November 16, 2018

Ms. Tiffany Tran, P.E., Engineer
City of Pasadena Public Works, Engineering
100 North Garfield Avenue, N306
Pasadena, CA 91101
Via email: ttran@cityofpasadena.net
Re: Pasadena YWCA Report Update
Ms. Tran:
Architectural Resources Group (ARG) is pleased to present the following report related to the historic
Pasadena YWCA, located at 78 North Marengo Avenue in Pasadena, California. This report was specifically
requested by the City of Pasadena in order to address current damage conditions and continued material
degradation observed at the building. It is presented as an update to ARG’s earlier rehabilitation study
from April 2011.

Background
The Pasadena YWCA building was designed by the prominent California architect Julia Morgan. It was
designed in the Mediterranean style (a simplified Beaux Arts style), and constructed in 1921-1922. The
two- and partially three-story building contained residential dormitory rooms, a cafeteria, offices,
classrooms and social spaces, a gymnasium, a swimming pool, locker rooms, and shower facilities. The
YWCA organization relocated in 1997, and the building has remained vacant since that time. In 1996, the
building was sold to a developer who considered several options for redevelopment. However, over the
next 15 years, the building lingered in a state of neglect. It was not properly secured against weather,
trespassing or vandalism, and the building’s historic fabric deteriorated.
In 2011, ARG prepared a rehabilitation study to provide an understanding of the building’s history and
condition, and to help guide discussions for the building’s treatment and future rehabilitation (for a use
yet to be determined). The report included a conditions assessment, and two options for treatment:
Scenario 1 provided recommendations for closure and protection (mothballing); and Scenario 2 provided
recommendations for rehabilitation of the core and shell of the building.

Since 2011, potential rehabilitation plans have failed, and the building has continued to deteriorate. The
City of Pasadena has taken steps to secure the building, including regular boarding up of windows, doors
and other openings; and most recently installing chain link fencing up against the building walls. In an
effort to continue the City’s stewardship of the building, ARG has prepared the following report update to
document current conditions, and provide recommendations for emergency structural stabilization and
repair.

2018 Report Update
Project Team
The project team consisted of Sarah Devan, an ARG architect and conservator; and Russell Kehl, a
structural engineer with Structural Focus, Consulting Structural Engineers. Structural Focus is very familiar
with the building as they also assisted with the previous 2011 rehabilitation study. Additionally, Jacqueline
Chan of KPJ Consulting has provided cost estimates for the recommended work.

Survey Methodology
ARG and Structural Focus performed a visual survey of the property on October 4, 2018. The survey
included building interiors, and exteriors from the street and building grounds. Observable distress
conditions were noted and documented with photographs. (See Appendix for a photographic comparison
of 2011 and 2018 conditions.) Due to limitations with access or unsafe conditions, up-close survey of the
roof was not possible. However, the City of Pasadena provided photographs from a recent drone survey
for our use.

Survey Limitations
The survey was visual only, and limited to visible and accessible areas of the building interior and exterior.
The investigation specifically addresses exterior façade materials, roofs, structural framing, windows and
doors, interior finishes and other features. Survey of roofing and drainage systems was limited to drone
photography as noted above. Survey of structural systems was limited to interior areas where structure
remains visible. Structural systems were also not reviewed for loading or shear capacity; they were only
reviewed for material degradation. Other building systems (MEP, HVAC, fire suppression, etc.) are nonoperative or non-existent, and were not surveyed at this time.

Conditions Survey Findings
Within the last seven years, the Pasadena YWCA building has continued to deteriorate from exposure and
neglect. The primary cause of the building’s material degradation remains water damage. Leaks can be
the result of a) the loss of protective roof coverings; b) damaged or missing gutters and downspouts; or c)
damaged windows, doors and other openings. In 2011, ARG noted losses and damage to plaster ceilings
and walls, splitting and stains at woodwork, broken clay tiles and damaged membrane roofing, damaged
and missing downspouts, corroded embedded steel at concrete, mold and mildew growth, and salt
efflorescence. All of these conditions were attributed to water infiltration. Without further intervention or
repair, these conditions have continued to deteriorate, some to the point of potential catastrophic loss.
The following are ARG’s and Structural Focus’ observations related to exacerbated water damage:
See Appendix for structural report and comparison photographs of 2011 and 2018 conditions.
Leak damage has progressed, related to broken roof tiles, damaged roof membranes and
flashings, and damaged or missing gutters and downspouts. To our knowledge, there have been
no roof repairs up to this point, other than covering with tarps or plastic sheeting.
The pool wing has deteriorated significantly since 2011. Several roof areas are now in severe
distress, with decayed structural framing and roof sheathing noted. Most conditions are
attributable to water intrusion; however dry rot and termite damage may also be contributing
factors.
At the northeast corner of the pool room, the roof structural framing has been compromised.
The wood rim beams that run parallel to, and directly adjacent, the north wall have major
deterioration related to a missing internal downspout. Three rim beams have dropped vertically,
resulting in a situation where the roof joists are no longer supported.
At the pool room, the second roof truss from the west end has deteriorated. The bottom chord
of the truss has a split through the entire thickness.
At the southeast corner of the pool wing, over the second floor classrooms, there are two trusses
that are sagging. The ends are heavily deteriorated by water intrusion.
Roof sheathing at the pool wing is deteriorated, with several areas, such as at the second floor
classrooms, now rotted through with open voids in the roof.
Plaster deterioration has continued, with some areas such as the second floor classroom ceilings
being an almost total loss. In other locations, such as the second floor kitchen and the offices at
the east end of the south wing, the loss areas have expanded over time.
At the single-story room at the east end of the south wing, both the ceiling and floor framing
have partially collapsed, resulting in an unsafe condition.

Embedded reinforcement at concrete framing has continued to deteriorate in some locations,
and not in others. For example, the north basement columns have losses to the concrete and
exposed, corroded rebar. However, when comparing with 2011 photographs, the condition
remains essentially the same. On the other hand, at the north basement ceiling and at the
underside of the projecting pool bleachers (first floor), the corrosion has progressed, resulting in
further concrete spalling and exposed reinforcement.
Mold and mildew growth, and salts efflorescence were still noted, particularly in areas of active
moisture (recent leaks or water ponding).
The secondary cause of the building’s material degradation is related to its continued vacancy. Most
interior spaces have suffered further damage or deterioration from unlawful entry and habitation, and
from continued neglect.
The following are observations related to vacancy and neglect:
See Appendix for Structural Report and comparison photographs of 2011 and 2018 conditions.
Interior finishes have been further damaged by vandalism, graffiti or over-painting. This is
particularly noticeable in the pool room, where once blue pool tile is now covered with graffiti.
There is continual damage to existing windows and doors from unlawful entry or vandalism.
Most openings have been secured with plywood, in some cases many times, due to continual
break-ins. Reportedly, the problem has continued for so long that the City police often no longer
respond.
Miscellaneous belongings, trash, material debris, soiling, urine and excrement all litter the
interiors, creating unsanitary conditions. Insects and rodents are attracted to food waste, and
bees have formed a hive in the east end of the south wing. Portable food-warming fuels (aka
Sterno ) were also noted, which can be a fire hazard.
There are broken or missing components due to vandalism, such as at kitchen shelves and
cabinetry. Other temporary materials have been added, such as curtains or plastic sheeting.
Despite the aforementioned damages and material deterioration, the Pasadena YWCA still retains a high
level of historic integrity. However, some of these conditions have progressed beyond the point of
maintenance or repair, and are in need of emergency stabilization. Without this stabilization, the north
wing roof framing (over pool and second floor classrooms) is in danger of collapse. Other conditions, if left
unsecured or neglected, will continue to deteriorate and the damage will spread.

Structural Stabilization Recommendations
The following are recommended structural stabilization measures and immediate repairs that should be
implemented to prevent further loss. See Appendix for Structural Report provided by Structural Focus,
Consulting Structural Engineers.

