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EXHIBIT 1: 

JOINT TASK FORCE & SUBCOMMITTEE MEETINGS  

BACKGROUND 

A citywide call for nominations to the Task Force was issued for highly-qualified individuals who 

would provide expertise in fields related to the Task Force mission including Architecture, 

Engineering, Urban Planning Education, Facilities Planning, Asset Management, Construction, 

Finance, Business, Real Estate Development and Legal. The City Manager conducted the review 

of submissions as specified in the Resolution, and with input from ACPS regarding its three (3) 

nominees, appointed the following members: 

 Lynn Hampton (Chair), Consultant; former CEO, Metropolitan Washington Airports 

Authority 

 Mignon Anthony*, Executive Director, 21st Century Buildings Program, Baltimore City 

Public Schools 

 Elliott Branch, Deputy Assistant Secretary of the Navy for Acquisition and Procurement 

 Micheline Castan-Smith, Senior Project Manager, Paradigm Development Company 

 Marshall Cook*, Former President, Education Association of Alexandria 

 Dwight Dunton, Founder and President, Bonaventure Realty Group, LLC 

 Amy Liu*, Vice President and Director of the Metropolitan Policy Program and Adeline 

M. and Alfred I. Johnson Chair of Urban and Metropolitan Policy, The Brookings 

Institution 

 Dave Millard, Principal, Avison Young; Treasurer, AEDP Board; Board Member and 

Former Chair, Campagna Center 

 Eric Wagner, Executive Vice President for Insurance and Diversified Operations, MedStar 

Health; former Chair, Alexandria Planning Commission 

*ACPS appointees 

Subcommittees 

Upon engagement, the following subcommittees were formed: 

1. Capital Planning and Implementation (management and governance of capital project 

planning and delivery) 

a. Chair: Elliott Branch 

b. Members: Marshall Cook and Eric Wagner 

2. Alternative Project Delivery Methods (public private partnerships, historic preservation tax 

credits, etc.) 

a. Chair: Mignon Anthony 

b. Members: Dwight Dunton and David Millard  

3. Facility Maintenance and Operations (facility maintenance practices and standards) 

a. Chair: Amy Liu 

b. Members: Micheline Castan-Smith and Lynn Hampton 
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The Joint Task Force began meeting in June 2017. During introductory meetings, three 

Subcommittees were formed, each with three members. Subcommittees began meeting in late 

August 2017 and early September 2017. The following details the entirety of meetings held by the 

Joint Task Force and each Subcommittee.   

Meeting List  

Joint Task Force 

 June 27, 2017: Joint Task Force Meeting #1 

 July 13, 2017: Joint Task Force Meeting #2 

 August 10, 2017: Joint Task Force Tour of City Facility Projects 

 August 14, 2017: Joint Task Force Tour of ACPS Facility Projects 

 September 7, 2017: Joint Task Force Meeting #3 

 September 21, 2017: Joint Task Force Meeting #4 

 October 5, 2017: Joint Task Force Meeting #5 

 October 19, 2017: Joint Task Force Meeting #6 

 November 2, 2017: Joint Task Force Meeting #7 

 November 4, 2017: Joint Task Force Presentation to City Council (Deliverable 1) 

 November 9, 2017: Joint Task Force Presentation to School Board (Deliverable 1) 

 November 16, 2017: Joint Task Force Meeting #8 

 November 30, 2017: Joint Task Force Meeting #9 

 December 14, 2017: Joint Task Force Meeting #10 

 January 24, 2018: Joint Task Force Meeting #11 

 January 30, 2018: Joint Task Force Presentation to City Council and School Board 

(Deliverable 2)  

Capital Planning and Implementation Subcommittee 

 August 29, 2017: Meeting #1 

 September 25, 2017: Meeting #2 

 October 11, 2017: Meeting #3 

 October 23, 2017: Meeting #4 

 November 6, 2017: Meeting #5 

 November 20, 2017: Meeting #6 

Alternative Delivery Methods Subcommittee 

 September 1, 2017: Meeting #1 

 September 14, 2017: Meeting #2 

 October 5, 2017: Meeting #3 

 October 19, 2017: Meeting #4 

 November 2, 2017: Meeting #5 

 November 16, 2017: Meeting #6 

 November 30, 2017: Meeting #7 
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Maintenance and Operations Subcommittee 

 September 18, 2017: Meeting #1 

 October 16, 2017: Meeting #2 

 October 30, 2017: Meeting #3 

 November 13, 2017: Meeting #4 

 November 27, 2017: Meeting #5 
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EXHIBIT 2: 

MEMO FROM ALEXANDRIA ECONOMIC DEVELOPMENT PARTNERSHIP 

Alexandria Economic Development Partnership led discussion at the October 19, 2017 meeting of 

the Alternative Delivery Methods Subcommittee. The following memo is in response to 

information requested by the Subcommittee.  
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DATE:  October 31, 2017 

TO:  Joint City-Schools Task Force, Alternative Project Delivery Methods Subcommittee 

FROM:  AEDP Staff 

RE:  Status report and information requested 

 

In response to your request, please find below additional information on projects you have identified for 

which alternative delivery method might be of interest or recommended.  We have grouped them into 

themes, providing information about each site (likely not new information) and general comments on 

status or market intelligence, where applicable.  

We have also provided a list of projects tracked in Virginia by McGuire Woods consulting that have used 

or been proposed under the Public-Private Education and Infrastructure Act of 2002, and identified 

examples from other jurisdictions that may prove instructive to review.  

• Privatization, Redevelopment or Transfer of City/School-owned assets to a different entity: 

 

o Torpedo Factory - building & land owned by the City of Alexandria;  

▪ managed by a combination of City Departments- Parks, Recreation & Cultural 

Activities and General Services  

▪ City took over management effective 7/1/16  

▪ Previously managed (programming, tenants, rental for special events, etc.) by a City-

appointed Board  

▪ Prior to that, managed (all of the above activities) by an Artists’ Association 

 

Maintenance needs- June 2017 update: The Torpedo Factory Art Center was included in the 

FY 2015 Building Assessment. The Building was rated a Grade “C” and the assessment 

identified a total of $13M in capital replacements that will be required over the next ten 

years with approximately $690,000 of them required over the next two years including 

window replacements, water heater replacement and wiring replacements. Due to funding 

constraints, the only source included in the FY 2017 – 2026 proposed CIP for the Torpedo 

Factory Repairs project is the remaining project balance of $290,000 at the end of FY 2016 

2nd Quarter to partially address these capital replacement requirements as well as any 

unanticipated capital repair needs at the facility. 

