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The purpose of the Property Condition Report (PCR) is to assist the City in better understanding the 

condition of the buildings and provide a professional evaluation of the capital expenses that will likely be 

required to properly maintain the facilities as usable assets in the short and long term or provided other 

options of best use.  The PCR’s and important information will consider the costs and needs of immediate 

repairs and replacement.  Respectively we will assist the City in developing realistic budgets for immediate 

needed repairs or replacement of important building systems, and proper operating budgets to forecast long 

term maintenance costs to keep the buildings operating.  Where in the opinion of our review the building and 

facilities have reached their serviceable life, the PCR will provide concept information and cost for optional 

use and facilities. 

  

Due to the various types of facilities, structures, and systems being evaluated, QCI has assembled a Team of 

diverse consultants that bring knowledge in areas of building envelopes, structural systems, HVAC, electrical, 

plumbing and interior finishes.  The following provides a brief introduction to the QCI Team.  

 

Team Overview:  

 

Quality Control Inspection, Inc. (QCI): QCI is a licensed engineering firm in the State of Ohio with over 

30 years’ experience providing construction management, construction engineering, construction inspection 

and owners representation services on local public and private improvements.  Having provided contract 

administration and inspection on the construction of hundreds of millions of dollars worth of construction 

activity, QCI will bring over thirty years of vertical construction experience to provide value on the 

conditional assessments of the three structures for the City of Seven Hills.  Our Corporate Headquarters is 

located at 40 Tarbell Avenue, Bedford, Ohio 44146. 

  

Marous Brothers Construction (MBC): MBC is a local family business founded by Scott and Adelbert 

(“Chip”) Marous in 1980 to provide remodeling and carpentry services on smaller residential and commercial 

structures.  Over the past four decades MBC has continuously grown with every successful project, building 

their reputation as a quality construction company.   Today they offer an impressive array of construction 

services that includes, but is not limited to: Design/Build; Site Work; Carpentry and Interior 

Finishes; Construction Manager, and; Special Projects Group 

  

For the Seven Hills Building Assessment Condition Report, QCI has included the services of MBC’s Special 

Projects Group.  The Special Projects Group targets small to midrange budget projects with a highly qualified 

group of problem-solving detailed oriented building professionals.   Marous Brothers offices are located at 

1702 Joseph Lloyd Parkway, Willoughby, OH 44094. 
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Sixmo Inc. (Sixmo): Sixmo formed in 2012 and was incorporated in 2013 by Patrick E. Thornton, an 

Architect with more than 20 years of experience in the construction industry, and Jared S. Perry, a driven 

structural engineer with extensive experience in project management and design. Mr. Thornton is widely 

recognized for his friendly and attentive project management services for municipal agencies and commercial 

clients all around the region. Mr. Perry is a fixture in the Northeast Ohio engineering world through reliable  
 

Objectives: 

The objective of this current undertaking is to review the existing conditions and offer recommendations for 

improvements to the building.  The focus of the review falls into the following general concerns: 

• Weathertightness 

• Structural stability 

• Miscellaneous maintenance issues 

• Incidental electrical, plumbing, and mechanical issues 
 

Approach: 

This report is the culmination of a process of evaluation involving a series of steps undertaken by the Sixmo 

team in coordination with the City of Seven Hills. 

Step 1 – Kick-off: The project team and the City representatives held a kick-off conference to discuss 

objectives, schedule, and deliverables 

Step 2 – Discovery Questionnaire: Sixmo issued a document to the City representatives requesting 

written descriptions of the issues at the Recreation Center.  This document was completed by the 

City and returned, describing some of the conditions that need to be addressed, any past attempts to 

correct the issues, and the staff’s opinion regarding the priority of each issue. 

Step 3 – Document Review: The Sixmo team reviewed the existing construction documents and the 

Osborn Engineering Recreation Center Analysis to become familiar with some of the history of the 

property and the conditions in question. 

Step 4 – Site Visit: The Sixmo team executed a hosted visit to the property to review the conditions in 

question and discuss those conditions with City staff. 

Step 5 – Analysis of Findings: The team developed a summary of each critical condition and applied 

proposed corrective measures to each issue.  That data is captured within this document. 

Step 6 – Review of Findings with the City: The team reviewed the findings with the City. The resultant 

commentary was considered in the final draft of this document. 

Step 7 – Development of Preliminary Opinion of Future Costs: The team applied BUDGETARY cost  
 

The following represents the views and opinions of the QCI Team based on our review and observations of 

each building in their present condition. Where the existing building envelope, structural systems, HVAC, 

electrical, plumbing and interior finishes is considered repairable and/or can be maintained in an acceptable 

state for its intended use, the reports references repair and maintenance recommendations.  Where it has 

been determined that the major building components are beyond their serviceable life or the approximate 

cost of repair will be near, equal to or greater than a new facility the report provides optional use, and 

estimates of probable costs. 
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Executive Summary: 

 

At the request of the City of Seven Hills, our Team visited each site, documented observed conditions and 

developed a property condition reports (PCR) for the three separate facilities. The Executive Summary 

provides a brief review of the findings, recommendations and costs to assist the City in planning for their 

path forward.  The details of these observations and recommendations are provided further in the PCR.  

 

We have provided reports on the following three facilities:  

1. Community Recreation Facility located on Summitview Drive 

2. Service Facility located at on Summitview Drive 

3. Calvin Park Vacant Recreation Facility located on Mapleview Drive 

 

Community Recreation Facility: The City’s current functioning recreation facility located at 7777 

Summitview Drive has been in operation for close to 20 years. Not unlike many facilities of this age, there are 

issues currently impacting the performance, maintenance and safety of the facility.  Some issues are original to 

the design and/or construction, and others are related to the age and normal use of the facility. Our team 

feels that if the improvements identified within the Building Condition Report are implemented, the building 

will remain an asset for the City and the residents will continue to benefit from its use well into the future. 

