen as a potential site for art
enhancement. The proposed plan is to create a series of murals on each wall of the
stage house, columns of the shelter house along with the rafters of the shelter house.
Proposed artwork of the mural and an example of painted rafters in a shelter house
are provided on the next page. 

Local community organization, Hispanics of Today and Tomorrow (HOTT) was
engaged to learn more from the communities that predominately use Las Casitas
park. "It is an amazing way to honor our culture and history that tells the stories of our
past generations," said HOTT treasurer, Sandy Barajas.

The cost of the project is minimal and consists of only the paint needed for the mural
and rafters as Deon has offered to volunteer his time and talents. Visit Emporia will
cover the cost of any paint that we cannot get donated for the project. At this time, we
are seeking approval from the city commission to move forward with the
aforementioned project. 

Dear City Commissioners,

Sincerely,
LeLan Dains
Director - Visit Emporia

719 Commercial St,
Emporia, KS

Tel: 620-342-1600
Cell: 620-757-3254

lelan@visitemporia.com
visitemporia.com
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This is an example of how the rafters of a shelter house have been painted to
enhance the visual appeal of the space. Nothing has been changed with the lights to
create this effect. For the shelter house at Las Casitas Park, a variety of bright colors
would be used. The columns would also be painted following the flower design as
seen on the following page. 
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These mock ups are currently done in black and white and are meant to show the artistic concept. All
dancers and flowers would be painted in a variety of bright colors.

SOUTH WALL

NORTH WALL

BACKWALL OF STAGE EAST SIDE - FRONT OF STAGE
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