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OVERVIEW On September 19, 2017 the Stockton City Council approved 

the purchase of two waterfront buildings that will be convert-

ed over the next several years into Stockton’s new City Hall.  

The City engaged the services of LDA Partners LLP and their 

design team to assess the buildings’ existing architectural and 

structural components and building systems with respect to 

the adequacy and capacity to serve the City’s departments 

and Council Chamber.  Based on site visits, available  drawings, 

and conversations with City staff and the building manage-

ment, the team presents its findings in this report.

Contributing Team:

LDA Partner LLP  - Architect

KPFF Consulting Engineers - Structural Engineer

Capital Engineering Consultants, Inc. - Mechanical Engineer

HCS Engineering, Inc.  -  Electrical Engineer

The Waterfront Office Towers located at 501 and 509 West 

Weber Avenue consist of two Class “A” office buildings totaling 

approximately  123,000 gross  s.f. and includes approximately 

400 on site parking spaces. The buildings

are adjacent to existing civic amenities and public uses, in-

cluding an outdoor plaza, the Children’s Museum, Joan Dar-

rah Promenade, and Downtown Marina, as well as San Joaquin 

WorkNet and the Department of Motor Vehicles. It is envisioned 

that the Council Chamber would be located on the

ground floor, as would customer service counters, providing 

convenient public access.

History:

Site development and construction of the two Waterfront Tow-

ers occurred in 1982-83.  The original development planned for 

four buildings and a parking garage.  Over the years various 

tenants have occupied the buildings and constructed interior 

improvements.  However, the buildings cores and shell have re-

mained unaltered.
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Building Profile:

509 Waterfront Tower   

Basement/5 Floors

67,701 sf

501 Waterfront Tower   

No Basement/5 Floors

55,680 sf

Building Heights:  72’-0”

Floor-to-Floor Heights:

  Ground Floor -  14’-0’

 Floors 2,3,4 & 5 -  13’0”

Occupancy Type:  B-2

Original Construction Type:  II-FR

 Concrete structural frame with pre-tensioned

 concrete floor and roof decks

Constructed Under 1979 Building Codes (assumed)

Fire Protection System:

 Sprinklered First Floor Only

 Dry Standpipes Upper Floors

Commentary:

With the exception of the basement at 509, the 501 and 509 

Waterfront Towers are mirror images.  The floor plates are a 

staggered configuration with core stairwells, elevators, and re-

strooms.  Two elevators serve each building, with one in 509 

accessing the basement.  The structure is restrained by means 

of vertical concrete walls running vertically through the struc-

tures, shown as thick walls on the following floor plans.  (Also 

refer to structural assessment).  Interestingly the floor slabs 

are post-tensioned concrete.

The usable floor space meanders around the central stairways, 

elevators, and restrooms.  The core stairwells., elevators, and 

restrooms consume a significant portion of the floor, which is 

5.21.82

7.12.82

8.13.82

BUILDING &

SITE



Building Assessment  -  WATERFRONT TOWERS 

LDA Partner LLP               KPFF Consulting Engineers             HCS Engineering, Inc.            Capital Engineering Consultants, Inc.

Architect               Structural Engineer            Electrical Engineer                Mechanical Engineer

LDA PARTNERS 3

4.08.83

further impacted when a corridor system is introduced.  Re-

gardless, the history of tenants demonstrates the floors do 

function for an office environment.

Exiting:

In accordance with the current Building Code, a corridor system 

is not required to satisfy exiting requirements in a sprinklered 

building.  In an open office plan, the Code requires the sepa-

ration of access to the stairways be separated a minimum of 

1/2 the diagonal of the floor for sprinklered buildings and 1/3 

the diagonal for non-sprinklered buildings.  The existing upper 

floor separation fall roughly 2.5 feet short of the 1/2 minimum 

required.  Due to the structural integrity of the stairwell shafts, 

repositioning of the stair doors is not feasible.  The installation 

of fire sprinklers would resolve this issue.  The separation dis-

tance of exit access can also be accomplished by means of a 

1-hour rated corridor connecting the two stairwells.

The stairwells themselves have compliant 7” risers and 11” 

treads. The clear stair widths to inside of handrail are 41.5”.  

CBC 1011.2, Exception 1 allows a stairway width of not less 

than 36” when serving and occupant load of less than 50 and 

1005.3.1. states “only the occupant load of each story con-

sidered individually shall be used in  calculating the required 

capacity of the stairways serving that story”.

The upper floors gross areas are each 11,537 sf.  Excluding the 

building core elements and future build-out, using a factor of 

100 sf/occupant, the floor occupant load should be less than 

100.  Less than 100 divided by the two stairs equals less than 

50 occupants, therefore the existing 41.5” provides the re-

quired exit width.

 The stairwells are not fire sprinklered.

Exit Stairway
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Basement Floor Plan - 509

Basement Floor Plan

First Floor Plan

2nd, 3rd, 4th & 5th Floor Plans - with Corridor 2nd, 3rd, 4th & 5th Floor Plans - without Corridor

509 Waterfront Tower Floor Plans
(501 similar without basement
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Common Areas

Lobbies:

The ground floor lobbies are well maintained, but a refreshing 

of finishes should be considered.

Restrooms:  At the 509 Tower, the first and fourth floor building 

restrooms have been renovated as recently as four years ago.  

These restrooms have new tile floors and wainscots, paint, sol-

id surface counter tops, and plumbing fixtures.  The remaining 

509 ground floor, third floor, and fifth floor restrooms have not 

been refurbished.  While well maintained, these restroom finish-

es are “tired” and in need of replacement.

