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1 Pohnpei Campus Development  

 Pohnpei Campus 1.1

 

The Pohnpei campus is located on an elongated site that is 67,876m
2
 (16.6 acres) within Kolonia in 

Pohnpei. One of the key features of the site is its two road frontages and the steep shaded slope 

that defines the central area. 

The Fall 2013 Pohnpei campus enrolment (headcount) is 672. The maximum number enrolled 

occurred in Fall 2011 at 845 with this figure not reached since then.  

A headcount of 898 has been provided by the space utilization study as the projected headcount in 

2018. This 5 year projection figure has been used as the basis for the design figure for assessing 

future facilities requirements. 

 

No. Building Description Remarks 

A Administration Building  

B Bookstore  

C I.C. Building/ Electronics Classrooms  

D Classroom Building A  

E Electrical Building  

F Carpentry Shop  
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No. Building Description Remarks 

G Gymnasium  

H Hotel & Tourism Building  

I IT Shop  

J Classroom Building B  

K Vocational classrooms, TSP, UB, CES Two level building, half of the building is not 
used 

L Student Services Center  

M Mechanic Shop  

N Land Grant Building Two level building  

O PSBDC Building Three level building 

P Security Shed  

Q Nahs (removed Fall 2013)  

R Maintenance Building  

 Long Term Vision 1.2

The Pohnpei campus will have facilities to support the following: 

 A campus recognised as the Pohnpei Career and Technical Center 

 Clear vehicle and pedestrian routes onto and through the campus increasing safety of all users 

 A recognisable campus edge through the implementation of a structured campus landscape plan 

 A strengthened interface with the community with increase in facilities for use beyond standard 

workday hours i.e. night classes, block courses 

 Wifi available across the campus 

 Increased access for people with disabilities across the campus and within new buildings 

 Renewable energy and incorporate sustainability measures 

 Buildings that have a reduced maintenance and operational cost through design and selection of 

materials 

Key Moves 

1. New classrooms on upper campus boundary, remove Trio building (Building K) 

2. Construct  new Technical Education buildings 

3. Remove and replace further technical education buildings (Building E,F,M) Create a public 

face to the campus through building design/ signage 

4. Remove Electronics building (Building C) 

5. Remove bookstore (Building B) 

6. Walkway connecting high level buildings and shared path/ service road under the line of the 

mahogany trees 
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View from the shared path under the Mahogany trees looking up to the proposed technical buildings 

 

The following plan depicts the proposed layout with the new buildings identified in red. The 

accommodation schedules listing the functions and areas for the spaces within these buildings are 

contained in Chapter 3.4.2.  

The stages to reach this long term plan are described in the staging plans and the program at the 

end of this chapter. 
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 5 year period – to 2018 1.3
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 10 year period – to 2023 1.4
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 Long Term Vision – beyond 2023 1.5

  



College of Micronesia - FSM Facilities Master Plan, Part 3 - Detailed Report for the Pohnpei Career and Technical Education Center 

 

Beca // 28 February 2014 

6500242 //Rev 3// NZ1-7982770-79 0.79 // page 8 

 Development Staging and Program - Implementation 1.6
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2 Educational Component 

 Key Considerations 2.1

 Classroom utilization levels and utilization rates are in the “high” range throughout the study 

period (see Tables 2.2.1 and 2.2.2). 

 These data indicate an effective utilization of existing capacity, but allow little room for even 

modest enrolment growth over the ten year planning horizon. 

 Enrolment projections suggest a trend of continued growth through 2023 (see Chart 2.2.3).  

Enrolment could reach the peak levels of 2011 again by 2016 and continue growth which could 

exceed the acceptable the “high utilization” range by 2023. 

 Given the Board of Regents‟ Two-Year Action Agenda emphasis on vocational programming, 

additional dedicated classroom space for Vocational Education should receive priority attention. 

 

 Space Utilization  2.2

2.2.1 Pohnpei Campus Utilization Levels (2008-2012) 

 

High (>75%) 
76% 

Moderate (>66%) 0% 

Low (>50%) 24% 

Underutilized (<=50%) 0% 

Total 100% 

 

2.2.2 Pohnpei Overall Classroom Utilization Rate 
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2.2.3 Pohnpei Campus Historic and Projected Enrolment Trends 

 

 
 

Historic Enrolment 

Semester 
Fall 

2004 
Fall 

2005 
Fall 

2006 
Fall 

2007 
Fall 

2008 
Fall 

2009 
Fall 

2010 
Fall 

2011 
Fall 

2012 
Fall 

2013 

Headcount 567 583 620 608 642 712 742 845 771 672 

FTE 571 559 553 583 620 669 721 770 671 586 

  

Projected Enrolment 

Semester 
Fall 

2014 
Fall 

2015 
Fall 

2016 
Fall 

2017 
Fall 

2018 
Fall 

2019 
Fall 

2020 
Fall 

2021 
Fall 

2022 
Fall 

2023 

Headcount 805 828 852 875 898 922 945 968 992 1015 

FTE 713 728 743 758 773 788 803 818 833 848 
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2.2.4 Space Utilization Summary Plan 
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3 Spatial Review 

 Design Concept Plans 3.1

The design concept plans prepared during the site visit in August/September illustrate the option 

developed. They have been derived from a combination of the input received from students, faculty 

and staff, the site visit observation and key messages from the utilization study. These broad 

concepts show the design moves prior to project costing and evaluation against projects identified 

for all other campuses. Refer to Part 2 – Common Report for the full schedule of projects across all 

campuses.  

The concept drawing considers the following inputs from the spatial review: 

 Activity zones 

 Range of people spaces on campus 

 Circulation  - pedestrian and vehicular 

 Building and landscape character 

 Infrastructure including energy efficiency 

 

Key Points for the facilities study: 

1.  Adequate spaces to teach programs 

2. Wi-Fi provision varied across the campus 

3. Building age and size of some rooms don‟t suit the current function 

4. Need for clearly marked parking areas and pedestrian paths as the campus is used for 

access by people other than COM-FSM students 

5. Quiet study spaces for students 

6. Places for small groups to meet/ study outside – huts 

7. More visible public face to the campus  - lower and upper campus seen as one 
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 Focus Group Summary 3.2

3.2.1 Student focus group 

A student focus group was held between 12pm and 1pm on Thursday 30
th
 of August. This session 

provided an opportunity for students to discuss positive features of the campus and any issues with 

regard to facilities on site. Ten student representatives attended the meeting.  

Positive attributes commented on was that there was the availability of a gymnasium and the 

shaded area provided by the mahogany trees. 

Issues raised in order of priority were: 

1. Wi-Fi not available at the upper campus - would be better if Wi-Fi was faster and accessible 

across the whole campus. 

2. Learning Resource Center is not large enough – need for computer area and quiet study area 

especially students that are on the campus all day. 

3. Parking space is a premium especially with the cost of transport around the island. 

4. Electrical classroom is too narrow and size not god enough for a classroom. 

5. Need a waiting place for taxis – maybe a pick up drop off area. 



College of Micronesia - FSM Facilities Master Plan, Part 3 - Detailed Report for the Pohnpei Career and Technical Education Center 

 

Beca // 28 February 2014 

6500242 //Rev 3// NZ1-7982770-79 0.79 // page 14 

6. Need more toilet facilities. 

3.2.2 Faculty focus group  

A staff focus group was meeting was held between 1pm to 2pm on Thursday the 30
th
 of August. A 

similar format was followed to the student focus group. Five faculty staff attended and six completed 

questionnaires were received. 