The PCR identified the following areas of concern that should be addressed to extend the usable life of the 

facility. 

 

Mechanical/Electrical Deficiencies: Facilities with pools and spas have areas that need to be designed and 

equipped to withstand a corrosive environment. Typical areas of concern are the Pool and Spa Pump Rooms 

and the larger Natatorium.  Many of the materials including electrical devices, unistrut, conduit, fasteners, 

hangers and HVAC ductwork utilized in the original construction of this facility were galvanized materials 

which are not as corrosive resistant as stainless steel or epoxy coated material.  Although these items lasted 

close to twenty years, they are at the end of their useful life. Our team has identified the items that need 

replaced and made recommendations for higher grade materials that will greatly extend their usable life. 

 

Recommendations of other important equipment that has reached the end of its usable life include, but are 

not limited to: 

 

• The pools sand filter system has reached the end of it serviceable/useful life and should be replaced.  

• Improperly modified and located Barometric Damper needs to be replaced and relocated in accordance 

with previous Osborn Engineering study to aid in reducing corrosive environment in Spa Pump Room. 

 

Weathertight Deficiencies: The PCR has identified multiple design issues with the flows of water and ice from 

the roof during storm events.  This is generating opportunities for moisture intrusion.  These deficiencies are 

causing damage to the gutters and ice flow devices, allowing water to flow down the structure and creating 

damage. Redesign of the gutter system, improved ice dams, and proper drainage of the roof will aid in the 

elimination of roof leaks, water intrusion and improve the overall life of the building. 
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Structural: The facility evidences various cracks and openings that are associated with typical settlement for a 

building this age.  Properly maintaining interior cracked CMU, plasters/openings, replacement of bent and 

twisted window frames and proper maintenance with paintable calk will protect the building from being 

damaged by these issues.  

 

Flatwork and Sidewalks: The sidewalks around the outside of the facility evidence movement typically 

associated with movement or settling of soils over time.  Many of these should be addressed because they are 

considered safety hazards for the staff and residents utilizing the facility.  

 

Cracks in the Track: There is cracking of the suspended running track at various points caused by the settling 

of the facility over the past 20 years.  There are short- and long-term cures for this condition that will help in 

eliminating it as a reoccurring problem.  The PCR provides solutions to these problems. 
 

A reasonable estimated preliminary budget of $241,000 was developed based on the needed repairs. It is the 

teams opinion that theses repairs can effectively bring the facility up to date.  QCI and SIXMO would work 

with the City to establish their availability of funds and prioritize these repairs into a schedule that could span 

several years.  This will allow the City to eliminate many of the above outlined issues and preserve the 

Community Recreation Facility for the next generation of resident’s enjoyment.      
 

Service Facility: The initial on-site investigation of the service facility confirmed that the 63-year-old 

structure is deficient in too many critical areas.  The overall poor condition of the existing facilities leads to a 

recommendation to demolish the existing facilities and build a new complex. 
 

A brief overview of deficiencies that would prove prohibitive to the refurbishment of the current facility 

include but are not limited to: 
 

• The open-air vehicle storage structure does not have the structural capability to allow the installation of a 

building envelope for enclosure of the space. 

• The current structural support system if enclosed would not produce enough usable space due to internal 

support structures 

• Current service bays are antiquated 

• Costly expansion would be required to accommodate men/woman lavatory facilities  

• Current interior space not flexible or not conductive to interior modifications 

• Current MEP and HVAC systems outdated and would need to be replaced to meet current building 

codes 

• Salt storage facility is in need of repair and undersized 
 

The consensus of the team is that there is no long-term benefit gained from investment of additional funds in 

the existing service facility.  Therefore, Marous Brothers concentrated their efforts on the programing of a 

new facility to address the concerns of the City’s maintenance staff, development of conceptual plans and 

project costs for the City to consider for new facilities.  Details of their recommendations are included in the 

Property Condition Report that follows. The total conceptual budget for a new 23,435 Gross Square footage 

services facility was established at $7,893,402.   
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Calvin Park Vacant Building: The original facility was constructed in 1953.  The visual inspection of the 

facility revealed that the structure was in poor condition.  Cracks in exterior walls, excessive mold inside the 

building, leaking roof, heaved wood floors due to un-conditioned space and unreliable mechanical and 

electrical systems.  Additionally, the size of the building is not enough for the current needs of the community 

and the parking lot would require resurfacing.   All the above would make this facility more expensive to 

refurbish than the cost of new construction.  New construction would allow for the design of an appropriate 

facility that can meet the growing needs of the community. 

 

Therefore, Marous Brothers Construction concentrated their work effort on developing the conceptual costs 

of a demolition and repurposing the space.  The recommendations allow for stepped or phased stages starting 

with a cost of $658,085 for the demolition of the old facility and creation of new park space.  At the 

appropriate time the City could consider construction of a new pre-engineered metal building for an 

additional estimated cost of $2,530,317.    

 

Details and breakdowns of hard and soft costs are in the Building Condition Assessment Reports.  

After the City’s review of the following Proper Condition Report, QCI, SIXMO and the Marous Brothers 

Construction Company are available to review our findings and associated estimated costs.  The goal being to 

assist the City in developing a plan that best meets your budgets. 
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The following is Sixmo’s Property Condition Review of the Community Recreation Facility: 

 

Main Pool Filter Replacement 

 

The main pool is currently equipped with the three sand filters that were a part of the original construction.  

These units have reportedly undergone heavy maintenance in the past.  These units are fast approaching the 

end of their serviceable life. 

 

Our recommendation is to remove the three existing units and replace those with new filters as sized based 

on the current Ohio Department of Health Pool Rules. Filter sizes are essentially determined by calculating 

the flow rate required for the body of water. The number of filters is dependent upon the total filter area 

required and type of filter media. In our experience, sand filters provide the most cost-effective filtration for 

this type of application. There are multiple reliable manufacturers to choose from. 

