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In January of 2017, Lehrer Architects was retained by 
Department of Parks and Recreation of the City of 
South Gate to perform a feasibility study for the Girls 
Clubhouse located in South Gate Park. 

The study was to evaluate a number of options for 
renovation and expansion of the existing facility. An 
option to provide a new facility was briefl y discussed but 
it is not considered to be main focus of this study. 
 
Lehrer Architects and our consulting engineers, thus far, 
conducted engineering evaluations of the building and 
programming workshops with building patrons, staff and 
leadership. As a result LA produced this programming 
document, including building diagrams, physical models 
and gathered relevant background information. 
 
Initial inquiry revealed that the entire facility would 
require renovation and that an additional 2,000 sq. feet 
would have to be added in order to meet program 
requirements. These are the main conclusions of the 
initial architectural evaluation: 

1.  Move the offi ces to a central location with “eyes on  
    the park” and most of the facility; 
2.  Control and consolidate access to the building; 
3. Consolidate men’s and women’s restrooms into a  
    single location; 
4.  Provide a lounge/waiting area for patrons;
5.  Increase the amount of “USABLE” storage; 
6.  Update the kitchen and locate in a place where it     
    can serve multiple spaces; 
7.  Remove the stage and increase the area of the Main    
    Hall while providing for at least three divisible spaces; 
8.  Provide outdoor area for preschool activities;   
 
The issues of the building renovation are discussed in the 
following 3 schemes: 

1.  EXECUTIVE SUMMARY
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1.  EXECUTIVE SUMMARY

SCHEME 1

Scheme 1 is minimally intrusive and adds no new 
enclosed square footage.  Every attempt is made 
to leverage the existing building systems against 
new meeting space, by preserving the attic and 
structure over the stage. 

The main hall is expanded into the area currently 
occupied by the stage, which adds a 735 sq. ft. 
meeting room. Kitchen is omitted in an attempt 
to control costs.  

The existing offi ce will be fully remodeled with 
better outdoor connection to the front yard and 
newly secured patio.  This provid direct visual 
control of the park and facility grounds.  Access is 
provided through a single point of entry, located 
directly adjacent to the offi ce.  

As suggested by programming, the bathrooms are 
consolidated at the southern wing of the building.  

Classrooms have newly dedicated space for 
outdoor learning and play in the existing patio 
space and “borrowed” secured area from the 
adjacent park. 

In addition, a gated enclosure creates a secured 
patio, and a new canopy creates presence in the 
park.

Hard Construction Cost: $2.7 million
Contingency & Owner Soft Cost: $810,000 
Grand Total:  $ 3.57 million
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1.  EXECUTIVE SUMMARY

SCHEME 2

Scheme 2 adds 2,000 sq. ft. of new construction.  

The new offi ce and lounge area account for 1,000 sq. 
ft. as prescribed by programming.  This area is centrally 
located in the front courtyard and provides controlled 
access and security.  The remaining 1,000 sq. ft. of newly 
enclosed space is dedicated to kitchen/classroom 
and meeting space.  It is gained by reclaiming space 
previously occupied as patios.  

This scheme provides for the most meeting area and 
most fl exibility in a remodeled building.  The meeting 
space is a high space throughout, and is served by new 
building systems.  The new confi guration provides for 
variety of small and large gathering spaces. 

Storage is consolidated into a single 600 sq. ft. room, 
easily accessible and has the capacity of storing large 
items. 

Classrooms and new childrens bathrooms are all 
located in the northerly wing.  Dedicated storage 
room is conveniently located and easily accessible.

This scheme fulfi lls the building’s original design intent  
and connects it to the park.  It also satisfi es all the 
programming requirements with no compromises.  

Hard Construction Cost: $5.56 million
Contingency & Owner Soft Cost: $1.7 million 
Grand Total:  $ 7.29 million
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SCHEME 3
Scheme 3 provides for an entirely new multi-story 
facility of 16,800-21,200 sq. ft. of program.  

As building on South Gate Park property is 
governed by Land and Water Conservation Fund 
use agreement, the new building would have to 
occupy the existing Girls Clubhouse building 
footprint resulting in a two to three story facility. 

During the programming exercise it was 
determined that the current community 
programming is only limited by available space. 
Provided a larger facility, programming could be 
expanded to serve the community via new arts 
and crafts workshops, meeting rooms and a teen 
center. 

This scheme is architecturally comprised of two 
major elements: an L shaped meeting/classroom 
building and a rectangular double-height hall with a 
secured courtyard in between them. The L-shaped 
building could be 2 to three stories tall, depending 
on the amount of program required. The hall will 
be comprised of a large 5,400 sq. ft. space divisible 
to a number of smaller meeting rooms. The hall, 
teen center and adjacent patios would be served 
by a new kitchen. Due to several stories, a new 
elevator would be required with two additional 
means of egress from each fl oor. 
 
Cost

(two fl oors)
Hard Construction Cost: $11.56 million
Contingency & Owner Soft Cost: $3.4 million 
Grand Total:  $ 15.1 million

(three fl oors)
Hard Construction Cost: $13.86 million
Contingency & Owner Soft Cost: $4.1 million 
Grand Total:  $ 18.1 million

Phasing and Operation
For both schemes 1 and 2, due to the extent of the 
renovation, the building would have to be closed 
to the public while the work is taking place. For 
Scheme 3 to be implemented, the existing building 
would have to be demolished. 

SCHEME 3
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2.A BUILDING EVALUATION SUMMARY

Below is a summary of building and building systems 
defi ciencies as discovered by the A&E Team.  If the City of 
South Gate chooses not to pursue a wholesome remodel 
of the facility, the following issues, at the very least, should 
be addressed.  

HAZMAT

Hazardous materials survey was conducted as part of 
the 1996 Remodel. The report found Asbestos containing 
materials as follows: 
1.  Approximately 3450 sq. ft. of vinyl fl ooring and mastic in 
rooms, offi ces and kitchen and storage areas; 
2.  Approximately 4750 sq. ft. of acoustic insulation in the 
two lobbies, main hall and stage area; 
3.  One 6” transit pipe approximately 20’ long connecting 
water heater behind the kitchen;
4.  Two insulated HVAC vents, one in each attic space next 
to HVAC Units.
The full report and recommended remediation is part of 
the Appendix of this study.

STRUCTURAL

1. One colonnade column at the front entrance exhibited 
deteriorated base hardware, could be solved by cutting 
the bottom of the post and install new post base hardware
2. Cracks in the existing slab on grade such as at the front 
entrance

JLA recommends the following solutions to improve 
seismic performance.
1. Upgrade lateral systems to improve seismic resistance, 
in the event of a major seismic event
2.Strengthen the existing stucco and let in braced wood 
shear walls by adding plywood
3. Strengthen the roof and fl oor diaphragms by adding 
plywood over existing sheathing
4. Strengthen beams, columns, foundations and connections 
associated at the four interior frames over the assembly 
space.  

ADA (Americans with Disabilities Act)

The building is currently not in compliance with current 
version of Americans with Disabilities Act (ADA), both 
from the point of access to the building, maneuverability 
within the building, and restroom accessibility. 

Any improvements to the building in excess of 
$140,000.00 would require full compliance with the 
current version of the ADA. 
MECHANICAL

The two existing Rooftop packaged units are at the end 
of their service life. It is recommended they be replaced 
with a Title 24 compliant one.  In addition, roof mounted 
exhaust fans should be installed over restrooms.  
A range hood should be provided in the kitchen.  It 
should be noted that some ductwork is not SMACNA 
compliant.

PLUMBING

Hot water distribution system should be upgraded to 
include a recirculation system.
The hot water distribution system is non-recirculating. 
There is no recirculation piping and recirculation pumps 
installed. 

The lavatories also do not have under-counter 
thermostatic mixing valves. This is required to temper 
the hot water coming off the faucet to be less than 
105 degrees as required by code. Toilet 102 is the 
only lavatory confi rmed to have an under-counter 
thermostatic mixing valve. Mixing valve is not fi xed 
to the wall but installed in the line unsupported. The 
hot water distribution system should be upgraded 
to include a recirculation system to avoid water and 
energy waste. The new code requires only 0.6 gallons 
water waste before hot water becomes available from 
a plumbing fi xture. One electric water cooler is not 
ADA compliant.

The earthquake shut-off valve is not supported against 
the wall. This should be corrected to allow proper 
operation of the valve. 

ELECTRICAL 

In general, most of the existing electrical equipment 
located in the Building is antiquated and
may have exceeded its service life expectancy, new 
replacement parts are very rare and/or no
longer manufactured.  
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2. B.   ARCHITECTURAL EVALUATION 

EXISTING FLOOR PLAN

8



General Description

The Girls Clubhouse in South Gate Park was designed 
in 1957 by Wallner, Bostock and Wallis, Architects and 
Engineers (WBW) in a modern craftsman style. WBW 
were architects and engineers of record providing 
structural, civil and architectural drawings. It appears that 
the building was constructed for purposes of housing 
Girl Scout activities as well as other community services. 
The building is currently well used as a community center 
providing preschool, dance, music and athletic lessons. 

The building is a one story, wood framed structure with a 
single-gabled roof.  The gabled roof overhangs the front of 
the building, creating an approximately 10’ wide veranda 
around the building.  The front of the building opens onto 
a courtyard formed by two wings of the extended gable 
form (classroom and offi ce). The courtyard is open to the 
park.  

The building exhibits wear and tear typical of a 60 year old 
structure. Portions of the building have been remodeled 
and updated but despite these efforts the structure is not 
adequate for current program.  

Signifi cant remodel took place in 1996 - designed by 
Meyer and Associates Architects and Planners - in order to 
improve storage capacity of the building, add a child-sized 
bathroom for pre-school and provide ADA compliant 
access to bathrooms and back exterior patios. 

The remodel created accessible bathrooms but is not 
deemed as successful overall.  Added storage space cut-
off access to the patios and created ineffective storage 
riddled with circulation issues, including access to newly 
created kids bathroom. 

2. B.   ARCHITECTURAL EVALUATION 
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HAZMAT (Hazardous Materials)

Hazardous materials survey was conducted as part of 
the 1996 Remodel. The report found Asbestos containing 
materials as follows: 
1.  Approximately 3450 sq. ft. of vinyl fl ooring and mastic 
in rooms, offi ces and kitchen and storage areas; 
2.  Approximately 4750 sq. ft. of acoustic insulation in the 
two lobbies, main hall and stage area; 
3.  One 6” transite pipe approximately 20’ long connecting 
water heater behind the kitchen;
4.  Two insulated HVAC vents, one in each attic space next 
to HVAC Units.
The full report and recommended remediation is part of 
the Appendix of this study. 

