1. Agenda And Packet
Documents:
AUGUST 2, 2021 WORK SESSION AGENDA.PDF
AUGUST 2, 2021 WORK SESSION PACKET.PDF

City of Excelsior
Notice of City Council Work Session
of the Excelsior City Council

NOTICE IS HEREBY GIVEN that the City Council of the City of Excelsior will hold its Work Session
on Monday, August 2, 2021 at 5:30 P.M. at the Excelsior City Council Chambers (339 Third Street,
Excelsior, MN 55331). The Excelsior City Council Chamber has a capacity limit of 20 people to
accommodate social distancing. If the capacity exceeds 20 people, members of the public may attend
via Zoom.
Members of the public may attend the work session by joining via Zoom either online or by
telephone at:
Join Zoom Meeting
https://us02web.zoom.us/j/86904488830
Meeting ID: 869 0448 8830
Dial by your location
+1 301 715 8592 US
+1 312 626 6799 US (Chicago)
Meeting ID: 869 0448 8830

City of Excelsior
City Council Work Session
Agenda
Monday, August 2, 2021
5:30 P.M.
(Please Note: Times Listed Are Approximate)

1.

Call to Order/Roll Call

2. Agenda Approval
3. 106 Center Street Assessment
4. Adjournment

Note:

The purpose of a Work Session is for the Council to discuss matters informally and in
greater detail than is allowed at formal Council meetings. All meetings of the Council
including Work Sessions will be open to the public. While the privilege of participating
in these discussions is generally limited to the Council, staff, and consultants, the Mayor
may open a discussion from the floor.
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MEMORANDUM
Work Session Item 3

Re: 106 Center Street Assessment
Date: August 2, 2021
To: City Council

From: Kristi Luger, City Manager

Representatives from BKV will be at the work session to present their high-level assessment of
potential options for the 106 Center Street property.

First Church Christ Scientist
Assessment Study
City of Excelsior, Minnesota
July 29, 2021
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General Information
The intent of this study is
enabling the City to
decisions. This report will
identifying solutions to
conditions.

to provide tools
make informed
assist the City in
current facility

Action Steps
Next steps for the City of Excelsior should
include:
•

Assessment of if the design concept
meets the City’s needs in order to
pursue in more detail.

•

Establish an anticipated budget for
any recommended corrections and
renovations.

•

Review and establish a time frame for
when
the
project
could
be
constructed.

•

Assessment of possible residential
uses for the site.

Discovery
The study started with a discovery process
where
BKV
Group
obtained
basic
information about the existing facility. The
next step in the study was an on-site
assessment of the building by BKV Group,
which occurred on July 13, 2021.

Facility Assessment
The building was reviewed for physical and
functional issues. Any issues discovered were
documented with text and photographs.
Some issues are simple to correct – some of
the more complicated issues are listed
below.
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Facility Description
Facility Name

First Church of Christ Scientist

Location

106 Center Street
Excelsior, MN 55331

prepared by BKV Group
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Facility Assessment
The purpose of this section of the Study is to document the condition of the existing church. This
information provides the necessary data to enable the City to make informed decisions regarding
how to best address any repairs, upgrades and/or replacements needed. There are two
components to the Assessment:
An on-site Physical Condition Assessment of the building was performed to determine
maintenance issues, safety and code concerns, building systems and finishes that have
exceeded their useful life, and to review how current conditions affect building system
operations and energy costs.
A Functional Assessment was performed through visual observations and discussions with
owner and City leaders. It determined how existing building conditions are affecting staff
operations and the ability to serve the community. The Functional Assessment also examined
how present operations and workflows compare to current recommended best practices in
the industry.
The assessments are intended to provide an indication of the capital maintenance requirements,
potential code and regulatory required upgrades, and other building conditions which should be
considered as part of the facility’s general upkeep as well as part of any building project. This
study does not address areas of the building that are concealed behind walls or locked doors.
A building element or system listed as being in “good” condition should be interpreted to mean
that it is in the first part of its anticipated useful life or that it is aging but has been maintained
exceptionally well such that it’s useful life is extended beyond normal expectations. With the
exception of motor-driven equipment and finishes exposed to hard wear, “good” systems and
elements are not expected to need replacement for 15 or more years.
A building element or system listed as being in “average” condition should be interpreted to mean
that it is in the middle part of its anticipated useful life. “Average” systems and elements are not
expected to need replacement within the next 15 years.
A building element or system listed as being in “poor” condition should be interpreted to mean
that it is in the last part of its anticipated useful life and that the need for replacement is imminent.
The facility assessments were conducted on July 13, 2021 by the following individuals:
•

