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DNA 


104 Mill Street 
Bayfield, Colorado 81122 

970-903-4002 
dan@dansdesigns.net 

 
 
Dan Naiman Architecture (DNA) has been contracted by Forest Lakes Metropolitan District (FLMD), 
to provide consulting services and a “building condition assessment” pertaining to the existing Forest 
Lakes Community Center Building located at 998 Alpine Forest Drive, Bayfield, Colorado.   
 
The purpose of the assessment is to identify and document the existing community building for defects, 
code deficiencies, structural integrity and other areas that affect the usability and maintenance of the 
existing structure and surrounding site. 
 
This report will identify the existing built conditions pertaining to the Forest Lakes Community Center 
Building and Site, define and analyze the building systems utilized, identify deficiencies within the 
structure and compliance with current building codes (where applicable) and make recommendations 
for corrections necessary to continue use and operation of the building into the future . 
 
 
PARCEL INFORMATION:   
 Owner: Forest Lakes Metropolitan District  
  Parcel Number: 567512202047 
 Legal Description: Sub: Forest Lakes S/D #4, Block 0; Lot 1 Ski Hill Boundary Adjustment 

and consolidation. Tennis courts and recreation building.  
  Property Address: 998-1000 Alpine Forest Drive, Bayfield, Colorado  
  Lot Size: +/- 38.4 Acres  
  Lot S.F.: 1,673,967 S.F 
  
Building Information:  
 Building Footprint gross square feet:3,500 (Area under roof) 

Building net square feet: 2, 324 (Area within exterior walls)  
Stories: Single  
Year Constructed: 1980 according to La Plata County records 
Structure: Heavy Timber external A-Frame with concrete slab on grade floor; 2x6 wood frame 
exterior wall and 2x4 wood interior partitions, exterior wood siding. 
Aluminum framed exterior windows and doors. A combination of gas area heaters and electric 
wall heaters.   
The building is not fire sprinklered.  
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EXISTING BUILDING DESCRIPTION: 
Upon arrival to the site and first glimpse of the Community Building, it is difficult not to be impressed 
by the presence of the large exoskeleton A-frame timber super structure and the long low, gently 
sloping gable roofed building with multiple large windows. 

 
The building houses two open plan areas: a main room of slightly over 1,200 s.f., and a smaller open 
area of roughly 400 s.f., that opens directly to the main room. A retracting accordion wall allows for 
the two spaces to be isolated from each other when desired.  Additional rooms include: a small 
kitchenette, separate men’s and ladies’ restrooms, (each with a shower facility and two toilet stalls), an 
old sauna room currently used for storage, an ancillary room ( I would classify this room as a staging 
area as it has been used to provide food for guests through a pass-thru window which opens to the 
smaller area room), and a mechanical room which houses the electrical breaker panels and is also used 
for storage. There is a secondary entrance and hall separating the kitchenette and the staging room.  
 A pleasantly vaulted ceiling constructed of pine tongue & groove decking installed over the exposed 
ridge beam runs the entirety of the building and overhangs. The main room (room 101) is completely 
open from exterior wall to exterior wall and is only disturbed by 4 structural central posts which 
currently support the ridge beam and relieve the stress at the top of the A-frame. There are double 
entry doors located roughly mid structure on the east side with matching double doors directly opposite 
on the west wall. Currently there exist (3) 6’ x 7’ large mirror panels with installed handrails along the 
northern half of the west wall. There are pleasant views to the north and east through large windows. 
 
GENERAL SITE INFORMATION: 
Parking Areas:  The Community Building is sited on Parcel # 567512202047.  The site is roughly 
38.4 acres or 1,673,967 square feet in overall area. There are three unpaved parking areas along with 
unpaved roads for access to the parking.  The upper parking area adjacent to the Community Building 
is roughly 4,340 s.f. and can accommodate 7 vehicles using standard parking stall dimensions of 9’ 
wide by 20’ deep along with a 20’ wide drive aisle. The middle parking area, roughly 24,458 s.f., is 
located near the west entry. It has access to the lake and the old ski area and can accommodate 40 to 45 
vehicles using the same standards as described above. The lower parking area of roughly 6,370 s.f. can 
accommodate 13 – 15 vehicles and is located on the north side of a benched pad excavated for the 
children’s playground and tennis / basketball courts.    
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Concrete Flatwork & Retaining Walls:  There is roughly 4,300 s.f. of concrete flatwork on the site 
including concrete stairways leading from the larger, middle parking area to the upper area near the 
Community Building.  There is roughly 450’ of stone veneered concrete retaining wall. 
 