 

➢ Subcommittee questions raised at October 19, 2017 meeting: 
▪ Is the use of the Torpedo Factory legislated? 

Historic use of building appears to be the backbone for current use- not legislation 
− The City of Alexandria bought the buildings from the Federal Government in 

1969- after which they sat vacant until 1974 when the Torpedo Factory 
Artists’ Association (TFAA), a group of artist volunteers, worked with City 
staff to remove debris, erect studio wall, reconnect electricity and plumbing, 
and repaint the exterior of the building- all part of an adopted art center 
plan. The center opened to the public on September 15, 1974. 
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− The building underwent a major renovation from 1982 to 1983 as part of the 
City’s waterfront development plan- the factory was gutted entirely, 
including all pipes, electrical units, windows, and flooring, the second floor 
was constructed to include stairwells and HVAC was installed. 

− In 2007, following City Council’s adoption of the Mayor’s Economic 
Sustainability Work Group recommendations, an operational assessment of 
the Torpedo Factory building was produced by the TFAA (who had been 
running the building since 1974) that resulted in the creation, by City 
Council, of a mixed artist/non-artist Board called the Torpedo Factory Art 
Center Board (TFACB). More background is available here.  

− TFACB ran the Factory from 2010 until they disbanded in 2016- the City of 
Alexandria then took over running the building. In February 2017 the City 
began an engagement process to develop a set of goals and strategies for 
the TFAC which will help determine the appropriate governance structure for 
successful continued operation and long-term sustainability. This robust 
community process includes internal and external stakeholders as well as 
the broader Alexandria community.  That process is still ongoing. 
 

▪ Is there any debt associated with the asset? 
− No – it is owned out right. 

 
▪ From an operational standpoint, do the rents collected pay all of the bills? Is it a 

‘money winner’ or ‘money loser’ for the City? 
− General Services reports that the asset is operating net neutral and that 

there is no capital reserve built into the rental rates. The rent collected pays 
for basic maintenance of the facility. According to the January, 2016 
Business Analysis & Recommendations report, average rent paid by artist 
tenants is $15/SF with an annual escalation of 3%. 
 

▪ Where do the artists come from? 
− Some are local, some are regional.  A full census of artists should be 

available through the City’s Office of the Arts.  
 

▪ The Torpedo Factory is the single most valuable piece of property the City owns – 
opportunity cost - there is underfunding for critical projects. Has the City ever issued 
an RFP to the general development community to provide thoughts/ideas for this 
space? 

− No, In February 2017 the City began an engagement process to develop a set 
of goals and strategies for the TFAC which will help determine the 
appropriate governance structure for successful continued operation and 
long-term sustainability. This robust community process includes internal 
and external stakeholders as well as the broader Alexandria community.  
That process is still ongoing- background information here. 

− This process was promised when the City assumed operations back in July 
2016, as an interim measure, and was intended to calm fears that the 
building may not remain an art center. The City Manager promised that 
within a 3-year timeframe, the best model for operating the facility would be 
determined.   
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− Now is an appropriate time for the Joint Facilities Task Force to recommend 
that the City investigate alternative models.  
 

▪ Has the City ever received any unsolicited offers?  
− No. In 2016, there were a few interested parties preparing unsolicited offers, 

but feedback received from City staff was that unless it was an offer to 
operate the building as an art center, any new offer would be considered 
inconsistent with current policy and would not be taken forward to City 
Council for consideration. 

 

o Fitzgerald Square- The City’s Waterfront Plan calls for a new public plaza at the foot of King 

Street called Fitzgerald Square. The plaza encompasses the City owned properties of 1 & 2 

King Street (Old Dominion Boat Club-ODBC building and parking lot), and the existing King 

Street Park, totaling about one acre of land. When the ODBC moves to Prince Street, the 

City plans to create an “interim” public space to enjoy until construction begins on the 

permanent park. Cost estimates for the permanent state are $14M. 

▪ Programming of park space- Department of RPCA 

▪ Management of on-park vendors (water sports, ice rink, food, etc.)- TBD 

 

➢ Subcommittee questions raised at October 19, 2017 meeting: 

▪ Are there resources to program or make the park active? 

− No. Currently the City budget includes funding for demolition, design and 

construction of the interim park, but does not include operating or 

programming resources. 

 

o Gadsby’s Tavern- building & land owned by the City of Alexandria 

▪ managed by a combination of City Departments- Office of Historic Alexandria and 

General Services  

▪ The City was granted the buildings from the American Legion Post #24, which 

preserved the buildings from demolition in 1929; American Legion remains a tenant 

▪ The two historic buildings operate as a museum with restaurant space located in a 

portion of the 1792 building.  

▪ The City leases the restaurant to an “experienced contractor to operate a Federal-

era themed restaurant;” RFI sent out earlier this year- there are very few operators 

who focus on this kind of experience. 

 

➢ Subcommittee questions raised at October 19, 2017 meeting: 

▪ Does Gadsby’s make money?  

− General Services reports that they operate net positive. Part of the funds in 

CIP would be put toward making the banquet hall ADA compliant and could 

potentially provide more appeal from an operating standpoint.  

▪ Based on the deed from the American Legion, if in perpetuity, can we change use? 

Are there limitations on the entire building?  

− Need to follow up with the Office of Historic Alexandria. 
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▪ Has the City ever applied for a grant to do work on building?  

− No. The Office of Historic Alexandria would be the appropriate department 

to lead that proposal. 

 

o City Hall- building, land and parking garage owned by the City of Alexandria 

 

➢ Subcommittee questions raised at October 19, 2017 meeting: 

▪ Changing use of City Hall is controversial, but have there been discussions/ideas 

about use or changing the mandate of how the property is used?  