 

The process of removal of the existing and the installation of new filters will likely require the rework of the 

existing filtration system piping in the pump room.  The supply and return lines from the existing filters are 

located between those filters and the rooms access door. Any new equipment, devices, hangers, and materials 

should be specified for the corrosive environment of the pump room.     

 

 

 

 

 

 

 

 

Existing Sand Filters 

 

Main Pool Pump Room Corrosion 

 

The environment in the main pool pump room has led to severe corrosion of nearly all unprotected exposed 

metal components, including electrical devices, unistrut, conduit, fasteners, hangers, and ductwork. A new 

HVAC unit was recently installed to provide appropriate ventilation in the room.  This appears to be as 

recommended in the Osborn Report. 

 

Within this room, we recommend replacing all ductwork and hangers with materials that are suited for the 

environment.  Electrical Unistrut, conduit and devices are all very much damaged and in need of 

replacements – it is also assumed that the conductors within these unsealed existing systems are likely 
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compromised. We recommend replacement with code compliant sealed devised and pathways. 

This is a corrosive environment, and all equipment and devices that are in need of replacement or that are 

new to the space should be specified appropriately. 

 

 

 

 

 

 

 

 

 

 

Corroded pathways in main pool pump room 

Spa Pump Room Corrosion 
 

The environment in the spa pump room has led to severe corrosion of nearly all unprotected exposed metal 

components, including electrical devices, unistrut, conduit, fasteners, hangers, and ductwork. The outside air 

dampers that were originally designed for this room have been altered from barometric control to a 

permanent open condition. 
 

We recommend replacement of the help open barometric damper / louver with the system recommended in 

the Osborn report which includes a continuous fan and ductwork that draws from the floor level, rather than 

the existing simple opening in the wall.  

 

 

 

 

 

 

 

 

 

Open air grille in Spa Pump room 

 



Within this room, we recommend replacing all ductwork and hangers with materials that are suited for the 

environment.  Electrical, unistrut, conduit and devices are all very much damaged and in need of 

replacements – it is also assumed that the conductors within these unsealed existing systems are likely 

compromised. We recommend replacement with code compliant sealed devised and pathways. Additionally, 

equipment installed should be of a corrosive resistant material. 

 

 

 

 

 

 

 

 

 

 

Corroded ductwork in Spa Pump Room 

 

Waterslide Over-splash into Pump Pit 

 

The waterslide pump equipment is located directly beneath the waterslide entry platform. The pump pit is 

covered with open grating. When the waterslide supply flow is blocked or diverted by an entering bather 

water is diverted back toward the platform and over the edges of the first flume. This water falls directly into 

the pump pit onto the equipment in that pit, periodically flooding the pit and completely submerging the 

equipment in that pit. The staff has rigged a temporary fix by covering portions of the grating with a tarp. 

 

After observing a demonstration of the over splash condition, it appears that a simple design solution 

controlling the unintentional diversion of water at the platform level would improve the condition.  The 

location and design of the pump pit will not allow for a complete dry condition, but the volume of water can 

be controlled better. Pump pits are routinely designed in similar configurations with open grating in areas 

where some pool or rainwater can enter, although the flooding of the pit is generally not an ideal condition. 

 

When the flow of the supply water is blocked by a bather, the water runs over the top edge of the flume on 

the left and right and, in turn, falls down toward the pit below.  Water is also diverted back toward the 

platform, some of which is captured at the edge of the flume entry in a gutter system (this was the more 

consistent condition based on our observation of the demonstration, which used a small child as a bather – 

we assume the larger the bather the more significant the redirection of water).  This tiny gutter system keeps 

 



water from flowing onto the platform but is not effectively designed to direct that water anywhere. As such 

the water eventually seeks to find its level over the ends of the platform and falls into the pit.  Both 

conditions could be easily addressed: The entry flume can be equipped with fiberglass side shields that raise 

the vertical dimension in an effort to keep that water in the flume, and the gutter system water can be 

collected beneath the platform and directed either back to the pool or to the deck drainage system (in any 

case, away from the pump pit below). 

 

Stormwater Gutter Damage 

 

The existing gutter system is not operating effectively, contributing to water intrusion, large ice buildups and 

continual maintenance.  The gutters have been damaged by ice floe and most do not appear to be sloped to 

provide proper drainage. 

 

Our recommendation is a replacement of the entire gutter system.  The new gutters should be designed to 

account for some sliding ice floe in addition to being properly sized for the appropriate stormwater flow.  

Gutter and downspout sizes should be designed for storm events based on Ohio Building Code standards. 

The system should be carefully designed to distribute the flow of water, snow, and ice so that the 

weathertightness of the building is maintained and so that the building components are not damaged. 

 

The flow from upper roofs to lower roofs should be carefully directed to keep water away from adjacent 

vertical wall surfaces (this also will contribute to the correction of many of the leaks the building is 

experiencing).  Where large flows are anticipated within the channels formed by the standing seams of the 

roof system water should be directed to reduce volume via those channels. Where channels with large flow 

deposit to a gutter, the gutter system design should be adjusted to accept such flow. 

 

To provide some protection for the new gutter system, we recommend the installation of snow rails at the 

eaves.  Snow rails provide protection from large ice and snow floe within the channels of the standing seam 

metal roof system.  While the existing glue and screw down type snow guards do serve to slow the movement 

of large floes, a more rigid snow rail placed in close proximity to the gutters will engage a floe and stop it 

from sliding down and damaging the gutter system.  The glue and screw down style snow guards are more 

likely to pop off (in fact, when a screw down snow guard pops off a path for moisture to enter the building is 

created). 