None of the 501 Tower building restrooms have not been re-

furbished with exception of newer toilet partition on floors one 

and two.  The existing drinking fountains appear to be handi-

cap accessible. 

This building assessment does not include a CasP certified 

survey for accessibly compliance.  The renovated restrooms 

appear to have addressed accessibility.  However, from obser-

vations it is clear that the existing restrooms not renovated  do 

not meet handicap accessibility Code requirements.  Non-com-

pliance exists in clearances, heights, and locations of various 

fixtures, partitions, counters and circulation.  In particular, the 

ground floor entry vestibules and upper floor entry doors are 

not in compliance.

Due to the anticipated construction to accommodate the City 

departments, the building restrooms are required by Code to 

be accessible.  It appears that within the footprint of the rooms, 

modifications can be made to bring the rooms into compliance.

Elevators:

The original elevator cabs and traction works service the build-

Renovated Restroom 

Unimproved Restroom

Drinking

Fountain
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ings.  The penthouse controls are 1980’s vintage but continue 

to function properly.  The building manager stressed the im-

portance a maintenance/cleaning of the electrical contacts 

located in the penthouse.  Thyssen is currently contracted for 

the maintenance and the building is satisfied the performance 

of the current technician.

Since the installation of the elevators in 1981-82 numerous re-

quirements have been codified with respect to elevators, par-

ticularly with respect to user interface.  Therefore, it is under-

standable the elevators’ hall and car controls have a number of 

non-compliant  issues.  A cursory observation included control 

button shape/size/location, visible and audible signals, hall 

signal location and type, floor designations, verbal annuncia-

tors.  It is recommended that a survey be conducted by a sep-

arate consultant.

Signage:

The interior signage is need of replacement or addition to 

conform to Code accessibility requirements.  Signage would 

include, but not limited to, directories, room identification, re-

strooms, exit and exit access.  It is recommended that a com-

prehensive signage and wayfinding package be developed.

Security:

Both the 501 and 509 Towers have security camera surveil-

lance, however the building manager suggested new cameras 

at 501.  We anticipate that the City’s will review the existing 

systems with respect to its needs.

Communication Providers:

Tower 509 is served by Verizon and Tower 501 by AT&T.

Door Signage

 509 Elevator Lobby

Elevator Control Panel
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Exterior Envelope:

The fenestration is composed of two components.  One, 

a curtain wall system consisting of aluminum framing with 

bronze tempered glass and opaque glass spandrel panels. 

Two, remaining wall elements are either a pre-fabricated or 

field applied “Dryfit” systems.  Dryfit was a proprietary prod-

uct/system of polystyrene and surface coating.  Generical-

ly the system is termed as an exterior finish and insulation 

system or EIFS.

Though popular in the 80’s, EIFS systems became well known 

for failing and water intrusion.  Often the “fix” was the appli-

cation of elastomeric coatings and extensive caulking.  In-

terestingly the building manager reports that no such intru-

sion has occurred in either building, with the exception of a 

condition at the roof parapets.  The roof parapets developed 

cracks at the angle edge top, however patching strips were 

applied and the intrusion ceased.  The finish surface of the 

EIFS is clean and uniform leading to surmise a paint or coating 

has been more recently applied.

At the interface of the Dryvit and curtain wall framing the 

joints were caulked as a standard means of sealing.  The 

caulking is failing a numerous locations, particularly on 

the south and west exposures.  Some joints have been re-

caulked.  It is recommended that all caulking be removed, 

joints cleaned and primed and re-caulked.

Building Perimeter:

At the base of the buildings some minor cracking was ob-

served at the window sills, however this is minor and does not 

appear to have structural implications.  At few locations it 

appears that the adjacent concrete has settled relative to the 

building edge and created gaps at the juncture with the col-

umns.  The concrete should be replaced at these locations. 

Exterior Dryvit and Glazing

Caulk Joint

Slab Settling
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Arcades:

Around most of the buildings are skylite, lean-to arcades.  

The slope glass panels are supported by steel tube framing.  

The glazing is tinted and somewhat hides the accumulation of 

dust and dirt, however, periodic cleaning should be performed.  

The framing is in need of repainting and rust was observed 

inside the gutter troughs.  On a rainy day we observed some 

water build-up at a section of the arcade.  This condition can 

probably be easily corrected. 

Basement:

The 509 Tower has a full basement, 9’0” below the first floor 

level and fully fire sprinklered.  The basement is partitioned 

with steel mesh cages for individual tenant storage.  Some 

cracking of the floor slab is evident.

Some efflorescence was observed on perimeter walls with no 

water intrusion observed and none reported by the building 

manager.  The original construction provided a 4” perforated 

drain around the perimeter of basement which flows into a 

sump pump located in the plaza on the west side of the build-

ing.

Roof:

The roof deck is an exposed concrete deck.  Along the perim-

eter at a roofing material has been applied.  We understand 

the roof does not leak.  Interestingly the original building 

drawings show a concrete roof deck with rigid insulation and 

a roof membrane.

Fire Sprinklers:

Please refer to the mechanical and electrical discussions. 

Lean-to Arcade

Basement Walls

Basement

Roof
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Site:

Parking is provided unrestricted at the buildings with the bulk 

of the site parking within secured gates.  The parking lots are 

appear to be generally  sound.  There is isolated cracking and 

water “bird baths” requiring replacement.  The east driveway 

is signed as entrance only while the west driveway is sign 

exit only.  This provides for awkward circulation.  The west 

drive has the width to accommodate two-way traffic and this 

should be considered.  For Council meetings the gated lot may 

be needed to supplement parking demand.