Site Lighting:  Currently there exist 4 general area lights for the site.   
 
STRUCTURAL DESCRIPTION:   
The existing Community Building was originally constructed from heavy timbers as an ‘A-Frame’ 
type structure. The A-frame structure consists of 12” wide by 18” rough sawn deep timbers spaced at 
20’-0” on center, with 6”x16” rough sawn timbers spanning horizontally between each A-frame 
section. The horizontal 6”x16” ‘s support 6”x12” rough sawn rafters and are the structural headers over 
the windows and doors.   
 
Each heavy timber ‘A-Frame’ section is attached to a 4’ wide by 6’ long by 32” deep concrete 
foundation pad at the base.  The ridge beam that supports the roof structure is hung from the peak of 
each ‘A-Frame’ section by means of a threaded steel rod connected to steel support brackets.  

 
Roof: The roof system is comprised of 29 gauge metal roofing panels attached to 1”x4” bridging over 
the top of 2”x6” framing (secondary rafters) spaced at 24” on center and sitting on top of a 15 or 30 
pound felt weather retarder over 2”x6” T&G (tongue and groove) planks which are attached to the top 
of 6”x12” rafters spaced at 6’-8”.  The rafters are supported by the ridge beam and the 6x16 headers 
spanning between A-frames at the exterior wall.  
The 2x6 T&G decking is exposed to the interior as the finished ceiling.  
 
Exterior Walls & Foundation:  The exterior walls are constructed with 6” wide by 16” long by 8” tall 
concrete masonry units (CMU), typically referred to as concrete blocks.  The CMU’s are placed on top 
of an 18” wide by 10” tall continuous concrete footer. The bottom of the concrete footer is roughly 54” 
below finished grade or 60” below finished floor level. The CMU stem wall runs from the top of footer 
to the bottom of the window sills, and is roughly 7’- 4” tall. A bond beam caps the CMU wall and is 
the only portion of the stem wall identified to be filled with concrete.  The portion of CMU wall below 
the bond beam was installed without concrete filled cells or steel. Standard 2x6 wood framing is 
installed above the bond beam and runs to the bottom of the 6”x16” wood header described above. 
This wood framing was probably installed as infill for the wall system and not originally utilized as 
part of the building’s structural system.  
 
Exterior Insulation:  The exterior perimeter walls are finished with 2” rigid foam insulation boards 
sandwiched between the CMU stem wall/framed wall and 12” vertical siding.  R-19 batt type 
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insulation is provided within the wood framed portion of the exterior wall. 
 
Interior Walls:  Interior walls are constructed with standard 2x4 or 2x6 wood framing with ½” 
gypsum board substrate each side with diagonal 12” wood siding installed as a 39” tall wainscot. There 
are some instances of full wall height diagonal siding or only gypsum board. Interior walls are in 
generally good condition.  
 
Doors & Windows:  Exterior windows are dated double-insulated aluminum horizontal sliders.  There 
is one fixed pane double insulated panel on the north elevation of the building with horizontal sliders 
mulled on each side.  Main entry doors (east and west sides) are double aluminum storefront doors 
with push bars, pulls, automatic closers and deadbolt locks. A second entry door is solid core wood 
with a half lite, panic hardware and closer. The mechanical room exterior door is also wood.   
All interior doors are wood. 
 
Floor:  The original structure housed a swimming pool and sauna.  Several years back the swimming 
pool was filled and covered with the current floor system.  We attempted to drill through the slab on 
grade to verify thickness but were unsuccessful in penetrating the slab. We have estimated the original 
slab on grade surrounding the swimming pool to be 4” to 6” thick with an additional 3-4” of concrete 
added over the top and over imported fill of the old swimming pool. (Note: filling the entire pool with 
concrete is not realistic and it was probably filled with dirt and capped with the concrete slab). It is 
possible the existing concrete floor system is between 4” and 10” thick.  The concrete floor is carpeted 
throughout except for the restrooms, old sauna, staging room and mechanical room.  
 