Americans with Disabilities Act (ADA)

The building is currently not in compliance with current 
version of Americans with Disabilities Act (ADA), both 
from the point of access to the building, maneuverability 
within the building, and restroom accessibility. Any 
improvements to the building in excess of $140,000.00 
would require full compliance with the current version 
of the ADA. 

2. B.   ARCHITECTURAL EVALUATION 
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Program

Building fl oor plan is relatively simple divided in three parts. 
Largest part comprises the Main Hall with stage, storage and 
kitchen. The remaining equal parts house the 3 classrooms, 
restrooms and offi ces.  

Main Hall/Storage/Kitchen

The Main Hall with stage at 3,500 sq. ft is the largest space 
in the building with tall cathedral ceiling which is 18’ tall at 
its peak. The space does not have the ability to be divided 
into smaller meeting spaces, which is one of the goals of the 
remodel. 

The Main Hall is served by an ineffi cient storage room. 
Furniture housed in the storage room often encroaches on 
required clearances for exiting which creates concerns for life 
and safety of the building occupants. The kitchen and storage 
rooms also block access to the exterior patios from the Main 
Hall. 

The stage occupies over 500 sq. ft of the overall fl oor plan and 
according to the stakeholders is rarely used as a performance 
space. The stage is also inaccessible to people with disabilities. 
Space below the stage is used for storage of tables. It is 
impractical. 

A small attic is located directly above the stage accessible by 
stairs from either side of the stage. The attic is currently used 
for storage of seasonal items such as holiday decorations. The 
attic is hard to access and cannot be used to store larger items. 
The kitchen is a 200 sq. ft space with outdated fi nishes and 
appliances which don’t work. It is in dire need of an upgrade. 
Updating the kitchen to meet current standards would greatly 
improve the facility’s rental desirability. 

One of the main features of the Main hall is a centrally located 
fi replace. According to the staff, the fi replace has not been lit 
in 30 years and has since been sealed. The fi replace could be 
removed if that resulted in better planning and fl ow in the 
renovated facility. 

2. B.   ARCHITECTURAL EVALUATION 
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Classrooms 

Girls Clubhouse has three classrooms labeled as A, B 
and C. Classrooms A and B are used and decorated for 
preschool use during daytime hours. In the evenings, the 
classrooms are used for a variety of music lessons and 
meetings.  Children’s furniture is moved to one side of the 
room to make space for adult sized furniture and musical 
instruments. This arrangement is described to be adequate 
by the stakeholders.  

Classroom C is mostly used for evening adult meetings 
with preschool classes only taking place sometimes. This 
classroom also contains children’s size furniture and is 
decorated as such. 

Cabinetry, work surfaces and storage associated with these 
rooms is described as adequate. Desire was expressed for 
better cubbies that fi t children’s backpacks. 

Currently the classrooms have no access to a secured 
outdoor play / learn area. The children are sometimes 
guided to a nearby playground which due to its distance 
takes away from actual learning time. It is recommended 
that a secured outdoor area be available to the preschool 
where kids could play, tend to a vegetable garden and do 
other outdoor activities. 

Restrooms

The building currently has 4 sets of restrooms: 

1. Small single occupancy restroom located in the back 
of the building that is meant to serve the preschool. This 
restroom is hardly used as it is inaccessible and blocked 
by storage; 
2. Small single occupancy restroom serving the offi ces; 
3. Men’s restrooms located between 2 classrooms in the 
northern wing;
4. Women’s restrooms located adjacent to the offi ces. 

Stakeholders main concerns is that the restrooms are 
not consolidated and pose a security risk as folks wonder 
throughout the building looking for bathrooms. In addition, 
even though the restrooms were remodeled in 1996 they 
still don’t meet current ADA code. Consolidation and 
update of restroom facilities is recommended. 

2. B.   ARCHITECTURAL EVALUATION 
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Offi ce Area 

The offi ces are made up of two equally sized rooms 
located to the left of the main entry into the building. 
The major issues are described as “not having eyes” on 
the facility and on the park. A more central location for 
the offi ce is desired so as to improve security and better 
control access to the facility. 

The counter / patron serving area is also described as 
inadequate as there is not enough room for queuing and 
addressing patrons while they are waiting (sometimes with 
strollers).  There is no proper waiting area or lobby so 
most patrons wait (often for their children in preschool) 
in the courtyard or in the main hall rendering that space 
inaccessible to program. 

A desire was expressed for a bona fi de lobby/lounge/
waiting area to address this concern. 

2. B.   ARCHITECTURAL EVALUATION 
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2. B.   ARCHITECTURAL EVALUATION 

NEW BUILDING

During the stakeholder interviews a note was made that 
the current community programming is highly successful 
and that the only thing preventing growth was the size of 
the facility. If a new larger facility were provided it could be 
fi lled and occupied easily with additional program. Some of 
the program that would be included in the new facility is: 
\
1. Wood workshop; add additional program from 
DREAMING list;
2. Ceramics workshop; 
3. Arts and crafts workshop; 
4. Additional Meeting rooms; 
5. Teen Center (2,000 sq. ft.)
6. Signifi cant fl exible meeting space with divisible rooms;
7. Preschool Classrooms;
8. Offi ces; 
9. Affi liated storage, restrooms and support spaces; 

The program would result in an approximately 12,000-
20,000 sq. ft facility that would be built in place of the 
existing Girls Clubhouse. Due to an existing agreement 
with Land and Water Department, no additional building 
area would be allowed in the park limiting the new facility 
to its existing footprint. This would result in a new multi-
story building with requisite elevators and stair access. 

14



2. B.   ARCHITECTURAL EVALUATION 

CONCLUSION

In lieu of building a brand new facility, the goal of the Girls 
Clubhouse renovation should be to perform the following: 

1.Move the offi ces to a central location with “eyes on the 
park” and most of the facility; 

2. Control and consolidate access to the building; 

3. Consolidate men’s and women’s restrooms into a single 
location; 

4. Provide a lounge/waiting area for patrons;

5. Increase the amount of “USABLE” storage; 

6. Update the kitchen and relocate to a place where it can 
serve multiple spaces; 

7. Remove the stage and increase the area of the Main Hall 
while providing for at least three divisible spaces; 

8. Provide outdoor area for preschool activities;   

The issues of the building renovation and additional 
program are discussed in the 3 schemes that follow this 
evaluation. One option should be selected for further 
development and pricing. 
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2. D.   MECHANICAL / ELECTRICAL EVALUATION 

Stantec  SITE REPORT 
  Page 1 of 2 
14801Califa Street                                                                           Telephone (818) 305 3229 
Van Nuys, CA 91411  Facsimile (818) 377 8230 
 

 

 
Project Girls Clubhouse 

 
Site Report Date 01/20/2017 
Project Number 204530131 

  
Report Prepared by Teng Yadao Date Issued 01/26/2017 
Disciplines Reviewed Mechanical   
 
Distribution Ben Lehrer-LEHRERArchitects LA 
 

 

I MECHANICAL SYSTEM 
 
The clubhouse HVAC system is composed of two rooftop packaged unit, with DX coil and gas 
furnace and two sets of split system air-conditioning unit.  Each equipment is provided with 
standalone controllers.  

The two rooftop packaged unit (RTU) work together to serve the Assembly and Platform areas. 
The rooftop unit is at the end of its service life and recommended to be replaced.  The RTU also 
uses R-22 refrigerant which will be phased out by 2020.  A new RTU with an economizer and 
demand control ventilation system is recommended to be installed to meet Title 24 compliance.  

A split system air-conditioner serves the south side meeting rooms and offices and another split 
system air conditioner serves the north side set of meeting spaces.  We recommend providing 
separate set of fan coils and divide the spaces into separate zones depending on their solar 
exposure/building orientation.  The existing split system air conditioners also use R-22 
refrigerant which will be phased out by 2020.  A new set of energy efficient, Title 24 compliant, 
split system air conditioners are recommended to replace the existing units. 

The location of the supply grilles in the assembly area does not facilitate good air supply.  The 
east side of the assembly area is likely starved of conditioned air as return air system grilles are 
located in the platform area which is at the west end of the area. 

The mens and womens gang restrooms have no environmental exhaust systems which is not 
code compliant.  Dedicated roof mounted exhaust fans should be installed.  

Single occupancy restrooms have no environmental exhaust systems.  An operable window is 
available for exhausting air to outdoors. 

The kitchen 6-burner range has no dedicated range hood installed and uses the ceiling exhaust 
grille for exhausting it and the kitchen area.  There is no fan installed in the ductwork and 
system relies on pressure to assist kitchen exhaust which is not very efficient and may allow air 
transfer into the assembly area.  We recommend a range hood installed on top of the range with 
an integral fan.  

The attic space is ventilated.  Exterior louvers are installed at the building exterior perimeter and 
gravity ventilators are installed on the roof.  Most of the exterior louvers are in good condition 
except for some which are badly warped or distorted and needs replacement.     

The supply air ductwork in the attic area is exposed with no insulation.  It needs to be confirmed 
if the duct is internally lined or an external insulation should be installed.  The attic ductwork has 
also been patched in several locations which may become a source of air leakage.  We have 
noted several locations where ductwork is used to support ductwork which is not SMACNA 
compliant. 
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2. D.   MECHANICAL / ELECTRICAL EVALUATION 

Stantec  SITE REPORT 
  

      

II PLUMBING SYSTEM 

 
WATER HEATING SYSTEM 

There are two natural gas fired water heaters located in the attic space.  First unit is 33,500 
BTUH, 30 gallon water heater, is 20 years old but is still in good condition.  This water heater 
serves the South side plumbing fixtures.  The second water heater is 30,000 BTUH, 28 gallon 
water heater.  Equipment is brand new and serves the North side plumbing fixtures including 
the kitchen. 

There is no central thermostatic mixing valve.  We cannot verify the operating temperature of 
the water heater.  

The hot water distribution systems are non-recirculated. There are no recirculation piping and 
recirculation pumps installed.  We did not feel hot water coming off the lavatory faucet when we 
used it.  The lavatories also do not have undercounter thermostatic mixing valves.  This is 
required to temper the hot water coming off the faucet to be less than 105 degrees as required 
by code.  Toilet 102 is the only lavatory confirmed to have an undercounter thermostatic mixing 
valve.  Mixing vale is not fixed to the wall but installed in the line unsupported. 

The hot water distribution system should be upgraded to include a recirculation system to avoid 
water and energy waste.  New LA City code requires only 0.6 gallons water waste before hot 
water becomes available from a plumbing fixture.  

