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Introduction – This document provides more detail on code and building conditions 
issues that were discussed during the course of the Greenacres Feasibility Study.  
While much of this information is based on research and reference standards in the 
design and construction industry some is also based on the judgement of licensed 
design professionals with extensive experience in educational facilities design in the 
region.   
 

Building Code Review –  
 
Existing Buildings are often evaluated in relation to both the codes and practices that 
were in place at the time of their construction as well as the current codes.  It is 
important to note that the requirement for older buildings, in most cases, is that it must 
meet the codes that were in place at the time of construction.  However many 
occupants and stakeholders expect that school buildings will meet today’s codes and 
standards and so this type of evaluation is also provided in this report.  This is 
especially relevant when comparing the renovation or re-use of an older structure with a 
possible new building.  It is also important to evaluate if a substantial renovation is 
anticipated as any renovation that has a “work area” that exceeds 50% of the building 
(Level 3 Alterations as defined by the NYS Code) will trigger upgrades to meet most of 
the current code as if you were constructing a new building.  What follows below is the 
evaluation of the Greenacres building using today’s building codes.  This evaluation 
applies to the portions of the building that were constructed in 1916 up through 1957 as 
the 1990 and 2000 portions of the building seem to comply with all current codes.  
These older portions of the building comprise 90% of the overall square footage of the 
building. 
 
Occupancy – Educational Group E 
 
Construction Classification – Type IIIB construction which requires fire rated exterior 
walls and all other construction, floors and roof construction can be of combustible 
construction. 
 
Height and Fire Area – Buildings of the Occupancy Group and Construction 
Classification of the Greenacres Building have allowable fire areas of approximately 
21,750 gross square feet.  The fire area of the existing building is approximately 39,570 
gross square feet or nearly double the allowable amount.  The height is also limited to 
two stories which is compliant while there are three occupied levels no portion of the 
building has all three levels. 
 
Fire Separations – A single building can have multiple fire areas if provided with fire 
walls between segments of the building.  It appears that this was properly done with the 
1990 and 2000 additions but there are no separations between the older segments of 
the building.   Again these were not required at the time of construction but would be 
required today.  These would be difficult and costly to insert at this point as it requires 
not only new fire rated walls and doors but also independent structural systems on both 
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sides of the separation.  This would essentially involve selective demolition of areas 
where separations would need to be inserted and then reconstruction of the building 
from foundation through roof on both sides of the new fire wall. 
 
Exiting and Egress – The occupied portions of 
the building have adequate exiting from an overall 
capacity viewpoint.  There are however a few 
concerns about the exit access and pathways.  
Many classroom doors swing out into the exit 
corridor and restrict the width of the corridor in the 
open position (see photo).  This is not allowable 
and can clearly create some difficulties in the event 
of an emergency. 
 
Similarly the stairwells that serve the second floor 
of the 1929 addition are not enclosed at the main 
level with fire or smoke doors and do not discharge 
directly to the exterior.  This also would not be 
allowed by current codes. 
 
Fire Protection Systems – The building does 
have an older standpipe system which can aid 
firefighting by providing hose connection points in 
the building.  The building is not equipped with a 
fire sprinkler system which was not required at the 
time the building was constructed.  It is important to note however that if one were 
provided it would increase the allowable fire area so that the building would then be in 
compliance and would not require any fire separations.  Fire sprinkler systems not only 
preserve property in the event of fire but also reportedly prolong the time available for 
exiting the building which would be helpful for this building given the exiting and egress 
issues discussed earlier. 
 
Plumbing Fixture Count – The building is required by NYS Code and SED guidelines 
to have a minimum of 9 water closets and lavatories per sex as well as toilet rooms for 
students of each sex and staff on each occupied level.  While the main level has a 
plethora of single user toilet rooms, many are not available to the general student 
population.  The lower and upper floors have no toilet rooms for staff or students.   
There is only one pair of student toilet rooms accessible from the corridor in the entire 
building with a total of 4 water closets and 3 urinals.  The overall quantity of fixtures on 
the main level (22 WC’s) is slightly above the minimum required (18 WC’s) for the 
overall population but the access and location makes this a difficult and unacceptable 
situation especially for young children.  
 