MECHANICAL DESCRIPTION:   
The Community Building was converted from propane to natural gas in 2016. The heating system 
providing blown air heat to the large community space (rooms 101 & 102 on the as-built plans) 
consists of two gas fired, REZNOR area heaters suspended from the roof structure. In addition, each 
restroom has an electric, wall-mounted heater.  
 
Vent fans within the restrooms are functional but extremely noisy and should be replaced. 
 
Venting is provided at the north and south sides of the building.   
 
There is no air conditioning system for this building. 
 
There are two restrooms in the building. The ladies’ room contains two water closets, a hand sink and 
shower. The men’s room contains one water closet, a urinal, a hand sink and a shower. Hot water is 
provided to the restrooms via a 30-gallon, 240-volt, electric water heater in the attic space above the 
old sauna, room 107.  There is a small kitchenette accessible from room 101. The kitchenette has a 2’ 
wide by 18” single compartment sink with a 10-gallon, 120-volt, electric hot water heater located in 
the base cabinet below.  There is a porcelain water drinking fountain provided on the wall separating 
the kitchenette (room 107) and the secondary community area (room 102).   
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ANALYSIS & RECOMMENDATIONS: 
The following analysis will address the various building systems and associated short-comings and 
deficiencies of each system pertaining to the existing site and structure of the Community Building. 
The systems to be addressed include: Site Conditions, Building Structural Systems, Building 
Mechanical and Building Electrical Systems.  A Building Code Analysis based on the County-adopted 
2015 International Building Codes will be included in the analysis section of this report. 

 
GENERAL SITE: 
Parking:  Generally, the site has been fairly well maintained. Drive aisles and parking areas are 
unpaved but have been regularly graded to keep these areas free of pot holes, washboards, and other 
elements that could create driving hazards. If maintenance of these areas is kept up, there does not 
seem to be a problem with the existing drive and parking areas. 
 
Concrete Flat Work & Retaining Walls:  The approximately 4,300 s.f. of concrete flat work 
including walkways and stairs are worn and badly broken up with the exception of some more recent 
concrete walk installations around the south perimeter of the Community Building. The broken 
concrete is a potential liability for the District as it presents tripping or falling hazards as well as 
accessibility issues.  It is recommended that all the existing exterior concrete flat work and stairs be 
demolished and replaced with new ADA compliant, min. 4” thick concrete walkways, stairs and  
handrails.       
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The approximately 450’ of retaining wall is constructed of concrete masonry units and is finished with 
a natural stone veneer and cap stone.  While the CMU wall itself appears to be in fairly good shape, 
there are areas that have some damage and several areas where the stone veneer is no longer attached 
to the CMU substrate. 

 
Recommendation: The condition of the existing concrete flatwork, walkways and stairs is a potential 
liability for the district.  It is recommended that the entire roughly 4,500 s.f of concrete be removed 
and replaced with new concrete and attention paid toward meeting ADA requirements from the upper 
parking area to the main building entrance.  Repair of the stone veneered retaining walls can be 
performed during or after concrete installation.   
  
Site Lighting: Site lighting is almost non-existent and another potential liability for the District.  
Currently there are only a few pole-mounted area lights provided.  One pole light provides lighting to 
the upper parking area and walkway leading to the Community Building. A second pole light provides 
area lighting to a portion of the lower parking area and the drive aisle leading to the tennis court 
parking area.  Two shorter pole lights provide lighting at the top and base of the concrete stairs leading 
up to the Community Building and the concrete steps themselves. Based on the nature of the site and 
residents, it may be undesirable to provide additional site lighting as light bleed can impact the rural 
nature of the site, and may have an impact on residences neighboring the site.  The industry standard 
for parking lot and walkway lighting is minimum 1foot candle per s.f.   
 
