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Limitations of this report: 
 
The material presented in this report was in general conformance with 

portions of ASTM standard E 2018-01 “ Standard Guide for Property 

Condition Assessments: Baseline Property Condition Assessment Proc-

ess”.   The goal of this report is to present general physical conditions 

subsequent to a physical site visit and walk-through, and to identify 

“readily observed” deficiencies with building systems, components, or 

finishes.    Physical measurements were not taken.  Record drawings 

and building department records maintained by the Base Public Works 

were relied upon for the base drawing information.   To the extent possi-

ble, the most current record  drawings were used in this report, unless 

graphic quality necessitated the use of an earlier version to convey an 

observation or existing condition.    The Factored Present Value (FPV) 

spreadsheet used in this document represents the opinion of the person 

observing the physical condition as to it’s approximate value compared 

to new construction, or the percentage of remaining value compared to 

new construction, as determined through MEANS © square foot cost 

estimating practices.  The FPV is not intended to represent the “Fair 

Market Value” of the building, or inversely, the cost difference to reno-

vate to new condition. 
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Key informationKey informationKey informationKey information    

 

� Gross Square Footage: 13,240 s.f. 

 

� Building footprint: 6,624 s.f. 

 

� Year Built:1956 

 

� Property No.: 

 

� IBC Type: Type VB, light wood framed, non-rated 

 

� Dimensions: 144’ x 46’ 

 

� Existing Use:  Army Reserve, Office Space 

Second floor plan 

First floor plan 

Aerial Vicinity Inset 

BLDG 333BLDG 333BLDG 333BLDG 333    
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West Elevation 

East Elevation 

South Elevation 

North Elevation 
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Report Overview 
 
WBRC Architects / Engineers was tasked with producing an 

evaluation of the current physical state of the building and its 

immediate surrounds. 
 

In the following text, WBRC Architects / Engineers reports 
generally on a visual evaluation of the following building elements 

and systems: 

 
� Site Layout 

� Structure and Envelope 
� Architectural and Spatial Qualities 

� Mechanical, Electrical and Plumbing Systems 

 
This report is not intended to be an exhaustive analysis of the 

systems listed above, but rather a more generalized overview, 
reporting on visibly apparent conditions, and a statement of the 

probable value of the building when compared to new construction 

of a similar building of similar use and construction. 
 

An Environmental Site Assessment (ESA) of the facility for 
hazardous materials was not part of our mandate, but we do indicate 

the presence of hazardous building materials where they are obvious 

to the eye of the casual observer.  
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Parking Lot 

Parking Lot 

Existing Conditions Assessment 
 

 

Site 

(See Site Inset page 3) 

 
The Site is located in the South-Western portion of the Annex 

property, immediately to the West and adjacent to a water storage 

tank situated on a rise. 
 

The site appears to drain well.  Manmade surface features (ditches, 
swales) around the perimeter of the building direct surface runoff 

away from the building. 

 
A 55+ space parking lot is situated to the North of the building.  It is 

in fair condition.  Some cracking and heaves are evident.  Recent 
repairs and resurfacing were observed. Construction drawings 

indicate the parking lot to have been built in 1974.  

 
 

 
 

 

 
 

 
 

 

 
A white pine evergreen buffer to the East of the parking lot provides 

early morning shade for parked vehicles, but may also be 
problematic with needles, pitch, and debris falling onto parked 

vehicles. 
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Site Plan (1960 drainage modifications) 

 

 
 

 

 
 

 
Drainage 

 
It is unclear what prompted a change only four years after the 

building was originally constructed, but an additional exterior 

foundation drain was added along the entire building exterior 
foundation wall on the uphill side of the building.  This augments 

the existing open tile system that surrounds the lower level 
basement area.  This location would be well suited to intercept 

groundwater originating on the adjacent hillside where the water 

tower is sited. 
 

