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Elem
entary School

Exterior Conditions Assessment: 

GENERAL INFORMATION

The Somers Elementary is located at 4 Vision Boulevard and is a single story 103,000 square 
foot steel and masonry, non-combustible building originally constructed in 1958.  The 
building had subsequent additions and renovations in 1962, 1969, 1979, 1995 and 2012.  
The Parking lots and sidewalks are in fair condition and should be replaced at some point 
in the future.  

The building exterior is generally in fair condition with some issues that need immediate 
attention.  The building façade is a mixture of brick, parge coated brick, EIFS and 
structurally glazed tile.  Windows and entrances are predominantly aluminum double 
glazed.  Some secondary entrances are hollow metal.  Downspouts and parapet flashings 
are lead coated copper and are generally in good condition.  The roof drains into the 
downspouts via scuppers.  

There are two roofing conditions, the first is a black EPDM roof which was recently 
replaced (approximately 2015) and is in good condition.  However the tapered insulation 
and flashing layers are slightly raised at the scupper causing minor ponding at each 
downspout location.  The second roof condition is a white liquid applied coating which 
was installed prior to a solar array (approximately 2015).  The liquid coating is currently 
failing.  The landscaping is in fair condition but can use some general maintenance.   

ACCESSIBILITY

The parking lot and the site access to the building provide the required accessible 
elements and pathways.   

OBSERVATIONS AND RECOMMENDATIONS

The building exterior is generally in fair condition with the following notable issues:

Building Perimeter

• Most of the exterior columns that are comprised of a structurally glazed tile base 
with a light gauge metal structure clad in EIFS (externally fixed insulation system) have 
failed.  This is a result of water penetrating the EIFS system and getting trapped behind the 
glazed tile damaging the tile during freeze cycles (ES-E-0005, ES-E-0020, ES-E-0040).  The 
glazed tile should be removed entirely and replaced with a split, or ground faced CMU.  
The base of the CMU should be flashed with a drip edge and have weep holes installed.  
The transition between the EIFS and the block should be separated by thru-wall flashing.  
The EIFS thru-wall flashing should extend beyond the block with a drip edge and the joint 
between the flashing and drip edge should be caulked.
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• There are several locations where the EIFS at the top of the exterior wall is washing 
over the face of the brick and causing stains (ES-E-0006).  This is a result of water leaching 
through the EIFS parge coating and washing the finish down the wall.  The brick should 
be cleaned with masonry cleaner to remove and surface stains.  The flashings at the 
EIFS should be sealed and a thru wall flashing with a drip edge should be installed at the 
transition between the brick and the EIFS to eliminate the potential for staining in the 
future.  This same condition occurs where the brick has been parge coated as well.

• The Southeast entrance has rust that the transom head (ES-E-0011).  This is likely 
caused by water infiltrating the EFIS soffit framing through the roof.  It is likely that this issue 
has been resolved with the recent roof replacement.  The rust stains should be cleaned 
from the storefront framing and the soffits should be repainted.

• The egress doors coming out of the gymnasium are hollow metal and their finish is 
deteriorating (ES-E-0027).  These should be stripped and repainted.  Additionally all of the 
weather-stripping and seals should be replaced.

• The South entry doors C5 have a failed soffit board trim (ES-E-0044).  This is allowing 
for birds to access and nest above the soffit.  This trim board should be replaced and 
sealed.  The soffit should be cleaned and repainted.

• The soft joint between the building perimeter and the concrete sidewalk has failed 
and needs to be replaced.

• The concrete base under a structurally glazed tile column near the front entrance 
has been damaged over time from a combination of freeze thaw cycles and salt (ES-E-
0073).  The structurally glazed tile should be removed and repaired with block as noted 
previously.  Additionally, the damaged concrete base should be removed and repaired 
to prevent further ice related damage to the column cladding.

• The high bay window near the kindergarten classroom at the main entrance was 
installed at the CMU backup exposing the cavity between the brick and block (ES-E-0081, 
ES-E-0082).  The open joint should be covered with aluminum panning and sealed.

• The white liquid applied roofing membrane is failing (ES-E-0092).  This condition was 
reviewed on site by a representative from Tremco Roofing.  Tremco has issued a separate 
report on this condition and is included at the end of this report (SEE EXHIBIT A).

• Sealant joints at the flashings between the shingle roofs and the parapet are 
failing (ES-E-0099).  These should be removed, all surfaces should be cleaned and the 
sealants replaced.
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• The built up layers of roofing and flashings have created a slightly higher condition 
at the scuppers (ES-E-0101, ES-E-0121).  This is leading to minor ponding at each location.  
These areas could have the roofing membrane cut back, insulation underneath reduced 
to increase pitch to the scupper and roofing membrane patched.  Until these areas 
are repaired they should be periodically monitored for debris impeding water flow into 
the scupper and increasing the ponding issue.  Additionally, several downspouts are 
not centered below the scuppers causing water to flow off of the roof and onto the 
wall surfaces below damaging the EFIS and brick façade (ES-E-0103, ES-E-0119).  The 
downspouts should be lowered at these locations and a 45 degree transition should be 
installed between the gutter and downspout.

Courtyard

• The courtyard landscaping is in good condition with sections that require 
maintenance, particularly the Northwest corner which is over grown (ES-0254, ES-0271).

• The EIFS finish is stained and should be cleaned and repainted (ES-0250).  
Additionally, there are areas where the finish has deteriorated (ES-0256) and requires 
patching and refinishing. 

• Sections of the exposed foundation wall have been damaged and/or spalled (ES-
0257, ES-0270).  These damaged sections of concrete should be cleaned repaired and 
sealed to prevent further damage.  It would also aid in reducing damage to install at 12” 
gravel strip at the building perimeter to prevent future damage caused by maintenance 
equipment. 

• The door hardware in the courtyard is not exterior grade and is showing signs of 
rust (ES-0260, ES-0262).  These should be replaced with exterior grade hardware.

• The steel lintel at the exterior of the Media Center is sagging significantly.  
This condition should be reviewed by a licensed Structural Engineer to provide the 
appropriate repair/replacement recommendations (ES-0265, ES-0267).

•  Along the West elevation there are several locations where the mortar between 
the window and foundation line is blowing out (ES-0270).  This is likely being caused by the 
cavity between the brick and CMU being filled solid with mortar creating a damn and 
not allowing moisture to flow to the weeps.  During the winter this trapped water freezes, 
expands and causes damage to the wall.  To confirm, investigative demolition should 
be conducted to determine the exact cause, and an defiances should be correct.  If 
this issue continues it can cause the wall to fail and bricks to start popping out of the 
assembly.

•  At the base of the EIFS on the South elevation of the courtyard where it transitions 
to the brick there is either a lack of sill flashing, or it is missing all together (ES-0274, 
ES-0276).  The EIFS should be cut back to allow for the installation of proper thru wall 
flashing with a drip edge that extends over the face of the brick.  The EIFS should then be 
patched and refinished.
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Elementary School - Exterior Finish Conditions Checklist
C O M P O N E N T M A T E R I A L C O N D I T I O N N O T E S

Roofing
Black EPDM 5
White liquid applied 2 See Tremco Report

Wall Cladding
Brick 4 minor spall
EFIS 3
Parge coated Brick 4
Structurally glazed tile 1

Entrances
Hollow metal doors and frames 3 oxidized at non-protected areas
Aluminum doors and frames 4 rust on some hardware

Windows
Aluminum 4 re-caulk where dried and cracked

Soffits
EFIS 3 Re-painting required

Downspouts
Lead coated copper 4 Not aligned to all scuppers

Fascias and trim
Lead coated copper 4

Driveways and Lots
Bituminous concrete 3

Walkways, sidewalks and site stairs
Concrete 3

Landscaping
Vegetation 4 Areas of overgrowth
Mulch beds 4
Lawns 4 some patchy spots
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Interior Conditions Assessment: 

GENERAL

The school was originally constructed as the Somers High School in the late 1950’s and has 
since been converted into the Elementary School in 1995.  The building is a single story 
axial scheme with double loaded corridors that are anchored by the gymnasium to the 
East and form a loop around a central courtyard to the West.  The main office is located 
on axis with the front entry.  Each corridor terminates into an egress point direct to the 
exterior of the building. 

Many of the classrooms are subdivided via a folding partition.  Many of the folding 
partition track systems are failing making operations difficult.  The classrooms are also 
equipped with millwork cabinetry and sinks.  Most of the millwork in the building is in poor 
condition and requires some level of repair or replacement.

The gymnasium is located at the end of the Southeast wing of the building and still has 
the original finish on the gym floor.  Adjacent to the gym are the old men’s and women’s 
locker rooms.  Since this space is oversized for its purpose at the Elementary Grade level 
it has been converted into storage and facilities maintenance offices.  The Auditorium, 
adjacent to the main entrance, has suffered significant water damage prior to the roof 
replacement in 2012.  Due to the high ceilings in this space repairs have not been made.  
This area is in poor condition and has several ADA issues as well as inadequate lighting.

ACCESSIBILITY

Accessibility issues in the Elementary school are predominately confined to restrooms.  
One issue is related to clearances both between fixtures and with respect to 
maneuverability.  These are highlighted later in this report.  Additional issues are related to 
the juvenile restrooms, particularly related to the grab bars at the children height water 
closet.  The grab bars in this area are mounted at the same height as the adult grab bars.  
Children’s grab bars are to be mounted at a height of 18-20 inches for ages 3 and 4; 
20-25 inches for ages 5 and 8, and 25-27 inches for ages 9-12.  Additionally the location of 
the water closet varies for each of these ages respectively from the centerline of fixture to 
the adjacent wall at 12”; 12-15” and 15-18”.  Most handicap restrooms in this building also 
do not have swing up grab bars and single hold toilets require call for aid switches and 
corridor annunciators. 

SECURITY

Building security seems to pose some challenges.  With 5 distinguishable wings and 
multiple entry points it can be very difficult to be aware of what is happening through the 
building at all times.  Additionally, while the Main Office is on axis with the main entrance, 
it is far enough away from the vestibule that it is difficult to know who is entering and 
exiting the building.  It may be more prudent for the Main office to be located where the 
Nurse’s office is currently.  This can also be achieved with cameras and AI Phones as part 
of a comprehensive security evaluation. 
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OBSERVATIONS AND RECOMMENDATIONS

The building interior is varying from good to poor condition with the following notable 
issues:

• Most of the millwork countertops and cabinets are in poor condition (ES-0009).  
Additionally, many of the classroom sinks have missing or damaged valance panels.  Any 
damage surfaces and panels should be replaced or repaired by a millworker.  It was also 
noted that many of the hardware components such as pulls, hinges and guides have 
become damaged and are no longer performing.  These should be replaced with heavy 
duty hardware as they become damaged beyond repair.

• The entrances on the East portion of the building have broken VCT, damaged 
thresholds and rusted or rotted out steel frames (ES-0024).  These should be replaced with 
new, and the steel frames should be replaced with aluminum storefront to prevent the 
same condition from reoccurring.  Weather stripping and sweeps should also be replaced 
on all doors.

• Many of the folding partitions between classrooms have damaged tracks, or the 
soffit and wall surface around the track have been damaged (ES-0029).  These partitions 
are ceiling hung and continuous use will cause the track to warp over time.  The tracks 
and the soffits should be repaired.  Another solution would be to replace the partitions 
with ceiling hung, track supported panel that has a guide recessed into the floor.  This 
would reduce the stress at the soffit and provide a more durable product.

• These are a number of areas in the former lockers rooms, current facilities offices 
and storage, that shows signs of water damage (ES-0063, ES-0066).  This issue may have 
been resolved with the roof replacement.  However, the stained ceiling tiles and drywall 
should be replaced with new to prevent the growth of mold and mildew.

• The gymnasium wall pads are not attached fully to the wall.  These should be 
repaired as they may cause a hazard (ES-0076).

