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Overview of the Development Opportunity

The State of Maine Bureau of Real Estate Management (BREM) is issuing this Request for Information (RFI) to seek information from potential developers interested in providing development services to the BREM for a mixed development opportunity (state & private) on a 2.73-acre site know as 221 State Street Property in the Capitol Area.

The timeline for development potential would begin December 2020. The following major developments will be completed prior to development of the site:

1. Completion of 109 Capitol Street for consolidation of Department of Health and Human Services offices. Planned completion is July 2019.
2. Completion of the consolidated state laboratories on the East Campus in the Greenlaw Building. Planned completion is December 2020.
[bookmark: Highlights_of_Opportunity][bookmark: _bookmark1]
Highlights of Opportunity

The 221 State Street property presents several attractive features as a site for future development:

· Proximity to Capitol Area Augusta: 221 State Street is located within walking distance of the State Capitol, State Library & Museum, 19 Union St, Parking Garage, Governor Hill Mansion, YMCA & Augusta Police Department.
· Nearby waterfront access and park: the site is adjacent to Capitol Park and within walking distance to the Rail Trail along the riverfront, both of which provide maintained walking paths.
· Barriers to entry: None known
· Strong partner in the State of Maine: Past partners are encouraged to apply.
· Opportunity: The location has desirable property centrally located to State Government facilities, consisting of 2.73 acres with associated parking and a 73,000 SF building which is an existing lab and office space. The property could allow for a valuable development opportunity when considering the whole property and location. A joint opportunity with the State of Maine may allow for more.
· Tax Implications: Tax increment financing available from the city should be explored with the City of Augusta.
· Potential Future State Facility Needs: State Parking Garage, office space for agencies within the Burton M. Cross Office Building and Cultural Building. 
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Development Opportunity Site 221 State Street, Augusta, Maine
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Zoning: Capital-Commerce Districts
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Institutional/Business/Professional Subdistrict (BP)

[bookmark: Description_of_Bayside_Property_and_Adja][bookmark: _bookmark4]Description of 221 State Street Property and Adjacent Parcels

The 221 State Street Property site includes access from Union, Columbia, and State Streets. The geographic layout lends itself to multiple opportunities for site layout and development potential. The site has an existing 73,000 SF brick building (see existing building assessment) and parking for over 100 vehicles. The property is currently the site of the Department of Health and Human Services and the State of  Maine Health Environmental Testing Laboratory. 

The adjacent parcels are a mix of park, government, single and multi-family use parcels all in the BP Sub-district. The zoning allows for major health and government institutions and related business and professional offices. Dimensional requirements for all uses:

1. Impervious surface ratio: 0.95
2. Floor area ratio: 0.74
3. Maximum height: 42 feet
4. Density: 2,500 square feet of land per dwelling unit. 
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The State of Maine, Bureau of Real Estate Management wishes to engage a Developer to conceptualize a vision to transform the property at 221 State Street into a viable vibrant development; a mixed-use destination where a diverse community lives, learns and thrives, integrated with and complementary to the Capitol campus that optimizes its value and augments the Capitol/riverfront neighborhood with productive uses, serving as an integral facility that supports the seat of government as a unique, attractive property, all accomplished by leveraging a mix of public and private development that will facilitate a more effective development of the Capitol Area.

The development should incorporate the following goals:
1. Maximize the economic value through a planned development.
2. Allow for integration of State facilities.
3. Meet State financial requirements for the structure of the development.
4. Follow the planning/development rules: 
i.) State 
ii.) City 
iii.) Capital Planning Commission.  
Rules: https://www.maine.gov/bgs/documents/CPCRulesFinal.pdf
5. Legislative council approval. 








Site Background, Previous Master Planning and Campus Investment

The Augusta State Facilities Master Plan was developed in March of 2001. Though most of the objectives of that plan have either changed or been implemented, the overall concept of utilizing property with existing infrastructure still exists as well as consolidating state resources to the West and East Campus. This development approach is still an important component of state facilities management. A shift has been a cooperative effort to combine both private and state resources to bring redevelopment to older state facilities. 

221 State Street Property Guiding Principles

1. [bookmark: Site_Background,_Previous_Master_Plannin][bookmark: _bookmark5]Complement the City of Augusta's Capitol Area: Design and layout would complement surrounding architecture and property use.
2. Integrate with the State of Maine’s strategic vision: Support its mission and community life; strengthen the state/ community partnership; and promote economic opportunity.
3. Integrate with the 221 State Street: Connect property to the capitol campus and improve connectedness throughout the City and the Kennebec River by consolidating resources to the west campus site.
4. Integrate with the neighborhood: Maintain a vision of respectful, meaningful integration. Improve the State's positioning among its neighbors as an accessible public destination. Develop 221 State Street as the gateway between the Capitol campus and the Riverfront.
5. Take advantage of 221 State Street's unique setting: Buildings and landscape design should take full advantage of the natural beauty of Capitol Park and riverfront setting. Among other things, design should maximize access to the state capitol building and surrounding facilities. 
6. Bolster the State's commitment to sustainability and environmental protection: Make state-of-the-art energy efficiency (Mini-Combined Heat and Power) while utilizing Maine based companies.
7. Partner with State and local entities to improve the infrastructure: Improve infrastructure, including the addition of pedestrian and bike pathways to minimize vehicular traffic for access to the state capitol.
8. Engage stakeholders and experts: Establish a robust development process that includes participation and input from internal and external stakeholders, and experts. Draw upon the experiences of local, state, and private entities to identify best practices.