 

MISCELLANEOUS 

Standalone electric water cooler found in Corridor 128.  This unit is not ADA compliant.  Another 
electric water cooler found in Corridor 112.  Unit should be confirmed if ADA compliant. 

Hose bibs (exposed) are installed along the exterior perimeter of the building.  We suggest 
providing lockable hose-bib accessible by client to prevent tampering and vandalism. 

 

RESTROOMS 

The womens gang restrooms have wall mounted water closets and wall mounted lavatories.   
Water closets have manual flush valves and lavatories have metered faucets.  The fixtures 
require to be upgraded to the code minimum 1.28 gpf water closets and 0.35 gpm faucets.  
Floor drains are available in the restroom. 

The mens gang restroom have wall mounted water closets, a wall mounted waterless urinal, a 
wall mounted urinal and wall mounted lavatories.  Water closets and urinal have manual flush 
valves and lavatories have metered faucets. The fixtures require to be upgraded to the code 
minimum 1.28 gpf water closets and 0.35 gpm faucets.  The waterless urinal can be reused.  
Floor drains are available in the restroom. 

Single occupancy restrooms have a wall mounted water closet and a wall mounted lavatory. 
The water closet has a manual flush valve and lavatory has non-ADA faucet.  The fixtures 
require to be upgraded to the code minimum 1.28 gpf water closet and 0.35 gpm faucet.  There 
is no floor drain installed. 

In general, the waste line under the sink are covered and insulated but the hot water supply 
under the sink is not covered and needs to be covered/insulated to be ADA compliant. 

The janitors closet has a wall mounted janitors sink with wall mounted faucet.  
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KITCHEN 

The kitchen has a stainless steel double sink with single wall mounted faucet.  The sink 
assembly include a separate sink with hot water rinse section complete with flexible spray 
faucet and commercial grade garbage disposer. 

Coffee machine is provided with water supply.  An in-line filter is provided exposed against the 
wall. 

 

NATURAL GAS 

Natural gas is available in the building.  Pressure regulator, gas meter and earthquake shut-off 
valve are installed outside the building.  The earthquake shut-off valve is not supported against 
the wall, should be corrected to allow proper operation of the valve.  Natural gas is supplied to 
the rooftop package unit and fan coil’s furnace.  Gas is also supplied to the domestic water 
heaters and the 6-burner gas range.   

 

STORM DRAINAGE 

Storm drainage is provided using roof gutters with exposed downspout spilling to grade. 

   

  
End of Report. 

2. D.   MECHANICAL / ELECTRICAL EVALUATION 
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Stantec  SITE REPORT 
  Page 1 of 2 
14801Califa Street                                                                           Telephone (818) 305 3229 
Van Nuys, CA 91411  Facsimile (818) 377 8230 
 

 

 
Project Girls Clubhouse 

 
Site Report Date 01/20/2017 
Project Number 204530131 

  
Report Prepared by Cosimo Rossetti Date Issued 01/26/2017 
Disciplines Reviewed Electrical   
 
Distribution Ben Lehrer-LEHRERArchitects LA 
 

 

I ELECTRICAL SYSTEM 
 
The clubhouse electrical service switchboard and utility meter is located outside in a self-
standing weather proof metal enclosure on the south-west corner of the building.  

The utility company is Southern California Edison (SCE), the service is 400A, 240/120V, 3-
phase, 4-wire, meter No. SCE 259000-022362, date of installation 9-11. 

The switchboard consists of two sections: a) the underground pull section and b) Meter, 400A, 
3-pole Main Service Disconnect [Circuit Breaker (CB)] and Distribution section.  The distribution 
section consists of: 

a) Main Panel 200A-2pole CB  No name 50A-? pole CB 

b) AC-1 90A-? pole CB   AC2 90A-? pole CB 

c) AC-3 40A-? pole CB   AC4 40A-? pole CB 

d) No name 20A-1pole CB, 15A-1pole No name 15A-1pole CB, 15A-1pole. 

e) Space     Office Panel 100A-2pole. 

Three conduits are routed from the main service switchboard, underground at first then along 
the wall of the south-west patio to the AC units on roof.  One conduit crosses above the side 
gate of the south-west patio into the ceiling of the building, could not trace and confirm where is 
going or what is feeding – the assumption would be that it is feeding the original service and 
main panel near the stage and panel PO in the office. 

The panel south of the stage appears to be the original electrical service to the building and the 
main appears to be a T type fuses. 

Panels A, B, and C are load centers, recessed in the wall and appear to be fed from the old 
main panel. Panel A south is in the south corridor, panel B in the north corridor, panel C is in the 
kitchen area, and panel PO in the office. 

In general, most of the existing electrical equipment located in the Building is antiquated and 
may have exceeded its service life expectancy, new replacement parts are very rare and/or no 
longer manufactured. 

We could not access the roof to verify the roof mounted equipment. 

All the existing electrical equipment are in good operating conditions and heard no complaints 
from the tenants as far as the performance of the existing system. Visual inspection only and no 
testing were made to the existing electrical equipment at the subject building. Only visible and 
accessible electrical equipment only was the subject of this site visit.  
Any plan for future renovation to the building involving additional electrical loads may require 
further analysis, testing and metering of the existing service to determine the actual spare 
capacity of the unit.  

End of Report. 

2. D.   MECHANICAL / ELECTRICAL EVALUATION 
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2.E. CIVIL EVALUATION

 V C A   ENGINEERS, INC. 
      CIVIL              STRUCTURAL 
      MBE               DBE       SBE 

QUALITY 
SERVICE 

COMMITMENT 

1.0      INTRODUCTION 
 

The project site is located within the City of South Gate at the Girls Club House, 4940 Southern 

Avenue, South Gate, CA 90280. Having a latitude of 33°56 45 N and a longitude of 118°11 4

W with an elevation of ±108 ft. above sea level.   The site is adjacent to the Hildreth Ave on the 

west, Southern Ave. on the north, Pinehurst Ave. on the east, and Tweedy Blvd on the south as 

shown in figure 1.   

 

The Girls Club House (GCH) was built in 1958 and is currently no longer meeting the needs of 

the community.  Currently, it is used for preschool programs, community classes, small events 

and public meetings.  It was reported that there were some issues and a need for improvement 

such as security and control, underutilized space and improvement of the facilities.  

 

Based on a civil engineering perspective, we will provide our assessment and understanding 

about the existing condition of the GCH and provide our findings in narrative report.  We will 

focus and limit within the GCH propose future improvement and renovation (approximately 

10,000 sq. ft.) adjacent the building only and sketches for reference will be provided for 

reference. 
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2.E. CIVIL EVALUATION

 V C A   ENGINEERS, INC. 
      CIVIL              STRUCTURAL 
      MBE               DBE       SBE 

QUALITY 
SERVICE 

COMMITMENT 

Figure 1: SITE- South Gate Park Girls Club House 
 
 

1.1     PROJECT APPROACH 
The project approach in the assessment is as follows: 

 Raise awareness of any existing issues occurring.  

 Identify the existing underground wet utilities: sewer, water, and storm. 

 Identify surface and existing condition of the site. 

 

 

2.0     EXISTING SITE 
 

                                                                                                  
2.1     STORM WATER 
 
From available as-built drawings, research, and site visit/visual inspection, the adjacent area 

around the GCH has no existing stormwater drainage system such as area drains, catch basins or 

trench drains.  The stormwater run-off from the building is sheet flowing towards the walkways, 

landscape areas and to the paved driveway path area. 

 

 Along the east side of the GCH, which is the main entrance and areas further to the east is 

a parking area, see figure 3. Accordingly, based on field inspection during the rainfall 

event.  It is observed that puddles of stormwater run-off are visible along the main 

entrance walkway path of travel and people have to walk around to avoid shoes getting 

soaked in these puddles, see figure 3. For plan reference to all figures in this section, refer 

to figure 2.  

 Northside of GCH building  It appears that some of the stormwater run-off water ponds 

along the existing walkway during a rain event. This indicates that the walkway is lower 

than the adjacent area and  run-off water has difficulty to sheet flow further to the north 

landscape areas, see figure 4 and 5.  It was observed that part of the area is partially 

sloping towards the building.  Positive drainage may be needed and diversion of water 

run-off towards the lower level must be done not only on this side but also on all sides 

around the building. 

 Southside of GCH building - In figure 6, run-off water coming from the downspout has 

observed to be ponding along the concrete surface area next to the wall and downspout. 
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      CIVIL              STRUCTURAL 
      MBE               DBE       SBE 

QUALITY 
SERVICE 

COMMITMENT 

Figure 7 shows that water is ponding in the landscape area by the building.   It appears 

that this run-off water and ponding from the roof downspout will consequently affect the 

building wall.  Proper positive drainage should be done and protection of the wall may be 

needed.  

 Westside of the GCH building  Two downspouts see figure 8 and 9, along this side are 

discharging directly to the surface of the walkway and flows towards the landscape area. 

The landscape adjacent to the walkway appears to be lower than the walkway that allows 

the run-off water from downspout to sheet flow towards the landscape.  However, some 

portion of the landscape areas are higher than the walkway.  Run-off water tends to pond 

in the south part because the walkway and landscape area is lower, as shown in figure 10.  

 

Overall, since there is no existing stormwater drainage system on-site then it is highly 

recommended that the stormwater be redirected towards the curb and gutter located along the 

parking lot as shown on figure 11, 12, and re 13. The stormwater from the downspouts and 

hardscape will curb drain to the existing curb and gutter flowing the water off site and into the 

cities storm drainage system. Regrading in the landscape area might be required in order to 

create stormwater flow to end up in the curb and gutter towards the east.  

 

 

2.E. CIVIL EVALUATION
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Figure 2: Plan location reference where figures were taken on the next 6 pages 

 

2.E. CIVIL EVALUATION
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Figure 3: Front concrete walkway where there is no existing storm water drainage system 

 
Figure 4: On the north of the Girls Club House storm water ponds on the walkway  

2.E. CIVIL EVALUATION
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Figure 5: On the north side of the building water ponds on the walkway and partially flows back towards the 

building affecting the structural integrity of the building. 

 

Figure 6: On the south side of the building water ponds on the concrete area from the buildings storm water 

2.E. CIVIL EVALUATION
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Figure 7: On the south side of the building water ponds on the Landscape area from the buildings storm 
water downspouts 

 

Figure 8: Water from downspouts flow into existing walkway in the back of the building 

2.E. CIVIL EVALUATION
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Figure 9: Water from downspouts flow into existing walkway in the back of the building 

Figure 10: Ponding area in the back of the building where the walkway and landscape meet 

2.E. CIVIL EVALUATION
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Figure 11: Existing Curb and Gutter.