 

Where water, snow, and ice are likely to accumulate based on the storm drainage design, flashing and sealant 

replacement (or in some cases installation) should be planned as a part of the work.  This includes a study not 

only of water flows, but of area that are likely to accumulate drifted snow. A structural engineer can calculate 

the height of a likely drift.  Any penetrations, changes in material, or other potential pathway into the wall 

system should be appropriately addressed. 

 

An example of an area that is in need of better stormwater control is the south face of the entry vestibule 

above the adjacent roof.  At this location there is a large flow of water adjacent to the wall, at which there is 

 



also a chance of material (the “horizontal” roof system meets the vertical wall).  The eyebrow roof drains to a 

gutter above, which deposits its yield via a downspout to the standing seam channel nearest the wall.  This 

channel must accommodate its natural design flow plus half the total flow from the eyebrow above.  This is 

complicated further by oversplash from the gutters of the main curved roof when that gutter system is 

overwhelmed.  All of that flow travels down one standing seam channel to a gutter on the lower roof. While 

there is a diverter shield installed as an attempt to reduce the flows oversplash to the ground (which is 

adjacent to the main entry), it is wholly insufficient to manage the volume of water.  Water backs up, splashes, 

and is introduced to the horizontal joint.  As ice backs up in colder weather, and snow drift occurs (likely at 

the same time) that horizontal joint effectively becomes submerged in the exact substances we are trying to 

keep out of the wall system. That joint needs to be carefully addressed, and its performance can be improved 

by reducing the flow in its vicinity.  It is no coincidence, in our opinion, that there has been a consistent leak 

issue inside the building at this position. 

       Gutter conditions 

 

Roof Leaks 

 

Several locations within the building are suffering from roof leaks. The entire natatorium roof was recently 

replaced and currently does not leak.  The balance of the building – under the original roof system – is 

peppered with leaks of various significance. Most of the leaks appear to be at or near changes in roof 

configuration or where roof meets wall. 

 

As described above, the roof drainage system must be carefully studied and redesigned to accommodate the 

actual flow of water during storm events. In addition, any potential pathway for water to enter the building 

 



must be addressed with care. This is especially important where differing materials meet, or where standing 

seam roof changes direction.  One example of where roofing materials change direction is where the curved 

barrel roof over the entry way meets the curve of the main roof bow. There are leaks at the track level at both 

of these intersections that has damaged the Tectum panels in both locations. While the underside of the 

panels can be painted to conceal the staining, there is no sense in undertaking the cosmetic repair without 

first addressing the source of the continued damage. The complicated compound curve formed by the 

junction of the two bowed roofs makes using a flat material a challenge. The creation of an open valley 

flashed condition would give water at these joints a path to travel to a point where we could design a system 

to manage the resulting volume of water.  This design would be tied into the gutter design addressed in the 

prior section. 

As with the prior section, a comprehensive flash and seal program for the building will contribute to the 

correction of moisture entering the wall system and the building itself. 

 

 

 

 

 

 

 

 

 

Complex roof configurations 

Interior CMU Cracks - Pilasters: 

 

There are pronounced cracks at vertical pilasters on the west side of the second floor running track above the 

gymnasium. Many of these cracks have related separation at exterior control joints. 

 

This is most likely due to movement of the load bearing masonry wall system in the gymnasium area. The 

subsurface soil conditions are most likely moving very slightly. The size and locations of the cracks are typical 

of what would be expected after 20 years of very subtle movement.  The conditions are not an immediate 

hazard to the building, but should be addressed nonetheless.   

Our recommendation is caulk the interior cracks with a paintable sealant.  On the exterior, the control joints 

where the movement is being managed should also be re-caulked to ensure the wall systems moisture 

resistance is maintained. Those measures should take care of short-term issues.  In the long term, we 

 



recommend establishing a crack monitoring program, during which the movement can be monitored for 

trends and progression. A structural engineer can be commissioned to document baseline conditions, 

establish means of measurement (normally some subtle devices on the wall) and also to undertake periodic 

measurements. 

   Interior and Exterior pilaster conditions 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Interior CMU Cracks – Openings: 

 

The are several visible cracks forming at and near second floor windows. 

 

These cracks are similar in nature to the pilaster cracks described above. A similar treatment is recommended.  

The window opening movement has, however, warped the interior sills at the track level.  These sills should 

be replaced in addition to the crack repair and monitoring.  

 

 

 Cracks at second floor windows 

Exterior Flatwork / Sidewalk Repairs  

  

There are many areas of exterior flatwork (“sidewalk”) in the areas adjacent to the building that are in need of 

correction or attention. Flatwork that is not adjacent to the building, such as the sidewalk along the access 

drive retaining wall or walks connecting across the road to the City Hall building was not reviewed as a part 

of this process.   

 

Conditions that were observed and noted include minor cracks, significant panel cracks, and potential trip 

hazards. While minor cracks may not need immediate attention, they should be noted and monitored in order 

to head-off future unsafe conditions. Significant cracks should be corrected, as should trip hazards.   

 

Trip hazards are noted as changes in elevation between panels that could potentially catch the toe of a 

pedestrian. Generally, an elevation change of more than 1/4" would be considered a hazard, although precise 

measurements were not taken in the field. These trip hazards result from movement of the subsoils beneath 

the concrete and can change their dimensions with temperature and moisture variations. 

 



 

 

 

 

 

 

 

 

Sidewalk conditions 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Sidewalk conditions 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Sidewalk conditions 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Sidewalk conditions 

 



Track Surface Seam Split 

 

The elevated running track surface is splitting across the point where the track is supported by elevated steel 

above the gymnasium and where it is elevated over the lobby. A similar condition was prior experienced at 

the similar condition on the west side of the building. At that location the track guard rail was detached from 

the adjacent masonry wall with some success in reducing stress on the track surface. 