The issues raised from this group were: 

 The age of the buildings and building condition – termite deterioration in the bookshop and 

hospitality building mentioned 

 The location of the Blue Plate kitchen with gas in the Center of the lower campus  - better to be 

located on the edge 

 Size of the Learning Resource Center and space for quiet study  - the student area next to the 

gymnasium is noisy 

 Place to sit with the removal of the Nas 

 Few two storey buildings to make better use of the site area 

 Not enough parking spaces 

 General thoroughfare right next to the classrooms in the lower campus and the width of the 

walkway 

 No public face to the campus 

 Need for a faculty lounge 

 Need to provide a place for incubator type initiatives, where graduates could have business 

space with assistance available nearby. Possibly a space for contracted food stalls. 

 Lack of signage 

 Wi-Fi 

 PA system for emergency and for communication 

 Provide a space similar to the conference room for clubs, video conferencing 

 Provide a continuing place for botanical garden 

 Number of bathrooms 

 Need lighting throughout the campus especially if it is used at night for classes – this should be 

street lighting along the service road under the mahogany trees 

 Need to become known as Career and Technical Education Center 

 Need for shower facilities in the gymnasium  

 Drinking water provision on site 

 Space in rooms for number of students per class  - often more than 25  

A summary of key points received in the questionnaire are: 

 More parking 

 Larger computer labs 

 Larger classrooms needed 

 Fences and gates to control who is entering and leaving the campus 

 Offices are too small 

 Pedestrians and vehicles need separation 

 Overall the campus is too small for the current number of students and staff 

 Covered area to wait for taxi 

 Classrooms need to be larger for the student class sizes 

 Put a gate on the upper campus to control people walking through the campus 

 Termites through the buildings, doors replaced regularly 

 Too much traffic 
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 Not enough sidewalks 

 Not enough car parks 

 Build two storeys if there is not enough space for new buildings 

 Covered walkways between all buildings 

3.2.3 Staff focus group 

A staff focus group was meeting was held between 2.45pm and 3pm on Thursday the 30
th
 of 

August. A similar format was followed to the faculty focus group. Seven staff and faculty attended 

and six completed questionnaires were received. 

Issues raised for the facilities development plan on the current site for consideration were: 

 Not enough available car park space 

 Age and condition of the buildings  - in order being the Trio building, Electronics building and the 

bookstore 

 Space for quiet study for students 

 Congestion on the building walkways due to width 

 Upper campus not connected to Wi-Fi – need the same level of access across campus 

 More toilet facilities in the lower campus 

 IT space is too small – need to provide storage and a place to fix computers 

 Maintenance space is congested  - need to provide a place to store chairs/ desks 

 For Trio and Gear up programs a place where can have up to 160 parents (80 students attend 

the program) for a meeting 

 

Other points from discussions held with Grilly Jack (Director of Career and Technical Education), 

maintenance staff in the August visit and staff in the earlier July visit are: 

 

 Need to look at consolidation  - identify the buildings that are expensive to maintain that don‟t 

utilise to increase efficiency 

 Large potential for technical education and interface with the community  - providing short 

courses, courses after working hours for the community, providing a location on the edge for 

small business start ups 

 Increase the ability for students able to take courses at both Palikir and Kolonia sites 

 Investigate connection to fibre optic cable on the main road outside the mechanic shop 

 Need for specialized classrooms – practical and theory taught in one room for example 

electronics is project based and relies on attaining competency levels 

 Potential to have advanced training in one location especially those courses that require a high 

cost training equipment 

 Potential for a public face to the campus  

 Acknowledge this is used as a through route for elementary and high school students as it is the 

shortest route and there with no continuous sidewalk on the main road around the perimeter of 

the site. Look at ways to remove pedestrian and vehicle conflict in the main entry parking lot and 

pick up/drop off area 

 Need for clarity and status of the site as a previous munitions store – impact of limiting site 

development 
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Key issues raised in the Focus Groups to inform the development strategy: 
 

1. Facilities issue – There is a need for adequate spaces to teach programs especially 

vocational programs looking into the future course provision i.e. solar, communications 

technology. The building age and size of some rooms doesn‟t suit the current function let 

alone future requirements. A move to more flexible layouts would allow spaces to adapt to 

the requirements of the technical education in future years.  

2. Infrastructure issue - A secure space for servers and providing the same Wi-Fi access 

across both the lower and upper campus was raised by more than one focus group 

3. Site layout issue - Making the most of the current setting of the campus increased visibility 

of the campus boundaries leading to the upper and lower campus being seen as one site. 

Other common issues raised were clearly marked pathways for public access through the 

site at specific times and parking areas separated from pedestrian paths to increase 

safety of students.  

4. Educational outcomes – common across the groups was the need for additional space for 

quiet study and small groups whether this is inside or through the provision of outdoor 

study huts. 
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 Spatial Analysis  3.3

A review of the existing components that contribute to the physical environment and the look and 

feel of the campus are outlined in the following tables. Divided into different aspects these include 

the contextual response to the site, activity zones, building function and form, open space and 

circulation. This analysis forms one of the inputs into the concept development and project 

identification. 

Context and Response – Identifying the Existing Site Features 

Key attributes 

 Two road frontages and entries 

 Long narrow site with the topography  separating the area into an upper and lower campus 

 Views out across the baseball field with cooling breezes under the line of mahogany trees 

 Site is a thoroughfare between two roads 
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Upper campus entry Lower campus entry 

 

  

Views out across the baseball field Undeveloped parts of the site exist along the boundary 
looking down onto the lower level walkway 

 
 

Activity zones – grouping areas with common functions together 

Existing  

 Classroom courses on the lower campus and community facing programs,  vocational shops  and 

gymnasium on the upper level  

 Social and recreational spaces are separated from the quieter classroom activities but there is a large 

distance between the two 
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The bookstore shows how a building can be built at a 
higher level on the site 

Removal of the Nas allows for a review of the pick-up/ drop 
off area at the Lower Campus 

 

Points to consider for future planning 

 The removal of the Nahs from the classroom and entry area enables a review of the activities that can be 

potentially located in this area. Potential to address lack of pickup / drop off space. 