− Historically, the first floor was used as part of a larger open air market. That 

use would be of interest- combined with an every-day farmers market on 

Market Square creating an activity and commerce on a regular basis.  

Council chambers and the symbolic seat of government could remain on the 

second floor and upper floor uses could be reevaluated. 

▪ Has a formal RFI ever been solicited? 

−  No. A potential comparable is Manassas Park. They issued an RFI to do a 

swap. An alternative location for City Hall was identified and the existing 

City Hall was leased as private office space.  

 

o Shooting Range- deferred maintenance looming, opportunity for regional solution 

o Impound lot-  not highest and best use within ¼ mile of Metro station 

o George Washington Middle School athletic fields- not highest and best use of property 

adjacent to Metro station 

 

➢ Subcommittee questions raised at October 19, 2017 meeting: 

▪ Arlington did a ‘Christmas tree’ development so the highest buildings are around 

metro stations. Alexandria did not do that, resulting in missed opportunity for 

density at Metro stations. 

 

o Cameron Run Regional Park- ground lease is expiring, alternative uses under consideration 

 

• Creation of New Public Assets 

o New parking garages in Old Town or other parts of the city-  Other jurisdictions in Virginia 

have utilized  

▪ See examples from Culpeper, Fredericksburg, Harrisonburg, Town of Vienna, 

Roanoke (McGuire Woods chart) and the Ballston Mall example in Arlington 

 

• Intervention or Acceleration of Privately-owned Projects  

o Robinson North, East parcel- planned for hotel, retail and significant public and active open 

space; current owners have the property listed for sale, pricing + public benefits required 

make for challenging economics 

▪ See JMU/City of Harrisonburg Downtown Hotel & Conference Center example 

▪ See Virginia Beach Arena example 
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o GenOn power plant- decommissioned coal-fired power plant in Old Town North; desired to 

be an anchor and catalyst, with an arts focus 

➢ Subcommittee questions raised at October 19, 2017 meeting: 

▪ How bad are environmental issues on this site? 

− Unsure, but do not believe the site is more contaminated than others along 

the waterfront and in Old Town North.  Any potential purchaser of that land 

will look at the entire waterfront for a signal of City’s desire to attract 

creative and flexible projects. The site totals 25 acres, though 5.7 acres have 

been subdivided for continued use as a power substation, leaving just over 

19 usable acres on the waterfront for redevelopment. There is an 

opportunity to also consider the construction of marinas as part of 

redevelopment of both the Robinson Terminal North and GenOn properties. 

A P3 structure could be an opportunity to encourage the private sector to 

invest in marina activity.  

 

o Landmark Mall- closed regional mall, controlled by a large mixed-use developer; 

complicated real estate easements and agreements have created years of delay 

▪ Opportunity to use TIF or similar tool to assist with project and inject public uses 

 

➢ Subcommittee questions/comments raised at October 19, 2017 meeting: 

▪ One like example to consider is Fairfax County’s use of a TIF district at the Mosaic. 

How soon will this development happen? 

− Redevelopment will not begin before 2020-  now that the entire site is under 

single ownership/control (with a joint venture pending for the remaining 1/3 

of the site), development looks more promising. A revised plan that is no 

longer restricted by phased development and the need to protect existing 

uses will take shape with the community over the next two years.  

▪ Are there uses we want to see on the West End that we want to include in a revised 

plan? We have to give to get. The City hasn’t been willing to give on things. If we 

won’t put skin in the game to help these projects along, these sites will continue to 

sit. Historic usage in the past is not necessarily the future.  

▪ ACPS should talk to Howard Hughes about the potential of putting a school on this 

site. 

 

o Victory Center- vacant office building within ½ mile of Metro station, currently responding 

to a Federal procurement 

▪ Opportunity to consider alternative uses in advance of sale of asset (if federal 

procurement is unsuccessful) 

 

➢ Subcommittee questions/comments raised at October 19, 2017 meeting: 

▪ What is the timing of the current procurement? 

− Expected to come to a conclusion by December 2017. If Victory Center is not 

awarded the lease, it is likely that the ownership structure of the building 

will change. If we have an interest in this site, now is the time to be thinking 

about it and talking with the existing building ownership. 
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▪ What about using it for consolidating City facilities? 

− It may not meet the needs of existing consolidation efforts- the building is 

too large (600,000 sf) for the City’s office needs and would require creative 

thinking about other City real estate needs. 
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EXHIBIT 3 

MAINTENANCE AND OPERATIONS  

DISCOVERY PHASE ADDITIONAL MATERIALS  

Introduction 

As mentioned in Chapter 2, A2 Services provided support to the Facility Maintenance and 

Operations Subcommittee by conducting a Discovery Phase that included a high-level review of 

existing maintenance and operations practices across several city entities. This included reviews 

of practices related to work order management, preventive maintenance, and turnover activities 

following a capital project. 

In this role, A2 engaged with maintenance and facilities staff and reviewed related materials with 

three entities: City of Alexandria Department of General Services (“DGS”), Alexandria Fire 

Department (“AFD”), and Alexandria City Public Schools (“ACPS”). AFD was included since it 

maintains and operates the fire stations (DGS maintains and operates the other AFD facilities (non-

stations).   

The Discovery Phase work plan was organized into three phases:  

1) Staff interviews  

2) Facility surveys  

3) Additional data and document review and analysis (as available)  

The observations and recommendations provided in Chapter 3 were developed collaboratively 

with staff and Task Force members based on the outcomes and resulting discussion points from 

these activities.  

During the interviews, staff described their current maintenance policies and procedures, 

opportunities and constraints they face, and how they manage and perform preventive maintenance 

including resources such as staff, vendors, and software tools.   

Exhibit: Facility Surveys  

Each entity selected a building(s) to be assessed as part of the effort to collect facility data in 

support of the anecdotal evidence provided in discovery interviews with staff. The facility survey 

is intended to be representative of the broader maintenance and operational issues facing each 

entity and not a formal Facility Condition Assessment (“FCA”).   