Ventilation Rates – The provision of fresh air and its exhaust is critical to provide a 
healthy indoor environment.  The existing systems do provide some level of fresh air to 
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most areas but the amount is not based on current codes.  These standards have 
increased over the years from 10 cfm per person (1950’s) to 15 cfm per person (1989).  
The school population has increased expectations for indoor air quality especially at the 
younger grade levels as issues related to “sick-building syndrome” become better 
known. 
 
Energy Code – Due the age of the building very little of the structure meets the 
requirements of the current energy code.  The exterior walls are bearing masonry and 
appear to have no insulation.  There is evidence in the attic of some insulation at the 
ceiling plane in the building but there are many penetrations to it for wiring, ductwork 
and piping.  There is no insulation at the roof line.  The replacement windows that were 
installed in approximately 1991 have insulated glass and some of the replacement 
exterior doors also appear to be insulated. 
 
Accessibility – The building does have an elevator which was added in 2000.  There 
are however many other issues of non-compliance with the Americans with Disabilities 
Act Guidelines that are now incorporated into the building code.  The key issues include 
the lack of accessible toilet facilities on each occupied level of the building, lack of 
adequate clearances for access to doors for individuals in wheelchairs in many areas, 
lack of compliant signage, lack of appropriate height counters and casework and non-
compliant stairs and handrails.  Again, due to the age of the facility there is no 
requirement to complete renovations to remedy all non-compliant items but if a 
renovation occurs many of these issues will need to be addressed.  While the ADA of 
1990 was later mostly incorporated into building codes as the ADA Guidelines it still 
remains civil rights legislation and can be the subject of litigation when individuals feel 
that the level of non-compliance is discriminatory. 
 
 

Building Conditions Survey –  
 
The condition of the building systems was evaluated by a team of architects, engineers 
and roof specialists as part of this study.  The report of the Mechanical, Electrical and 
Plumbing Engineers is included at the end of this Appendix.  The review is limited to a 
visual inspection and does not involve testing or demolition to inspect underlying 
conditions.  This level of review is consistent with State requirements for building 
conditions surveys that are required to be completed every five years for all school 
buildings. 
 
Foundations – The building has concrete foundations which appear to be in good 
condition.   
 
Water Infiltration – There are several areas of concern with regard to water infiltration 
from the roof drainage, surface runoff and or high water table.  Several of these areas 
are adjacent to window wells which originally provided daylight and or ventilation.  
These window wells have now been covered, some as recently as six months ago 
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(early 2015) which is after the initial survey work was done for this study.  While the 
interior damage caused by these leaks has not been corrected, there does not appear 
to be additional infiltration at these locations (see photos below). 
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While these two locations appear to be improved there is still moisture and water 
coming from the courtyard which manifests itself in the stairwell that serves the lower 
level.  A number of attempts to remedy this have not been successful and as a result 
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the most likely source of this is failed waterproofing and a high water table (see photo 
below). 

 
 
This also is causing the stair structure itself to rust as well as contributing to periodic 
high moisture levels in student occupied spaces on the lower level.  These rooms are 
served by portable dehumidifiers to keep the humidity manageable and to prevent other 
moisture related issues (odor and mold).  There are other signs of water and moisture 
damage on the lowest level of the building including rust on metal door frames and 
water stains (see photo below). 
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Structure – The building has masonry bearing walls, a combination of steel and 
concrete and wood floor construction and wood framed roof and ceilings.  There are no 
visible signs of deterioration but many areas are not accessible for visible inspection.  It 
is reasonable to expect that the building does not have wind or seismic bracing that 
would be required today. 
 
Roof – The building has a slate roof with copper flashings, gutters and downspouts.  
The roof has been very well maintained which has significantly extended its useful life.  
Annual repair costs to extend the life of this roof another 20 years are estimated to be 
$10,000 - $15,000.  The roof will need replacement at that time or sooner if changes to 
the roofline are anticipated.  The visual appearance is not ideal and it does show the 
many years of repairs to keep the roof watertight (see photos below). 
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Masonry – The exterior masonry has also been extremely well maintained by a sensible 
program of routine re-pointing. 
 