 Increase the public face and interface with the community with any new buildings along the road frontage 

 Review the potential to provide buildings along the boundary of the site 
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Types of people spaces – individual, small groups or communal gathering spaces 

 Areas for small groups along the line of mahogany trees 

 Gymnasium provides a large meeting space 

 Currently use the walkways to sit in the shade 

 

 

  

Areas for small groups to meet are popular on the site …as are quiet places to study outside 

 

Points to consider for future planning 

 Provide areas from small groups (up to 5) outside for quiet study / places to meet away from the classroom 

walkway 
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 Need for a meeting room for club 

Circulation – the way vehicles access the site and how pedestrians move around the site 

 Elementary school and high school student walk through the site as this is the shortest and safest route 

 No service road access through the site for fire fighting  - potential to limit site development 

 Disabled access provided by a new ramp between the upper and lower campus however access across the 

site is not consistent with some teaching rooms only accessible only by stairs 

 Walkways along the classroom block are narrow with a level change on the edge 

 

 

  

Potential for service access across the site by widening the 
current pathway 

Opportunities to provide wider walkways would be an 
advantage as these are used as sitting areas as well as for 
pedestrian circulation 
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Points to consider for future planning 

 Provide a dedicated  and more efficient car park layout that is clearly legible for users 

 Provide a high level terrace for campus students and a low level terrace (shared  road space for 

pedestrians primarily and service vehicles)  

 Provide a clear and consistent  access across the campus for people with disabilities  

Building and landscape character – look and feel of the campus 

 

 No consistent architectural character 

 Significant building on site  PSBDC doesn‟t appear to be on the COM-FSM campus  - public scale of the 

building and entry hidden behind  the Land Grant building 

 Edges of the site are unclear and difficult to read what is the extent of the COM-FSM site 

 Buildings have been converted from other uses - Trio building used to be a dormitory. This means the 

buildings have not been designed for their current functions 

 The greatest asset is the line of mahogany trees providing a place for people  to sit I with the cooling 

breezes and  to look out over the baseball field 
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Variety of building styles, scale and design on the site  - 
look to consolidate building design with any future 
development 

Build on the existing asset  - mahogany lined walkways 

 
 

Infrastructure   - the services that enable the campus to operate  

 Town supply water 

 Town supply connection to waste water  

 Lighting provided on buildings only 

 No access through the site for service vehicles  - firefighting 

 Gas bottles to Blue Plate kitchen 

 Wifi is good to lower campus but not  accesible from the upper campus 

 Fibre optic cable pit outside the mechanic shop 

Points to consider for future planning 

 Provide same level of Wi-Fi speed and connection across both the upper and lower levels of the campus 

 Provide a service road through the site with fire hydrants and capacity for future services  - conduits 

 Pedestrian lighting along the service road 

 Emergency generator 

 Relocate blue plate kitchen out of the center of the site 

 Increase plumbing and drainage on site  for additional bathrooms 
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3.3.1 Existing building profile and considerations for future planning 

Building Outline 

A – Administration Building 

Points to consider for future planning – Consider 

removal to enable land to be utilized for a two level building 

in the long term. 

Building A is the administration building with a 
conference room and the Learning Resource 
Center among other functions 

 

Location for its function – well located next to 
entry 

Quality and suitability of spaces for its function –
LRC is small compared to campus size  

Disabled access   - Ramp access 

Teaching spaces - 2 

Amenities, toilets – 2 mens wc  and 2 urinals, 4 
womens wc (including 2 accessible wc) 

Building condition points - Targeted regular 
maintenance and cleaning. Repair timber 
decking immediately (health and safety issue) 
and steel beam to deck. Repair decay and leaks 
in wall cladding immediately to extend asset life. 

Building age – not available  

B – Bookstore 

 

Points to consider for future planning – Consider 

removal for ramp access at the high level.  

Building B is the bookstore 

 

Location for its function – hard to access for 
deliveries 

Quality and suitability of spaces for its function – 
issues with termites compromises function 

Disabled access – nil (stairs) 

Teaching spaces - nil 

Amenities, toilets  - nil 

Building condition points – Targeted regular 
maintenance and cleaning. Localised structural 
wall and frame repairs required. 

Building age – not available (more than 10 
years) 
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Building Outline 

C – I.C. Building/ Electronics Classroooms 

 

Points to consider for future planning – Consider 

removal.  

Building C is the electronics classrooms and 
faculty rooms 

 

Location for its function – better closer to 
technology area 

Quality and suitability of spaces for its function – 
mezzanine area for faculty compromises cross 
ventilation 

Disabled access – needs to be reviewed for 
adequacy  

Teaching spaces - 2 

Amenities, toilets - nil 

Building condition points - Due to sub-standard 
foundations and evidence of structural cracking 
recommend building is demolished and 
replaced by 2018. In the interim carry out 
minimal maintenance (address any health and 
safety issues e.g. missing beam) only. Run 
asset down and demolish. 

Building age – not available 

 

D – Classroom Building A 

 

Points to consider for future planning – Consider 

widening the walkway for pedestrian access and removal of 

the end of the building for through site vehicle access. 

Building D is a long classroom block 

 

Location for its function – good location in the 
lower area 

Quality and suitability of spaces for its function – 
noise from the walkway is an issue as it is the 
main access way 

Disabled access  - nil 

Teaching spaces - 5 

Amenities, toilets -2 urinals and 2 mens wc, 2 
womens wc  

Building condition points - Targeted regular 
maintenance and cleaning. Repair roof, wall and 
window leaks and male WC immediately. 

Building age – not available 
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Building Outline 

E – Electrical Building 

 

Points to consider for future planning – Consider 

removal to provide through site access. 

Building E is used for electrical instruction. 

 

Location for its function – located close to the 
other instructional facilities 

Quality and suitability of spaces for its function -  

Disabled access - nil 

Teaching spaces - one 

Amenities, toilets - nil 

Building condition points – Targeted regular 
maintenance and cleaning. Localised repairs to 
foundation walls, solid plaster walls and vinyl 
flooring required. Localised electrical 
maintenance required. 

Building age – not available 

F – Carpentry Shop 

 

Points to consider for future planning – Consider 

removal to release land for a specifically designed building. 

Building F is the carpentry shop with a 
mezzanine carpentry classroom and workshop 
below 

 

Location for its function – well located next to 
the main road, more could be made of this 
location 

Quality and suitability of spaces for its function – 
needs to be larger in size for workshop space 
and storage 

Disabled access - nil 

Teaching spaces - 1 

Amenities, toilets  - 2 wc 

Building condition points – Targeted regular 
maintenance and cleaning. Repair leaks and rot 
in soffits/ceilings and replace sections of gutter 
immediately.  

Building age – not available  
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Building Outline 

G – Gymnasium 

  

Building G is the gymnasium with student 
Center adjacent 

 

Location for its function – well located facing the 
main road 

Quality and suitability of spaces for its function – 
adequate, however proximity to student Center 
is an issue 

Disabled access – level access 

Teaching spaces - 1 

Amenities, toilets – 4 mens wc and 3 urinals, 
and 4 womens wc 

Building condition points – Targeted regular 
maintenance and cleaning. Localised repairs 
spalled concrete foundation walls and bathroom 
waste. 

Building age – not available 

H – Hotel and Tourism Building 

 

Points to consider for future planning – Consider 

removal in the long term to release land for two level 

building.  

Building H has the blue plate café, and the Hotel 
and Tourism teaching spaces 

 

Location for its function – well located, close to 
entry 

Quality and suitability of spaces for its function –
could be better located on an edge due to gas 
tanks being currently located in the Center of 
the site  

Disabled access – needs review 

Teaching spaces - 1 

Amenities, toilets - nil 

Building condition points - Targeted regular 
maintenance and cleaning. Repair termite 
damage to windows immediately. 

Building age – not available 
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Building Outline 

I  - IT Shop  

 

Points to consider for future planning – Consider 

removal to provide through site access. 

Building I is a container base building 

 

Location for its function – not adequate, 
occupies critical space 

Quality and suitability of spaces for its function – 
not adequate condition or size 

Disabled access - nil 

Teaching spaces - nil 

Amenities, toilets  - nil 

Building condition points – Targeted regular 
maintenance and cleaning. Localised repairs 
and rust treatment to roof required immediately. 
Repair decay to plywood storeroom floor. 

