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STELLA MARIS REGIONAL SCHOOL  @ ST. ANDREWS - SAG HARBOR - PHASE II  
REPORT (PUBLIC SCHOOL-BASED; NYSED / BCNYS BASED)

Estimated 
Cost including 

General 
Conditions, 

Fees & 
Contingencies

RECOMMENDED ITEMS
ARCHITECTURAL - EXTERIOR BUILDING ENVELOPE

1 Exterior Doors & Hardware - School - Existing exterior doors to school appear to be original
aluminum storefront, set into existing original hollow metal frames. It is recommended that
new aluminum doors, outfitted with insulated glazing and fully weatherstripped, as well as
new aluminum frames, be installed. Approximately 120 sf @ $85/sf $113.70/sf. Updated 
10/15/15 - 2011 cost escalated to 2016 dollars, with 7% location factor.

$14,599

2 Exterior Doors & Hardware - The existing boiler room exterior hollow metal door & frame are
original and past its useful life expectancy (rust-through & cracked plate glass). Install new
exterior door with rated panic hardware; fully weatherstrip entire door (head, jambs & sill).
Note: It is recommended that the areaway be cleaned out; accumulation of debris at areaway
routinely causes water to pool up in areaway, and travel back into building, beneath sills.
Existing drain should also be snaked clear of any & all debris. $4,500/LS. $6,020/LS.
Updated 10/15/15 - 2011 cost escalated to 2016 dollars, with 7% location factor.

$6,441

3 Basement Areaways - Based on prior observations conducted in 2008 by the prior consultant, it was
reported that. "Areaways that serve the basement classrooms are not fitted with ladders, inside the
areaways, to bring occupants to grade level. In addition, areaways are over five feet higher in elevation
from the basement classroom floors. There are no ladders at the classroom interiors for exiting into the
areaways. This is a life-safety issue, and should be addressed immediately .…" This was tagged as a
code violation by the prior consultant, and was costed out in 2008 at $10,000. 2011 Update: We
have revised the cost of wall-mounted man ladders, which includes supply & installation.
Cost escalated 25% since 2011, plus 7% location factor.($13,375) Updated 10/15/15 - We
have included the cost to modify each areaway fencing surround with left & right side
exit gates to grade for upper & lower classrooms ($1,700 per areaway x 10 loc). We
have also included installation of angle iron framing and diamond plate to allow foot
traffic to cross over each areaway for escape ($3,600 per areaway x 10 loc).

$71,021

4 Basement Areaways - Based on prior observations conducted in 2008 by the prior
consultant, it was reported that.."Areaways are fenced off with chain link fences that are
loose, rickety and have sharp edges. These fences are in close proximity to the playground
area, and are in contact with playing children several times per day. These fences neither
adequately protect children from falling into the areaways, nor from bodily injury. These
fences are life-safety issues, and should be replaced immediately. .…" This was tagged as
a code violation by the prior consultant, but carrier no specific dollar amount. 

$29,746

2011 Update: There are (10) areaways from the basement, and approximately 40 lf of 4'
high chain link set to each raised foundation wall. We are providing a unit cost of $2,400 per
areaway to allow for removals and installation of new chain link fencing into repaired
foundation sleeves, as well as top 'shed' fencing fastened to exterior walls to prevent any
possible falls into the areaways. In addition, each areaway needs to be outfitted with an
egress gate to allow access out in times of emergency. 10/15/15 Update - egress gates
costed in item 3 above, along with the diamond plating and man ladders)
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5 Windows - Based on prior observations conducted in 2008 by the prior consultant, it was
reported that.."Windows are in good condition at this time, and do not require removal due to
water or air intrusion. Basement windows exceed in size the minimal area required by
University of the State of New York, the State Education Dept. Fire Safety Manual (rev.
12/06) Basement windows however, are too high up on the wall to be easily accessible by
children...see code violations listed …" 

$36,337

2011 Update: Based on supplied as-built drawings, there are (8) egress window unit
locations that need to be accessed via either stationary or rolling egress stairs. A unit cost of
$2,700 per stair is provided for each of (8) locations.($20,000) (10/15/15 - increased to
$21,600) The at-grade window units appear to be of 1980's-1990's vintage, and are most
likely in need of maintenance in terms of sash balance replacements and/or glazing seal
repairs. Based on approx. 65 window sash locations, an allowance of $350/sash is provided
for miscellaneous repairs, affecting approx. 50% of all existing units. ($11,550) (10/15/15 -
increased to $12,360)

6 Window Sealant - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."Exterior sealant around all windows and doors are original, and has
passed its useful life. Sealant typically displays both adhesive and cohesive failure. Sealant
should be replaced within 1-5 years.…" 2011 Update: This was costed out in 2008 as a
part of a $7,000 price, and was to also include repair of building sealants at brick joints.
There is approx. 2,800 lf of window perimeter to cover, including old removals, new backer
rod (as required) and new sealant. A cost of $2.50/lf equals the $7,000 above, plus 10%
escalation since 2008 costing. The 2010 AHERA report does not mention sampling or testing
caulking materials for asbestos / lead content. Note: Building expansion & control joints
would be covered under our cost for masonry repointing. Updated 10/15/15 - 2011 cost escalated to
2016 dollars, with 7% location factor.