The surface runoff ties into a system of catchbasins located to the 
South of the building (intersection of Canam Drive & Dominion 

Ave.).  This system discharges across the street to an outlet point 

across Canam drive. 
 
Utilities 

 

Although no longer in use, a steam system is situated to the east of 
the building.   

 
 

Sanitary Sewer (6”) and Water Service (8” to hydrant, 2” to 

building) are located to the East and North of the building, 
respectively. 
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Gazebo 

Typical exterior building mounted lighting 

 

 
 

 

 
 

 
A wooden Gazebo (screened area designated for smoking area) is 

situated to the South of the building. 

 
 

 
 

 

 
 

 
 

 

The lawns and plantings surrounding the buildings are in good 
condition. 

 
 

 

 
 

 
 

 

Site lighting is provided by building mounted floodlights, and by 
ambient lighting from surrounding street utility pole lighting, where 

present. 
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Foundation Plan 

Exterior walls 

Structure 
 
Document Research:   
 

Foundation plan, framing plans and structural details are available 
on drawings dated August 1956 prepared by Alonzo J. Harriman, 

Inc. of Auburn, Maine. 

 

 
 
Foundation:   
 
Foundations are cast-in-place concrete frost wall extending at least 

4’-6” below grade on shallow spread footings.  Foundations walls 

are in good condition with no significant cracking. 
 

 
 

 

 
 
 
 
 
 
Exterior walls:   
 
Exterior walls are primarily face brick veneer built into load-bearing 

concrete masonry unit (CMU) backup, with some structural steel 

lintel beams.   
 

 
Masonry is in good condition with no significant cracking. 
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Floor Framing—Second Floor 

Bar joists below steel decking 

 

                                                                 

 
Floors:   
 

First floor level is a cast-in-place concrete slab on grade, with a 
small steel joist framed area over a mechanical basement.  Slab is in 

good condition with no significant cracking.  Second floor level is 

framed with steel bar joists primarily at 2’-0” centers, with some 
areas at 1’-0” centers, supported on load-bearing CMU exterior and 

corridor walls.  Second floor slab construction is 4” thick on metal 
form-type decking (9/16” deep) reinforced with welded wire fabric.  

Framed floor is in good condition; there are neither distinct sags nor 

strongly perceptible vibrations. 
 

 
Roof framing:   
 

Flat roof is framed with steel bar joists primarily at 5’-0” centers 
supported on load-bearing CMU exterior and corridor walls with 

1.5” deep metal decking.   
 

 

Roof is in good condition; there are neither distinct sags prone to 
ponding nor opportunities for snow drifting.  Low flat roof canopies 

at exterior entries are not aesthetically pleasing but have no 
apparent structural issues except they are at risk to overload under 

snow drift. 

 
 
 
Lateral Force Resistance:   
 

Wind and Seismic loads are resisted entirely by the load-bearing 
CMU wall construction.  No upgrades would be required to meet 

modern, new construction standards. 
 

Roof Framing 



                BUILDING No. 333 

                   

Page 11 
© 2007 WBRC A/E 

Front entry (not used by current occupant) 

Architecture 
 

Building #333 is a small military office building that is typical of 

1950’s era base architecture.  The building is a rectangular two 

story building with a flat roof.   
 

The majority of the building foundations are slab-on-grade 
construction, although the building does have a small basement 

which serves as a mechanical/electrical room.  Exterior building 

walls are primarily brick and block masonry, with some wood-
framed and wood-sided accents.  Small, roofed but unenclosed 

porches are provided at each entrance to the building to allow 
building users to get out of the weather before entering the facility.  

There is a minimal level of architectural detailing or decoration 

used in the building’s design. 
 

This building was designed and created to be a military office 
building, and it has continued on in this capacity to the present day.  