• The gym floor appears to have had polyurethane applied to it several times, but 
appears to be the original floor finish.  The layers over the years have become brittle and 
are discolored and starting to separate from the hardwood (ES-0082).  The floor finish 
should be sanded down to the hardwood, repainted and a new finish should be applied.

• The steel angle at the base of the masonry wall has had its anchor bolts damaged 
over time and has separated from the block (ES-0090).  These bolts should be reattached 
and the angle repaired.

• At the Northwest corner of the gym there was a door that was previously infilled.  
The block and mortar have a large number of cracks telegraphing up the length of the 
wall (ES-0092).  These appear to be related to settling over time, but should be reviewed 
by a licensed Structural Engineer for further analysis.
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• Ceiling tiles in almost every room in the building are either damaged or have stain 
from leaks (ES-0102).  These should be periodically replaced as they become damaged.

• The women’s restroom at the central portion of the building near the Main Office 
has a toilet partition to reduce sight lines into the restroom that creates an accessibility 
issue (ES-0127).

• The toilet partitions in many of the bathrooms are worn and should be refinished 
(ES-0149).  

• Many of the VCT tiles in the building have either separated or have cracked.  This 
is likely due to water infiltration coming up through the slab causing the tiles to separate 
and become damaged (ES-0152).  The tiles should be replaced with a moisture mitigation 
topping applied to the slab prior to the new VCT tiles installation.

• The epoxy paint in many of the vestibules has begun peeling away from the 
masonry (ES-0182).  These surfaces should be refinished.

• Many of the classroom doors and non-CMU surfaces are covered in staples.  
These present a potential hazard to students (ES-0231).  The doors and surface should be 
repaired and either a tack board should be installed in the classrooms or an adhesive 
putty should be permitted to be used by the faculty.

• Cracks have telegraphed at the building joint between the new addition and the 
older wings of the building (ES-0245).  A control joint should be cut into the slab and the 
tiles replaced.

• Some sections of millwork in the new addition are damaged and need to be 
repaired (ES-0312, ES-0327).  While this is not as extensive as in the older sections of the 
building, valances and edge banding have begun to pull away from the countertops 
and their supports.

• There are signs of water damage underneath the skylights (ES-0330).  The flashing 
at the roof should be inspected for damage and repaired.  The damaged drywall should 
be replaced and refinished.

• The auditorium ceiling is severely water damaged (ES-0398, 0399).  This should be 
repaired.

• The stage is not ADA compliant (ES-0401).  A ramp should be installed to allow for 
accessibility.  Additionally, the stair to the stage does not have code compliant handrails 
(ES-0402).  These should have 12” extensions beyond the top and bottom risers.

• The floor diffuser at the window in the Media Center is damaged, and will 
continue to be damaged from students stepping on the grill (ES0412).  
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Elementary School - Interior Finish Conditions Checklist
C O M P O N E N T M A T E R I A L C O N D I T I O N N O T E S

Location Flooring
Classrooms Vinyl composition tile 3 scuffs under teachers chair
Cooridors Vinyl composition tile 2 Excessive cracking/moisture issues
Bathrooms Tile 2,5 Addition is in better condition
Gymnasium Wood 1
Locker rooms Tile 4
Auditorium Carpet 3
Band/Chorus Vinyl composition tile 4

Wall surfaces
Classrooms Painted CMU 4

Painted Drywall 4
Cooridors Painted CMU 2,4 Addition is in better condition
Bathrooms Tile cove base 2,4

Painted CMU 3
Painted drywall 3

Gymnasium Acoustical CMU 4 Minor repairs required
Auditorium Painted Drywall 4
Locker rooms Painted CMU 4
Band/Chorus Painted Drywall 4

Painted CMU 4
Painted acoustic CMU 4 Minor repairs required

Ceilings
Classrooms ACT 3 Stained and damaged tiles
Cooridors ACT 2 Stained and damaged tiles

Painted drywall 4
Bathrooms ACT 3
Gymnasium Painted structure 5
Auditorium Painted Drywall 2 Severe water damage

ACT 2 Severe water damage
Locker rooms ACT 2 Used for facilities

Painted Plaster 2 Used for facilities
Band/Chorus ACT 3

Interior Trim
General Vinyl base 4

Blinds
Classrooms Vetical 2

Interior doors
General Stained wood 3

Casework
General Plastic laminate 2,4 Addition is in better condition

Countertops
General Plastic laminate 2,4 Addition is in better condition
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Fire Protection Conditions Assessment: 

The school has two fire protections servers.  The first is in the custodian room and has three 
risers the serve most of the building.  The system is hydraulically calculated wet system 
with three risers.  

The second service serves the fourth grade addition.  The system is a hydraulically 
calculated wet system.

The fire alarm system monitors flow at all risers and monitors tamper switches at valves.  

The skylights in the building do not have sprinkler protection.  Ceiling pockets within 
ten feet of each other require sprinklers.  The depth of sky light without sprinkler cannot 
exceed 36 inches.

Locker areas being used as storage shall not have storage within 18” of the ceiling.  
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Mechanical Conditions Assessment: 

Building heating is provided by twenty modular cast iron boilers.  Each boiler has a 
heating output of 236 MBH each.  Two of the heating boilers are in need of repair due to 
cracked boiler section.  

Fuel for the boilers is stored in a 10,000 gallon underground fiberglass tank.  The tank does 
not have a tank monitoring system nor a spill containment at the fill.  Fuel is transferred by 
a duplex transfer pump set.  The tank was installed in 1988 and is due for replacement.  At 
the time of tank replacement, the oil transfer pumps shall be replaced, tank monitoring 
with over fill alarm shall be added along with a spill containment at the fill.

 

         

                                 Modular Boilers                                                                Oil Transfer Pumps

Hot water is circulated by two pumps.  Each pump can circulate 475 gpm.  The pumps 
are operated in a lead-lag configuration.  One circulating pump had experienced a 
recent failure and had been replaced.  The hydronic system consist of fin tube radiation, 
duct mounted heating coils, unit heaters, cabinet unit heaters and heating and 
ventilating air handling units.
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     Hot water distribution pumps 

Each class room is heated by fin-tube radiation at the perimeter.  With the exception of 
the fourth grade classrooms, the class rooms are ventilated by exhaust only ventilation.  
Exhaust fans are located on the roof above the corridors ducted to a ceiling grille in 
each classroom.  There is no make up air for the exhaust system.  Fresh air is not directly 
introduced to the classrooms when the windows are closed.  The classroom ventilation 
system should be upgraded to energy recovery ventilators to allow direct control of 
outside airflow to each classroom.   

The fourth grade classrooms are ventilated by energy recovery ventilators.  Three 
ventilators are installed, each ventilator serves two class rooms.  The systems have 
Johnson digital controls 

The gym, girl’s locker room and auditorium each have heating and ventilation air 
handling units.   The gym heating and ventilating air handling unit has three zones, each 
zone has a hot water coil with pneumatic control valve.  The ductwork insulation on the 
gym unit within the penthouse is in need of repair.

The girl’s locker room and auditorium are single zone units.  

All three unit are original to the building, the equipment is operational, but is at the end of 
its service life and due for replacement.
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                     Zone heating coil Gym Unit                             Auditorium Heating and Ventilating unit 

 

      Girl’s locker room unit
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The corridors and vestibules are heated with cabinet unit heaters.  Storage rooms are 
provided with hydronic unit heaters.  The unit heaters and cabinet heaters are mostly over 
twenty years old but are suitable for continued use.  

The kitchen cooking does have the required type1 hood with under hood fire suppression.  
The kitchen make up air unit is a propane furnace.

The dining area is heated and ventilated by unit ventilators.  The unit ventilators were 
installed as part of the dining area addition.  The units are in suitable condition for 
continued use.      

Air conditioning is provided for the Media Center, Main Office area, Special Needs room, 
data room and Music Room.

The media center is conditioned by a carrier split system air conditioning unit.  This unit’s 
age is beyond it useful service life and has operational problems.  The unit should be 
replaces with a packaged roof top unit.

The main office area is conditioned by a 7.5 ton packaged rooftop unit.  The unit has 
two zones.  One zone is for the main office and nurses office.  The second zone is for the 
conference room and private office. Based on the model of the unit, it appears to be 22 
years old.  This unit should be scheduled for replacement.  A direct replacement could be 
provided with an adaptor curb.

The special needs room is heated and ventilated by a unit ventilator and air conditioned 
by a window air conditioning unit.  The equipment appeared to be in working order and 
can continue in use.

The music room and adjacent interior rooms are conditioned by a Lennox 7.5 ton split 
system.  This system is functional, but approaching the end of it service life and should be 
scheduled for replacement in the near future.   

Temperature controls are primarily pneumatic with Johnson Metasys in the fourth grade 
addition.  The school in the process of changing the Johnson head in to Alerton.  The 
temperature at the end of each corridor is monitored by the security system to provide a 
low temperature alarm indicating freeze potential due to equipment failure.
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The building has a two inch water service with the water meter located in the custodian 
room.  Water service is by Connecticut water.

Sanitary drains to an onsite septic system.

Each boy’s and girl’s room are provided with water closets with manual flush valve.  Child 
height water closets are used in preschool area.  The main student bathrooms have 
sensor operated group lavatories.  Staff bathrooms contain water closets with manual 
flush and wall hung lavatories.  The bathrooms do have proper ADA clearances.  Each 
classroom contains a stainless steel sink with faucet.  ADA knee protection insulation shall 
be installed below all accessible sinks.  The storage room contains a service mop basins.  
The fixtures are in good condition and suitable for continued use.

    

      Typical Class Room Sink
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Domestic water is heated by two shell and tube heat exchangers, which provide hot 
water for the building except the fourth grade addition.  The heat exchangers are 
located in the boiler room.  Four modular cast iron, oil fired boilers are dedicated to 
providing heat to the domestic water heat exchangers.  Each boiler has a heating output 
of 236 MBH.  The hot water system has two thermostatic mixing valves.  High temperature 
water is provided to the kitchen and lower temperature hot water is provided to the 
building plumbing fixtures.  The hot water system is circulated, the circulating pump has 
thermostatic control.  The water heating system of heat exchanger, boilers and pumps is 
approximately 17 years old.  The equipment is approaching the end of it life.

The fourth grade addition is provide with hot water from an electric water heater with a 
30 gallon storage tank. The storage tank provides hot water to the fourth grade boys and 
girls restroom and mop sink.

An unused locker room area is currently being used as storage.  All floor and shower 
drains in this area shall be fitted with trap seals to prevent odor.  Abandoned fixtures shall 
be removed to cap the drains. 

Storm drainage is by roof drains with internal storm drainage and roof scuppers.  
Emergency overflow drains have been added to the roof.  The roof is deficient in 
emergency drainage capacity.  The emergency drainage system is to have equal 
capacity to the normal drains.      

The building has below ground propane storage tank.  The tank servers the cooling 
appliances and the kitchen make up air unit.    
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Electrical Conditions Assessment: 

The Main Electrical system is a Square D switchboard in the basement and is a 1600A, 
208/ 120V, 3 PH, 4 W switchboard (and distribution system) that adequately serves the 
building. It has a transient voltage surge suppression system integral to the switchboard.  
There are various (old GE) panelboards within older portions of the building that are in 
dire need of replacement; either because they cannot be closed well or are just too old 
to find replacement parts. 

Bollards should be installed at the serving Utility transformer to protect it from traffic 
patterns at the front of the building (especially bus traffic).  

Generator system (installed in 1958): 

• The old machine (25 kva) still functions, but is too small and too old and should be 
replaced.  Inverters are used in its place for emergency egress lighting.

• It still provides some functions (some egress lighting, kitchen/ cafeteria freezer 
backup), but needs to be replaced. This engineer was informed that an upgrade for this 
machine was within budgetary constraints, just not yet accomplished. 

The Kitchen:  

• While most cooking equipment is propane, the electrical systems are 
complimentary.  The hood and all the cooking equipment under the hood is protected 
by appropriate solenoid shut-down and an ansul system.  While older this system is quite 
adequate to protect life and building.