The following building(s) were selected by each Department for operational and maintenance 

reviews:   

 City Hall (City, DGS) 

 City Public Safety Center (City, DGS)  

 Fire Station #208 (City, AFD) 

 Cora Kelly Elementary School (Schools, ACPS) 
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The facility surveys that follow this introduction highlight the challenges and accomplishments of 

preventive maintenance as well as areas where greater levels of support is needed. They are 

intended to be representative of the broader maintenance and operational issues facing each entity  

The facility survey was performed and developed by A2 Services, Inc. (A2). DGS, ACPS, and/or 

AFD staff were available at each site visit and escorted A2 throughout to explain components of 

each facility and identify areas of concern within both the site and facility. 

The facility review performed by A2 was not conducted as a formal audit. As such, some findings 

are anecdotal in nature and should be further explored. Each Department was provided the 

opportunity to comment and amend findings in each survey.   
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l p
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The following are the A2 Services response to the A2 Services DGS City Hall request for comments/edits 
by Ms. Donna Poillucci of DGS on November 17, 2017.   

DGS Request for Comment/Edits A2 Response 
Page 2, 1st paragraph, last line – Marvin and the 
other two staff actually are responsible for more 
than three other buildings.  They also maintain 
other parking garages owned by the City and the 
common area by the Torpedo Factory, not to 
include HVAC units in our IT spaces in leased 
space throughout Tavern Square. 

A2 has updated the language in that section to 
reflect the comment. 

Page 3, Finding #3 – the broken valve handles are 
operable.  Please make that change. 

A2 has modified the language to note that the 
valve is operable.  The operability is achieved by 
using a wrench which is not per its’ design and 
will not provide an accurate measurement of 
positioning.  A2 stands by its recommendation 
that valve needs to be replaced. 

Page 4, Fining #10 – Last sentence is incorrect.  
The ceiling unit was repaired and is operable.  It 
was a difficult and time consuming however it 
was repaired prior to your visit. 

A2 does not agree with the DGS response.  As the 
picture highlights the unit is not operable (no 
belts attached).  If the unit has been repaired 
please provide a copy of the completed work 
ticket. 

Page 5, Finding #15 – The comment is subjective 
and not factual.  City Hall had an expansive 
review of its 46+ panel boards in 2013-2014 
which included thermal imaging and checking all 
termination at breakers. Annual visual inspection 
are performed by our Master electrician, if he 
finds any issues or uncovers any heat issues then 
thermal imaging is performed.  There is no code 
requirement for maintenance of electrical panels.   

Please see the attached electrical testing 
standard for consideration.  The City of 
Alexandria should be following the NFPA 70B 
guidelines, which notes that all switch gear over 
1,000 amps needs to be shut down for a full 
cleaning and re-torque of all connections every 5 
years.  At the time of inspection there was no 
visual inspection sticker.  Please forward the 
electrical report to A2.  Finally, A2 recommends 
that an annual inspection sticker be placed on the 
main electrical gear each year at the time of 
inspection. 

Finding #21 – The fire pump test is completed 
annually and is due in October.  Not sure how the 
tag went missing but this pump was inspected 
right after your visit. 

The items was identified as there were no 
markings, test tags or inspection labels visible.  
A2 requests a copy of the test report and that 
test tags be installed. 

Page 6, Finding #26 – This leak is in Market 
Square garage outside the parking office.  There 
is no roof but a plaza above this space.  Please 
refer to the building as a garage and remove a 
roof leak please. 

A2 does not agree with the comment.  Picture 
No. 26 is in the stairwell #1 of the City Hall 
building. 

Finding #27 – Please note that this is also located 
in Market Square Garage. 

A2 does not agree with the comment.  Picture 
No. 27 is in the City Hall building outside room 
3230. 
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Finding #28 – The boiler chimney has had a 
structural assessment performed and found to be 
structurally safe.  The City has a monitoring 
device installed in order to track any changes of 
movement.  This chimney will be demolished in 
the City Hall renovation. 

A2 requests a copy of the structural report.  Item 
can be discarded. 

Finding #30 – We have no knowledge of any 
current leaks through the perimeter walls.  Please 
restate or remove the words pertaining to water 
infiltration. 

A2 does not agree with the comment.  The 
picture shows cracks and areas wherein water 
infiltration is possible. 

Finding #31 – To our knowledge there is no 
current leaks through the skylights.  There have 
been in the past but they were repaired. 

A2 noted this item in the report as it was 
reported by the DGS Building Engineer.  If a repair 
has been made please provide a copy of the work 
order. 

 



 
 

County Requirements NFPA Local Code 

Anne Arundel Per BOCA Code which references NFPA 70B  
 

 

 

 

 

 

 
Arlington 

Arlington County Ordinance states that it shall be the 

responsibility of the owner, or his responsible agent, 

to have a master electrician disconnect all services of 

1000 amperes or larger once every 5 years or less 

and have preventative maintenance performed on 

them per the county's preventative maintenance 

program. 

 

 

 

 

 

 

 
70B 

 

 

 

 

 

 

Arlington County Ordinance 

Section 7-7 

 

 

 

 

Baltimore 

No requirements. Industrial buildings are required to 

have a master on site that keeps a log of work done 

at building. They use to do spot checks but they no 

longer do that due to manpower shortages. 

 

 

 
 

70B 

 

Calvert Per BOCA Code which references NFPA 70B  
Carroll Per BOCA Code which references NFPA 70B  
Charles Per BOCA Code which references NFPA 70B  
City of Alexandria Per BOCA Code which references NFPA 70B  
 

 

 

 

 

 
City of Annapolis 

Switchboards having a capacity of 1000 amperes or 

larger shall receive periodic cleaning and 

preventative maintenance minimum ever 3 years to 

minimize the possibility of fire or catastrophic failure. 

Cleaning and maintenance schedule includes 

coordination of shut down with the utility company. 

 

 

 

 

 

 

70B 

 

 

 

 

 

Section 408.59 as adopted in 

Section 17.16.015 

City of Baltimore No requirements. 70B  
City of Fairfax No requirements. 70B  
City of Falls Church No requirements. 70B  
City of Gaithersburg No requirements. 70B  
 
City of Rockville 

No requirements. They suggest following 

Manufacturer’s suggested maintenance 

schedules. 