	



Augusta State Facilities Master Plan
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The Bureau seeks to obtain information, on a preliminary basis, to assess the interest of market participants in the potential development of the 221 State Street property. While the Bureau believes that a form of a public and private use development may be in the interest of the State, it seeks information about how this site may be developed.  The Bureau will use the information gathered through this RFI process to be bettered informed in determining the next course of action, which may include issuing a RFP.

[bookmark: Requested_Materials][bookmark: _bookmark10]Requested Materials

Transmittal Letter
A transmittal letter prepared on the respondent’s business stationary should accompany each response. The letter should indicate the developer’s primary representative with all contact information for all future Bureau correspondence related to the response.

Approach to Development
Provide a summary of the overall approach that the respondent would propose for development of the (221 State Street). The Bureau welcomes respondent’s alternative transaction structures for consideration, provided that the respondents compare how alternative structures would impact the ability of the Bureau to achieve the objectives for the 221 State Street Development Project.

Technical Qualifications
Please provide the following background information on your company, prior experience, project team, management approach, financial model, etc.:
· Name, years in business, firm overview, capabilities, legal status, and company Federal ID number
· Contact information
· List and biographical information for company officers and/or principals
· Names, qualifications, resumes, relevant experience, and brief description of roles/responsibilities
· Information on projects of similar scope that the team has successfully worked on in the past 3-5 years
· Experience with and approach to working on mixed use public and private developments.
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Response Process

Full submissions are to be submitted, by email, to Senior Resource Analyst John Blais: john.a.blais@maine.gov. Submissions must be received no later than Wednesday, March 28, 2018; 4:00 PM EST. Bureau reserves the right to extend the deadline for submission.  Email subject line must refer to RFI# 201802014 - 221 State Street Property.

The Department will review responses received for the purpose of gathering information and market research. The Department will not score or rate responses received.

The Department reserves the right to communicate and/or schedule interviews/presentations with Respondents, if needed, to obtain clarification of information contained in the responses received.


Pre-Submission Meeting:

Date: Wednesday, March 7, 2018 
Time: 2:00 PM, local time
Location: Room 400, Cross Office Building, 4th floor, 111 Sewall Street, Augusta

Questions and Clarification

Requests for clarification of the intent or content of the RFI, and any other questions from prospective respondents regarding the Project or this RFI, must be submitted to the Bureau in writing via e-mail.
 
All questions must be submitted in writing by email, directed to the following:

· Attn: John Blais (john.a.blais@maine.gov)

Submitted Question Deadline: Wednesday, March 14, 2018, no later than 5:00 p.m., local time. 

The State shall post on its website (http://www.maine.gov/purchases/venbid/rfp.shtml) any and all addenda. All addenda will be posted not less than seven (7) days prior to the date on which submissions are due.
[bookmark: Schedule][bookmark: _bookmark12]
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Background on State of Maine Properties

Governor LePage recognized early on in his administration that to protect the state’s significant investment in buildings, facilities and other structures and to provide a high level of service to our public, we must dedicate resources and support innovative relationships with our private partners to avoid higher future costs and inefficient operations.

Bureau of Real Estate Management currently manages approximately 70 state owned facilities and over 200 leased facilities spanning all of Maine.  Maintenance and management of our portfolio is the responsibility of over 110 civil servants, all of whom provide the best service to our tenant agencies with a focus on providing a comfortable and energy efficient work space.

On the Augusta East Campus, the Bureau has been actively redeveloping buildings that had been abandoned or little used since the closure of AMHI in the 1990s.  We have successfully completed projects that renovated the Marquardt Building that now houses the Department of Marine Resources and the Natural Resources Service Center as well as remediating and removing hazardous materials from many buildings on the East Campus.  We also made significant upgrades to the Mechanical Building that now houses the Maine Conservation Corps and Southern Region Parks, and provides space for a redundant Building Control Center and Capitol Police.  We have paved new parking lots and are about to enter the final phase of a major paving project on the East Campus that will significantly upgrade the driving and parking experience on the campus.

Later this year, we will finish reconstruction of the Deering building which will provide a modern, energy efficient office space for the Bureau of Agriculture’s 100 plus employees.  When the building reopens in December 2018, Bureau employees will have a modern, energy efficient work space that is climate controlled and newly renovated.

Currently in the design phase, we are redeveloping the Greenlaw building on the campus which will provide space for a state-of-the-art unified lab building that will house the DHHS Health & Environmental Testing lab and the Air and Soil labs at DEP.  This building will support efficient use of space and utilize advanced technology to deliver services to the public in a much improved and efficient work space. This project is one of two projects that is linked to the redevelopment of 221 State Street as well the development of 109 Capitol Street described below. 