Recommendation: Provide additional parking area pole lights and/or bollards to provide a minimum 
of 1-foot candle / s.f. near the parking zones and along the walk paths to the building.  Replace existing 
exterior building-mounted spot lights with more efficient LED or Halide wall-mounted fixtures to light 
the areas around entry doors and the building perimeter. All new lights should be shielded or 
manufactured to direct the light downward.  Pole lights should be placed to direct light downward and 
away from the neighboring residential properties. 
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BUILDING STRUCTURAL SYSTEMS:  

 
Primary Structural System:  There are two basic structural systems employed for the Community 
Building. The primary structural system is an external A-frame of 12x18 timbers anchored to 4’x6’x3’ 
concrete foundation pads spaced 20’-0” apart.  These A-frame timbers support the roof structure and 
the headers for doors and windows along the exterior walls.  
  
The condition of the concrete pads is acceptable. There were no cracks or deficiencies noted. The steel 
anchors connecting the 12x18’s to the concrete pads are also in acceptable condition.  
 

However, the connection of the steel anchors to the 12x18 timbers is problematic.  Over the years, 
snow has fallen from the roof and was allowed to collect and pile at the base of the timber structural 
members. As a result, rot and decay have affected the connection to the steel anchors, thus 
compromising the structural integrity of the A-frame at its base connection.  This condition of rot and 
decay was found at various levels in all of the 12 x18 timbers.   
 
Recommendation: There are a few options worth considering in order to correct the deficiencies of 
the A-frame structure outlined above depending on the direction the Board decides to take. 
 

1). Apply new finishes or cover the rotted timber bases for the purpose of aesthetics only.  
These large timbers are only partially in use structurally in that they support the 6x16 header 
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beam attached between A-frame members.  Loading at the base and apex of the A-frame is 
largely relieved by the installation of interior support columns. 
 
2). Remove the rotted portion of the A-frame at the base up to 6’ or where good wood still 
exists.  Install concrete buttresses attached to the existing, remaining concrete pads and steel 
anchors to meet and support the remaining portion of the A-frame.  Installation of the 
buttresses should allow for the removal of interior support columns.  This would need to be 
verified by a structural consultant prior to taking any action towards remediation. 
 
3).  Remove and replace the existing timbers entirely with matching 12 x 18 wood timbers or 
steel tubes of similar size (for appearance).  This solution would be costly, but would also allow 
for the removal of the interior support columns.  

 
The apex of the A-Frame initially provided support for the ridge beam of the roof system by means of 
a threaded steel rod connected to a steel cap and bolted plate connection at the top and a steel saddle-
type bracket supporting the 6” x 18” ridge beam below. Currently, 6” x 6” steel posts were added for 
ridge beam support. The installed 6 x 6 posts relieve the A-Frame of ridge beam loading, leaving only 
the 6 x 16 beam/header at the exterior wall applying load to the A-frame. 
 
Secondary Structural System:  The secondary structural system is a 10” x 18” concrete footer with 
6”x16”x8” CMU’s extending from the top of the footer to 39” above finished floor height and 2x6 
wood wall framing above the CMU’s. This CMU stem wall is NOT solid grouted or provided with 
steel reinforcement except for a bond beam located at the top of the stem wall. This system supports 
the infill wall system between A-frame supports. This system is in good shape with the exception of a 
small crack slightly visible at the top 1/3 of the CMU stem wall.  This may be due to some settlement 
of the ridge beam prior to installation of the interior 6 x 6 columns or shortly after the installation and 
due to some minor settlement or seating of the ridge beam to the new post connection.  There were no 
other visible stem wall deficiencies noted.  There does not appear to be any recent movement in the 
structural system of the building. 
 
Recommendation: No recommendation as this system does not have the necessary structural steel and 
concrete incorporated in its foundation system to solely provide proper structural support for the 
exterior walls and roof. 
 
