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Introduction
 
In early 2019, LLB Architects and their team of 
architectural, mechanical, electrical, plumbing, and 
cost estimating consultants, conducted a facilities 
conditions assessment of the New Bedford State 
Pier in New Bedford, MA; a facility managed by 
MassDevelopment.

The study was developed to inform its financial 
building asset protection needs centering around 
life cycle and deferred maintenance. The effort 
resulted in a 5-year capital planning outlook 
based on the facility’s current physical state and 
usage. This report is accompanied with digital, 
tabular, and photographic information; to provide 
additional analysis and reporting as needed.

The first part of this report describes the study’s 
methodology, assumptions, and exclusions, to 
inform the criteria for future analysis and decision-
making. Summarized cost information and details 
of the New Bedford State Pier follow.

LLB Architects wishes to thank MassDevelopment 
for their time, expertise, and contributions to the 
content of this project. 
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Executive 
Summary
Facilities Condition Assessment & 
Marine Facilities Review
In Spring of 2019, a Facilities Condition Assessment (FCA) 
survey was conducted, documenting the conditions 
of the buildings and site surface facilities located at 
the New Bedford State Pier, in New Bedford, MA. 
In addition, the FCA team provided a review of the 
marine facilities report generated by GEI Consultants 
in 2018, and provided a written memo in response 
to the report along with updated costs, and any 
additional recommendations, to be integrated within 
this Assessment. The cumulative result is this executive 
report and structured cost information for all building, 
site, and marine facilities which includes a 5-year Capital 
Improvement Plan.

Building 2 (The Reefer) Study

In addition, a simultaneous study was conducted at New 
Bedford State Pier’s Building 2, also known as The Reefer, 
recently rehabilitated to function as a refrigerated 
space. Working in tandem to the Assessment, this 
study incorporated emergency and life-safety findings 
related to the use of Building 2, while also exploring a 
longer-term approach providing recommendations for 
improved function an use of that facility. The report of 
that study is provided as an exhibit to this report.

Highlights
CIVIL/SITE ASSESSMENT
Vehicle and pedestrian facilities at the New Bedford State 
Pier are in deteriorating condition but remain functional 
for day-to-day operation. The upper parking area that 
services the Seastreak Ferry entrance is in generally 
excellent condition does not require any immediate 
maintenance. All other areas of pavement require some 
level of immediate repair within two years, and more 
general maintenance within five to ten years. A full-depth 
pavement reconstruction is required in several areas 
of extreme degradation or frost-heaves. For all other 
areas a combination of pavement overlay, crack sealing, 
or seal-coating will extend the life of the pavement and 
will still function acceptably. It is recommended that the 

entire site receive a full depth pavement reconstruction 
to achieve a long-term pavement health and visual 
consistency. 

Abandoned railroad tracks bisect the lower parking lots, 
causing asphalt degradation and differential settling. 
Removal of the tracks is recommended to achieve 
favorable long-term pavement conditions if there are 
no future plans to resurrect their use. Several drainage 
structures were found to be damaged or are functionally 
impeded by poor pavement or grading conditions. 
These structures will need immediate repair and may 
include regrading portions of the parking lot to redirect 
stormwater runoff. There are also several surface utility 
features such as fire hydrants and electrical boxes 
that require bollards for protection from vehicular 
damage. Pavement striping and internal circulation is 
extremely faded or non-existent for most of the site. 
Recommendations for pavement striping improvements 
will depend on future property use and circulation 
studies.

The pedestrian ramp between the upper and lower 
parking lots is in poor condition and is recommended 
that this receive further study to determine if it meets 
the requirements set by the Americans with Disabilities 
Act (ADA) and Massachusetts Architectural Access 
Board (MAAB) for handicap accessibility. Additionally, a 
potentially dangerous pedestrian condition is present 
where the interior retaining wall separates the Seastreak 
Ferry parking lot to the lower warehouse lot. Currently 
this does not have adequate fall protection. 

The site study also included a review of Tonnessen Park, a 
small hardscaped pedestrian area north of the Pier 
parking lot. Generally, the brick pavers are in good 
condition, although spot repairs to the brick are required 
near the railroad tracks to prevent ponding and water 
damage. No other recommendations are made for the 
park.

ARCHITECTURAL ASSESSMENT
The exterior vertical enclosure of Building 1 is primarily 
uninsulated CMU, and has some features wrapping the 
building from the Seastreak tenant. All components are 
in good condition, except a few areas where flashing 
and downspouts are coming off of the building. Exterior 
vertical enclosure of Building 2 is primarily insulated tilt-
up concrete panels, and are in very good condition.

The roofing on both Buildings 1 and 2 are in the middle 
of their expected useful life, and do not require any work 
at this time.
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Building 4 is a tilt-up concrete structure, but does not 
have an adequate roofing component. Currently the roof 
is a concrete slab without a pitch, and results in ponding/
leaking into the space. Many repairs have been done to 
prevent leaks, but a more permanent solution should be 
considered.

Other auxiliary buildings on the site have no immediate 
concerns.

MECHANICAL ASSESSMENT
Mechanical systems at the New Bedford State Pier are 
overall in good condition. Various areas are served by 
independent systems. The main deficiency to note is that 
there is no ventilation provided at the battery charging 
station for the forklifts.

FIRE PROTECTION ASSESSMENT
Two separate dry-pipe alarm valves, a wet alarm valve 
and sprinkler distribution piping provides a complete 
automatic fire suppression system for Building 1. One 
dry-pipe alarm valve and sprinkler distribution piping 
provides a complete automatic fire suppression system 
for Building 2. System is regularly tested and maintained 
and is in very good condition, confirmed by presence of 
up-to-date inspection tags on each system valve. 