Building #333 was initially constructed at its present size in a single 

phase, and has not had a significant expansion or addition during its 
useful life.  The internal arrangement of the building has been 

modified several times as the needs of the occupants and the 
Topsham base have changed. Modifications have included the 

addition of a post office, the modification of the commander’s suite, 

a significant mechanical and electrical systems upgrade and the 
addition of an intrusion alarm system. 

 
Currently, building #333 is used as office and recruiting space for 

the Army Reserve.  The building is occupied on a regular basis and 

MEP systems are powered and operational. 
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Program 
 
Building #333 has a simple internal arrangement.  The building 

floor plan on each level consists of a double loaded corridor 

connecting office and administration spaces on each side of the 
building.   

 
There is a small lobby on the first floor, and the first and second 

floors are connected by two stair towers, one in the center of the 

building, and one at its north end.  Rest room facilities are provided 
for men and women on each floor of the building.  There is no 

elevator. 
 

As mentioned earlier, the building has a small basement mechanical 

room. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Second floor layout 

First floor layout 

Basement Plan Basement  mechanical room 
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Window “slots” in exterior wall 

Building Envelope 
 

Walls:  Exterior building walls are primarily masonry construction 

consisting of an exterior face brick veneer and an internal 8” x 8” x 

16” Concrete Masonry Unit backup wall.   
 

There is no air cavity to provide a drainage plane between the 
exterior and interior masonry wythes of the exterior masonry walls.  

The two wythes are grouted together to produce a wall that is 12” 

thick.  The interior faces of the exterior walls are the painted faces 
of the block backup wall. 

 
The portions of the exterior walls that are at the “slots” in the 

elevation where the windows are located are constructed differently.  

They are framed in wood, insulated with fiberglass batts, and 
sheathed with wood paneling and a vertical board siding.  The 

siding was added as part of one of the retrofit projects performed on 
the building.   

 

Record documents show that when building #333 was originally 
built, the walls at the window panels were originally sheathed with 

metal decking.  Interior faces of these wall sections are sheathed 
with drywall or plaster. 

 

Overall, the building masonry is in good condition, because the 
exterior walls of building #333 consist primarily of solid masonry, 

with no airspaces or voids that can admit moisture and cause 
cracking or spalling problems.  However, the exterior walls of the 

building are also basically un-insulated and have a low R-value that 

is not up to modern standards.   
 

The fuel efficiency of the building would benefit from the addition 
of insulation to the exterior walls, either in the form of an Exterior 

Insulation Finish System (EIFS) applied to the outside faces of the 

building, or from the addition of rigid insulation to the interior faces 
of the exterior walls. The new insulation would need to be covered 

with drywall or plaster to meet exposure requirements for rigid 
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Exterior windows 

Exterior doors 

insulation in habitable spaces.  If this latter course is followed, care 

should be taken to include a vapor barrier in the redesigned walls to 
avoid moisture condensation issues, and the masonry spalling that 

could result. 

 
Windows:  The exterior windows of building #333 are single or 

double hung metal replacement windows. They are double glazed 
units that were probably installed when the exterior siding of the 

building was replaced.   

 
The windows have functional screen units to exclude insects, while 

the windows at the building’s post office suite have heavier, wired 
screens that are meant to exclude intruders.   

 

On the whole, the windows are probably the newest component of 
this building, are in good condition, and therefore still serviceable. 

 

 

 

 

 

 

Doors: Exterior doors are hollow metal units in hollow metal 

frames, with large vision panes that extend across the top half of the 

door.   
The mechanical room door has a large metal ventilation grille that 

covers nearly the whole area of the door.   
 

The exterior doors of building #333 are much older than the 

windows.  They are rusty in places, need to be painted in others, and 
would probably benefit from the installation of new sweeps and 

seals.   
 

The doors are generally still serviceable, but some of them should 

probably be replaced in the near future. 
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Exterior trim, vented soffits 

Floor slab above mechanical basement 

 

 

 

 

 

 

Building Trim and Flashings:  The trim and flashings of building 
#333 are in fair condition, due to their advanced age.  Damaged trim 

and flashings were not immediately visible, except at the building 

porch structures, which are in worse condition than that of the main 
structure. 