Roof Structure:  The roof structure is composed of 6” wide x 18” tall solid sawn wood ridge beams 
spanning continuously between A-frames.  6x6 wood support columns with steel brackets currently 
support these beams at the connection of beam ends. 6x12 rafters are attached perpendicular to the 
ridge beam by means of steel, face-mounted brackets, and cantilever roughly 4 feet over the 6x16 solid 
sawn beam/headers at the exterior wall.  2x6 tongue and groove (T&G) wood planking is applied 
continuously over the top of the structural framing members, (i.e. rafters and beams).  The interior side 
of the T&G wood planking is the finished ceiling surface and also is the roof deck that supports 2x6 
wood framing for supporting the metal roof panels. The 2x6 wood roof framing (secondary rafters) run 
parallel to the 2x12 rafters and A-frame members. These secondary rafters are spaced at 24” o.c. with 
1x4 bridging every 4’ o.c. from eave to ridge.  
 
R-19 batt insulation is provided between the 2x6 framing.  The efficiency of the batt insulation is 
questionable as the areas examined appear to have been exposed to moisture.  Metal roofing panels 
(26-29 ga.) are attached to the 2x6 and 1x4 roof framing members.  There is no wood support decking 
between the 2x6 framing and the metal roof panels. The roofing felt applied to the top of the T&G 
decking is old and brittle. There was no notable mold growth within the framed assembly.   
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Recommendation: The existing roof structure should be replaced either in its entirety or by retrofitting 
new 5/8” span rated panels over the top of the 2x6 secondary rafters, with new ice and water guard 
underlayment and new metal roofing panels. The roof insulation would need to be upgraded to R-49 as 
the grandfathering of existing insulation values would expire based on the new construction of the roof 
assembly.  Another option would be to remove the roof structure and replace with a trussed roof 
framing system.  The trusses can be scissor trusses in order to keep the vaulted ceiling within the 
space.  Additional structural elements may need to be installed to accommodate lateral loading 
requirements which are currently addressed with the A-frame. 

 
Exterior Wall System:  The portion of the CMU block wall extending 39” above the finished floor is 
also a part of the exterior wall system. On top of the CMU stem wall is 2x6 conventional framing to 
the bottom of the 6x16 beam/header and in between exterior windows and doors.  Window assemblies 
are installed between the top of the stem wall and the bottom of beam/header as well.   
 

The CMU stem wall and framed wall above is covered on the exterior with 2” rigid 
foam insulation boards sandwiched between wall substrate and 12” vertical exterior 
siding. Interior wall finish is with ½” gypsum board and a 12” diagonal sided wainscot 
to the bottom of the window sill.  There is no insulation within the CMU block, but 
there is some old batt type insulation (R-19) within the framed wall portions.  
  
Recommendation: The exterior siding, while still in reasonably good condition, has a 
dated look to it.  It is possible to remove all or a portion of the exterior siding and 
underlying rigid insulation and replace with new finishes.  Depending on Board 
direction, new finishes could include: stone veneer wainscot with existing or new siding 
above. New siding.  All siding would be replaced with new vertical or horizontal siding 
and insulation. Or provide new paint, including proper prep work, caulking and 
patching as necessary.    
 
Doors & Windows:  The doors and windows are outdated but are all in generally good 
working condition with the exception of a few broken panes at the northeast corner and 
adjacent to the east main entry. 
 

Recommendation: Replace all doors and windows with new, energy efficient vinyl or metal clad 
horizontal slider windows. 
 
 



10 
 

MECHANICAL & ELECTRICAL SYSTEMS:   
Plumbing system:  It is assumed the plumbing for the original pool and sauna that were removed has 
been disconnected.  All plumbing within the restrooms was working properly while on site during the 
building investigation.  Similarly, the plumbing for the kitchenette and water drinking fountain was 
working as expected. The access and arrangement of the restrooms is functional but not ADA 
compliant. 
 
Recommendation: No recommendations other than providing some level of ADA compliance. 
 
Electrical System: The site is supplied with a 75 KVA transformer providing roughly 600 amps of 
power.  600 amps is more than adequate to provide power to the existing structure and site lighting 
with room to add additional parking lights and provide power to a new building or addition. 
 
The existing electrical within the Community Building has mostly surface mounted electrical runs in 
conduit. It is assumed that the surface mounted electrical service is based on the CMU foundation/wall 
assembly and the difficulty in running conduit within the CMU wall system.  There are a few recessed 
electrical outlets and light switches within the upper framed wall areas.  The condition of the existing 
electrical seems to be in good working order with no deficiencies noted. 
 