 
70B 

 
 

 

 

 

 

 

 
District of Columbia 

Switchboards of 1000 Amperes or Larger; "It 

shall be the responsibility of the owner of a 

switchboard having a capacity of 1000 amperes 

or larger, or his responsible agent to have a 

licensed master electrician disconnect said 

equipment once ever 3 years or less to perform 

prescribed preventative maintenance." 

 

 

 

 

 

 

 

70B 

 

 

 

 

 

 

 

DC Supplement Section 408.23 

Fairfax No requirements. 70B  
Frederick No requirements. 70B  
Howard No requirements. 70B  
Loudon No requirements. 70B  
Montgomery No requirements. 70B  
 
Prince Georges 

Switchboards of 1000 Amperes or Larger with 

aluminum feeders or aluminum bars. 
 

70B 

PG County Subtitle 9   
Section 9-108.01 

Prince William No requirements. 70B  
St. Mary’s No requirements. 70B  
Town of Herndon No requirements. 70B  
Washington No requirements. 70B   

Notes: 

1. NECA Article 230-95. Ground-Fault Protection of Equipment. 

Ground fault protection of equipment shall be provided for solidly grounded wye electrical services of more than 150 volts to 

ground, but not exceeding 600 volts phase-to-phase for each service disconnect rated 1000 amperes or more. The rating of the 

service disconnect shall be considered to be the rating of the largest fuse that can be installed or the highest continuous current 

trip setting for which the actual over current device installed in a circuit breaker is rated or can be adjusted. 

2. NEMA Standards Publication PB 2.1-1996. Section 9 - Maintenance 

Maintenance on switchboards of all Manufacturers should be performed as per specifications. 

 

Generator Thermographic  Analysis 

Maintenance Interval - Semi Annually 

Exercise Requirements - Weekly 

There are no existing require publications. 

Industry standards suggest Thermographic 

Analysis be performed annually. Air Filters Replacement - As needed 

Coolant Replacement - Annually  

Oil Filter Replacement - Annually  

Oil Replacement - Annually 

Fuel Filter Replacement - Annually  

Load Bank Test - Every 1-3 Years 

Oil/Coolant Analysis - Annually 
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th
e 

re
pl

ac
em

en
t 

w
or

k 
an

d 
bu

dg
et

ar
y 

pr
ici

ng
. 

As
 n

ot
ed

 la
te

r 
in

 t
hi

s 
re

po
rt,

 th
er

e 
ar

e 
nu

m
er

ou
s 

ar
ea

s 
w

he
re

 th
e 

w
in

do
w

 s
ys

te
m

s 
ar

e 
fa

ilin
g 

an
d 

sh
ou

ld
 b

e 
re

pl
ac

ed
.  

 On
 th

e 
m

ai
nt

en
an

ce
 s

id
e 

of
 th

e 
fa

cil
ity

.  
M

r. 
Pe

ar
so

n 
ex

pl
ai

ne
d 

th
at

 th
er

e 
ar

e 
th

re
e 

en
gi

ne
er

s 
w

ho
 m

ai
nt

ai
n 

th
e 

bu
ild

in
g 

sy
st

em
s 

su
ch

 
as

 li
gh

ts
, d

oo
rs

 a
nd

 lo
ck

s,
 e

le
ct

ric
al

, p
lu

m
bi

ng
 a

nd
 H

VA
C 

op
er

at
io

ns
 a

nd
 m

ai
nt

en
an

ce
.  

 I
t w

as
 n

ot
ed

 th
at

 p
ro

du
ct

iv
ity

 o
f t

he
 O

&M
 

st
af

f w
as

 li
m

ite
d 

in
 th

e 
de

te
nt

io
n 

ce
nt

er
 p

or
tio

n 
of

 th
e 

fa
cil

ity
 a

nd
 re

st
ric

tio
n 

w
as

 d
ue

 to
 th

e 
na

tu
re

 o
f t

he
 s

ec
ur

ity
 re

qu
ire

m
en

ts
 o

f t
he

 
fa

cil
ity

.  
An

y 
m

ai
nt

en
an

ce
 r

eq
ue

st
 o

r 
re

pa
ir 

ca
n 

po
te

nt
ia

lly
 ta

ke
 3

 ti
m

es
 lo

ng
er

 th
an

 in
 a

 n
or

m
al

 fa
cil

ity
 a

s 
es

co
rts

 a
re

 r
eq

ui
re

d 
an

d 
lo

ca
tio

ns
 h

av
e 

ac
ce

ss
 c

on
ce

rn
s.

  A
no

th
er

 n
ot

ed
 m

ai
nt

en
an

ce
 c

on
ce

rn
 in

 th
e 

de
te

nt
io

n 
ce

nt
er

 p
or

tio
n 

of
 th

e 
fa

cil
ity

 is
 th

at
 m

an
y 

ar
ea

s 
ar

e 
ex

tre
m

el
y 

ha
rd

 to
 a

cc
es

s 
du

e 
to

 h
ig

h 
ce

ilin
gs

.  
Si

m
pl

y 
ch

an
gi

ng
 li

gh
ts

, c
le

an
in

g 
di

ffu
se

rs
 a

nd
 c

ha
ng

in
g 

st
ai

ne
d 

ce
ilin

g 
til

e 
be

co
m

es
 

qu
ite

 d
iff

icu
lt 

an
d 

tim
e 

co
ns

um
in

g.
 I

n 
so

m
e 

ca
se

s 
th

e 
ce

ilin
g 

ar
ea

s 
ca

n 
on

ly 
be

 a
cc

es
se

d 
by

 s
et

tin
g 

up
 s

pe
cia

liz
ed

 s
ca

ffo
ld

in
g 

eq
ui

pm
en

t, 
as

 a
 g

en
ie

 li
ft 

ca
nn

ot
 b

e 
us

ed
. 
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Fo

r t
he

 e
le

ct
ric

al
 e

qu
ip

m
en

t a
nd

 s
ys

te
m

s,
 it

 w
as

 n
ot

ed
 th

at
 M

r. 
Pe

ar
so

n 
ha

s 
st

ar
te

d 
to

 p
ur

ch
as

e 
LE

D 
bu

lb
s 

fo
r t

he
se

 h
ar

d 
to

 a
cc

es
s 

ar
ea

s 
w

hi
ch

 h
av

e 
a 

m
uc

h 
lo

ng
er

 li
fe

 a
nd

 w
ill 

de
cr

ea
se

 h
ow

 o
fte

n 
th

ey
 n

ee
d 

to
 b

e 
ch

an
ge

d.
  A

no
th

er
 n

ot
ed

 c
on

ce
rn

 w
as

 th
e 

cu
rre

nt
 

in
st

al
la

tio
n 

of
 s

pe
cia

liz
ed

 li
gh

t f
ixt

ur
es

 w
ith

in
 th

e 
ce

lls
.  