Hazardous Conditions – Prohibit Access
The pool wing roof and structural framing have deteriorated significantly since 2011, resulting in unsafe
conditions. Emergency stabilization is required; however, until these measures can be implemented, we
highly recommend that no access to the roof be allowed until the hazardous conditions are addressed.
Similarly, the single story room at the east end of the south wing has a partially collapsed roof and floor.
We highly recommend that no access to this room be allowed until the hazardous conditions are
addressed.

Emergency Structural Stabilization
For emergency structural stabilization, we recommend the following:
Provide temporary shoring at the northeast corner of the pool room to support the three
displaced rim beams.
Provide temporary shoring at the second truss from the west in the pool room. Shore the truss at
1/3 points along the length, in line with vertical web members of the truss.
Provide temporary shoring at two trusses in the second floor classrooms. Shore the trusses at 1/3
points along the length, in line with vertical web members of the truss.
Replace deteriorated areas of roof sheathing with new plywood sheathing (see “Architectural
Stabilization Recommendations” below for more information).
At the single story room at the east end of the south wing, rebuild the collapsed roof and ceiling
to prevent further deterioration and secure the building. (see “Architectural Stabilization
Recommendations” below for more information).
At the north basement, no structural mitigation is required at this time for temporary
stabilization and mothballing. Continue to monitor conditions. (See “Architectural Stabilization
Recommendations” below for more information).

Architectural Stabilization Recommendations
Following the structural stabilization noted above, architectural stabilization is needed at several areas in
order to halt the progression of deterioration and damage. Of utmost importance is to address the water
leaks at roofing and drainage systems. Once the building is properly protected with a sound roof, the
interiors and structural framing can begin to dry out. This will halt the progression of wood rot, steel
corrosion, plaster loss, mold/mildew growth, and salt efflorescence. Roof repairs or replacement can be
performed in phases, as funds become available. To prevent possible collapse of the pool wing, this roof
should be addressed first, along with the emergency structural stabilization measures noted above.
The following are ARG’s recommendations for roofing repairs. Where noted at membrane roofs, we have
provided options for both localized repair and full replacement. Please note that the repair option is only
temporary, in order to stabilize the conditions and extend the life of the current roof. Where funding is
available, we highly recommend replacement. Membrane roofing materials are heavily deteriorated and
beyond their useful service life.

Roof Repair at Pool Wing
The existing roof appears to be a hot asphalt-applied, SBS membrane with a granulated cap sheet. Similar
membrane and strip flashing covers the roof-side and tops of parapet walls. There is a large steel-framed
skylight at the ridge over the pool, and other miscellaneous penetrations, including a chimney at the west
side. The roof is heavily deteriorated, with voids in roof membranes and sheathing noted at the south side
(over second floor classrooms), and damage at the northeast corner where there is a missing internal
downspout.
Please note: The hazardous materials survey identified asbestos-containing roofing materials in this area,
including the coverings and mastic at the parapet walls. Identified materials must be properly abated
during removal. See draft report dated 01/20/2011 by ATC Associates Inc.

Drone view of east end of north wing (pool wing).
Note tarp coverings over most of roof. (City of
Pasadena, 2018)

Leak location at northwest corner; missing
downspout. (ARG, 2018)

Leak damage at second floor classroom; note
heavy plaster ceiling loss and debris. (ARG, 2018)

Detail of leak location at south wall; note wood
decay, plastic sheeting and daylight through roof.
(ARG, 2018)

Option A: Localized Roof Repairs (2,000 SF)
Focus roof repairs on known leak locations and problem areas only. Remove the existing membrane down
to decking at these locations. Abate hazardous materials as required. Repair the decking with new
plywood laid over the existing wood board sheathing (meant to be temporary). Patch roof with new
compatible roofing membrane and strip flashing. Repair drain and flashing at northeast corner, and
provide new ABS downspout at interior wall. (See “Miscellaneous Items” section below for additional
recommendations related to the skylight.)

Option B: Roof Replacement (4,675 SF)
Remove the existing membrane roofing and flashings down to the wood sheathing, and abate hazardous
materials. Replace heavily deteriorated wood board sheathing as required (ARG assumes approximately
40% of the sheathing boards will need replacement). Install new SBS membrane roofing and strip
flashings (or similar Class A, 20-year minimum warranty roof system). Repair drain at northeast corner,
and provide new ABS downspout at interior wall. (See “Miscellaneous Items” section below for additional
recommendations related to the skylight.)

Roof Repair at South Wing (East End)
The existing roof appears to be a hot asphalt-applied, SBS membrane with a granulated cap sheet. The
adjacent clay tile roof appears to overlay a portion of this roof, with numerous missing and broken tiles
noted. There are several penetrations, including a chimney and small mechanical bulkhead. There is a
known leak at the south wall causing damage to the plaster ceiling below. However, the entire roof is
covered with tarps, suggesting there may be other leaks as well. Bees have also created a hive in this area.
Please note: The hazardous materials survey identified the roof mastic in this area to contain asbestos.
Identified materials must be properly abated during removal. See draft report dated 01/20/2011 by ATC
Associates Inc.

Drone view of east end of south wing. Note tarp
coverings, and broken and missing clay tile.
(City of Pasadena, 2018)

Ceiling damage at room below. (ARG, 2018)

Option A: Localized Roof Repair (200 SF)
Remove the existing membrane down to decking at the leak location. Abate hazardous materials as
required. Repair the decking with new plywood laid over the existing wood board sheathing (meant to be
temporary). Patch roof with new compatible roofing membrane and strip flashing. Temporarily remove
and reinstall clay tile as required in order to tie in new roofing to existing.
Option B: Roof Replacement (1,770 SF)
Remove the existing membrane roofing and flashings down to the wood sheathing, and abate hazardous
materials. Replace heavily deteriorated wood board sheathing as required (ARG assumes approximately
20% of the sheathing boards will need replacement. Install new SBS membrane roofing and strip flashings
(or similar Class A, 20-year minimum warranty roof system). Temporarily remove and reinstall clay tile as
required in order to tie in new roofing to existing.

Roof Repair at Small Room at South Wing (East End)
The existing roof appears to be a single-ply TPO (thermoplastic polyolefin) membrane roof. There are
numerous patches and areas of missing membrane, as well as debris. At the interior, both the ceiling and
the floor have collapsed from water leaks, creating an unsafe condition. The hazardous materials survey
from January 2011 does not address this roof; however, proceed with caution. Some roofing mastics may
contain asbestos.

Drone view of east end of south wing. Note
deteriorated membrane, previous patches and
debris. (City of Pasadena, 2018)

Collapsed floor at single story room at east end of
south wing. (ARG, 2018)

Collapsed ceiling at single story room. (ARG, 2018)
Roof Replacement (140 SF)
Remove the existing membrane roofing, flashings, and sheathing. Abate hazardous materials as required.
Remove ceiling finish (gypsum board), and replace deteriorated wood joists if required. Install new
plywood sheathing, and new TPO membrane roofing and strip flashings (or similar roof system). Repair
existing drainage as required. Block off access to room at doorway and post signage of unsafe floor
condition.
We recommend properly repairing this roof as described above. However, if funds are not available at this
time, we recommend, at a minimum, that this entire roof be protected with temporary covering.

Roof Repair over Kitchen at North Wing
There is a known leak location at the second floor kitchen, near the center of the north wing. The plaster
ceiling has been heavily damaged. Based on the drone survey photographs, the clay tile roof in this area is
damaged, with numerous broken tile noted at/near the ridge and existing chimney. The condition of the
underlayment is unknown at this time. No asbestos-containing materials were noted at this roof.

Drone view of clay tile roof at north wing. Area
over kitchen at bottom near chimney; note broken
tile. (City of Pasadena, 2018)

Kitchen at second floor, north wing. Note ceiling
damage and material debris. (ARG, 2018)

Kitchen ceiling; note heavy plaster loss and
staining. (ARG, 2018)
Localized Roof Repair (160 SF)
Remove the existing clay tile, deteriorated underlayments and flashings at the leak location. Repair the
decking with new plywood laid over the existing wood board sheathing (meant to be temporary). Patch
the underlayment and strip flashings as required with compatible materials. This may also require reflashing of the chimney. Reinstall the clay tile. Where clay tile is missing or broken, supplement with loose
or salvaged tile from other roof areas.