PLUMBING ASSESSMENT
Building 1 plumbing systems consist of three sets of 
toilet rooms for men and women, point of use electric 
domestic hot water at each toilet room core, floor 
drainage within the warehouse portion of the building, 
natural gas to space heaters, exterior gutters for roof 
drainage and exterior hose bibbs around the pier for 
general utility use by associated shipping operations. 
Building 2 plumbing systems consists of gas to space 
heaters. Plumbing systems are in good condition.

ELECTRICAL ASSESSMENT
See the Building 2 Reefer Study for a detailed description of 
the Electrical components in the refrigerated area.

The main electrical services in Buildings 1 and 2 are 
in good condition. The modular metering service in 
Building 1 has several unused services and abandoned 
meter positions that could be removed, but this is 
not necessary for operation. Several of the services in 
the other buildings are older and should be replaced. 
Building 5, which consists of a small utility shed has 
an older Federal Pacific switchboard which should be 
replaced. Circuiting and devices in Building 4 are in poor 
condition and should be replaced, and the panelboards 
in the small guard sheds, Buildings 3 & 8, are in poor 
condition and should be replaced.

One entry into the ferry terminal area, and North Wharf, fenced off on the left. Access to the 
North Wharf has been completely blocked due to its severely unstable condition.
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Lighting in general is functional and will continue to 
operate. Replacement is not necessary for operations, 
but new LED fixtures would improve energy efficient and 
reduce maintenance costs.

The fire alarm system for Buildings 1 and 2 is 
adequate and does not require any major upgrades 
or replacements at this time. The fire alarm system for 
building 6 is functional but appears out of date and 
should be replaced.

MARINE FACILITIES REVIEW
North Wharf – The North Wharf is a concrete decked 
timber pile supported structure with a steel sheet pile/
concrete bulkhead. The overall condition of the wharf is 
critical. Due to the extensive deterioration replacement is 
recommended over repair.

North East Corner – This part of the facility is currently 
being replaced. No repairs are recommended at this 
time.

East Wharf – The East Wharf is a concrete decked timber 
pile supported structure with a concrete bulkhead/
seawall and a rip-rap protected slope. The overall 
condition of the wharf is fair. It is recommended that 
the following deteriorated components be repaired/
replaced; foundation and fender piles, concrete pile caps 
and timber bracing.

South East Corner – The South East Corner is a 
timber decked pile supported structure. The overall 
condition of the structure is satisfactory. No repairs are 
recommended at this time.

South Wharf – The South Wharf is a concrete decked 
timber pile supported structure with a concrete 
bulkhead/seawall and a rip-rap protected slope. The 
overall condition of the wharf is fair. It is recommended 
that the following deteriorated components be repaired/
replaced; foundation and fender piles, concrete pile 
caps, ladders, batter pile connections, concrete deck and 
timber bracing.

Typical warehouse space in Building 1.
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5  Building 5

6  Building 6
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S1  Tonnesen Park

S2  Parking Area 1

S3  Parking Area 2

S4  Parking Area 3

S5  Paved Area

S6  Site Entrance

S7  Parking Area 4

W1  South Wharf

W2  East Wharf

W3  North Wharf

W4  North Side Pier

W5  Roll-on/Roll-off
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Cost Summaries
Prioritized Costs by Facility

Prioritized Costs by Element

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 TOTAL
Building 1  $3,608  $107,020  $6,500  $117,128 
Building 2  $60,000  $1,700,000  $11,700  $1,771,700 
Building 3  $8,450  $2,373  $10,823 
Building 4  $6,500  $10,140  $16,640 
Building 5  $8,450  $1,950  $27,690  $38,090 
Building 6  $42,575  $42,575 
Building 8  $2,373  $2,373 
Tonnessen Park  $2,080  $2,080 
Site Entrance  $84,143  $84,143 
Parking Area 1  $1,300  $19,162  $20,462 
Parking Area 2  $6,032  $6,032 
Parking Area 3  $37,968  $1,300  $39,268 
Parking Area 4  $1,300  $17,544  $78,839  $97,682 
Paved Area  $2,166  $27,073  $29,238 
North Wharf  $2,500,000  $1,000,000  $4,800,000  $8,550,000  $16,850,000 
South Wharf  $330,800  $10,000  $342,000  $682,800 
East Wharf  $131,300  $117,000  $1,053,000  $1,301,300 
East and South Wharf  $1,300,000  $1,300,000 
Roll-on / Roll-off Facility $0
TOTAL  $3,889,608  $3,306,914  $5,010,210  $127,000  $10,078,601  $22,412,332 

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 TOTAL
Site  $2,600  $169,094  $1,300  $105,911  $278,905 
Exterior Vertical Enclosure  $22,490  $22,490 
Roof and Rainwater Management  $4,550  $13,000  $17,550 
HVAC  $1,690  $100,000  $33,670  $135,360 
Electrical  $19,110  $8,450  $27,690  $55,250 
Plumbing  $1,658  $1,658 
Fire Protection  $7,020  $7,020 
Waterfront  $3,800,000  $1,330,800  $4,931,300  $127,000  $9,945,000  $20,134,100 
Reefer Improvements  $60,000  $1,700,000  $1,760,000 
TOTAL  $3,889,608  $3,306,914  $5,010,210  $127,000  $10,078,601  $22,412,332 

All costs include a 30% markup of soft costs, to account for Design and Engineering, General Conditions and Requirements, Bond 
& Insurance, Permits, and Contractor Overhead and Fee. Costs are presented in 2019 dollars; no escalation factors were added.