 
The paneled portions of the exterior walls and the fascia board at 

the roof eaves have not been painted in some time, and would 

benefit from a new application of paint to protect the wood at these 
locations from the elements. 

 

 

Floor Slab and Foundations:  The majority of the building’s 

bottom floor consists of slab on grade construction, which would 
probably include a four inch reinforced floor slab on a crushed stone 

bed for drainage.   
 

There should be a vapor barrier under the floor slab, but it was not 

possible to verify the presence of this detail.   
 

The portion of the first floor that is over the mechanical basement is 
constructed from prefabricated concrete planks, which rest on the 

foundation walls of the basement, and span across the intervening 

space. 
 

Foundations walls appear to be concrete frost walls on spread 
footings.  Record documents show that the frost walls extend to a 

minimum of 4’-6” below grade. 
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Covered porch at entry door 

Covered porch at entry doors 

 

 

 

 

 

 

 

 

 

 

Intermediate Floors: The second floor of building #333 consists of 

a concrete slab on metal decking, supported by bar joists. 
 

 

 

 

Porches:  As mentioned above, the exterior porches of the building 
are in poor shape.  They consist of wood roof decks with wood 

fascia panels, supported by steel lally columns set on concrete 

foundations.   
 

The roof is kept water tight by a multiple-ply tar and gravel roof, 
which replaced the older tar and gravel roof in 1978.   

 

The porch roofs slope to an interior drainage trough that dumps out 
onto the ground at the sides of each porch. 
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Roof plan 

 

 

 

 

 

 

 

 

 

 

Roof:  Like the porches, the weather-tight membrane of the main 

roof of building #333 is provided by a tar and gravel roof that was 
installed in 1978.   

 

The roof membrane is installed over rigid insulation supported by a 
metal roof deck which rests of metal bar joists.  The roof slopes to 

internal roof drains that do not include emergency overflow drains.   
 

Should a roof drain become clogged, ponding could result, which 

could permanently damage the roof structure if not corrected. 
 

The actual condition of the building’s roof membrane could not be 
directly observed, as there did not appear to be an easily accessed 

roof hatch.  However, tar and gravel roofing is old technology that 

should be replaced with a more modern single ply membrane 
system.   

 
If the roof is upgraded in this fashion, consideration should be given 

to increasing the amount of rigid insulation in the roof, to increase 

the energy efficiency of the building. 
 

 
 

 

 
 

 

Typical roof construction 
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Painted concrete block interios 

Vertical faux-wood paneling 

 

 

 

 

 

 

Interiors 
 

Walls:  As mentioned above, the interior faces of the exterior walls 

of the building are painted concrete block.  Interior partitions are 
framed in wood and sheathed with gypsum wall board, which has a 

painted finish.  Corridor walls are of 8” painted Concrete Masonry 
Units. 

 

Some rooms in the building are finished with a vertical faux-wood 
paneling product commonly used in residential construction to 

finish off basement recreation rooms.  This finish looks dated, and 
also presents a fire safety hazard.  The paneling should be removed 

and replaced with drywall in the immediate future. 

 
Building restrooms have a ceramic tile wainscot that extends from 

the floor to approximately 4’ up the faces of the bathroom walls.  
The upper half of the walls is finished with gypsum wallboard or 

plaster.  The tile in the bathrooms is old, but is in good condition 

and should still be serviceable. 
 

Floors:  The floors of building #333 are finished with Vinyl 
Composition Tile, except that some of the flooring in administrative 

offices is carpet.  Bathroom floors are ceramic tile.  The floor 

finishes in the building are relatively new, and in good condition. 
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Ceiling grid (2’ x 4’) 

 

 

 

 

Ceilings:   Ceilings throughout building #333 consist of Acoustical 
Ceiling Board in a 2’ x 4’ metal grid that is wired to wood framing 

attached to the undersides of the metal bar joist roof structure.  
Lighting is recessed and integrated into the ceiling grid.  The grid 

appears to be relatively new, if inexpensive, and is probably still 

serviceable. 
 