$11,021

7 Window Lintels - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."Window & door steel lintels display rust corrosion, building-wide, and are
in fair to poor condition. These items should be cleaned & painted with rust-inhibitive paint
within 1-5 years.…" 2011 Update: During our exterior walkthrough, we recommend lintel
replacements, rather than scraping and painting, based on existing conditions. There are
approximately 65 window openings, averaging 4 lf to 5 lf each, totaling 325 lf of lintel
replacement. At a cost of $75/sf (including 2' of brick demolition, flashing restorations and
new brick installations (including new weep holes at window heads), this would adequately re-
establish lintel configurations. (total: $48,750) Updated 10/15/15 - 2011 cost escalated to 2016 dollars,
with 7% location factor.

$69,871

8 Roofing - Install new roof hatch (from 2008 photos, roof hatch appears to be original, and is 
most likely difficult to operate with deteriorated perimeter gasketing. (total: $2,500) 10/15/15 
Update - 2011 cost escalated to 2016 dollars, with 7% location factor.

$3,585

9 Roofing - Based on prior observations conducted in 2008 by the prior consultant, it was
reported that.."Low-sloped roofs are generally nearing the end of their useful life. Though
there were no reports of roof leaks at the large roof (over the school building), there are large 
areas of ponding water and "alligatoring" (cracking of asphalt). These conditions often lead
to roof leaks or further degradation. this roof is in fair condition and should be replaced within
5-10 years.…"  

$315,115
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2011 Update: In review of the 2008 photos, it is apparent that the original built-up roofing is
well past it's useful life expectancy, and it is recommended that the existing roof be
removed,. and a new SBS roofing system be installed, with tapered insulation to ensure
proper pitch to the perimeter inset scupper drains. Include a 20% replacement allowance for
original decking. Total roof area: approx. 6,670 sf @ $33/sf. Note: Testing for asbestos
needs to be made to all field and flashings before any work commences. 2011 Cost:
$220,110. 10/15/15 Update - 2011 cost escalated to 2016 dollars, with 7% location factor.

10 Roofing - Based on prior observations conducted in 2008 by the prior consultant, it was
reported that.."The low-sloped roofs over the auditorium wing are original to the building and
have reached the end of their life span. Water is leaking at the northwest entryway under the
west-facing roof. these roofs are in poor condition and should be replaced within 1-5
years.…" 2011 Update: In review of the 2008 photos, the area in question appears to be
the lower, east roof, also of original built-up system, and we recommend it be replaced with
SBS. Total sf approx. 670 sf @ $33/sf. 2011 Cost: $22,110. 10/15/15 Update - 2011 cost
escalated to 2016 dollars, with 7% location factor.

$29,586

11 Roofing - Based on prior observations conducted in 2008 by the prior consultant, it was
reported that.."The low-sloped roofs over the auditorium wing are original to the building and
have reached the end of their life span. Water is leaking at the northwest entryway under the
west-facing roof. these roofs are in poor condition and should be replaced within 1-5
years.…" 2011 Update: In review of the 2008 photos, the area in question appears to be
the lower, east roof, also of original built-up system, and we recommend it be replaced with
SBS. Total sf approx. 670 sf @ $33/sf. 2011 Cost: $22,110. 10/15/15 Update - 2011 cost escalated
to 2016 dollars, with 7% location factor.

$31,672

12 Roofing - Based on prior observations conducted in 2008 by the prior consultant, it was
reported that.."Gutters and downspouts are generally in poor condition. Gutters and
downspouts are clogged with debris, damaged and disconnected. downspouts are missing
sleeves at water drainpipe connections, allowing water to splash onto the building facade,
causing algae growth. Gutters and downspouts should be repaired and replaced where
needed in 1-5 years…" This item was a part of a $35,000 allowance costed in 2008, but
was not further itemized. 2011 Update: From 2008 photos, it appears that approx. (12)
vertical downspouts exist, and extend approximately 13' from roof edge to grade. In addition
to general repairs, we have assumed a 30% replacement factor on the approx. 170 lf of
Auditorium roof gutters, and have added a $2,500 allowance to clean out all downspout to
drainage receptor boots. 2011 Cost: $9,760. 10/15/15 Update - Gutters and downspouts reviewed;
approx. 50% are clogged. Allowance should still be maintained for repairs; 2011 cost escalated to 2016
dollars, with 7% location factor.

$14,017

13 Exterior Masonry - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."Step-cracking occurs at the brick masonry chimney. This condition is
poor, and masonry should be repointed within 1-5 years.…" 2011 Update: We concur that
the existing chimney should be repointed (approx. 450 sf @ $20/sf), and should receive a
rain diverter cap. ($2,500 allowance). Total 2011 Cost: $11,500. 10/15/15 Update - Chimney
conditions the same. Allowances should still be maintained for repairs; 2011 cost escalated to
2016 dollars, with 7% location factor.