New Bedford State Pier 2019 Facility Assessment 15

FIN
AL D

RAFT
 19 JU

NE 2019



A project website for the New Bedford State Pier Assessment provided an environment to store and access 
photos, files. All team members could access the site to review project schedule and collaborate.
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Methodology
This assessment includes documentation of building, 
site, and marine components at the New Bedford State 
Pier in New Bedford, MA. The resulting analysis is a 
distillation of broad-range and detailed observations 
made by a team of consultants from architectural, 
mechanical, electrical, plumbing, fire protection 
and marine disciplines. The primary objective of the 
assessment was to identify and observe systems, 
assemblies, and/or components of each facility and 
provide a life cycle analysis and additional short-term 
recommendations for deficient items. All observations 
and recommendations made by the team were the 
result of existing document review, interviews, and field 
surveys.

In an effort to collect and synthesize assessment 
information efficiently, LLB Architects developed a 
process to execute and process the work. All collected 
information is organized following the Uniformat 
Building Element Classification. All raw data is organized 
within a structured data file, allowing for filtering, sorting, 
searching, and grouping. Additional reporting can be 
created from the data file to provide further analysis, 
broad or detailed. The methodology also acknowledges 
the ability for the assessment to be updated in the future 
if desired.

SUPPLEMENTS TO THIS REPORT
• Building 2 (The Reefer) Study Report
• Structured data file (Excel format)
• Field survey photo repository
• Archive drawing sets

FACILITIES OBSERVED AT NEW BEDFORD STATE PIER
• Building 1
• Building 2
• Building 3
• Building 4
• Building 5
• Building 6
• Building 8
• Tonnessen Park
• Parking Area 1
• Parking Area 2
• Parking Area 3
• Parking Area 4
• Site Entrance
• Paved Area
• South Wharf
• East Wharf

• North Wharf
• Roll-on / Roll-off Facility
 
A site map with key is provided in this report.

OBSERVATION SCOPE AND EXCLUSIONS
Site and Civil:  General topography and any unusual or 
problematic features or conditions. Observation of 
storm water collection and drainage system and note 
the presence of on-site surface waters, and retention 
or detention basins. Observation of the major means of 
ingress and egress. Observation of paving and curbing 
systems. Observation of sidewalks, plazas, patios, etc. 

Structural Frame and Building Envelope:  Visual 
identification of primary type of structure (steel/wood 
frame, etc.), substructure including foundation walls, 
slab-on-grade, basement enclosure, superstructure 
including floor and roof framing (where readily 
accessible), building envelope including facades, 
curtain wall systems, glazing systems, exterior sealants, 
balconies, porches and other architectural features 
of importance or noted as deficient. Observations of 
the building’s exterior are generally viewed from the 

ASTM E2018-08 is used as a guide for proper 
execution of a Facilities Condition Assessment

Designation: E2018 − 08

Standard Guide for
Property Condition Assessments: Baseline Property
Condition Assessment Process1

This standard is issued under the fixed designation E2018; the number immediately following the designation indicates the year of
original adoption or, in the case of revision, the year of last revision. A number in parentheses indicates the year of last reapproval. A
superscript epsilon (´) indicates an editorial change since the last revision or reapproval.

1. Scope

1.1 Purpose—The purpose of this guide is to define good
commercial and customary practice in the United States of
America for conducting a baseline property condition assess-
ment (PCA) of the improvements located on a parcel of
commercial real estate by performing a walk-through survey
and conducting research as outlined within this guide.

1.1.1 Physical Deficiencies—In defining good commercial
and customary practice for conducting a baseline PCA, the
goal is to identify and communicate physical deficiencies to a
user. The term physical deficiencies means the presence of
conspicuous defects or material deferred maintenance of a
subject property’s material systems, components, or equipment
as observed during the field observer’s walk-through survey.
This definition specifically excludes deficiencies that may be
remedied with routine maintenance, miscellaneous minor
repairs, normal operating maintenance, etc., and excludes de
minimis conditions that generally do not present material
physical deficiencies of the subject property.

1.1.2 Walk-Through Survey—This guide outlines procedures
for conducting a walk-through survey to identify the subject
property’s physical deficiencies, and recommends various
systems, components, and equipment that should be observed
by the field observer and reported in the property condition
report (PCR).

1.1.3 Document Reviews and Interviews—The scope of this
guide includes document reviews, research, and interviews to
augment the walk-through survey so as to assist the consul-
tant’s understanding of the subject property and identification
of physical deficiencies.

1.1.4 Property Condition Report—The work product result-
ing from completing a PCA in accordance with this guide is a
Property Condition Report (PCR). The PCR incorporates the
information obtained during the Walk-Through Survey, the
Document Review and Interviews sections of this guide, and

includes Opinions of Probable Costs for suggested remedies of
the physical deficiencies identified.

1.2 Objectives—Objectives in the development of this guide
are to: (1) define good commercial and customary practice for
the PCA of primary commercial real estate improvements; (2)
facilitate consistent and pertinent content in PCRs; (3) develop
pragmatic and reasonable recommendations and expectations
for site observations, document reviews and research associ-
ated with conducting PCAs and preparing PCRs; (4) establish
reasonable expectations for PCRs; (5) assist in developing an
industry baseline standard of care for appropriate observations
and research; and (6) recommend protocols for consultants for
communicating observations, opinions, and recommendations
in a manner meaningful to the user.

1.3 Considerations Beyond Scope—The use of this guide is
strictly limited to the scope set forth in this section. Section 11
and Appendix X1 of this guide identify, for informational
purposes, certain physical conditions that may exist on the
subject property, and certain activities or procedures (not an all
inclusive list) that are beyond the scope of this guide but may
warrant consideration by parties to a commercial real estate
transaction to enhance the PCA.