Building age – not available 

J  - Classroom Building B  

  

Building J is the second dedicated classroom 
block on the site 

 

Location for its function – well located in the 
lower campus 

Quality and suitability of spaces for its function – 
adequate sized rooms 

Disabled access – difficult changes in level, no 
external ramps 

Teaching spaces - 3 

Amenities, toilets  - nil 

Building condition points - Targeted regular 
maintenance and cleaning. Localised roof and 
frame repairs due to tree damage required. 

Building age – not available 

K  - Vocational Classrooms, TSP,UB, CES  

 

Building K is a half utilized building currently 
housing extension programs 

 

Location for its function – could be located 
elsewhere 

Quality and suitability of spaces for its function –
not adequate as building was historically a 
dormitory 

Disabled access - nil 

Teaching spaces - nil 

Amenities, toilets  - not assessed 

Building condition points – Asset appears to be 
structurally unsound and needs immediate 
review by a structural engineer (collapsed 
column and spalled concrete) as it is a health 
and safety risk. $2.68M estimated renewal cost 
(75% of replacement cost) over the next 10 
years. Consider demolition or replacement   
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Building Outline 

Building age – not available 

L – Student Services Center 

  

Building L is the student services Center on the 
side of the gymnasium 

 

Location for its function –well located in close 
proximity to other student services  

Quality and suitability of spaces for its function – 
proximity to gymnasium limits space required for 
quiet study 

Disabled access – level access 

Teaching spaces - 1 

Amenities, toilets  - 1 mens wc and 1 womens 
wc 

Building condition points – Targeted regular 
maintenance and cleaning. Repair leaks to 
Multipurpose room and treat/repair termite 
damage to doors. 

Building age – not available 

M – Mechanic Shop 

 

Points to consider for future planning – Consider 

removal to release land for through site access. 

Building M is the mechanic shop next to the 
carpentry shop 

 

Location for its function – well located with a 
road frontage 

Quality and suitability of spaces for its function - 
adequate 

Disabled access - nil 

Teaching spaces - 1 

Amenities, toilets  - nil 

Building condition points – Targeted regular 
maintenance and cleaning. Repair leaks and rot 
around windows and install missing WC doors 
immediately. 

Building age – not available 
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Building Outline 

N – Land Grant Building 

 

Points to consider for future planning – Consider 

relocation of function within or off site to release area for 

car parking and the frontage. 

 

Building N is a timber and brick land grant 
building; the oldest building on campus 

 

Location for its function – takes up vital corner 
space – rebranding potential 

Quality and suitability of spaces for its function – 
not adequate 

Disabled access - nil 

Teaching spaces - nil 

Amenities, toilets - not assessed 

Building condition points  - not assessed 

Building age – not available (oldest on campus) 

O – PSBDC Building 

 

Points to consider for future planning – Consider 

alternative uses for top floor if required. 

 

Building O has CRE on the lowest level PSBDC 
used by others (Pohnpei State Business 
Development Center) 

 

Location for its function – has good road 
availability and presence 

Quality and suitability of spaces for its function - 
Acceptable and can be retrofitted for other uses 

Disabled access - nil 

Teaching spaces - 2 

Amenities, toilets  - 1 mens and 1 womens 

Building condition points – Targeted regular 
maintenance and cleaning. Localised repairs 
steel frame and masonry walls. Localised 
maintenance required. 

Building age – not available 
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Building Outline 

P – Security Shed 

 

Building P is a security hut 

 

Location for its function – well located on site 
entry 

Quality and suitability of spaces for its function – 
acceptable size 

Disabled access - nil 

Teaching spaces - nil 

Amenities, toilets  - nil 

Building condition points – Targeted regular 
maintenance and cleaning. Tie building to 
adequate foundations prior to next typhoon 
season. Repair water damage/decaying 
plywood linings immediately. 

Building age – not available 

R – Maintenance Building 

 

Points to consider for future planning – Relocate 

maintenance to open up the gymnasium to viewing area out 

to the trees. 

Building R is a container facility for the 
maintenance 

 

Location for its function – well located on the 
edge of the campus but adjacent to what could 
become a public area 

Quality and suitability of spaces for its function – 
adequate, location of function limits view for 
gymnasium adjacent  

Disabled access - nil 

Teaching spaces - nil 

Amenities, toilets  - nil 

Building condition points – Targeted regular 
maintenance and cleaning. Localised repairs to 
metal roof and wall cladding and plywood 
cladding required immediately. 

Building age – not available 
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 Accommodation Review 3.4

3.4.1 Facilities ratios 

Item Number 

Number of students  672 

Number of faculty and staff (from general catalogue 2013 - 2014) 62 

2018 design figure (informed by the projected headcount in the space 

utilization review – Chapter 2 of this report) 

898 

Target faculty and staff (estimated as a proportion of roll) 85 

 

Following is a summary of the target spatial allowance per person for different room uses that has 

been provided by COM-FSM. Where this COM-FSM target figure differs from the American Institute 

of Architects standard this is noted. 

Areas where the space provided does not meet the needs of the number of users or function are 

summarised at the end of the table. This summary forms an input into the future accommodation 

planning and the projects identified for the campus. 

 

Item COM-FSM standard target  Provided on Pohnpei campus 

Parking stalls 1 stall for each faculty, 1 stall for each 

staff member and 10% of students 

To meet the target for a future roll need to 

provide 85 faculty/ staff parking stalls and 98 

student stalls. 

95 stalls are shown on the layout – There is a 

shortfall of approximately 100 parks.  

Alternative modes of travel need to be 

considered in conjunction with Any additional car 

parking spaces that can be allocated on site. 

Toilets  Two indicators  

1. Aim is for toilet block at each 

teaching building  

2. From 2006 – 2012 strategic plan – 

1 female toilet for every 30 

students, 1 male toilet for every 40 

students. Reference taken from 

American Institute of Architects 

10
th

 edition. 

Assumption: no dedicated staff facilities so toilets 

are considered for staff and student use 

Target is based on higher than current number. 

Assume 984 faculty, staff and students require 

13 men‟s toilets and 17 women‟s toilets  

Number currently provided: 21 men (includes 8 

urinals), 19 women.  

Adequate facilities provided 
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Item COM-FSM standard target  Provided on Pohnpei campus 

 Accessible toilet facilities  - One of the toilets in 

the Administration for men and women is 

accessible for people with disabilities  

Drinking water Accessible drinking water Provided as bottled water  

Teaching space 

per person 

25ft
2
 per student (AIA is 30ft

2
) 21 teaching spaces  

5 large classrooms  1100ft
2
 (100msq or over) 

4 technical rooms 750 to 860ft
2
(70-80msq) 

11 medium sized classrooms area 600 to 645ft 
2
 

(55-60msq) 

1 small seminar space 430 to 485 ft
2
(40 to 

45msq) 

Computer 

Laboratory 

(assume only 

one freely 

available) 

25ft
2
 per student (AIA is 40ft

2
) 

(2.4msq) 

Computer lab is approximately 750ft
2  

(room for 

30 students), require space for at least 90 

students to study, require space at least double 

this size – an additional 700sqft computer lab 

Small group 

study / study 

carrels 

25ft
2
 per student (AIA is 50ft

2 
for 

reading rooms) 

LRC is approximately 800ft
2 

.Assume 50% area 

for stacks  = 400ft
2 

(room for 16 students), to 

attain a 1 in 10 ratio require space for90 students 

to study, require an additional 1200 sqft of 

study space, 600 sqft for stacks 

Shops/ 

vocational rooms 

50ft
2
 per student (4.7msq) Shops are 1500sqft – with ideal class size to 

teach being 15 students area can be 750sqft 

excluding large equipment requirements. 