We recommend properly repairing this roof as described above. However, if funds are not available at this
time, we recommend, at a minimum, that this area be protected with temporary covering. Access the roof
with an aerial lift to place the covering; do not walk on the tile.

Roof Repairs at Inside Corners of Wing Connections
The existing membrane roofs are heavily deteriorated at the inside corners where the central building
block connect with the north and south wings. The north inside corner roof appears to be a hot asphaltapplied, SBS membrane with a granulated cap sheet. The south inside corner roof and adjacent small roof
to the east appear to be covered with a single ply TPO membrane roof. At both locations, the roof
membranes are heavily deteriorated, and have been almost entirely covered with tarps. The adjacent clay
tile roof appears to overlay a portion of these roofs, with numerous missing and broken tiles noted.
Please note: The hazardous materials survey identified the roof mastic in these areas to contain asbestos.
Identified materials must be properly abated during removal. See draft report dated 01/20/2011 by ATC
Associates Inc.

Drone view of inside corner where center block
meets north wing. Note tarp cover and SBS
membrane roof deterioration. (City of Pasadena,
2018)

Drone view of inside corner where center block
meets south wing. Note tarp cover and TPO
membrane deterioration. (City of Pasadena, 2018)

Roof Replacement (North inside corner: 160 SF; South inside corner: 320 SF)
Remove the existing membrane roofing and flashings down to the wood sheathing, and abate hazardous
materials. Replace heavily deteriorated wood board sheathing as required (ARG assumes approximately
20% of the sheathing boards will need replacement. Install new SBS membrane roofing and strip flashings
(or similar Class A, 20-year minimum warranty roof system). Temporarily remove and reinstall clay tile as
required in order to tie in new roofing to existing.
We recommend properly repairing these roofs as described above. However, if funds are not available at
this time, we recommend, at a minimum, that the existing roofs be cleared of old tarps, broken tiles and
debris, and re-covered with new temporary protection.

Miscellaneous Items
The following are additional recommendations for miscellaneous items, including the pool room skylight,
the exposed concrete reinforcement, continued debris removal, building monitoring, and pest control.
Pool Room Skylight
The existing skylight over the pool is steel-framed, with wire glass and a sheet metal cap. It is in poor
condition overall, with corrosion noted at metal surfaces throughout. Many of the glass panes have
slipped within their frames. Some are also broken or have losses. The skylight is positioned directly over
the pool. It does not appear to be contributing to the other roof damage and water leaks noted above;
however, there are many wide openings for rain or birds to enter the building.
At a minimum, we recommend the following: Where possible, carefully slide glazing back into position
and temporarily secure in place. If slipped glazing cannot be repositioned, carefully remove and salvage
for future restoration. Cover the entire skylight with clear plastic sheeting. Tape all seams, and affix as
required to secure sheeting in place.

Drone view of east end of north wing (pool wing).
Note deteriorated skylight. (City of Pasadena,
2018)

Drone view of skylight; note metal corrosion and
slipped and missing glazing. (City of Pasadena,
2018)

Exposed Concrete Reinforcement
Several areas of concrete framing at the north wing were noted to have concrete spalling and exposed
corroded reinforcing bars. These include the columns and ceiling in the north basement, and the
underside of the projecting pool bleachers in the pool room. Some areas appear to be the same or similar
to conditions found in 2011; whereas others have worsened (see Appendix for comparison photos).
Correcting roof conditions noted above will help these conditions as well, allowing the building to dry out.
At this time, we recommend monitoring these areas only. However, if these conditions should progress
and worsen, we recommend the following maintenance measures until restoration work can be
performed: Use a stiff bristle brush to remove loose concrete, rust and salt deposition. Degrease the
exposed metal with an appropriate solvent, and apply a rust conversion coating.

Concrete column in north basement; note spalls
and corroded rebar. (ARG, 2011)

Concrete ceiling and beam at north basement;
note exposed corroded rebar, concrete spalls and
efflorescence. (ARG, 2018)

Detail of concrete spalls and corroded rebar below
projecting balcony. (ARG, 2018)
Debris Removal
Many floor areas in the building are covered with peeled paint, plaster dust and other debris. In some
areas, such as the classrooms or kitchen in the north wing, the debris accumulations are so large that they
can retain moisture, leading to further deterioration of the flooring or floor structure below. It can also
conceal damage from view, and promote mold/mildew. Therefore, we recommend removal of this
overburden, in particular; along with any other regular trash/debris cleanup that can be performed.
Please note that some of these materials may contain asbestos. A survey was performed in January 2011,
and identified several interior finish materials, including some flooring tile and mastic, insulation, and
some plaster at the first floor (see draft report dated 01/20/2011 by ATC Associates Inc.) Unfortunately,

exact testing locations were not included in the draft report for interior finishes. The patterned sheet
flooring at the second floor kitchen does contain asbestos, and could potentially be disturbed during
removal. The plaster at the second floor classrooms most likely does not, but this should be confirmed.
We recommend following up with ATC to clarify the identified materials, and/or performing additional
testing as needed prior to debris removal. Due to the square footage of this building, federal law requires
that cleanup be carried out by contractors certified and trained for hazardous materials abatement. This
can make simple debris removal that might ordinarily be performed with city maintenance crews, a costly
consideration. Therefore, we have included an estimate for debris removal by a hazardous material
contractor for the second floor classroom spaces and adjacent hallway, and for the second floor kitchen.
Other spaces are less impacted by water damage, and any asbestos-containing materials should remain
undisturbed by simple broom cleaning. As always, maintenance staff should be made aware of the
potential hazards, and use proper personal protection (safety glasses, dust masks, and gloves), and use
best practices for working around lead-paint (handwashing, clothes washing, no open food or drink
containers, etc.)

Heavy material debris and ceiling plaster loss at
second floor classroom. (ARG, 2018)

Plaster ceiling loss and material debris at second
floor kitchen. (ARG, 2018)

Building Monitoring
Continued building monitoring will be key to preventing further damage through vacancy and neglect. The
City of Pasadena already regularly checks for new openings from break-ins, and boards up openings in
doors, windows or walls. This practice should be continued. The newly installed chain link fencing around
the building will also, hopefully, provide some measure of additional protection against unlawful entry.

To our knowledge, all building services (electricity, water, etc.) have been either disconnected or
abandoned. If possible, we recommend installing some form of remote monitoring, particularly for
smoke/fire detection. This could be a very simple battery-powered system, which can detect and alert
emergency personnel for quicker response.
Pest Control
Pest management remains a problem at the building. Bees have created hives at the east end of the south
wing; termites may be contributing to the damage of the wood framing at the pool wing; and overall
unsanitary conditions and food waste have attracted insects and rodents. We recommend, in addition to
general debris removal and cleanup noted above, that regular spraying or other treatment be performed
to deter bees from returning to the building. We also recommend a thorough termite inspection be
completed by a professional, and treatment be performed as needed.