Pedestrian markings and truncated dome mats are in place, 

however it recommended that a CasP survey of the site be 

performed, particularly considering that this will become a 

public facility.  

Existing landscaping is basic scrubs and conifers and could be 

enhanced. 

Parking at 509 Entry

AC Paving

Parking Island

Landscaping at 509
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Building  

LDA Partner LLP               KPFF Consulting Engineers             HCS Engineering, Inc.            Capital Engineering Consultants, Inc.

Architect               Structural Engineer            Electrical Engineer                Mechanical Engineer

General:  

A site visit to the subject properties at 501 and 509 W. Weber 

Ave, Stockton, California was conducted on 11/21/2017.  In 

addition, the mechanical systems were discussed with Mark 

Grabowski, building manager.  The 1981 original drawing set, 

the 1994 Stockton Savings Bank Remodel drawing set, and 

1997 First American Title 3rd floor tenant improvement draw-

ing set were reviewed.  The buildings are identical, except for 

tenant improvements, and were constructed together.  The 

buildings are 5 stories with rooftop mechanical systems.  The 

509 building has a basement area.  

Rooftop Heating:  

A central rooftop air-handling unit with a hot water heating 

coil provides heating to the building’s hot deck supply duct.  

The unit has 15,300 cfm airflow capacity.  The unit is a “Trane” 

model number CCD-831.  The unit is 35 years old, beyond its 

expected life and should be considered for replacement.

Duct Distribution System:  

The cooling cold deck duct from the rooftop air conditioning 

units and the heating hot deck duct from the rooftop heating 

unit are distributed vertically in shafts at the east and west 

side of the core area to serve floors 2 through 5.  The ducts are 

connected to approximately (18) double-duct terminal boxes 

per floor distributed throughout the floor to provide individual 

zone temperature control.    

Rooftop Hydronic System:  

A heating hot water boiler located in a penthouse mechanical 

room provides heating hot water to the central rooftop heat-

ing unit and also to the building’s heat pump hydronic loop 

as needed.  The boiler is a “Raypak” model number EC-945,  

756,320 Btu/hr output capacity, 80% efficiency.  The boiler 

35 years old, beyond its expected life and should be consid-

ered for replacement.   

HEATING

VENTILATING &

AIR CONDITIONING

SYSTEMS

Air-Conditioning Unit

Cooling Tower & Heating Unit

Boiler
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A Baltimore Aircoil model number VX1-27-3 rooftop cooling 

tower connected to the heat pump piping loop, provides heat 

rejection.  Per the building manager the fill is disintegrating and 

the unit is nearly un-maintainable.  The unit is 35 years old, 

beyond its useful life and should be considered for immediate 

replacement.  

Heat Pumps:  

A heat pump pipe loop is distributed vertically throughout the 

building.  There are 1-inch valves stubbed at floors 2, 3, 4, and 

5 for an available 12 gpm / 5 tons of heat pump capacity per 

floor.  The first floor has a heat pump loop with 1-1/2 inch 

valves at each quadrant.  It was originally anticipated that the 

first floor would be occupied by retail tenants and their spac-

es served by heat pump units.  The 1994 remodel plans of the 

501 building show (16) heat pump units serving the floor with a 

portion of the ventilation air ducted from first floor wall louvers 

and a portion from the rooftop ventilation/cooling system.  

The water is circulated throughout the loop via a base mount-

ed end suction, 5 hp, 133 gpm, pump located in the rooftop 

mechanical room.  There were no operational issues noted with 

the pump.

At the 509 building, in addition to the first floor heat pumps, 

there are (2) heat pumps serving the 2nd floor data room, (1) 

heat pump serving the 3rd floor tenant space and (1) heat 

pump serving a 4th floor data room.

Smaller Air-Conditioning Units:  

Two split air conditioning units were observed at the roof of the 

501 building.  Per the building manager, one unit is abandoned 

and the other unit serves a 5th floor server room.  The unit ap-

pears to be in good working order.

 A “Bard” wall air conditioner serves the rooftop elevator ma-

chine room.  The unit appears to be in good working order.

Split Air-Conditioning Units
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Stair Pressurization and Relief:  The building’s two stairwells 

are pressurized as shown on the 1994 remodel drawings.  An 

inline, 2,600 cfm supply fan is ducted to each stairwell at the 

first floor.  The north stairwell extend through the roof and is 

provided with a 24”x24” relief louver at the door.  The south 

stairwell is provided with a hood at the roof for air relief.  The 

relief system does not have adjustment capability and there 

are no vestibules between the stairwell and the floor, so the 

system does not meet current high rise building stair pres-

surization requirements.  However, it was discussed that the 

building does not need to meet high rise standards and the 

pressurization system may be unnecessary.  

Exhaust Fans:  

A central rooftop exhaust fan (1,400 cfm at the 501 building 

and 1,950 cfm at the 509 building) provides exhaust from the 

toilet rooms.   The fan appeared to have been recently replaced 

and had no operational issues per the building manager.

Basement Ventilation:  

A fan connected to the return duct shaft directs some air to 

the basement storage area.  The basement ventilation rates 

and shaft fire dampers should be further evaluated for poten-

tial upgrades.