Potential efficiency when redesigning for new 

shop spaces 

Private office  100ft
2
 per person (9.3msq) A schedule of offices needs to be completed to 

ascertain parity across faculties. The strategy is 

to occupy current spaces or spaces vacated by 

functions moving to new buildings. 

Private office 

with meeting 

area 

150ft
2
 per person (14msq) Dean‟s office is a good size – approx. 160sqft 

(15msq) 

Adequate space provided for function 

Work station 60ft
2
 per person (5.6msq) 

Common filing area60ft
2
 per person 

Open workstation area for administration in 

Building A is currently around 600ft2. Allowing 

for common filing and waiting area the area for 
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Item COM-FSM standard target  Provided on Pohnpei campus 

(5.6msq) 

 

there is room for 4 staff. 

Adequate space provided for function 

Faculty work 

station with side 

chair 

80ft
2
 per person (7.43msq) Faculty area for maths is approx.700ft2. Room 

for 8 faculty.  

Require space up to double this size. 

Currently 30  faculty staff (2013) of which 10 are 

Technology and trade or hospitality and tourism 

located next to dedicated teaching spaces. Need 

space for 15 faculty. 

IT space, server 

room and area 

to fix machines 

Require 500sqft for a state campus - 

separate secure server room, IT office 

and area to fix computer equipment. 

Ideally an additional storage area 

adjacent if space allows 

Area is 150sqft without a separate server area.  

Additional 350sqft required. 

Spatial 

assessment 

summary 

 Computer lab and LRC combined require an 

additional 2500sqft 

IT/office server room requires an additional 

350sqft 

Faculty area requires an additional 700sqft 

 

3.4.2 Accommodation schedules - new buildings 

 

No 

Building 1 – New technical education classroom  

Room name 

 

Area 

1.01 Classroom 750 

1.02 Classroom 750 

1.03 Classroom 750 

1.04 Classroom 750 

1.05 Office 100 

1.06 Office 100 

1.07 Utility Electrical Room 40 

1.08 Male and Female Toilets 300 

1.09 Disabled Restroom 40 

1.10 Storage 100 

1.11 Janitorial Room 60 

 Subtotal - rounded 3200 

 Wall thickness @25% including balcony circulation 800 

 TOTAL (rounded) 4000 
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No 

Building 2 – New multipurpose technical education building 
(option for a mezzanine of 1500sqft) 

Room name 

 

Area 

2.1 Multipurpose space (30 feet  x 40 feet) 1200 

2.2 Electronic workshop (25 ft. x 20 ft.) – 20 students 500 

2.3 Electronic workshop (25 ft. x 20 ft.) – 20 students 500 

2.4 Faculty offices 400 

2.5 Storage 400 

2.6 Male and Female Toilets  2@150 300 

2.7 Disabled Restroom 40 

2.8 Utility Electrical 40 

2.9 Janitorial Room 60 

 Subtotal 3440 

 Wall thickness @20%  - circulation by walkway in front of the building 
is excluded 

600 

 TOTAL (rounded) 4000 

 

 

No 

Building 3 – New Learning Resource Center (separate from 
computer lab) 

Room name 

 

Area 

3.1 Library area (space for 40 seated and 1000sqft of stacks) 2000 

3.2 Librarian space 150 

3.3 Archive 150 

 Subtotal 2300 

 Wall thickness @10-15% - circulation by walkway 600 

 TOTAL  2900 

 

 

No 

Building 4 – Multipurpose technical education building on main 
road frontage 

Room name 

 

Area 

4.1 Multipurpose space (30 feet  x 40 feet) 1200 

4.2 Office 100 

4.3 Male and Female Toilets  2@150 300 

4.4 Utility Electrical Room 40 

4.5 Storage 100 

 Subtotal 1740 

 Wall thickness @10-15% - circulation by walkway 200 

 TOTAL  1800 

 

 

No 

Building 5 – Two storey administration and classroom building 

Room name 

 

Area 

5.1 Learning Resources Center  - library including circulation counter 2000 

5.2 Librarian office 200 
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No 

Building 5 – Two storey administration and classroom building 

Room name 

 

Area 

5.3 Computer lab including AV viewing 2000 

5.4 Male and Female Toilets  2@150 300 

5.5 Disabled Restroom 40 

5.6 Electrical cpd 40 

5.7 Storage 100 

5.8 Janitorial Room 60 

5.9 Cleaners cpd 40 

5.10 Study space 1000 

5.11 IT office 200 

5.12 IT work shop/store 200 

5.13 Admission and records (including storage/archive area) 600 

5.15 Dean‟s Office 200 

5.16 Administration  350 

5.17 Conference room 300 

5.19 Business office 300 

5.21 Student services coordinator 150 

5.22 Instructional coordinator 150 

5.23 Male and Female Toilets  2 @150 300 

5.24 Disabled restroom 40 

5.25 Conference room 300 

5.26 Small classroom 500 

 Subtotal 9370 

 Circulation and wall thickness @20% 1900 

 TOTAL (rounded) 11300 

 

3.4.3 Building area changes over five year periods 

 

Existing square feet 
(Fall 2013) 

Remove buildings to 
2018 (sqft) 

Add buildings to 2018 
(sqft) 

Area in 2018 

 
70,000 
With building K only half 
occupied actual area 
used is 63,800 
 

Building K (15000) 
Electronics building 
(3200) 
Bookstore (400) 
Electrical (1600) 

Technical education (4000) 
Multipurpose technical 
building (4000) 
LRC (2900) 

 
54,500 

 

Existing square feet 
(Fall 2018) 

Remove buildings 
2018 – 2023  (sqft) 

Add buildings 2018 – 
2023  (sqft) 

Area in 2023 

 
54,500 

Carpentry and electrical 
(3000) 
Land Grant  

Multipurpose at the entry 
(1800) 

 
53,300 

 

Existing square feet 
(Fall 2023) 

Remove buildings post 
2023 (sqft) 

Add buildings post 2023 
(sqft) 

Area beyond 2023 

 
53,300 

Administration (4400) Administration/ teaching 
(11,300) 

 
60,200 
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4 Condition Assessment  

 Pohnpei Campus Building Condition Review 4.1

4.1.1 Introduction 

Beca International Consultants Limited (Beca) carried out an Asset Condition Assessment of the 

existing buildings and site infrastructure located on the Pohnpei campus for COM in June 2013. 

