
 
 
 
 
August 16, 2011 
 
Straus & Seibert Architects LLP 
1175 East Main Street, Suite 2E 
Medford, OR 97504 
 
Attention: David Straus 
   
RE: ASHLAND COMMUNITY YOUTH CENTER BUILDING – “THE GROVE” 
 1195 E. MAIN STREET 
 ASHLAND, OREGON 97520 
 MAI JOB NO. 11-1082 
 
Dear Mr. Straus: 
 
Marquess & Associates, Inc. (MAI) conducted a visual examination and condition survey of the 
existing community services building at the subject location. 
 
The existing 6,500 square foot building is a single story structure with (2) mechanical lofts.  One 
loft is accessible by attached ladder.  The other is through a ceiling panel.  The building currently 
functions as a community center.   
 
The structural design documents are dated 1997.  Structural drawings indicate the 1994 Edition 
of the Uniform Building Code as the standard code.   
 
Please note that MAI’s assessment was visual and of a reconnaissance level of effort.  Building 
plans defining structural, mechanical, and electrical systems, components and configurations 
were only reviewed to determine general system characteristics.  We did not perform engineering 
calculations, nor perform any tests to evaluate the structural systems.   
 
 
STRUCTURAL 
 
Structural Description 
 
The structural system of the building is concrete masonry unit (CMU) shear walls and wood 
shear walls.  The roof is conventional framed beam and I-joist rafter system.   
  
The structure’s main lateral force resisting system uses a combination of CMU shear walls and 
wood shear walls.  We could not verify the connection of the CMU to the remaining structure.   
The wood roof diaphragm appeared to be blocked full height at the rafter bearing wall where 
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ceiling materials permitted observation. Wind clips were not observed1.  Fasteners to transfer 
shear from the diaphragm to the shear walls could not be verified. 
 
Walls with long vertical spans having windows were present.  The number and capacity of the 
king studs could not be verified due to wall coverings.  The reference drawings, however, 
indicate LVL studs (1 3/4x 7 1/4”) at longer vertical spans. 
 
Ducts, plumbing, and other mechanical/electrical equipment are not seismically (laterally) 
braced.  
 
Code Analysis – Seismic Design Requirements 
 
We understand the Ashland Police Department may choose to partially relocate to ‘The Grove’.  
This change from Occupancy Category II to Occupancy Category IV (Essential Facility) would 
trigger a code mandated seismic upgrade to the existing building.  It’s possible that many of the 
elements and connections could remain unchanged, but nominal upgrades for change in use 
should be assumed.  
 
Structural Condition Observations 
 
MAI’s structural condition assessment is based on a limited visual examination and includes 
neither testing of existing structural materials/assemblies, nor engineering analyses to verify 
conformance to structural codes, standards or specifications. 
 
In general, structural elements exposed to visual observations appeared in sound condition.  
 
We could not verify the CMU wall connections to the rest of the structure.  Reference drawings 
indicate reinforced, solid grouted walls. 
 
Review of Structural Reference Drawings 
 
Reference structural drawings dated June, 30, 1997 were reviewed and generally indicate 
detailing expected in modern seismic design.  Positive connections of members and shear 
connection mechanisms appear thorough.  Strut and chord connections and paths indicated are 
generally robust, even for today’s seismic design standards. 
 
Out-of-plane connections (anchorage) of the CMU walls to the roof diaphragm are detailed at 8 
feet on center spacing.  Modern code requires a maximum spacing of 4 feet on center, unless the 
components (the CMU walls) are designed to span the distance between anchors.  
 

                                                 
1 Reference drawings do not explicitly indicate wind clips, but show positive connections with other fasteners. 
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Seismic Assessment 
 
We performed a FEMA 154 (2nd Edition) “Rapid Visual Screening of Buildings for Potential 
Seismic Hazards” evaluation.  The results of this evaluation are attached.  Our limited scope 
assessment of the subject building complex did not include a complete FEMA 178/310 or ASCE 
41 type existing building seismic evaluation.   
 
The FEMA 154 Rapid Visual Screening methodology is a “sidewalk survey” approach to 
characterizing a building’s seismic vulnerability.  The screening process identifies favorable and 
unfavorable structural configuration characteristics, the building’s age in comparison to key 
seismic building code adaption and the site’s seismicity.  These characteristics are converted to a 
structural “Score” that indicates the likelihood of collapse in the event of a design basis 
“Maximum Credible Earthquake”.  A Final Score (S) of 2 or lower generally indicates that the 
structure has a greater than 1 in 100 probability of collapse and that a detailed evaluation should 
be performed2. 
 