The 109 Capitol Street re-development project has transformed the capitol complex into a major construction zone on the site of the former DOT fleet service facility.  Last year, the Maine DOT sold its property on Capitol Street to developers who had committed to building a state of the art, energy efficient building with the intention of leasing the facility back to the state to house hundreds of DHHS employees who are currently working in less than ideal office space on 221 and 242 State Street.  This unique arrangement with our private partners allows the state to divest itself of an abandoned nearly 100-year-old eyesore next door to the Capitol Building giving the area a much-needed facelift.  It also provides hundreds of DHHS employees with one modern facility to call home.  This also benefits the City of Augusta by generating property tax revenues that will help provide relief to other taxpayers in the city.  This is the first new construction in the capital complex in nearly 50 years – truly a once in a generation opportunity.  The new building will be opened in the summer of 2019 and will serve as a fitting accomplishment for an administration dedicated to investing in the future of our taxpayer supported properties.
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The issuance of this RFI does not create any contractual rights in respondents or contractual obligations by the Bureau.  The Bureau reserves the right to modify or retract this RFI, in whole or in part, prior to the date fixed for submission of responses, by issuance of an addendum or addenda, which shall be posted on the Bureau’s website, or to take any other action related to the RFI and any submissions as the Bureau may deem to be in its best interest. The Bureau may extend the deadline for submission of responses if, in the Bureau’s sole discretion, such extension is necessary for any reason. It is the responsibility of each respondent to consult any and all addenda that may be issued in connection with this RFI.

All expenses and costs associated with developing or submitting a response to this RFI, or associated with oral or written clarification thereof, including all presentation materials and related costs and travel expenses, shall be borne solely by the responding firm and under no circumstances shall the Bureau be responsible for any such cost or expense incurred by any responding firm. The Bureau assumes no responsibility for these costs and expenses.

Should the Bureau determine, in its sole discretion, to proceed with a procurement process for the 221 State Street property, a Request for Qualifications and/or a Request for Proposals may be issued. The Bureau reserves the right to request clarification of any aspect of any submission or to request additional information.

In submitting a response, the respondent acknowledges and agrees that all documentation and/or materials submitted shall become and remain the property of the Bureau. The Bureau shall have the right to use all or any portions of any response, as it considers necessary or desirable, in connection with the Project. The respondent thereby grants to the Bureau an unrestricted royalty-free license to use the response and all materials submitted in connection with the project.

Once the Bureau has completed its review of the responses and the review process has been completed, responses submitted to the Bureau in response to this RFI may be considered public records as defined by Maine Freedom of Access Act (FOAA), Title 1, M.R.S. §400: http://www.mainelegislature.org/legis/statutes/1/title1sec401.html
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Executive Summary 
 
 
The Bureau of General Services asked SMRT to develop a new vs renovation analysis for the 
property at 221 State Street, West Campus. The analysis will look at the feasibility of partial and 
full demolition of the building, site requirements and state permitting processes, impact on 
existing utilities and cost and time estimates. This analysis will be produced in two phases: 
existing site and building assessment followed by demolition and renovation options. 


 
 
Existing Building Assessment 
 
The building currently houses several departments from the Department of Health and Human 
Services (DHHS) along with the Health and Environmental Testing Lab (HETL). The portion of the 
building that houses DHHS was built in 1951 and the addition for HETL and an elevator was built 
in 1966. 
 
A team of architects and engineers from SMRT toured the building in November 2014.  During the 
visit, the assessment team met with onsite personnel and reviewed the architectural, 
mechanical, electrical and plumbing systems. The team noted the existing conditions, 
deficiencies, and also functionality and appropriateness of building and infrastructure systems.   
 
The team did not conduct a thorough code study as part of this assessment but did note readily 
apparent safety concerns. 
 
The general consensus is that the building has served its constituents well but it may be time to 
put it to pasture. The majority of the mechanical infrastructure is at or beyond its useful 
maintainable life and the exterior envelope is significantly lacking in thermal performance. While 
there are no concerns with the electrical service to the building, some of the panelboards, wiring 
and lighting are original. Tel/data wiring is relatively current but may not meet state standards 
in some locations and the fire alarm system is a recent addition.  
 
The cost to address all of these deficiencies will be significant. Phase two of this analysis will 
look at options and combinations of full or partial gut and demolition or renovation. These 
options will also investigate the maximum potential for the building envelope for any schemes 
with new construction. Another major factor in determining potential construction costs is the 
difference in cost per square foot of high tech lab space versus simpler office space. SMRT will 
meet with BGS to develop scenarios to review prior to delving into the details.  
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Site Narrative  
 
General:  


 
The current site is comprised of three separate contiguous lots arrayed north to south along State 
Street from the intersection with Union Street totaling 2.78 acres (see attached Assessor’s map). 
Located directly across State Street from the state capitol complex and directly south of Capitol 
Park, the site is very prominent in the Capitol District, with the principal buildings fronting on 
the main streets and various surface parking and support functions to the south. 
 