 

While the connection of the structural steel to the adjacent masonry wall is not likely the sole contributor to 

the splitting of the track surface, releasing the rail – which is rigidly connected to the framing of the track – 

would help allow the separate movement of the track from the wall.  This would reduce any cracking in the 

wall, but may actually encourage differential movement in the two portions of the building – and in turn 

make the splitting more pronounced.  For the purpose of reducing the potential movement of the wall 

relative to the track structure, it is recommended that the isolation be executed to match the west condition.  

This however will not likely “fix” the track separation. 

 

The splitting is most likely due to differential movement between the structural steel of the elevated track and 

the masonry of the building below the track over the entry area. As the building moves due to conditions like 

the expansion and contraction of the structural steel, seasonal impacts on subsurface conditions and the 

movements of the precast concrete floor beneath the second floor, the materials attached are affected.  Our 

recommendation is the creation of a control joint in that track at intervals recommended by the track 

manufacturer to accommodate building movement. 

 

 

 

 

 

 

 

 

 

 

 

      Track seam condition 

 

 



Gymnasium Floor Damage 

 

The gymnasium floor is significantly damaged near the southwest exterior door.  This damage appears to be 

the result of moisture coming through the door opening.  The door bottom sweeps have been replaced at 

some time in the past. 

 

The replacement of the damaged floor is an obvious recommendation, but the control of moisture’s access to 

that floor must first be addressed.  It appears that moisture is finding its way through the nearby door and 

frame. As the building has aged and moved, that door has reportedly developed some gaps. The frame 

perimeter should be diligently sealed on all sides.  The joints in concrete and masonry on the exterior of the 

building should also be caulked. A new threshold should be installed.  New weather stripping and door 

sweeps should be installed and if possible oversized. 

 

We also recommend establishing a maintenance schedule to replace sealants at this location, as well as 

monitor the impact of any addition building movement. 

 

 

 

 

 

 

 

 

 

 

 

Gymnasium wood floor at exterior door 

 

Corrosion of Unprotected Metals in the Natatorium 

 

The corrosive environment within the envelope of the natatorium has taken its toll on any metal materials 

that are not protected.  Some support cabling and hangers for lighting and ductwork were replaced recently 

with materials more suitable for the environment. This issue continues to be a concern, especially regarding 

suspended components. 

 



We recommend the removal and replacement of any unprotected hangers and connectors with either stainless 

steel, epoxy coated materials, or material not subject to corrosive deterioration. We also recommend replacing 

existing with oversized materials or materials that are designed with a factor of safety of 2, especially for 

potentially hazardous hanging conditions.  

 

A comprehensive study of the space and the potential myriad of small components that might be affected is 

recommended. We also recommend that annual visual inspections be routinely undertaken. These could be 

visual inspections undertaken during annual pool shutdown. A cost-effective means for this inspection could 

be the use of drone technology, rather than utilizing ladders and scaffolding to reach high and otherwise 

inaccessible locations. 

 

 

 

 

 

 

 

 

 

 

Prior corrected hanger condition 

Facility Air Balance 

 

The existing HVAC system has undergone multiple alterations throughout its life, including the replacement 

of the natatorium dehumidification unit, the addition of a building automation system (BAS), and multiple 

attempts to alter the flow of air throughout the building to address various demands.  With the exception of 

the natatorium dehumidification, the results of these attempts have largely been unsuccessful. Rooms sharing 

thermostats are spread across the building, air handlers are pushing air at great and inefficient distances, and 

occupant comfort stands largely uncorrected. 

 

While it is our intention to provide a more in-depth recommendation prior to issuance of a final draft of this 

document, some preliminary concepts have been discussed.  A comprehensive HVAC study could be 

undertaken for the building, including a review of conditions compared to the latest Ohio Mechanical Code 

and Model Energy Code. Along with that study, and update to the building automation system might provide 

some additional efficiency. Ultimately, however, the most critical issue seems to be controllability. To combat 

 



the controllability issues a re-zoning of the building will be necessary.  For instance, currently there is a zone 

that serves the office area, the old child care area, and the kitchen.  These spaces have very different demands 

yet are all operating on one control system.  Separate control for these spaces will either require completely 

separate system (at a significant cost) or a forced air system with separate VAV boxes for each different 

demand will be necessary.  The existing system is not set up for the precise isolation of demand. 

 

Natatorium Window Condensation 

 

The windows in the natatorium routinely develop condensation on the interior surface.  The standing 

moisture tends to develop mold growth if not addressed routinely, making for a continual maintenance issue. 

The moisture has developed since day 1 of the opening of the natatorium.  The issue has reportedly improved 

since the replacement of the dehumidification unit but was not eliminated.  The window system is an 

aluminum tube frame storefront system that does NOT include a thermal break. 

 

The replacement of the natatorium windows with a system using a thermally broken frame is the most 

effective solution in this case, but that is likely not the most financially feasible. Even a frame with at thermal 

break will, from time to time, develop condensation under the right environmental conditions. 

 

An alternative or complimentary solution would be to provide better airflow across the glass, perhaps 

targeting the areas with the worst mold growth and maintenance issues to control costs.  Both the Osborn 

Study and prior recommendations concur with this concept.  Relocation of the existing duct run at the curved 

wall close to the windows could also allow an opportunity to replace corroding duct hangers and anchors as 

recommended in a prior section.   

 

Another alternative would be a branch run of smaller ductwork dedicated specifically to providing air flow 

across the plane of the windows.  The overhead clearance is limited in that area, as the roof slopes down to a 

low overhead position, but a small branch, or set of branches could be fitted to accomplish the objective. 