Building HVAC Controls:   

The building was originally provided with a pneumatic control 

system.  A control air-compressor is provided in the rooftop 

penthouse mechanical room along with the boiler.   The air 

compressor is a Model 216L-104, manufactured by “Quincy” 

compressor division.  The serial number indicates a 2003 man-

ufacture date suggesting the unit is nearing the end of an ex-

pected life of 15-20 years.  The unit was observed to cycle 

on/off over a 5 minute period indicating a fair amount of leak-

age within the pneumatic system.  Control Air Compressor

General Exhaust Fan
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The double-duct terminal boxes have pneumatic dampers and 

are controlled via a pneumatic thermostats. 

The first floor heat pumps have individual digital thermostats 

for control.

A “Johnson Metasys” digital control system was added with 

a central computer located in the first floor janitor’s space.  

The system is capable of monitoring and enabling the rooftop 

equipment, and enabling the first floor heat pumps (by quad-

rant).  In addition, it can close the main hot and cold deck floor 

level dampers.

As the rooftop air-conditioning units are replaced, and as 

zones are remodeled with new terminal equipment, it is recom-

mended that pneumatic system be eliminated, and direct-digi-

tal controls used and connected to the central “Johnson” sys-

tem for energy saving, comfort, and operational maintenance 

improvement.

Roof Plan
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PLUMBING

SYSTEMS

Domestic Water Booster Pumps:  

A 3 HP domestic water booster pump is provided at the first 

floor of the building to provide pressurization.  The gauge at 

the outlet indicated 80 psi.  There we no issues observed with 

the unit.

Water Heaters:  

“Rheem” Model number EGSP15, 15 gallon, 1500 Watt, Electric 

water heaters are provided at each floor’s core toilet rooms to 

provided domestic hot water.  The units are located above the 

ceiling.  The units were reported to have been  replaced within 

the last 6 years.

Piping:  

The domestic water piping observed was copper and the waste 

and vent piping was cast iron.

Storm Sump Pump:  

The 509 building has a basement with a perimeter drainage 

system.  The piping extends to a manhole in the plaza area at 

the north east side of the building.  The discharge from the 

storm sump pump extends to the adjacent storm manhole 

where it is discharged to the river.

Future Grease Interceptor:  

Three large manholes were observed in the plaza area at the 

north side of the 501 building.  The building manager thought 

that these were provisions for a future grease interceptor for 

a kitchen area.

Fixtures:  The plumbing fixtures at the toilet room visited were 

in good working order.  The fixtures were vitreous china with 

sensor controls.  Roof Drains / Overflows:  Roof drains and with 

dome covers and adjacent 2” high overflows were observed 

with no issues.  Hose bibs on roof:  Hose bibs are provided at 

the roof for maintenance.

Domestic
Water
Booster
Pump

Water Heater

Piping Systems

Storm Sump Pump

Fixture

Roof Drain                   Hose Bib
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FIRE

SPRINKLER

SYSTEMS

Riser:  

A first floor fire riser room contains the combination sprinkler 

/ wet standpipe riser.  The riser has a monitored shut off valve 

and a monitored flow switch.  The pressure gauge at the 509 

building read 70 psi when observed.  The main sprinkler test 

drain was also located at the fire riser room.  A hose is required 

to be connected and extended outside of the building to per-

form the test.

Fire Department Connection:  

Fire Department pressurization of the sprinkler and standpipe 

system is via hose connections at the west side of the 501 

building and the south side of the 509 building.  

Standpipes:  

A class I standpipe system is provided with hose connections in 

each stairwell at each floor and at the roof.

Fire Hose Cabinets:  

Class II fire hose cabinets are provided at each floor and at the 

roof level.

Sprinklers:  

The first floor of the buildings and the basement area of building 

509 are provided with an automatic sprinkler system through-

out.  The upper floors do not have sprinklers.  Pendant sprin-

klers were observed with concealed heads at the lobby area.  

In accordance with current Code and the City of Stockton Fire 

Sprinkler Ordinance, both buildings should be entirely sprin-

klered.  We believe COS Fire Prevention shares this opinion.

We anticipate a booster pump will be required, along with a 

small jockey pump for pressure maintenance.  A new room at 

the ground level at the fire riser location should be planned to 

incorporate the pumps and panels.  It is expected that the ser-

vice size to the building is adequate as more flow is not likely 

Fire Dept. Connection

Fire Riser

Fire Hose Cabinet

Concealed Sprinkler

Pendant Sprinkler
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needed, just more  pressure to service the top floor.  Each floor 

will need a monitored sprinkler valve with a test drain.  It is an-

ticipated that one of the two existing stair standpipes (in each 

building) will need to be increased in size to 6” minimum and 

would serve as a Combination Standpipe supplying sprinkler 

flow to each floor’s zone supply valve,  

Refer to the electrical assessment regarding the pump gener-

ator backup.

Standpipe
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Existing Conditions:  

Electrical Service:  The buildings were constructed for multiple 

tenants.  The original concept was to divide the building into 

small tenant spaces (approximately 20).  Each tenant space 

was to be on a separate meter which would cover the plug and 

lighting load for the tenant space.  The building’s air condition-

ing, elevators, and core were on one meter.

There are electrical panels in the tenant spaces.  There are ser-

vices for a cell tower.

During the 1994, Stockton Savings Remodel, the existing ser-

vices were tapped to provide a 600 amp service for the bank 

which powered their tenant space, but it is not large enough for 

the entire building.

Emergency power:  There was no central emergency genera-

tor.  Emergency lighting was battery powered.  The 1994 re-

model added a central UPS which is still on site, but the system 

is past it’s useful life and needs to be removed.