1.4 Organization of This Guide—This guide consists of
several sections, an Annex and two (2) Appendixes. Section 1
is the Scope. Section 2 on Terminology contains definitions of
terms both unique to this guide and not unique to this guide,
and acronyms. Section 3 sets out the Significance and Use of
this guide, and Section 4 describes the User’s Responsibilities.
Sections 5 through 10 provide guidelines for the main body of
the PCR, including the scope of the Walk-Through Survey,
preparation of the Opinions of Probable Costs to Remedy
Physical Deficiencies, and preparation of the PCR. Section 11
provides additional information regarding out of scope consid-
erations (see 1.3). Annex A1 provides requirements relating to
specific asset types, and where applicable, such requirements
are to be considered as if integral to this guide. Appendix X1
provides the user with additional PCA scope considerations,
whereby a user may increase this guide’s scope of due
diligence to be exercised by the consultant beyond this guide’s
baseline level. Appendix X2 outlines the ADA Accessibility
Survey.

1 This guide is under the jurisdiction of ASTM Committee E50 on Environmental
Assessment, Risk Management and Corrective Action and is the direct responsibil-
ity of Subcommittee E50.02 on Real Estate Assessment and Management.

Current edition approved July 1, 2008. Published July 2008. Originally approved
in 1999. Last previous edition approved in 2001 as E2018 – 01. DOI: 10.1520/
E2018-08.

Copyright © ASTM International, 100 Barr Harbor Drive, PO Box C700, West Conshohocken, PA 19428-2959. United States

1Copyright by ASTM Int'l (all rights reserved); Thu Feb 12 10:37:24 EST 2015
Downloaded/printed by
Neal Bijlani (LLB Architects) pursuant to License Agreement. No further reproductions authorized.
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ground and not by special conveying, unless alternative 
vantage points from balconies or adjacent buildings were 
available. Analysis from a licensed structural engineer 
were not conducted.

Roofing:� Identification of the material of the exposed 
membrane/material including parapet. Observations 
were made to note any deficiencies in drainage, damage 
to the system, and leaks. Roofing was accessed directly 
wherever possible, with the exception of steep-sloped 
roofing.

Interior Elements:  Visual inspection of typical occupied 
spaces including lobbies, corridors, assembly spaces, 
restrooms, and special or unusual areas. Observations 
and deficiencies are noted for typical floor, wall, and 
ceiling finishes. Analyses of furnishings, fixtures, 
equipment, space utilization, space suitability, and user 
comfort issues was not conducted.

Plumbing:  Identification of the sanitary, storm, and 
supply piping material, fixtures, domestic hot water, and 
other special fixtures such as emergency wash units. 
Deficiencies are noted for any distribution and fixtures 
which are damaged or beyond apparent useful life.

Heating, Venting, and Cooling:  Generation and distribution 
system, observed for components and assemblies past 
useful life or damaged. Any equipment that is shutdown 
or not operational is observed as an opinion of its 
condition or deficiency.

Electrical:  Identification and observation of the service 
provided, size, visual of the distribution system including 
panels, transformers, meters, emergency generation, 
and exit signs.

Fire Protection:  Identification and observation of fire 
protection systems including sprinklers, standpipes, fire 
alarms, panels, smoke detectors, and other equipment.

Waterfront:  Visual identification and assessment of 
condition of piers, pier components, both above and 
below water.

Life Safety:  Visual identification related to building egress 
and their relationship to apparent conformance with 
original design intent. Application of fire protection 
systems including sprinklers, standpipes, fire alarms, 
panels, smoke detectors, and other equipment.

EXCLUSIONS
• Utility infrastructure including but not limited to 

steam, chilled water, tunnel systems, filtration, 
transformers, telecommunications and subsurface 
storm/sewer.

• Structural analysis (loads, calculations, etc.)
• Roof testing
• Hazardous materials

FIELD SURVEY PROCESSES
Walk-through surveys were conducted for the collection 
of facilities and site features at the New Bedford State 
Pier. Above-water surveys were conducted on the 
South Wharf, East Wharf, North Wharf, North Side Pier, 
Southeast Corner, Northeast Corner, and Roll-on / Roll-
off Facility.

The purpose of each field survey was to visually observe 
the facility to gather life cycle and short-term deficiency 
information that were visible and readily accessible.

Each facility was photographed from interior, exterior, 
above-water, highlighting components, representative 
conditions, and any unique or unusual areas of interest. 
The field survey photo repository serves as a record 
of typical conditions, identification of materials, and 
deficiencies, and is included as a deliverable in this 
assessment.

DOCUMENT REVIEW AND INTERVIEW PROCESSES 
The purpose of including document review and 
interviews was to supplement the field survey and to 
assist the team’s understanding of the facility and any 
pre-existing deficiencies or ongoing maintenance efforts.

A variety of existing documents, such as plans and 
reports, were obtained in the discovery stage of 
the project. Information of primary interest to the 
assessment included records indicating the age of 
building systems and components, studies, historical 
data, as-built conditions, and quantitative data.

Interviews with property managers were conducted 
before and during the field survey, to aid in information 
collection, clarification on a observation, or to obtain 
access,

MARINE AND WATERFRONT REVIEW
Marine facilities were primarily reviewed through 
the existing conditions reports developed by GEI 
Consultants, supplemented by a one-day above-water 
walk-through of both facilities.
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PRIORITY RATINGS
Priority/timeframe ratings scales were assigned to each 
observation to determine the level of necessity and time 
frame for a remedy to an element. Priority ratings are 
defined as follows:

YEAR 1 
YEAR 2 
YEAR 3 
YEAR 4 
YEAR 5

COST ESTIMATING
Based on the field survey and other information 
gathered during the document review and interviews, all 
items requiring repair or replacement, were assigned a 
quantity, cost, and location to obtain order-of-magnitude 
estimates for deferred maintenance and short-term 
recommendations. Sources of cost information were 
obtained and verified through the cost estimator and 
may reflect information from the estimator’s database 
or files, owner’s historical experience costs, or other 
qualified sources that the consultant determines 
appropriate. Opinions of probable costs were limited 

to construction related costs; those types of costs that 
commonly are provided by contractors who perform the 
work. A cost description details the work that is included 
and how the cost was derived. This detailed information 
is provided in the data file, not in the cost summaries in 
this report. 

