
“More than just assessments, solutions.”



Partner Engineering and Science, Inc.

600+ Staff Provide:
– Site/Civil Engineering Design
– Landscape Architecture
– Land Use Planning
– Building Engineering Design (MEP/FP)
– Energy Consulting (Benchmarking/Audit/Efficiency)
– Commissioning & Retro-Commissioning
– Renewable Energy Design & Consulting
– Health and Safety/ Industrial Hygiene
– Property & Environmental Assessments
– Construction Administration & Risk Management
– Subsurface Investigations and Remediation

38 Offices Nationwide

Nationally WBE-certified

2016 ENR  #271 Ranked           
Engineering Firm

We touch over 22,000 property assessments 
annually…& serve our clients in a multitude of 

ways thereafter…

Full-service, nationwide engineering & environmental consulting firm



Local Expertise
• We have a strong local presence, 

serving the greater Los Angeles 
Community from our national 
headquarters in Torrance,  which is 
home to over 100 full-time employees.

• From 7 additional regional 
offices around the state (with 
an additional 120 staff 
members), Partner brings the 
full spectrum of our multi-
disciplinary assessment staff.



The Partner Team

Jay Kumar, PE 

Technical Director, Structural Engineering Group 

Michael P. Arias
Technical Director – Property Condition Assessments 
(PCA) 

Kevin Roberts, CAC, CLIA
Technical Director for Industrial Hygiene 



What’s in the Report

• Site Improvements
• Building Structure
• Building Envelope
• Roofing
• Building Interior
• Heating, Ventilation and 

Air Conditioning 
(HVAC)/Material HVAC 
Systems

• Electrical System
• Plumbing System
• Life Safety/Fire Protection
• Kitchen Equipment
• ADA Visual Review



Results – Property Condition Report



Scope of Work

The following definitions and terminology are used in this report regarding the physical 
condition of the project, and the estimated life expectancies/age of the components and 
systems. 

Partner  completed this project within the scope and limitations of ASTM E2018-15, 
Standard Guide for PCAs.

Good In working Condition and does not require 
immediate or short term repairs above an 
agreed threshold. 

Fair In working condition, but may require 
immediate or short term repairs above an 
agreed threshold. 

Poor Not in working condition or requires 
immediate or short term repairs 
substantially above an agreed threshold.

Unless stated otherwise in this report, the systems reviewed are considered to be in 
good condition and their performance appears to be satisfactory.



Priority Determinations 
Priority 
Level

One (1) New or like new condition.

Two (2) Well maintained, may exceed expected useful life. No 
immediate or potential concerns.

Three (3) Satisfactory, some signs of wear and possible minor 
immediate repairs. Component/s condition consistent 
with their expected useful life.

Four (4) Marginally satisfactory. Some immediate repairs 
required. Components/Systems at or near the end of 
their useful life.

Five (5) Immediate concerns, major replacements, and/or 
significant attention required. Life safety, code or 
accessibility concerns.



Immediate Repairs & Deferred Maintenance Cost



Immediate Repairs – Priority Three (3)

Basement wall 
foundation and 
sill plate with 
vertical split is 
widest at the top 
and narrower at 
the floor

Vertical 
crack in 
basement 
foundation 
wall, Main 
Building A.

Vertical crack in 
basement 
foundation wall, 
Main Building A

Main 
Building A 
substructure 
pier and 
floor 
framing.



Immediate Repairs – Priority Four (4)

Residential-grade windows with failed jamb 
opening system at Community Center 



Immediate Repairs – Priority Five (5)



Immediate Repairs – Priority Five (5)



Immediate Repairs – Priority Five (5)



Immediate Repairs – Priority Five (5)

Bus Shelter along Hollister 
Avenue.

Non-compliant curb cut at 
sidewalk from accessible route. 



Immediate Repairs – Priority Five (5)

Uneven pavers at accessible 
route from Hollister Avenue .

Accessible ramp required to top 
level of gazebo .

Modify  walkway between 
Building B & C4.



Immediate Repairs – Priority Five (5)



Immediate Repairs – Priority Five (5)

Loading area and ramp access to 
building.

Stairs at main entrance area.

Modify existing 
community center 
restrooms.



Replacement Reserve Cost



Replacement Reserve Costs Cont.



Replacement Reserve Cost – Priority Two (2)

Electrical services at basement.



Replacement Reserve Cost – Priority Two (2)

Assembly 
Hall 
interiors

Multi-use 
room 
interiors 

Main 
Building 
typical 
interior

Interior 
corridor at 
admini. 
office 



Replacement Reserve Cost – Priority Two (2)

Kitchen Interior Kitchen Prep Area



Replacement Reserve Cost – Priority  Three (3)



Replacement Reserve Cost – Priority  Three (3)

Day Care/Toddlers Rainbow School Building C4ADA parking at Day Care/ CAC Head Start Building

Community Center Exterior. General Condition of  Community Center Exteriors.



Replacement Reserve Cost – Priority  Three (3)



Replacement Reserve Cost – Priority  Four (4)

South Parking Paving and 
Deterioration. 



Replacement Reserve Cost – Priority  Four (4)

L: Roof over Auditorium, 
Assembly Room, kitchen and 
west 
classroom wing, Main Building 
, R: mi-flat roof over east wing 
classrooms and open hallway

L: Building C4 Roof Overview
R: Roof Drains



Replacement Reserve Cost – Priority  Four (4

Condenser unit for Building B appear inoperative. Community Center furnace at basement.