• All the electrical systems under the hood should also be equipped with shunt-trip 
circuit breakers (or breaker off a contactor).

Fire Alarm and Special Systems

The main fire alarm system control panel in the office is an up-to-date EST digital system.  
There is a booster panel (battery) in the new addition.

There are smoke detectors in the hallways and while not all classrooms have strobes, 
there are adequate horn/ horn strobes in the corridors and some in specialty rooms.  
Some of these devices are not at ADA heights.  The 2004 addition has strobes in the 
classrooms.

There appears to be no “call-for-aid” devices in restrooms at this location with the 
exception of the Nurse’s restroom and the Kitchen (old toilet) there were these devices.

The IT system has cable tray utilized for distribution of Internet and cross-connection 
cabling within the building. 

Lighting Systems

The main staple in school is fluorescent downlight of various varieties (typically 2’ X 4’ 
varieties).  There is also a compliment of round downlights (both HID and fluorescent) 
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that illuminate both the inside and outside of the building proper.  It was mentioned 
to this engineer that the school system as a whole is changing the lamping to LED as 
appropriate to budgeting and timing.  

Most classroom lighting is single level switching (three (3) lamp 2’ X 4’ fluorescents.  This 
provides no variety in lighting levels when necessary to multi-media sources which are 
required in the teaching curriculum.  Newer classrooms are being fitted out with two-level 
switching to rectify this condition.

There are pendant mounted HID fixtures in the gym; adequate to the use thereof.

Emergency lighting is powered by inverters, when it was formerly powered by the ancient 
generator.

This school has a program which is changing out old fluorescent exit signs with LED based 
products.

There is some egress lighting “to the public way” which is a requirement of more recent 
lighting codes to provide safety to those exiting the building, but there should be more.

Change out of old HID downlights at the bus platform has taken place.  This will afford not 
only wattage savings, but more than adequate lighting at the ground.

Security Systems

The school has only limited security in the form of various cameras (~20) stationed around 
the school. This system is controlled by the Resource Manager in the front Office.  All 
school secretaries have access to this camera feed and soon (according to interior 
sources) the vice principals of all schools.

There is a “lock-down” system (with speakers and closed fire doors) that provides a 
measure of safety, though not as might be necessary or hoped for.

Solar System on Roof

A 150 kVa photovoltaic system is currently installed on the roof (under the CT Green 
Bank programs).  A white painted roof enhances the system output and the installer has 
provided well-designed inverters and appropriate National Electrical Code labelling.  
System is under ten (10) years old and is in good working order.
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Opinion of Probable Costs - Scupper Sumps and Reflective Coating

Hard Costs

Total Direct Cost: 103,000 s.f. $1,030,000

General Conditions 6% $61,800
General Administrative Overhead and Profit 5% $51,500
Insurance 1% $10,300
Performance and Payment Bond 2% $20,600
Design Contingency 5% $51,500
Escalation - Two years 12% $123,600
Owner's Contingency 10% $103,000

$1,452,300

Soft Costs
A&E Design Fees 8% $116,184
Materials Testing 1% $14,523
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $13,371

$147,078

Total Opinion of Probable Costs: $1,599,378

Priority #1

Costs related to the re installation of the failed reflective coating on the new white EPDM 
roof where the solar array was recently installed.  Additionally, it was noted that the 
roof has ponding issues at all of the scupper locations.  The indicated costs also include 
the reworking of these areas to reduce ponding and encourage positive draining in all 
downspout locations.
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Opinion of Probable Costs - Gas Conversion

Hard Costs

Total Direct Cost: $320,000

General Conditions 6% $19,200
General Administrative Overhead and Profit 5% $16,000
Insurance 1% $3,200
Performance and Payment Bond 2% $6,400
Design Contingency 5% $16,000
Escalation - Two years 12% $38,400
Owner's Contingency 10% $32,000

$451,200

Soft Costs
A&E Design Fees 8% $36,096
Materials Testing 1% $4,512
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $4,361

$47,969

Total Opinion of Probable Costs: $499,169

Priority #2

Replace existing heating plant with gas fired condensing boilers after the installation of 
building gas service by utility company.  Provide three condensing boilers for building 
heat and two high efficiency domestic water heaters.  Provide new direct vent for each 
boiler and water heater.    Provide new piping at boiler including new air separator and 
expansion tank.  Existing distribution pumps to remain.

Provide new thermostatic mixing valves and domestic water piping at domestic water 
heaters.
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Opinion of Probable Costs - Gas Bridge

Hard Costs

Total Direct Cost: $75,000

General Conditions 6% $4,500
General Administrative Overhead and Profit 5% $3,750
Insurance 1% $750
Performance and Payment Bond 2% $1,500
Design Contingency 5% $3,750
Escalation - Two years 12% $9,000
Owner's Contingency 10% $7,500

$105,750

Soft Costs
A&E Design Fees 8% $8,460
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $1,146

$12,606

Total Opinion of Probable Costs: $87,606

Priority #3

Provide a propane system to serve boiler plant until the utility gas service is available.  The 
existing oil tank is 10,000 gallons, to store an equal heating value of propane, a 15,000 
gallon storage tank is required.    The recommendation would be to maintain the oil boiler 
system until natural gas is available.  The propane tank is a costly temporary solution.
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Opinion of Probable Costs - Envelope Restoration

Hard Costs

Total Direct Cost: $307,000

General Conditions 6% $18,420
General Administrative Overhead and Profit 5% $15,350
Insurance 1% $3,070
Performance and Payment Bond 2% $6,140
Design Contingency 5% $15,350
Escalation - Two years 12% $36,840
Owner's Contingency 10% $30,700

$432,870

Soft Costs
A&E Design Fees 10% $43,287
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $4,629

$50,916

Total Opinion of Probable Costs: $483,786

Priority #4

Costs related to the repair of exterior building damages include the replacement of the 
failed structural tile column enclosures throughout the building.
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Opinion of Probable Costs - Classroom Ventilation

Hard Costs

Total Direct Cost: $300,000

General Conditions 6% $18,000
General Administrative Overhead and Profit 5% $15,000
Insurance 1% $3,000
Performance and Payment Bond 2% $6,000
Design Contingency 5% $15,000
Escalation - Two years 12% $36,000
Owner's Contingency 10% $30,000

$423,000

Soft Costs
A&E Design Fees 8% $33,840
Materials Testing 1% $4,230
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $4,107

$45,177

Total Opinion of Probable Costs: $468,177

Priority #4

Replace classroom exhaust only ventilation system with energy recovery ventilators to 
provide fresh air to each classroom.  Installation will be similar to the fourth grade addition 
with one energy recovery ventilator serving two class rooms.  A more detailed study will 
be required in areas where solar panels are installed to determine exact locations where 
equipment can be installed.  Existing fin/tube radiation will remain for heating.  
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Opinion of Probable Costs - Lintel Repair at Media Center

Hard Costs

Total Direct Cost: $15,000

General Conditions 6% $900
General Administrative Overhead and Profit 5% $750
Insurance 1% $150
Design Contingency 5% $750
Escalation - Two years 12% $1,800
Owner's Contingency 10% $1,500

$20,850

Soft Costs
A&E Design Fees 6% $1,251
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $425

$4,676

Total Opinion of Probable Costs: $25,526

Priority #5

Costs include the replacement of the sagging lintel at the Media Center exterior as well 
as engineering fees and associated masonry repairs and re pointing related to the lintel.
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Opinion of Probable Costs - Air Conditioning

Hard Costs

Total Direct Cost: $535,000

General Conditions 6% $32,100
General Administrative Overhead and Profit 5% $26,750
Insurance 1% $5,350
Performance and Payment Bond 2% $10,700
Design Contingency 5% $26,750
Escalation - Two years 12% $64,200
Owner's Contingency 10% $53,500

$754,350

Soft Costs
A&E Design Fees 8% $60,348
Materials Testing 1% $7,544
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $7,089

$77,981

Total Opinion of Probable Costs: $832,331

Priority #6

Provide air conditioning for all classrooms will include a three ton packaged roof top air 
conditioning unit for each classroom.  The existing perimeter radiation heating in each 
classroom would remain.  A detailed review of the required air conditioning loads and 
building electrical loads must be performed prior to initiating any air conditioning project.   

The auditorium AHU would be replaced with an AHU with heating and cooling coils with a 
roof mounted condensing unit.

The existing electrical services is 1600 A at 208v/3ph may not have capacity to support 
full building air conditioning.  The probable cost does not assume an electrical service 
upgrade.  
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Exterior Conditions Assessment: 

GENERAL INFORMATION

The Somers Middle School, Mabel B. Avery, is located at 1 Vision Boulevard, and is a 
96,000 square foot; two story steel and masonry, non-combustible building originally 
constructed in 1966.  There was an addition done in 1977.  The roof was replaced in 1999 
with a new built up roof (BUR) system.  Air handlers were replaced in 1999.  Windows were 
replaced in 2007 and the ground floor windows have recently had security film installed.  
The exterior façade is comprised of two different colors and installations of brick.  A 
majority of the field brick is a standard red brick in a running bond pattern, while a band 
at the second level and some areas where brick has been infilled or there are vertical 
features there is a more porous red/brown brick in a stack bond pattern.  Some of the 
stack bond brick has what appear to be dye lot inconstancies.   A number of the building 
joints have deteriorated and require maintenance.  The landscaping is in fair condition, 
however, a number of shrubs against the building façade have become over grown.  The 
pavement is in poor to fair condition and will require replacement in the near future.  

ACCESSIBILITY

The parking lot and the site access to the building provide the required accessible 
elements and pathways.   The courtyard at the building interior is not accessible. Ramps 
and handrails should be installed to create an ADA complaint entry.  The site stairs 
along the South elevation abuts a sidewalk that has been subject to frost heaving 
and has created tripping hazards at the transition between the stair and the sidewalk.  
Additionally the handrails are not ADA complaint.  These are required to have a 12” 
extension at both top and bottom landings past the last riser.  The lockers rooms do 
not provide for an accessible locker with a touch pad lock.  All lockers currently have 
combination locks which are not ADA complaint.

OBSERVATIONS AND RECOMMENDATIONS

The building exterior is generally in good condition with the following notable issues:

• The underside of the main entry canopy has foam sealants exposed at steel 
connections (MS-0003).  This should be cut back and painted. 

• A majority of the building soft joints (caulk joints at expansion and control joints) 
are failing or have failed (MS-0009, MS-0011, MS-0039, MS-0047, and MS-0093).  All existing 
sealants should be removed, building surfaces should be cleaned and the sealants 
repacked with new backer rod and caulk.

• Portions of brick along the base of the building have spalled or been damaged by 
lawn equipment (MS-0013, MS-0033, MS-0034).  The damaged bricks should be replaced 
and a 12” minimum gravel strip should be installed at the building perimeter in lieu of 
grass to prevent un-intended impacts from lawn equipment.
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• The underside of the soffit at the South West entrance needs to be cleaned and 
repainted.  Also, the linear light fixture above the doorway is falling out of the soffit (MS-
0018).  This should be reattached and a bead of sealant applied at the edges.

• Some of the landscaped mulch beds at the building perimeter have been raised 
too high over time burying the masonry weeps (MS-0027).  This has the potential to 
impede cavity wall drainage and can cause water damage and spalling / failing of the 
masonry during freeze thaw cycles.  The mulch beds should be removed and replaced to 
a minimum of 4” below the weep line.

• Most of the soffits over secondary entrances show signs of water damage.  The 
soffit board should be replaced with fiber cement, primed and painted (MS-0046).  Also, 
the steel lintels at these locations have failed finishes and are rusting significantly (MS-
0047).  These should be stripped, sanded and refinished to prevent failure.  Additionally, 
a through wall flashing with a drip edge should be installed above the lintel to prevent 
further water damage.

• There is inadequate parking at the middle school for the sports fields.  Additionally, 
the hill at the back of the school creates an accessibility issue.  A ramp or site stair should 
be installed.