Recommendations:

The electrical services should be removed and replaced with 

a large single meter service (plus a 3 meter section for cell 

companies).  This will be a challenging installation because of 

the transition of the building from the tenant lease space to 

City space.  The replacement would require a shut down of the 

building for 3-4 days while the equipment is being removed, 

the new equipment installed and the feeders to the panels re-

connect.

The timing of the service replacement will be  challenging.  The 

best time is when the building is empty or under complete City 

usage.   The City may not be able to remove power to tenant 

spaces for 4 days while they are leased, but may not want to 

remove power to their own space for 4 days after they are 

moved in.

ELECTRICAL

SERVICE

DISTRIBUTION

Meter Banks
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The electrical service will need to be upgraded to accommo-

date an electric fire pump if a diesel fire pump is not installed.  

Electrical panels for City usage should be centralized into 

electrical closets to avoid contact with unauthorized people.

Emergency power:  A central emergency generator should be 

installed for building egress, City Council Chamber and City 

Manager operations.  With the reliability of PG&E electrical 

service an emergency generator is not generally required for 

the fire sprinkler booster pump.  However if a generator is pro-

vided, the booster pump could also be tied to the emergency 

generator.

Main Service
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LIGHTING Existing Conditions:

Interior: As a building that has had tenant changes over time, 

the lighting has changed in each tenant space.  There is no 

central lighting system to buildings.  There are a variety of 

lighting types, styles, and lamping.

Exterior:  There is very little exterior lighting.  The exterior light-

ing on the building that exists today are small residential style 

motion sensor dual head light units.

The Parking Lot has inadequate light for public and city em-

ployee security.  The style is dated and requires a lot of main-

tenance.

Recommendations:

Exterior lighting should be updated immediately for safety and 

to light around the building.

Ceilings will have to be replaced during the installation of fire 

sprinklers.  At that time, new LED lighting can be installed.  This 

will reduce power consumption, provide better quality of light-

ing and reduce maintenance.

Hallways, City Manager and Board Room can be connected to 

a new emergency generator power source if provided.

Exterior Lighting

Tenant Lighting
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Existing Conditions:

There is a telephone backboard in the electrical room in each 

building.  From that point, tenants did what they needed for 

communication needs for their tenant suites.

There is a fire alarm system in the buildings, but the system 

does not provide ADA coverages of strobes in all spaces.  It has 

been added onto several times to cover different tenant needs.

Recommendation:

Extend City fiber to the buildings and then replace data and 

communication cabling on each floor to be part of the City net-

work.

The entire fire alarm system needs to be replaced and brought 

up to ADA standards.

COMMUNICATION

SYSTEMS

Fire Alarm Control Panel
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STRUCTURAL

SYSTEMS

KPFF has conducted a site observation and review of record 

drawings for the buildings at 501 and 509 W Weber Avenue 

in Stockton, California.  KPFF was not the engineer of record 

for the original construction, but we have been provided with 

a set of construction drawings for the original construction by 

Waltry Engineering dated 1981.  Subsequent tenant improve-

ment/select strengthening plans related to the second floor of 

the 501 building by Gamayo Sanchez & Associates Inc., dated 

1993 were also reviewed.  A geotechnical report for the original 

construction was not provided for KPFF’s review.  

Building Construction and System Description:

The subject buildings were designed under the provisions of 

the 1979 Uniform Building Code.  The building construction 

includes poured in place concrete columns and interior shear 

walls supported by deep concrete piles interconnected by pile 

caps and tie beams.  Elevated floor and roof levels include post 

tensioned concrete floor decks 8.5” and 7.5” in thickness re-

spectively.  One significant difference between the two build-

ings is the presence of a full basement level and associated 

post tensioned first floor at the 509 building.  The 509 building 

utilizes a perimeter concrete masonry wall system to support 

the perimeter edge of the first floor post tensioned floor deck 

which varies in thickness between 9” and 7.5”.  Both the base-

ment floor of the 509 building as well as the first floor of the 

501 building utilize a 4” nonstructural slab on grade to form 

the floor system of the buildings.    Exterior façade elements on 

both buildings include perimeter windows, Dryvit walls/para-

pets and integral first floor level canopy system.  

General Condition and Observations – 501 W Weber:

Based on our review of the project, it is KPFF’s opinion that the 

building was designed and constructed in general conformance 

with the typical construction practices of the period.  While the 

building was observed to be in good overall condition, below 

please find a list of considerations/constraints which may im-
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pact future use of the structure.

1.  Design loading for existing post tensioned floor decks 

two through five do not appear to provide sufficient capaci-

ty to accommodate corridor loading of 80 pounds per square 

foot as required by the current edition of the California Building 

Code.  KPFF’s review of record drawings for the construction 

indicates that 50 pounds per square foot was utilized to ac-

commodate offices on the individual floors.  While 50 pounds 

per square foot is the current minimum design load for office 

floors above the first level, the building code has adopted a 

higher load requirement for corridors above the first floor as 

well as a non-concurrent 2,000 pound point load requirement.  

Detailed analysis of the existing construction in conjunction 

with development of tenant improvement plans identifying cor-

ridor locations would be required to validate the floor’s ability 

to support proposed improvements.