We thank you for the opportunity to assist you on this project. Please let us know if you have questions,
comments, or need any additional information.
Sincerely,

Sarah A. Devan, RA, PA/AIC
Associate, ARG and ARG/CS

Russell Kehl, S.E.
Principal, Structural Focus

cc. Katie Horak, ARG
Attachments:
1. Structural Report (Structural Focus, Consulting Structural Engineers).
2. Comparison Photographs, 2011 vs. 2018.
3. Cost Estimate for Emergency Stabilization and Repair (KPJ Consulting)
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Memo
Structural Focus provided a Preliminary Structural Evaluation Report for the existing YWCA Building
located at 78 North Marengo Avenue in Pasadena, California. The report dated April 19, 2011 contained
a summary of the building condition as observed at a site visit in 2011. In addition, a list of the building’s
structural deficiencies were identified in our preliminary evaluation, and recommendations were provided
to address the identified structural deficiencies for two scenarios: 1) Temporary Closure and Protection
(Mothballing), and 2) Rehabilitation of the Existing Building.
Since the completion of the 2011 report, nothing has been done to implement the structural
recommendations in our report. Furthermore, the building structure has continued to deteriorate and is
currently in much worse condition. The purpose of this memo is to provide an update to our 2011 report,
particularly as it relates to areas where City of Pasadena Public Works personnel have indicated new
damage and continued deterioration has occurred.
OBSERVATIONS
On October 4, 2018, Russell Kehl of Structural Focus visited the Pasadena YWCA to observe the
building’s current condition. The site visit was conducted with Sarah Devan of Architectural Resources
Group and City of Pasadena staff who provided access to the building. It should be noted that no finishes
were removed or other exploratory work performed during our site visit. While on site, we walked the
entire building, but our observations were concentrated to areas where city staff indicated further
deterioration has taken place. A summary of our findings in those areas is provided below.
Pool Wing
The Pool Wing has several areas where structural failures have occurred. In general, the building
structure in the Pool Wing has deteriorated significantly since our 2011 site visit. It appears water
intrusion is the driving force behind the deterioration, but we also note that dry rot and possible termite
damage may also be contributing factors. The following observations were noted during our most recent
site visit:
1) North Wall Rim Beams - Wood rim beams run parallel to and directly adjacent to the north wall along
Holly Street. Two (2) rim beams at the north-east corner and one (1) rim beam at the north-west
corner of the Pool Wing have experienced major deterioration and dropped vertically. The worst
beam has a major split (see photos on the next page). This creates a situation where the roof joists
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are no longer supported. Access along the entire north side of the Pool Wing roof should be
restricted due to this condition.

2) Roof Sheathing – The roof sheathing on the Pool Wing consists of straight wood sheathing (most
likely 1x) running perpendicular to the roof framing. Several areas show severe deterioration with a
few areas broken and showing daylight. While on site, it was noted by city staff that a contractor
punched a foot through the sheathing while walking on the roof. This is a major safety concern and
requires that all access to the roof be restricted until the hazardous condition can be mitigated.
3) Roof Truss – There are six (6) existing large timber roof trusses that span across the width of the pool
room. The trusses are oriented in the north-south direction and are spaced at approximately 11 feet
on center. The bottom chord of the second roof truss in from the west end is split all the way through
the thickness of the bottom chord. Photos of the damaged truss bottom chord are provided below.

The Pool Wing roof has several areas where deterioration has compromised the structural integrity of the
roof. We highly recommend that no access to the roof is allowed until these hazardous conditions can be
addressed.
Second Floor East Classrooms
The roof over the Second Floor classrooms to the south of the pool is showing severe deterioration. The
ceiling in that area has completely collapsed to the floor and exposed the roof framing. It appears water
intrusion is the main contributing factor to the deterioration, but it is possible that dry rot and termite
damage are also contributing.
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There are two main roof structure elements that need to be addressed:
Roof trusses – Two (2) trusses at the south-east corner are sagging. It is apparent in the Classroom area
that severe water intrusion has been a problem for an extended period. As a result, the roof trusses have
deteriorated and are no longer performing as originally designed and constructed. The photo below on
the left shows a picture of one of the sagging roof trusses.

Roof sheathing - The roof sheathing over the Classroom portion of the building consists of straight wood
sheathing (most likely 1x) running perpendicular to the roof framing. Several areas show severe
deterioration with a few areas broken and showing daylight (see photo above on right). This is a major
safety concern and requires that all access to the roof is restricted until the hazardous condition can be
mitigated.
Similar to the Pool Wing, we highly recommend that no access to the roof is allowed over the Classrooms
until the hazardous conditions described above can be addressed.
Room at East End of South Wing
The south wing of the building along Union Street has a small, single-story room at the east end. The
roof and ceiling over that room has collapsed, and no access to the roof should be allowed until repairs
are made. The photo below shows the current condition in the room.
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Basement
While in the basement of the building, we observed several structural concrete columns have deteriorated
at the bottom of the column. The damage is likely caused by water intrusion that resulted in rusting of the
internal column reinforcing (rebar) and cracking/spalling of the concrete. After comparing this
deterioration to our photographs from 2011, we have determined that it has not gotten worse.
After completing our Preliminary Structural Evaluation Report in 2011, we provided a summary report
documenting the severe structural deterioration in the Pasadena YWCA building. Over the last several
years, that deterioration has continued to get worse. Observations from our follow up site visit on October
4, 2018 revealed that the deterioration in the Pool Wing, the Second Floor East Classrooms, and the
Room at the East End of the South Wing require temporary repairs to prevent further deterioration.
RECOMMENDATIONS
The roof over the Pool Wing and Second Floor East Classroom have several areas where deterioration
has compromised the structural integrity of the roof. We highly recommend that no access to the roof is
allowed until these hazardous conditions can be addressed. In addition, our recommendations for
mitigating the remainder of the damaged/deteriorated conditions described above can be found below.
Pool Wing
Our observations in the Pool Wing should be addressed as follows:
1) North Wall Rim Beams – Provide temporary shoring for three (3) rim beams along the north wall.
Shoring posts should be placed directly below each end of the deteriorated/damaged rim joists and
supported on the concrete pool deck below.
2) Roof Sheathing – Replace deteriorated areas of straight sheathing with new plywood sheathing.
3) Roof Truss – Shore the damaged truss with the split bottom chord at two points in line with the
vertical web members of the truss (approximately at the 1/3 points). The truss is located over the
deepest portion of the pool, so the shoring can be supported at the bottom of the pool. An alternate
scheme for shoring the truss would be to utilize a horizontal beam parallel to and under the truss
bottom chord that spans across the pool and is supported on the concrete pool deck. The truss
shoring posts at the vertical web members could then be supported on this horizontal beam.
Second Floor East Classrooms
Addressing the deterioration in the Classrooms can be done as follows:
Roof Trusses – Shore the two (2) sagging roof trusses at the south-east corner of the Classroom area.
Shoring support should be added at two points directly below the vertical web members of the truss
located at the 1/3 points along the length. Shoring posts should be supported on flat 4x wood sleepers
spanning across multiple Second Floor joists (4 joists minimum).
Roof Sheathing – Replace deteriorated areas of straight sheathing with new plywood sheathing.
Room at East End of South Wing
The collapsed roof and ceiling should be rebuilt to prevent further deterioration and secure the building.
Basement
Cracked/Spalled Column Base – No immediate structural mitigation is required for temporary stabilization
and mothballing. Limiting future water intrusion and collection in the basement is necessary to prevent
further deterioration of the damaged columns.
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SUMMARY
The Pasadena YWCA building continues to sit vacant and deteriorate over time. A recent site visit by
Structural Focus has revealed that the structure is in major need of immediate temporary repair measures
to stabilize the building and prevent further loss. This memorandum is intended to be an update of our
previous report completed in April 2011. After conducting a site visit on October 4, 2018, we have
compiled the following list of new recommendations for temporary stabilization and mothballing of the
building:






Hazardous Conditions – The roof over the Pool Wing, Second Floor East Classrooms, and singlestory Room at the East End of South wing are all significantly damaged. We highly recommend that
no access to the roof over these areas be allowed until the hazardous conditions are addressed.
Furthermore, caution should be taken when accessing all other areas of the building’s roof.
Pool Wing – Structural failures have occurred in the north wall rim beams, several areas of the roof
sheathing, and the second roof truss in from the west end of the pool room. Immediate structural
stabilization is required in these areas.
Second Floor East Classrooms – Similar to the Pool Wing, the roof structure in this area has severely
deteriorated. Structural shoring is necessary to stabilize two roof trusses at the south-east corner,
and new plywood sheathing is needed in several areas where the existing roof sheathing has failed.
Room at East End of South Wing – The roof and ceiling over this room have collapsed and need to
be rebuilt to prevent further deterioration and secure the building.