Doors: Interior doors in building #333 are primarily wood solid and 
wood hollow core units in hollow metal frames.  The doors appear 

to be original building equipment. 

 
Trim:  Interior trim includes wood trim at doors and windows, and 

vinyl baseboard at interior floors.  Ceramic tile floor have a ceramic 
base that is integrated into the ceramic tile on the bathroom walls. 

 

Generally, interior trim, paint and finishes are in better shape than 
the exterior finishes of the building, because of the interior 

renovations of the building that have been implemented. 
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Code Compliance 
 
Codes That Apply:  Building #333 is evaluated here according to 

Life Safety Code NFPA 101, 2003 ed. and the International 

Building Code (IBC) 2003 ed. 
 

Life Safety Code NFPA 101: 

� Use Classification:  Existing Business Occupancy 

� Hazard of Contents:  Ordinary Hazard 

� Construction Type: Although the building has masonry walls 
and bar joist floor and roof structures, the wood framing in the 

exterior walls and in the ceiling construction compromises the 
construction type of the building so that can only be Type V

(000), instead of Type III(200).  This construction type is 

normally used to designate all wood, non-fire rated buildings. 
This problem is incorporated into the fabric of the building, and 

would be difficult, if not impossible to change.  Fortunately, 
NFPA 101 places no construction type requirements on an 

Existing Business Occupancy. 

� Occupant Load:  The calculated occupant load of building 
#333 is 106 people, 53 people on each level of the building. 

� Expansion Capacity, Allowable Height and Area, and 

Sprinkler Systems: The building as it currently exists faces no 

minimum construction standards, and is not required to have a 

sprinkler system.  Provided that the necessary ground space is 
available, it would be possible to expand the building 

horizontally without adding sprinkler systems or meeting higher 
level construction standards. 

� Fire Rated Areas:  building corridors are required to be rated 1 

hour, and corridor doors must have a rating of 20 minutes.  The 
corridors in the building appear to meet this requirement, but the 

rating of the corridor doors could not be verified. 
� Means of Egress:  Building #333 is a small simple two story 

office building.  NFPA 101 requires a minimum of two exits 

from each floor of the building.  The building as it currently 
exists has two exits from the second floor and five exits from the 

first floor.  Due to the low Occupant Load, all exit elements are 

allowed to be of minimum exit width.  Doors must be at least 

32" wide, while corridors and stairs must be a minimum of 44" 
wide.  Building #333 appears to meet these standard widths. 

 

IBC 2003: 

� Use Classification: The IBC designates this building as a 

Business Occupancy, type B. 
� Construction Type:  As mentioned above under the NFPA 101 

code review, the wood used in the building's construction means 

that its construction type is downgraded to Type VB, or light 
wood framed, non rated construction. 

� Occupant Load:  According to IBC, the Occupant Load of the 
building is 106 people, 53 people on each floor. 

� Expansion Capacity and Sprinkler Systems: The IBC code 

allows a two story Business Occupancy of Type VB 
construction to have a maximum floor plate area of 15,750 

square feet, a total gross building area of 31,500 square feet and 
a height of 2 stories and 40'.  If the building were to be 

sprinklered, the maximum floor plate area would increase to 

33,750 s.f. and the total building area would increase to 67,500 
s.f.  The building height would increase to 3 stories and 60'.  The 

actual floor plate area of building #333 is 6,624 s.f. and the 
building's total area is 13,240 s.f.  The actual height of the 

building is two stories and 20'. If there is room on the site to 

increase the size of the building, then the building can have 
significant growth potential even without a sprinkler system. 

� Fire Rated Areas: IBC has similar requirements to those listed 
under the LSC above. 