Figure 12: Existing Curb and Gutter on parking lot looking to the south.

2.E. CIVIL EVALUATION
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Figure 13: Existing Curb and Gutter on parking lot looking to the north.

2.2 GRADING

The following details the grading based on a conducted site visit and research, there are some 
grading and general ADA issues, for ADA issues refer to section 2.8 of this narrative. The 
overall site and surrounding perimeter is relatively flat with no difference in grade being above 1 
foot. The existing Girls Club House building has a finish floor of 108.50 feet and after the 
proposed renovation to the building; it should still maintain its existing elevation. 

Along the east side of the GCH, this area should be regraded to slope to areas that will 
prevent the storm water from puddling throughout the hardscape. For visual, please refer 
to figure 3.
Northside of GCH building - since this walkway is in bad condition it should be regraded 
and repaved to slope towards the landscape area at a 2% maximum slope. This regrading 
will help prevent any future issues similar to the same issue as in figure 4 and 5. 
Southside of GCH building- similar to the north side the south side should be regraded so 
that the concrete will slope away from the building to prevent any more damage to the 
structural integrity of the structure. Such as the issues currently faced in figure 6. 

2.E. CIVIL EVALUATION
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Westside of the GCH building – The brick walkway should be graded to slope to various 
area drain/s or catch basin/s as required depending on the final limit of work. 

2.3     SANITARY SEWER

The existing Clubhouse building on site discharges through a 4” dia lateral sewer pipe on the 
south end and flows into a 6” dia sewer pipe on the back end of the propoerty. The pipe connects
through 8” dia. concrete pipe all the way to the 24” dia. LA County sewer main line located
along Southern Ave., as shown in figure 14, per sheet 2 of Electrical Utility Plan from Southern 
California Edison (year unknown). It is recommended that a underground utility survey be done 
on site to verify with the as-built drawings and our findings.

Figure 14: Existing sewer utility line

2.E. CIVIL EVALUATION
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2.4     WATER

On site there is one existing 6” C.I. (Cast Iron) water main line south of the existing 
administration building per the 1972 As-built drawings from Southern California Edison (sheet 2 
of D-077). The domestic water flows into the building with 2 connections from the south as 
shown on figure 9.

The water main is used for domestic purposes and supplying the existing building. The 
approximate location of this water main is shown on figure 15, information to be verified 
through the coordination of a detailed underground utility survey.

Figure 15: Existing 6” Water Main

2.E. CIVIL EVALUATION
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2.8 ADA Accessibility

Figure 16 and 17 below show the current existing ADA path of travel to the Girls Club House. 
There currently are 3 existing ADA parking stalls next to an acessible path which leads to the 
main entrance of the existing building. An issue we currently found on-site is that the 2 acess 
doors in the back of the building will are not ADA compliant as shown on figure 18. The access 
to these doors will need to be ADA compliant by adding a ramp. Per the County of LA ADA 
requirements, if any ADA access is between a 2-5% slope then it is considered a ramp and if the 
slope is between 5-8.33% then the ramp will require handrails. No ADA ramp may exceed a 
slope of 8.33%.   

Figure 16: Location of ADA accessible ramp to the Girls Club House.

2.E. CIVIL EVALUATION

51



Figure 17: Picture of ADA accessible ramp.

Figure 18: Non-compliant ADA acessibility in the back of existing building

2.E. CIVIL EVALUATION
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LEHRERARCHITECTS LA

2140 Hyperion Avenue  Los Angeles, California 90027-2917  USA                                                   t (323)664-4747 f (323) 664-3566                                                         w www.lehrerarchitects.com 

MEETING MINUTES 
Lehrer Architects will rely on these notes as the approved record of matters discussed and conclusions reached 
during this meeting, unless written notice to the contrary is sent to the author within seven calendar days of the 
issue date of these meeting minutes. 

  Date Issued: January 2017 

Project Name: Girls Club House of South Gate Project No: 1701 
Meeting Location: Girls Club House of South Gate Meeting Date: January 15, 2017 
Meeting Subject: Feasibility Study: Program 

Interviews 
Meeting No.: 1 

Prepared By: Benjamin Lehrer Distribution:   Lehrer Architects LA 

  
Present:    
 Organization Name:  Name 

 Girls Club House of South Gate (GCA) Administration Paul Adams (PA) Director 
 

 Girls Club House of South Gate (GCS) Staff Paulita (P) Recreation Supervisor 
Kendrick (K) 
Evelyn (E) 
Armando (A) 
Wendy (W) 
 

 Girls Club Parents (GCP) Cindy (C) 
Daisy (D) 
Carmen (Car) 

  
Lehrer Architects (LA) 

 
Nerin Kadribegovic (NK) 
Roberto Sheinberg (RS) 
Benjamin Lehrer (BFL) 

   
   
   

Discussion: Action/Decisions Pending/Follow-up 
 DISCUSSION ITEMS:  
1 UNDERUSED SPACES - PATIOS PA – patios historically used by Girl 

Scouts 
1a GCP – kids don’t go outdoors more than once a year (last day of class) 

– patios are barely known about 
LA patio could be everyday play 
space or gardening place 

1b Patio is secure GCP possibly connect both patios 

1c PA needs a Play Area  
   
2 MAIN HALL  
2a Surprise uses – Parents waiting 2 hours for classes to end  
2b GCP  some parents run errands, but it’s too short a time to get a lot 

done; closest library is 1 mile away; D likes Farmers Market on Mondays 
GCS Possible Lounge, vending 
machine; also, GCP suggest library, 
maybe a gym 

2c GCP Classes are staggered by thirty minutes to avoid pick-up/drop-off 
congestion 

 

2d GCP majority of waiting parents are women LA (at time of meeting there were 9-
12 parents)  

2e Controversial usages – Entry benches – some like them  
P does not, thinks they are uncomfortable and ugly, inside and out 

GCP Main hall needs more entry 
seating 

2f A HVAC is extreme/too hot or cold – walls are paper thin/no insulation  
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3 SIMULTANEOUS PROGRAMMING   
3a Bad acoustics   
3b PA could be used as rental space – current capacity is 110  
3c Main Hall is larger, 60 people, 1,200-1,600 sf meeting space  PA Smaller meetings in classrooms 
3d PA would love flexibility in Main Hall/split it into 3 meeting spaces  
3e P would use Main Hall for special events if it were nicer, i.e. quinceaneras  P would love 500 person capacity for 

graduations, presentations, weddings 
3f LA indoor/outdoor events? Classrooms are bright and friendly  
3g GCS needs visual access to outside  
   
4 PROGRAMMING  
4a GCP would like classes for parents;  

Current classes include: Tap, Baby Boogie, balloon decorating, cake 
decorating, fashion design, flower design  

PA there are currently no cross-
generational activities 

4b PA Could migrate Women’s Club from Senior Center PA Women’s Club meets 1x/wk 
4c GCH is oriented towards children, Sports Center is oriented towards 

teens 
 

4d Classroom A is used for spillover; it seems to have been created for 
symmetry alone 

 

4e Night evening shared usage has not been a problem with messes left or 
kids furniture in the way 

 

4f P lack of space for contract classes i.e. self-defence, hip hop, Mexican 
folk, which typically have 15-30 students  

 

   
5 OVERALL SENSE  
5a GCP are very proud of, satisfied with GCS, PA likes “sense of 

ownership” – wants to maintain this 
C drives from Huntington, chose 
GCH over other community schools 

5b GCP feel GCH is small but safe overall  
PA GCH is not safe enough 

PA could use park security wall 

5c GCP like sense of community/familiar faces/good teachers GCP want their grandkids at GCH! 
5e GCP would like kid-friendly colors  C understands neutral colors must be 

for rental spaces/Main Hall 
5f Parking is good, but: Widen concrete in front for 

stroller 
   
6 UNDERUSED AREA: KITCHEN  
6a Little Chefs use kitchen  
6b Preschool kids only use kitchen to wash hands and store snacks  
6c Kitchen is not Health licensed, can be used for event service, but not 

catering.  (Main Hall Capacity is 75 people unless it is expanded) 
PA would like to use kitchen as 
catering space for larger events 

6d P would like to compete with Auditorium for larger events (during 
graduation, for instance) 

Need a working stove, kitchen & oven 

6e Currently no pantry  
   
7 ADMINISTRATIVE OVERLOOK  
7a PA Preschool is at capacity  
7b PA Lack of Safety: Restrooms are across building  
7c PA Have to cross 2 hallways to exit  

3.A.1. WORKSHOP I -  MEETING NOTES
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7d PA No natural flow/indoor outdoor continuity  
7e PA Offices are not obvious/they are hidden RS Wayfinding must be improved 
   
8 FIREPLACES are never used (not in 11 years - P)  
8a GCS Has little value as centerpiece  
8b GCS planter walls in front are climbing hazard/dangerous  
8c PA We need a lobby (would need to be fully wired for vending) GCS Agree – need a foyer 
   
9 UNDERUSED SPACES: STAGE  
9a Halloween and Christmas parades and ballet classes with bar and mirror PA Stage is too high for 

ballerinas/could be shallower 
9b Portable stage could work  
   
10 STORAGE  
10a Attic is Seasonal (Christmas/Halloween)  
10b Storage off main hall is overflowing with tables, chairs, AV, and piano Stuff is supposed to be under stage 
10c PA Need space to stock 120 chairs  
10d PA Need space for event storage & paints, art supplies, & class materials  
10e PA  Need shelves, 12 8’ x 30” tables (20x-24x?)  

PA Need space for round tables – 5’radius (8 people) or 6’ radius (10 
people) 

LA possibly set up tables outside 

   
11 DREAMING   
11a PA wants a woodshop for middle and high school students Woodworking, print shop, 

glassblowing, arts & crafts 
11b PA  would love to move Teen Center to GCH – in a big, 1,000 sf room 

with computers, comfy chairs, pool table? 
 