Windows – Most of the older windows were replaced in 1991 with an aluminum prime 
replacement window.  They are in acceptable condition but will need to be replaced as 
they exceed their expected useful life (+/-2022). 
 
Insulation – The only visible insulation is blown in cellulose in the ceiling plane (see 
photo below).  If the attic is used for ductwork or piping in a future renovation the 
insulation envelope will need to be moved up to the roof plane and upgraded to meet 
current standards. 
 

 
 
Interior Doors – Most interior doors appear to be of original vintage and are not fire 
rated and have wire glass glazing.  These need to be replaced to both have a fire rating 
and to have impact resistant rated glazing. 
 
Floor and Wall Finishes – These have been maintained in good condition but have 
relatively short expected useful lives.  They are showing signs of wear and will need to 
be updated in the next few years. 
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Built in Casework – The condition and configuration of interior built – in casework 
ranges widely with most in poor condition (see attached photo).  In addition to the 
functional and appearance issues some of the built in work needs to be changed to be 
accessible. 
 

 
 
Instructional Surfaces – chalkboards, tackboards – Many of these also appear to be 
original and are mostly covered with paper.  As instructional methods continue to evolve 
they will need to be replaced with either whiteboards, crystal boards, flat screen 
monitors or other emerging instructional technologies. 
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Ceilings – While they are in generally good condition, there are in many areas two 
ceilings (see attached photo).  The next renovation should add a fire barrier below the 
wood construction and eliminate older concealed ceiling construction. 
 

 
 
While the overall appearance of the Greenacres building is good and it is an 
exceptionally well maintained facility there are major issues that do need to be 
addressed.  As the building approaches its 100 year anniversary in 2016, this is the 
ideal time to plot a future course for the facility.  An important consideration should be 
what portion of renovation makes sense given the overall age of the structure?  The 
cumulative effect of the systems that need replacement and the related work impacted 
by those required replacements need careful consideration. 
 
Part of the analysis of this study includes reviewing the expected useful life of systems 
and materials to attempt to arrive at an estimate of the remaining useful life of the 
building.  On the following page is a summary of the key systems and the remaining 
useful life.   
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On average these systems are 31 years past the end of their expected useful life.  
There are two messages here: 

 The building has been well maintained by the District and this represents a 
significant extension of its life and 

 Even well maintained buildings don’t typically last forever and 31 additional 
years is stretching many systems and materials. 

 
These conditions and code factors need to carefully evaluated in the context of the 
educational adequacy issues to determine if it is best to renovate or replace the 
Greenacres school. 
 

Building Element or 
System 

Year of 
Installation**

Expected 
Useful Life* 

Years 
Remaining ‐ 

2016  Current Condition 

Brick & Masonry Walls  1923 75 ‐18 Good 

Wood Roof Structure  1923 40 ‐53 Acceptable 

Concrete Foundations  1923 75 ‐18 Acceptable 

Waterproofing  1923 50 ‐43 Poor 

Exterior Windows  1992 30 6 Acceptable 

Exterior Doors  1998 40 22 Good 

Interior Doors  1923 30 ‐63 Acceptable 

Built‐in Casework  1923 25 ‐68 Poor 

Vinyl Flooring  1998 20 2 Good 

Suspended Ceilings  1998 20 2 Good 

Plaster Wall Finishes  1923 35 ‐58 Acceptable 

Slate Roof  1923 40 ‐53 Acceptable 

Boilers  1990 35 9 Acceptable 

Unit Ventilators  1950 30 ‐36 Poor 

Heating Piping  1923 35 ‐58 Acceptable 

Sanitary Piping  1923 40 ‐53 Poor 

Water Supply Piping  1923 50 ‐43 Acceptable 

Electrical Distribution  1945 40 ‐31 Poor 

Average number of years past expected useful life for 
items listed above ‐31

*Data from Life Cycle Costing for Facilities,  Dell'Isola & Kirk, c. 2003, Fannie Mae Estimated Useful 
Life Tables, ASHRAE Service Life Estimates 

**weighted age based on area and date of older portions of the building, other dates based on 
renovation projects and documents provided by District. 
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