M
an

y 
of

 th
e 

ce
ll 

lig
ht

 fi
xt

ur
es

 s
ho

ul
d 

be
 re

pl
ac

ed
 b

ut
 a

s 
th

es
e 

fix
tu

re
 a

re
 n

o 
lo

ng
er

 a
va

ila
bl

e 
a 

fu
ll 

re
-la

m
pi

ng
 p

ro
je

ct
 s

ho
ul

d 
be

 c
on

sid
er

ed
.  

 F
in

al
ly

, r
eg

ar
di

ng
 th

e 
ex

te
rio

r 
lig

ht
 p

ol
es

 a
nd

 o
th

er
 h

ar
d 

to
 r

ea
ch

 
ou

td
oo

r e
le

ct
ric

al
 sy

st
em

s a
nd

 b
ui

ld
in

g 
co

m
po

ne
nt

s r
eq

ui
re

 th
at

 a
n 

ou
ts

id
e 

co
nt

ra
ct

or
 b

e 
br

ou
gh

t i
n 

to
 co

m
pl

et
e 

ty
pi

ca
lly

 w
ith

 a
 b

uc
ke

t 
tru

ck
.  

Th
e 

Ci
ty

 o
f A

le
xa

nd
ria

 s
ho

ul
d 

co
ns

id
er

 p
ur

ch
as

in
g 

a 
lif

t s
im

ila
r t

o 
a 

us
ed

 G
en

ie
 S

-6
0.

 
 On

 th
e 

pl
um

bi
ng

 s
ys

te
m

, t
he

 fa
cil

ity
 s

an
ita

ry
 m

ai
ns

 a
nd

 ri
se

rs
 a

re
 re

gu
la

rly
 p

lu
gg

ed
 u

p 
by

 m
at

er
ia

ls 
be

in
g 

flu
sh

ed
 o

r s
tu

ffe
d 

in
to

 th
e 

dr
ai

ns
.  

Th
e 

sit
e’

s 
ca

fe
te

ria
 c

re
at

es
 a

 s
ub

st
an

tia
l a

m
ou

nt
 o

f g
re

as
e 

w
hi

ch
 c

ar
rie

s 
ov

er
 fr

om
 th

e 
gr

ea
se

 tr
ap

s 
in

to
 th

e 
sa

ni
ta

ry
 m

ai
ns

. 
A2

 S
er

vi
ce

s 
re

co
m

m
en

ds
 th

at
 a

 q
ua

rte
rly

 o
r s

em
i-a

nn
ua

l c
on

tra
ct

 b
e 

se
t u

p 
w

ith
 a

 lo
ca

l p
lu

m
bi

ng
 fi

rm
 to

 h
yd

ro
-je

t a
ll 

th
e 

bu
ild

in
gs

 
ho

riz
on

ta
l s

an
ita

ry
 m

ai
ns

.  
Fi

na
lly

, a
s 

sim
ila

r t
o 

th
e 

lig
ht

 fi
xt

ur
e 

ite
m

 n
ot

ed
 a

bo
ve

, t
he

re
 a

re
 c

ur
re

nt
ly

 in
st

al
le

d 
sin

gu
la

r t
oi

le
t a

nd
 s

in
k 

un
its

 w
he

re
in

 p
ar

ts
 a

re
 n

o 
lo

ng
er

 re
ad

ily
 a

va
ila

bl
e.
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M

ec
ha

ni
ca

l F
in

di
ng

s:
 

 
1.

 
Ov

er
al

l t
he

 s
ta

ffi
ng

 le
ve

l a
pp

ea
rs

 to
 b

e 
lo

w
 fo

r o
pe

ra
tin

g 
an

d 
m

ai
nt

ai
ni

ng
 th

is 
co

m
pl

ex
 s

ite
. T

w
o 

ad
di

tio
na

l t
ra

in
ed

 e
ng

in
ee

rs
 

w
ith

 m
ul

ti-
tra

de
 c

ap
ab

ilit
y 

(a
bl

e 
to

 p
er

fo
rm

 H
VA

C,
 E

le
ct

ric
al

 a
nd

 P
lu

m
bi

ng
 r

ep
ai

rs
) 

w
ou

ld
 a

llo
w

 a
 r

ed
uc

tio
n 

in
 o

ut
sid

e 
co

nt
ra

ct
or

s a
nd

 in
cr

ea
se

 th
e 

qu
al

ity
 o

f w
or

k.
  I

t i
s o

ur
 e

xp
er

ie
nc

e 
th

at
 In

-h
ou

se
 st

af
f w

ill 
th

e 
pe

rfo
rm

an
ce

 o
f t

he
 w

or
k 

co
m

pa
re

d 
to

 a
 s

ub
co

nt
ra

ct
or

. T
he

re
 is

 n
o 

pi
ct

ur
e 

at
ta

ch
ed

 fo
r t

hi
s 

fin
di

ng
. 

 
2.

 
Th

e 
bu

ild
in

g 
de

sig
n 

an
d 

se
cu

rit
y 

re
qu

ire
m

en
ts

 s
ev

er
el

y 
ha

m
pe

r o
pe

ra
tio

ns
, m

ai
nt

en
an

ce
 a

nd
 re

pa
ir 

w
or

k,
 th

er
ei

n 
lo

w
er

in
g 

th
e 

pr
od

uc
tiv

ity
 o

f t
he

 e
ng

in
ee

rin
g 

st
af

f. 
 O

ne
 s

pe
cif

ic 
el

em
en

t 
of

 t
he

 b
ui

ld
in

g 
se

cu
rit

y 
is 

th
at

 E
sc

or
ts

 a
re

 r
eq

ui
re

d.
 O

ne
 o

f t
he

 
en

gi
ne

er
s 

ar
e 

re
qu

ire
d 

to
 b

e 
w

ith
 a

ny
 s

ub
co

nt
ra

ct
or

 u
nt

il 
th

ey
 le

av
e 

th
e 

sit
e.