In addition to the recommendations listed above, we recommend a thorough termite inspection be
completed by a professional termite inspection specialist.
The Pasadena YWCA building is a treasure that is listed on the National Register of Historic Places.
Temporary stabilization measures are critical to preserve this iconic building.

COMPARISON PHOTOGRAPHS
Exteriors, 2011:

2018:

Photo 1: Central portion of primary (west) façade
along Marengo Ave. (ARG, 2011)

Photo 2: Same view; note further weathering and
degradation of roof, stucco facades and wood
windows, and plywood at openings. (ARG, 2018)

Photo 3: Southern portion of primary façade.
(ARG, 2011)

Photo 4: Same view; note further weathering and
degradation of roof, stucco facades and wood
windows. (ARG, 2018)

Photo 5: Central portion of primary façade. (ARG,
2011)

Photo 6: Similar view; note further degradation of
door and window openings, and plywood
coverings. (ARG, 2018)

Photo 7: Window between central and north
portion of primary façade. (ARG, 2011)

Photo 8: Same window; note further wood and
paint degradation and missing wood panel infilled
with plywood. (ARG, 2018)

Photo 9: View of south elevation along Union St.
(ARG, 2011)

Photo 10: Same view; note further deterioration of
stucco and windows. (ARG, 2018)

Photo 11: View of south elevation along Union St.
(ARG, 2011)

Photo 12: Same view; note further deterioration of
stucco and windows. (ARG, 2018)

Photo 13: View of east elevation of south wing,
from parking lot. (ARG, 2011)

Photo 14: Similar view; note window damage,
missing downspout, and tarp on roof. (ARG, 2018)

Photo 15: View of north elevation of south wing,
at courtyard. (ARG, 2011)

Photo 16: Same view; note overall deterioration of
building and courtyard. (ARG, 2018)

Photo 17: View of east elevation at courtyard.
(ARG, 2018)

Photo 18: Similar view; note overall deterioration
of building and courtyard. (ARG, 2018)

Photo 19: View of south elevation of north wing,
at courtyard. (ARG, 2011)

Photo 20: Same view; note overall deterioration of
building and courtyard. (ARG, 2018)

Photo 21: View along south elevation of north
wing, at courtyard. (ARG, 2011)

Photo 22: Same view; note overall deterioration of
building and courtyard. (ARG, 2011)

Photo 23: View of doors to gymnasium at south
elevation, north wing. (ARG, 2018)

Photo 24: Same view; note overall deterioration
and additional plywood. (ARG, 2018)

Photo 25: View along south elevation, east end of
north wing. (ARG, 2011)

Photo 26: Same view; note similar conditions and
chain link fencing install in progress (ARG, 2018)

Photo 27: View of west end of north elevation,
north wing. (ARG, 2018)

Photo 28: Similar view; note further deterioration
of stucco and windows. (ARG, 2018)

Roofs, 2011:

2018:

Photo 29: View of membrane roof over pool. (ARG,
2011)

Photo 30: Drone view of same roof; note further
deterioration and tarps. (City of Pasadena, 2018)

Photo 31: View of skylight over pool. (ARG, 2011)

Photo 32: Drone view; note roof and skylight
deterioration, and tarps.(City, 2018)

Photo 33: View of skylight at east end of north
wing, over shower rooms. (ARG, 2011)

Photo 34: Similar view; note further roof and
skylight deterioration. (ARG, 2018)

Photo 35: View of clay tile roof over gymnasium.
(ARG, 2011)

Photo 36: Drone view of same roof; no visible
difference at clay tile. (City, 2018)

Photo 37: View of membrane and clay tile roofing
at northwest corner. (ARG, 2011)

Photo 38: Drone view of same area of roof; note
further roof deterioration and tarps. (City, 2018)
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Photo 39: View of membrane and clay tile roofing
at southwest corner. (ARG, 2011) (ARG, 2011)

Photo 40: Drone view of same area of roof; note
further roof deterioration and tarps. (City, 2018)

Photo 41: View of southeast corner of building;
membrane roof not visible in photo. (ARG, 2011)

Photo 42: Drone view of same area; note roof
deterioration and tarps. (City, 2018)

Basement Level, 2011:

2018:

Photo 43: View of south basement. (ARG, 2011)

Photo 44: Same view; no change. (ARG, 2018)

Photo 45: View of north basement. (ARG, 2011)

Photo 46: Similar view; no visible change.
(ARG, 2018)

Photo 47: Concrete column in north basement;
note spalls and corroded rebar. (ARG, 2011)

Photo 48: Similar view; condition remains the
same. (ARG, 2018)

Photo 49: Typical concrete ceiling in north
basement. (ARG, 2011)

Photo 50: Similar view; note exposed corroded
rebar, concrete spalls and efflorescence. (ARG,
2018)

First Floor Level, 2011:

2018:

Photo 51: Pool room, viewing west. (ARG, 2011)

Photo 52: Similar view; note graffiti and soiling/
debris. (ARG, 2018)

Photo 53: Pool room, viewing east. (ARG, 2011)

Photo 54: Similar view; note graffiti and soiling/
debris. (ARG, 2018)

Photo 55: View of wood truss ceiling and skylight
at pool room. (ARG, 2011)

Photo 56: Same view; note overall degradation of
wood truss members. (ARG, 2018)

Photo 57: Detail view of wood truss. (ARG, 2011)

Photo 58: View of same truss; note large split in
center of bottom chord. (ARG, 2018)

Photo 59: Detail view of leak location at northeast
corner, north wall. (ARG, 2011)

Photo 60: Same location; note heavier wood decay
and split/ displaced beam at right. (ARG, 2018)

Photo 61: Detail of concrete spalls and corroded
rebar below projecting balcony. (ARG, 2011)

Photo 62: Same location; note exacerbated
conditions. (ARG, 2018)

Photo 63: View of pool. (ARG, 2011)

Photo 64: Similar view; note graffiti and soiling/
debris. (ARG, 2018)

Photo 65: View of tile pool coping/ edge. (ARG,
2011)

Photo 66: Same location; note heavy cracking/
spalling of tile edge. (ARG, 2018)

Photo 67: View of pool bleacher area, looking
north. (ARG, 2011)

Photo 68: Similar view, looking south; note graffiti
and plaster debris. (ARG, 2018)

Photo 69: View of shower room ceiling. (ARG,
2011)

Photo 70: Similar view; ceiling in moderately
worse condition. (ARG, 2018)

Photo 71: Northeast stair in pool wing. (ARG,
2011)

Photo 72: Same location; note deteriorated wall
conditions. (ARG, 2018)

Photo 73: Gymnasium, view west. (ARG, 2011)

Photo 74: Same view; note repainted walls, soiling
and debris. Insects noted at food
waste/belongings in far corner. (ARG, 2018)

Photo 75: Gymnasium, view east. (ARG, 2011)

Photo 76: Same view; note repainted walls, soiling
and debris. (ARG, 2018)

Photo 77: Typical truss in gymnasium. (ARG, 2011)

Photo 78: Similar view and condition. (ARG, 2018)

Photo 79: South wall of gymnasium. (ARG, 2011)

Photo 80: Same view; note repainted walls,
plywood and deteriorated condition of doors.
(ARG, 2018)

Photo 81: Passage between kitchen and
gymnasium, view north. (ARG, 2011)

Photo 82: Same view; note exacerbated
conditions. (ARG, 2018)

Photo 83: Passage between kitchen and
gymnasium, view south. (ARG, 2011)

Photo 84: Same view; note deteriorated conditions
and plywood at doors. (ARG, 2018)

Photo 85: Kitchen, view south. (ARG, 2011)

Photo 86: Same view; conditions somewhat
deteriorated. (ARG, 2018)

Photo 87: Kitchen, view north. (ARG, 2011)

Photo 88: Same view; conditions somewhat
deteriorated. (ARG, 2018)