11c GCS LA suggest STAFF LOUNGE – coffee/library/relax  
11d GCP Parents lounge/library/vending machine  
   
12 CLASSROOMS  
12a Classrooms are bright and friendly  
12b GCS and GCP backpacks don’t fit in classroom storage  
12c Classroom acoustics are fine  
12d Need coathooks in classrooms - GCS  
12e A could use new latch push/rollout cabinetry in classroom  
12f LA suggests ability to divide classrooms into two GCS is lukewarm 
   
   
   
   
13 BUILDING CONDITION  
13a P Front columns are rotted, curbs are cracked off  
13b A AV equipment needs to be updated  
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South Gate Program questionnaire  
 
For Director, Staff 
 

General 
 

1. What is the best / most beloved feature of this facility?  
2. What does it need to be excellent?  
3. Please list operational / functional challenges of the facility;  
4. Please list any deferred maintenance issues;  
5. What other groups, besides the ones listed in the schedule, use the facility?  
6. What type of events are held at the facility?  
7. What is your largest event? Smallest?  
8. Is there a need for simultaneous events to happen? Would they need acoustical autonomy?  
9. Are there any special events and how often do they happen?  
10. Please list any security concerns;  
11. How often is the fireplace used? Would there be an opposition to removing it?  
12. Are any features of the facility off-the-table, due to their “beloved” status?   

 
Kitchen 
 

13. How often is the kitchen used and which groups use it?  
14. Who is responsible for maintaining the kitchen?  
15. What types of events would the new kitchen serve?  
16. How many people would need to be served?  
17. In your opinion, what type of equipment would be needed in the new kitchen?  
18. Do you require a pantry?  

 
Storage  
 

19. Does the facility have adequate storage?  
20. If not, how much additional storage is required? 
21. Which programs store furniture/equipment?  
22. What type of items are stored? Large equipment / shelve-able items?  

 
PRE-SCHOOL Specific Questions  
 

1. Do other programs use the classrooms or are these rooms dedicated to the preschool?  
2. Please describe how drop-off / pick up works? What are the challenges?  
3. Please describe your daily schedule;   

 
 
For each Class/Group:  
 

1. What is the best feature of the facility?  
2. What do you find to be the most challenging aspect of the facility?  
3. How do you use the space? Multiple groups/single activity etc.. 
4. Is the amount of space adequate?  
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5. Please describe qualitatively what is missing to fulfill the needs of your program …for example: 
is the space too loud or too quiet? Is the space private or public enough? Is it too big or to 
small? Is there enough natural light?  

6. Would your program grow if you had more space?  
7. What are your storage needs? Are they currently addressed?  
8. How often do you use the stage?  
9. Do you use the kitchen?  
10. Do you use the back patios?  
11. Do you use the front patio?  
12. Would you use exterior space if it were easily accessed / seamless? Would it need to be 

secured?  
13. What would make the facility work better for your purposes? 

 
 
Activities  
 
Art / Crafts 
Music / Piano / Guitar 
 
Community Meetings (club, overeaters)  
 
Dance Classes  
Gymnastics/ Tumbling 
Martial Arts  
 

3.A.2 WORKSHOP I -  PHOTOGRAPHS
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1 UNDERUSED SPACES - PATIOS PA – patios historically used by Girl 
Scouts 

1a GCP – kids don’t go outdoors more than once a year (last day of class) 
– patios are barely known about 

LA patio could be everyday play 
space or gardening place 

1b Patio is secure GCP possibly connect both patios 

1c PA needs a Play Area  

2 MAIN HALL  
2a Surprise uses – Parents waiting 2 hours for classes to end  
2b GCP  some parents run errands, but it’s too short a time to get a lot 

done; closest library is 1 mile away; D likes Farmers Market on Mondays 
GCS Possible Lounge, vending 
machine; also, GCP suggest library, 
maybe a gym 

2c GCP Classes are staggered by thirty minutes to avoid pick-up/drop-off 
congestion 

 

2d GCP majority of waiting parents are women LA (at time of meeting there were 9-
12 parents)  

2e Controversial usages – Entry benches – some like them  
P does not, thinks they are uncomfortable and ugly, inside and out 

GCP Main hall needs more entry 
seating 

2f A HVAC is extreme/too hot or cold – walls are paper thin/no insulation  
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3 SIMULTANEOUS PROGRAMMING   
3a Bad acoustics   
3b PA could be used as rental space – current capacity is 110  
3c Main Hall is larger, 60 people, 1,200-1,600 sf meeting space  PA Smaller meetings in classrooms 
3d PA would love flexibility in Main Hall/split it into 3 meeting spaces  
3e P would use Main Hall for special events if it were nicer, i.e. quinceaneras  P would love 500 person capacity for 

graduations, presentations, weddings 
3f LA indoor/outdoor events? Classrooms are bright and friendly  
3g GCS needs visual access to outside  

 

4 PROGRAMMING  
4a GCP would like classes for parents;  

Current classes include: Tap, Baby Boogie, balloon decorating, cake 
decorating, fashion design, flower design  

PA there are currently no cross-
generational activities 

4b PA Could migrate Women’s Club from Senior Center PA Women’s Club meets 1x/wk 
4c GCH is oriented towards children, Sports Center is oriented towards 

teens 
 

4d Classroom A is used for spillover; it seems to have been created for 
symmetry alone 

 

4e Night evening shared usage has not been a problem with messes left or 
kids furniture in the way 

 

4f P lack of space for contract classes i.e. self-defence, hip hop, Mexican 
folk, which typically have 15-30 students  
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5 OVERALL SENSE  
5a GCP are very proud of, satisfied with GCS, PA likes “sense of 

ownership” – wants to maintain this 
C drives from Huntington, chose 
GCH over other community schools 

5b GCP feel GCH is small but safe overall  
PA GCH is not safe enough 

PA could use park security wall 

5c GCP like sense of community/familiar faces/good teachers GCP want their grandkids at GCH! 
5e GCP would like kid-friendly colors  C understands neutral colors must be 

for rental spaces/Main Hall 
5f Parking is good, but: Widen concrete in front for 

stroller 

 

6 UNDERUSED AREA: KITCHEN  
6a Little Chefs use kitchen  
6b Preschool kids only use kitchen to wash hands and store snacks  
6c Kitchen is not Health licensed, can be used for event service, but not 

catering.  (Main Hall Capacity is 75 people unless it is expanded) 
PA would like to use kitchen as 
catering space for larger events 

6d P would like to compete with Auditorium for larger events (during 
graduation, for instance) 

Need a working stove, kitchen & oven 

6e Currently no pantry  
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7 ADMINISTRATIVE OVERLOOK  
7a PA Preschool is at capacity  
7b PA Lack of Safety: Restrooms are across building  
7c PA Have to cross 2 hallways to exit  

 

7d PA No natural flow/indoor outdoor continuity  
7e PA Offices are not obvious/they are hidden RS Wayfinding must be improved 

 

8 FIREPLACES are never used (not in 11 years - P)  
8a GCS Has little value as centerpiece  
8b GCS planter walls in front are climbing hazard/dangerous  
8c PA We need a lobby (would need to be fully wired for vending) GCS Agree – need a foyer 
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9 UNDERUSED SPACES: STAGE  
9a Halloween and Christmas parades and ballet classes with bar and mirror PA Stage is too high for 

ballerinas/could be shallower 
9b Portable stage could work  

 

10 STORAGE  
10a Attic is Seasonal (Christmas/Halloween)  
10b Storage off main hall is overflowing with tables, chairs, AV, and piano Stuff is supposed to be under stage 
10c PA Need space to stock 120 chairs  
10d PA Need space for event storage & paints, art supplies, & class materials  
10e PA  Need shelves, 12 8’ x 30” tables (20x-24x?)  

PA Need space for round tables – 5’radius (8 people) or 6’ radius (10 
people) 

LA possibly set up tables outside 

 

 

64



 

11 DREAMING   
11a PA wants a woodshop for middle and high school students Woodworking, print shop, 

glassblowing, arts & crafts 
11b PA  would love to move Teen Center to GCH – in a big, 1,000 sf room 

with computers, comfy chairs, pool table? 
 

 

12 CLASSROOMS  
12a Classrooms are bright and friendly  
12b GCS and GCP backpacks don’t fit in classroom storage  
12c Classroom acoustics are fine  
12d Need coathooks in classrooms - GCS  
12e A could use new latch push/rollout cabinetry in classroom  
12f LA suggests ability to divide classrooms into two GCS is lukewarm 
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13 BUILDING CONDITION  
13a P Front columns are rotted, curbs are cracked off  
13b A AV equipment needs to be updated  
   

3.A.2. PHOTOGRAPHS
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4.A.2 NUMERICAL PROGRAM REPRESENTATION - EXISTING/PROPOSED

Program

Existing Size 

(in sf) Subtotals Scheme 1 Scheme 2

Scheme 3 

Floor 1

Scheme 3 

Floor 2

Classrooms Classrooms 950 950 933

A North 361 950 1280 904

A South 351 734

B Subtotal 712

B North 468

B South 431

B Subtotal 899

C North 433

C South 519

C Subtotal 952 Subtotal 2634 2230 1837

Teen Center 904

Subtotal 904

Workshops 809

809

809

Subtotal 2427

Lounge 300

Education Total 2563 Education Total 2634 2530 2741 2427

Main Hall 3122 Main Hall
Stage 532 Meeting Room 1 1590 1577 1812

Meeting Room 2 1590 1577 1812

Meeting Room 3 735 1661 1812

Meeting Room 4

Lounge 300

Subtotal 3654 Subtotal 3915 5115 5436 0

Offices Offices 715 700 698

Supervisor 316

Staff 349

Subtotal 665 Subtotal 715 700 698 0

Restrooms Restrooms 480 715 433

Men's 192 Kids Restroom 155 433

Women's 197

Staff 23

Rear 57

Subtotal 469 Subtotal 480 870 433 433
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Storage Storage
North Janitor's Closets 30 309 155 184

Kitchen Storage 58 353 593 800

Rear Southwest Rooms 138 420

North Attic 325

South Attic 325

Behind Rear Restroom 77

South of Stage 104

Subtotal 1057 Subtotal 662 748 1404 0

Kitchen 245 Kitchen 0 1100 424

Subtotal 245 Subtotal 0 1100 424 0

Circulation Circulation 1406 1406

North Hall 336 442 297

South Hall 375 413 315

Stage Stairs & Landing 151

North Rear Hallway 490

South Rear Hallway 490

Subtotal 1842 Subtotal 855 612 1406 1406

Subtotal Floors 1 & 2 12542 4266

INTERIOR TOTAL 10495 INTERIOR TOTAL 9261 11675

Patios Patios
North Patio 521 North Patio 522 1756

South Patio 468 South Patio 465 433

East/Front Patio 3133 Front Patio 2564 1537

North Spillout 1140 3201

Subtotal 4122 Subtotal 4691 1537

TOTAL AREA 14617 TOTAL AREA 13952 13212

16808

5390

22198

4.A.2 NUMERICAL PROGRAM REPRESENTATION - EXISTING/PROPOSED
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4.B.1.1 SCHEME 1 NARRATIVE

This scheme addresses the concerns brought up during 
the programming exercise while remaining within the 
footprint of the existing building and the courtyard. 