  
Th

is 
re

m
ov

es
 b

ui
ld

in
g 

en
gi

ne
er

in
g 

st
af

f f
ro

m
 

at
te

nd
in

g 
th

e 
O&

M
 re

qu
ire

m
en

ts
 o

f t
he

 b
ui

ld
in

g.
  A

s 
no

te
d 

ab
ov

e,
 a

dd
iti

on
al

 s
ta

ff 
or

 a
 re

vi
se

d 
es

co
rt 

po
lic

y 
co

ul
d 

re
so

lv
e 

th
is 

dr
ai

n 
on

 O
&M

 s
ta

ffi
ng

.  
Th

er
e 

is 
no

 p
ict

ur
e 

at
ta

ch
ed

 fo
r t

hi
s 

fin
di

ng
. 

 
3.

 
As

 n
ew

 e
qu

ip
m

en
t 

is 
in

st
al

le
d 

nu
m

er
ou

s 
pi

ec
es

 o
f 

th
e 

ex
ist

in
g 

eq
ui

pm
en

t 
ha

s 
be

en
 le

ft 
ab

an
do

ne
d 

in
 p

la
ce

, m
os

t 
lik

el
y 

to
 

re
du

ce
 c

os
t. 

So
m

e 
of

 th
is 

ro
of

 to
p 

eq
ui

pm
en

t h
as

 d
et

er
io

ra
te

d 
an

d 
m

ay
be

 c
au

sin
g 

le
ak

s 
at

 th
e 

pe
ne

tra
tio

ns
 th

ro
ug

h 
th

e 
ro

of
. 

Ot
he

r e
qu

ip
m

en
t s

uc
h 

as
 w

al
l m

ou
nt

ed
 e

xh
au

st
 fa

ns
 s

ho
ul

d 
be

 re
m

ov
ed

 a
nd

 th
e 

w
al

ls 
clo

se
d 

to
 s

to
p 

co
ld

 a
ir 

fro
m

 e
nt

er
in

g 
th

e 
bu

ild
in

g.
 

 
4.

 
Th

e 
ai

r h
an

dl
er

 s
up

pl
y 

di
ffu

se
rs

 in
 th

e 
ja

il 
fa

cil
ity

 a
re

 d
irt

y 
an

d 
lo

ok
 to

 b
e 

al
m

os
t c

lo
se

d 
in

 m
an

y 
ar

ea
s.

 T
hi

s 
co

nd
iti

on
 is

 d
ue

 to
 

th
e 

he
ig

ht
 a

nd
 co

nf
ig

ur
at

io
n 

of
 th

e 
sp

ac
e 

be
in

g 
co

nd
iti

on
ed

. I
n 

so
m

e 
ca

se
s t

he
 ce

ilin
gs

 a
re

 a
t l

ea
st

 2
0 

fe
et

 h
ig

h 
an

d 
in

ac
ce

ss
ib

le
 

by
 a

 g
en

ie
 li

ft 
or

 n
or

m
al

 la
dd

er
s.

  A
s 

su
ch

 th
e 

on
ly 

w
ay

 to
 a

cc
es

s 
th

e 
di

ffu
se

rs
 is

 to
 b

ui
ld

 s
pe

cia
liz

ed
 s

ca
ffo

ld
in

g.
  

 
5.

 
Th

e 
ne

w
 a

ir 
ha

nd
le

rs
 in

 th
e 

pe
nt

ho
us

e 
m

ac
hi

ne
 ro

om
 (

R-
3)

 d
o 

no
t h

av
e 

go
od

 c
hi

lle
d 

w
at

er
 fl

ow
. T

hi
s 

ap
pe

ar
s 

to
 b

e 
pa

rti
al

ly 
du

e 
to

 t
he

 o
ve

ra
ll 

sy
st

em
 p

re
ss

ur
e 

be
in

g 
lo

w
 a

nd
 p

os
sib

ly
 th

e 
ch

ille
d 

w
at

er
 p

um
ps

 n
ot

 h
av

in
g 

th
e 

ne
ce

ss
ar

y 
ca

pa
cit

y.
 T

hi
s 

re
qu

ire
s 

fu
rth

er
 in

ve
st

ig
at

ed
.  

 
6.

 
An

ot
he

r p
ar

t o
f t

he
 c

hi
lle

d 
w

at
er

 fl
ow

 c
on

ce
rn

s 
is 

no
 d

iff
er

en
tia

l p
re

ss
ur

e 
co

nt
ro

l f
or

 th
e 

ch
ille

d 
w

at
er

 p
um

ps
 o

n 
th

e 
BA

S 
fo

r 
he

at
in

g 
w

at
er

 o
r 

ch
ille

d 
w

at
er

. 
Th

e 
pu

m
ps

 w
er

e 
ru

nn
in

g 
at

 1
00

%
 a

nd
 s

ho
w

ed
 lo

w
 f

lo
w

 a
t 

th
e 

pe
nt

ho
us

e.
 T

hi
s 

re
qu

ire
s 

ad
di

tio
na

l i
nv

es
tig

at
io

n 
an

d 
po

ss
ib

ly
 re

ba
la

nc
in

g 
of

 th
e 

w
at

er
 s

id
e 

sy
st

em
.  
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7.

 
In

 m
ec

ha
ni

ca
l r

oo
m

 R
-2

, t
he

 a
ir 

ha
nd

le
rs

 in
 th

is 
ar

ea
 s

ho
ul

d 
pr

ob
ab

ly 
be

 s
ch

ed
ul

ed
 fo

r r
ep

la
ce

m
en

t a
lo

ng
 w

ith
 th

e 
ad

di
tio

n 
of

 
a 

he
at

 w
he

el
.  