• Soft joints at the building perimeter, between the building and the sidewalk/
pavement have failed (MS-0065, MS-0066, MS-0091).  The remaining sealant should be 
removed, adjacent surfaces should be cleaned and new backer rod and sealant should 
be installed to prevent freeze thaw damage to both the sidewalk and building.

• Exposed hollow metal doors that are not protected under a soffit show signs of 
oxidation and have rust damage at the base of the frame.  This could lead to further 
deterioration if it is not addressed (MS-0047, MS-0053).  These doors should be cleaned 
and refinished if there are no signs of rust.  Where rust is evident the door or frame 
should be replaced with new.  Additional, all sealant joints at the door frames should be 
replaced and all seals and door sweeps should be replaced.

• Several areas of brick at lintels have cracked, both at mortar joints and through 
brick.  This is likely due to sagging lintels that have caused the masonry to settle (MS-0047, 
MS-0072).  The damaged brick should be removed and replaced.  The lintels should be 
re-engineered and properly attached to steel beams within the wall cavity.  Additionally, 
through wall flashing with a drip edge should be installed on coursing above the lintel with 
weeps to allow for cavity drainage.

• At the North elevation there is a hose bid that is loose in the wall (MS-0050).  This 
should be reattached and edges sealed.  
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• A number of weeps at the East elevation of the building are packed solid with 
mortar.  These should be removed and replaced to allow for proper cavity wall drainage.  

• The east entry canopy paint is peeling from the steel.  This should be stripped; the 
steel should be cleaned, primed and refinished.

• The handrails at the back of the gymnasium should be repainted or replaced.  
Cracks in the concrete should be repaired.  Additionally, the steel nosing edge is rusting.  
These should be replaced with new galvanized nosing’s to reduce rusting over time.

• The tennis court surfaces have significant cracking and should be repaired or 
replaced.

• There is a significant separation line in the brick at the band exterior (MS-0102, 
MS-0103).  There are several potential causes for this, and for a definitive determination, a 
Structural Engineer should be contacted to perform a detailed analysis.  Our assumption 
is that this may be caused by either movement of the steel at the interior; solid mortar 
bedding behind the brick causing a damn in the wall cavity that has contributed to 
freezing, and causing the brick to blow out, improper installation of masonry ties causing 
the brick to begin to fail, or uneven settling of the foundation.  All of these reasons can 
lead to potential failure of the wall and bricks / CMU to fall.  This should be addressed as 
soon as feasibly possible to prevent further damage.

• The roofing is in good condition for its age, approximately 17 years.  There are 
several locations where the rubber membrane is bubbling up at the Southwest corner 
over the band and chorus rooms (MS-0117) and should be cut back and patched with a 
new piece of membrane.

• The overflow drain at the Northeast edge of the high roof is clogged and should 
be cleaned out.
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Middle School - Exterior Finish Conditions Checklist
C O M P O N E N T M A T E R I A L C O N D I T I O N N O T E S

Roofing
Black EPDM 5
Build up roof 3 20+ years old
Standing seam metal roof 5

Wall Cladding
Brick 4 minor spall
Pre-cast concrete paneling 5
Pre-cast concrete sills 4

Entrances
Hollow metal doors and frames 3 oxidized at non-protected areas
Aluminum doors and frames 4 rust on some hardware

Windows
Aluminum 3 re-caulk where dried and cracked

Soffits
Exterior drywall with parge coating 3 Re-painting/repairs required

Downspouts
Internally drained N/A

Fascias and trim
Lead coated copper 4

Driveways and Lots
Bituminous concrete 3

Walkways, sidewalks and site stairs
Concrete 2-3

Landscaping
Vegetation 4 Areas of overgrowth
Mulch beds 4
Lawns 4 some patchy spots
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Interior Conditions Assessment: 

GENERAL

The interior of Mabel B Avery is in generally good condition with some items in poor 
condition.  The main entrance is located on the lower level under a large canopy. The 
storefront at the main entrance shows signs of condensation and should have any 
deteriorated seals replaced. To the South are the band and chorus rooms.  To the West 
are the principal’s offices; beyond the offices is the gymnasium and wood shop as well as 
an addition which houses town offices.  To the North of the main entrance is a set of stairs 
that leads up to the second level which houses a majority of the classrooms.  The upper 
level is served by a secondary entrance at the East elevation, as well as egress direct to 
the exterior on the North portion of the building.  Additionally 2 egress stairs serve the West 
wing.

Nearly all of the acoustical ceilings throughout the building have staining on them 
related to roof leaks.  Many of these leaks have been repaired; however, the stained 
ceiling tiles should be replaced with new.  The areas where leaks have occurred should 
also be monitored to ensure that this is not a reoccurring issue.  The large span spaces, 
gymnasium, band and chorus rooms all show signs of cracking / damage to the CMU 
walls.  This may have been caused by several issues noted on the exterior survey and 
should be investigated in detail by a licensed Structural Engineer.  The flooring is in 
generally good condition, while the epoxy paint on the walls is in poor condition.  A 
number of the exterior windows have issues with the steel lintels and show signs of water 
damage.

ACCESSIBILITY

The interior of the building is accessible with minor ADA compliance issues.  One notable 
problem is that the interior courtyard of the building is not accessible.  A short ramp with 
landings should be installed at each entrance to the courtyard.  This ramp may be at an 
incline of 1” of rise per 20’ of run to avoid installing handrails.  Alternatively, a ramp may 
also be installed at 1” of rise per 12’ of run; the only caveat would be that handrails will 
then be required.  All of the wall hung and accessible sinks in millwork with exposed waste 
piping should have insulation at the waste piping to avoid burn injuries to wheel chair 
bound persons.  All restrooms with accessible toilet stalls should have grab bars complaint 
with CT State Building Code.  The CT State building code requires a swing up grab bar, 
many accessible bathrooms in this building do not have these installed.  Additionally, all 
single hold accessible bathrooms require a call for aid switch next to the water closet with 
a call for aid annunciator and strobe above the door at the corridor.  

OBSERVATIONS AND RECOMMENDATIONS

The building interior is varying from good to poor condition with the following notable 
issues:

• The VCT at the building expansion joint is cracked (MS-0119).  The VCT in this 
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location could be replaced with new, or a new, wider expansion joint cover could be 
installed.

• Building expansion joint has been covered up by duct tape (MS-0122).  This was 
likely installed by a teacher trying to seal up a failed joint where cold air was penetrating.  
The tape should be removed and the joint should be replaced with new.

• Many of the millwork countertops in the classrooms have begun to delaminate 
and should be repaired (MS-0130).

• A number of ceiling tiles show signs of water damage.  These tiles should be 
replaced with new and the areas above the ceiling should be monitored for additional 
leaks.  If any leaks are found they should be repaired immediately to prevent further 
damage.

• The boy’s bathroom has rust damage on the toilet partitions (MS-0139).  These 
should be replaced with either solid surface or phenolic partitions to prevent this damage 
from recurring.

• Many of the lintels over the exterior windows are sagging.  Additionally they are 
not sealed at the exterior (MS-0156, MS-0519).  This is causing water to penetrate to the 
interior of the building and creating rust stains.  These lintels should be replaced with new 
engineered lintels that are attached to steel beams in the wall cavity.  

• There are stains on the VCT flooring in several locations that need to be 
stripped and waxed.  This work was ongoing by building maintenance during the field 
investigation for this report and it is assumed that this has already been completed.

• As noted previously, the interior courtyard is not handicap accessible.  Additionally 
the land and hardscapes are in poor condition and require maintenance (MS-0176, 
MS-0189).

• The brick at the courtyard is in poor condition in many locations.  Many of 
the coursings have cracks through the bricks (MS-0180, MS-0182, MS-0185, MS-0186, 
and MS-0187), there are also signs of efflorescence.  This may be attributed to water 
penetrating the wall cavity due to a bad cap flashing at the roof edge.  It is assumed that 
this was damage caused prior to the roof replacement and has since been remedied.  
However, this issue should be closely monitored to ensure that it is not an ongoing 
condition.  Additionally, damaged brick should be replaced and damaged mortar joints 
should be repointed to prevent further freeze thaw damages from occurring.

• The door hardware and exit signage in the courtyard are not exterior grade.  The 
exposed metal surfaces are rusting and plastic parts and components are fading (MS-
0186).  These should be replaced with exterior grade hardware and devices.
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• There are locations where epoxy paint has been used over VCT and is peeling/
chipping up (MS-0194, MS-0286).  The locations should be stripped and repainted or 
replaced with a contrasting VCT.

• The finishing rooms in the wood shop are in poor condition.  These areas should be 
cleaned and repainted.  

• The exposed structure in the wood shop/finishing rooms have areas where spray 
on fireproofing has fallen off of the steel (MS-0198).  This should be patched to maintain 
the required fire rating.

• The ceiling in the girl’s locker room is in poor condition and many of the ceiling tiles 
need to be replaced.

• The gymnasium has several broken acoustical CMUs.  There are also large cracks 
in the CMU walls (MS-0210, MS-0213).  These are most likely the result in insufficient control 
joints in the masonry causing cracks to occur as the building expands and contracts.  
However, this should be reviewed by a licensed Structural Engineer.

• The lockers in the boy’s locker room have damaged slope tops (MS-0218).  These 
should be replaced as the open joints create sharp edges that pose a serious hazard.

• The ceiling tiles in the boy’s locker room are very damaged and many ceiling tiles 
require replacement.

• The entrance near the gymnasium has a walk off carpet that is held in place with 
duct tape.  This can pose a tripping hazard.  The floor slab should be saw-cut to allow for 
a flush / recessed condition at the walk off mat.

• There are several locations where CMU wraps corners as a column enclosure.  This 
creates a joint that has cracked over time.  This should be a soft joint, however, it is not a 
structural issue.  

• Many of the millwork at the classrooms has been damaged due to typical wear 
and tear (MS-0296).  A survey should be conducted by a millworker periodically and 
damaged surfaces and or hardware should be professionally repaired or replaced.
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Middle School - Interior Finish Conditions Checklist
C O M P O N E N T M A T E R I A L C O N D I T I O N N O T E S

Location Flooring
Classrooms Vinyl composition tile 4 scuffs under teachers chair
Cooridors Vinyl composition tile 4 Cracks at building joints
Bathrooms Tile 4 cracks in base
Gymnasium Wood 5
Locker rooms Vinyl composition tile 4

Tile 4
Band/Chorus Vinyl composition tile 4

Wall surfaces
Classrooms Painted CMU 4
Cooridors Painted CMU 3
Bathrooms Tile cove base 2,4

Painted CMU 3
Painted drywall 3

Gymnasium Acoustical CMU 4 Minor repairs required
Locker rooms Painted CMU 4
Band/Chorus Painted Drywall 4

Painted CMU 4
Painted acoustic CMU 4 Minor repairs required

Ceilings
Classrooms ACT 4
Cooridors ACT 4
Bathrooms ACT 3
Gymnasium Painted structure 5
Locker rooms ACT 2
Band/Chorus ACT 3

Interior Trim
General Vinyl base 4

Interior doors
General Stained wood 4

Casework
General Plastic laminate 3

Countertops
General Plastic laminate 3
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Fire Protection Conditions Assessment: 

The fire protection service is located in the custodial closet in the central office area.  
Control valves are provided for the ground level and first floor.  The system is hydraulically 
calculated wet system.  

The fire alarm system monitors flow at all risers and monitors tamper switches at valves.  

The building is provided with complete sprinkler coverage.
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Mechanical Conditions Assessment: 

HVAC for the class room is provide by rooftop packaged heat pumps with supplemental 
electric heat.  One three ton unit is dedicated to each classroom.  Each unit is monitored 
and controlled by the Johnson control system.  Unit were installed in 1998 and are 
sufficient for reuse.