$16,478

STELLA MARIS REGIONAL SCHOOL  @ ST. ANDREWS - SAG HARBOR - PHASE II  
REPORT (PUBLIC SCHOOL-BASED; NYSED / BCNYS BASED)

Estimated 
Cost including 

General 
Conditions, 

Fees & 
Contingencies

RECOMMENDED ITEMS
ARCHITECTURAL - EXTERIOR BUILDING ENVELOPE - CONT.



4

14 Exterior Masonry - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."Building sealant is missing at building joints, leaving exposed backer rod.
This condition is poor, allows water infiltration, and should be repaired within 1-5 years.…"
2011 Update: This condition still exists, but we are carrying it as a part of the total overall
cost of repointing the masonry. It is therefore considered as a "$0" cost item. 

$0

15 Exterior Masonry - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."Sealant is missing at exterior wall penetrations. This is a fire-code
violation; sealant should be installed immediately…" 2011 Update: This condition still
exists, but we are carrying it as a part of the total overall cost of repointing the masonry. It is
therefore considered as a "$0" cost item. 

$0

16 Exterior Masonry - We recommend that within the next 2-3 years, a pressure washing and
masonry cleaner application be made to remove light moss growth & atmospheric dirt, to
brighten brick face and prepare for repointing. (approx. 8,040 sf of face brick). 2011 Cost:
$40,200. 10/15/15 Update - Exterior masonry conditions are the same. Allowances should still be
maintained for repairs; 2011 cost escalated to 2016 dollars, with 7% location factor.

$57,566

17 Exterior Masonry - The exterior masonry as shown in the 2008 report shows extensive
deterioration and step cracking, especially at all lintels. While a separate cost is established
for lintel replacement, it is recommended that all brick masonry receive repointing, to re-
establish integrity of the masonry face against the elements. Approx. 8.040 sf of face
masonry @ $20/sf.2011 Cost: $160,800 10/15/15 Update - Exterior masonry conditions are the same.
Allowances should still be maintained for repairs; 2011 cost escalated to 2016 dollars, with 7% location
factor.

$230,157

18 Local - The custodial / Parish staff need to institute a program of regular roof and areaway
inspections if not in place already. Drains must be maintained clear and operational and all
debris should be removed from the roof and at all areaways. On 10/15/15 review, nearly all
rooftop scuppers were clogged, in need of maintenance.

LOCAL

ARCHITECTURAL - INTERIORS, DOORS,SEPARATIONS, ADA

19 Interior Doors & Hardware - School - All corridor/stairwell doors are required to be maintained
in the closed position unless they are held open by a device with a means for both automatic
and manual release. Remove all drop down floor stops, floor holders, hold open arms,
abandon floor closers with holders, etc. (2 basement stairwells, and 1 pair of basement
smoke doors; 2 pair of 1st floor stairwell doors) These existing stairwell doors should also
outfitted with magnetic hold-open devices, tied into the fire alarm system. Costed at
$3,500/pr. 10/15/15 Update - Exterior masonry conditions are the same. Allowances should still
be maintained for repairs; 2011 cost escalated to 2016 dollars, with 7% location factor.

$25,145

*In instances where a closer/coordinator has been abandoned, a new closer is called for 
under Item below.  The cost provided is for removing closers.  (Simple devices such as wood 
wedges and drop down stops can be removed on a Local basis).

20 Interior Doors & Hardware - School - In accordance with Item 1, provide and install door
closers at all classroom door locations where none currently exist, or where they exist, have
improper function, or have been rendered inoperable. (included in Item 19 above).

$0
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21 Interior Doors & Hardware - Based on prior observations conducted in 2008 by the prior
consultant, it was reported that.."Basement classroom doors are not fire-rated doors, nor do
they have rated door hardware. These doors are required to be UL-rated fire doors, as they
exit into the main egress corridor. These doors should be replaced immediately and outfitted
with exit hardware.…" This was tagged as a code violation by the prior consultant. 2011 
Update: We agree with both items; the classroom doors & hardware costs are listed below,
and the costs of the corridor smoke detectors are listed above. See those locations.

$0

22 Interior Doors & Hardware - Based on prior observations conducted in 2008 by the prior
consultant, it was reported that.."Exit doors at exit stairwells in the classroom wing at the
basement level do not operate smoothly. These doors typically "stick", requiring heavy force
to open. These doors are also out-of-balance, not fitting inside the door frame when in the
closed position. These doors should be adjusted and re-balanced immediately.…" This was
tagged as a code violation by the prior consultant. 2011 Update: We have costed out full
replacements under Item 19 above.

$0

23 Interior Doors & Hardware - Based on prior observations conducted in 2008 by the prior
consultant, it was reported that.."The school staff does not possess a complete master set of
keys to the school. We were told that keys are routinely lent out to accommodate after-
school activities, and are not returned. This is an unsafe situation, and we recommend that
the school be 're-keyed', and a master set be maintained by the Principal…" A $5,000 cost
was assigned to this item in 2008. 2011 Update: Carrying over this item, we have increased
the cost for re-keying by 20%, based on the overall footprint of the school.10/15/15 Update -
Door conditions are the same. Allowances should still be maintained for repairs; 2011 cost
escalated to 2016 dollars, with 7% location factor.

