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Assessment of Facilities at Western Carolina University
Cullowhee, NC  (Complex No. 150005)

An assessment of the facilities at Western Carolina University was made by both FCAP survey teams during April, 2004, accompanied by staff from the Physical Plant.  Special thanks should be given to the staff members for their valuable assistance in the survey.

Attached is a copy of our assessment report, which includes a summary of deficiencies and estimated costs for the FCAP fiscal year 2004, plus single-page forms for all major deficiencies.  The report recommends corrective work for each deficiency, preliminary cost estimates, and a recommended time frame for scheduling the repairs.  Also included is a list of minor maintenance items, and miscellaneous maintenance items, which should be handled either by the Physical Plant staff, or by informal construction contracts.  Note that only those buildings having a gross area of 3,000 sq. ft. and above were assessed, unless special conditions were observed or pointed out in smaller buildings.  Infrastructure items on the campus property were also assessed, including parking lots, roadways, and the electrical distribution system.  Items funded totally by university bonds or repair and renovation funds are not included in this report.

If you should have questions relative to items included in this assessment, or if assistance is needed in the preparation of Form OC-25 budget requests for capital improvement projects, feel free to contact this office.  Note that when preparing estimated budget costs for a total project, appropriate amounts should be added for design fees, contingency, and escalation costs, if any.  Any deficiency items which have been funded since this survey may be deleted.
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FACILITY CONDITION ASSESSMENT PROGRAM

ASSESSMENT OF FACILITIES AT WesTERN CAROLINA UNIVERSITY

CULLOWHEE, nc  (cOMPLEX NO. 150005)

EXECUTIVE SUMMARY

An FCAP team assessed the condition of the facilities at Western Carolina University during April of 2004, with the assistance of staff from the University Physical Plant.  A summary is contained in this report that summarizes estimated costs to correct major deficiencies, sorted by priority.  The total cost of immediate priority items is indicated to be $8,152,300, while 1-year priority items total $11,786,600.  The total cost of immediate through six-year priority items is estimated to be $52,399,900.  Note that these costs do not include the contingency and design fees necessary for a complete project.  No items are included that are funded totally with university bonds or repair and renovation funds.  Following is a summary of major deficiency items observed at the time of this assessment, which are included in more detail elsewhere in the report.

· Replace or upgrade life safety systems in several buildings.  At the time of this survey, fire alarm systems are recommended to be replaced, upgraded or installed in 21 buildings, and emergency exit and/or egress lights are recommended to be replaced or upgraded in 10 buildings, with additional such fixtures either installed or increased in other buildings throughout the campus.  Also, emergency generators are recommended to be replaced or installed in 8 buildings, and fire sprinkler systems are recommended to be installed in 6 buildings.  As recommended by the Department of Insurance, all life safety systems, including emergency generators, emergency egress lights, and lighted exit signs should be kept in working order, and properly tested on a regular basis to ensure that each system will be operational in the event of an emergency.  Logs of all tests should be properly maintained and available for inspection.  (Note that the renovation projects recommended in that item below may also include new life safety systems.)

· Repair or replace roofs.  Roofs are recommended to be replaced or repaired on 27 buildings.  Four of these roof systems are in need of immediate repairs to prevent water intrusion, and to prevent further deterioration of finishes, including some or all of the roof systems on Dodson Cafeteria, Warehouse and Storage, and Residential A and B.

· Renovate the interior of several buildings.  Nine buildings have various damaged or worn interior architectural systems, including walls, windows, ceilings, floors and doors.  One of these buildings, Dodson Cafeteria, is recommended for a total architectural renovation.  Also, in 13 buildings many of the corridors, stairs, exits and toilets do not comply with current life safety codes.  At least 22 buildings do not meet the latest ADA requirements.  It is recommended that the above buildings have the necessary interior renovations, including new architectural finishes and ADA renovations where necessary to comply with the latest building codes and ADA requirements.


· Repair exterior walls, replace windows, or replace exterior doors.  Exterior walls are recommended to be repaired in 26 buildings.  Windows are recommended to be replaced in 18 buildings, and exterior doors are recommended to be replaced in 4 buildings.

· Replace or upgrade HVAC systems.  Various HVAC systems in 22 buildings are nearing the end of their life expectancy, and are in need of replacement or upgrading.  These systems include old steam radiators, air handling units, chillers and cooling towers.  A complete mechanical renovation, including plumbing system replacement, is recommended for five of these buildings, including Helder, Scott, and Leatherwood Residence Halls, Dodson Cafeteria and the Water Treatment Plant.  It is recommended that these renovations and system replacements be done within the time recommended to avoid costly maintenance and repairs, and to utilize more efficient systems.