Four rooftop units were installed in 2005.  Classrooms 401, 402 and 403 are served by a 
12.5 ton Lennox packaged rooftop heat pump.   Room 404 and 405 served by a 7.5 ton 
Lennox packaged rooftop heat pump.  Two 7.5 ton packaged rooftop heat pumps serve 
the central office and meeting room.  The central office has zone heating coil.  

The central office has a control problem in unoccupied times.  Electric duct coils require 
airflow to operate.  The perimeter zones cool down during unoccupied times prior.  The 
thermostat controlling the RTU is located on an interior zone, which does not start the fan 
until the interior is calling for heat.  The control system needs logic to poll each zone sensor 
and cycle the supply fan when a zone requires heat.  

Band and Chorus rooms have 7.5 ton packaged rooftop heat pumps.  

The gym has two 15 ton package rooftop heat pumps with supplemental electric heat.  
One of the unit has a problem with rain water leaking into the gym.  The school has been 
investigating where the leak originates to correct the problem.  The trap was removed 
from this unit and needs to be reinstalled.  The leak occurred prior to removal of the trap, 
the issue does not appear to be condensate carryover.

Split system air conditioning systems are used to condition the main office and nurse’s 
area, lower level storage, drama storage and faculty area, conference room, main 
lobby, custodial area and girl’s locker room.   The split systems all have roof mounted 
condensing units.

The conference room split system operates on 100% outside air with a single stage electric 
coil.  A problem exist as this space temperature is satisfied, the coil will shut off.  When 
the coil shuts off the discharge air temperature will be equal to outside air temperature.  
The problem has been addressed by cycling the fan with heating calls.  When the space 
is occupied and the space is not calling for heating or cooling, ventilation stops.  The 
electric heater should have SCR control (modulating heat output) with discharge air 
control.

The industrial art classroom and wood shop is not provided with ventilation.  The spaces 
are heated by cabinet unit heaters which recirculate air.  Outside air is required for 
occupied spaces.

The wood shop has a Donaldson Torit dust collector and two air filters.  The dust collector 
does not return air to the space.  The duct collector typically return the cleaned air to the 
space to limit exhausting heated air.
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The wood shop paint booth has an exhaust system with any make up air.  The wood 
shop should be provided with ventilation and make up air to the spray booth shall be via 
transfer from the wood shop. 

 The kitchen has two type 1 exhaust hoods with kitchen exhaust fans on the roof.  The 
make-up air for the kitchen is by a roof mounted, propane furnace make up air t.  
Propane for the make-up air is provided from at 1000 gallon underground propane tank.  
The propane tank serves the make-up air unit and the generator.  The kitchen ventilation/
exhaust system appears well maintained and suited for continued use. 
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Plumbing Conditions Assessment: 

The building has a one and one half inch water service with the water meter located in 
the mechanical room.  Water service is by Connecticut water.

Sanitary drains to an on-site septic system.

Domestic water is heated by seven electric tank style water heaters and electric instant 
water heaters.  Four of the water heaters are 119 gallon, two are 30 gallon storage tanks 
an one 15 gallon tank for the kitchen mop sink.  Two of the 119 gallon water heaters are 
dedicated to the kitchen.  The kitchen water heaters are monitored and are enabled 
and disabled by the buildings control system.  

Thermostatic mixing valves are installed at the locker room and kitchen water heaters.

Bathroom fixtures consist of water closets and urinals with manual flush valves.  Group 
lavatories with metered faucet are installed.  Single user bathrooms had similar water 
closets and wall hung lavatories.

The science classrooms have emergency eye wash / showers with tempering valve and 
sinks with ph neutralization traps.  The eyewash in room 502 was not installed.

The wood shop is provided with an emergency eye wash / showers.  The eyewash bowl in 
covered in saw dust.  This eyewash station should be fitted with a dust cover.

The locker room and PE office shower do not have correct ADA clearance at seat.
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Electrical Conditions Assessment: 

The Main Electrical system is in the basement and is a 1600A, 480/ 277V, 3 PH, 4 W 
switchboard (and distribution system) that adequately serves the building.  It was built in 
1962.   

Generator system: 

• There is an ATS/ 15kW generator that supplies power to lighting system, some 
heating and the kitchen.  

• The generator fuel is propane served from the onsite underground propane 
storage tank.

The Kitchen:  

• The cooking equipment is electrical.  The hood and all the cooking equipment 
under the hood is protected by appropriate shut-down and an ansul system.  

• All the electrical systems under the hood should also be equipped with shunt-trip 
circuit breakers (or breaker off a contactor).

Fire Alarm and Special Systems

The main fire alarm system control pane, located in the main electrical room is an EST-2 
addressable system.  Strobes are located in each classroom.  Speaker/strobes and smoke 
detectors are located in corridors.  Smoke detectors are located in storage rooms.

An area of refuge communication is provided at the stairwell by room 403.

Fire alarm strobes is not installed in the Industrial Arts classroom.

There is a fully functional speaker and clock system throughout the building.

Call for aid lens is missing at from single user ADA restrooms in room 208.

Custodial area ADA restroom does not have a call for aid. 
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Lighting Systems

The main staple in school (classroom) lighting is an 18 cell 3-tube parabolic (fluorescent) 
downlight.  The 400s and 500s rooms use a 24 cell 3-tube parabolic (fluorescent) 
downlight.  

Fluorescent lensed fixtures are used in the corridor.

Classroom lighting is two-level (1-lamp/ 2-lamp) switching.  This provides adequately for 
daylighting when necessary and diminished levels of light when multi-media sources 
are required in the teaching curriculum.  Classrooms each have a ceiling mounted 
occupancy sensor along with the wall switches.  

There are some pendant mounted fluorescent fixtures in utility spaces and the band 
room.

Site lighting is adequate, though also non-LED sourced, and is controlled by a photo-cell 
which is further controlled by a time clock (on- 5:30AM).

Emergency lighting is now powered by the generator.

Kitchen lighting is 2’ X 4’ recessed fluorescent (A12 lenses).
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Opinion of Probable Costs - Lintel Repair, Repointing and Re-caulking

Hard Costs

Total Direct Cost: $175,000

General Conditions 6% $10,500
General Administrative Overhead and Profit 5% $8,750
Insurance 1% $1,750
Performance and Payment Bond 2% $3,500
Design Contingency 5% $8,750
Escalation - Two years 12% $21,000
Owner's Contingency 10% $17,500

$246,750

Soft Costs
A&E Design Fees 8% $19,740
Materials Testing 1% $2,468
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $2,521

$27,728

Total Opinion of Probable Costs: $274,478

Soft Costs
A&E Design Fees lump sum $3,500

Total Opinion of Probable Costs: $3,500

Opinion of Probable Costs - Horizontal Crack Investigation by Structural 
Engineer

Priority #1

There were a number of areas around the building that had signs of failing lintels over 
masonry openings, areas where the masonry required re pointing and building caulk joints 
that needed to be replaced.  The costs associated with the repairs indicated includes a 
number for engineering as well as staging.  

Priority #2

It was noted in the report that there is a section of exterior masonry outside the band 
room that has a large, inconsistent crack running through it.  The brick also appears to be 
pulling off of the ties behind it.  The costs indicated are for a structural engineer to provide 
a detailed analysis of what the issues are and to provide further recommendations as to 
the repair required.
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Opinion of Probable Costs - 18 year old AHU Replacement

Hard Costs

Total Direct Cost: $220,000

General Conditions 6% $13,200
General Administrative Overhead and Profit 5% $11,000
Insurance 1% $2,200
Performance and Payment Bond 2% $4,400
Design Contingency 5% $11,000
Escalation - Two years 12% $26,400
Owner's Contingency 10% $22,000

$310,200

Soft Costs
A&E Design Fees 8% $24,816
Materials Testing 1% $3,102
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $3,092

$34,010

Total Opinion of Probable Costs: $344,210

Priority #3

Replacement of classroom rooftop units installed in 1998 shall consist of direct 
replacement of existing units using an adapter curb.  Total of 31 three ton units and two 
15 ton units to be replaced.  Existing ductwork distribution, controls and electrical circuits 
to units to be reused.   Provide one new rooftop unit for the industrial arts classroom.  
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Opinion of Probable Costs - Tech Ed Ventilation and Dust Collection

Hard Costs

Total Direct Cost: $15,000

General Conditions 6% $900
General Administrative Overhead and Profit 5% $750
Insurance 1% $150
Performance and Payment Bond 2% $300
Design Contingency 5% $750
Escalation - Two years 12% $1,800
Owner's Contingency 10% $1,500

$21,150

Soft Costs
A&E Design Fees 8% $1,692
Materials Testing 1% $212
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $490

$5,394

Total Opinion of Probable Costs: $26,544

Priority #4

Provide new dust collection system for wood shop at jig saws and band saw at exterior 
wall.  New system will supplement the existing installed system.
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MS-0006

MS-0008

MS-0009

MS-0010

MS-0011

MS-0013

MS-0018

MS-0019

MS-0025

MS-0031, 0032, 

MS-0027

MS-0033

MS-0034
MS-0037MS-0039

MS-0042

MS-0046, 0047

MS-0048

MS-0049

MS-0050

MS-0051

MS-0053
MS-0059

MS-0065
MS-0066

MS-0071

MS-0072

MS-0077

MS-0083

MS-0085

MS-0087

MS-0089

MS-0090

MS-0091

MS-0092
MS-0093 MS-0095

MS-0099

MS-0100

MS-0102, 0103
MS-0104

MS-0108

MS-0113

MS-0116

MS-0117

Exterior and Roof 
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MS-0180, 0182
MS-0192

MS-0194

MS-0196

MS-0198, 0199, 

MS-0201

MS-0205

MS-0210

MS-0213

MS-0218

MS-0220

MS-0225

MS-0227

MS-0231
MS-0236

MS-0237
MS-0241

MS-243

Lower Level
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MS-0119

MS-0122

MS-0123

MS-0127

MS-0129, 0130

MS-0134

MS-0135

MS-0137

MS-0139
MS-0141

MS-0147, 0148

MS-0151

MS-0156

MS-0159

MS-0162

MS-0164

MS-0166

MS-0176

MS-0178

MS-0180, 0182

MS-0184

MS-0185

MS-0186
MS-0187, 0189

MS-0191

MS-0245
MS-0247, 0248 MS-0252

MS-0250 MS-0254

MS-0255

MS-0259

MS-0262

MS-0267

MS-0275

MS-0279

MS-0284

MS-0286

MS-0287

MS-0289

MS-0291

MS-0293

MS-0295

MS-0296

Upper Level
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MS-0009

MS-0010

MS-0011
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MS-0013

MS-0018

MS-0019
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MS-0025

MS-0027

MS-0031
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MS-0032

MS-0033

MS-0034



442

M
abelle B. A

very M
id

d
le School

MS-0037

MS-0039

MS-0042
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MS-0046

MS-0047

MS-0048
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MS-0049

MS-0050

MS-0051
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MS-0053

MS-0059

MS-0065
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MS-0066

MS-0071

MS-0072
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MS-0077

MS-0083

MS-0085
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MS-0087

MS-0089

MS-0090
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MS-0092

MS-0093
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MS-0095

MS-0099

MS-0100
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MS-0108

MS-0113

MS-0116



453

M
abelle B. A

very M
id

d
le School

MS-0117
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MS-0122
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MS-0123

MS-0127

MS-0129
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MS-0137
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MS-0141
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MS-0162
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MS-0166
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MS-0182



461

M
abelle B. A

very M
id

d
le School

MS-0184

MS-0185

MS-0186



462

M
abelle B. A

very M
id

d
le School

MS-0187

MS-0189

MS-0191



463

M
abelle B. A

very M
id

d
le School

MS-0192

MS-0194

MS-0196



464

M
abelle B. A

very M
id

d
le School

MS-0198

MS-0199
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MS-0247
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MS-0252
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MS-0259
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Exterior Conditions Assessment: 

GENERAL INFORMATION

The Somers High School, constructed in 1992 with a subsequent addition, is an 119,000 
square foot facility located at 5 Vision Boulevard.  It is a steel framed, fully sprinkled, non-
combustible structure. The exterior cladding is brick with contrasting brick accents. Soffits 
are of EIFS and fascias are painted metal. Painted metal downspouts are connected to 
the on-site storm water system. The windows are aluminum double hung with insulated 
glass on the addition and steel sash with insulated glass on the original building.  The 
entrances are a combination of painted hollow metal doors and frames and painted 
aluminum doors and frames. The roof is asphalt shingle with mostly lead coated copper 
flashing and was reportedly replaced in 2015. 