$8,560

24 Interior Doors & Hardware - (Based on as-built plan, 1962) Remove and replace all existing
original wood classroom-to-corridor doors, which have exceeded their useful life expectancy.
Replace with new solid core oak veneer 'C' label doors, full length, continuous geared
hinges, new adjustable closers and ADA-compliant lever-style locksets, closers, etc., repaint
frames. Affects approx. 32 doors. Note: It is assumed that all door frames are hollow metal,
and in serviceable condition, and can therefore be re-used. 2011 Cost: $56,000 10/15/15 
Update - Interior doors & hardware are original to building; 2011 cost escalated to 2016 dollars,
with 7% location factor.

$80,250

25 Fire & Smoke Separation - (Based on original 1962 plan and basement field review of
10/15/15) Places of pupil occupancy over 500 square feet and areas of assembly are
required to have a minimum of two (2) exits into separate smoke zones. Replace existing (4)
pair of original egress doors; tie to fire alarm system. 2011 Cost: $14,000. 10/15/15 Update - 
Original egress doors still exist; 2011 cost escalated to 2016 dollars.

$18,725

26 Fire & Smoke Separation - (Based on original 1962 plan and basement field review of
10/15/15) Places of pupil occupancy over 500 square feet and areas of assembly are
required to have a minimum of two (2) exits into separate smoke zones. Replace existing (4)
pair of original egress doors; tie to fire alarm system. 2011 Cost: $14,000. 10/15/15 Update -
Original egress doors still exist; 2011 cost escalated to 2016 dollars, with 7% location factor.

$20,009

27 Flammable Storage - Gasoline powered vehicles and/or equipment is not permitted to be
stored in a space that has access into the building. Not Applicable; no power equipment was
noted in the building during 10/15/15 field review.
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28 Combustible Materials - Based on prior observations conducted in 2008 by the prior
consultant, it was reported that.."The basement boiler room is being used as a storage area,
and large amounts of combustible materials are being stored in close proximity to the
boilers. This is a fire hazard and should be addressed immediately.…" This was tagged as a
code violation by the prior consultant; no 2008 costs were supplied. 2011 Update: This
item is routinely assigned to parish staff to correct, and we consider it a Local cost; therefore,
it is not assigned a dollar amount. 10/15/15 Update: Much of the combustible materials
appear to have been removed; the Parish maintains the building for weekly religious
education classes, and when the building is sold, all contents should be removed by the
Parish.

LOCAL

29 Combustible Materials - Based on prior observations conducted in 2008 by the prior 
consultant, it was reported that.."The air handler room is also a storage room, with 
combustible materials inside and on top of the air handler. The air handler is not easily 
accessible and the filter has not been changed as needed. This is a fire hazard and should 
be addressed immediately.…"  This was tagged as a code violation by the prior consultant.   
2011 Update:  This item is routinely assigned to parish staff to correct, and we consider it a 
Local cost; therefore, it is not assigned a dollar amount. 10/15/15 Update - Any stored 
materials should be removed by the Parish.

LOCAL

30 Kitchen - On 10/15/15, the lower level of the building was field reviewed, and compared to
the original DRVC drawings. The original footprint of the Kitchen was approx. 40' x 30',
including the prep area, can wash, storage and future refrigeration area. During the
walkthrough, we noted that this original space was subdivided, creating a small office suite
with an internal toilet room, totaling approx. 600 sf. The remaining footprint, which creates an
"L" contains the original oven, 3-compartment sink and various refrigeration equipment. The
existing commercial stove contains a fire suppression system, but no current inspection
notices were seen. This kitchen in it's present form can function for low-level serving of
catered goods, and grab-and-go beverages. (from Phase I report)

$0

31 Kitchen - Phase II Item - A reconfiguration of the prior Kitchen is recommended if this
building is purchased by the School District, as the District stated that they would like a full
cooking kitchen here to serve the other District schools as well. A re-utilization of the original
1,200 sf area is recommended. This would include not only the demolition of the existing
office space at the lower level (@ $75/sf x 600 sf), but also the installation of new kitchen
equipment, (at an allowance of $175,000) and installation of new suitable flooring and ceiling
materials at the new kitchen footprint and flooring abatement as necessary (flooring costs of
$13.50/sf and ceiling costs at $17.50/sf). In addition, an allowance of $35/sf is provided for
wall and finish renovations, and an allowance of $100,000 is provided for a new serving line
assembly. A 7% location factor is also applied.

$457,960
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32 ADA Compliance - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that...."There is no ADA access into or around the school building. This should
be addressed immediately.…" This was tagged as a code violation by the prior consultant; a
$25,000 cost allowance was assigned, but no specifics given. 2011 Update: Based on
review of the DRVC drawings, and subsequent 10/15/15 field review, there appears to be a
need to access at least the Auditorium from the main floor level, which is an approx. 42"
grade change. This could be achieved through the installation of a vertical transfer lift at the
descending stair. Cost provided includes vertical transfer lift, power to same, and all required
demolition & reconstruction to restore the stairwell area. Another option would be installing a
switch-back ramp at the Auditorium entrance; same cost impact. 2011 Cost: $40,000.
10/15/15 Update - We maintain this recommendation, as it would allow access to at least the
main floor, and the rest rooms. We have escalated costs to 2016 dollars, with 7% location factor.