� Means of Egress:  IBC has similar requirements to those listed 

under the LSC above. 
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Accessibility 
 

Building #333 is a two story building with no floor level changes on 
each level.  To meet modern handicapped accessibility codes, the 

following issues should be addressed if the building should be 
modified significantly: 

 

� Thresholds: Like many of the buildings on the Topsham base, 
Building #333 has problems with level changes at the entrances 

to the building.  All entrances except one have two or more 6" 
steps that must be traversed to enter the building.  The one 

entrance that does have a steel plate ramp does not meet the 

slope and handrail requirements set forth in the Americans with 
Disabilities Act.  Enough of the building entrances (in this case, 

2 entrances) must be changed with grading modifications and 
ramps so that equal required egress is provided for individuals 

with mobility handicaps. 

� Elevator:  Because building #333 is only two stories tall, the 
ADA and the Maine Human Rights Act do not require the 

structure to have an elevator, unless the building is used as the 
professional offices of a health care provider. 

� Doors and Door Hardware: The doors in the building are of 

sufficient width to meet accessibility codes.  However, the doors 
require the addition of accessible, lever type hardware. 

� Bathrooms:  The restrooms in building #333 do not meet 
accessibility requirements for fixture heights and clearances, 

grab bars or required maneuvering area.  These problems should 

be corrected. 
 

Inaccessible door threshold 
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Fire Protection 
 
Sprinkler System:  No sprinkler system is currently provided at this facility. 

 

 
Plumbing 
 

1 1/2” Domestic water service is located in basement mechanical 
space.  Service is provided with water meter and a backflow 

prevention device.  System is in good condition and is adequate for 

future use as original service was for barracks. 
 

 
 

 

30 Gallon electric water heater is provided in basement mechanical 
space.  Water heater is in good condition and adequate for current 

office use.  A larger water heater may be required if future use has a 
higher demand that an office building. 

 

 
 

 
 

Plumbing fixtures are in fair condition, but do not comply with 

ADA requirements and are not water conserving type fixtures.  
Fixtures should be upgraded to new water conservation type fixtures 

and in accordance with current ADA standards where required. 
 

 

 
 

 
 

 

 
 

 

Water Service Entrance 

Plumbing fixtures 
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Sanitary waste system in primarily cast iron piping and exits the 
building at exterior wall in basement mechanical room.   

 

 
A single sump pump station is provided in basement mechanical 

room and is assumed to be provided for serving limited basement 
use.   

 

Pump station is assumed to be in poor to fair condition due to its 
age. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Plumbing Floor Plans 
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HVAC 
 
An oil fired H.B. Smith 19 series, 12 section cast iron sectional 

boiler with a blend pump is located in basement mechanical room.   

 
The boiler is approximately 20 years old and is in good condition.  

A metal chimney is provided to serve the boiler plant.  Construction 
drawings indicate this conversion from steam to oil-fired to have 

occurred in or around 1983. 

 
 

 
 

Boiler appears adequate for current use and likely is adequate for 

future use depending on ventilation requirements. 
 

 
 

 

 
 

 
 

 

 
 

Exterior aboveground fuel oil storage tank is provided to serve 
boiler plant.   

 

 
 

 
Piping within boiler room is black iron pipe run along floor and it is 

in poor condition.  Piping should be replaced with new piping from 

boiler to fuel oil tank in accordance with current DEP regulations. 
 

 

Boiler Unit 

Fuel oil supply and return lines 
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No central air condition and ventilation system is provided for this 

building.  Window air condition units are provided at locations 
needed.   

 
A central air condition and ventilation system should be provided to 

provide a healthy and comfortable indoor environment to occupants. 

 
 
 
 
Electrical 
 
400A 120/208V 3PH service with a main disconnect switch is 

provided in basement mechanical room.   
 

Service is in good condition and appears adequate for current and 

future office use or similar occupancy. 
 