 

Perimeter Caulking 

The existing caulk at the perimeter of the building exterior at the ground is at the end of its service life and in 

need of replacement. 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Perimeter Caulking (Exterior) 

 

South Stair Heat 

 

The south stair is an unconditioned indoor space.  This space should be heated.  The existing fire suppression 

system in that area has triggered in the past due to frozen lines.  A simple electric heater on the lower and 

upper levels would contribute to maintaining a minimum viable temperature. 

 

In addition, the storage room adjacent on the track level has eave areas that are open to the outside 

environment. This condition should be corrected by enclosing the open path to outside air and properly 

insulating 

 

 

 

 

 

 

 

 



Preliminary Opinion of Budgetary Construction Costs 

We have developed the following preliminary opinion of reasonable costs related to the scope of work 

defined in the recommendations indicated in prior sections of this document. These figures are based solely 

on our visual observations, experience, and were not developed through by way of an extensive engineering 

process. The intent of this section is to demonstrate what a reasonable budget for this work might be, based 

on current construction costs and trends. Obviously, a tremendous amount of engineering is necessary for 

the execution of some of the recommendations in this document. During that process more detailed cost 

estimating can be undertaken. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Seven Hills Community Recreation Center  

Corrective Recommendations  

Opinion of Probable Budgetary Costs  

  

  

Description 

Reasonable 
Preliminary 
Budget 

Main Pool Filter Replacement $85,000  

Correct corrosion to electrical equipment in main pool pump room $24,000  

Install ventilation in spa pump room $4,500  

Replace corroded ductwork in spa pump room $2,500  

Waterslide alterations $4,000  

Gutter / Downspout Replacement $20,000  

Snow Rail Installation $25,000  

Repair roof leaks - initial budget $10,000  

Repair roof leaks - annual budget $2,500  

Repair masonry cracks - interior $2,000  

Monitor masonry movement - annual budget $2,500  

Exterior flatwork repair $12,000  

Exterior caulking $8,000  

Install control joints in track - 4 locations $5,000  

Repair door at damaged gymnasium floor $2,000  

Repair gymnasium floor $2,000  

Replace corroded components in natatorium - initial budget $10,000  

Annual inspection of natatorium corrosion $2,000  

Annual corrosion repair budget - natatorium $3,000  

New VAV air distribution system for offices $15,000  



The following is Marous Brothers Property Condition Report for the New Service Facility and Calvin 

Park Vacant Building:  
 

PART 2:  NEW SERVICE FACILITY 

OBJECTIVE AND UNDERSTANDING 

The City of Seven Hills is seeking a Building Assessment Conditions Report to assess the existing properties 

to determine future plans for those facilities and whether they can be accomplished through renovation or 

new construction. 
 

The Service Facility was originally built in 1957 as a utility company building and has reached the end of its 

functional life. The building is made of three parts -  part 1) office area; 2) vehicle repair bays; 3) open aired 

canopy storage of equipment and vehicles. Several concerns were raised, by the City, about this facility: 

1. Existing office area is not sufficient in size. 

2. Shower and locker rooms are needed for both sexes. 

3. Expand vehicle maintenance areas to two bays plus tool crib and parts storage. 

4. Needs expanded vehicle storage based on a maximum of 30 vehicles. 

5. The service department needs a dedicated wash bay. 

6. Current salt storage is 1/6 of the annual amount required to minimize partial year re-ordering. 

7. Existing salt storage bin is in disrepair. 

8. Need space for resident programs such as recycling, shredding and hazmat collection. 

9. Need an area for storage and separation of bulk material. 
 

The objective of this portion of the Conditions Assessment is to investigate the conditions of the existing 

facilities, develop a program and scope for conceptual new construction solutions, determine a cost for new 

construction solutions and assign a cost for a potential renovation solution.  Costs for both renovation and 

new construction solutions will be compared and contrasted and a recommendation will be provided. 
 

APPROACH 

The process of developing the information in this report began with phone conversations with both the 

Mayor and the Director of Public Service and Properties. General discussions about the age of the facilities, 

the needs of the City not addressed by the existing facilities and the overall needs of the Seven Hills 

community were had and formed the basis for the proposed Building Assessment Conditions Report.  
 

Step 1: Kick-off  

• Initial phone conversations with the QCI team to get engaged on the project. 

Step 2: Discovery and information gathering 

• Phone calls and Q&A with city personnel 

• In person meetings at Seven Hills for programming and visioning discussion. 

• GIS Data gathering 

Step 3: Document Review and production 

• The team used county GIS website services as well as existing project databases to develop the concepts 

contained in the report. 

 

4) 



Step 4: Site Visits 

• Site visits were performed at the beginning and midpoint investigatory phases of the report. Existing 

conditions were photo documented as well as a visual assessment of existing conditions. 

Step 5: Analysis of Findings 

• The team used the information gathered to determine a recommended approach to re-development of 

the site. Renovations and new construction were compared from a feasibility and cost perspective that 

informed our recommendation included here. 

Step 6: Review the report with the City 

• The objective here is to review the report with the City and receive some feedback as to its contents and 

direction. That input will be used to finalize the report. 

Step 7: Update and modify the final report after City review. 

• Once we have feedback from the City, we can update and modify the report and submit for record a 

Final copy. 

 



ASSESSMENT OF EXISTING BUILDING SYSTEMS FOR THE NEW SERVICE FACILITY 

As noted in the objectives, this building was built back in 1957 for use as a utility company facility. As part of 

our field visits we observed several issues with the condition of the existing facilities that would lead to a 

recommendation to completely demolish the existing facilities and building a new complex. 

 

The vehicle storage area is currently an open aired steel framed and steel roof structure that was designed to 

be open aired. Upon review of this portion of the structure we felt that enclosing the existing area and the 

expense to create new perimeter foundations and enhanced wall structure to carry the loadings required by 

todays code would be cost prohibitive. In addition to the cost component the vehicle storage area would still 

be riddled with interior column that would inhibit the use of the space. 