$57,245

33 ADA Compliance - Phase II Item - There is no vertical access from the main floor to the
lower level, which the exception of two stairwells. The building is configured with standard
classrooms on the main floor, and per renovation drawings dated July, 2000, a Nurse's
Office, Teacher's Lounge, and (1) Art Room and (1) Science Room were to be added. If
these rooms currently exist, equal access to these spaces would be required to serve
physically-challenged students/staff. An allowance of $250,000 is therefore offered to provide
& install a 2-stop elevator to join the floors. (The most obvious spot to install an elevator
would be within the connecting corridor, to the east side, within the existing courtyard.) 2011
Cost: $250,000. 10/15/15 Update - We maintain the recommendation to supply a 2-stop elevator;
2011 cost escalated to 2016 dollars, with a 7% location factor applied.

$357,915

34 ADA Compliance - Phase II Item - (Based on DRVC existing plans) - Toilet Rooms - As the
building should be made ADA-compliant to the maximum extent feasible, this should include
access into the 1st floor girls & boys toilet rooms. Note: Lower level boys & girls toilet rooms
have not been estimated, as we were informed that they are already renovated. A 7%
location factor is applied.

$148,730

10/15/15 Update - As field-reviewed on 10/15/15, the existing girls toilet room on the 1st floor
contains a marginally-compliant toilet stall, and no accessible sinks. The boys room contains
no ADA-compliant fixtures or accessories at all. Contrary to prior statements made, the lower
level toilets are original to the building, and have no ADA accommodations at all. 

35 Exit Stairwells - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that...."Exit stairwells are the required dimensions and materials, and are in
good condition. They do not require remediation at this time …" 2011 Update: No costs
have been prepared for this item. 10/15/15 Update - Exit stairwells appeared in serviceable
condition on the day of the review, and no remedial repairs appeared to be necessary.

$0

36 Local - Corridors and exit ways shall be kept clear of obstructions. No access was made
available to the interior of the building, so this item is left as a Local cost, for the Owner to act 
upon. No issues were noted on the day of the interior review.

LOCAL
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37 Local - Remove all materials that may be stored in front of electrical panels, as well as
materials that may be stored on top of any main switchgear. Maintain a minimum of a three
foot (3') clear access aisle in front of panels. 10/15/15 Update - This condition exists at the
lower level, and is further detailed under the Electrical section below.

LOCAL



8

38 Ceilings - 10/15/15 Update - On the day of the review, several suspended ceiling types were
noted; mineral fiber, drywall panels and fiberglass; all in varying condition, and all appearing
at least 25 years of age. We attempted to lift a typical classroom ceiling tile, and
encountered spray-in insulation above the ceiling line. This product should be further
investigated and tested in terms of content, with test results made available to all parties. 

39 Ceilings - 10/15/15 Update - Main Floor - We recommend the replacement of all corridor
and classroom ceiling and lighting systems, as the existing has outlived it's useful life
expectancy. We recommend replacement with a more energy-efficient lighting system (LED)
and conventional mineral fiber ceiling tile, utilizing a Humiguard treatment, to deter future
moisture damage. Approx. 6,200 sf @ main floor (classrooms, toilets & offices) @ $18.75/sf.

$124,441

40 Ceilings - 10/15/15 Update - Auditorium - We recommend the installation of a suspended
ceiling system at the Auditorium area, to enclose the exposed roof decking above. Again, we
recommend replacement with a more energy-efficient lighting system (LED) and
conventional mineral fiber ceiling tile, utilizing a Humiguard treatment, to deter future
moisture damage. Approx. 5,300 sf @ Auditorium & support spaces @ $18.75/sf. 

$106,358

41 Ceilings - 10/15/15 Update - Lower Level - We recommend the replacement of all corridor,
classroom and kitchen ceiling and lighting systems, as the existing has outlived it's useful life
expectancy. We recommend replacement with a more energy-efficient lighting system (LED)
and conventional mineral fiber ceiling tile, utilizing a Humiguard treatment, to deter future
moisture damage. Approx. 6,416 sf @ entire lower level @ $18.75/sf. 

$128,721

42 Flooring - General - The school's 2010 3-Year AHERA inspection report as prepared by
Enviroscience for DRVC indicates that "..original 9" x 9" vinyl asbestos floor tile still exists at:
Auditorium, Kitchen, Vestibule, Rooms 1 & 2, and at the 1st floor hallway..." Visual review
was not possible, as the facility was not open for our field review on 1/28/11. It should also
be noted that any glue-down carpeting which may exist within the building which is
contemplated for future removal will most likely disturb asbestos-containing floor tiles which
may exist beneath.  See next item.