The site drops quickly in elevation from the State/Union intersection to the south and east, 
allowing the current daylight basement configuration of the DHHS building.  


 
Vehicle and Pedestrian Access and Parking: 


 
Principal parking areas are located proximate to Columbia Street (lot nearest buildings) and State 
Street (southern lot). A small graveled surface lot is located immediately off Columbia Street and 
is relatively disconnected from the principal lots. A series of angled parking spaces are located 
immediately south of the DHHS building off State Street. Though designated for ADA and 
temporary use, the configuration forces vehicle movement into the public walkway for 
maneuvering. The lower lot immediately south of the buildings also facilitates service and 
delivery access. Pavement conditions of existing lots and surrounding streets varies. 
 
Municipal walks serve the site on the State and Union Street frontages with mainly cast-in-place 
concrete surfacing of relatively recent vintage. A bituminous walkway in poor condition exists 
along Columbia Street. There exists no internal pedestrian circulation system. 


 
Utilities  
 
The site is served by 6” domestic water and sanitary sewer of unconfirmed size as administered 
by the Greater Augusta Water District (see attached diagram from the District). Fire hydrants are 
located off the southwest corner of DHHS immediately across State Street, and on the opposite 
side off the southeast corner of HETL across Columbia. 


 
Land Use and Zoning 


 
The site lies within the BP (Institutional/Business/Professional) Zone within the Capitol-
Commerce District. The following specific standards apply: 
 


 Building setbacks: 
o Front (State Street):  35’ 
o Side (Union Street plus): 10’ 
o Rear:    10’ 


 Impervious Ratio:   95% 
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 Floor Area Ration (FAR):  0.74 


 Maximum building height:  42’ (or greater as approved by Planning Board under 
Condition Use review standards) 


 Buffer Yards:    Yard ‘A’ for parking 
 
All other city standards as generally pertain to new development shall apply. 
 
Level of development review will be dependent upon scale and extent of proposed 
improvements. 
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Existing Utilities Diagram (Source: Greater Augusta Utilities District 12-19-
14) 
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Architectural Narrative 
 
The original building dates from 1951 and the addition to house HETL was built in 1966. Since 
then there have been numerous interior renovations to certain departments or areas plus the 
addition of the fire alarm system. Observations below are taken from the field visit in November 
as well as existing building drawings, including renovations, from 1966-2004 that were provided 
by BGS. 
 


Exterior: 
 
The general observation is that the building has aged but there do not appear to be any severe 
problems or concerns with the integrity of building envelope. (Note: the roof was not looked at 
during the field visit). Peeling paint, stains and rust are visible in certain locations around the 
building. There are patches where the brick has been stained or replaced. The windows and 
glazing appear to be original. A film has been added to some window units on the south elevation 
and a few units have been modified for mechanical requirements.  
 
The drawings for the 1966 addition indicate 2” of insulation for the roof and no insulation in the 
walls. There is no information for the original building but based on historical reference, one 
could presume that there is no wall insulation and limited roof insulation. The glazing material is 
indicated as sheet glass or double strength glass which has minimal thermal properties.  
 
Current building and energy codes (ASHRAE 90.1 2007) specify the amount of insulation required 
in the walls and roof as well as the thermal properties required for insulated window units. The 
existing building does not come close to reaching any of these requirements. One concern about 
adding more insulation to the roof is whether the roof structure can support the additional 
weight or whether additional structural members will need to be installed.  
 
The LEED Silver level certification, the standard for sustainability, is required for new State 
buildings. This certification has criteria for all parts of the building and site and would be in 
addition to the energy related requirements above.  
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Picture A1 : Stained and Patched Brick 
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Picture A2: Exterior Windows and Infill Panels 
Interior: 
 
The general impression is that the interior has been regularly maintained and has received 
cosmetic updates over the decades. There have been several renovations in the HETL side of the 
building that have reconfigured the lab and support spaces.  
 
DHHS occupies all floors of the original building with a mix of private offices and work cubicles, 
conference rooms and office support space. They seem to have utilized and maximized the space 
that they have, as there is very little vacant space (a few vacant cubicles on the second floor). 
There is some concern structurally about the amount of files that are being stored in a 
concentrated location on the third floor. Also there are water stained ceiling tiles throughout the 
department. 
 
The DHHS departments with the number of employees in each are further described on page 2 
under Building Programs. It is possible, with further discussions with DHHS, that the square 
footage required could change based on current standards for space guidelines. 
 
The HETL lab has maximized all available space and has overflowed into the corridors. From a 
visual inspection, it is impossible to understand whether the spaces and the layout supports or 
hinders efficient work flow.  
 


Safety Concerns: 
 
There are several safety concerns in the HETL half of the building. The majority of the HETL lab 
spaces are unsprinkled. This may be allowed but it depends on the type, quantity, location and 
storage of the chemicals they use. Complying with hazardous material storage does not 
automatically require sprinkler coverage as there are other options but it should be tabulated 
and reviewed as materials tend to accumulate with time. There is at least one signed hazardous 
storage room and there were several yellow chemical storage lockers.  
 