The screening assessment of the structure results in a Final Score, S = 4.9.  The FEMA 154 
methodology implies that the structure has a 1 in a 31,600 probability of collapse in a design 
earthquake.  This indicates that a detailed evaluation is not indicated as a high priority (subject to 
the requirements because of change in occupancy).  
 
The FEMA 154 screening performed for this structure is a cost-effective screening tool used in 
identifying a general vulnerability to seismic damage and is a starting point in prioritizing a 
community level assessment of building inventory.  The FEMA 154 document notes that some 
structures identified as susceptible to collapse do not fail the more stringent FEMA 178 type 
evaluations, and some structures with a score that would indicate a lower probability of collapse 
do not pass FEMA 178 evaluations. 
 
The objective of a FEMA 174 assessment is prioritizing the susceptibility of an inventory of 
structures to collapse as the result of a seismic event.  Public buildings with “essential facility” 
occupancy needs to perform at a higher level than a life-safety collapse prevent objective.  
Essential facilities need to function post-disaster to facilitate disaster recovery.  An “immediate 
occupancy” performance objective allows for only limited structural damage and that non-
structural items (such as architectural, mechanical and electrical components and systems) both 
function and do not disrupt function. 
 
Structural Conclusions and Recommendations 
 
Based on our limited visual examination of the subject building, we consider the existing 
building to be generally sound.  Its age is near the time where modern seismic codes were 

                                                 
2  FEMA 154 methodology’s Final Score (S) indicates that the likelihood of collapse is 10S.  A S = 2 final 
score indicates a 102 or 1 in a 100 chance of collapse.  [FEMA 154/March 2002, Chapter 4] 
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coming into effect.  The reference documents indicate the involvement of a structural consultant.  
If the circa seismic codes were applied, the design did not include load increases for an 
“Essential Facility” occupancy.  The reference structural drawings indicate an importance factor 
of 1.0. 
 
The long vertical spans of the king studs is a condition likely affected more by wind than by 
seismic forces, but is a condition worth verifying. 
 
Current Code requirements related to the existing building seismic capabilities and occupancy 
changes will likely require mandatory action, ranging from detailed verification and analysis of 
existing conditions to a targeted seismic upgrade.  Any verification within this range will likely 
require some destructive investigation (i.e. removing wall and ceiling coverings). 
 
Seismic Rehabilitation Cost 
 
Seismic rehabilitation cost estimating is not included in this report. The FEMA Seismic 
Rehabilitation Cost Estimator (SRCE)3 may be used to achieve a ball park estimate. 
  
MECHANICAL 
 
The Mechanical and Electrical systems, fixtures, and equipment have been well maintained and 
are generally in good to very good condition.  Commercial construction of this type has an 
economic life of about 25 years and this facility retains at least half that amount. 
 
Mechanical installation is typical for this type of building, which is light duty commercial with 
various elements of more durable construction due to its usage as a community center.  All 
systems and components appeared to be functioning normally and satisfactorily at the time of the 
visit. 
Plumbing: 
 
The plumbing fixtures, faucets, trim, waste and vent piping, hot and cold domestic water piping, 
insulation, and accessories appear to be good to very good working order.  No significant areas 
of concern were noted and the systems are of commercial grade. 
 
Plumbing fixtures are commercial grade with chromed fittings and trim, are of the water-saving 
type and all appear to provide for accessibility.   Waste and vent piping, hot and cold water 
piping, and accessories were constructed using conventional commercial materials and all appear 
to be in good working order.  It is not known whether there is any lead in the building piping 

                                                 
3  SRCE is “an on-line based upon a new statistical evaluation of the cost data from approximately 2,000 
seismic rehabilitation projects that were included in FEMA 156, Second Edition Typical Costs for Seismic 
Rehabilitation of Existing Buildings, September 1995”.  The Limited estimation method, Form Entry mode was 
used.   Reference:  http://www.fema.gov/srce/ 
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systems nor asbestos in the piping or duct insulation but the year of construction would indicate 
that lead-free solder was used in the piping and that there are no asbestos-containing materials 
used in the mechanical systems. 
 