The building envelope is generally in good condition with isolated components requiring 
maintenance. The EIFS soffits are stained, and in some locations have sustained water 
damage as a result of prior roof leaks and ice dams. Some of the hollow metal doors and 
frames have oxidized, and in locations that are particularly exposed to the elements the 
frames are rusting. The paint on steel lintels is also peeling and some rust is evident.  The 
floor to ceiling glass in the cafeteria has also reportedly been the source of some water 
infiltration into the building.

The bituminous paved areas surrounding the building have current open cracks and 
evidence of previously repaired cracks. The drive at the north end of the building appears 
to be in better condition. At this time there are only isolated areas of crumbling. The 
concrete sidewalks show modest staining and some chipping at joints and pavers have 
some minor frost heaving. Where the landscaping is simple, it is in well maintained with 
only some patchiness due to the high heat and low rainfall this summer.  There are two 
areas which were apparently landscaped as a part of teacher/student initiatives where 
the complex landscaping elements have exceeded the maintenance capacity. In the 
courtyard and at the north end of the building are garden areas that are overgrown with 
weeds.

ACCESSIBILITY

The parking lot and the site access to the building provide the required accessible 
elements and pathways. 

OBSERVATIONS AND RECOMMENDATIONS

The building exterior is generally in good condition with the following notable issues:

• The hollow metal doors and frames at the building exterior have oxidized paint 
and in some cases such as at the west entry to the gymnasium hall have begun to rust 
through. All rusted areas should be sanded or cut out and the frames patched/repaired. 
Repairs should be re-primed and all exterior doors and frames should get re-painted. (see 
HS-E-0004, HS-E-0034, HS-E-0045) 
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• The EIFS soffits are stained or water damaged in numerous locations. The damage 
reportedly pre-dates the roof replacement, but in some areas the damage is extensive. 
The EIFS should be restored on the facility. In areas where damage is minor or limited to 
staining, it may be possible to refinish the topping coat. In areas where damage is more 
extensive, the soffit should be removed and any damage to framing or substrate repaired 
prior to reapplying an EIFs finish. (see HS-E-0010, HS-E-0038, HS-E-0039, HS-E-0049) Note: The 
building has built in gutters which must be maintained in order to prevent soffit damage. 
This is especially true when ice dams are frequent. The gutters and soffits should be 
periodically inspected to be sure that the gutter lining and drainage is operational.

• Along the back of the gymnasium are several locations where the brick piers do 
not align with the concrete footing below. At this time there is no evidence of cracking at 
these locations, and it is likely that the brick has corbelled the loads over to the footing. 
However the lower unsupported bricks may be subject to breakage which could allow 
moisture infiltration into the cavity and further damage in the future. These locations 
should be continuously monitored and any damage should be repaired. (see HS-E-0053)

• At the cafeteria where the windows extend floor to ceiling there were reports of 
water infiltration at the floor level. The Concrete sidewalk that wraps around the cafeteria 
appears to be at the same elevation as the finish floor. The result is that the caulk joint at 
the base of the window frame is the only protection against water infiltration. Eventually 
all caulk joints dry out and crack and must be replaced. This condition is also illustrated 
at the piers between the glass, where the failed perimeter caulk at the sidewalk has 
revealed that the cavity wall weeps are below the top of the sidewalk slab. In order to 
achieve longer lasting protection from water infiltration the sidewalk should be removed 
and regraded such that a new sidewalk may be placed 4-6” lower than the finish floor 
elevation. (see HS-E-0040, HS-I-0155)

• Some areas of the landscape, north of the building and in the courtyard, have 
been developed into “gardens” through teacher/student initiatives. Unfortunately the 
complex plantings and pathways have exceeded the capacity for maintenance. These 
areas should be restored to lawns and simple planting beds for ease of maintenance, 
unless some volunteer group can be found to assume the maintenance responsibility. 
(see  HS-E-0020)
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High School - Exterior Finish Conditions Checklist
C O M P O N E N T M A T E R I A L C O N D I T I O N N O T E S

Roofing
Black EPDM 5
Asphalt Shingles 4,2 some flashing require repair
Standing seam metal roof 5

Wall Cladding
Brick 5

Entrances
Hollow metal doors and frames 3 oxidized/rust at non-protected areas
Aluminum doors and frames 4 rust on some hardware

Windows
Aluminum 3 re-caulk where dried and cracked
Steel sash 3 rust on lintels / leaks at cafeteria

Soffits
EFIS 2,4 water damage & staining

Downspouts
painted metal 5

Fascias and trim
Lead coated copper 4 recently replaced

Driveways and Lots
Bituminous concrete 3

Walkways, sidewalks
Concrete 3

Landscaping
Vegetation 4,2 Areas of overgrowth
Mulch beds 4
Lawns 4 some patchy spots
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Interior Conditions Assessment: 

GENERAL

The building has a two story classroom wing extending from the main entry north. Each 
floor has a looping corridor with exterior classrooms on the east and west faces and a 
mix of interior classrooms, administrative and guidance offices, media center, shops and 
a courtyard in the core. Along the ease west running entrance corridor to the south are 
major spaces like the gymnasium, auditorium, art and band spaces. At the end of this 
corridor to the east is a one story wing housing food services.

Overall the building is in good condition with the typical wear on finishes associated 
with this use. A notable exception is the condition of the casework. The countertops 
are currently under a replacement program, however many of the drawers, cabinet 
doors, HC sink valances are in disrepair. The art and science casework in particular are in 
need of repairs. The corridor ceiling tiles are also showing abuse, while classroom ceiling 
tiles have some water damage and some damage from teacher displays. The flooring 
throughout the facility is in good condition with isolated areas of concern i.e. at building 
joints and in the cafeteria. Window blinds throughout are missing parts or are no longer 
functional.

ACCESSIBILITY

In general the building offers good accessible pathways. However, there are a variety 
of accessible details that are missing or incorrect. There are locations where valances 
or pipe insulation is missing in the knee space under sinks. The fitness area lockers do not 
have an accessible locking mechanism. The instructor shower and restroom facilities in 
the fitness areas are not accessible. The sink in the concession room is not accessible. In 
the auditorium, the rails at the ramps do not have the required 1’-0” extensions at the 
top and bottom of the runs, and one of the rails is not properly secured. The art rooms 
do not have accessible sinks. Swing up grab bars and call for aid devices are missing in 
designated accessible restrooms.
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OBSERVATIONS AND RECOMMENDATIONS

The building interior is generally in good to fair condition with the following notable issues:

• The lobby soffits are water stained. This damage reportedly occurred prior to 
the roof replacement. Damaged drywall should be replaced and a stain killing primer 
applied prior to repainting. (see HS-0002)

• The floor tile is cracked at the removable mullion at the main entry and the joint 
between the tile and the threshold is accumulating debris. The tile should be replaced 
with attention to making sure the receiver of the mullion is properly secured. (see HS-0006)

• One of the wood gymnasium doors is delaminating and several screws are missing 
at the kick-plates. A panic device enclosure is also loose. The damaged door should be 
replaced and all door hardware should be inspected and all covers and screws secured 
or replaced. (see HS-0007, HS-0008)

• The door sweep at the exterior gymnasium hallway door is missing. All exterior door 
sweeps should be inspected and replaced as required. (see HS-0014)

• The epoxy paint at the locker room floors is wearing. A new coat of epoxy floor 
paint should be applied throughout. (see HS-0019)

• The ceiling in the Boys’ Locker Shower is water stained. A stain killing primer should 
be applied and the ceiling should be re-painted. (see HS-0027)

• The finish on toilet partitions in the Boys’ Locker room is failing. The toilet partitions 
should be sanded down and electrostatically re-painted or they should be replaced.

• The handicap shower in the Boy’s Locker Room is missing the hand held shower 
spray unit. The hand held unit should be replaced. (see HS-0023)

• The ceiling in the Boys’ Locker is low and has been subject to abuse. Tiles are 
damaged, but also the emergency lighting fixtures are damaged. The emergency light 
fixtures should be replaced. (see HS-0027)

• The ice machine and area surrounding it in the Trainers’ Room is unsanitary and 
it appears that the floor is often wet from leaks or spilled ice. The epoxy wall and floors 
should be repainted, the ice machine should be sanitized and perforated rubber flooring 
should be placed to prevent slips. (see HS-0033)

• The cabinetry in the Trainers’ Room is in disrepair and the sink does not have 
insulation on the pipes within the knee space.  Insulation should be installed at all 
accessible sinks. Cabinetry should be repaired.(see HS-0034)

• The moving partition soffit has minor damage including drywall cracks and loose 
corner beads. The partition itself was reportedly repaired recently. The drywall damage 
should be repaired and re-painted. (see HS-0039)
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• The acoustic block in the gymnasium has numerous locations where impacts have 
chipped the acoustic slots. This is unsightly, but it is unlikely that any repair would be cost 
effective. (see  HS-0043)

• The insulation is loose around one of the roof drain penetrations in the gymnasium. 
The insulation should be re-secured. (see HS-0050)

• The folding bleachers in the gymnasium have several damaged or loose riser 
panels and reportedly do not operate properly. The bleachers should be repaired or 
replaced. (see HS-0045)

• The counter in the Girls’ Locker Room is delaminating. The countertop should be 
replaced. (see HS-0060)

• The toilet stalls in both Boy’s and Girls’ Locker rooms are missing swing-up grab 
bars. The Coaches Restrooms and showers are inaccessible. All of the HC stalls should be 
inspected for compliance. Many are missing the swing-up grab bars. Many are missing 
the required pipe insulation at the knee space of lavatories. Some are missing call for 
aids where they are required, and some like the coaches restrooms fail to provide proper 
clearances and what provisions are made are not in compliance.  (see HS-0064)

• The epoxy floor paint in the Equipment Storage Room and in the PE Storage is 
worn. The floors in this area should be re-painted with epoxy floor paint. 

• The sink in the concession room is not accessible. The base cabinet should be 
modified to provide the proper counter height and knee clearance.  The countertops are 
delaminating. The faucet handle should be replaced to meet the proper clearance from 
the counter edge. Countertops should be replaced. (see HS-0074)

• The ceiling tile and drywall soffit around the rolling counter shutters at the 
Concession room are damaged. Damaged tile should be replaced and the drywall soffit 
repaired and repainted. (see HS-0076)

• The Storage Room to the east of the Auditorium entrance has very low headroom. 
A tactile warning should be added to the exterior door handle.

• There are several locations in the Auditorium where the carpet has bubbles or 
ripples that may present a tripping hazard. There are also several locations where the 
vinyl base is not adhered properly to the wall. In at least one location it has been taped in 
place. The carpet and the vinyl base should be re-adhered as required.  (see HS-0091)

• The paint on the exterior door at the rear of the stage and to the Backstage 
Storage Room has been scratched and chipped. The door should be sanded and 
repainted. (see HS-0093)

• The casework throughout the facility s in disrepair. Doors are loose, drawers do 
not operate and the finish has been stained by art supplies. None of the sinks in the art 
classrooms provide the knee clearance for handicapped use. The cabinetry should be 
repaired and modified to provide accessible clearances. It may be worthwhile to set 
up an annual fund for the repair of casework such that over time all cabinetry issues 
are repaired and maintained in good operational condition. The users should also be 
reminded to promptly clean up spills to maintain appearances. (see HS-0102, HS-0106, 
HS-0120, HS-0178, HS-0213)
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• The soffit at the windows and several ceiling tiles are water-stained. The tiles should 
be replaced and the soffits re-painted. (see HS-0107)

• The fume hood in the art room does not appear to be operational as it does not 
provide sufficient draw to evacuate fumes. This unit should be repaired or replaced. (see 
HS-0115)

• The plastic laminate countertops throughout the school are delaminating. 
Maintenance staff is currently engaged in replacing the damaged countertops. (see 
HS-0202)

• The window shades throughout the facility are missing parts or are not operational 
and should be replaced. 