Photo 89: Lower cabinets at Kitchen. (ARG, 2011)

Photo 90: Same location; note missing drawers.
(ARG, 2018)

Photo 91: Sitting room, view east (ARG, 2011)

Photo 92: Same view; note deteriorated conditions
and plywood at windows. (ARG, 2018)

Photo 93: Sitting room ceiling. (ARG, 2011)

Photo 94: Same view; note deteriorated plaster
conditions. (ARG, 2018)

Photo 95: Library, view northeast. (ARG, 2011)

Photo 96: Library, view east. Conditions somewhat
worse, incl. graffiti, soiling and debris. (ARG, 2018)

Photo 97: Library ceiling. (ARG, 2011)

Photo 98: Similar view; note conditions somewhat
worse. (ARG, 2018)

Photo 99: Entrance Lobby, view east. (ARG, 2011)

Photo 100: Same view; note deteriorated
conditions and material debris. (ARG, 2018)

Photo 101: Lobby corridor, view north. (ARG,
2011)

Photo 102: Similar view; note deteriorated
conditions and misc. equipment. (ARG, 2018)

Photo 103: North lobby stair. (ARG, 2011)

Photo 104: Same location; note soiling/debris and
plywood enclosure. (ARG, 2018)

Photo 105: Office/Reception room adjacent to
Lobby. (ARG, 2011)

Photo 106: Same location; conditions similar just
heavier soiling and debris. (ARG, 2018)

Photo 107: Office adjacent to Lobby. (ARG, 2011)

Photo 108: Same view, similar condition. (ARG,
2018)

Photo 109: Cafeteria area in south wing. (ARG,
2011)

Photo 110: Same area; note deteriorated
conditions, plastic sheeting and debris (ARG, 2018)

Photo 111: Floor at single story room at east end
of south wing. (ARG, 2011)

Photo 112: Same location; unsafe conditions, floor
collapsed. (ARG, 2018)

Photo 113: Ceiling at single story room at east end
of south wing. (ARG, 2011)

Photo 114: Same location; ceiling finishes
collapsed. (ARG, 2018)

Second Floor Level, 2011:

2018:

Photo 115: Corridor in pool wing adjacent
classrooms, view east. (ARG, 2011)

Photo 116: Same view; note material debris and
deteriorated conditions. (ARG, 2018)

Photo 117: West classroom space, view east.
(ARG, 2011)

Photo 118: Same view; note material debris and
deteriorated conditions. (ARG, 2018)

Photo 119: West classroom space, view west.
(ARG, 2011)

Photo 120: Same view; note heavy material debris
and ceiling plaster loss. (ARG, 2018)

Photo 121: East classroom space, view southeast.
(ARG, 2011)

Photo 122: View east; note heavy material debris
and ceiling plaster loss. (ARG, 2018)

Photo 123: Detail of leak location at south wall.
(ARG, 2011)

Photo 124: Same location; note wood decay,
daylight through roof and plastic. (ARG, 2018)

Photo 125: Detail at classroom roof framing.
(ARG, 2011)

Photo 126: Similar detail; note wood decay and
deteriorated conditions. (ARG, 2018)

Photo 127: Toilet room and bench near northeast
stair. (ARG, 2011)

Photo 128: Same location; note heavy material
debris and deteriorated conditions. (ARG, 2018)

Photo 129: Top of northeast stair at pool wing.
(ARG, 2011)

Photo 130: Same location; conditions moderately
worse. (ARG, 2018)

Photo 131: Passageway at second floor near pool.
(ARG, 2011)

Photo 132: Same view; conditions moderately
worse. (ARG, 2018)

Photo 133: Lounge space in pool wing, view
southwest. (ARG, 2011)

Photo 134: View south; note soiling/debris. (ARG,
2018)

Photo 135: Kitchen in north wing, view north.
(ARG, 2011)

Photo 136: Same view; note plaster ceiling loss
and material debris. (ARG, 2018)

Photo 137: Kitchen, view south. (ARG, 2011)

Photo 138: Same view; note material debris and
deteriorated conditions. (ARG, 2018)

Photo 139: Kitchen ceiling. (ARG, 2011)

Photo 140: Same location; note additional loss
and staining. (ARG, 2018)

Photo 141: Main corridor, view south. (ARG, 2011)

Photo 142: Same view; note graffiti, misc.
belongings and deteriorated conditions. (ARG,
2018)

Photo 143: North stair, view east. (ARG, 2011)

Photo 144: Same view; note deteriorated plaster
conditions. (ARG, 2018)

Photo 145: Typical dormitory room on west side of
second floor, view west.(ARG, 2011)

Photo 146: Same room; note soiling/debris and
deteriorated conditions. (ARG, 2018)

Photo 147: Second floor bathroom, view east.
(ARG, 2011)

Photo 148: Same view; note heavy soiling and
debris. (ARG, 2018)

Photo 149: Lounge at southwest corner of second
floor, view southwest. (ARG, 2011)

Photo 150: Same view; note overpaint and graffiti
at walls, soiling/debris. (ARG, 2018)

Photo 151: Sitting area at south wing, courtyard
side. (ARG, 2011)

Photo 152: Same view; note painted glass and
deteriorated conditions. (ARG, 2018)

Photo 153: Corridor at south wing, view east.
(ARG, 2011)

Photo 154: Same view; conditions similar.
(ARG, 2018)

Photo 155: Club room at south wing, view
southeast. (ARG, 2011)

Photo 156: Similar view and conditions.
(ARG, 2018)

Photo 157: Club room, built-in seating at south
wall. (ARG, 2011)

Photo 158: Same location; conditions generally
the same. (ARG, 2018)

Photo 159: Club room at south wing, view
northwest. (ARG, 2011)

Photo 160: Similar view and conditions. (ARG,
2018)

Photo 161: Staff room at southeast corner of
south wing. (ARG, 2011)

Photo 162: Similar view; note deteriorated
conditions and material debris. Also location of
bee hive in walls/roof structure. (ARG, 2018)

Photo 163: Staff room ceiling. (ARG, 2011)

Photo 164: Same location; note additional plaster
loss, wood rot, and staining. (ARG, 2018)

Photo 165: Kitchen at east end of south wing.
(ARG, 2011)

Photo 166: Same view; note deteriorated
conditions and debris. (ARG, 2018)

Third Floor Level, 2011:

2018:

Photo 167: View of third floor main corridor,
looking south. (ARG, 2011)

Photo 168: Similar view, looking north; note
graffiti and typical deteriorated conditions. (ARG,
2018)

Photo 169: View east at top of south stair. (ARG,
2011)

Photo 170: Same view; note plastic sheeting at
windows. (ARG, 2018)

Photo 171: Bathroom at north end of third floor.
(ARG, 2011)

Photo 172: Similar view; conditions worse, very
heavy soiling/debris and damage. (ARG, 2018)

Photo 173: Typical dormitory room at west side of
third floor. (ARG, 2011)

Photo 174: Similar dormitory room at west side;
note left belongings and trash. (ARG, 2018)

Photo 175: Typical dormitory room at east side of
third floor. (ARG, 2011)

Photo 176: Same room; note heavy soiling/debris
and plywood. (ARG, 2018)

Photo 177: Small kitchen at south end of third
floor. (ARG, 2011)

Photo 178: Same view; note heavy
damage/deterioration, trash and curtains.
(ARG, 2018)

Photo 179: Sitting area at lounge, south end of
third floor. (ARG, 2011)

Photo 180: Same view; note heavy soiling/debris,
additional plywood, and wall damage (ARG, 2018)

Photo 181: Sitting area at lounge, south end of
third floor. (ARG, 2011)

Photo 182: Same view; note heavier soiling/debris.
(ARG, 2018)
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AT A GLANCE
This Cost Plan Report
The following Cost Plan Report has been prepared to help establish, review and manage a realistic
project scope, budget and cost. This report should be reviewed, revised and updated as each
project nears the completion of design prior to bidding and construction. This is a measured cost plan
based on conditions assessment report and industry experience, making assumptions on approximate
quantities rather than a specific dollar-per-square-foot basis. Therefore, this cost plan is intended to
be a guide and starting point for the development of these projects requiring subsequent review and
cost analysis based on the state of documentation, program, and design process at the time of active
development. It is the responsibility of the client to insure this revision process occurs at time of project.