Lighting system includes (4) four pole lights for site lighting as previously described.  There are (2) 
building area flood light fixtures attached to the cantilevered ridge beam at both north and south ends 
of the building, with lamps installed on the north side only.  The flood lights provide minimal exterior 
lighting.  A two-lamp flood light is provided for each of the double door entrances into the building. 
 
The interior lighting consists mainly of surface mounted single lamp LED strip lights located between 
rafter bays throughout.  Both restrooms have surface mounted LED strip lights along with a two-lamp 
wall sconce over each vanity. 
 
Proper light levels are calculated based on the task taking place with the area being lit. For current use, 
lighting is within the suggested light levels for meetings and similar tasks at between 30-50 foot 
candles. Additional lighting may be required depending on the future use of the space(s).  
 
Recommendation: No recommendations necessary.  There is currently plenty of available power. 
 
Heating / Air Conditioning: The existing ceiling suspended area heaters are working as expected.  
Noise produced by these REZNOR area heaters is likely a problem during meetings. Additionally, 
room temperature control is limited to the single thermostats connected to each unit, making it difficult 
top provide comfortable temperatures in rooms outside of the general main open plan area. 
The electric heaters in the restrooms are working adequately.   
There is currently no air conditioning provided for the building  
 
Recommendation: While there is no functional problem with the REZNOR area heaters, the Board 
may consider removing and replacing the overhead heaters with the following options: 

1). Installation of a mini split heating and air conditioning system. These systems are ductless 
and can be installed without a great deal of retrofit work. 

2). Install electric base board heating system.  Replacement would allow for individual 
controlled heating units which would enable the occupants to provide heat at the desired temperature 
for each individual space rather than heating the entire building with the current two area heaters.  
These heating units can be installed with minimal retrofit work.  Air conditioning is not provided by 
these units.   
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 3). Install a central heat and air condition system.  This system would be the most costly and 
involve the most remodeling to install the system, which would require installation of duct work. 
 
Fire / Life Safety: With the exception of the foundation system and metal roofing, the Community 
Building is constructed of wood or combustible materials.  Finishes such as gypsum board, brick 
pavers and ceramic tile, etc., are non-combustible.  The heavy timber structural system has a higher 
burn through time and is treated in the building codes as a separate type of construction with greater 
burn time allowances.  The remaining wood portions of the structure, (i.e. T&G wood ceiling/roof 
decking, interior wood framed walls, wood siding, etc.) are highly combustible.  Currently, no 
fire/smoke detectors or alarms or fire suppression system exist within this building.  There are two fire 
extinguishers in rooms 101 & 102.  A fire hydrant is present at the mid parking level near the bottom 
of the exterior stairs.   
 
Recommendation: At a minimum, provide fire and smoke detectors in all rooms of the building. A 
combination smoke and CO detector should be provided in the open space areas, rooms 101 and 102. 
Provide signs adjacent to the main entry doors per 2015 IBC 1008.1.8.3 (2.2) Stating “THIS DOOR 
TO REMAIN UNLOCKED WHEN BUILDING IS OCCUPIED”.  
  
BUILDING CODE REVIEW: 
The historical occupancy of the building as an indoor swimming pool would be classification as an 
assembly group or ‘A-3’ occupancy.  The current use of the building as a community hall or a place of 
religious worship is also classified as an ‘A-3’.  If the building is remodeled for an office use, then the 
building occupancy classification would be group ‘B’ occupancy.  Assembly occupancies are 
considered to be some of the most dangerous types of occupancies for buildings, (Large groups of 
people in enclosed areas with limited means of escape). 
Based on an A-3 occupancy and applying both the 2015 International Building Code (IBC) and the 
International existing Building Code (IEBC), which have been adopted by LaPlata County and is 
applicable for this building, please note the following  
 
Construction Type: V-B, non-sprinkled.  

Allowable building Height: A-3 occupancy - 40’ above grade plane or 1 story (table 504.3, 2015 
IBC). B occupancy – 40’ above grade plane or 2 Stories. 

Actual building Height: +/- 23’ above grade plane. 
 