$0
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43 Flooring - Main Floor - Phase II item - The 2008 report cites asbestos floor tiles beneath
carpeting & laminate in Rooms 1 & 2, and beneath Auditorium concrete and SNAP flooring,
as well as beneath ceramic floor tile present in the Kitchen. It is strongly recommended that,
as budget allows, a phased replacement of existing floor tile and mastic be considered.
10/15/15 Update - These conditions still exist, and flooring abatement and replacement is still
recommended. The original construction documents' finish schedule indicates asbestos floor
tile at the entire 1st floor. Field review indicated a laminate flooring at existing Rooms #1-6, with
12" X 12" tile at Classrooms #7 & 8. It is assumed that original floor tile exists beneath the
laminate flooring, which has been utilized to encapsulate it. The total affected square footage is
approx. 14,500 sf @ $11/sf for abatement, required self-leveling and a standard Grade 1 vinyl
composition tile. (2016 dollars). a 7% location factor is applied.

$170,665

44 Flooring - Lower Level - 10/15/15 Review - The (4) classrooms and the Library and Library
Support Room at the lower level appear to have been all independently constructed by
Parish sources some time after the original building construction (original contract
documents show a full-open Cafeteria space was original. Existing flooring is as follows:
Library & Support Room and Kitchen contain laminate flooring, and the 7th & 8th Classroom,
Math Room and Art Room all contain 12" x 12" floor tile.) The 2010 Enviroscience report
does not appear to include the basement flooring test results, so no accurate abatement &
replacements costs can be presented for these locations until actual testing is conducted.
Note: The 2014 J.C. Broderick report prepared for the District is an assessment report, and
did not include physical testing and results, which should be done as soon as District
commits to the building purchase. Approx. 1,600 sf of laminate flooring (at Library, Library
Support & Office Space) and 4,100 sf of 12" x 12" tile at unnumbered classroom, Kitchen,
Nurse, Art, Math & 7th/8th CR. Note: Multiple layers of flooring may be present.

$0

45 Structural Settlement - Based on prior observations conducted in 2008 by the prior
consultant, it was reported that.."No structural settlement was noted at the school at this
time …" 2011 Update: During our brief field review in 2011, we agree that this item has not
progressed.10/16/15 Update - No structural settlement was noted during the interior
review of the building.

$0

46 Retaining Wall - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."A retaining wall located near the playground is addressed in the "Site"
portion of the report …"   2011 Update:  See Site Item below.

$0

HVAC

1 The lower level was originally designed as a large open cafeteria space. At some point, it
was subdivided to create four classrooms, a library and a support classroom. As the
utilization of this space has changed, and none of the rooms have fresh air or an exhaust
system, units should be added to comply with code. (6 locations). Includes 7% location
factor.

$321,000

2 The existing Crane model VRS-2-300 fan coil units in each first floor classroom do not
provide mechanical fresh air to each space, as code at the time of construction allowed
operable windows and an exhaust system (natural ventilation) as an allowable means of
providing fresh air. Current code however requires mechanical fresh air introduction. Provide
mechanical fresh air units for each classroom (8 locations). Includes 7% location factor.

$428,000

STELLA MARIS REGIONAL SCHOOL  @ ST. ANDREWS - SAG HARBOR - PHASE II  
REPORT (PUBLIC SCHOOL-BASED; NYSED / BCNYS BASED)

Estimated 
Cost including 
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Conditions, 

Fees & 
Contingencies

RECOMMENDED ITEMS
HVAC - CONTINUED

3 Provide an exhaust fan for the first floor custodial slop sink. Includes 7% location factor. $16,050
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4 Provide exhaust systems for the bathroom areas. Currently some bathrooms (4) have
operable windows, while others do not (2). Includes 7% location factor.

$96,300

5 If and when fresh air units get installed throughout the building the two existing Buderus
boilers will most likely need to be supplemented to handle the additional heating load.
Provide new boiler(s) as necessary. Includes 7% location factor.

$267,500

6 Coat the existing secondary containment enclosure for the two Roth 400 gallon fuel oil tanks,
located in the boiler room, and provide a leak detection and overfill alarm system. Includes
7% location factor.

$26,750

7 The existing kitchen hood exhaust ductwork is made from galvanized sheet metal, not
welded black iron as required by current code. Replace the exhaust ductwork and fan with a
new blast exhaust unit. Includes 7% location factor.

$53,500

8 Replace the Climate Control rooftop unit that feeds the auditorium, which is nearing the end
of its life expectancy, and provide code required proper ventilation for the auditorium area.
Includes 7% location factor.

$107,000

9 Replace the two deteriorated rooftop condenser units feeding the A/C units (2) located above
the stage. Provide proper ventilation for the auditorium area in conjunction with item above.
Includes 7% location factor.

$107,000

10 Replace the auditorium entryway damaged hot water baseboard with a fan coil unit to
provide for proper recovery time, as this entrance is used as a main point of entry. Includes
7% location factor.

$21,400

11 Upgrade the automatic temperature control system to provide individual room control by
installing a new DDC control system. Includes 7% location factor.