Concept 
The driving concept of this scheme was to come up with 
the most economical scheme.  This is accomplished by 
retaining most of the building and structural systems, by 
preserving the attic space above the stage.  As a result, 
the building layout remains largely unchanged. 

Offi ce, Lounge and Entry
The current offi ce remains in the Southeast corner of 
the building, but is fully remodeled into an open offi ce.  
Newly installed windows and doors control entry into 
the building and offer views of the park and the secured 
patio. 

Restrooms
Men’s restrooms are relocated next to women’s into 
a portion of the currently occupied classroom.  This 
makes them easily accessible and visually controlled by 
the offi ce staff.

The Main Hall and Meeting Room
The main hall is expanded into the area currently 
occupied by the stage.  The attic is to remain, but the 
stage is removed throughout this location to create a 
new meeting room of 735 sq. ft.  The existing main hall, 
at 3,000 sq. ft. space, can be partitioned into two 1,500 
sq. ft. spaces using a movable door system. In addition, 
it is proposed that the main hall be connected to the 
courtyard by means of large glass doors.  

Kitchen
The kitchen in scheme 1 is omitted due to cost 
limitations.

Preschool
Preschool classrooms are to remain in the same spaces they 
are currently occupying.  The northerly wing is dedicated 
to classrooms, converting the space previously used for 
storage and maintenance, to a connective kids bathroom 
and storage.  They can be connected through an enclosed 
patio, made from “borrowed” outdoor space from the 
adjacent park and securing it for outdoor learning and 
play. The classroom adjacent to the patio will be directly 
connected to it by means of glass doors. 

The 735 sq. ft. classroom, located in the southerly wing, also 
has the opportunity for outdoor play space within the 450 
sq. ft. enclosed existing patio.

Storage
In the current building, storage is plentiful at a glance. Upon 
further examination it was determined that most of the 
actual storage area was dedicated to circulation and was 
diffi cult to access, as it was either under the stage or up in 
the attic. This scheme proposes that storage for large items, 
such as tables, instruments etc is distributed into two 350 
sq. ft. spaces, fl anking the new meeting room.

Additionally, storage for smaller items is provided for in the 
meeting rooms and classrooms themselves.  

Cost

This is the most economical of all three schemes, 
appropriating $2.7 million for hard construction cost, and 
approximately $810,000 of added contingency and owner 
soft cost, with a grand total of $3.57 million.

S C H E M E 1
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4.B.1.3 SCHEME 1 FLOOR PLAN

PROS
1. Lowest Cost
2. Secured Entry and Patio
3. Combined Restrooms

CONS
1.No kitchen is provided
2. Least amount of fl exible meeting space 
3. No new construction 
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4.B.1.1 SCHEME 2 NARRATIVE

Concept 
The organizing concept of this scheme is that it expands, 
liberates, and opens the main hall to outdoor areas to 
the east and west.  The support program is consolidated 
in the southeast corner of the building, while school 
program occupies the northern wing. 

Offi ce, Lounge and Entry
As directed by programming a new lounge / waiting area 
is provided for next to the offi ce. The lounge, along with 
the offi ce create a new secured courtyard that is easily 
accessible by the pre-school or as spill over outdoor 
activity of the main hall. This space adds approximately 
1,000 sq. ft. of enclosed space to the building. 

Restrooms
Men’s restrooms are relocated next to women’s into 
the area currently occupied by the offi ce staff in the 
support wing.  This makes them easily accessible and 
visually controlled by the offi ce staff, which is located in 
the new building in the center of the courtyard. 

The Main Hall and Meeting Rooms
The main hall is expanded into the area currently 
occupied by the stage, kitchen, and storage functions  
The attic and the stage are removed throughout this 
location to create a 5000 sq. ft. space that can be divided 
into three smaller rooms,.  In addition, it is proposed that 
the main hall be connected to the courtyards by means 
of large glass doors creating an outdoor connection to 
the newly enclosed patio and park. 

Existing outdoor patios, located in the corners of the 
building, are enclosed and converted to meeting space 
and classroom/kitchen space.  This adds approximately 

1,000 sq. ft of enclosed space to the building, thus, capitalizing 
on the building footprint, which cannot be expanded. 

Kitchen
The new catering kitchen with sinks, stove, warming oven, 
refrigerator and dishwasher is located in the area previously 
occupied by the patio.  This 300 sq. ft space allows for direct 
service to meeting rooms and one of the classrooms making 
it ideal for toddler cooking classes.  Connection could be 
further enhanced with use of pass-through windows. 

Preschool
Preschool is consolidated into two classrooms to the 
northerly wing of the building with shared storage and 
bathroom with child appropriate fi xtures in between. Similar 
to Scheme 1, secured outdoor space provides for outdoor 
learning opportunities and play. In addition, the classroom 
located in the front of the building can open onto the main 
courtyard. 

Storage
In the current building, storage is plentiful at a glance. Upon 
further examination it was determined that most of the 
actual storage area was dedicated to circulation and was 
diffi cult to access, as it was either under the stage or up 
in the attic. This scheme proposes to dedicate two storage 
areas; one between the classrooms and one adjacent to the 
meeting and restroom.  These spaces can store large items, 
such as tables, instruments.  Additionally, storage for smaller 
items is provided for in the meeting rooms and classrooms 
themselves.  

Cost
Scheme 2 appropriates $5.56 million for hard construction 
cost, and approximately $1.6 million of added contingency 
and owner soft cost, with a grand total of $7.29 million.

SCHEME 2
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4.B.2.3 SCHEME 2 FLOOR PLAN

PROS
1. New construction of 2,000 sq. ft. of added enclosed space
2. Secured Entry
3. Combined Restrooms
4. More Flexible meeting spaces
5. Seamless indoor/outdoor connections
6.  Maximizes building footprint

CONS
1.  Costed higher than Scheme 1, but provides for new building systems and 
energy effi ciency
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Schemes 1 & 2

Schemes 1 & 2 for GCH involves the distrubution of the support programs, school programs 
and meeting rooms into their own portions of the building. For these schemes, all wet utilility 
lines currently running into the building can be protected in place, however a CCTV should be 
performed to confi rm if the lines are in adequate condition. It is up to the plumbing engineer 
to rout the pipes within the building based on the proposed renovation scheme that is chosen. 

For storm water, the water should fl ow to the existing curb and gutter located in front of the 
building running along the parking lot, as shown in fi gure 19. The stormwater will fl ow north 
towards Southern Ave eventually being collected in the city’s storm drain line. The existing 
water inlet to the building will be protected in place, but water lines inside the building will 
need to be rerouted based on the plumbing engineers design and based on the building scheme. 

The site will need to be regraded to collect stromwater and to meet all LA County ADA 
acessibility requirements. Since this is a redevelopment project, Low Impact Development might 
be require because the LA County LID manual states that construction activity that results in the 
creation, addition or replacement of 5,000 sq-ft or more of impervious surface area will need to 
comply with LID. In addition to the present ADA path, the ADA accessible path of travel needs 
to be extended to the back of the building, as well as both side of the building. This will provide 
the accessible ADA path to all proposed doors to the building based on the light blue line shown.

4.B.3.1 SCHEMES 1 & 2- CIVIL SYSTEMS IMPLICATIONS
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Scheme 3 

Scheme 3 is architecturally comprised of two major elements: an L-shaped meeting/classroom
building and a rectangular double-height hall with a secured courtyard in between them. For this
scheme all wet utilility lines currently running into the building can be protected in place as
shown in fi gure 21, however a CCTV should be performed to confi rm if the lines are in adequate
condition. It is up to the plumbing engineer to rout the pipes within the building based on the
proposed renovation scheme that is chosen. 

For storm water, the water should fl ow to the existing curb and gutter located in front of the 
building running along the parking lot. The stormwater will fl ow north towards Southern Ave 
eventually being collected in the city’s storm drain line. The existing water inlet to the building 
will be protected in place, but water lines inside the building will need to be rerouted based on 
the plumbing engineers design and based on the building scheme.

The site will need to be regraded to collect stromwater and to meet all LA County ADA 
accessibility requirements. Since this is a redevelopment project, Low Impact Development 
might be require because the LA County LID manual states that construction activity that 
results in the creation, addition or replacement of 5,000 sq-ft or more of impervious surface 
area will need to comply with LID. In addition to the present ADA path, the ADA accessible path 
of travel needs to be extended to the back of the building, as well as both side of the building. 
This will provide the accessible ADA path to all proposed doors to the building based on the 
light blue line shown.

4.B.3.1 SCHEME 3- CIVIL SYSTEMS IMPLICATIONS
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Civil - Scheme 1 & 2 & 3

The existing utility lines for fi re and water should be 
adequate. However, an underground utility survey might 
be needed to confi rm. 

For sanitary sewer the main line should be adequate,  
with a possible new point of connection for all schemes, 

Storm: there is currently no storm drainage on site.  
New storm drainage will be required to fl ow the storm 
water to the existing curb and gutter.  Regrading of the 
site is required to prevent water ponding. 

Plumbing -Scheme 1 & 2 

With all the plumbing and kitchen fi xtures now located 
on the south side only,  we suggest providing one water 
heater to serve the building.  Assume a 120 gallon and 
150 MBH capacity.  Water will be generated at 140 deg 
F for kitchen use.  There will be a central thermostatic 
valve to bring the water temperature down to 120 deg 
F for the rest of the plumbing fi xtures.  An undercounter 
thermostatic mixing valve shall be provided for each lav-
atory.

Hardwired fl ush valves and wall mounted with wall car-
riers WCs and Urinal water fi xtures should be assumed.  
Lavs will be wall mounted with carriers and hardwired 
sensor faucets.  Service sink to be fl oor mounted with 
wall mounted faucet.

For schemes 1 & 2, all water piping will be new.  There 
will be a hot water recirculation so recirculation pump, 
expansion tank and aquastat for controls shall be added.  
Cold water piping will not be insulated but hot water 
piping will be insulated.  Please note that there will be 
major work to layout underground waste piping and 
slab on grade may need to be cut.

Fire Protection - Scheme 1 & 2 

There is currently no sprinkler system in the building 
and a new sprinkler system needs to be added.

Mechanical System -Scheme 1 & 2 

We would use a VRF system, 35 ton capacity, with 8 fan 
coils.  No gas required as unit will be heat recovery type.

All ductwork will be new.