 

The existing office and vehicle repair areas are also antiquated and not conducive to a current service 

operations activities. Costly areas like men’s and women’s toilet / locker rooms would require the building to 

be expanded. The interior layout of the facility is quite segmented and not conducive to the current 

operations and demolishing the interiors would be prohibitive due the nature of the masonry wall 

construction. 

 

Lastly, the mechanical, electrical and plumbing systems (MEP) are all older systems. From an HVAC 

perspective, the existing systems do not comply with current indoor air quality requirements and the units 

themselves are not nearly as energy efficient as new systems would be. The same can be said for water 

conservation, newer plumbing fixtures, hot water tanks and other new systems that will help reduce the cost 

of domestic water usage as well. 

 

The electrical systems currently do not have enough capacity for some of the shop functions if they are to 

expand. Processes like welding, specialized medium voltage power tools and wash bays require larger and 

sometimes dedicated service which this building does not have. 

 

The salt storage structure is currently in poor conditions. The side walls are leaning and cracking and it is 

undersized by about 2/3 of the needed capacity to economize on salt deliveries and bulk buying power. 

 

PROPOSED CONCEPT DESIGN OF THE NEW SERVICE FACILITY 

At this stage of Conceptual Development, it is important to define the “Basis of Design” or “Design Criteria” 

in order to establish a baseline of information to facilitate common understanding, criteria for Conceptual 

Estimating and timeline definition.  

 

We envisioned the new service facility in a number of ways. The least expensive way was to create both the 

office/staff area and the service bays as a Pre-Engineered Metal Building (PEMB). These are one of the most 

economical types of construction and are developed through a partnership with a PEMB contractor who 

deals directly with the manufacturer. Secondary building systems are needed in the office/staff area such as 

metal stud and gypsum board walls and acoustical lay-in ceilings due to the nature of the PEMB system. In 

the service bays we would propose an exposed insulated metal panel and ceiling  

 



system to achieve the needed OBC insulation requirements. The wash-bay area would be designed with a 4’-

0” high abuse wall made of poured in place concrete to allow for high pressure water and cleaning of mud 

and debris. Above that abuse wall would be a protection panel system applied to the PEMB structure to 

protect the metal panel and insulation system. 

 

Additionally, and because of the height of PEMB systems, we would also propose taking advantage of that 

height by creating a mezzanine level over the tool crib and parts storage to allow for additional storage for the 

City’s use. The total size of the mezzanine would be approximate 30’W x 80’L (1 full service bay). 

 

Flooring systems in the office/staff portion of the building would be designed with durability and clean ability 

in mind. We would recommend as a base material, VCT (Vinyl Composition Tile), due to its extreme 

durability and low cost. Upgrades flooring material could be polished and sealed concrete or LVT (Luxury 

Vinyl Tile). Although there are offices in this portion of the project we would not recommend carpet due to 

the nature of the work of this department. 

 

Flooring in the service bays would be sealed concrete sloped to trench drains at the center of the service bays. 

 

The exterior of the facility would typically be a vertically oriented panel system above several feet of masonry 

to keep the panel system off the ground and away from damage and drifting snow. The roof would be a 

standard insulated standing seam metal roof. 

 

HVAC systems could be standard split systems or air handling units for the office/staff area, controlled by a 

Building Automation System (BAS). The service bays would be provided with a gas powered radiant heat 

system and no cooling system. 

 

Electrical systems are assumed to be standard 120V AC at the office/staff areas and the majority of the 

service bays. Some medium voltages may be needed based on equipment used in the service bays so an 

allowance will be added to the estimate to cover any upgrades in the system. 

 

Lighting will be 100% LED in both the office/staff and service bay areas. 

 

Voice, data and technology are all things that get coordinated later on in the design process so for purposes 

of this report we have included allowances to cover some of the costs of basic systems. Depending on the 

needs of the City addition costs may be incurred. 

 

Refer to the Graphics Package labeled “New Service Facility” for diagrams illustrating the Concept Design. 

 

SUMMARY RECOMMENDATION 

Our team would recommend, in light of the poor current condition, the lack of functionality, and the inability 

for renovation to meet the operational needs of the City, that investing dollars in new construction is the 

appropriate decision. Refer to the deficiencies listed in the Objectives and Understanding Section above for 

 



additional information. Cost for renovations, although potentially slightly less, will result in money spent and 

the City’s needs potentially not met. To produce a renovated facility that is equal in quality & functionality to 

new construction, would exceed the cost of new construction alone. Additionally, the life cycle cost of new 

construction will, by far, be more economical than the first cost comparison of new construction to 

renovation. 

 



PART 3: CALVIN PARK VACANT BUILDING PLAN 

OBJECTIVE AND UNDERSTANDING 

The City of Seven Hills is seeking a Building Assessment Conditions Report to assess the existing properties 

to determine future plans for those facilities and whether they can be accomplished through renovation or 

new construction. 

 

The Calvin Park Facility was originally built in 1953 and also has reached the end of its usable life. The 

building has been in an un-conditions state for several years and it has taken its toll on the structure. Several 

issues were observed during our site visits: 

1. The exterior wall construction has some extensive cracking and settlement occurring. 

2. The interior has extensive mold 

3. The roof is leaking 

4. All MEP systems at this point must be abandoned due to their un-reliability. 

5. Hardwood flooring has heaved due to lack of conditioning. 

6. Spaces are no longer right sized for needs of the community 

7. Parking lots require re-surfacing 

 

The objective of this portion of the Conditions Assessment is to investigate the conditions of the existing 

facilities, develop a program and scope for conceptual new construction solutions, determine a cost for new 

construction solutions and assign a cost for a potential renovation solution.  Costs for both renovation and 

new construction solutions will be compared and contrasted and a recommendation will be provided. 