Emergency lighting is limited to stairwell.  Emergency lighting and 
exit signage needs to be significantly upgraded to comply with 

current standards. 

 
Interior lighting is fluorescent  T12 lighting that is in fair condition 

and not energy efficient.   
 

 

Lighting should be upgraded to provide improved lighting quality 
and energy savings.  New lighting should consist of super T8 lamps 

and ballast combinations to maximize energy efficiency. 
 

 

Telephone and data system is limited and should be upgraded to 
current standards and as required by new telephone system to be 

provided by users. 
Electrical Floor Plans 
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Electrical Service Panels 

Fire Alarm System 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fire Alarm System:   
 
Existing fire alarm system is manufactured by King Fisher.  System 

is not in compliance with current fire alarm standards and ADA 

requirements.  System should be upgraded to provide an 
addressable fire alarm system with audio/visual notification as 

required. 
 

 
 



Appendix A—Facility Valuation Index Form 



Page 1 of 2

333 Building No.

Factored Present Building Value

3291.10 - Tospham Annex LRA

Office 2-4 Story (means Comparison Building Type)

M.460 (means use Type No.)  = User Entered Field

Means Parameter Values Building Square Footage 13240 SF $2,075,613.29 "Average" building value (20,000 g.s.f.)

Means SF average cost (based on 20,000 s.f. bldg.) 156.77 $ per SF $2,042,270.00 Typical building value, similar size, all good condition (12,000 g.s.f.)

SF cost for building size = 12,000 s.f. 154.25 $ per SF 0.984 Ratio of average to actual SF cost, adjusted for building size

Location adjustment for (from Means) 0.9 Bangor

DESCRIPTION %

SF Applied 

(equals 

total unles 

edited)

Unit

AVERAGE BASE 

SYSTEM COST 

(per SF)

SF 

ADJUSTMENT 

FACTOR (per 

Means)