Results – Structural Findings

Partner performed a structural condition assessment of the subject property. This 
included the following scope of work: 

1. General structural evaluation of the building superstructures by a practicing 
structural engineer. 

2. Visual inspection of the subject property. 
3. Review of all available structural and architectural construction documents. 
4. Review of prior structural reports. 
5. Perform limited destructive investigation to verify specific building components as 

needed to evaluate the structural integrity of the buildings and verify general 
conformance to the structural and architectural plans provided. 

6. Provide any recommendations for long term serviceability of the building 
superstructures. 

7. Comment on expected seismic performance and provide recommendations if 
needed .



Results – Structural Findings
Overall, the buildings are expected to remain stable in their current configuration. No significant structural 
deficiencies were identified that appear to pose an immediate threat to life safety or continued operation of 
the buildings. The structures appear to be in generally good repair. The following recommendations are 
provided to maintain the long term serviceability of the structures. Since these buildings were designed and 
constructed under older building codes, it appears that the expected seismic performance of the structures 
may not meet current life safety performance objectives in their current configurations. This is expanded on 
in the following section, Additional Seismic Study- Identified Seismic Deficiencies & Recommendations: 

Main Building A – Community Center 
The building has a raised wood floor with a substructure crawl space. The piers that are visible from the 
interior two access openings have dirt over the concrete pads, in contact with the wood blocks and piers. 
• The dirt covering the subarea piers should be lowered and removed or redistributed to separate the top 

of the pier and the wood post from the exposed dirt. 
There is a large vertical crack in the north basement wall near the northeast corner of the basement. 
• The crack in the basement wall should be repaired by epoxy adhesive injection and monitored for further 

settlement cracking. 

Site Built Classrooms Buildings B  
• No recommendations 

Site Built Classrooms Buildings C 
• No recommendations



Results – Seismic Findings
Numerous potential seismic performance deficiencies were identified that 
warrant further investigation to provide more detailed recommendations for 
strengthening or seismic upgrades. The buildings in their current state may not 
meet seismic performance standards for public schools as well as some state and 
federal government agencies. The following recommendations are based on 
professional judgement without a detailed force based analysis. 

Main Building A – Community Center 

The Auditorium roof appears to not have adequate wall to 
roof anchorage. The framing conditions provide a weak 
connection between the heavy concrete walls and the roof 
diaphragm assembly, which is intended to transfer the 
lateral forces to the sides of the building. 



Results – Seismic Findings

The roof sheathing is diagonal 1x8 sheathing over the 2x6 tongue and groove sheathing 
that is visible from below. This sheathing is not adequate for the seismic loads generated 
by the heavy concrete walls. 



Results – Seismic Findings
In the Auditorium, verify that the wall connections and repairs shown in the undated 

drawings have all been completed. If the anchorage shown in the undated retrofit 
drawings has not been performed, develop a new design for wall anchorage to the 
roof based on current code. 



Results – Seismic Findings
Remove the plaster board walls of the Assembly Room above the original concrete walls 
and add anchors through the sill plates into the top of the concrete walls. The short 
cripple walls of the Assembly Room above the original concrete walls should have 
plywood sheathing added to them to provide transfer of lateral loads to the wall below. 
These wall sheathing details should be part of a new structural design. 



The roof assemblies over the walkways between the three buildings could be separated from 
one or both buildings with a seismic slip joint between the buildings and the walkway roofs 
that allows differential movement of the buildings without damage to the walkway roofs. 
Any slip joint should also provide gravity support to the roof where it meets the building. 
These roof framing details should be part of a new structural design. 



Results – Hazardous Materials Survey

The identified hazardous materials should be properly removed and segregated prior to
renovation/demolition activities. Proper packaging and disposal should be conducted in
compliance with federal, state, and local regulations. Certain restrictions regarding
packaging methods (lab packs), transportation (hazmat certification & manifesting), and
disposal (landfill regulations) of hazardous materials could apply.



Friable Regulated Asbestos- Containing Materials (RACM)

The following materials were confirmed to contain asbestos:

• Beige Speck Sheet Vinyl 
Flooring- Community Building 
Various Flooring- 650 SF

• White Sheet Vinyl Flooring-
Community Building Flooring-
220 SF

• Beige Speck Sheet Vinyl 
Flooring- Community Building 
Flooring- 220 SF



Non-Friable Category I and II ACM
• Beige 12x12 Vinyl Floor Tile and 

Mastic- Community Building 
Flooring- 2,100 SF

• Grey Roof Patch & Penetration 
Mastic- Community Building Roof-
80 LF

• Transite Pipe- Community Building 
Janitor Closet- 6 LF



Asbestos-Containing Construction Material (ACCM) – Cal/OSHA 
(<1% Asbestos)

Asbestos-Containing Construction Material (ACCM) – Cal/OSHA (<1% Asbestos)
o Grey Roof Patch & Penetration Mastic- Community Building Roof- 40 LF
o Grey Roof Patch & Penetration Mastic- Community Building Roof- 40 LF
o White 12x12 Vinyl Floor Tile Mastic- Community Building Flooring- 220 SF



XRF Table of “Hot” Materials



XRF Table of “Hot” Materials, Con’t



XRF Table of “Hot” Materials, Con’t



XRF Table of “Hot” Materials, Con’t



Remediation Costs

Regular wage
Asbestos Abatement: $25,000.00
Lead Abatement: $15,000.00
Universal Waste $7,500.00

Prevailing wage
Asbestos Abatement: $40,000.00
Lead Abatement: $20,000.00
Universal Waste $10,000.00

The contractor can refine the pricing but they would first like to tour 
the site to evaluate access, number of containments, water sources, 
and equipment set up.



Questions/ Concerns?
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