Figure 1 - Design Loads

2. Design loading for the existing post tensioned roof 

deck indicates that a roof live load of 20 pounds per square 

foot was included in the design along with 11 pounds per square 

foot of additional collateral load carrying capacity.  While the 

included 11 pounds per square foot is generally adequate for 

support of interior tenant improvements such as ceilings, me-

chanical duct work and electrical conduits it is not adequate 

to support localized loads from new rooftop HVAC equipment 

or similar without completion of detailed analysis of the roof 

structure.  During KPFF’s site walk we observed several pieces 

of new HVAC equipment mounted on the roof which utilize vary-

ing structural supports to transfer loads directly to columns or 

Figure 2 – Roof Load Distribution
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specific areas of the roof which were presumably identified as 

having capacity to support new loads at the time of equipment 

installation.  Future rooftop equipment additions/alterations 

should be anticipated to require supplemental analysis and 

select strengthening of the roof structure.

3. The interior first floor slab on grade is not structurally 

tied to the buildings deep foundation system or associated tie 

beams and is not anticipated to bridge irregularitys in the sup-

porting soil.  While a geotechnical report was not available for 

KPFF’s review, we would anticipate that in an earthquake the 

slab on grade would settle in tandem with the supporting soil.  

While this movement would not be likely to result in a safety 

hazard, we would anticipate damage to interior improvements 

supported on the slab on grade.  Future improvements result-

ing in concentrated loading on the floor system would likely 

require the introduction of isolated footings.  Additionally, fu-

ture ground floor underground utility relocation would be con-

strained by the presence of below grade pile caps and associ-

ated tie beams.  

4. Due to the presence of post tensioned reinforcing in 

the individual floor decks care should be taken to locate and 

avoid reinforcing when installing new tenant improvements 

requiring penetrations in the floor.  Typically, X-Ray or oth-

er nondestructive means of reinforcing location are required 

when installing any penetrations through the floor system.  In-

terior tenant improvement wall anchorage should also consider 

this issue and limit the use of fasteners to those which do not 

penetrate more than ¾” into the existing concrete deck as the 

record drawings indicate that all reinforcing is a minimum of 1” 

clear from the concrete surface (top or bottom).
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Figure 3 – Reinforcing Section

5. Select floor strengthening has been completed on the 

Eastern half of the second floor of the structure.  KPFF an-

ticipates that the subject strengthening was in response to a 

loading requirement similar to Comment #1 above.  While as-

sessment of the specific load carrying capacity of the retro-

fit would necessitate supplemental detailed analysis at a later 

date we do not believe that the strengthening has negatively 

impacted the structure.  Should the existing strengthening re-

main as part of a future tenant improvement we would recom-

mend that care be taken when routing utility’s as structural 

beams up to 30” in depth have been added below the existing 

second floor slab.

Figure 5 – Partial Floor Retrofit
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General Condition and Observations – 509 W Weber:

Based on our review of the project, it is KPFF’s opinion that the 

building was designed and constructed in general conformance 

with the typical construction practices of the period.  While the 

building was observed to be in good overall condition, below 

please find a list of considerations/constraints which may im-

pact future use of the structure.

1.  Design loading for existing post tensioned floor decks 

two through five do not appear to provide sufficient capaci-

ty to accommodate corridor loading of 80 pounds per square 

foot as required by the current edition of the California Building 

Code.  KPFF’s review of record drawings for the construction 

indicates that 50 pounds per square foot was utilized to ac-

commodate offices on the individual floors.  While 50 pounds 

per square foot is the current minimum design load for office 

floors above the first level, the building code has adopted a 

higher load requirement for corridors above the first floor as 

well as a non-concurrent 2,000 pound point load requirement.  

Detailed analysis of the existing construction in conjunction 

with development of tenant improvement plans identifying cor-

ridor locations would be required to validate the floors ability 

to support proposed improvements. 

2. Design loading for the existing first floor post tensioned 

floor deck over basement includes 100 pounds per square foot 

live load in the central lobby and 75 pounds per square foot in 

the two adjacent tenant spaces.  The 100 pounds per square 

foot live loading in the lobby area matches the current lobby 

loading required by the California Building Code. The adjacent 

tenant spaces exceed the 50 pound per square foot loading 

capacity for offices however due to their ground floor location 

the current building code requires corridors to be capable of 

supporting 100 pounds per square foot.  Detailed analysis of 

the existing construction in conjunction with development of 

tenant improvement plans identifying corridor locations would 

be required to validate the floors ability to support proposed 
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improvements. 

3. Design loading for the existing post tensioned roof 

deck indicates that a roof live load of 20 pounds per square 

foot was included in the design along with 11 pounds per 

square foot of additional collateral load carrying capacity.  

While the included 11 pounds per square foot is generally ad-

equate for support of interior tenant improvements such as 

ceilings, mechanical duct work and electrical conduits it is not 

adequate to support localized loads from new rooftop HVAC 

equipment or similar without completion of detailed analysis of 

the roof structure.  During KPFF’s site walk we observed sev-

eral pieces of new HVAC equipment mounted on the roof which 

utilize varying structural supports to transfer loads directly 

to columns or specific areas of the roof which were identified 

as having capacity to support new loads at the time of equip-

ment installation.  Future rooftop equipment additional should 

be anticipated to require supplemental analysis and select 

strengthening of the roof structure. 

4. The interior basement floor slab on grade is not struc-

turally tied to the buildings deep foundation system or asso-

ciated tie beams and is not anticipated to bridge irregular-

ity’s in the supporting soil.  While a geotechnical report was 

not available for KPFF’s review, we would anticipate that in an 

earthquake the slab on grade would settle in tandem with the 

supporting soil.  While this movement would not be likely to re-

sult in a safety hazard, we would anticipate damage to inte-

rior improvements supported on the basement slab on grade.  