 

APPROACH 

The process of developing the information in this report began with phone conversations with both the 

Mayor and the Director of Public Service and Properties. General discussions about the age of the facilities, 

the needs of the City not addressed by the existing facilities and the overall needs of the Seven Hills 

community were had and formed the basis for the proposed Building Assessment Conditions Report.  

 

Step 1: Kick-off  

• Initial phone conversations with the QCI team to get engaged on the project. 

Step 2: Discovery and information gathering 

• Phone calls and Q&A with city personnel 

• In person meetings at Seven Hills for programming and visioning discussion. 

• GIS Data gathering 

Step 3: Document Review and production 

• The team used county GIS website services as well as existing project databases to develop the concepts 

contained in the report. 

Step 4: Site Visits 

• Site visits were performed at the beginning and midpoint investigatory phases of the report. Existing 

conditions were photo documented as well as a visual assessment of existing conditions. 

 

 



Step 5: Analysis of Findings  

• The team used the information gathered to determine a recommended approach to re-development of 

the site. Renovations and new construction were compared from a feasibility and cost perspective that 

informed our recommendation included here. 

Step 6: Review the report with the City 

• The objective here is to review the report with the City and receive some feedback as to its contents and 

direction. That input will be used to finalize the report. 

Step 7: Update and modify the final report after City review. 

• Once we have feedback from the City, we can update and modify the report and submit for record a 

Final copy. 

 

PROPOSED CONCEPT DESIGN OF THE CALVIN PARK VACANT BUILDING PLAN 

Upon visually inspecting this facility it was readily apparent that the building, left un-conditioned for quite 

some years, was no longer a salvageable facility. Masonry deterioration, structural damage due to water 

intrusion, and extensive mold have pushed this building past the point of salvage.  
 

Our concept here is in 2 parts. Part 1 would include demolishing the existing building, regrading and 

returning the site to an extension of the park area. Part 2 would include relocating some of the existing 

amenities already onsite to give them better visibility and safety. The existing cell tower site would remain and 

a gravel access road would be put in place for the cell company to access their site. Lastly, would be a parking 

area renovation that would include a “mill & fill” topping on of asphalt, striping, storm system repair and 

other minor repairs as needed. 
 

As a secondary option, a Pre-Engineered Metal Building (PEMB) could be constructed as either an event 

space or a service facility. With this option the existing park amenities (such as sand volleyball and horse-

shoes) would remain where they currently sit. 
 

Refer to the Graphics Package labeled “Calvin Park Vacant Building Plan” for diagrams illustrating the 

Concept Design. 

 

SUMMARY RECOMMENDATION 

Our team would recommend new construction on this project as well. The existing building has been left un-

conditioned for some time and this has contributed to the poor condition of the building. With respect to the 

existing systems, there isn’t much to salvage so even contemplating a renovation is difficult with the age of 

the facility and no real defined need for a facility at this location. Refer to the deficiencies listed in the 

Objectives and Understanding Section above for additional information. Two things we did hear with respect 

to future plans were possibly creating a structure for event space or as another service storage facility. Neither 

of these two future functions can safely be performed now and we feel that renovations are not a viable 

solution. 

 

To that end we have provided several options for phased development for this project and they are listed 

above in the Proposed Concept section. 

 



SUMMARY TOPICS 

 

DELIVERY METHOD 

Marous Bothers Construction would recommend using the Design-Build delivery method for projects like 

this. Speed and cost certainty are the two key attributes of Design-Build. Our Design-Build Group contains 

fully integrated Architects, Estimators and Constructors. We’ve found that this delivery method provides 

better more cost effective designs, flexibility in adjusting schedules and costs to meet the demands of the 

client, and more opportunities to reduce the duration of time it takes to design and build the project while still 

providing high quality facilities. CM at Risk and Design-Bid-Build still require contracting with multiple 

entities making it very difficult for open collaboration, value engineering and fast track opportunities. 

 

 

CONCEPTUAL BUDGET 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

*Soft costs include both Design and Preconstruction costs 
**Hard costs include demolition, site development and construction costs 
 

 

 



CONCEPTUAL SCHEDULE 

New Service Facility Schedule: 

Design Services     +/-3 months 

Bidding and Sub-Contractor Negotiations  +/-1.5 months 

Construction     +/-12 months 

 

• Schedules can be improved by pre-ordering the PEMB building system 

• Bidding and Sub-Contractor negotiations will overlap portions of the design services 

• Construction will overlap portions of the bidding and sub-contractor negotiations services 

 

Calvin Park Vacant Building 

Design Services     +/-2 months 

Bidding and Sub-Contractor Negotiations              +/-1.5 months 

Construction     +/-4 months 

  

• Above construction schedule assumes either Option 1 incorporating all park site amenities or Option 2 building shell. The 

duration does not allow for any interior building out of the proposed new event or service building. 

• Schedules can be improved by pre-ordering the PEMB building system 

• Bidding and Sub-Contractor negotiations will overlap portions of the design services 

• Construction will overlap portions of the bidding and sub-contractor negotiations services 

 
 

 



This report is based on our teams visits to the various facilities, inspections, and interviews with staff members of the 

City of Seven Hills administration.  The assessments were conducted in accordance with the City’s request and within 

the budget provided. Inspections were of a visual nature, there was no structural, geotechnical or materials testing 

performed in the development of our conditional reports.  The intent of our services was to provide the City of Seven 

Hills conditional assessments, recommendations and options for the future use of these facilities and/or property.   

 

Rick Capone                                               Mark Green                                     Patrick Thornton, AIA 

 

________________________              ______________________           ______________________ 

President                                              Director of Design DB Group         Director of Business Development 

Quality Control Inspection, Inc.           Marous Brothers Construction         Sixmo, Inc. 

 

  

 

 

 

5) Summation 

QCI Group™ 
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40 Tarbell Avenue 
Bedford, Ohio  44146 
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