December 28, 2001

Mr. Robert Hurley

Brice Building Company, Inc.

3516 Hessmer Avenue

Metairie, Louisiana  70010

RE:
Camellia Gardens

Dear Bobby,

In response to the letter you received from Howard Montgomery Steger Architects, dated November 29, 2001, please note the following responses to their list of concerns.  Also, please be advised that the air conditioning and plumbing questions should be directed to your mechanical contractor.

Many of the comments (questions) are those that are part of any review and are questions for the reviewer to look at as he studies the drawings, and are not really comments on the information on the drawings.

Except as noted in this letter, we feel that our design is both correct and complete enough to allow you to construct it.  We were not expected to “detail” each item on the drawings and were not paid to do so.  As stated before, we have provided you with a drawing package that is constructable.

From Review:

1) Stair in Building 1 must exit directly to the exterior “Right of Way.”  The 2nd floor door to the stair MUST swing into the stair and there MUST be a proper landing between the door and the first step.  Rails need to be in conformance with ADA guidelines.  Provide Sections and details with dimensions for stair.

A) See our updated drawings that addressed this problem some time ago.  Also see Fire Marshal approved set.

B) We agree with the reviewer on ADA, except that there is no requirement for handrails, as we have an elevator.

2) An isolated machine room needs to be provided for the elevator equipment that has a 1-hour-rated enclosure, as should the elevator shaft.  The elevator equipment room is to have its own (independent) AC unit.

A) Room housing elevator equipment and elevator shaft is rated 1-hour.  The chain link fence in the elevator equipment room separates it from the electrical equipment for the room.

3) Show all of the electrical entrance gear and panels in the Electrical Equipment Room with proper clearances and exits.  (There may not be sufficient room for the Elevator Equipment Room and an Electrical Equipment Room in the space allowed for the “Machine Room” as shown).

A) Size of elevator equipment area was determined from the elevator manufacturer’s information.

B) The electrical equipment will fit in the room with proper clearances.

4) Provide One Line Diagram of Electrical Service and distribution.

A) See Drawing E-11.
5) Provide Plumbing Riser Drawings.  I am not clear that plumbing piping, as drawn, is in compliance with code or if priced as drawn adequate for actual scope of work.

A) Refer to Pontchartrain Mechanical.

6) Where are the water heaters, Domestic for apartments (120°F) with proper storage, for kitchen (160°F), and for Laundries (140°F) as required by Codes?

A) Refer to Pontchartrain Mechanical.

7) Is 1-1/2” service sufficient for the complex’s Domestic Water system?  Seems small, particularly with kitchen, laundry, etc.

A) Refer to Pontchartrain Mechanical.

8) Sprinkler piping run in attics of all (6) buildings is shown in the unheated attic space, which is not per code.  Attic sprinkler systems MUST be dry pipe galvanized systems (one per building).  Space must be provided for each riser, air compressor and tank, etc.  The Fire Alarm System MUST monitor ALL valves in the sprinkler system.

A) See Sprinkler Co. (Coastal Fire Protection) drawings.

9) A separate Fire Suppression System MUST be provided for the Kitchen Hood TIED into the Fire Alarm System.

A) See Sprinkler Co. (Coastal Fire Protection) drawings.

10) Are different densities required for different areas vs. units for the Fire Sprinkler System?

A) See Sprinkler Co. (Coastal Fire Protection) drawings.

11) Can you get away with a 13R sprinkler system and no sprinklers in the attics?

A) See Sprinkler Co. (Coastal Fire Protection) drawings.

12) Confirm the maximum volume of the interstitial space at truss joists for 2nd floor.  I believe that it’s 150 cu. Ft., which means that you need to add one layer of gypsum board per joist to close down the space OR install sprinklers between floor and ceiling.

A) See Sprinkler Co. (Coastal Fire Protection) drawings.

13) Structural DOES NOT SHOW load-bearing walls or size – anything.  The beams to the Activity Room in Building 1 are insufficient.  THE ENTIRE FRAMING SYSTEM NEEDS TO BE ENGINEERED.

A) See Structural Framework Manufacturer’s drawings.
14) The Fire Walls/Smoke Barriers need to be defined, CLEARLY.

A) Smoke and Fire Walls and Partitions are covered by notes on the drawings.

15) The two-story Activity Room needs to be separated from the corridor above with a rated partition.

A) A review of our design for the activity room indicates that we have designed it properly.

16) Sections need to be provided with details showing UL Assemblies (walls, floor/ceiling, ceiling/room) indicating where each assembly starts and stops.

A) Our drawings indicate these assemblies.

17) A section needs to be drawn through the Kitchen Hood and Exhaust Duct and show code required separations between welded steel duct with fireproof insulation and wood framing (18” clear minimum).

A) Refer to kitchen design and fabrication drawings.

18) The Arts and Crafts Room needs to be separated from the facility by a rated partition.

A) This is shown on drawings.

19) The Dining Room is a place of assembly for (90) persons and MUST be separated from the rest of the facility by 1-hour or Smoke Walls/doors.

A) We had separated the areas and the Fire Marshal reviewer said it was not required.

20) The Kitchen also needs to be separated, as does the Employee Lounge.  Two (2) exits from the Employee Lounge need to be separated from each other by 22’, and open out.  Doors need 180° closers.

A) See updated drawings.

21) The Kitchen MUST have hand wash sinks, one for the cooking line, one for the prep/salad area and one for the dishwashing area.

A) See kitchen design and fabrication drawings.

22) I don’t recall seeing adequate air conditioning systems or exhaust systems for the Kitchen.

A) Refer to Pontchartrain Mechanical.

23) Where are the Kitchen Hood Exhaust/Make-up Air/Outside Air System(s)?

A) See kitchen design and fabrication drawings.

24) Where are these roof penetrations?  What is in the Roofing Sub’s Scope of Work?

A) See drawings.

25) There are NO roof vents (eaves nor ridges) as required by Code.  The free area of the roof vents MUST be calculated and shown.

A) See Drawings.

26) There are NO wall details, window details, exterior wall details, eave details, DETAILS.

A) See Drawings.  There are details on eaves, walls, etc.

27) The majority of the ADA details are wrong, refer to notes on the marked-up plans.

A) As I don’t have the marked up plans, we cannot comment on this question.
28) Provide proper details for both sets of stairs (interior and exterior) with railing per ADA.  Provide slopes on landings and treads of exterior stairs as required by Code.  Don’t use a steel pan-type stair (unless galvanized) for the exterior stairs.  (They rust out quickly.)  The stair widths are wrong.

A) All elements of the stairs must meet ADA.

B) Metal in exterior stairs is galvanized.

C) There is no requirement for handrails on these stairs.

Many of the items referred to in these comments seem to indicate that the reviewer did not have the proper drawings or specifications.

The time required to research and answer the items listed in the review is approximately 26 man hours.

Sincerely,

Chuck Dammon

VP/Project Manager

CKD:clh
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