The purpose of this Asset Condition Assessment Report is to record the existing condition of the 

COM-FSM assets (buildings and site infrastructure) so that: 

1. The indicative cost of operating the COM-FSM assets through a 10, 20 and 30 year life cycle 

is identified and, 

2. Decisions to either renew/upgrade or to demolish/replace the existing assets can be made. 

This Asset Condition Assessment chapter gives each asset an indicative condition grade, identifies 

the asset replacement cost, and the cost of operating (renewing and maintaining) them. This 

chapter read as part of the overall Facilities Study is intended for use as the base reference for 

campus planning decisions. It should be noted that the costs presented in this Asset Condition 

Assessment chapter assume that the existing assets will be renewed, refurbished and maintained 

(with the exception of some buildings which are demolished).  Any buildings which are replaced by 

the current campus planning process (and subsequent changes in annual operating costs) are not 

included in this Asset Condition Assessment Report  

The findings of this report are based on the on-site Condition Assessment conducted by Beca in 

June 2013. It should be noted that a visual assessment only has been carried out and that no in-

depth investigations have been possible.  No detailed structural or seismic strength investigations 

have been undertaken. 

4.1.2 Scope of Condition Assessment and Key Outputs 

The scope of the Condition Assessment covers 16 No. existing buildings (excluding minor support 

structures and buildings) and site infrastructure located within the Pohnpei COM-FSM campus. The 

key tasks undertaken to complete this report include: 

 The Pohnpei campus was visited in June 2013 to photograph and record visual defects in the 

buildings and site infrastructure.  

 Data gathering and making observations. 

Key Points 
The Operational budget for Years 1-10 for the Pohnpei campus is recommended to be in the 

order of $US9.822M ($982,000 average per annum). The operational cost equates to 5.15% 

of the estimated 2013 replacement value which is higher than expected.  If the UB and TSP 

building is not required then operational costs would reduce by approximately 49% (approx. 

$480,000) to approximately $500,000 per annum, which is more in line with expectations.  
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 Grading the condition of each building asset (against a pre-determined set of criteria) and 

collating this to establish an overall condition grade for each asset. 

 Assess the physical condition of the built assets (i.e. buildings and site infrastructure). Establish 

baseline condition to enable Life Cycle cost analysis. 

The key outputs of this report include: 

 A general overview of the current condition of the assets. 

 A condition appraisal of each building (with the exception of minor structures) and the site wide 

infrastructure – Refer Appendix „B‟ – Asset Condition Assessment Dashboard. 

 Site observations and records of the existing site infrastructure 

 Estimate of the potential replacement cost of each asset. 

 Estimate the Operational Cost (Asset Renewals plus maintenance) of the assets as they 

currently exist. NOTE: the Operational Cost contained in this Condition Assessment assumes 

that all current assets are retained and maintained.  Alternative Operational Costs for the 

proposed campus re-development are noted separately in this overall report   

 Provision of an indicative Maintenance and Asset Renewal Plan.  This gives indicative regular 

maintenance activities, timeframes for asset renewals and estimated costs (Note: costs indicated 

for maintenance and asset renewals exclude escalation and should not be used for budgeting 

purposes). Refer to Appendix „C‟ for details on the Indicative Maintenance and Asset Renewal 

plans. 

4.1.3 Reference to Part 2 Detailed Report – Common to all campuses 

Additional (and more general) information pertaining to the Pohnpei Campus Asset Condition is 

contained in the “College of Micronesia – FSM Space Utilization and Facilities Master Plan Study, 

Part 2 Detailed Report – Common to all Campuses”.  This report contains (but is not limited) to the 

following information; 

 Scope of condition assessment and key outputs, 

 Definitions, 

 Methodology of condition assessment and information collection, 

 Condition grading system and building elements assessed, 

 Forecast operational costs, 

 Escalation and economic assessment 

 Results/findings and conclusions/recommendations. 

4.1.4 Forecast of Operational Costs 

The forecast Operational Costs have been prepared as follows; 

1. Develop the Maintenance Cost Plan.  This is the cost of annual routine maintenance and 

includes building washing, painting, repairs and maintaining building services (mechanical, 

electrical fire etc.).  This cost has been established by multiplying quantities (e.g. wall area) 

by an appropriate $/ft2 rate for washing or painting.  To this an allowance for general 

overheads (e.g. supervision, vehicle running expenses etc.) has been added. 

2. Develop the cost of periodic element Renewals.  From the condition grade assessment and 

amount of remaining life in the building element the date and cost of renewal is determined 

(e.g. a roof with 10 years life remaining has been budgeted for replacement in 2023).  For the 

COM-FSM campuses the cost of renewals has been viewed over 10, 20 and 30 year periods. 
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3. The forecast Operational Cost is established (by adding annual maintenance and periodic 

element renewal costs).  This is annualised or averaged over a 30 year period (i.e. the total 

operational cost over 30 years divided by 30. It should be recognized that for cash-flow 

purposes actual operational costs will vary from year to year (depending on the amount of 

actual renewals required in that specific year). Detailed monitoring and management of the 

operational cost cash flow on an annual basis will be required by COM-FSM.  

4.1.5 Escalation 

Escalation over a 30 year period of asset renewals and maintenance is a significant cost.  Because 

of the significant impact of escalation two sets of cost, one which excludes escalation (i.e. present 

day 2013 costs) and the other which includes escalation have been presented at the main summary 

level.  Escalation has been assumed to be 3.4% per annum for the next 30 years.  This is based on 

an assessment of historical data provided by Mundi (refer web-site address below); 

http://www.indexmundi.com/federated_states_of_micronesia/#Economy 

It is critical for long term funding purposes that the allowances for escalation are included in all 

budgets and funding applications. 

4.1.6 Results/Findings, Conclusions and Recommendations  

4.1.6.1 Condition Grade Assessment Results 

The following is a summary of the condition grade of the building assets across the Pohnpei 

campus. 

Asset Grade 1 Grade 2 Grade 3 Grade 4 Grade 5 

A – Administration Building       

H – Hotel and Tourism Building      

C – I.C. Building      

D – Classroom Building „A‟      

J – Classroom Building „B‟      

B - Bookstore      

P – Security Shed      

I – IT Shop      

K – Upward Bound & TSP      

O - PSBDC Building      

E – Electrical Building      

R – Maintenance Building      

G - Gymnasium      

L – Student Services Center      

M – Mechanic & Refrigeration      

F – Carpentry Shop      

Site Infrastructure N/A N/A N/A N/A N/A 

Total 0 0 12 3 1 

http://www.indexmundi.com/federated_states_of_micronesia/#Economy
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4.1.7 Campus condition grading summary plans 
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From our condition assessment of the Pohnpei campus we observe the following: 

1. Upward Bound and TSP Building.  The estimated replacement value of this building is 17% of the 

Pohnpei capital assets but 49% of the operational cost is dedicated to this building which is out of 

proportion to all other campus assets. This building is rated condition grade 5 and has significant 

structural and elemental defects. We consider that it is uneconomic to operate and should be 

demolished and replaced.   

2. Refer to Appendix B – Asset Condition Assessment Dashboards for a summary of the asset renewal 

costs and the top five items, on each building or site infrastructure element, needing urgent 

maintenance, renewal or replacement  

3. Twelve (of the 16) buildings are rated as condition grade 3 which means that these assets are 

reaching the end of their serviceable life, but they are still functioning as intended. The remaining 

assets are rated condition grade 4 or 5 meaning that they require additional attention or should be 

considered for demolition/replacement. Targeted regular maintenance on all of the assets is required 

to extend their life.  A clear, well organised asset renewal and routine maintenance plan needs to be 

developed and this needs to be implemented.  An indicative maintenance and asset plan has been 

included in Appendix C. 