$214,000

PLUMBING

1 Provide a tempered water emergency eyewash system on the nurses office sink. Includes
7% location factor.

$1,605

2 Provide double check valves on the underground or drip type irrigation systems where they
tie into the buildings potable water supply system to prevent a possible back siphonage, and
cross contamination of the buildings water supply system. Includes 7% location factor.

$4,280

3 Replace the non-functional Ketcham sewage ejector pump located in the lower level
custodial closet. The other pump is operational. Includes 7% location factor.

$3,745

4 Provide a tank type domestic hot water heater to avoid the need to fire a boiler to create hot
water during the non-heating season. Includes 7% location factor.

$32,100

5 Replace the rusted out three compartment sink in the kitchen area. Includes 7% location $5,350

6 Service the on-site septic system as required. Includes 7% location factor. $21,400

7 There exists a large amount of drip irrigation piping laying on top of the rear garden areas.
We could not determine if this piping was operational or not. Repair as required if needed.
Includes 7% location factor.

$2,675

8 Replace the hairline cracked lower level hallway drinking fountain, and (2) non-functioning
hallway drinking fountains adjacent to Classrooms 1 & 3. Includes 7% location factor.

$9,630
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1 Rewire the Rainbird exterior sprinkler control box at the front of the building, which is plugged into
an extension cord laying on grade.  Includes 7% location factor. Includes 7% location factor.

$3,210

2 The fire alarm system consists of Simplex pull stations (non-ADA height), and Simplex bells.
The system is local alarm only, and does not dial out to central station or the fire department.
There are battery or hard wired smoke and carbon monoxide detectors in some of the first
floor classrooms, but they are standalone devices only. There are no smoke detectors in the
areas of assembly or hallway areas, there are no horn/strobe units located in the building,
and there is no fan shutdown system for all fans over 1,000 cfm. We can only assume that
this system complied with code at the time of construction. Replace system with new ADA
compliant fire/smoke detection system including carbon monoxide detection. Includes 7%
location factor.

$208,650

3 Upgrade the CCTV security system to provide for proper coverage of the premises (assume
25 total interior & exterior cameras). Includes 7% location factor.

$133,750

4 Provide card access at three exterior doors to properly control access to the building.
Includes 7% location factor.

$11,235

5 Provide a video intercom station, electric door strikes and CCTV cameras for the main
entrance location. Includes 7% location factor.

$21,400

6 Provide additional electrical receptacles in the classroom areas to provide for proper
coverage, especially for technology related components. Includes 7% location factor.

$107,000

7 Upgrade the building PA/intercom system which has poor sound quality issues, and replace
the push-to-call  buttons with intercom phones. Includes 7% location factor.

$187,250

8 Replace the individual battery powered clocks with a satellite type controlled clock system.
Includes 7% location factor.

$42,800

9 Retrofit the older type T-12 or T-8 lighting to reduce energy use (±265 fixtures total). Includes 
7% location factor.

$70,888

10 Replace the auditorium HID type lighting with fluorescent or LED fixtures to improve system
efficiency and control. Includes 7% location factor.

$53,500

12 Inspect and repair or upgrade the auditorium sound system as required. Includes 7%
location factor.

$48,150

13 Provide data drops in each space including the creation of wire closets as necessary.
Provide Smart Boards in each teaching space. Includes 7% location factor.

$321,000

14 Provide new telephone system for proper access to all areas. Includes 7% location factor. $53,500

16 Replace five incandescent exterior canopy light fixtures with more efficient fixtures. Includes
7% location factor.

$5,350

18 Service the rooftop PV system as required to insure proper operation. Includes 7% location
factor.

$5,350
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1 Parking Lots - The existing north access drive to the main (rear) parking lot appears to be
original (circa 1962), with multiple locations of pothole repairs, erosion and settlement. It is
recommended that the entire access drive be re-paved and re-striped as soon as possible.
Remove existing asphalt and install new 6" RCA, 2-1/2" base course and 1-1/2" wearing
course. Drive size: approximately 190' x 16' = 3,040 sf @ $10.50/sf; 2011 Cost: $31,920.
10/15/15 Update - Parking lot conditions are the same; scope recommendation still valid; 2011
cost escalated to 2016 dollars, with 7% location factor.

$46,010

2 Parking Lots - The existing rear (east) parking lot appears to be original (circa 1962), with
multiple locations of pothole repairs, erosion and settlement. It is recommended that the
entire parking lot be re-paved and re-striped as soon as possible. Remove existing asphalt
and install new 6" RCA, 2-1/2" base course and 1-1/2" wearing course. Lot size:
approximately 130' x 42' = 5,460 sf @ $10.50/sf. 2011 Cost: $57,330. 10/15/15 Update - 
Parking lot conditions are the same; scope recommendation still valid; 2011 cost escalated to
2016 dollars, with 7% location factor.

$82,090

3 Curbs - Replace cracked / eroded / missing perimeter curbs to the north access drive as a 
part of parking lot repair itemized above - 190 lf x 2 sides = 380 lf @ $20/lf. 2011 Cost: 
$7,600. 10/15/15 Update - Curbing conditions are the same; scope recommendation still valid; 
2011 cost escalated to 2016 dollars, with 7% location factor.