Regarding egress, there is a corridor in the basement that may exceed the limits allowed for a 
dead end corridor and the locker and cabinet storage in the egress corridors are both possible 
code deficiencies.   
 
It was also noted that there appears to be asbestos floor tiles in the lab spaces as well. 
 


Accessibility Concerns:   
 
There is no ADA compliant signage throughout the entire building. This signage is to be posted at 
doors to every space and includes the room name and number in both text and braille. 
 
There is one ADA accessible toilet room on the first floor, near the main entrance and conference 
rooms. This is not best practice but may be acceptable due to the age of the building and the 
extent of the interior renovations. Most of the rest rooms appear to be original or at least in their 
original layout. Some of the rest rooms have been eliminated and converted into other uses.  
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If this building is gutted and completely renovated, new calculations will be required to 
determine the amount of plumbing fixtures and accessible fixtures will be required at all toilet 
room locations. 
 


Summary: 
  
From an architectural perspective, the building appears to be holding up relatively well given its 
advancing age. However, the building envelope designs from mid-century are significantly 
inefficient compared to today’s standard in terms of energy efficiency. This leads to increased 
heating/cooling costs and possibly decreased productivity due to lack of thermal comfort.  
 
Regarding the usage of the building, the majority of the spaces are at maximum capacity and 
some areas look worn and dated. The work environment may be impacting productivity and 
morale. 
 
The building could be renovated at significant cost to address the envelope and aesthetic 
concerns. Given some of the mechanical challenges with the HETL side of the building along with 
possible space concerns, renovating space for them in this building may not be the most 
appropriate solution. However, the HETL areas could be renovated to something lighter duty such 
as additional office space. 
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Mechanical, Fire Protection and Plumbing Narrative  
 
The following systems were evaluated and included in this report: 
 


a. Boiler Plant and Heating Distribution 


b. Air handling Units 


c. Temperature Controls 


d. Domestic hot and cold water 


e. Sprinklers 


f. Laboratory gas  


g. M, FP, and P Summary 


 
Boiler Plant and Heating Distribution  
 
The boiler plant is located in the ground floor of the DHHS building.  The plant consists of two 
125 HP fire tube boilers, which provide 15 psig low pressure steam to air handling units, steam 
reheat coils and perimeter steam radiation for heating of both the DHHS and HETL buildings.   
One boiler is a dual fuel (natural gas / oil) unit by Hurst installed in 2013 that acts as the lead 
boiler, and the second boiler is a Cleaver brooks CB installed in 1967 that acts as the standby or 
backup boiler.   
 
A third boiler, an 80 HP oil fired water tube boiler by Cleaver Brooks, installed in 2009, is located 
in the basement of the HETL building and produces medium pressure (65 psig) process steam for 
the autoclaves.  Two 300 gallon oil tanks provide fuel storage for the boiler and are located in 
the same mechanical room.  
 
Steam and condensate piping is routed through both buildings to coils and perimeter radiation.  
Several condensate pumps collect condensate at various locations and pump it back to the boiler 
room.   
 
Due to the buildings low available ceiling height in some areas, and the requirement for steam 
traps to be located below the level of the coils, there are several locations where the height of 
the traps and other devices is below walking height.  This is a particular issue in some areas of 
the HETL basement level.  
  
A good percentage of the piping system appears to date to the original construction of the 
building.  The control devices are outdated and generally in poor construction.  Insulation is in 
average condition and is generally newer.  There is reportedly limited asbestos in the building as 
the majority of asbestos that was present has been abated.   
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Picture M1 & M2: Hurst and CB Boilers 
 


     
 
Picture M3 & M4: Boiler Room Combustion air intake and Natural Gas service 
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Picture M5 & M6: CB Process Boiler and Fuel tanks 
 


  
 
Picture M7 & M8: Low Steam and Condensate Piping at terminal devices 
 
 
Air Handling Systems   
 
The DHHS building is served by several small constant volume air handling units of varying age.  
The ground and first floors are served by two constant volume heating and ventilating (H&V) only 
units located on the roof.  The units are equipped with steam reheat coils to provide thermal 
zoning of the spaces, although reportedly control is problematic and occupant comfort suffers.  
The H&V units are more than 25 years old, and the duct distribution appears to be mostly 
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original.  Cooling was added to these floors at a later date, as the duct distribution for the 
cooling system is a separate system routed exposed below the ceiling.  Cooling to the first floor is 
provided by two Trane single zone packaged rooftop AC units installed in the 1980’s.  Cooling to 
the ground floor is provided by a Carrier indoor AC unit located in a ground floor mechanical 
room.   
 
The top floor of the DHHS building is served by a constant volume rooftop HVAC unit that 
provides both heating and cooling.  Steam reheat coils provide for thermal zoning, and the 
perimeter of the space is equipped with steam radiation to provide supplemental heat.  Due to 
low ceiling height the reheat coils, steam piping and condensate traps are all located exposed 
below ceiling, with low head room immediately below.   