Th
is 

w
ill 

m
irr

or
 th

e 
sy

st
em

 c
on

fig
ur

at
io

n 
in

 th
e 

R-
3 

m
ec

ha
ni

ca
l r

oo
m

.  
Th

e 
ai

r h
an

dl
er

s 
ar

e 
st

ill 
op

er
at

io
na

l b
ut

 
it 

w
as

 n
ot

ed
 th

at
 c

om
po

ne
nt

s 
su

ch
 a

s 
co

ils
, d

am
pe

rs
 c

on
tro

l v
al

ve
s 

an
d 

ac
tu

at
or

s 
co

ul
d 

fa
il 

at
 a

ny
 ti

m
e.

 
 

8.
 

Th
e 

re
fri

ge
ra

tio
n 

co
nd

en
sin

g 
un

it 
in

 R
-2

 s
er

ve
s 

th
e 

ca
fe

te
ria

 c
oo

le
rs

. T
hi

s 
un

it 
ap

pe
ar

s 
to

 b
e 

im
pr

op
er

ly 
m

ai
nt

ai
ne

d 
by

 th
e 

ca
fe

te
ria

 c
on

tra
ct

or
.  

Th
e 

sy
st

em
 in

st
al

la
tio

n 
is 

po
or

 a
s 

th
e 

un
it 

is 
no

t m
ou

nt
ed

 p
ro

pe
rly

, a
nd

 w
ire

s 
an

d 
ju

nc
tio

n 
bo

xe
s 

ha
ve

 
be

en
 le

ft 
op

en
, e

tc
. 

 
9.

 
Th

e 
ki

tc
he

n 
ho

od
 e

xh
au

st
 fa

n 
be

lt 
ne

ed
s 

to
 b

e 
re

pl
ac

ed
. T

he
 b

el
ts

 s
lip

s 
su

ch
 th

at
 th

e 
fa

n 
ca

nn
ot

 r
ea

ch
 fu

ll 
sp

ee
d.

 T
hi

s 
w

ill 
ne

ga
tiv

el
y 

im
pa

ct
 th

e 
op

er
at

io
n 

of
 th

e 
kit

ch
en

 h
oo

d 
sy

st
em

. 
 

10
. O

ne
 e

xh
au

st
 fa

n 
fo

r 
th

e 
ja

il 
is 

lo
ca

te
d 

on
 a

 lo
w

er
 r

oo
f s

ec
tio

n 
an

d 
ca

nn
ot

 b
e 

pr
op

er
ly

 a
cc

es
se

d.
 A

 s
af

et
y 

la
dd

er
 s

ho
ul

d 
be

 
in

st
al

le
d.

 
 

11
. N

um
er

ou
s 

ex
ha

us
t a

ir 
gr

ills
 in

 th
e 

ja
ils

 h
ou

sin
g 

ar
ea

 s
ho

w
er

 s
ta

lls
 h

av
e 

ru
st

ed
 b

ad
ly 

an
d 

sh
ou

ld
 b

e 
re

pl
ac

ed
. 

 
12

. N
um

er
ou

s 
su

pp
ly

 a
ir 

gr
ills

 in
 th

e 
ja

il 
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EXHIBIT 4 

MAINTENANCE AND OPERATIONS  

Exhibit: Preventive Maintenance Full Time Equivalent Calculations  

The Full Time Equivalent (FTE) Calculations provide a data point of potential staffing and 

resources required to provide Preventive Maintenance (PM) services to a particular locations 

and/or agency.  The calculations highlight where greater levels of support is needed either via in-

house staff or by contractors.   

The City of Alexandria Fire Stations (AFD) were included in the effort due to the relatively small 

scale of the building inventory, allowing it to be performed during the timeframe of the Task Force.  

The scope of the exercise was limited to the mechanical, electrical and plumbing (MEP) equipment 

and systems.  This process can be standardized and utilized by all of the City of Alexandria 

agencies to define basic staffing resources for their portfolio. 

The PM FTE calculation was developed by A2 Services, Inc. (A2).  It is a basic work breakdown 

structure (WBS), wherein the MEP equipment and systems for each of the AFD locations (fire 

stations) has been identified.  A corresponding set of functional tasks are associated with each 

piece of equipment along with the associated hours to complete those functional tasks.  Frequency 

for performing these tasks is also identified.   

The calculation provides the total number of hours required to complete the PM at each particular 

location.  Administrative hours are added to the total (calculated at 65% of total PM hours).  The 

final element of the overall FTE calculation process is to divide the overall total PM hours by an 

annual productive work PM man-hour calculation.  For this effort the total annual productive work 

PM man hour calculation is 990 hours per year. 

This information can be used by AFD as context for analyzing existing resources, whether internal 

or external. A2 did not have the access to information on existing hours being spent in order to 

compare actual hours being spent to the calculation results.  



1 AFD - FTE Calculation 

City of Alexandria - Fire Department

Alexandria - Fire Station 201 Total Hours for PM 135.5
Alexandria - Fire Station 202 Total Hours for PM 167.5
Alexandria - Fire Station 204 Total Hours for PM 287.5
Alexandria - Fire Station 205 Total Hours for PM 267.0
Alexandria - Fire Station 206 Total Hours for PM 98.0
Alexandria - Fire Station 207 Total Hours for PM 94.0
Alexandria - Fire Station 208 Total Hours for PM 138.0
Alexandria - Fire Station 209 Total Hours for PM 348.0

OVERALL TOTAL HOURS FOR PM TASKS: 1535.5

OVERALL ADMIN HOURS ON PM TASKS: 2533.6

DGS - PM Manhour Calculations

Total Annual Hours for one Full Time Equivalent (FTE) 2,080       

Less - Holiday Time (10 days = 80 Hours) 80            
Less - Vacation Time (25 days = 200 Hours) 200          

Total Annual Hours available for Productive Work 1,800       

Less - Non-Productive Factor of 45% 810          

Total Annual Hours of Productive Work for PM Tasks 990          

AFD PM PERSONNEL REQUIREMENT (FTE): 2.6            

Joint Task Force Final Deliverable | January 26, 2018 | Exhibit 4
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