4. Maintenance is being carried out but the current Operational budget ($150,000 per annum for all of the 

six COM-FSM campuses) is insufficient to meet both maintenance and the periodic renewal of building 

element requirements. There is a significant amount of deferred asset renewals and maintenance 

which is increasing the amount of deterioration in the assets. 

5. Unless the current Operational budget is increased the condition of the assets will continue to 

deteriorate and the number of buildings requiring replacement (and consequently additional capital 

replacement funding) will increase. 

6. The Operational budget for Years 1-10 for the Pohnpei campus is recommended to be in the order of 

$US9.822M ($982,000 average per annum). The operational cost equates to 5.15% of the estimated 

2013 replacement value which is higher than expected.  If the UB and TSP building is not required 

then operational costs would reduce by approximately 49% (approx. $480,000) to approximately 

$500,000 per annum, which is more in line with expectations.  

7. Regular monitoring and review of the asset renewal and routine maintenance plan needs to be carried 

out 
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4.1.7.1 Forecast Operational Costs Results 

Outlined below are forecast operational costs split into 10 year sections over a 30 year period.  Note that 

costs including and excluding escalation are identified.  Funding of the operational costs should be based on 

the costs that include escalation.  

 

Forecast Operational Costs  

 

The forecast Operational Costs (including escalation) as outlined in the above table are suggested for 

funding and budgeting purposes. Annualised costs are the total operational costs spent over a 30 year 

period (divided by 30). 

The estimated replacement cost (2013 costs) of the COM-FSM assets on the Pohnpei campus is 

approximately $US19.075M (excluding land, loose furniture and equipment). Outlined below is the 

breakdown of the estimated asset replacement cost for the campus. 

Ref Asset Description Cost

($ USD)

1.00 A - Administration Building (A) 1,088,205 262,476 365,821 536,374 1,164,671 46,471 338,960 442,305 612,858

2.00 B - HTM Classroom (H) 755,156 99,361 177,268 347,908 624,536 25,758 148,759 226,666 397,306

3.00 D - Electronics Classrooms 8 & 9, 

Maths/Science Office

716,125 210,857 256,096 226,736 693,688 28,112 260,749 305,988 276,629

4.00 E - Classroom 1 - 4 1,383,281 309,213 268,801 537,039 1,115,053 45,652 394,047 353,635 621,874

5.00 F - Classroom 5 - 7 482,528 53,500 132,420 106,064 291,984 12,841 84,585 163,505 137,148

6.00 G - Bookstore (B) 272,280 78,420 33,060 150,506 261,986 10,668 97,770 52,410 169,856

7.00 H - Security Post (P) 36,946 16,228 3,969 5,930 26,126 2,016 27,684 15,424 17,385

8.00 I - IT Shop (I) 135,031 22,434 6,355 42,472 71,261 5,000 48,676 32,597 68,715

9.00 J - UB & TSP (K) 3,252,698 2,685,413 625,835 247,534 3,558,782 140,502 2,904,175 844,597 466,297

10.00 K - PSBDC Building (O) 3,661,355 115,073 865,827 981,278 1,962,178 84,548 306,494 1,057,249 1,172,699

11.00 L - Electrical Shop (E) 492,770 59,752 48,563 170,687 279,003 12,458 91,328 80,140 202,264

12.00 M - Maintenance Shop (R) 225,275 24,499 47,789 118,160 190,448 8,565 46,663 69,953 140,324

13.00 N - Gymnasium (G) 2,075,468 11,904 237,903 616,937 866,744 42,631 149,301 375,299 754,334

14.00 N - Student Services Centre (L) 1,229,054 203,848 233,582 288,693 726,123 31,426 276,068 305,802 360,913

15.00 P - Mechanic Shop, Mechanic Store 

& AC Training Room (M)

594,313 135,572 154,911 120,895 411,379 19,863 197,076 216,415 182,399

16.00 Q - Carpentry Shops & Classrooms 

(F)

824,324 91,112 159,474 171,647 422,233 19,060 140,972 209,334 221,507

17.00 Site Infrastructure 1,850,095 35,850 255,559 804,058 1,095,467 74,731 418,008 637,718 1,186,217

TOTALS EXCLUDING 

ESCALATION

19,074,905 4,415,511 3,873,233 5,472,919 13,761,664 610,302 5,931,315 5,389,036 6,988,723

Escalation Allowance 1,238,164 2,599,024 7,073,904 10,911,093 629,009 3,891,222 5,252,082 9,726,961

TOTALS INCLUDING 

ESCALATION (3.4% per annum 

assumed)

5,653,676 6,472,258 12,546,823 24,672,757 1,239,311 9,822,537 10,641,118 16,715,684

Total Year 1-10 

Operational Cost 

($USD)

Total Year 11-20 

Operational Cost 

($USD)

Total Year 21-30 

Operational Cost 

($USD)

Annualised Total 

Operational Cost

Year 21 - 30 Asset 

Renewal Cost

($ USD)

Total 30 Year Asset 

Renewal Cost 

($ USD)

Replacement Cost Year 1 - 10 Asset 

Renewal Cost

($ USD)

Year 11 - 20 Asset 

Renewal Cost

($ USD)
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The Operational Cost and Percentages table (below) highlights where COM-FSM needs to invest in asset 

renewal and routine maintenance to maximise the life of the existing capital assets, to prevent deterioration 

and to avoid additional capital replacement expenditure. 

 

A - Administration 
Building  

(A - Administration 
Building), 1,088,205, 6% 

B - HTM Classroom  
(H - Hotel and Tourism 
Building), 755,156, 4% 

D - Elect. Class. 8 & 9, 
Maths/Science Office  

(C - I.C. Building/Elect. 
Class.), 716,125, 4% 

E - Classroom 1 - 4 
(D - Classroom Building 

A), 1,383,281, 7% 

F - Classroom 5 - 7 
(J - Classroom Building 

B), 482,528, 3% 

G - Bookstore  
(B - Book Store), 272,280, 

1% 

H - Security Post  
(P - Security Shed), 

36,946, 0% 

I - IT Shop  
(I - IT Shop), 135,031, 1% 

J - UB & TSP  
(K - Vocational 

Classrooms, TSP, UB, 
CES), 3,252,698, 17% K - PSBDC Building  

(O - PSBDC Building), 
3,661,355, 19% 

L - Electrical Shop  
(E - Electrical Building), 

492,770, 3% 

M - Maintenance Shop  
(R - Maintenance 

Building), 225,275, 1% 

N - Gymnasium  
(G - Gymnasium), 
2,075,468, 11% 

N - Student Services 
Centre  

(L - Student Services 
Centre), 1,229,054, 6% 

P - Mechanic Shop, 
Mechanic Store & AC 

Training Room  
(M - Mechanic Shop), 

594,313, 3% 

Q - Carpentry Shops & 
Classrooms  

(F - Carpentry Shop), 
824,324, 4% 

Site Infrastructure, 
1,850,095, 10% 

Estimated Asset Replacement Value (2013 
Cost) 
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The Operational Cost percentages diagram above that the UB & TSP building takes a total of 49% of the 

Pohnpei Operational cost budget, but it is only 17% of the estimated replacement value of the Pohnpei 

assets.  The operational cost to estimated replacement value ratio highlights that this asset is uneconomic 

and should be either replaced or targeted for asset renewal as soon as possible to reduce high on-going 

operational costs. 