 


   
 
Picture M9 & M10: DHHS- First and Second Floor Exposed Cooling Ductwork 


 


  


 
Picture M11 & 12: DHHS- Exposed Cooling ductwork and Ground Floor HVAC Unit  
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Picture M13: DHHS- Condensing Unit 


 
 
 


   
 
Picture M14 & 15: DHHS and HETL- Air Intakes Placed at Various Locations 
 
 
The laboratory spaces in the HETL (Rear) building are served by a large McQuay rooftop air 
handling unit that provides 100% outside air to the building.   A second much smaller air handling 
unit manufactured by Trane supplements the McQuay system.  Both systems are constant volume 
and utilize steam reheat coils for thermal zoning.  The existing pneumatic controls are in poor 
condition and temperature control reportedly suffers.  The McQuay unit is in excess of 25 years 
old and has outlived its expected life. The Trane unit is approximately 15 years old, and is at the 
end of its expected life.  Both units use R22 refrigerant, which is being phased out of use in HVAC 
equipment due to its potential to deplete the ozone layer.  Since 2010, HVAC equipment is no 
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longer manufactured to use R22, and after 2020, R22 will no longer be manufactured or imported 
for use.    


 
 


 
 


    
 
Picture M16 & M17: HETL- McQuay Rooftop AC-1R and Trane AC-2 
 
    
The top floor of the HETL building consists of office space, which is served by two units, one 
providing heating and one cooling.  A constant volume heating only unit (H&V) is located in the 
rooftop penthouse.  Cooling is provided by a constant volume packaged DX (AC) unit located on 
the roof adjacent to the penthouse.  Each unit has separate duct distribution, with the cooling 
system being routed exposed below the ceiling.    
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Picture M18 & M19: HETL- H&V Unit & ACU-2 


 
 


Lab Exhaust Fans 
   
The exhaust infrastructure consists of centrifugal fans serving general lab exhaust as well as 
various hood exhaust.  The fans are located at roof level with exhaust duct routed through four 
external chases located on the exterior of the building.  All of the lab fans discharge via a stack 
terminating 10’ above the roof, per code requirements.   The stacks appear to be newer than the 
fans and in good shape.  The fan housings are in poor shape, exhibiting substantial amounts of 
rust. 
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Picture M20 & M21: HETL- Lab Exhaust Fans, SE and SW Exhaust Chases  
 


      
 
Picture M22 & 23: HETL- Lab Exhaust Fans, NW and NE Exhaust Chases 
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 Picture M24: HETL - Lab Hoods 
 


     
 
Picture M25 & 26: HETL- Lab Hoods 
      


 
Temperature Controls  
 
The HVAC systems are controlled using a pneumatic system.  The platform is dated with no 
capability of central and/or remote reporting, monitoring or control.  The control devices 
themselves are old and temperature control is reportedly difficult.    
 
The temperature controls should be upgraded to an electronic DDC (direct digital control) 
platform, which could provide automated control of the building, central and remote monitoring 
and control, as well as occupancy scheduling to reduce energy use.  This upgrade however, is 
best done in conjunction with larger systems upgrades, and therefore needs to be carefully 
evaluated, taking the larger issues such as remaining building life into consideration.  
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Domestic Hot and Cold Water  
 
Each building has its own water service entrance.  The DHHS building entrance is equipped with a 
single backflow preventer (BFP) and the HETL building with a dual backflow preventer.  Both 
assemblies are equipped with airgap fittings, but the fittings are not piped to a drain.  This is a 
concern as the assemblies are located in, or immediately adjacent to, occupied spaces that 
would be flooded in the event the of BFP failure.   
 
Each building has its own storage type domestic hot water heater, which appear to be in 
satisfactory condition. The indirect tanks could not be verified to have sufficient temperature to 
minimize bacterial growth and the unit in the DHHS building is of sufficient age to potentially 
warrant replacement before issues occur.  


 
 
    
 


   
 
Picture M27 & M28: DHHS- Domestic Water Entrance and DHW Heater 
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Picture M29 & M30: HETL- DHW Heater and Domestic Water Entrance 
 
 
 
Fire Sprinkler  
 
Currently, only the DHHS building is fully sprinkled.  In most instances, the systems appear 
consistent with the requirements of NFPA-13.   
Small sections of the HETL Building are covered by a wet sprinkler system, specifically some 
storage areas in the basement of the building.  The majority of the lab building, however, is 
unsprinkled.   The systems operate off of street pressure and have no fire pump.   
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Picture M31 & M32: DHHS - Fire Protection Alarm Check and Fire Department 
Connection 
 
 
 


Laboratory Gas Systems 
 
The laboratory has a decentralized lab gas system with cylinders located both in use and in 
storage throughout the labs.  Bottled nitrogen, carbon dioxide, oxygen (including a bulk tank for 
oxygen is located outside of the HETL building) and helium is used.   There is no dedicated room 
to store and dispense the lab gases.  Cylinders not in use are stored both on the loading dock and 
in the actual labs themselves.   
 