Electrical System -Scheme 1 & 2 

With the re-arrangement of the rooms for Schemes 1 and 
2, it will require:
 -the removal of all existing interior panels to be 
replaced with new panels; 
 - upgrade the building to the latest technology (LED 
lighting) to comply with Title 24 (Occ sensor, dimming, day 
light harvesting, etc.); 
 -the new panels, lighting controls, etch. should be 
located in an electrical room (see attached sketch for pro-
posed location) and where most of the load may be (i.e. 
kitchen, offi ces, IT room).
• The Fire Alarm and Tele/Data/Av is also a complete 
redo.  Fire Alarm required for FCU with 2000 cfm air and 
fi re sprinkler system.

Structural System -Scheme 1 & 2 & 3

existing SCE
service/distribution

proposed location of new
electrical room/closet.

4.B.3.1 SCHEME 1& 2- BUILDING SYSTEMS IMPLICATIONS
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4.B.3.1 SCHEME 1& 2- BUILDING SYSTEMS IMPLICATIONS
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4.B.3.1 SCHEME 3 NARRATIVE

Scheme 3 provides for an entirely new multi-story fa-
cility of 16,800-21,200 sq. ft. of program. As building 
on South Gate Park property is governed by Land and 
Water Conservation Use Agreement, the new build-
ing would have to occupy the existing Girls Clubhouse 
building footprint, resulting in a two to three story 
facility. 

During the programming exercise it was determined 
that the current community programming is only limited 
by available space. Provided a larger facility, programming 
could be expanded to serve the community via new arts 
and crafts workshops, meeting rooms and a teen center. 

Concept
 This scheme is architecturally comprised of two major 
elements: an L-shaped meeting/classroom building and a 
rectangular double-height hall with a secured courtyard 
in between them. 

Meeting Rooms, Workshops
The L-shaped building will be 2 to three stories tall, de-
pending on the amount of program required. Each fl oor 
would have 4 to 5 classrooms or workshops with double 
sided orientation and views to the park and courtyard. 

The L-shaped classroom building would have a fl oor 
plate of approximately 4,300 sq. ft resulting in a 16,800 
sq. ft. building for two-stories, and a 21,200 sq. ft. building 
at three-stories.  

Circulation would line the courtyard and animate it with 
activity. Due to several stories, a new elevator would be 
required with two additional means of egress from each 
fl oor. 

Preschool
2 preschool classrooms would be located on the fi rst fl oor 
of the L-shaped building given the exiting requirements for 
this type of facility. 

Similarly to previous schemes, outdoor secured space could 
be “borrowed” from the park for outdoor learning oppor-
tunities and play. Third classroom could be located in place 
of the teen center as it could populate one of the top fl oors. 

Main Hall, Teen Center, Kitchen
The hall will be comprised of a large 5,500 sq. ft. space di-
visible to three smaller meeting rooms. Several options are 
available vis-à-vis location of the teen center. If located on 
the main level, it could provide contiguous open space to 
the main hall therefore expanding its capacity to 6,400 sq. ft. 

The hall, teen center and adjacent patios would be served 
by a new kitchen located at the intersection of these spaces. 
Alternatively, the teen center could be located on one of 
the upper levels with preschool occupying this location.  
Thus, expanding the overall program of the preschool to 
approximately 3,000 sq. ft.

Cost

Scheme 3 appropriates $11.57 million for hard construction 
cost, and approximately $3.5 million of added contingency 
and owner soft cost, with a grand total of $15.1 million (for 
a new two story building).  

Adding another fl oor appropriates $13.8 million for hard 
construction cost, and comes to a grand total of 18.1 million.  

SCHEME 3
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4.B.3.2 SCHEME 3 FLOOR PLAN

PROS
1. Brand new state-of-the-art equipment
2. Secured Entry
3. More Flexible meeting spaces
4. Seamless indoor/outdoor connections

CONS
1. Highest Cost
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5. SUSTAINABILITY 

Although this project does not have a LEED mandate, 
there are a number of opportunities that should be ex-
plored to make the new Girls Clubhouse and its re-
model reduce its impact on the environment. The work 
of our studio usually doesn’t place a premium on sus-
tainability. In other words, our buildings perform well 
environmentally as a baseline, without paying for addi-
tional bona fi de sustainability features. 

SCHEMES 1 & 2
Some of the features that could be implemented into 
the design of Schemes 1 and 2 are as follows: 

1. Storm Water. Capturing of storm water and its de-
tention or retention. The roof water could be cap-
tured, stored in underground tanks/cisterns, treated 
and used for irrigation of the park. Alternatively, the 
water could be diverted into areas that slow its re-
lease into the storm water cistern and in that way al-
leviate the load on the overall system. 

2. Roof. Portion of the roof that is affected by 
the remodel, and the new covered entry should be 
made out of a material that is light in color and re-
duces the heat island effect. The new cover would also 
shield the existing structure from additional heat gain. 

3. Water Effi ciency. Since both schemes 1 and 2 
require reconfi guration of the bathrooms, new water 
effi cient fi xtures should be used to reduce the water 
consumption. 

4. Systems. According to the evaluation of our 
engineering team, the current MEP systems are at the 
end of their life and are in dire need of replacement. 
This remodel opportunity should be used to upgrade 
and replace the systems with new energy effi cient fea-
tures. Doing so will also reduce overall energy con-
sumption. 

5. Renewable Energy. Using renewable energy 
usually does come at a premium but it also signifi -
cantly offsets the utility bills. Photo Voltaic panels are a 
common source of renewable energy while they also 
provide additional layer of shade and insulation for the 
building. Provided proper engineering, Photo Voltaic 
panels can pay for themselves in a number of years, 
making them suitable for municipal work where build-
ings remain in ownership for a long period of time.  

89



 6. Materials and Resources. Using and specify-
ing products with high recycled content, or materials 
that are sustainably harvested and have a high natural 
regeneration rate (rapidly renewable), will also reduce 
the overall impact on the environment. Materials like 
cork, linoleum, bamboo for fl ooring, cabinetry and 
wall fi nishes are perfectly suited for this use. 

7. Natural Ventilation. Using passive design 
strategies such as providing ample natural ventilation 
through means of operable windows and large doors 
can greatly offset the demand on the mechanical sys-
tems. 

8. Natural Light. Using skylights and strategi-
cally positioned doors and windows can not only 
reduce the demand on the electrical systems, saving 
you money on electricity, but is scientifi cally proven 
to improve the well-being of the building occupants. 
Balancing the amount of skylights and their shades, 
with the mechanical systems is of utmost importance. 

SCHEME 3

Given that the Scheme 3 is proposed as a new build-
ing, we would urge the City to creating a mandate 
for a ZERO-Net Energy building making it a real en-
vironmental showcase or consider a LEED Rating 
system at the very least. Some of the same features 
described in schemes 1 and 2 would be implemented 
in this scheme albeit with a greater emphasis on the 
renewable energy component of design. An over-
arching canopy / roof would serve a dual purpose of 
protecting the building from the elements while also 
providing the infrastructural support for a signifi cant 
PV installation. 

The goal for this building would be to produce more 
energy than it consumes making it a Net Plus building. 
If this option is chosen, we can provide further detail 
on the systems size and their cost implications. 

5. SUSTAINABILITY
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Statement of Probable Cost Construction Cost ACM Allow Owner Soft
Costs

Owner Construction
Continguency

Grand Total

Program $/SF Present Value Esc. 01/19 Total @15% @15%

Scheme 1 $374 $2,454,604 $245,460 $2,700,065 $60,000 $405,010 $405,010 $3,570,084

Scheme 2 $366 $5,056,920 $505,692 $5,562,612 $60,000 $834,392 $834,392 $7,291,396

Scheme 3 $567 $10,516,832 $1,051,683 $11,568,515 $60,000 $1,735,277 $1,735,277 $15,099,070

Scheme 3A $567 $12,597,076 $1,259,708 $13,856,784 $60,000 $2,078,518 $2,078,518 $18,073,819

Overall Assumptions made in the Cost Estimate
The site will be fully accessible during normal working hours.
No phasing is assumed.
Construction contract procurement method is Design Bid Build.
Prevailing wage labor rate structure.

No allowance for cost associated with deep footing system (No
geotechnical report is not available)

Allowance for cost escalation to January 2019

Permit fees and inspection costs are excluded

Moving costs are excluded

No Owner soft costs unless noted

No construction contingency unless noted

Items Affecting the Cost Estimate

Modifications to the scope of work included in this estimate.

Restrictive technical specifications or excessive contract conditions.
Any specified item of equipment, material, or product that cannot be
obtained from at least three (3) different sources.
Any other non competitive bid situations.
Bids delayed beyond the projected schedule.

This report was prepared by KPJ Consulting, its contents are Copyright ©
and may not be copied in any form without express permission. It is
assumed that correct professional confidentiality will be observed in
relation to this document.

KPJ Consulting has no control over the cost of labor and materials, the
general contractor’s or any subcontractor’s method of determining prices,
or competitive bidding and market conditions.

This opinion of the probable cost of construction is made on the basis of
the experience, qualifications, and best judgment of a professional
consultant familiar with the construction industry. However, KPJ
Consulting cannot and does not guarantee that proposals, bids, or actual
construction costs will not vary from this or subsequent cost estimates.