· Other building repairs.  Other types of repairs are recommended for various buildings, including floor repairs (12 bldgs.), ceiling replacement (4 bldgs.), interior door repairs (6 bldgs.), elevator upgrades (9 bldgs.), plumbing repairs (5 bldgs.), electrical wiring upgrades (20 bldgs.), and lighting system upgrades (7 bldgs.).


· Infrastructure repairs.  This includes parking lot, road and sidewalk repairs; steam piping, sewer piping and storm drainage upgrades; electrical distribution upgrades; and structural studies and repairs.  Details on each of these items can be found in the full report.

Following is a table which lists the total amount of all recommended improvements for each building included in the survey, regardless of the priority recommended.  When planning and budgeting for renovation of a building, consideration should be given to incorporation of most or all systems needing improvement, as an option to correction of individual items only.  Note that the costs shown do not include the contingency and design fees necessary for a complete project.  (Refer to the database for a detailed summary of recommendations for each building, as well as infrastructure items.)

	BUILDING NAME
	ASSET NO.
	TOTAL OF ALL ITEMS

	ALBRIGHT BENTON DORMITORY
	1-0
	$573,500

	BUCHANAN DORMITORY
	2-0
	$403,000

	MADISON RESIDENCE
	3-0
	$55,000

	MOORE CLASSROOM BUILDING
	4-0
	$369,000

	REYNOLDS DORMITORY
	5-0
	$854,000

	ROBERTSON DORMITORY
	6-0
	$799,000

	HELDER RESIDENCE HALL
	7-0
	$4,119,000

	LEATHERWOOD RESIDENCE HALL
	8-0
	$4,278,000

	HUNTER # 9 & ADDITION
	9-0
	$3,316,000

	STILLWELL
	10-0
	$356,900

	HOEY
	12-0
	$354,000

	REID GYM
	14-0
	$1,478,000

	BREESE GYMNASIUM
	15-0
	$207,500

	BIRD BUILDING
	16-0
	$100,000

	GROUNDS MAINTENANCE
	17-0
	$30,000

	STEAM PLANT
	19-0
	$633,000

	INFIRMARY
	20-0
	$20,000

	CHANCELLORS HOME
	22-0
	$55,500

	BROWN CAFETERIA
	23-0
	$1,195,000

	DODSON CAFETERIA
	24-0
	$6,387,000

	KILLIAN ED & PSY
	25-0
	$1,603,000

	CAMP LAB SCHOOL
	26-0
	$22,500

	CAMP LAB SHOP
	27-0
	$3,000

	CAMP GYMNASIUM
	28-0
	$46,000

	OLD STUDENT UNION
	29-0
	$44,000

	WATER TREATMENT PLANT
	30-0
	$2,275,000

	BIRD ALUMNI HOUSE
	32-0
	$35,000

	APARTMENT 6 – 7 – 8 
	34-0
	$11,000

	HINDS UNIVERSITY CENTER
	38-0
	$10,000

	KILLIAN ANNEX
	39-0
	$140,000

	SCOTT DORMITORY
	40-0
	$7,295,000

	UNIVERSITY PRINT SHOP
	42-0
	$3,000

	FORSYTH BUILDING
	43-0
	$440,400

	BELK ARTS COMPLEX
	44-0
	$1,197,600

	HARRILL RESIDENCE
	45-0
	$1,160,000

	WALKER RESIDENCE
	46-0
	$1,609,000

	PHYSICAL PLANT
	47-0
	$120,000

	FACULTY APARTMENTS
	48-0
	$33,000

	JORDAN-PHILIPS FIELD HOUSE
	49-0
	$36,000

	NATURAL SCIENCE BUILDING
	50-0
	$2,032,000

	E.J. WHITMIRE  STADIUM
	51-0
	$689,000

	H.F. ROBINSON ADMIN. BLDG.
	81-0
	$406,000

	COULTER
	86-0
	$263,500

	FACULTY APARTMENTS-87
	87-0
	$29,500

	FACULTY APARTMENTS-88
	88-0
	$23,000

	FACULTY APARTMENTS-89
	89-0
	$23,000

	FACULTY APARTMENTS-90
	90-0
	$23,000

	FACULTY APARTMENTS-91
	91-0
	$23,000

	JENKINS HOUSE
	92-0
	$32,000

	STUDENT SUPPLY STORE
	94-0
	$269,000

	LISTON B. RAMSEY ACTIVITIES CENTER
	106-0
	$368,000

	WAREHOUSE AND STORAGE
	109-0
	$6,000

	KATUSI CORE BLDG (NCCAT)
	123-0
	$251,000

	ATANTO – RESIDENTIAL A (NCCAT)
	124-0
	$50,000

	AHYSTI – RESIDENTIAL B (NCCAT)
	125-0
	$50,000


facility condition assessment prograM

ASSESSMENT OF FACILITIES AT WESTERN CAROLINA UNIVERSITY

LOCATION:  CULLOWHEE  (COMPLEX nO. 150005)