Bruce Schwartzman, AIA
Partner, BKV Group

•

Aaron Johnson, Architectural
Associate, BKV Group

•

Michael Dugan, Mechanical
Associate Partner, BKV Group

•

Grant Schellberg, Electrical
BKV Group
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A. Building Description
1. Past Use
1. The church was built in 1951. There was an addition built in 1964. The roof was
replaced approximately 30 years ago.
2. Size
1. The building is approximately 7,000 sq ft (3,500 Level One, 3,500 Lower-Level).

B. Site
1. Paving and concrete
1. Main/South entrance sidewalk and stairs show signs of cracking and
heaving/settlement.
2. East entrance steps are cracking and have been patched/caulked over time.
3. Southeast entrance stoop is lower than ½” max at door threshold and has been
heavily caulked.
4. There is an accessible concrete ramp on the west side. The concrete ramp shows
signs of cracking and portions of concrete have broken away.
5. Dedicated parking lot on north side is in fair condition. There are approximately 20
parking stalls, but none are identified as accessible parking. On street parking is
available on 1st Street and Center Street.
2. Site Elements
1. The main (South) entrance stair and East entrance stair handrails don’t meet current
MN Accessibility Code.
2. The West accessible entry ramp does not have any handrails, only guardrails present.
3. There are no truncated dome detectable warnings at the accessible ramp drop-off
zone.

C. Exterior Enclosure
1. Exterior walls
1. The exterior walls are of standard face brick and are in generally good condition.
2. The foundation appears to be in good condition as there is no evidence of building
settlement. However, water infiltration was found in the Lower Level.
3. The exterior soffit at the building perimeter is in poor condition with several areas
patched/repaired.
2. Roof
1. The roofing system is comprised of two different roof types:
(1) The flat roof is a fully adhered EPDM system
(2) The angled roof is a built-up roofing system.
2. Roof coping of both the angled and flat roof are in poor condition and have been
patched in certain areas.
3. Much of the ballast from the built-up roof is detached from the roofing system.
4. Coping of both the angled and flat roof are in poor condition and have been
patched in several areas.
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5. Roof penetrations are in poor condition and don’t have proper counterflashing.
6. Roof overflow scuppers connect to downspouts that daylight onto grade. Overflow
downspouts are damaged and bent.
7. Roof edge/parapet system is wood construction that has been patched and
replaced in several locations.
8. Exterior soffit vents are in poor condition.
3. Windows and Doors
1. Windows on Level 1 are single pane fixed and operable. They don’t appear to have
been replaced and show signs of water infiltration with some rotting wood present.
2. Windows in the Lower Level are mostly glass block, but there are some single pane
windows.

D. Interior Elements
1. Walls
1. The interior walls are generally in fair condition.
2. The gypsum board walls in the offices are in good condition.
2. Flooring
1. Level 1 floors are all carpeted.
2. Lower-Level floors are carpeted or exposed concrete.
3. Where visible, the slab appears to be in generally good condition.
3. Ceilings
1. Ceilings are largely lay-in acoustical ceiling tiles. Ceilings in the basement are in poor
condition (staining, missing, broken, etc.)
2. Ceiling tiles in the basement are stained and deteriorating in several areas in the
basement.
3. From visual observation above the basement ceiling, it is likely the building had
asbestos at some time.
4. Casework
1. Casework in offices on main level is in good condition.
2. Casework in the Lower Level is in fair condition.
5. Doors
1. Doors throughout the building have knob hardware instead of lever hardware.
2. Many doors on the main level are less than 30” wide.
3. Most interior doors do not meet the current minimum push/pull requirements per MN
Accessibility Code.
4. No fire rating labels were found on any doors.
6. Restrooms
1. With the exception of the office corridor bathroom, all bathrooms do not meet
current MN Accessibility Code. Water closets and lavatories are too close to
adjacent walls, and most are missing accessible grab bars.
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7. Stairs
1. North stairwell connecting to the basement does not have required handrail
extensions.
2. Rooms behind the assembly space are only accessible by a set of steps. This is no
accessible means to access these spaces.