Future improvements resulting in concentrated loading on the 

basement floor system would likely require the introduction of 

isolated footings.  Additionally, future basement floor under-

ground utility relocation would be constrained by the presence 

of pile caps and associated tie beams.  Care should be tak-

en when cutting the existing basement floor slab as a 2” thick 

bentonite waterproofing panel system underlays the floor slab.  

Provisions for sealing new slab cuts after reinstallation should 

be included in future design efforts.

Figure 6 - Non-Structural Floor Slab
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5. Perimeter load bearing concrete retaining walls resist 

horizontal soil forces in additional to providing vertical support 

of the ground floor level post tensioned slab.  Reviewed re-

cord drawings indicate that a retaining wall drain system and 

water resistant barrier has been provided around the perime-

ter of the basement.  Efflorescence observed at various loca-

tions around the interior of the basement walls indicate that 

moisture may be penetrating the existing water barrier system 

and working its way through the wall.  While the existing walls 

did not show any visual signs of distress we would recommend 

that the localized areas of water intrusion be repaired to pre-

vent long term corrosion of wall reinforcing.

6. Due to the presence of post tensioned reinforcing in 

the individual floor decks care should be taken to locate and 

avoid reinforcing when installing new tenant improvements 

requiring penetrations in the floor.  Typically, X-Ray or oth-

er nondestructive means of reinforcing location are required 

when installing any penetrations through the floor system.  In-

terior tenant improvement wall anchorage should also consider 

this issue and limit the use of fasteners to those which do not 

penetrate more than ¾” into the existing concrete deck as the 

record drawings indicate that all reinforcing is a minimum of 1” 

clear from the concrete surface (top or bottom).

Anticipated Seismic Performance:

KPFF has reviewed the record drawings for the project with re-

spect to seismic design and detailing standards.  Per the proj-

ect record drawings both buildings were designed under pro-

visions of the 1979 Uniform Building Code which pre-dates the 

1994 Uniform Building Code which is considered a benchmark 

building code due to the fact that it more closely reflects cur-

rent code requirements.  While the current edition of the Cal-

ifornia building Code permits the continued use of structures 

constructed under earlier editions of the code it is important 

to note that there are several triggers in place which could 

Figure 7 – Water Intrusion
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require a seismic retrofit if the structure.  Alterations to the 

interior stair and elevator shaft concrete walls which provide 

lateral resistance to wind and earthquake forces would trig-

ger a building upgrade to current code standards.  Similarly, if 

the functional use of the structures are changed from an office 

or similar occupancy to a more restrictive primary occupancy 

such as assembly occupancy a seismic upgrade would be re-

quired.

To better understand the condition of the existing structures 

seismic force resisting system, KPFF utilized a national existing 

building evaluation standard ASCE 41-13.  The ASCE standard 

provides three tiers of evaluation and assessment for engi-

neers to evaluate existing structures with each of the three 

tiers increasing the analytical effort associated with the eval-

uation.  KPFF has completed the Tier 1 simplified assessment 

and has identified several detailing issues related to the con-

figuration of reinforcing within the structures interior concrete 

shear walls and supporting pile caps which do not permit us to 

classify the structure as having passed the Tier 1 evaluation 

threshold successfully.    While further Tier 2 and Tier 3 ASCE 

evaluations may yield more positive results it is our opinion that 

some degree of retrofit would likely be required to substantial-

ly meet the life safety intent of the current building code.  

The opinions and conclusions developed by this investigation 

are based on engineering judgment constrained by the limited 

scope of the investigation noted above, consistent with that 

level of care and skill ordinarily exercised by members of the 

profession currently practicing in the same locality under sim-

ilar conditions.  KPFF has not completed verification calcula-

tions related to the existing building construction.  No other 

representation, expressed or implied, and no warranty or guar-

antee is included or intended.
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SUMMARY

OF  FINDINGS

Findings Page Recommendations

BUILDING & SITE

1 Separation of exit stairways short by 2.5 feet 3 Sprinkler buildings or construct rated corridors.

2 Stairs rise/run and width comply with Code 3 None

3 Stairwells are not sprinklered. 3 Sprinkler stairwells.

4 Building lobbies "tired". 5 New floor and wall finishes.

5 Only two of the public restrooms have been remodeled, all 

have HC non-compliance issues.

5 Perform CasP survey and upgrade all restrooms for 

accessible compliance and new finishes.

6 Elevator call, car controls, and signage are do not meet 

accessibility requirements.

6 Upgrade call, car controls, and signage.

7 Signage throughout buildings does not meet accessibility 

requirements.

6 Perform CasP survey and add or replace signage as 

required.

8 Security systems subject to review. 6 Evaluate security for anticipated occupancy.

9 Caulking failing at exterior curtain wall/EIFS. 7 Recaulk entire buildings.

10 Concrete flatwork settling a locations at base of buildings. 7 Remove and replace flatwork at suspect locations.

11 Arcade framing in need of painting, gutters rusting, slope 

glazing not draining in isolated locations.

8 Correct deficient conditions and paint framing and 

gutters.

12 Isolated cracking and birdbaths in parking lots. 9 Repair as required.  Also recommend CasP survey of 

site.

13 Landscaping is basic. 9 Consider enhancing landscaping and review 

irrigation.