MINOR MAINTENANCE ITEMS
Following is a list of minor maintenance items for various buildings observed at the time of inspection.  At the end of this list are general or miscellaneous maintenance items.

A.
Madison Residence Hall (Asset No. 03)

1. Repaint handrails at front of building.  
B.
Leatherwood Residence Hall (Asset No. 08)

1. Repair damaged concrete awning at basement entryway.  

C.
Reid Gymnasium (Asset No. 14)

1. Please verify that Life Safety Code corrections (plate glass at interior class doors and Gym, and panic hardware installations) have been completed (per DOI annual report).    

D.
Chancellor’s House (Asset No. 22)

1. Pressure wash and seal deck flooring at second level balcony.  
2. Insulation at ductwork (short length) at crawl-space appears to be asbestos.  Condition of insulation is questionable.  Please verify condition and abate as required.  
E.
Killian Ed. and Psy. (Asset No. 25)

1. Top of retaining wall at east side of building is extremely spalled.  Chip off loose and spalling concrete.  Form and pour new top surface.  Re-grout at handrail to concrete intersections.  
F.
Old Student Union (Asset No. 29)

1. Seal minor crack at front door/lower side of building.  

2. Repair loose handrails at front of building.  

G.
Water Treatment Plant (Asset No. 30)

1. Repair and repaint rusted metal window frames.  
H.
Hines University Center (Asset No. 38)

1. Seal minor cracks at synthetic stucco, at front of building.  

2. Repair water damaged parquet floor (approx. 100 s. f.) at third level.  
I.
Forsyth Building (Asset No. 43)

1. Re-grade at foundation wall, at east side of building (at new generator site).  

J.
Warehouse and Storage (Asset No. 109)

1. Repair or replace damaged or missing downspouts, and downspout ells at perimeter of building.  

............................END OF MINOR MAINTENANCE ITEMS.............................

MISCELLANEOUS MAINTENANCE ITEMS

1. Roof systems should be inspected at least annually to identify corrective and preventive maintenance needs.   Leaks, weathered membranes, cracks in flashing, damaged shingles and other deficiencies should be repaired promptly.   If the estimated cost of repair is more than $3,000, a deficiency is included in the FCAP report.   Minor problems on specific buildings are addressed under minor maintenance items.

2. Small areas of wet insulation should be repaired.   Small wet areas can cause condensation to occur in adjacent insulation and deck materials.   A small roof leak can eventually cause deterioration of large areas of insulation, deck and structure.   When wet insulation areas can not be accurately located on a repairable roof, it may be appropriate to have a roof consultant perform a moisture survey.

3. Roof drainage systems, including gutters, downspouts, roof drains and piping, should be cleaned before becoming clogged with leaves and debris.   Low-sloped roofs should be cleared of leaves and debris.   When the slope of a roof or gutter is inadequate to drain water, additional roof drains or downspouts can usually be added.

4. Surfaces of painted steel and other metal components in exterior walls may develop corrosion as a result of condensation, air pollution, or normal deterioration of coatings.   Discoloration and damage that may eventually affect structural elements can be prevented.   Handrails on outdoor steps and ramps should be inspected to assure that rails are securely anchored and connections are maintained.

5. Caulked joints and mortar joints in exterior walls should be inspected at least annually.   Where minor cracks have occurred, mortar joints should be repaired and/or tuck pointed.   Caulking should be patched or replaced.   If water or settlement of the foundation has damaged structural elements, a structural study may be appropriate.

6. Walls below grade that enclose a basement or crawl space may develop leaks due to deterioration of waterproofing, malfunction of foundation or storm drain piping, or the omission of waterproofing during construction.   Large quantities of ground water can move through masonry or concrete walls.   Basement spaces can easily have high humidity conditions during the cooling season if mechanical equipment is not designed to dehumidify spaces that typically have minimum solar gain.   The potential exists for fungal growth on surfaces that may contribute to unacceptable indoor air quality.