Opinions of remedies and costs should only be 
construed as preliminary, order-of-magnitude budgets. 
Actual costs will most likely vary from the consultant’s 
opinions on matters such as type and design of 
suggested remedy, quality of materials and installation, 
manufacturer and type of equipment or system selected, 
field conditions, phasing of the work, project delivery 
method, and market conditions.

ADDITIONAL STUDY AND MONITORING COSTS
Some observations suggested remedies that require 
further research, testing, exploratory work, or a 
combination thereof, all of which are outside the scope 
of this assessment. In these cases, the observation was 
flagged as an item to study or monitor, and although a 
cost is provided in the data file, they are not included in 
the cost summaries in this report.

All raw data is organized into a structured data file, allowing for additional reporting through filtering, sorting, and grouping.
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Buildings 1 (Background) and 2 (foreground) at New Bedford State Pier.
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Cost Summary

YEAR 1 $3,608
Plumbing $1,658
Roof and Rainwater Management $1,950

YEAR 2 $107,020
Fire Protection $7,020
HVAC $100,000

YEAR 3 $6,500
Roof and Rainwater Management $6,500

System Descriptions
MECHANICAL
Building 1 is served by various mechanical systems 
depending on the area of the building. Warehouse 
spaces are served by gas-fired unit heaters and have 
no cooling or ventilation air. The ferry terminal spaces 
are served by two rooftop units. Equipment is overall in 
good condition.

ELECTRICAL
Building is served by a Utility pad mounted transformer 
located outside building on the southeast corner near 
the south face wharf. Secondary feeders extend to 
an 800A 480/277V, 3Ø distribution panel and a 600A 
480/277V, 3Ø distribution panel both located in an 
electrical room inside the building. Two utility meters 
located on the face of the building for the 800A and 600A 
services. A Crouse-Hinds receptacle and manual transfer 
switch are location at the exterior transformer provided 
to allow a portable generator connection. Branch panels 
are located throughout the facility.

Lighting throughout the interior of the facility consists 
of fluorescent industrial fixtures in the warehouse and 
fluorescent 2’x4’ lensed troffers in offices. Lighting is 
operational but efficiently and maintenance could be 
improved by replacement of LED technologies

A Notifier addressable fire alarm and voice evacuation 
system is provided throughout the facility. The main 
fire alarm control panel is located in the main entrance 
and the system reports to the fire department using a 
Sigcom radio masterbox.

PLUMBING
A 1-inch water service is located in the valve room of 
Building 1. Plumbing fixtures consist of lavatories, water 
closets, floor drains, hose bibbs and urinals in three sets 

Building 1
USAGE
Warehouse, Ferry Terminal

TOTAL YEARS 1 – 5 COSTS
$117,128
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of men’s and women’s rest rooms. A drinking fountain 
and janitor’s closet is located in close proximity to a set 
of rest rooms. Point of use electric point water heaters 
are dedicated to each set of rest rooms. Floor drains 
are located in the first floor ware house at roll up doors. 
Gas is provided to HVAC unit heaters throughout the 
building. 

FIRE PROTECTION
Separate dry systems are dedicated to the warehouse 
areas of each floor. A wet sprinkler system protects the 
heated terminal area at the main entrance. The fire 
service supplying Building 1 is located in Building 2.
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Cost Summary

YEAR 1 $60,000
Reefer Improvements $60,000

YEAR 2 $1,700,000
Reefer Improvements $1,700,000

YEAR 3 $11,700
Exterior Vertical Enclosure $5,200
Roof and Rainwater Management $6,500

System Descriptions
MECHANICAL
Building 2 consists mainly of the refrigerated processing 
space which is served by Bosch refrigerator units with 
condensing units on the roof. Heat for the refrigerated 
unit is provided by gas-fired unit heaters. The adjacent 
office space is conditioned by a VRF unit with condensing 
unit on the roof. The electrical room is cooled by a small 
exhaust fan, which does not provide sufficient cooling. 
A 1-1 mini-split should be installed to serve this electric 
room.

ELECTRICAL
Building is served by a utility pad mounted transformer, 
separate from building 1, located in the parking lot 
outside building. Secondary feeders extend to an 2000A 
480/277V, 3Ø switchboard an electrical room inside six 
branch panelboards are located in the same electric 
room as the main switchboard and two other panels are 
located outside the electric room..

Lighting primarily consists of high bay LED fixtures 
located in the cooler area and high ceiling corridor areas. 
Smaller utility closets have linear fluorescent fixtures. 

Fire alarm devices in this building are connected to the 
Notifier system in building 1.

PLUMBING
Gas is provided to HVAC unit heaters throughout the 
building.

FIRE PROTECTION
A dry system protects all of Building 2. The fire service 
enters the sprinkler room, passes through a double 
check valve assembly then supplies Building’s 1 and 2.

Building 2
USAGE
Warehouse, Refrigerated Warehouse

TOTAL YEARS 1 – 5 COSTS
$1,771,700
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Cost Summary

YEAR 1 $8,450
Electrical $8,450

YEAR 3 $2,373
HVAC $2,373

System Descriptions
MECHANICAL
Mechanical systems consist of a residential style space 
heater and a window A/C unit.

ELECTRICAL
A 100A, 120/240V, 1Ø load center is located in the shed. 
The panel is in poor condition and should be replaced. .

