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Assessment Report San Juan Island Library

Additional Notes by Carrie Lacher, Library Facilities Coordinator

Peter, his lead worker, and I toured the inside and outside of the facility and discussed several aspects of the issues noted below. My comments are in italics.
1. Tree pruning: there are a few areas where you should cut back the tree limbs as they can cause rot and damage to the structure. This needs to be done periodically as needed. Estimated Cost = $1500 annually
2. Oil-Water separator: these need to be pumped out every year. Estimated Cost: $1500 per year. Total number of stormdrains = 4 (one on west side, three on eastside)
3. Driveway:  asphalt needs some attention as there are areas with cracking and some pot holes. These should be dealt with as they will just keep getting worse (once asphalt has broken through to gravel underlayment, the hole continues to grow larger). There are some low spots as well that are collecting water. The entire driveway should be sealed and resealed every three years. Along the County side of the driveway there is substantial damage due to root intrusion. It needs to be dealt with. Note: A full repair of the parking lot (as opposed to resurfacing) will likely not be necessary in most areas within the 10-year timeline, as noted by Peter. But as also noted, there is severe root infringement into the parking lot bordering the County property as well as in the handicapped parking area in front of the building. If this area is to be utilized for more parking spaces, may need to consider costs of removing trees, installing fence (or replacing landscaping), repairing damaged areas. Estimated cost of tree removal and replacement with other landscaping: $8,000. Estimated cost of repair of asphalted area next to County: $6,000. Estimated cost of redo of staff parking area & resolution of stormwater issues: $8,500. Estimated cost of resurfacing (every FIVE years): $8,500 per event. Total estimated cost for this issue: $39,500 (includes two resurfacing events)
4. Dirt-to-wood contact: there are places in the planted areas where the dirt is in direct contact with the wood structure. These should be dug back and a non-wood barrier should be installed. There are several materials that could be used. This will stop dry rot from occurring. This issue has been noted in the past. To date, all downspouts have been rerouted away from the building and no longer empty out onto soil next to the building. Estimated cost: $3,000
5. Roof: the roof is not in the best shape. There are two types of roofing material on the existing roof. Asphalt shingles and hot mop. There have been several leaks and patching over the years. There are several areas that need to be dealt with right away. This will be between $1,500 and $2,000. At some point, there will need to be a total re-roof. See Total Re-Roof information below.          
6. Gutters: Gutters are important to keep water away from the building. They need to be cleaned out once a year at least. There are some damaged areas that need to be attended to or replaced and all the corner joints need to be properly caulked to stop leaking. Note: The Library currently contracts with Salt Spray Window Cleaning for cleaning of the gutters. Last year, the corners were sealed by a handyman but it sounds like this has not taken care of the issue. Finding gutter repair on-island has been very problematic for many years. Estimated cost: $1000
7. Possible Dry Rot: there are possibly some dry rot issues in the building due to water problems over the years. I don’t see any issue up front but wanted to mention the possibility. Note: This might be an issue that could be addressed by a building envelope assessment (see below).
8. Ceiling tiles: there are several damaged or stained tiles in the ceiling. As they are older and can’t be properly matched, I suggest you pick an existing smaller room and replace all the tile in that room with new and use the older ones to go into the larger space. Estimated cost: $5000
9. Curtain or French drain: Due to all the asphalt and concrete, we do not think this will be an issue in the future. There is very little area for water to get around the foundation. There is one area between the library building and the storage area that could be re-done.   The cost to re-do the curtain in this area would be $7130.20 (this number includes tax). This includes: dig up and replace old French drain. Apply two coats of asphalt to foundation, install new drains and plumb into the new draining system that we previously installed, cover with Typar cloth, drain rock and fill all back in. This probably should only be done if we see a problem. I don’t expect we will. Note: I pointed out to Peter some areas of dampness on the foundation footing on the west back wall where there is no cement floor. Peter suggested this issue could be addressed with the work he describes. He also suggested that this wasn’t absolutely necessary. Given that the building is used to house books, however, dampness is an ongoing concern. There is still a strong odor of dampness in the basement area though it looks like the flooding has been resolved. This may be another issue for a building envelope assessment.
10. Total Re-Roof: I suspect there are several areas in the roof with dry rot. These are best dealt with during a total re-roofing, as that is when we will find them and with the roofing off we can expose and fix them. In the meantime, you would be looking out for any signs like mold, sagging etc. I don’t see anything currently at the moment. To re-roof will be expensive but will probably be necessary at some point. At current prices, it will cost in the area of $70,000 to $75,000.  There are some short cuts that could be done to save about $10,000 by going over the old roof. I don’t advise it because this will not expose any dry rot and I do believe that it exists. Note: I can’t put a price on any dry rot repair as it is impossible to know how much there is until we open things up. Note: It was reported to me (by New Horizon roofers) on March 31st that there are dampwood termites in the area of the roof leak over the fiction area (back, western wall). According to SJ Pest Control, the only way to eliminate these termites is to cut out the rotted/infested wood. Given this issue, a complete re-roof may be advisable to discover and eliminate any other areas of infestation and damp/rotted areas of roof plywood. 