The forecast operational costs ($US9.822M for Years 1-10) equates to approximately $US982, 000 per year 

average) identified above are significantly higher than what is currently being budgeted for maintenance by 

COM-FSM ($150,000 per annum total for all 6 campuses).  We consider that the forecast operational costs 

as outlined above are necessary to operate and maintain the capital investment already made by the COM-

FSM on the Pohnpei campus. 

4.1.8 Limitations of the Condition Assessment 

The life cycle and renewal/replacement projections used in our report are indicative only as they are 

predictions of future circumstances, which cannot be assured. Actual results may vary from the projections 

and these variations may be significantly more or less favorable than assumed herein. The findings in this 

report are current as at the date of inspection (June 2013) and not as the date of this report. 

A - Administration 
Building  

(A - Administration 
Building) 

6% 

B - HTM Classroom  
(H - Hotel and Tourism 

Building) 
3% 

D - Elect. Class. 8 & 9, 
Maths/Science Office  

(C - I.C. Building/Elect. 
Class.) 

4% 

E - Classroom 1 - 4 
(D - Classroom Building 

A) 
7% 

F - Classroom 5 - 7 
(J - Classroom Building 

B) 
1% 

G - 
Bookstore  
(B - Book 

Store) 
2% 

H - Security Post  
(P - Security Shed) 

0% 

I - IT Shop  
(I - IT Shop) 

1% 

J - UB & TSP  
(K - Vocational 

Classrooms, TSP, UB, 
CES) 
49% 

K - PSBDC Building  
(O - PSBDC Building) 

5% 

L - Electrical Shop  
(E - Electrical Building) 

2% 

M - Maintenance Shop  
(R - Maintenance 

Building) 
1% 

N - Gymnasium  
(G - Gymnasium) 

3% 

N - Student Services 
Centre  

(L - Student Services 
Centre) 

5% 

P - Mechanic Shop, 
Mechanic Store & AC 

Training Room  
(M - Mechanic Shop) 

3% 

Q - Carpentry Shops & 
Classrooms  

(F - Carpentry Shop) 
2% 

Site Infrastructure 
7% 

Year 1-10 Operational Cost Percentages 



College of Micronesia - FSM Facilities Master Plan, Part 3 - Detailed Report for the Pohnpei Career and Technical Education Center 

 

Beca // 28 February 2014 

6500242 //Rev 3// NZ1-7982770-79 0.79 // page 45 

All estimated asset/capital replacement costs are high-level and indicative with an accuracy range of +/- 

30%. Please note that these costs exclude all Government Goods and Services Taxes, Import/Customs 

Duties, Design/Procurement Costs, etc. 

All estimated operational costs reflect capital replacement and maintenance works only of the buildings and 

site infrastructure.  

All costs are detailed in the data sheets and spreadsheets (refer appendices) are current as at June 2013.  

Escalation of the Operational Costs have been added to the overall cost summaries. Escalation is assumed 

to be 3.4% per annum. 

This assessment is not a health and safety audit. Beca does not accept liability for any client health and 

safety issues whether reported or not. Any issues arising from the possible presence of contaminated or 

potentially toxic materials onsite, (i.e. asbestos) are excluded from this report. This report does not constitute 

an environmental audit and no allowance has been made for the presence of any such materials should they 

exist at the subject property. 

Our building condition audit is based on a visual assessment of the buildings and site infrastructure only. 

Furthermore the visual assessment was not a detailed engineering survey of the assets. Cursory 

observations have been made of the following specialist elements however our report will not include for 

detailed investigation reports such as: 

 Building Code of Compliance issues 

 Building structures (e.g. Structural integrity, building subsidence, structural decay, etc.) 

 Health and safety issues (e.g. asbestos, contaminated fill, leaky buildings, etc.) 

 Mechanical services such as heating and ventilation 

 Electrical services such as power, lighting and building management systems 

 Information & technology and communication systems 

 Sanitary plumbing and drainage 

 Water reticulation 

 Fire services 

 Vertical transportation such as lifts and escalators 

 Security 

Whilst each building‟s structure was inspected for defects such as settlement, spalling, cracking and bowing, 

etc. it should be noted that this was an exterior visual assessment of the exposed parts of the building 

structures for the purpose of assigning condition grades and was not a structural engineering assessment of 

the buildings.  

The building condition audit does not include for the inspection of sub-floor voids, roof/ceiling voids, plenum 

spaces or other areas that are difficult to access or could trigger health and safety issues. Our report will 

include a condition assessment of the roof surfaces, however these will be observed from ground level. No 

underground services have been able to be assessed, No detailed inspections (e.g. removal of wall linings 

etc.) have been carried out. 

The building condition audit will not include for destructive testing of building elements which is normally 

associated with identifying extensive damage as a result of weather tightness issues. Problems potentially 

relating to leaky buildings and weather tightness will be flagged for further investigation. 

The preparation of this report does not imply in any way that Beca has audited the financial statements, 

management accounts, engineering or other records of the COM-FSM Where another party has supplied 

information for use in this report, it is assumed to be reliable. 
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This report should not be reproduced or used for any other purpose without Beca‟s prior written permission in 

each instance. 

Beca reserves the right, but not the obligation, to review all calculations included or referred to in this report 

and, if considered necessary, to revise its opinion in the light of any information existing at the site visit which 

becomes known after  

4.1.9 Assumptions Made in the Condition Assessment 

It has been assumed that: 

 The rate of escalation over the next 30 years will be an average of 3.4% per annum. 

 The existing buildings will be retained (this ignores the possible re-development of buildings as proposed 

by the current layout) 

4.1.10 Exclusions from the Condition Assessment and Forecast Operational Costs 

The following has been excluded from the Condition Assessment and forecast Operational Costs: 

 Replacement of loose furniture, fittings and equipment has been excluded. 

 The cost of renewal or maintenance of buildings that are leased is excluded (it is assumed that the 

building owners will carry out renewals and maintenance) 

 This assessment excludes all other College operating costs such as energy bills, teaching & 

administration staff salaries and expenses, disposables, vehicles, tools, machinery, rental equipment, 

property/building leasing costs, travel costs, insurances etc. 

 Taxes, duties and government charges. 

  



College of Micronesia - FSM Facilities Master Plan, Part 3 - Detailed Report for the Pohnpei Career and Technical Education Center 

 

Beca // 28 February 2014 

6500242 //Rev 3// NZ1-7982770-79 0.79 // page 47 

 

5 Energy Audit 

 Energy Efficiency Recommendations: 5.1

1. Adjust the set point control of the AC units to 24 or 25°c   

2. Turn units off when spaces are un-occupied 

3. Ensure units are free from obstructions, filters are clean, and pipework runs are straight to reduce 

loads on units 

4.  Close windows when systems are operating 

5. Seal holes and penetrations into the building in areas that are air conditioned  

6. Keep doors  leading to AC spaces closed - employ automatic door closers where possible 

7. Turn off lights when leaving a room - consider installing occupancy sensor controls 

8. Replace ceiling insulation where missing 

Campus Summary 

The information available on energy consumption at the Pohnpei Campus is very limited. 

The figures presented above are based on figures available for 4 months in 2012, and hence is a 

very small snapshot view and unlikely to be representative of average energy use. If further records 

were available a more detailed analysis of the energy usage can be conducted and more targeted 

recommendations produced. 
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