$10,914

4 Curbs - Replace cracked / eroded / missing perimeter curbs to the rear parking lot as a part
of parking lot repair itemized above - 165 lf x 1 side = 165 lf @ $20/lf. 2011 Cost: $3,300.
10/15/15 Update - Curbing conditions are the same; scope recommendation still valid; 2011 cost
escalated to 2016 dollars, with 7% location factor.

$4,815

5 Perimeter Grade - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."Over the years, the grade of the courtyard has been raised over the level
of the weep holes that are original to the building. Waterproofing in this area should be
inspected within 1-5 years and re-designed if required...…" This item, along with the
reconstruction of the timber retaining wall, were costed in 2008 as $75,000. 2011 Update:  
Carrying over this item, we have costed out as follows: Approx. 30 cy of earthwork, over 2
days, totals approx. $7.900. The area in question contains the play area and finished seating.
To decommission the area, do the earthwork and restore will take at least one week's time,
and an allowance of $35,000 is added for the restoration. 2011 Cost: $42,900. 10/15/15 
Update - Grading conditions are the same; scope recommendation still valid; 2011 cost
escalated to 2016 dollars, with 7% location factor.

$61,525

6 Sidewalks/Flatwork - Based on prior observations conducted in 2008 by the prior consultant,
it was reported that.."The north facing sidewalk flags are cracked, creating a tripping hazard.
Sidewalk flags should be removed and replaced immediately...…" 2008 cost was presented
as $16,000, which also included areaway fencing (see Exterior item "Basement Areaways"
above). 2011 Update: Total affected area = approx. 190 lf x 5' wide = 950 sf @ $20/sf
replacement cost. 2011 Cost: $19,000. 10/15/15 Update - Sidewalk conditions are the same;
scope recommendation still valid; 2011 cost escalated to 2016 dollars, with 7% location factor.

$27,285
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7 Retaining Wall - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."The school sits at the base of a hill, and water generally flows to a built-
up berm and wall at the east end of the site. The wall is showing signs of water damage and
aging. Stairs & walkways slope to drain towards the school. The wall should be visibly
monitored for crack development and tilting. The east area of the playground should be
regraded and site drainage should be assessed for capacity within 5-10 years....…" 2011 
Update: The retaining wall in question has been approximated as 160 lf, and presently it is 2-
tiers in configuration. An interlocking retaining wall system should be considered, which costs
approx. $175/lf installed. 2011 Cost: $28,875. 10/15/15 Update - Retaining wall conditions have
worsened with multiple cracks & shifting occurring over the last (4) years; scope
recommendation still valid; 2011 cost escalated to 2016 dollars, and increased by 25% to cover
additional deterioration, with 7% location factor.

$47,508

8 Site Drainage - 10/15/15 Review - Existing drainage basins should be cleaned of
accumulated silt and debris. An allowance of $3,500 is provided for this item; in addition, we
recommend the addition of supplemental drainage (a total of (4) basins and connecting pipe,
at an allowance of $50,000. This will also allow for review of possible drainage structures
concealed by the existing play area safety surfacing. with 7% location factor.

$61,311

9 Areaway Drains - Based on prior observations conducted in 2008 by the prior consultant, it
was reported that.."Leaves clog exterior drains and create slipping hazards on stairwells.
leaves should be removed immediately to prevent water ponding...…" 2011 Update: This
item is a standard maintenance item, and should be addressed on a routine/seasonal basis
by the Owner. As such, it should be considered on a Local basis. 10/15/15 Update - Roof
scuppers were typically clogged with leaves and organic debris on the day of review.
Recommendation still holds; site-based basins covered in Item above.

LOCAL

10 Existing Play Area - Phase II Item - The existing play structure and safety surfacing located
at the internal courtyard should be removed and replaced. The equipment appears to be past
it's useful life expectancy, and the safety surfacing has suffered extensive blistering and
separations, displaying only 1-1.5" of depth. (The minimum surfacing depth should not be
less than 6" for equipment that does not exceed 6' above finished grade.) An allowance of
$150,000 is provided for a typical primary school play structure, and removal of the existing
surfacing, with excavation and re-installation of a 6" thick surfacing is provided at $25/sf for a
total affected area of approx. 84' x 50' (4,200 sf) ($105,000), with 7% location factor applied.

$292,110

$6,287,822

ARCHITECTURAL
   BUILDING ENVELOPE (EXTERIOR) $937,212
   DOORS, SEPARATIONS, INTERIORS, ADA $1,704,724

EQUIPMENT $0

HVAC $1,658,500

COST ESTIMATES TOTAL - STELLA MARIS REGIONAL SCHOOL @ ST. ANDREWS - SAG HARBOR - 
PHASE II REPORT - FIELD REVIEWED 10/15/15
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PLUMBING $80,785

ELECTRICAL $1,273,033

SITE - PARKING LOT REPAIRS $128,100
SITE - OTHER SITE REPAIRS $505,468

BUILDING SUB-TOTAL $6,287,822

ENVIRONMENTAL CONTINGENCY $50,000

TOTALS PHASES II: $6,337,822
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