A single linear fluorescent fixture is located in the 
shed. Lighting is operational but efficiently and 
maintenance could be improved by replacement with 
LED technologies

There are no fire alarm devices or equipment.

PLUMBING
Not applicable

FIRE PROTECTION
Not applicable

Building 3
USAGE
Gate House

TOTAL YEARS 1 – 5 COSTS
$10,823
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Cost Summary

YEAR 1 $6,500
Electrical $2,210
HVAC $1,690
Roof and Rainwater Management $2,600

YEAR 3 $10,140
Electrical $8,450
Exterior Vertical Enclosure $1,690

System Descriptions
MECHANICAL
Mechanical systems consist of two electric unit heaters 
that keep the space above freezing. These unit heaters 
should be replaced immediately.

ELECTRICAL
There are approximately four branch circuits extended 
to this building from a panelboard located in a site 
cabinet near the US Customs Marine Terminal modular 
trailer. Circuiting powers unit heaters, lighting and 
receptacles. The electric heater and overall circuiting are 
rusted, disassembled and in poor condition. Devices and 
circuiting should be replaced.

Incandescent “jelly jar” fixtures provide lighting. Lighting 
is operational but efficiently and maintenance could be 
improved by replacement with LED technologies.

There are no fire alarm devices or equipment.

PLUMBING
Not applicable

FIRE PROTECTION
A 6 inch service enters the building and passes through 
a water meter and reduced pressure backflow preventer. 
It appears service supplies fire department hose 
connections on pier.

Building 4
USAGE
Fire pump house

TOTAL YEARS 1 – 5 COSTS
$16,640
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Cost Summary

YEAR 1 $8,450
Electrical $8,450

YEAR 3 $1,950
HVAC $1,950

YEAR 5 $27,690
Electrical $27,690

MECHANICAL
There is a window A/C unit that serves this building.

ELECTRICAL
The building has a 2500A 480/277V ,3Ø Federal Pacific 
switchboard which serves dock power, power for the 
Cutty Hunk Ferry, and power for the Ernastina schooner. 
The utility transformer is located outside the building 
along MacArthur Dr. Federal Pacific has been out of 
business for a long tie and reimplement parts are 
extremely hard to find. The switchboard is beyond its 
expected life and should be replaced.

Linear fluorescent fixture provide lighting in the 
building. Lighting is operational but efficiently and 
maintenance could be improved by replacement with 
LED technologies

There are no fire alarm devices or equipment.

PLUMBING
Not applicable

FIRE PROTECTION
Not applicable

Building 5
USAGE
Dock power house

TOTAL YEARS 1 – 5 COSTS
$38,090
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Cost Summary

YEAR 3 $42,575
Exterior Vertical Enclosure $15,600
HVAC $26,975

System Descriptions
MECHANICAL
There is a HW oil-fired boiler that provides heating hot 
water to the building. Each space in the building includes 
either a HW unit heater or HW baseboard for heating, 
and a window A/C unit for cooling.

ELECTRICAL
The building has multiple small utility metered services. 

Lighting is predominantly consists of linear fluorescent 
fixtures of various ages and vintages. Lighting is 
operational but efficiently and maintenance could be 
improved by replacement with LED technologies.

There is a zoned, hardwired fire alarm system with 
minimal devices consisting of pull station and bells. The 
main fire alarm control panel could not be located. The 
system is operational, but it is believed reaching the end 
of its expected life and should be replaced.

PLUMBING
Plumbing fixtures consist of lavatories, water closets, 
floor drains, showers, hose bibbs and urinals in three 
sets of men’s and women’s rest rooms. An 85 gallon 
electric water and 2-inch water service are located in the 
mechanical room.

FIRE PROTECTION
Not applicable

Building 6
USAGE
Environmental Police, Storage

TOTAL YEARS 1 – 5 COSTS
$42,575
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Cost Summary

YEAR 3 $2,373
HVAC $2,373

System Descriptions
MECHANICAL
Mechanical systems consist of a residential style space 
heater and a window A/C unit.

ELECTRICAL
A 100A, 120/240V, 1Ø load center is located in the shed. 
The panel is in poor condition and should be replaced. .

A single linear fluorescent fixture is located in the 
shed. Lighting is operational but efficiently and 
maintenance could be improved by replacement with 
LED technologies

There are no fire alarm devices or equipment.

PLUMBING
Not applicable

FIRE PROTECTION
Not applicable

Building 8
USAGE
Valet Booth

TOTAL YEARS 1 – 5 COSTS
$2,373
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Cost Summary

YEAR 2 $2,080
Site $2,080

Description

This area is the public park area located on the 
northwest corner of the site.

Cost Summary

YEAR 1 $1,300
Site $1,300

YEAR 2 $19,162
Site $19,162

Description

This area is located just south of Tonnessen Park, and is 
primarily use for vehicle parking.

Tonnessen Park

Parking Area 1

TOTAL YEARS 1 – 5 COSTS
$2,080

TOTAL YEARS 1 – 5 COSTS
$20,462
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Cost Summary

YEAR 2 $6,032
Site $6,032

Description

This area is the raised parking area adjacent to the 
Seastreak terminal.

Cost Summary

YEAR 2 $37,968
Site $37,968

YEAR 3 $1,300
Site $1,300

Description

This area is adjacent to Building 2, and is protected by 
the Gate House.

Parking Area 2

Parking Area 3

TOTAL YEARS 1 – 5 COSTS
$6,032

TOTAL YEARS 1 – 5 COSTS
$39,268
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Cost Summary

YEAR 1 $1,300
Site $1,300

YEAR 2 $17,544
Site $17,544

YEAR 5 $78,839
Site $78,839

Description

This area is located west of the Gate House, close to the 
main entrance of the site.