The gas installation, location of cylinders, and quantities of stored gases should be evaluated to 
confirm compliance with NFPA 45 and NFPA 55.  
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Picture M33 & 34: HETL- Gas storage at Loading Dock and Inside Labs 
 
 


   
 
Picture M35 & 36: HETL Basement- Bottled gases in labs Oxygen, Nitrogen and CO2 
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M, FP, and P Summary 
 
As noted above, the majority of the infrastructure (steam, condensate, HVAC ductwork and 
terminal heating devices, and the air handling systems) is at or beyond its useful maintainable 
life.  The systems in both buildings are old constant volume type that waste significant amounts 
of energy and do not meet current energy code.   
 
There is no method of central or remote control of the building, and there is chronic occupant 
discomfort.  The water service entrances and oil storage tanks are poorly located in or near 
occupied space, and the majority of the HETL Building is not sprinkled, yet handles flammable 
chemicals.  The laboratory gases are not located in a central location where they are 
continuously ventilated, and the piping manifolds and distribution are poorly designed and 
installed.    
 
There are also many instances of low headroom in occupied spaces, with limited options to 
alleviate these without gutting all of the systems in the building.   
   
Addressing all of these issues would require a significant investment in all new infrastructure in 
the building.  There are great opportunities to reduce the energy use of both the office and lab 
programs,  by incorporating energy recovery systems, variable flow and variable volume systems 
and, or by maximizing the use of hydronic systems.  However, this investment has to be 
evaluated in the larger context of the building itself, i.e. its function, location, program, 
structure, envelope, etc., to determine if the investment in this building is justified or not.      
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Electrical Systems Narrative 
 
Power Distribution Systems: 


 
Two pad mount transformers are located outside the building and feed a main-tie-main 
switchboard inside the building.  Each main circuit breaker feeds a distribution panel.  Circuit 
breaker #1 feeds “DPH”, circuit breaker #2 feeds “DPL”.  Circuit breaker #2 has an automatic 
transfer switch connected ahead of it to allow for a future generator to be connected to it.  In 
the event a transformer is out of service, the respective main circuit breaker can be opened and 
the tie breaker closed to allow the facility to continue to operate.  It is unknown what the overall 
running load of the facility is to know whether the entire building can operate off one 
transformer.  The facility electrician believes the main-tie-main switchboard and the 2 
distribution panels to be about 10 years old.  Space exists in the distribution panels to feed 
additional branch panelboards if needed. 


 


A small 30kW liquid propane generator is located in the basement of the lab building.  It primarily 
serves life safety lighting loads in both buildings.  There appear to be other non-life safety loads 
connected to it however.  There is also an additional panelboard located next to the life safety 
panel that has provisions to connect to a portable generator in the event the buildings are down 
for some time.  It is unknown if adequate emergency egress lighting is provided as the light 
fixtures connected to the generator are not identified.  The generator and transfer switch were 
installed when the building was built.  The generator is operational tested every 2 weeks. 


 


Branch circuit panelboards are primarily installed in the corridors and have little or no room to 
add additional circuits.  The majority are original to when the building was first built.  


 


Observed wiring methods within the building consist of wire installed in Electrical Metallic Tubing 
(EMT) and surface raceway as well as some Armored Cable (AC). 


 


Observations and Recommendations: 
 
They main-tie-main switchboard and the distribution panels appear to be in good condition. The 
generator appears in fair condition.  The original installed General Electric branch circuit 
panelboards are in fair condition while the newer Square D panelboards are in good condition. 
Raceway appears to be in good condition. 


 


It is unknown if any of the equipment has been infrared scanned to check for hot spots.  As a 
general rule, distribution equipment 40 years and older should be replaced as parts for them 
become obsolete and become hard to find.  Feeder conductor wiring should have their insulation 
tested to determine its integrity.  Original installation panelboards should be infrared scanned to 
check for hot spots.  The generator should be tested by a qualified testing company to better 
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determine its useful life.  Non-life safety loads should be removed from the life safety panel and 
installed in a new separate panel/transfer switch. 


 


Lighting: 
 
Interior lighting is primarily fluorescent with T8 lamps.  Acrylic lensed surface, recessed and 
pendant mounted fixtures dominate.  There are also some parabolic type fixtures.  The facility 
electrician believes some of the older fixtures contain magnetic ballasts while the newer ones 
are electronic type.  Some occupancy sensors were observed on the 1st floor of the lab area.  
There is a mix of both old and new exit signs.  All appear to be LED type. 
 
As noted above, emergency egress lighting is connected to the generator but it is unknown if 
adequate emergency egress lighting is provided as the light fixtures connected to the generator 
are not identified.   
 
Exterior lighting around the building is provided by High Intensity Discharge (HID) wall pack type 
fixtures. 


 
Observations and Recommendations: 
 
The lighting is generally in fair to good condition.  Any fixtures with magnetic ballasts should be 
replaced with fixtures that utilize electronic ballasts to realize energy savings.  
 
Fixtures connected to the generator should be identified, documented and evaluated to ensure 
adequate emergency lighting levels are maintained. 
 
Exterior lighting appears to be in fair condition.  Consider changing them to newer LED type as 
they offer energy savings and reduced maintenance.  
 