This report is based historical cost data derived from a number of sources including but not limited bids
data and past cost estimates of similar building types. However, specific responses to documents,
designs, and programs will vary, based on each contractor's assessment of the current market,
material prices and workload. It is conceivable that local and smaller general contractors may offer
more competitive bidding than other general contractors with higher off-site costs and employed
supervisors. The goal of this Cost Plan Report is to help you establish a "fair price" price for each project
in consideration. Actual bid prices may vary. The basis for this cost analysis is derived from
experience, qualifications, and best practice judgements from KPJ Consulting, a professional cost
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 for these projects.

In addition, this cost analysis does not include allowances for potential cost saving techniques of the
construction process. Techniques such as the implementation of a negotiated bid contract,
construction management contract, or a non-traditional form of procurement may assist in reducing
project costs, based on accelerating the project schedule or limiting competitive risk for the selected
contractor. However, these results are on a case by case basis specific to the general contractor and
any City protocol that may exist regarding design and construction on your facility.
Scope of Cost Plan
The scope of work is based on Conditions Assessment Report, Recommendations and Quantities of
repairs prepared by ARG dated November 16, 2018.

Specific Inclusions - PC Allowances, Provisional & other allowances
Hazmat abatement localized only.
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AT A GLANCE
Assumptions made in the Cost Plan
This cost plan was prepared under the following assumptions:
1
2
3
4
5

6

Competitive Design-Bid-Build procurement will be utilized with 4 or more general
contractors.
Phasing will be required.
Work can take place during normal and off business hours.
Prevailing Wage labor rate structure.
All repair/ replacement is a "guess-timate" at this point,
and will change during construction after more of the
deterioration is revealed.
Temp power and other utilities will be provided by Owner.

Phasing Plan and Schedule
TBD
Exclusions
Costs for the following items are excluded from this report. These items should be considered, checked and
confirmed during design, and prior to bidding and construction. Allowances for their costs may need to be
added to the project cost. Please refer also to the 'Detailed Trade Costs' section of this Cost Plan report for
other specific exclusions.
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
24

Professional design and consulting fees.
General building permit including plans and permits for fire alarm system unless noted.
Testing fees unless noted.
Owner’s field inspection costs.
Construction / project manager’s fees.
Plan check fees and building permit fees unless noted.
Furnishings, fixtures and equipment (FF&E) / Group II.
Owner-furnished items.
Building signage beyond code-required signage.
Artwork and interior plants.
Construction contingency unless noted.
Move-in costs, relocation costs or maintenance costs after move-in.
Financing, land and due diligence costs.
Seismic upgrades.
ADA compliance.
Title 24 energy compliance.
Remove and relocate on site furniture.
Grading and new/modifying existing utility
Site clearing at existing site.
Underpinning.
Pest control survey.
Correct floor settlement.
Mortar Analysis.

Prepared by KPJ Consulting
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AT A GLANCE
25
26
27
28
29

Environmental testing and report.
All Owner operations costs.
Exterior structural upgrades.
MEP and fire suppression.
Permanent roof repairs.

Material & Escalation Index
An estimate of future escalation is excluded in this Cost Plan. In order to capture increasing margins which
will likely be higher than normal labor and material cost growth; a recommended escalation of 5% annually
has been implemented for this report.

Contingency
As the needs and priorities of your department change over time, this may impact the scope and
character of the projects identified in this master plan. These changes during design, documentation, and
construction many result in additional costs to the project in question. To help maintain the estimated
project budget and account for these unexpected or undefined costs, a 20% Design Contingency is
included in this report.

Report Preparation
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.
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Total Construction Cost Summary

Priority

1

Scope

Structural Emergency Stabilization
TOTAL ESTIMATED CONSTRUCTION COST

Option A: Localized Roof Repairs
1
Roof Repair at Pool Wing
2
Roof Repair at South Wing (East End)
4
Roof Repair over Kitchen at North Wing

TOTAL ESTIMATED CONSTRUCTION COST

Option B: Roof Replacement
1
Roof Replacement at Pool Wing
2
Roof Replacement at South Wing (East End)
Roof Replacement at Small Room
South Wing (East End)
3
5 at Inside Corners of Wing Connections

TOTAL ESTIMATED CONSTRUCTION COST
Miscellaneous Items
6
Pool Room Skylight
7
Exposed Concrete Reinforcement
8
Debris Removal
9
Building Monitoring
10
Pest Control
TOTAL ESTIMATED CONSTRUCTION COST

Prepared by KPJ Consulting

Area SF

Cost / SF

Total

1,260

$137.02

$172,647

1,260 SF

$137.02

$172,647

2,000
200
160

$80.60
$322.40
$322.40

$161,201
$64,481
$51,584

2,360 SF

$117.49

$277,266

4,675
1,770

$96.72
$161.20

$452,170
$285,326

140
480

$290.16
$241.80

$40,623
$116,065

$126.57

$894,183

$80.60

$96,721
NA
$38,688
$33,046
NA

7,065 SF

480

$168,455
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Structural Stabilization Recommendations
Item

Elemental Format

1

Emergency structural stabilization
Provide temporary shoring at the northeast corner of the pool
room to support the three displaced rim beams. 30' L x 22' H
Provide temporary shoring at the second truss from the west in the
pool room. Shore the truss at 1/3 points along the length, in line
with vertical web members of the truss. 10' L x 30' H
Provide temporary shoring at two trusses in the second floor
classrooms. Shore the trusses at 1/3 points along the length, in line
with vertical web members of the truss. 10' L x 30' H
Replace deteriorated areas of roof sheathing with new plywood
sheathing (see “Architectural Stabilization Recommendations”
below for more information).

Quantity Unit

Unit Cost

Total

660

SF

$85.00

$56,100

300

SF

$85.00

$25,500

300

SF

$85.00

$25,500

See Arch

At the single story room at the east end of the south wing, rebuild
the collapsed roof and ceiling to prevent further deterioration and
secure the building. (see “Architectural Stabilization
Recommendations” below for more information).

See Arch

At the north basement, no structural mitigation is required at this
time for temporary stabilization and mothballing. Continue to
monitor conditions. (See “Architectural Stabilization
Recommendations” below for more information).

See Arch

Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Prepared by KPJ Consulting

$85.00/SF

20.00
10.00
2.00
1.50
5.00
15.00

$137.02/SF

$107,100

%
%
%
%
%
%

$107,100.00
$107,100.00
$107,100.00
$107,100.00
$142,978.50
$150,127.43

$21,420
$10,710
$2,142
$1,607
$7,149
$22,519

$172,647

Sheet 7 of 14

Pasadena YWCA
City Of Pasadena
Pasadena, California
Conceptual Cost Estimating

November 16, 2018

Architectural Stabilization
Item Elemental Format
1 Roof Repair at Pool Wing
Option A: Localized Roof Repairs (2,000 SF)
Focus roof repairs on known leak locations and problem
areas only. Remove the existing membrane down to
decking at these locations. Abate hazardous materials as
required. Repair the decking with new plywood laid over
the existing wood board sheathing (meant to be
temporary). Patch roof with new compatible roofing
membrane and strip flashing. Repair drain and flashing at
northeast corner, and provide new ABS 25' downspout at
interior wall. (See “Miscellaneous Items” section below for
additional recommendations related to the skylight.)

Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Quantity Unit

2,000 SF

Unit Cost

$50.00

$50.00/SF

20.00
10.00
2.00
1.50
5.00
15.00

Total

$100,000

$100,000

%
%
%
%
%
%

$100,000
$100,000
$100,000
$100,000
$133,500
$140,175

$80.60/SF

$20,000
$10,000
$2,000
$1,500
$6,675
$21,026

$161,201

Option B: Roof Replacement (4,675 SF)
Remove the existing membrane roofing and flashings
down to the wood sheathing, and abate hazardous
materials. Replace heavily deteriorated wood board
sheathing as required (ARG assumes approximately 40%
of the sheathing boards will need replacement). Install
new SBS membrane roofing and strip flashings (or similar
Class A, 20-year minimum warranty roof system). Repair
drain at northeast corner, and provide new ABS
downspout at interior wall. (See “Miscellaneous Items”
section below for additional recommendations related to
the skylight.)
Subtotal: Direct costs

Prepared by KPJ Consulting

4,675 SF

$60.00/SF

$60.00

$280,500

$280,500
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Architectural Stabilization
Item Elemental Format
Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Quantity Unit

20.00
10.00
2.00
1.50
5.00
15.00

%
%
%
%
%
%

Unit Cost

Total

$280,500
$280,500
$280,500
$280,500
$374,468
$393,191

$56,100
$28,050
$5,610
$4,208
$18,723
$58,979

$96.72/SF

$452,170

2 Roof Repair at South Wing (East End)
Option A: Localized Roof Repair (200 SF)
Remove the existing membrane down to decking at the
leak location. Abate hazardous materials as required.
Repair the decking with new plywood laid over the
existing wood board sheathing (meant to be temporary).
Patch roof with new compatible roofing membrane and
strip flashing. Temporarily remove and reinstall clay tile as
required in order to tie in new roofing to existing.
Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Prepared by KPJ Consulting

200 SF

$200.00

$200.00/SF

20.00
10.00
2.00
1.50
5.00
15.00

$322.40/SF

$40,000

$40,000

%
%
%
%
%
%

$40,000
$40,000
$40,000
$40,000
$53,400
$56,070

$8,000
$4,000
$800
$600
$2,670
$8,411

$64,481
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Architectural Stabilization
Item Elemental Format
Option B: Roof Replacement (1,770 SF)
Remove the existing membrane roofing and flashings
down to the wood sheathing, and abate hazardous
materials. Replace heavily deteriorated wood board
sheathing as required (ARG assumes approximately 20%
of the sheathing boards will need replacement.

Quantity Unit

1,770 SF

Unit Cost

Total

$100.00

$177,000

Install new SBS membrane roofing and strip flashings (or
similar Class A, 20-year minimum warranty roof system).
Temporarily remove and reinstall clay tile as required in
order to tie in new roofing to existing.
Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

$100.00/SF

20.00
10.00
2.00
1.50
5.00
15.00

$177,000

%
%
%
%
%
%

$177,000
$177,000
$177,000
$177,000
$236,295
$248,110

$161.20/SF

$35,400
$17,700
$3,540
$2,655
$11,815
$37,216

$285,326

3 Roof Repair at Small Room South Wing (East End)
Roof Replacement (140 SF)
Remove the existing membrane roofing, flashings, and
sheathing. Abate hazardous materials as required.
Remove ceiling finish (gypsum board), and replace
deteriorated assume 3 joists, 2x6’s at 16” o.c. wood joists if
required.
Install new plywood sheathing, and new TPO membrane
roofing and strip flashings (or similar roof system). Repair
existing drainage as required

140 SF

$180.00

Block off access to room at doorway and post signage of
unsafe floor condition.
Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Prepared by KPJ Consulting

$25,200

By Owner
$180.00/SF

20.00
10.00
2.00

$25,200

%
%
%

$25,200
$25,200
$25,200

$5,040
$2,520
$504
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Architectural Stabilization
Item Elemental Format
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Quantity Unit

1.50
5.00
15.00

%
%
%

Unit Cost
$25,200
$33,642
$35,324

$290.16/SF

Total
$378
$1,682
$5,299

$40,623

4 Roof Repair over Kitchen at North Wing
Remove the existing clay tile, deteriorated
underlayments and flashings at the leak location. Repair
the decking with new plywood laid over the existing
wood board sheathing (meant to be temporary).
Patch the underlayment and strip flashings as required
with compatible materials. This may also require reflashing of the chimney

160 SF

$200.00

Protected with temporary covering
Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

$32,000

NIC
$200.00/SF

20.00
10.00
2.00
1.50
5.00
15.00

$32,000

%
%
%
%
%
%

$32,000
$32,000
$32,000
$32,000
$42,720
$44,856

$322.40/SF

5 Roof Repairs at Inside Corners of Wing Connections
Roof Replacement (North inside corner: 160 SF; South inside corner: 320 SF)
Remove the existing membrane roofing and flashings
down to the wood sheathing, and abate hazardous
materials. Replace heavily deteriorated wood board
480 SF
sheathing as required (ARG assumes approximately 20%
of the sheathing boards will need replacement.

$6,400
$3,200
$640
$480
$2,136
$6,728

$51,584

$150.00

$72,000

Install new SBS membrane roofing and strip flashings (or
similar Class A, 20-year minimum warranty roof system).
Temporarily remove and reinstall clay tile as required in
order to tie in new roofing to existing.
Subtotal: Direct costs

Prepared by KPJ Consulting

$150.00/SF

$72,000
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Architectural Stabilization
Item Elemental Format
Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Quantity Unit

20.00
10.00
2.00
1.50
5.00
15.00

%
%
%
%
%
%

Unit Cost

Total

$72,000
$72,000
$72,000
$72,000
$96,120
$100,926

$14,400
$7,200
$1,440
$1,080
$4,806
$15,139

$241.80/SF

$116,065

6 Miscellaneous Items
Pool Room Skylight
Carefully slide glazing back into position and temporarily
secure in place. If slipped glazing cannot be
repositioned, carefully remove and salvage for future
restoration.
Cover the entire skylight with clear plastic sheeting. Tape
all seams, and affix as required to secure sheeting in
place.
Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

7 Exposed Concrete Reinforcement
Monitor conditions only until restoration work
can be performed.
If conditions worsen, use a stiff bristle brush to remove
loose concrete, rust and salt deposition.
Degrease the exposed metal with an appropriate solvent,
and apply a rust conversion coating.

50 EA

$1,200.00

$1,200.00/EA

20.00
10.00
2.00
1.50
5.00
15.00

$1,934.42/EA

$60,000

$60,000

%
%
%
%
%
%

$60,000
$60,000
$60,000
$60,000
$80,100
$84,105

$12,000
$6,000
$1,200
$900
$4,005
$12,616

$96,721

By Owner

Subtotal: Direct costs

Prepared by KPJ Consulting
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Architectural Stabilization
Item Elemental Format
Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA

Quantity Unit

20.00
10.00
2.00
1.50
5.00
15.00
10.00

Unit Cost

Total

%
%
%
%
%
%
%

Total

8 Debris Removal
Debris removal by a hazardous material contractor for
the second floor classroom spaces and adjacent hallway,
and for the second floor kitchen
Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Prepared by KPJ Consulting

480 SF

$50.00

$50.00/SF

20.00
10.00
2.00
1.50
5.00
15.00

$80.60/SF

$24,000

$24,000

%
%
%
%
%
%

$24,000
$24,000
$24,000
$24,000
$32,040
$33,642

$4,800
$2,400
$480
$360
$1,602
$5,046

$38,688
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Architectural Stabilization
Item Elemental Format
9 Building Monitoring
Battery operated smoke detector
Security cameras on street lights, wiring from utility
Subtotal: Direct costs

Markups
General Conditions
General Requirements
Bonds
Insurance
Contractor's Overhead & Profit
Design contingency
Cost escalation NA
Total

Prepared by KPJ Consulting

Quantity Unit

Unit Cost

Total

30 EA
5 EA

$100.00
$3,500.00

$3,000
$17,500

$585.71/SF

20.00
10.00
2.00
1.50
5.00
15.00

$944.18/SF

$20,500

%
%
%
%
%
%

$20,500
$20,500
$20,500
$20,500
$27,368
$28,736

$4,100
$2,050
$410
$308
$1,368
$4,310

$33,046
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