Cost Summary

YEAR 2 $84,143
Site $84,143

Description

This area incorporates the main vehicle entrance and 
area west of the raised parking lot.

Parking Area 4

Site Entrance

TOTAL YEARS 1 – 5 COSTS
$97,682

TOTAL YEARS 1 – 5 COSTS
$84,143
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Cost Summary

YEAR 2 $2,166
Site $2,166

YEAR 5 $27,073
Site $27,073

Description

This area is a small asphalt area adjacent to Tonnessen 
Park.

Cost Summary

YEAR 2 $330,800
Waterfront $330,800

YEAR 4 $10,000
Waterfront $10,000

YEAR 5 $342,000
Waterfront $342,000

Paved Area

South Wharf

TOTAL YEARS 1 – 5 COSTS
$29,238

TOTAL YEARS 1 – 5 COSTS
$682,800
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Cost Summary

YEAR 3 $131,300
Waterfront $131,300

YEAR 4 $117,000
Waterfront $117,000

YEAR 5 $1,053,000
Waterfront $1,053,000

Cost Summary

YEAR 1 $2,500,000
Waterfront $2,500,000

YEAR 2 $1,000,000
Waterfront $1,000,000

YEAR 3 $4,800,000
Waterfront $4,800,000

YEAR 5 $8,550,000
Waterfront $8,550,000

East Wharf

North Wharf

TOTAL YEARS 1 – 5 COSTS
$1,301,300

TOTAL YEARS 1 – 5 COSTS
$16,850,000
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Cost Summary

Temporary interim project of South and East Wharfs, 
currently out for bid, work to be completed in 2019.East and South

TOTAL YEARS 1 – 5 COSTS
$1,300,000

Cost Summary

No predicted capital expenses within the 5-year plan, 
assumes maintenance costs within operational expenses.Ro/Ro Facility

TOTAL YEARS 1 – 5 COSTS
$0
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Large warehouse opening at Building 2.
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Glossary
assessment, n. —  the process of performing an analysis of 
the condition of a single or group of facilities, primarily 
to identify, observe, and estimate costs for buildings 
elements which may have deficiencies by a group of 
qualified of trained industry professionals and skilled 
trade-technicians.

building, n. — a roofed structure for permanent or 
temporary shelter of persons, animals, plants, materials, 
or equipment. A building is a) attached to a foundation; 
b) roofed; c) serviced by a utility, exclusive of lighting; 
and d) a source of significant repair and maintenance 
activities.

CAD, n. — computer-aided design software systems 
primarily used to develop design and construction 
drawings for new construction or renovations.

CAFM, n. — Computer-aided facilities management 
systems. CAFM systems offer one or more solutions, 
often differing in nature, of these facilities management 
activities: call center work, design and construction 
drawings including specifications, equipment and 
furniture inventories, hoteling, lease management, real 
property portfolio tracking, preventive maintenance, 
project management, safety, security, space 
management, utilization studies, wire and cabling, and 
more.

component, n. — a fully functional portion of a building 
system, piece of equipment, or building element.

deferred maintenance, n. — physical deficiencies that could 
have been remedied with routine maintenance, normal 
operating maintenance, etc., excluding de minimis 
conditions that generally do not present a material 
physical deficiency to the subject property.

deferred�maintenance�deficiencies,�n.�— the total dollar 
amount of existing major maintenance repairs and 
replacements, identified by a comprehensive facilities 
condition audit of buildings, grounds, fixed equipment, 
and infrastructure needs. It does not include projected 
maintenance and replacements or other types of work, 
such as program improvements or new construction; 
these items are viewed, as separate capital needs. 

easily visible, adj. — describes items, components, and 
systems that are conspicuous, patent, and which may 
be observed visually during the walk-through survey 

without: intrusion, relocation or removal of materials, 
exploratory probing, use of special protective clothing, 
or use of any equipment (hand tools, meters of any kind, 
telescope instruments, stools, ladders, lighting devices, 
etc.).

element, n. — in the Uniformat Classification, any 
component, assembly, or system or construction entity 
part which, in itself or in combination with other such 
parts, fulfils a predominating function of the construction 
entity.1

expected useful life (EUL), n. — the average amount of time 
in years that an item, component or system is estimated 
to function when installed new and assuming routine 
maintenance is practiced.

field�observer,�n.�— the individual that conducts the walk-
through survey.

field�survey,�n.�— conducted during the field observer’s 
site visit of the facility, consisting of nonintrusive 
visual observations, survey of readily accessible, 
easily visible components and systems. Concealed 
physical deficiencies are excluded. It is the intent that 
such a survey should not be considered technically 
exhaustive. It excludes the operation of equipment by 
the field observer and is to be conducted without the 
aid of special protective clothing, exploratory probing, 
removal or relocation of materials, testing, or the use of 
equipment, such as ladders (except as required for roof 
access), stools, scaffolding, metering/testing equipment, 
or devices of any kind, etc. It is literally the field 
observer’s visual observations while walking through the 
facility.

findings,�n.�— the knowledge gathered by the act of 
observation by an individual rather than an entity. 
Findings, as used in this guide, is to be distinguished 
from knowledge provided by others, or information 
contained on documents obtained during the course of 
conducting a building assessment.

gross area, n. — the sum of all areas on all floors of a 
building included within the outside faces of its exterior 

1 International Organization for Standardization. ISO 
12006-2:2001. Building construction -- Organization 
of information about construction works -- Part 2: 
Framework for classification of information. Geneva, 
Switzerland: ISO, 2001.