The building is fire sprinkled throughout. 
 
Recommendations for plumbing systems: Depending on the extent of reconfiguration needed to 
convert the building to other uses, it is anticipated that much of the existing installation can be 
retained and can continue in service. 
 
Heating, Ventilating, and Air Conditioning: 
 
The building is conditioned by several constant-volume, split, packaged DX cooling/gas furnace 
heating systems of various sizes and configurations, generally in the 3- to 5- ton range.  The 
indoor units are installed in a mechanical loft room that is accessed by ladder, and in a 
mechanical attic space over the main floor.  The outdoor units are installed in the service and 
delivery drive area at the east side of the building. 
 
Air distribution is through a mix of exposed painted spiral round metal and rigid rectangular 
galvanized sheet metal ductwork, round flexible ductwork, and sections of round rigid ductwork.  
All ducts are either exterior wrapped or internally lined with insulation.  The systems appear to 
be in good condition with only minimal air leakage at fittings and joints.  Due to the good 
condition of the equipment and accessories, only a cursory inspection of them was done during 
the visit. 
 
Temperature controls appear to be programmable digital space thermostats.  It is not known how 
effective the system zoning is. 
 
Air devices are a mix of fixed and adjustable ceiling diffusers and sidewall grilles that appear to 
be in good condition and functional. 
 
Recommendations for HVAC systems: As with the plumbing, due to the good condition and age 
of the systems, it is anticipated that most of the existing systems and equipment can be retained 
and will give continued service for some years into the future.  
 
Opinion of Acceptability for Continued Use: 
 
The systems can be retained for continued use with revisions and modifications needed to 
accommodate changes in usage. 
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ELECTRICAL 
 
Power: 
Utility power service is brought to the building south of the east side doors in a CT enclosure, 
and into the building to a 400A main circuit breaker serving as service disconnect and 
overcurrent protection for the main service panel.  This main service panel, “MP” (and a sub-fed 
panelboard “A”) are mounted in a locked cabinet inside the east entrance.  The panel names used 
in this document may not match the real panel names as the true panel names were not available. 
 
The service voltage is 208Y/120 Volts, and the service size is 400A.  Panel “MP” feeds breakers 
for HVAC and plumbing equipment, as well as certain lighting and receptacle circuits.  Panel 
“MP” has physical space for (30) single-pole breakers (inclusive of space being used presently).  
 
Panel “A” (located directly to the right of Panel “MP”) feeds breakers for lighting (Gym, Multi-
purpose, Exterior), some receptacle circuits, and some HVAC. Panel “A” has physical space for 
(30) single-pole breakers (inclusive of space being used presently). 
 
Panel “B” (located in the front lobby) feeds breakers for lighting (west half of building), 
receptacle circuits, kitchen circuits, and some HVAC. Panel “B” has physical space for (42) 
single-pole breakers (inclusive of space being used presently). 
 
No generator for standby/emergency/critical-operations back-up is present at this building. 
 
Recommendations about power system:  A 400A service at 208Y/120 volt “may” be adequate 
for a 6,500 square-foot police department building (present PD building’s service is 600A). 
However, the Grove’s installation will likely need to be reconfigured to support a 
standby/emergency/critical-operations generator back-up, and need for additional circuits. 
 
Lighting: 
Lighting fixtures through-out the building appear to be in good condition, however, they may be 
deemed inappropriate for the task of illuminating a Police department.  The majority of light 
fixtures installed are hanging, “industrial” fixtures which can be “glaring”. 
 
Lighting controls do not conform to Oregon Energy Efficiency Code 
 
Recommendations about lighting system:  The Oregon Energy Efficiency Code will require that 
the lighting system throughout this building be evaluated to the new space upon renovation. 
 
Fire Alarm: 
There is a manual fire alarm system.  This system was not tested.   
 
Recommendations about Fire Alarm system:  This system will most likely need some 
modification as the spaces are modified. 
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Respectfully submitted, 
 
MARQUESS & ASSOCIATES, INC. 
 
Prepared By: 
Structural: John M. Murphey, PE 
Mechanical: Oscar J. Zuniga, PE 
Electrical: William (Bill) D. Lomica, PE 
 
Reviewed By: 
 
 
 
 
 
Randy C. Cleveland, PE/SE 
President 
 
RCC/jmm 
Attachments: FEMA 154 Worksheets 
 
 