E. Vertical Transportation
1. There is no vertical circulation in the building.

F. Fire Protection
1. There is no fire sprinkler system installed in the building.

G. Plumbing
1. Domestic Water
1. The electric domestic water heater has exceeded it’s useful life and should be
replaced. The circulated domestic hot water pump could be reused.
2. The plumbing piping ranges from copper and galvanized for domestic water and cast
iron and galvanized for the sanitary and vent piping. There is some PVC piping very
recently installed for a service sink. The galvanized water piping should be
replaced. The underfloor waste piping should be video investigated to determine
routing and condition.
3. The water service is copper and shows some corrosion. The meter is relatively new. The
service appears to be on the cusp for the existing demand.
4. The gas fired heating, while in fairly good condition is atmospheric and not very
efficient. This unit should be replaced with a modern high efficiency model.
5. There is a relatively new drain tile sump pump assembly and an old sump with
nothing in it. The old sump should be removed and the new sump due to high water
conditions being experienced should be on a continuous power source other than a
car which is the present condition.
2. Fixtures
1. The plumbing fixtures and trim range in age from 1950 to the early 2000’s. While there
is no code issues or functional issues with any of these pieces, nearly all but the most
recent fixtures have lived beyond their useful life and should be replaced.

H. HVAC
1.
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The air handling unit is a conglomeration of various manufacturer’s components of
various ages. The newer pieces are two (2) atmospheric gas fire duct furnaces, a DX
evaporator coil coupled with a new air-cooled condensing unit. The supply fan may be
the original installed in 1950. Overall, while the assembly is in good working condition it
BKV Group Commission #1520.02

doesn’t meet code regarding the need for economizer and is not energy efficient. This
assembly should be replaced with a modern, energy efficient, code compliant unit.
2.

The temperature Control system appears to have been updated several times over the
life of the building. There is a central programmable heating/cooling thermostat tied to
a space sensor for the air handling unit and separate programmable heating
thermostats for the radiation. There is no connection between the heating/cooling AHU
and heat boiler systems. The system and all its components should be replaced.

3.

There is perimeter finned tube radiation throughout the basement and the new additions
that is in fairly good condition but is randomly zoned. Depending on how the building is
reconfigured, the pieces could be reused with new covers and trim.

4.

Each of the toilet rooms is provided with an exhaust fan. Each fan is controlled manually
through a wall switch. While each is operational, this equipment has served its useful life
and should be replaced.

I. Power Distribution
1. Electrical service is from underground single phase 240/120V from a pole on 1st Street.
2. Service metering is in the basement with a 200A disconnect and 200A square D panel.
3. Feeder panels in the main corridor are 60A pushmatic and 40A square D.
4. Wiring method is conduit and AC/MC cable throughout the building.
5. There is no electric heating, electric water heater.
6. There are 2-prong ungrounded receptables in the lobby, main level assembly space and
offices behind the alter, and lower-level south closet.

J. Emergency Power Distribution
1. There is no emergency generator.
2. There was no emergency lighting observed.

K. Lighting
1. Exterior
1. Parking lot has flood lighting on the building and HID pole-mounted light by utility.
2. Exterior lights at every exterior door are controlled by automated soft switches which
are not functioning. Currently, these are operated manually.
2. Interior
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1. Most lighting throughout the building are incandescent or halogen fixtures in lay-in
ceiling.
2. Basement lighting in the Old Fellowship hall are troffers with T12 lamps. Some lights in
the basement level are not functional.

L. Systems and Safety
1. Telephone/Data
1. Service is from an overhead drop from the same pole as electrical service.
2. Fire alarm
1. There was no fire alarm system (horns, strobes, etc.) observed in the building.
2. There are no lighted exit signs.

M. Health and Safety Issues
1. There is no fire suppression system or fire alarm system.
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CITY HALL OPTION
FIRST FLOOR

October 30, 2019
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F i r s t C h u r c h C h r i s t S c i e n t i s t F a c i l i t y As s e s s m e n t S t u d y
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CITY HALL OPTION
LOWER LEVEL

October 30, 2019
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RESIDENTIAL OPTION

October 30, 2019
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