Fire Alarm System: 
 
The building fire alarm control panel is an addressable Honeywell system.  According to facility 
personnel it was installed 3-4 years ago.  Smoke detectors appear to be provided throughout the 
facility.  The DHHS side is sprinkled while the lab side is not.  Notification appliance coverage 
appears adequate.   


 
Observations and Recommendations: 
 
The system is relatively new, appears adequate for the facility, and therefore there are no 
recommendations for modifications at this time. 
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Tel / Data Systems: 


 
Tel/Data closets are located in various areas.  The rooms were locked during our visit and 
therefore the wire category type could not be investigated.  Subsequent conversation with a staff 
member at the Office of Information Technology (OIT) revealed that there is a mix of both 
Category 5e and sub-5e installed.  OIT’s current specification calls for cabling to be 5e.  Wiring is 
run exposed in most locations both above and below the ceiling.  There are fiber closets on the 
DHHS side.  Paging speakers are installed throughout. 


 
Observations and Recommendations: 
 
Replace sub-5e category wiring with 5e wiring to comply with current OIT standards. 


 


Security System: 


There are card readers and cameras installed in select areas. 


 


Observations and Recommendations: 


No recommendations for modifications at this time. 
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Building Programs 
 
This building has two departmental occupants: DHHS and HETL. The amount of square footage on 
each floor for each group is indicated in the chart below. 
 
On the following pages, the programs for each group summarize their current conditions. DHHS is 
broken down by department with the number of people per department (provided by Martha 
Kluzak, DHHS Facilities Director) and an approximate breakdown of number of offices and 
workstations. The HETL program is listed by room name/description per floor. They have 66 total 
employees that may work in or between different spaces. (Room names for HETL were provided 
by Jim Curlett and Richard Danforth).  
 


 


 


 


Building Square Footage      


Floor DHHS HETL Common Total Comments 


Basement 0.00 8,478.25 4,348.25 12,826.50   


Ground 12,831.50 12,871.00 562.50 26,265.00   


First  21,420.25 3,563.25 562.50 25,546.00   


Second 13,324.50 0.00 450.50 13,775.00   


Total: 47,576.25 24,912.50 5,923.75 78,412.50   


      


Area calculations are based on cad drawings produced by Ames Hewitt & Gifford (dated 5/22/07) provided by BGS. 
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Department of Health and Human Services


Departments/Groups Office Workstation Total People
Square 


Footage
Comments


DAFS Custodians


Office Services 3 3


Audit 39 54


Contract Management 9 12 24


Rate Setting 1 4 4


DAFS Cashiers Unit 2 8 10


Commissioner's Suite 17 17 suite and non suite


OIT/Desktop support 1 2


DAFS/DHHS Financial Service Center 11 36 75


Human Resources 7 11 18


Common Spaces


Total People: 207


Square Footage


Basement 0.00


Ground 12,831.50


First 21,420.25


Second 13,324.50


Department Total: 47,576.25
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Office 
Square 


Footage
Comments


Phosphorous Lab


Evidence Room


Storage Rooms


Work shop


Wet Chemistry


Pesticide Intrument Lab


Pesticide Extraction 


Incinerator


Rabies


Muffle Oven


Extraction Lab


Glassware Prep


Rapid Trace Room


Semi-volatile instruments


DRO room


Autoclave Room


Volatiles room


Hazardous Waste


Storage


Offices


Break Room


Square  Footage 8,478.25


B
a
se


m
e
n
t


 
 


 


 
 


Health and Environmental Testing Lab 
 
 


 


 
(continued)
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Office 
Square 


Footage
Comments


Instruments


Metals


Lead


Forensics


Radiology


Shipping Receiving Loading Dock


Triage


Water Laboratory


Offices


Instruments


Sequence


Serology


Virology


TB/Mycology


Anteroom


Washroom


Media


Bacteriology


Autoclave


Prep


Storage


Square  Footage 12,871.00


Administration Suite 7 3,563.25


Square  Footage


Total people 66


Square Footage


Basement 8,478.25


Ground 12,871.00


First 3,563.25


Second 0.00


Department Total: 24,912.50


G
ro


u
n
d
 F


lo
o
r


F
ir


st
 F


lo
o
r
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Recommendations for Phase 2 Investigations 
 
 
Based on earlier discussions between SMRT and BGS regarding demolition and renovation plus 
observations noted in the previous narratives, the following options are a starting point for the 
Phase 2 scope. 
 
 


1. Demolish DHHS side and retain HETL side 
a. Reuse of DHHS space 


i. For DHHS 
ii. For HETL 


b. New systems for HETL 


 
2. Demolish HETL side and retain DHHS side 


a. Reuse of HETL space 
i. For HETL 
ii. For DHHS 


b. Reprogram DHHS space 
 


3. Demolish both DHHS and HETL – reuse of parcel 
a. Replacement building 


i. For DHHS and HETL 
ii. For DHHS only 
iii. For HETL only 


b. Parking 
i. Expand lot parking 
ii. Structured parking 


c. Green space 
d. Other 
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