Allowable Building Area: A-3 occupancy = 6,000 s.f 
           B occupancy = 9,000 s.f. x 2 stories = 18,000 s.f. total allowable area. 
 
Actual Building Area: Building footprint (area under roof) - 3,500 s.f 
      Net Building area (area contained within exterior walls) – 2,324 s.f. 
  
Occupant load: per table 1004.1.2: 
A-3 occupancy with chairs only community space @ 1person per every 7 s.f.- 1,639 s.f. = 234 people. 
A-3 occupancy standing only community space @ 1person per every 5 s.f.- 1,639 s.f. = 328 people 
B occupancy utilized for office space @ 1 person per every 100 s.f.- 1,639 s.f. = 16 people    
Please note: the common open space within this structure can be utilized for multiple purposes.  The 
occupant load calculation is based on most recent uses as a church and meeting space.  
 
Fire separation requirements: per table 508.4 
No separation required.  No fire rated assemblies required 
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Exiting requirements: Occupant loads drive the size and number of exits required by the building 
codes.  Per table 1081.1, with an occupant load of 1-500 people, a minimum of two separate exits are 
required.  The community building currently has three exits. 
Travel distance to an exit is also determined by the building codes. Per table 1015.1, for an ‘A’ 
occupancy with no fire sprinklers, the maximum travel distance to an exit cannot exceed 200’.  
Currently, the maximum travel distance to an exit is +/- 69 feet. 
  
2009 International Energy Conservation Code requirements:  Currently the building does not meet 
the 2009 IEBC code requirements for wall and ceiling insulation.  The 2015 International Existing 
Building Code (IEBC) does not require the wall and ceiling insulation to be brought current unless 
work is performed that would allow for upgrading the R values of walls and ceilings.  In other words, 
the existing conditions may remain.  Only areas of new work or remodeling would need to comply 
with current code requirements.  Current IECC requirements for walls and ceilings is R20 and R49 
respectively. 
Closed or open cell spray foam would be the most cost-efficient means to upgrade the R values of the 
exterior walls and ceiling. 
 
Accessibility requirements: Generally, the existing building meets current building code requirements 
with the exception of items described in chapter 11 of the IBC which addresses code requirements for 
accessibility. Additionally, Federal Law and the Americans with Disabilities Act requires accessibility 
is provided at various levels for existing buildings. ANSI A117.1 is incorporated into the building 
codes by reference. The 2015 IEBC allows that only 20% of the remodel/refurbish budget needs to be 
applied toward compliance.   
 
It can be argued that the poor condition of the exterior flatwork concrete does not allow for proper 
accessibility to the building.  Replacing the concrete walkways to meet ADA requirements for proper 
finish and slope is easy to accomplish with minimal (if any) grading. 
 
Additionally, the existing restrooms do not meet accessibility requirements.  All toilet stalls and both 
showers do not meet ANSI standards for accessibility. 
 
The cost of repairing the concrete walks or providing accessible restrooms would probably meet the 
20% requirement as described in the IEBC. 
 
Door hardware for the front door leading into hallway 113 and all interior doors are not ADA 
compliant and should be replaced with ADA compliant lever type hardware. 
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SUMMARY: 
The following is based on information described above and on pricing provided in July of 2020. DNA 
is not responsible for material cost differences based on current market conditions. 
 
Exterior Concrete Replacement Costs: Regardless of the end use of the building, the need for 
accessibility should be addressed.  Replacement of the exterior concrete walkways and stairs is 
recommended for safety issues.  The cost of concrete replacement can be counted toward DOJ 
requirements of 20% of the overall remodeling budget.  
Budgetary cost of concrete demo and replacement is estimated at $11 / s.f., or 4,500 s.f. x $11 = 
$49,500. 
 
Site lighting Costs: Upgrading existing site lighting is another safety issue that should be considered 
as a scope of work for project restoration.   
Budget costs for additional site lighting is dependent upon the number and type of light system 
selected.  Installation of a typical parking pole light requires excavation for electrical runs and for 
concrete pier placement for each pole.   
Budget for 20’ LED pole light installed is estimated at $2,000 / pole light. 
 