ADJUSTED 

SF COST

LOCATION 

ADJUSTMENT
FCI VALUATION

1010 Standard Foundations 13240 SF $2.04 0.984 $2.01 0.9 1.0 $26,575.71

1030 Slab on Grade 13240 SF $1.37 0.984 $1.35 0.9 1.0 $17,847.41

2010 Basement Excavation 13240 SF $0.05 0.984 $0.05 0.9 1.0 $651.37

2020 Basement Walls 13240 SF $1.35 0.984 $1.33 0.9 1.0 $17,586.87

1010 Floor Construction 13240 SF $9.99 0.984 $9.83 0.9 0.6 $78,085.69

1020 Roof Construction 13240 SF $1.86 0.984 $1.83 0.9 0.2 $4,846.16

2010 Exterior Walls 13240 SF $13.06 0.984 $12.85 0.9 0.4 $68,054.66

2020 Exterior Window s 13240 SF $3.31 0.984 $3.26 0.9 0.5 $21,560.20

2030 Exterior Doors 13240 SF $0.75 0.984 $0.74 0.9 0.4 $3,908.19

3010 Roof Coverings 13240 SF $1.74 0.984 $1.71 0.9 0.2 $4,533.50

3020 Roof Openings 13240 SF $0.00 0.984 $0.00 0.9 0.4 $0.00

1010 Partitions 13240 SF $3.18 0.984 $3.13 0.9 0.4 $16,570.74

1020 Interior Doors 13240 SF $4.01 0.984 $3.95 0.9 0.5 $26,119.75

1030 Fittings 13240 SF $1.03 0.984 $1.01 0.9 0.4 $5,367.25

2010 Stair Construction 13240 SF $3.43 0.984 $3.37 0.9 0.6 $26,810.20

3010 Wall Finishes 13240 SF $0.97 0.984 $0.95 0.9 0.4 $5,054.60

3020 Floor Finishes 13240 SF $6.47 0.984 $6.37 0.9 0.5 $42,143.34

3030 Ceiling Finishes 13240 SF $4.28 0.984 $4.21 0.9 0.6 $33,454.13

1010 Elevator and Lifts 13240 SF $8.53 0.984 $8.39 0.9 1.0 $111,122.94

1020 Escalators & Moving Walks 13240 SF $0.00 0.984 $0.00 0.9 1.0 $0.00

2010 Plumbing Fixtures 13240 SF $1.57 0.984 $1.54 0.9 0.4 $8,181.15

2020 Domestic Water Distribution 13240 SF $0.22 0.984 $0.22 0.9 0.8 $2,292.81

2040 Rain Water Damage 13240 SF $0.27 0.984 $0.27 0.9 1.0 $3,517.37

SYSTEM

A. SUBSTRUCTURE

B. SHELL

D. SERVICES

SUPERSTRUCTURE

EXTERIOR ENCLOSURE

ROOFING

C. INTERIORS

CONVEYING

PLUM BING
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DESCRIPTION %

SF Applied 

(equals 

total unles 

edited)

Unit

AVERAGE BASE 

SYSTEM COST 

(per SF)

SF 

ADJUSTMENT 

FACTOR (per 

Means)

ADJUSTED 

SF COST

LOCATION 

ADJUSTMENT
FCI VALUATIONSYSTEM

A. SUBSTRUCTURE

3020 Heat Generating Systems 13240 SF $2.75 0.984 $2.71 0.9 0.7 $25,077.57

3030 Cool Generating Systems 13240 SF $2.15 0.984 $2.12 0.9 0.0 $0.00

3050 Terminal and Package Units 13240 SF $8.25 0.984 $8.12 0.9 0.3 $32,242.59

3090 Other HVAC Sys. & Equip. 13240 SF $1.75 0.984 $1.72 0.9 0.2 $4,559.56

$14.90

4010 Sprinklers 13240 SF $0.00 0.984 $0.00 0.9 0.0 $0.00

4020 Standpipes 13240 SF $0.00 0.984 $0.00 0.9 0.0 $0.00

5010 Electrical Service/Distribution 13240 SF $3.51 0.984 $3.45 0.9 0.8 $34,294.39

5020 Lighting and Branch Wiring 13240 SF $8.92 0.984 $8.78 0.9 0.3 $29,050.90

5030 Communications and Security 13240 SF $4.31 0.984 $4.24 0.9 0.1 $5,614.77

5090 Other Electrical Systems 13240 SF $1.19 0.984 $1.17 0.9 0.3 $3,875.62

1010 Commercial Equipment 13240 SF $0.00 0.984 $0.00 0.9 1.0 $0.00

1020 Institutional Equipment 13240 SF $0.00 0.984 $0.00 0.9 1.0 $0.00

1030 Vehicular Equipment 13240 SF $0.00 0.984 $0.00 0.9 1.0 $0.00

1090 Other Equipment 13240 SF $0.00 0.984 $0.00 0.9 1.0 $0.00

1020 Integrated Construction 13240 SF $0.00 0.984 $0.00 0.9 1.0 $0.00

1040 Special Facilities 13240 SF $0.00 0.984 $0.00 0.9 1.0 $0.00

SUB-TOTAL 13240 SF $117.21 0.984 $115.33 $658,999.43

Contractor Fees (General Requirements: 10%, Overhead: 5%, Profit: 10%) 25% $29.30 $28.83 $164,749.86

Architect Fees 7% $10.26 $10.09 $57,662.45

TOTAL $156.77 $154.25 checksum $881,411.74

Factored Building 

Value

FCI = Value of Existing System/New  Construction 0.4

HVAC

FIRE PROTECTION

ELECTRICAL

E. EQUIPMENT AND FURNISHINGS

F. SPECIAL CONSTRUCTION

G. BUILDING SITEWORK
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Appendix B—Record Drawings from BNAS Public Works 





























































Appendix C—Photographs of existing conditions 
