• There are several areas of floor damage throughout the food service areas. This 
may be the result of reportedly leaks through the cafeteria windows or just form the high 
traffic. The VCT flooring in this area should be replaced. (see HS-0128,HS-0139, HS-0149, 
HS-0162, HS-0168, HS0170)

• The door frames at the restrooms in the food service area are rusting at the base. 
Rust damage should be removed and the frames repaired and repainted. (see HS-0139)

• Soffits and ceiling tiles throughout the food service area are water damaged. 
It is reported that damage predates the roof replacement. The stained tiles should be 
replaced and soffits should be repaired and repainted. (see HS-0158, HS-0162)

• The flush valve at the restroom in the Nurses area is too high and should be 
modified to provide the proper clearance. (see HS-0192)

• A masonry wall was cut back to provide a low wall with a plastic laminate 
countertop in Classroom 138. The rough edge of the block is visible under the cap. And 
additional trim or apron should be installed. (See HS-0215)

• In the egress stair adjacent to the industrial arts shops is a condition where the 
rated stair enclosure does not extend to the exterior. Instead a glass panel is installed 
to the adjacent classroom. This does not properly maintain the required stair rating in 
compliance with code. The window/wall system should be modified such that the rating is 
maintained all the way to the exterior. (see HS-0221)

• The epoxy painted floors within the industrial arts shops are scratched and worn. 
The floors in this area should be repainted with an epoxy floor paint. (see HS-0223)
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• There are individual ceiling tiles or patches of ceiling tiles throughout the facility 
that are water-stained. The damage reportedly occurred prior to the roof replacement. 
In addition many ceiling tiles in the corridors have surface damage resulting from 
normal abuse.  An annual budget should be established to purchase and replace a 
predetermined quantity of ceiling tiles. In this manner unsightly individual tiles can be 
replaced and perhaps sections of corridors can be replaced on a continual basis. Some 
classroom ceiling tiles have been damaged by teacher displays. Some have been 
painted and some have been damaged when hooks (often times paper clips) are 
attached to the grid to hang materials. The school should examine the policy regarding 
displays. The addition of tack strips or picture molding could be a compromise to 
facilitating displays while minimizing finish damage.

• The millwork in the shop areas is damaged (HS-0228, HS-0233).  These should be 
replaced as they become damaged beyond repair, and hardware should be replaced 
with heavy duty pulls, hinges and glides.

• The door pulls at the bathrooms adjacent to the North corridor are at 48” to the 
bottom of the pull (HS-0249).  These are not ADA compliant and should be lowered.

• The threshold at the North exit has deteriorated and should be replaced.  
Additionally the steel removable mullion is rusted and should also be replaced (HS-0251).

• The doors leading out of the office area to the monumental stairs that open to 
the main lobby impede the top extension of the handrail (HS-0291).  This is a result of the 
door being larger than 36” inches.  While these stairs are not an egress component, it may 
pose a hazard to a person trying to grasp the top handrail extension and being impeded 
by the door.  A potential solution would be to replace the existing doors with 36” leafs 
and add a central lite between them.

• Some of the CMU at the exterior is cracked.  This is not a structural issue, but the 
cracked block fail, resulting in an open joint to the exterior (HS-0307).

• The South Central stair leading out of the Wrestling Room has exposed ductwork 
and a CMU seismic brace that is missing an anchor nut (HS-0308, HS-0310).  The nut should 
be replaced.

• Several areas at the second floor have sections of VCT that have separated 
joints (HS-0330).  This is likely a result of the floor finish being installed before the slab had 
reached an appropriate moisture level.  This is merely cosmetic at this point, but the tile 
could be replaced to reduce the joint appearance. 

• The media center is in generally good condition.  Some ceiling tiles are out of 
place or missing in some of the peripheral rooms and there are some stains on the ceilings 
(HS-0335, HS-0343).

• The East central egress stair has a gap between the wall and the return of the 
guardrail.  This space should be a maximum of 4” to meet code (HS-0348). 
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High School - Interior Finish Conditions Checklist
C O M P O N E N T M A T E R I A L C O N D I T I O N N O T E S

Location Flooring
Classrooms Vinyl composition tile 4 scuffs under teachers chair
Cooridors Quarry Tile 5

Vinyl composition tile 4 Cracks at building joints
Bathrooms Tile 4 cracks in base
Gymnasium Wood 5
Locker rooms Vinyl composition tile 4

Tile 4
Offices Carpet 4
Media Center Carpet 4
Auditorium Carpet 3
Band/Chorus Vinyl composition tile 4

Wall surfaces
Classrooms Painted CMU 4
Cooridors Painted CMU 4
Bathrooms Tile cove base 4

Painted CMU 4
Gymnasium Acoustical CMU 4 Minor repairs required
Locker rooms Painted CMU 4
Band/Chorus Painted Drywall 4

Painted CMU 5
Painted acoustic CMU 4 Minor repairs required

Auditorium Painted Drtywall 4
Media Center Painted Drywall 4

Ceilings
Classrooms ACT 3 Water stains 
Cooridors ACT 3 Damage from abuse
Bathrooms ACT 3
Gymnasium Painted structure 5
Locker rooms ACT 2
Auditorium ACT 3 Damage in support spaces

Painted drywall 4
Band/Chorus ACT 3
Media Center ACT 5

Painted Drywall 5
Offices ACT 4

Blinds
Classrooms Louver blinds 1

Interior Trim
General Vinyl base 4

Interior doors
General Stained wood 4

Casework
General Plastic laminate 2 Most hardware is failing or failed

Countertops
General Plastic laminate 2,4 Deteriorated, but being replaced
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Fire Protection Conditions Assessment: 

The school has two fire protections servers.  The first is in the custodian room and has three 
risers the serve most of the building.  The system is hydraulically calculated wet system 
with two risers.  

The fire alarm system monitors flow at all risers and monitors tamper switches at valves.  

The building is provided with complete sprinkler coverage.
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Mechanical Conditions Assessment: 

Building heating is provided by two cast iron boilers.  Each boiler has a heating output of 
2,867 MBH.  The boiler are 25 years old and are approaching the end of their service life.

Fuel for the boilers is stored in a 20,000 gallon underground fiberglass tank.  The tank has 
Gilbarco tank monitoring system and high fill alarm.  Fuel is transferred by a duplex transfer 
pump set.  The tank was installed in 1992 and is due for replacement after 30 years.  

Hot water is circulated by two pumps.  The pumps are operated in a lead-lag 
configuration.  The hydronic system consist of fin tube radiation, duct mounted heating 
coils, unit heaters, cabinet unit heaters and heating and heat recovery ventilating air 
handling units.

The building has a glycol heat exchanger and pumps.  This system has been abandoned.

The classroom are heated by perimeter radiation.  Ventilation is provide by air handling 
units in the original building and two heat recover ventilation units are used to provide 
ventilation to the class rooms of the building addition.  

Eleven air handling units provide ventilation to the school.  The air side mechanical 
equipment is installed within three mechanical rooms. Six of the eleven air handling units 
also provide air conditioning.  The air handling unit and condensing units were installed in 
1992.  The air handling units and condensing unit are approaching the end of their service 
life and shall be scheduled for replacement in the near future.

The energy recovery ventilators are in good condition.

Second floor classroom within the building addition are air conditioned with window air 
conditioning units.  

The guidance office is conditioned by 1.5 ton ductless air condition system.

The building has pneumatic controls and Johnson control system in the building addition.  
The school in in the process of upgrading the Johnson system head end with an Alerton 
system. 
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Plumbing Conditions Assessment: 

The building has a two inch water service with the water meter located in the mechanical 
room.  Water service is by Connecticut water.

Sanitary drains to an onsite septic system.

Domestic water is heated by two oil fired water heaters.  Each water heater has a storage 
capacity of 750 gallons.  Three thermostic mixing valves are installed.  110 degree water 
is provide for general plumbing fixtures.  125 degree water is provided for kitchen sinks 
and 140 degree water is provided for the dishwasher.  Three circulating pump with 
thermostatic control circulate water at each temperature.  The water heaters have am 
manufactured date of 1993.  The equipment is approaching the end of it life and shall be 
scheduled for replacement.

The main bathroom groups’ fixtures have manual flush valves at water closet and urinals.  
Group sensor operated lavatories are installed.  Single user restrooms contain water 
closets with wall hung lavatories.  Knee protection insulation was missing from some wall 
hung lavatories.  Plumbing fixtures are suitable for reuse.  

Science class room have emergency shower/eyewash fixtures.  The fixtures do have 
mixing valve to provide tempered water.

The art room sinks do have plaster traps.

The area of flat roofs have roof drains with internal drain piping.  Some emergency 
overflow roof drains exist.  Additional emergency roof drains are required, the emergency 
overflow drains are required to have equal capacity as the primary drainage system.

The sloped roof areas are drained by gutter and down spout.



495

High School

PluMbiNg NArrAtive



496

High School

Electrical Conditions Assessment: 

Power Systems

The Main Electrical system is in the basement and is a 1600A, 480/ 277V, 3 PH, 4 W 
switchboard (and distribution system) that adequately serves the building.  It was built in 
1992.   

Generator system (installed in 2006): 

• There is a double ATS/ 400 kW generator that supplies power to lighting system, 
some heating and the kitchen.  It also allows load shedding of these systems.  The school 
is being used by the town as a “shelter” during adverse conditions.

• It is also used, in cooperation with Eversource, as a “Demand Response” site 
whereby peak shaving of electrical loads can be called in by the utility in an over-stressed 
load situation.

The Kitchen:  

• While most cooking equipment is propane, the electrical systems are 
complimentary.  The hood and all the cooking equipment under the hood is protected 
by appropriate solenoid shut-down and an ansul system.  While older this system is quite 
adequate to protect life and building.

• All the electrical systems under the hood should also be equipped with shunt-trip 
circuit breakers (or breaker off a contactor).

Fire Alarm and Special Systems

The main fire alarm system control panel in the office is an outmoded EST analogue 
system.  This engineer was notified that some time ago the school system intended to 
replace this with a digital system, but costs were too great.  The 1985-installed system 
controls not only the fire alarm, but the voice evacuation system.  This engineer was 
informed that a couple of years ago new fire alarm systems were intended for all the 
schools, but cost was prohibitive.

There is a fully functional speaker and clock system throughout the building.

There are some inadequacies in the system (spacing and actual indication devices).  
Also, there were no strobes in the individual classrooms (as modern systems have).  There 
are also no strobes in bathrooms.  Call for aid is missing from single user ADA restrooms. 

There is not smoke detector controlled elevator recall at this time. 

The IT system is on the second floor and is backed by the generator.  

Lighting Systems

The main staple in school (classroom) lighting is an 18 cell 3-tube parabolic (fluorescent) 
downlight.  This is supplemented by the 9 cell 2-tube parabolic (u-tube) fluorescent 
downlight.  There is a compliment of downlights (both HID and fluorescent) that illuminate 
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both the inside and outside of the building proper.  It was mentioned to this engineer that 
the school system as a whole is changing the lamping to LED as appropriate.  

Classroom lighting is two-level (1-lamp/ 2-lamp) switching.  This provides adequately for 
daylighting when necessary and diminished levels of light when multi-media sources are 
required in the teaching curriculum.

There are some pendant mounted fluorescent fixtures in utility spaces and the band 
room, behind the theatre stage and other places.

The theater has a fully functional stage dimming system that is present “out for repair”.  
Relays in the dimming rack are failing regularly.  