11. Insulation: there are two areas (interior upstairs) that appear to have no insulation in the ceiling. Loss of heat is probably quite high. We suggest insulating with solid or spray foam and then covering areas with drywall or wood application. This should be around $5,000 or so depending on application chosen. Note: This upstairs work area is now a staff work space being used full time. Heat is provided to this area by heat panels attached to the ceiling. Heat loss is very visible on snowy mornings when this area of the roof shows no snow accumulation. Relocating the heat source away from the ceiling would be a challenge and ultimately may require a remodel of the entire space. 
12. Staff Bathroom: the upstairs bathroom needs a new cabinet and sink. Also possibly using the tub area for some enclosed storage. Hard to put a price on this without knowing more information.  Just outside the bathroom there are some bookshelves – they have too much weight on them for the floor system. This is causing settling in the floor and walls resulting in drywall cracking and door sagging. This needs to be dealt with promptly. Easiest fix is to remove book shelf and the weight it is causing. Estimated cost staff bathroom update: $2,000. Estimated cost wall/pocket door repair: $2,000.
13. HVAC: After consultation with Peter, the expected life of the current heat pump/air exchanger should be another 15 years. That being said, it was reported to me on March 31st by West Mechanical that the heat pump needs some “expensive” repair work. Given the history of HVAC issues over the years, I would suggest planning $30,000 in major repairs/replacements of the current system within the next 10 years. The Board may also need to consider an expansion of the HVAC in the public and staff areas of the building. The Library is not currently considered a public “cooling” center although there is that perception of public buildings in the community. With climate change over the next several years, this may become more of an issue that would need to be addressed.
14. Flooring: The area of the Library from the water fountains on back and the staff area have not yet been done. Estimated cost including moving shelving: $30,000
15. Ceiling Lights: Upgrade lighting throughout building to provide better lighting in select areas and to make ceiling lights consistent in type/color of bulbs (or switch out to non-fluorescent lighting). Approximately 130 fluorescent ceiling fixtures. Estimated Cost: $30,000.
16. Garbage enclosure redo: Currently, the Library utilizes individual garbage cans for Town refuse pickup. Using a dumpster or half-dumpster would require a reworking of the enclosure area to allow for dumpsters to be easily rolled out to the refuse truck. Estimated cost: $3,000.
17. Automatic fire extinguisher system: The Library is not required (due to size and age) to have an automatic system installed. It would likely be almost prohibitively expensive to install a new system in the old drop ceiling. If the Library is situated in this building for a long period of time, this may be a safety issue to consider.
18. Building envelope assessment per the recommendation of the insurance adjuster following the most recent incursion of water in the basement. The insurance adjuster recommended Bob Card, Wetherhold Industries. From their website (www.wetherholt.com): “Our services include roofing and waterproofing consulting, wood decay investigations, interior moisture (condensation and ventilation) investigation…We are capable of determining the types of roof and waterproofing systems in place, performing moisture surveys, determining leak sources and generating CAD details. Once waterproofing or roofing is started, inspectors are on site to verify the work conforms to the contract and assist in avoiding conflict between the specifications and actual conditions.” Estimated cost: $20,000
19.  Dedicated handyman either on-staff or as independent contractor. As the building continues to age, it will become ever more critical to have consistent, informed, ongoing assessment of the building and property to nip problems in the bud. The current and historical procedure has been that library staff hire a contractor to address issues as they become emergent. Estimated cost for 20 hours per week staff (fully burdened/$35 per hr): $55,000 annually. Estimated cost for annual contract (possible interlocal agreement?): $25,000.
20. It had been noted by past contractors and plumbers after the 2nd incursion of water into he basement in 2010 that a redo of the entire stormwater system of the Library may be needed to fully resolve the water issues in the basement. The Library’s stormwater system is separate from that of the Town and does not connect to the Town’s stormwater system. As far as we have been able to detect (thanks to dye sleuthing from the Town a few years ago), the stormwater system ties into a joint system at the juncture of the County and the storage facility and then outfalls in the empty pasture on the north side of the storage facility. To redo the entire stormwater system would require excavating around the perimeter of the building foundation, removing and replacing large portions or all of the parking lot, installing new pipe and drains, and developing a maintenance plan. At the time of the flooding of the basement in 2010, the estimated cost of such a project in the neighborhood of at least $100,000. ( note added October 2015)
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