HEATING  VENTILATING & AIR  CONDITIONING  SYSTEMS

1 Hot water boiler is beyond its expected life. 10 Replace boiler.

2 Rooftop cooling tower is beyond its expected life. 10 Replace cooling tower.

3 Rooftop air-handing unit is beyond its expected life. 11 Replace rooftop air handling unit.

4 Heat pump system has no operational issues. 11 None

5 Elevator machine room air-conditioning unit in good working 

order.

11 None

6 Small rooftop air-conditioning unit in good working order. 11 None

7 Stair pressurization system does not meet high rise 

requirements.

12 Not applicable

8 Toilet room exhaust fan recently replaced. 12 None

9 Building HVAC pneumatic control system dated and leaks. 12,13 Replace Pneumatic system with direct-digital as air 

conditioning units are replaced.
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PLUMBING  SYSTEMS

1 No issues observed with domestic water booster pump. 14 None

2 Water heaters replaced within the last six years. 14 None

3 Copper water piping and cast iron waste and vent piping. 14 None

4 Storm sump pump is operational. 14 None

5 Provisions for future grease interceptor observed. 14 None

6 Various plumbing fixtures are not HC compliant. 14 Perform CasP survey and modify or replace fixtures 

as required.

7 Roof drains and roof hosebib observed. 14 None

FIRE  SPRINKLER  SYSTEMS

1 Fire sprinklers installed in basement and first floors only. 15,16 Install fire sprinkler system throughout both 

buildings, including booster pump and jockey pump. 

Provide new room at ground level to house pumps, 

riser, and panels.  Upsizing of standpipes will be 

required.

ELECTRICAL  SERVICE  DISTRIBUTION 

1 Electrical service provides for multiple tenants. 17,18 Remove and replace services with a large single 

meter service.  Centralize electrical panels into 

electrical closets.

3 Buildings have no emergency generator. 17,18 Installation of a central emergency generator.

4 Fire booster pump will require upgraded electrical service. 18 Upgrade electrical service.

LIGHTING

1 There is a number of lighting systems throughout the 

buildings.

19 Replace fixtures as interior improvements progress.

3 Exterior lighting on buildings and parking lots are at low 

levels.

19 Update lighting immediately.

COMMUNICATION  SYSTEMS

1 Various telephone distribution in the electrical room. 20 Extend City fiber to the buildings and replace data 

and communication cabling on each floor.

2 Fire alarm does not provide Code HC coverages of strobes. 20 Replace entire fire alarm systems in both buildings.

2

3

3
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STRUCTURAL SYSTEMS

1 Post-tensioned floor decks for floors two through five are 

designed for 50 pound/sf and the current minimum design 

load of offices is 50 pound/sf.  However current CBC 

requires 80 pounds/sf  for corridors as well as non-

concurrent 2,000 pound point load .

22,25 Detailed analysis of the existing construction in 

conjunction with development of tenant improvement 

plans identifying corridor locations would be required 

to validate the floor's ability to support proposed 

improvements.

2 Post-tensioned roof decks are not adequate to support 

localized loads of equipment.

22,26 Detailed analysis of the roof structure with respect 

to new rooftop equipment would be required.

3 501 Building - the first floor slab on grade is not structurally 

tied to the building's foundation system and it is anticipated 

that the slab would settle in the event of an earthquake.

23 Be advised that damage to interior improvements 

could occur.

4 501 Building - future ground floor underground utility 

additions/relocations would be constrained by below grade 

pile caps and tie beams.

23 Be advised.

5 Post-tensioned floor decks tendons and reinforcing. 23,27 X-ray or other non-destructive means of reinforcing 

location required for penetrations and anchorage 

systems.

6 501 Building - select floor strengthening performed on the 

eastern half of the 2nd floor.

24 Be advised.

7 509 Building - first floor post-tensioned floor deck, original 

design loads are adequate for the central lobby and tenant 

spaces. However, the slab does not meet the 100 pounds/sf 

for ground floor corridor.

25 Detailed analysis of the existing construction in 

conjunction with development corridor locations 

would be required to validate the floor's ability to 

support proposed improvements.

8 509 Building - the basement floor slab on grade is not 

structurally tied to the building's foundation system and it is 

anticipated that the slab would settle in the event of an 

earthquake.

26 Be advised that damage to interior improvements 

could occur.

9 509 Building - Bentonite waterproofing panel system 

underlays the floor slab.

26 Care  should be taken in cutting floor slab and 

sealing back.

10 509 Building - efflorescence observed at various locations 

of basement walls.

27 Localized areas of water intrusion should be 

repaired.

11 Anticipated Seismic Performance 27,28 It is our opinion some degree of retrofit would be 

required to substantially meet the life safety intent 

of the current building code.  Refer to complete text 

on pages 27 and 28.
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Resources:

The following documents were provided by the City of Stock-

ton and the building management:

• 1981 Original Waterfront Office Towers drawings by Law-

rence Cook Architect

• 1994 Stockton Savings Bank drawings by Rex D. Ramsey 

Architect

• 1996 3rd Floor First American Title drawings by Ramsey Ar-

chitectural Group

Standard of Care:

This assessment was base on site observations, available con-

struction drawings, and conversations with the City’s repre-

sentatives and the building manager.  No invasive investiga-

tion, monitoring, or extensive calculations were performed.  

Recommendations are included in this report for additional,  

detailed scrutiny of the existing conditions.

Services provided by the Architect and his Consultants were 

performed in a manner consistent with that degree of care and 

skill ordinarily exercised by members of the same profession 

currently practicing under similar circumstances.

APPENDIX