Structural System Costs: Re-utilization of the existing A-frame will require some buttressing of the 
A-frame at the base.  Installing a new trussed roof system will require some structural modifications at 
the exterior wall to support the trusses and provide lateral loading reinforcement.   
Budgetary cost for refurbishing the A-frame structure is around $1,200 per timber or +/- $12,000.  
The cost of replacing the roof structure with trusses and supplemental structural support is about the 
same. Budget costs for trusses is estimated to be $200 - $225 per truss, estimated 40 trusses = $8,000 - 
$9,000 not including installation.   
 
Roof System Costs: Repair/refurbish or replacing the roof system is recommended.  Depending on the 
direction of FLMD, we recommend removal of all existing metal roofing. Install new 5/8” OSB span 
rated roof sheathing over the existing 2x6 roof sub-framing, install new high temperature ice and water 
underlayment over the entire roof sheathing, and provide new metal roof panels.  
Budgetary cost for 5/8” OSB roof sheathing is +/- $31.00 per 4’x8’ panel.   
Overall Budget for roof sheathing, ice and water underlayment and metal roof panels is estimated at 
$25,000 to $28,000. 
  
Window and Door Replacement Costs: 
Budget for window and door replacement is estimated at $6,000 to $8,000 depending on the selected 
manufacturer. 
 
New or Upgraded Finish Costs: Replacement of existing interior and exterior finishes is a simple 
way to give new life and interest to the Community Building. The exterior and interior siding is in 
fairly decent condition and could be caulked, patched and painted for a reasonable cost. However, the 
look is somewhat dated and it is recommended that elevation studies be performed to inform the 
district of various looks and finishes that are available today.  
Budget costs for patching and repairing, caulking and painting wall surfaces is estimated at $3.50 /s.f. 
or roughly $12,500 - $15,000. Other finishes may cost more than the budgetary amount. 
 
Flooring finishes are also recommended for replacement.  Use of a concrete floor leveling compound 
would be advisable before regardless of any selected new floor finish options. 
Budget costs for floor leveling is estimated at $4,000.   
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Budget costs for new floor finishes is dependent upon the type of finished selected.  It is recommended 
to budget $12 / s.f. or $28,000 for floor finishes. 
 
Restroom Upgrades to Meet ADA Accessibility Requirements:  The existing restroom would need 
some remodeling and space reconfiguring in order to make accessibility available to the FLMD 
patrons.  This would involve construction drawings from a Licensed Design Professional. 
Budget costs pertaining to restroom alterations for accessibility is estimated at $6,000 per restroom. 
  
Building Demolition: Demolition of this building is not recommended at this time.  If demolition is 
the desired outcome, an asbestos inspection will need to be performed prior to demolition.  Demolition 
should only entail the structure above ground.  Underground items like the foundation system, the old 
buried swimming pool, underground plumbing, etc. would not necessarily need to be removed and 
would add considerable cost to the demo of the building.   
Budget for demolition cost of the building is between $32,000 – $35,000, and does not include cost of 
asbestos abatement if needed. 
 
General Costs:   
Placed Concrete:  $425/yd 
Interior Wall Framing:  2x with ½” gypsum board each side:  $20 to $22 plf 
Masonry Repair:  $25/ s.f. 
Painting:  $3.50 / s.f. 
 
   
CONCLUSION: 
 
The Community Building is unique in form and design.  It is sited thoughtfully at a location convenient 
to all the residents of the Forest Lakes subdivision.  It speaks to the design intent of the development 
and the structure enhances and emphasizes the surrounding landscape and mountain character.  The 
structure is not in terrible condition and while it is not being used as originally intended, the building 
offers a place for a multitude of activities.  Removal of the central structural support columns would 
allow for a large unimpeded open plan that could be fully utilized for activities such as dance classes, 
martial arts classes, art classes, theater, etc., as well as continued use for group meeting activities and 
the like.   
 
If the columns remain, the building could be divided into individual spaces incorporating the columns 
within new wall cavities. 
 
Regardless of the community’s decision, this building’s historic significance and extraordinary design 
justify its worthiness of exploring options for its continued use and occupancy. 
 
 