7. Ceilings, partitions, other interior materials and furnishings should be inspected periodically for damage caused by water.   A variety of damage may be caused by leaks through roof, walls or floor; condensation originating from improperly constructed vapor barriers or inadequate insulation; water from equipment or piping; and other sources.   Inadequate HVAC systems can create high humidity conditions.   Fungal growth (mold) in acoustical tiles, gypsum board, insulation or air ducts can produce contaminants that may adversely affect health and productivity of occupants.   Many molds are benign, but some may produce toxins that are absorbed by the skin and respiratory system.   Some hydrophilic fungi grow in standing water.   Causes of leaks or condensation should be eliminated before repairs are made.   All damaged material should either be cleaned and disinfected, or replaced.

8. Windows, doors and frames should be inspected periodically to determine needs for painting, lubrication, caulking, gaskets, hardware and other components.   Preventive maintenance is essential to achieve expected life.   Energy cost and comfort is an important reason for renovation of older windows and doors.   The addition of weather stripping and low-emissivity (low e) film on the inside surface of single glass are low cost items that can be installed by maintenance staff.

9. Operable windows should be kept in good working order because these openings have an essential ventilation function.   Many spaces in older buildings were constructed with no mechanical ventilation because it is not required by the state building code for some spaces.   As a supplementary system, windows and doors can sometimes provide enough natural ventilation in some spaces to allow occupancy to continue when mechanical ventilation systems are inoperable due to equipment failure or an electric power outage.   Also, if windows do not fit tightly when closed, unintended leakage of air through operable windows and doors will create high humidity conditions in interior spaces and in mechanical systems during humid weather.

10. Floor and stair tread finishes such as tile, carpet and wood should be inspected periodically to locate worn areas and to assure that flooring material is securely fastened.   Appropriate custodial services and prompt repair are essential to assure safety and a long useful life.

11. Structural systems should be inspected annually, or more often if deficiencies are known, to determine if settlement, excessive movement or any deterioration has occurred.   Corrosion of painted or coated structural components should be promptly corrected.

12. Cracks in asphalt and concrete paving, curbs and sidewalks should be patched to prevent water penetration and deterioration.   Small areas of sidewalk that have moved up or down from the normal surface should be repaired or replaced.   If the estimated cost of repair is more than $3,000, a deficiency is included in the FCAP report.

13. Install blank covers in all electrical panels that have “hot” exposed components.

14. Remove supplies blocking access to electrical panels.  Provide a minimum 3 foot clearance from floor to 6-1/2 feet in front of all electrical panels, fire alarm panels and disconnects, as required by NEC for proper clearance and working space.

15. Install covers on all electrical boxes and panels, as per the NCFC.

16. Remove all drop cords that have been in use at the same location for 90 days or more.

17. Identify all electrical panels and disconnects.  Post up-to-date circuit directories inside the door of all panels

18. Install GFCI receptacles in all bathroom and kitchen sink areas in accordance with current NEC requirements, or remove the existing receptacles.  

………………………….END OF MISCELLANEOUS MAINTENANCE ITEMS…………………………..

ENERGY CONSERVATION OPERATION AND MAINTENANCE ITEMS

A.
McKee (Asset No. 13)

1. Please verify that the CO2 sensors are working properly for ventilation control, as the variable speed drives for the make-up air units were operating at 100%, indicating the possibility of excessive ventilation and energy waste.  

B.
Reid (Asset No. 14)

1. The chilled water for this building is supplied by inefficient air-cooled equipment.  As the addition is planned for this building, it is recommended that the original building be added to a more efficient chilled water system.   

C.
Campuswide Items
1. Shut Off Air Handling Units During Unoccupied Periods
Air handling units in several buildings were found to be operating continuously, even during some unoccupied periods such as nights and weekends.  For buildings that have a regular schedule of unoccupied hours, it is recommended that the air handling units shut off immediately when the building is vacated, and start back up two or three hours prior to occupation.  During times of extreme outdoor temperatures, winter or summer, it may be necessary to keep the air handlers operating.  For this case, it is recommended that the thermostats be set back to provide less conditioning during unoccupied hours, and that the outdoor air dampers be closed.

2. Turn Off Lights in Unoccupied Rooms
Lights were left on in many unoccupied rooms throughout the complex.  It is recommended that management promote the policy for employees to shut off lights whenever leaving a room, even for short periods of a few minutes.  As funds become available, it is recommended that occupancy sensors be installed to automatically control the lighting.



……END OF ENERGY CONSERVATION OPERATION AND MAINTENANCE ITEMS……
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