2 "Extended Facility Condition Index (EFCI)." Extended 
Facility Condition Index (EFCI). Web. 20 Dec. 2015.
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walls, including all vertical penetration areas, for 
circulation and shaft areas that connect one floor to 
another.

improvement, n. — an enhancement or upgrade to 
components, assemblies, or system. A clear distinction 
is made between repair and replacement activities that 
maintain the facility in its intended design condition, 
versus actions that improve or reposition the facility.

infrastructure, n.  — physical assets with a long useful 
life that are normally stationary in nature and can be 
preserved for a significantly greater number of years 
than most capital assets. Examples of infrastructure 
assets include roads, bridges, tunnels, drainage systems, 
water and sewer systems, dams, and lighting systems.

interviews, n. — discussions with those knowledgeable 
about the subject property.

observation, n. — the visual survey of items, systems, 
conditions, or components that are readily accessible 
and easily visible during a walk-through survey of the 
subject property.

observe, v. — to conduct an observation pursuant to this 
guide within the context of easily visible and readily 
accessible.

owner, n. — the entity holding the title to the commercial 
real estate that is the subject of the building assessment.

performance, n. — to the function, operation, or execution 
of the material or element. 

Point of Contact (POC), n. — owner, owner’s agent, or user-
identified person or persons knowledgeable about the 
physical characteristics, maintenance, and repair of the 
subject property.

readily accessible, adj. — describes areas of the subject 
property that are promptly made available for 
observation by the field observer at the time of the 
walk-through survey and do not require the removal or 
relocation of materials or personal property, such as 
furniture, floor, wall, or ceiling coverings; and that are 
safely accessible in the opinion of the field observer.

readily available, adj. — describes information or 
records that are easily and promptly provided to the 
consultant upon making a request in compliance with 
an appropriate inquiry and without the need for the 
consultant to research archive files.

remaining useful life (RUL), n. — a subjective estimate 

based upon observations, or average estimates of 
similar items, components, or systems, or a combination 
thereof, of the number of remaining years that an 
item, component, or system is estimated to be able to 
function in accordance with its intended purpose before 
warranting replacement. Such period of time is affected 
by the initial quality of an item, component, or system, 
the quality of the initial installation, the quality and 
amount of preventive maintenance exercised, climatic 
conditions, extent of use, etc.

renovation, n. — a restoration of a component, assembly, 
or system to maintainable standards, as if to make new 
again.

repair, n. — a localized remedy to an existing component, 
assembly, or system that does not require replacement, 
effectively refurbishing the element to maintainable 
standards.

replacement, n. — a complete exchange of an existing 
component, assembly, or system with its new equivalent.

replacement value, n. — a value representing the total 
amount of expenditure in current dollars required to 
replace the facility to its optimal condition (excluding 
auxiliary facilities) meeting the current acceptable 
standards of construction and comply with regulatory 
requirements.1

reported information, n. — information communicated to 
the observer from a user, usually during an interview.

representative observations, n. — observations of a 
reasonable number of samples of repetitive systems, 
components, areas, etc., which are conducted by the field 
observer during the walk-through survey. The concept 
of representative observations extends to all conditions, 
areas, equipment, components, systems, buildings, etc., 
to the extent that they are similar and representative of 
one another. The extent of representative observations 
conducted by the field observers should be identified in 
the assessment report. A user may increase the extent of 
representative observations conducted to enhance the 
due diligence conducted under the building assessment 
or as required in the Annex.

required data, n. — the minimum data elements necessary 
to provide unique identification to a given room or 
space, n.— a unique space or room identifier; the 
organizational unit to which it is assigned; its assignable 
or nonassignable square-foot area; and its room or 
space use category. This is the minimum data needed to 
establish a facilities inventory system. (See also Optional 
Data.)
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reviewer, n. — the individual that both exercises 
responsible control over the field observer and who 
reviews prior to delivery to the user.

routine maintenance, n. — a repair that does not require 
specialized equipment, professional services, or 
contractors, but rather can be corrected within the 
budget and skill set of typical property maintenance 
staff.

short-term costs, n. — opinions of probable costs 
to remedy physical deficiencies, such as deferred 
maintenance, that may not warrant immediate attention, 
but require repairs or replacements that should be 
undertaken on a priority basis in addition to routine 
preventive maintenance. Such opinions of probable costs 
may include costs for testing, exploratory probing, and 
further analysis should this be deemed warranted by the 
consultant. The performance of such additional services 
are beyond this guide. Generally, the time frame for such 
repairs is within one to two years.

site visit, n. — the visit to the subject property during 
which observations are made pursuant to the walk-
through survey section of this guide.

standard, n. — as used by ASTM, a document that has 
been developed and established within the consensus 
principles of the Society and that meets the approval of 
the ASTM procedures and regulations.

suggested remedy, n. — an opinion as to a course of 
action to remedy or repair a physical deficiency. Such 
an opinion may also be to conduct further research or 
testing for the purposes of discovery to gain a better 
understanding of the cause or extent of a physical 
deficiency (whether observed or highly probable) and 
the appropriate remedial or reparatory response. A 
suggested remedy may be preliminary and does not 
preclude alternate methods or schemes that may be 
more appropriate to remedy the physical deficiency 
or that may be more commensurate with the user’s 
requirements.

system, n. — a combination of interacting or 
interdependent components assembled to carry out one 
or more functions.

unique�space�identifier,�n.�— A means, such as an alpha-
numeric code, to identify each individual space in a 
facilities inventory database.

user, n. — the party that retains the consultant for the 
preparation of a baseline building assessment of the 
subject property in accordance with this guide. A user 
may include, without limitation, a purchaser, potential 
tenant, owner, existing or potential mortgagee, lender, or 
property manager of the subject property.

Resources
“Asset Insights.” Asset Insights. Web. 20 Dec. 2015.

ASTM International. Standard Guide for Property Condition 
Assessments: Baseline Property Condition Assessment 
Process. West Conshohocken: ASTM, 2008.
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