The auditorium itself needs some upgrading; such as low-level exit signage.

Site lighting is adequate, though also non-LED sourced, and is controlled by a photo-cell 
which is further controlled by a time clock (on- 5:30AM).

Emergency lighting was formerly powered by inverters, but is now powered by the 
generator.

Kitchen lighting is 2’ X 4’ recessed fluorescent (A12 lenses).

Security Systems

The school has only limited security in the form of various cameras stationed around the 
school. This system is controlled by the Resource Manager in the front Office.  All school 
secretaries have access to this camera feed and soon (according to interior sources) the 
vice principals of all schools.
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Opinion of Probable Costs - EIFS Repair

Hard Costs

Total Direct Cost: $113,450

General Conditions 6% $6,807
General Administrative Overhead and Profit 5% $5,673
Insurance 1% $1,135
Performance and Payment Bond 2% $2,269
Design Contingency 5% $5,673
Escalation - Two years 12% $13,614
Owner's Contingency 10% $11,345

$159,965

Soft Costs
A&E Design Fees 8% $12,797
Materials Testing 1% $1,600
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $1,740

$19,136

Total Opinion of Probable Costs: $179,101

Priority #1

Costs associated with damages to the building soffits that were damaged prior to the 
roof replacement.
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Opinion of Probable Costs - Fire Alarm Upgrade

Hard Costs

Total Direct Cost: $70,000

General Conditions 6% $4,200
General Administrative Overhead and Profit 5% $3,500
Insurance 1% $700
Performance and Payment Bond 2% $1,400
Design Contingency 5% $3,500
Escalation - Two years 12% $8,400
Owner's Contingency 10% $7,000

$98,700

Soft Costs
A&E Design Fees 8% $7,896
Materials Testing 1% $987
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $1,188

$13,071

Total Opinion of Probable Costs: $111,771

Priority #2

Replace building fire alarm system with a new addressable fire alarm system.  Existing 
devices to be reused where possible.
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Opinion of Probable Costs - HVAC Equipment Replacement

Hard Costs

Total Direct Cost: $150,000

General Conditions 6% $9,000
General Administrative Overhead and Profit 5% $7,500
Insurance 1% $1,500
Performance and Payment Bond 2% $3,000
Design Contingency 5% $7,500
Escalation - Two years 12% $18,000
Owner's Contingency 10% $15,000

$211,500

Soft Costs
A&E Design Fees 8% $16,920
Materials Testing 1% $2,115
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $2,204

$24,239

Total Opinion of Probable Costs: $235,739

Priority #3

Replace existing boilers with two, oil fired cast iron boilers with a capacity of 2,867 MBH 
each.  Replace near boiler piping and controls.  The hydronic distribution and pumping 
will be reused.  The oil supply piping will be reused.
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Opinion of Probable Costs - Air Conditioning

Hard Costs

Total Direct Cost: $400,000

General Conditions 6% $24,000
General Administrative Overhead and Profit 5% $20,000
Insurance 1% $4,000
Performance and Payment Bond 2% $8,000
Design Contingency 5% $20,000
Escalation - Two years 12% $48,000
Owner's Contingency 10% $40,000

$564,000

Soft Costs
A&E Design Fees 8% $45,120
Materials Testing 1% $5,640
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $5,376

$59,136

Total Opinion of Probable Costs: $623,136

Priority #2

The areas of the High School currently shall be air conditioned by replacing five heating 
and ventilating air handling units with HVAC air handling units with remote mounted 
condensing unit.  

The existing energy recovery ventilation units and perimeter radiation shall remain in 
use.  Air conditioning in these areas will be provided with split systems will provide air 
conditioning in these areas.

The six air handling units with air conditioning shall remain.
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Opinion of Probable Costs - 1/4 Mile Track Replacement

Hard Costs

Sedimentation Control $50,000
Remove and Replace track surface $350,000
Total Direct Cost: $400,000

General Conditions 6% $24,000
General Administrative Overhead and Profit 5% $20,000
Insurance 1% $4,000
Performance and Payment Bond 2% $8,000
Design Contingency 5% $20,000
Escalation - Two years 12% $48,000
Owner's Contingency 10% $40,000

$564,000

Soft Costs
A&E Design Fees 7% $39,480
Materials Testing 1.50% $8,460
Bidding Expenses lump sum $3,000
Soft Cost Contingency 10% $5,094

$56,034

Total Opinion of Probable Costs: $620,034

Priority #3

Costs associated with the removal of the existing track and the installation of a new 1/4 
mile track.



503

High School



504

High School



505

High School

HS-E-0002HS-E-0002

HS-E-0004

HS-E-0010
HS-E-0011

HS-E-0017

HS-E-0020

HS-E-0032

HS-E-0034

HS-E-0035

HS-E-0038

HS-E-0039, 40

HS-E-0045

HS-E-0050HS-E-0053

HS-E-0060

HS-E-0064

HS-E-0067

Exterior and Roof 



506

High School

HS-0002HS-0006
HS-0007, 0008

HS-0014

HS-0019

HS-0020, 0023

HS-0027

HS-0033

HS-0034

HS-0038

HS-0043

HS-0045
HS-0050

HS-0057

HS-0060

HS-0064

HS-0074, 0076

HS-0081

HS-0082

HS-0091

HS-0093

HS-0102
HS-0106 HS-0107

HS-0115

HS-0119

HS-0120

HS-0128

HS-0139

HS-0149

HS-0160

HS-0158

HS-0162

HS-0168

HS-0170

HS-0178

HS-0192

HS-0202

HS-0213, 0215

HS-0221

HS-0223

HS-0225
HS-0227

HS-0228

HS-0230

HS-0233

HS-0235

HS-0242

HS-0249

HS-0251

Ground Floor



507

High School

HS-0291

HS-0308, 0310

HS-0330
HS-0334

HS-0335

HS-0338

HS-0343

HS-0348

HS-0357

HS-0358

HS-0363

HS-0372

HS-0377, 0378

HS-0384, 0385
HS-0387, 0388

HS-0391

Second Floor



508

High School



509

High School

HS-E-0002

HS-E-0004

HS-E-0010



510

High School

HS-E-0011

HS-E-0017

HS-E-0020



511

High School

HS-E-0034

HS-E-0032

HS-E-0035



512

High School

HS-E-0038

HS-E-0039

HS-E-0040



513

High School

HS-E-0045

HS-E-0049

HS-E-0053



514

High School

HS-E-0060

HS-E-0064

HS-E-0067



515

High School

HS-0002

HS-0006

HS-0007



516

High School

HS-0008

HS-0014

HS-0019



517

High School

HS-0020

HS-0023

HS-0027



518

High School

HS-0033

HS-0034

HS-0038



519

High School

HS-0043

HS-0045

HS-0050



520

High School

HS-0057

HS-0060

HS-0064



521

High School

HS-0074

HS-0076

HS-0081



522

High School

HS-0082

HS-0091

HS-0093



523

High School

HS-0102

HS-0106

HS-0107



524

High School

HS-0115

HS-0119

HS-0120



525

High School

HS-0128

HS-0139

HS-0149



526

High School

HS-0160

HS-0158

HS-0162



527

High School

HS-0168

HS-0170

HS-0178



528

High School

HS-0192

HS-0202

HS-0213



529

High School

HS-0215

HS-0221

HS-0223



530

High School

HS-0225

HS-0227

HS-0228



531

High School

HS-0230

HS-0233

HS-0235



532

High School

HS-0242

HS-0249

HS-0251



533

High School

HS-0291

HS-0307

HS-0308



534

High School

HS-0310

HS-0330

HS-0334



535

High School

HS-0335

HS-0338

HS-0343



536

High School

HS-0348

HS-0357

HS-0358



537

High School

HS-0363

HS-0372

HS-0377



538

High School

HS-0378

HS-0384

HS-0385



539

High School

HS-0387

HS-0388

HS-0391



540

High School



541

High School



542

A
ppend

ix

 

 
  

SOMER ELEMENTARY 
SCHOOL 

PREPARED BY:  

MICHAEL BOUDREAU 
TREMCO ROOFING & BUILDING MAINTENANCE 

CONNECTICUT ROOFING DIVISION   

EXHIBIT A



543

A
ppend

ix

 
 

1 
 

Tremco Roofing and Building Maintenance 

 

 

July 26, 2016 
 
 
Jim McFeat 
Director of Facilities 
Somers Public Schools 
1 Visons BLVD 
Somers, CT 06071 
 
Thank you for allowing us to inspect the roofs at Somers Elementary School. This report and the attached drawings, 
photo logs, suggestions, and budget estimates detail our findings. 
 
Overview: 
 
The total area of all roofs at the Somers Elementary School is approximately 101,000 square feet and 23 roofing levels.  
The roofs are all comprised of EPDM with some older sections surfaces have a failing acrylic coating.  These coated 
areas make up a total of 49,650 square feet (all roofs with solar systems labeled A, B, D, E, J, K below).   
 
Upon visual inspections of the roofing areas, the roofs are reporting in fair to good condition at this time.  We have 
identified the roof coating is delaminating, there are ponding condition occurring at all scuppers, and there are multiple 
areas of seam failure which can all be corrected and maintained.  
 
Recommendations: 

1) Perform general roof preventive maintenance to all roofing levels and stop further failure of the identified 
defects. 

2) Perform a cleanup of all ponding water scupper areas free of debris to promote water flow. 
3) Repair the ponding water depressions at the scupper details by either lowering scupper systems or building up 

the failing areas with compatible materials.   
4) Perform further investigation of the existing coated roofing systems through Nuclear Scan Technology. 
5) Consider restoring the roofing systems with an established 20 year new roof warranty compared to considering 

the high cost of roof replacement. 
 

Thank you again for the opportunity to serve you and the Somers School district.  
Respectfully yours, 
 
 
Michael Boudreau 
Tremco Field Advisor 
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Tremco Roofing and Building Maintenance 

 

 

 

 

 

Nuclear Scan Services: 

The nuclear scan survey will pinpoint the location of trapped moisture within the existing roof system. The service 
will include a mark out map of all found moisture on the roof, provide detailed cad drawings, and full 
recommendations to perform corrective action. 

Roof Maintenance Program:  

The program will allow a crew to be dispatched and perform roofing maintenance to all roofing details 
and leak repairs that have been reported under a contract term of 1 year. [refer to the attached photos for 
scope of work]  

Restoration of the existing roofs: 

Installation of a restorative roof surfacing over the existing rubber membrane.  Project will include tear out and 
replace of found wet areas, priming, fixing ponding conditions, flashing upgrades, and apply urethane fluid applied 
roofing systems.  Warranty coverage [5-20] years standard. 

Replacement of the existing roofs:  

Complete removal of the existing roofs and installation of a durable, long-lasting roof system. [20 year+ Warranty] 
 

 

Note: These numbers are based off total square foot of the roof and is just a rough budget.  

 

 

 

 

Total Budget Summary:    
Nuclear Scan: 50,000 square feet of roofing area $6,309 
Preventive Maintenance 
Program 

All Roof Areas, minor repairs, Leak repairs, 
debris cleanup 

$6,500 

Roof Tech Cleaning EPA roof cleaning Program $21,150 
Alpha Guard: Restoration  Full Roof Restoration Program with 20 year 

QA warranty 
$496,000 

Full roof replacement $20.00 per square foot (includes materials 
and labor done by WTI or outside 
contractor) 

$1,250,000 

Budget options : 
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Painted Skylights over stage, remove and cap 

 

Open lap (redundant) 
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Overview 

 

Delaminating surface coating 
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Overview 

 

Ponding Scupper and failed coating 
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Failing seam tape 

 

Open metal coping & fascia termination 
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Open caulking joints 

 

Split perimeter joints (redundant) 
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Open flashing materials 

 

Failed surface coating 
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Ponding drain 
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Ponding scuppers 
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Delaminating Coating 
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Ponding scuppers  

 

Overview 

 

 