6. COST ESTIMATES
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Site Layout

Site Preparation and Demolition

Site clearing and grubbing 6,000 SF $3.50 $21,000
Interior minor demolition 10,495 SF $5.00 $52,475
Allow Gas/Fire/Water utilities connections, 5' pt of connect 3 EA $10,000.00 $30,000
Allow for new Sewer/Storm drainage lines and pt of connection 2 EA $20,000.00 $40,000
Canopy system 2,000 SF $80.00 $160,000
Site development, security fencing 4,691 SF $50.00 $234,550

($51 / SF) $538,025

Main Building Construction

Controls SF % Eff Core & Shell Renovation ($17 / SF)
Wood truss framing and floor deck at stage 500 SF $15.00 $7,500

Area Reframe steel columns & beams NA
Renovation area 10,495 SF Shear wall/floor/roof Excluded
Addition area NA Exterior cladding systems, painting only 24,000 SF $2.00 $48,000
Total Interior fit out 10,495 SF Exterior glazing, meet T24 req 960 SF $100.00 $96,000

Patch and repair roofing 10,495 SF $3.00 $31,485
Roof area
Existing 10,495 SF Interior Fit Out ($41 / SF)

1,230 SF Classrooms 2,634 SF $45.00 $118,530
Meeting rooms & Lounges 3,915 SF $55.00 $215,325

Gross Wall Area Offices 715 SF $45.00 $32,175
Existing 24,000 SF Restrooms 480 SF $65.00 $31,200

Storage 662 SF $25.00 $16,550
Total GWA 24,000 SF Kitchen (catering) NA
New glazing area Circulation 855 SF $25.00 $21,375
Existing glazing area 960 SF Patios 4,691 SF in Site

Section Notes & Exclusions Modify Mechanical & Electrical Systems ($59 / SF)
Full Title 24 compliance is excluded Modify plumbing systems 10,495 SF $4.00 $41,980
Structural/seismic modifications is excluded Modify HVAC and distribution systems 10,495 SF $20.00 $209,900
Full ADA compliant is excluded Modify Electrical systems 10,495 SF $30.00 $314,850
New roofing is excluded New fire Suppression systems 10,495 SF $5.00 $52,475

($118 / SF) $1,237,345

Total Construction Cost 10,495 SF 169.16$ $1,775,370
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General Conditions & Requirements 12.00% $213,044
Contractor's Bonds 1.50% $26,631
General Liability Insurance 1.00% $17,754
Contractor's OH&P 5.00% $101,640
Design Contingency 15.00% $320,166

Total Construction Cost 10,495 SF 233.88$ $2,454,604

10.00%
$245,460

Total Construction Cost incl. escalation 10,495 SF 257.27$ $2,700,065

ACM removal based SCS Engineers recommendation Aug 1996 $60,000

Escalation Compounded and Escalating rate at 5%, midpoint of Jan
2019

SCHEME 1 COST ESTIMATE
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Site Layout

Site Preparation and Demolition

Site clearing and grubbing 6,000 SF $3.50 $21,000
Interior complete demolition 9,147 SF $10.00 $91,470
Allow Gas/Fire/Water utilities connections, 5' pt of connect 3 EA $10,000.00 $30,000
Allow for new Sewer/Storm drainage lines and pt of connection 2 EA $20,000.00 $40,000
Canopy system 2,000 SF $80.00 $160,000
Site development, incl. patios 4,000 SF $35.00 $140,000

($42 / SF) $482,470

Main Building Construction

Controls SF % Eff Core & Shell Addition ($393 / SF)
CIP foundations, shallow footing 2,337 SF $12.00 $28,044

Area Steel columns, allow 3LB/SF 2,337 SF $10.00 $23,370
Renovation area 9,147 SF Floor SOG and roof structures, allow 12LB/SF 2,337 SF $65.00 $151,905
Addition area 2,337 SF Exterior cladding systems, stucco/panels 9,200 SF $45.00 $414,000
Total Interior fit out 11,484 SF Exterior cladding systems, 20% glazing 2,500 SF $100.00 $250,000

Roofing systems 2,337 SF $22.00 $51,414
Roof area Vertical transportation NA
Existing 10,495 SF

2,537 SF Core & Shell Renovation ($67 / SF)
Wood truss framing and floor deck at stage 500 SF $15.00 $7,500

Gross Wall Area Reframe steel columns & beams 9,147 SF $10.00 $91,470
Existing 16,800 SF 1.84 Shear wall/floor/roof Excluded

9,200 SF 3.94 Exterior cladding systems, painting only 16,800 SF $2.00 $33,600
Total GWA 26,000 SF Exterior glazing, meet T24 reg 2,500 SF $100.00 $250,000
New glazing area 2,500 SF 10% Roofing systems, meet T24 reg 10,495 SF $22.00 $230,890
Existing glazing area 960 SF 38% Skylight 1 SF $30,000.00 $30,000
Floor to Floor Height 15'
Interior partition 919 LF 0.08 Interior Fit Out ($49 / SF)

Classrooms 2,000 SF $45.00 $90,000
Section Notes & Exclusions Meeting rooms & Lounges 5,764 SF $55.00 $317,020
Full Title 24 compliance is excluded Offices 700 SF $45.00 $31,500
Structural/seismic modifications is excluded Restrooms 915 SF $65.00 $59,475
Full ADA compliant is excluded Storage 1,080 SF $25.00 $27,000
New roofing is excluded Kitchen (catering) 345 SF $75.00 $25,875

Circulation 680 SF $25.00 $17,000
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NewMechanical & Electrical Systems ($91 / SF)
New plumbing systems 11,484 SF $8.00 $91,872
New HVAC and distribution systems, VRF, 35ton 11,484 SF $40.00 $459,360
New Electrical systems 11,484 SF $38.00 $436,392
New fire Suppression systems 11,484 SF $5.00 $57,420

($276 / SF) $3,175,107

Total Construction Cost 11,484 SF 318.49$ $3,657,577

General Conditions & Requirements 12.00% $438,909
Contractor's Bonds 1.50% $54,864
General Liability Insurance 1.00% $36,576
Contractor's OH&P 5.00% $209,396
Design Contingency 15.00% $659,598

Total Construction Cost 11,484 SF 440.34$ $5,056,920

10.00%
$505,692

Total Construction Cost incl. escalation 11,484 SF 484.38$ $5,562,612

ACM removal based SCS Engineers recommendation Aug 1996 $60,000

Escalation Compounded and Escalating rate at 5%, midpoint of Jan
2019

SCHEME 2 COST ESTIMATE
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Site Layout

Site Preparation and Demolition

Building demolition 14,605 SF $15.00 $219,075
Site clearing and grubbing 17,233 SF $3.50 $60,316
Site development permeable paving, structures, sidewalk, plaza, canopy etc. 31,838 SF $30.00 $955,140
Landscaping 31,838 SF $10.00 $318,380
New site utilities 31,838 SF $8.00 $254,704

($108 / SF) $1,807,615

Main Building Construction

Type I Core & Shell ($209 / SF)
Controls Unit % Eff CIP foundations, shallow footing 16,808 SF $20.00 $336,160

Steel columns & bracing, allow 3LB/SF 16,808 SF $8.00 $134,464
Ist Floor encl area 12,542 SF Floor and roof structures, allow 15LB/SF 16,808 SF $40.00 $672,320
2nd Floor encl area 4,266 SF Exterior cladding systems, metal panel & soffits 22,660 SF $45.00 $1,019,700
Total encl area 16,808 SF Exterior cladding systems, glazing 9,064 SF $100.00 $906,400

Roofing systems 12,542 SF $22.00 $275,924
Circulation full value (see enc area) Vertical transportation, 3 exterior stairs, walkway and 2 stop elevators 16,808 SF $10.00 $168,080
Total covered area
GFA (Enc + 1/2 cov area) 16,808 SF Interior Fit out Construction ($45 / SF)

Classrooms 5,168 SF $45.00 $232,560
Main Hall 5,436 SF $55.00 $298,980

Roof area 12,542 SF Offices 698 SF $45.00 $31,410
Canopy area 3,000 SF Restrooms 866 SF $65.00 $56,290

Storage 1,404 SF $25.00 $35,100
Gross Wall Area 22,660 SF 1.35 Kitchen (catering) 424 SF $75.00 $31,800
Total Glazing Area 9,064 SF 40.00% Circulation 2,812 SF $25.00 $70,300
Floor to Floor Height 15' Patios 5,390 SF in Site
Interior partition 1,345 LF 0.08

NewMechanical & Electrical Systems ($91 / SF)
Plumbing systems 16,808 SF $8.00 $134,464
New HVAC and distribution systems, VRF, 35ton 16,808 SF $40.00 $672,320

Section Notes & Exclusions Electrical systems 16,808 SF $38.00 $638,704
All other fixtures, mobile furniture, workstations, office furniture, etc. are excluded Fire Suppression systems 16,808 SF $5.00 $84,040
will be part of Owner's soft costs
AV equipment and cabling is excluded
Security equipment and cabling is excluded ($345 / SF) $5,799,016

General Conditions & Requirements 12.00% $1,093,348
Contractor's Bonds 1.50% $136,668
General Liability Insurance 1.00% $91,112
Contractor's OH&P 5.00% $521,618
Design Contingency 15.00% $1,643,097

Total Construction Cost 22,206 SF 567.28$ $12,597,076

Scheme 1 & 2 10.00% $1,259,708

Total Construction Cost incl. escalation 22,206 SF 624.01$ $13,856,784

ACM removal based SCS Engineers recommendation Aug 1996 $60,000

Escalation Compounded and Escalating rate at 5%, midpoint of Jan 2019

SCHEME 3 COST ESTIMATE
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7. A.  AERIAL  VIEW
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Section 6(f)(3) Boundary Map
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Sports Center
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Girls Clubhouse

Senior Center

Golf Course

North Playground
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7. B. SITE PLAN
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view of east wall

7.C PHOTOGRAPHY- EXTERIOR

panaromic view from the entrance

view of south patio and wall

view from front patio
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7.D. FLOOR PLAN
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7.E SITE SURVEY
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7.F. PHOTOGRAPHY

panaromic view of main hall

panaromic view from stage to fi replace

panaromic view of kitchen

panaromic view of staff offi ce

panaromic view of classroom
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY7.G. HAZARDOUS MATERIAL BUILDING SURVEY7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G. HAZARDOUS MATERIAL BUILDING SURVEY7.G. HAZARDOUS MATERIAL BUILDING SURVEY7.G. HAZARDOUS MATERIAL BUILDING SURVEY
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7.G HAZARDOUS MATERIAL BUILDING  SURVEY
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7.H LAND USE AGREEMENT
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7.H. LAND USE AGREEMENT
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7.H LAND USE AGREEMENT
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7.H. LAND USE AGREEMENT

128



7.H LAND USE AGREEMENT
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7.H. LAND USE AGREEMENT
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7.H LAND USE AGREEMENT
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7.H. LAND USE AGREEMENT
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7.J SOILS REPORT
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7.J SOILS REPORT

134
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7.J SOILS REPORT

168



7.J SOILS REPORT

169



7.J SOILS REPORT

170



7.J SOILS REPORT

171
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7.J SOILS REPORT
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7.J SOILS REPORT
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7.J SOILS REPORT
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7.J SOILS REPORT

177



7.J SOILS REPORT
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7.I. SOILS REPORT
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7.J SOILS REPORT
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7.I. SOILS REPORT
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7.J SOILS REPORT
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7.I. SOILS REPORT
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7.J SOILS REPORT
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7.I. SOILS REPORT
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7.J SOILS REPORT
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7.J. SOILS REPORT
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7.J SOILS REPORT
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7.K UTILITY PLAN
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7.L IRRIGATION PLAN
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7.M. GRADING PLAN
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7.M GRADING PLAN
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7.N 1957 PLAN
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7.N 1957 PLAN
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7.N 1957 PLAN
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7.P 1996 REMODEL PLAN
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7.P 1996 REMODEL PLAN
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7.P 1996 REMODEL PLAN
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