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Baseline Property Condition Assessment Process).
This assessment included a site reconnaissance as well as research and interviews with on-site personnel and
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Physical Condition Summary
5.1 Site Elements

Good

Fair

X
X
X
X
X
X
X
X
5.2 Structural Frame and Building Envelope
Foundation
X
Building Frame
X
Exterior Walls
X
Exterior Windows and Doors
X
Roofing and Appurtenances
X
Exterior and Interior Stairs
X

Poor

Action

Immediate

Replacement

Topography
Storm Water Drainage
Ingress and Egress
Paving, Curbing, Parking
Flat-Work
Landscaping and Appurtenances
Recreational Facilities
Utilities

None
None
None
Re-stripe
None
None
None
None

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$0
$6,720
$0
$0
$0
$0

Patio, Terrace, and Balcony
Other Structures

None
None
Replace
None
Replace
None
NA
None

$0
$0
$0
$0
$0
$0
$0
$0

$0
$0
$105,000
$0
$190,350
$0
$0
$0

X

NA
None
NA

$0
$0
$0

$0
$0
$0

X

None

$0

$0

Replace/Maintain

$0

$600,000

X

None

$0

$0

X

None

$0

$0

X

None

$0

$0

$0

$0

X

5.3 Interior Elements
Common Areas
Interior Finishes and Components
Interior Spaces Observed

5.4 Mechanical and Electrical Systems
Plumbing and Gas
Heating, Ventilation and Air Conditioning
(HVAC)
Electrical

5.5 Vertical Transportation
Vertical Transportation

5.6 Life Safety/Fire Protection
Life Safety/Fire Protection

5.7 Additional Considerations
6.5 ADA Compliance
X

Repair

Totals

$1,000

$0

$1,000

$902,070

Summary
Immediate Repairs

Replacement Reserves, today's dollars
Replacement Reserves, w/ 12-year, 2.50% escalation

Today's Dollars

$/SF

$1,000

$0.00

Total Dollars

$/SF

$/SF/Year

$902,070
$1,059,935

$2.60
$3.05

$0.22
$0.25

1.0 Property Information
Property Information

Property Name:
Street Address:
City:
State:
Reported Site Acreage:
Reserve Term:
Inflation Rate:
Building Age:
Effective Age:
Num. Buildings:
Date of Site Visit:

101 Ash Street
101 Ash Street
San Diego
CA
1.38
12
2.50
45
45
1
11/18/2014

Property Type:
Primary Use:
Ownership Entity:
Property Management Firm:
Site Assessor:
Weather:
Temperature:
Accompanied By:

Wind Zone:

Office
Office
Shapery Enterprises
NA
Eric Correia
Sunny and clear
70s (Fahrenheit)
Sandy Shapery, Owner / Randy Cowdell - Facilities Maintenance
Technician with Sempra Energy
21
NA
Two level parking structure beneath building
Steel-framed
Fluted concrete panels; travertine
Gravel-surfaced BUR
Concrete caissons and parking structure
Central chiller and cooling tower with cooling coils in air handlers
Off Site Source
Eight overhead traction elevators
CO-1-2 Commercial Office
Flood X Unshaded (non-shaded area), defined as an area outside the
500-year flood plain.
Seismic 4 defined as an area of high probability of damaging ground
motion.
Zone I (130 MPH)

Total Square Footage:
Total Leasable Units:

347,087 NRSF; 97,400 SF Parking
21 floors

Building Information

Number of Floors:
Number of Rooms:
Number of Basement Levels:
Structure:
Exterior Walls:
Roof:
Foundation:
HVAC:
Electrical:
Vertical Transportation:
Building Department Zoning:
Flood Zone:
Seismic Zone:
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2.0 Executive Summary
2.1 General Description
AEI Consultants (AEI) performed a Property Condition Assessment (PCA) of the property. The
following is an executive summary of the PCA results:
The subject property was reportedly developed in 1969 and consists of a 21-story high-rise building in
downtown San Diego, California. The building is currently configured for single tenant occupancy and
contains a reported total of 347,087 square feet of space with 97,400 SF of two level subterranean
parking structure.
Foundation drawings were not available for review. As such, hidden features such as building footings
are not known. AEI assumes that the foundation consists of deep drill caissons beneath the concrete
slab of the subterranean parking structure. The parking structure is two-levels and constructed of cast
in place concrete slabs and decks supported by concrete columns and concrete perimeter walls. The
building is steel-framed with corrugated metal decks and concrete topping at upper level floors. The
roof consists of a poured concrete deck over steel framing. The exterior walls consist of fluted
concrete panels extending from the third floor to the roof line. The lower two levels of the building
and pedestal structure are finished with travertine tile. The roof is finished with a built up roofing
system with gravel surface.
The parking structure contains a reported total of 420 parking stalls as follows: 182 tandem stalls
(providing 364 parking stalls) and 56 single stalls. Outdoor plaza areas are provided along the north
perimeter of the site. Landscaping is limited to planter boxes at the building and site perimeters.
2.2 General Physical Condition
Generally, the property appears to have been constructed within industry standards in force at the
time of construction, to have been well maintained during recent years, and is in good overall
condition.
2.3 Recommendations
Routine maintenance, repairs and replacement of various building components during the evaluation
period are discussed in Section 5 of this report.
Immediate Repairs (Table 1) and Modified Capital Reserves (Table 2) are shown on in the following
section of this report.
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ADA designated parking stalls

6.5 ADA COMPLIANCE
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101 Ash Street

101 Ash Street

Item

Immediate Repairs Costs – Table 1

1

Quantity

LS

Unit

$1,000.00

$1,000

Cycle
Replacement

Unit
Cost

$1,000
$1,000

100%

Immediate Total

Total Repair Cost

Percent

Replacement

25

20

6

EUL

12

12

42,300

21

420

LS

SF

LS

EA

Unit

Unit

$50,000

$4.50

$5,000

$8.00

Cost

Cycle

$600,000

$190,350

$105,000

$3,360

Replace

100%

100%

100%

200%

Percent

Replace

$50,000

$50,000

1

Year

$0.25
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$0.22

Reserve per SF per year (Inflated):

347,087

Reserve per SF per year (Uninflated):

Total Square Footage:

Evaluation Period:

$50,000

1-12

10

8

3

Quantity

Total (Inflated)

NA

15

12

3

RUL

1.000

NA

EFF
AGE

Inflation Factor

Total (Uninflated)

HVAC equipment - maintain/replace

5.4.2 HEATING, VENTILATION AND AIR CONDITIONING (HVAC)

Roof replacement

5.2.5 ROOFING AND APPURTENANCES

Replace sealants

5.2.3 EXTERIOR WALLS

Restripe paving

5.1.4 PAVING, CURBING, PARKING

Item
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Modified Capital Reserves Schedule – Table 2

$51,250

1.025

$50,000

$50,000

2

Year

$56,061

1.051

$53,360

$50,000

$3,360

3

Year

$53,845

1.077

$50,000

$50,000

4

Year

$55,191

1.104

$50,000

$50,000

5

Year

$56,570

1.131

$50,000

$50,000

6

Year

$57,985

1.160

$50,000

$50,000

7

Year

$184,246

1.189

$155,000

$50,000

$105,000

8

Year

$65,014

1.218

$53,360

$50,000

$3,360

9

Year

$300,164

1.249

$240,350

$50,000

$190,350

10

Year

$64,004

1.280

$50,000

$50,000

11

Year

$65,604

1.312

$50,000

$50,000

12

Year

$1,059,935

$902,070

$600,000

$190,350

$105,000

$6,720

Cost

Total
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3.0 Introduction
3.1 Purpose
AEI was retained to conduct a PCA of the subject property to assist in the underwriting of a proposed
mortgage loan of the real property. The purpose of the assessment was to provide an objective,
independent, professional opinion of the potential repair and deferred maintenance costs associated
with the subject property, as well as estimate the minimum ongoing capital reserves necessary to
maintain the property for its current usage. The report has been prepared only for the purpose of
securing mortgage financing/re-financing and/or loan securitization.
The purpose of this survey and related report is to assist the Client in evaluating the physical aspects
of this property and how its condition may affect the soundness of the Client's financial decisions over
time.
This report is intended to be utilized by lenders for the purpose of evaluating the general overall
physical condition of the property for the purposes of securing the debt created through the financing
of the subject property. It is not intended to be used by an owner or borrower, or any other party for
the purpose of evaluating specific building components and systems, nor is it intended to be used as
an instrument in the purchase negotiations related to the acquisition of real property. The scope and
purpose of such a report differs significantly, and may be considerably more detailed and tailored to
the specific requirements of the client. This report will not be prepared to the level of detail typically
ascribed to engineering reports in the marketplace for real estate acquisitions. Use of the report for
any purpose other than evaluation of the property as collateral for a proposed real estate loan is
expressly prohibited. AEI assumes no responsibility or liability for any claims that may result directly
or indirectly from such use of the report.
The findings of this Property Condition Assessment are not intended for use for design and
engineering of remodeling, upgrades or change of use for the Property. The findings of these reports
will be proprietary and will not be released without client permission.
3.2 Scope of Work
AEI was contracted to conduct a PCA of the subject property. Authorization was issued through
acceptance (signing) of AEI's engagement letter. The survey was conducted in general accordance
with American Society for Testing and Materials (ASTM) E 2018-08: Baseline Property Condition
Assessment Process, Standard & Poor's Property Condition Assessment Criteria, generally accepted
industry standards, the client's scope of work and the scope of the services outlined in AEI's proposal.
The scope of this assessment was to carry out a Financing/Re-financing level PCA which is focused
primarily on major facility systems and the major issues that could affect the successful financing of
the property. The report has been prepared only for the purpose of securing mortgage
financing/re-financing and/or loan securitization.
The scope of this assessment is to:
•
•
•
•

Develop a general property description.
Identify major existing components.
Perform a visual assessment of the physical condition of the components.
Evaluate by a limited visual assessment for the Americans with Disabilities Act (ADA)
accessibility.
• Estimate costs for repairs and/or capital reserve items based upon a reserve term provided by
the Client.
• Prepare this Property Condition Assessment (PCA).
The physical conditions of building components are typically defined as being in one of three
categories: Good, Fair, or Poor.
For the purposes of this report, the following provides an explanation of the definitions used:
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3.0 Introduction (continued)
3.2 Scope of Work (continued)
• Good - Satisfactory as-is. Requires only routine maintenance during the evaluation period.
Repair or replacement may be required due to a system's estimated useful life.
• Fair - Satisfactory as-is. Repair or replacement is required due to current physical condition
and/or estimated remaining useful life.
• Poor - Immediate repair, replacement, or significant maintenance is required.
For this assessment, AEI observed a representative sample of the major independent building
components and evaluated the physical condition. The exterior of the entire complex, all interior
common areas, and over 10% of the unit interiors were assessed. Property management staff was
interviewed for specific information relating to the physical property, available maintenance
procedures, available drawings, and other documentation. All findings were noted and have been
included in the narrative sections of this report.
A list of documents was requested to assist in conducting this assessment. This list is included in
Appendix C.
3.3 Deviations From the Guide
AEI's probable cost threshold limitation for deficiency items is $500, reduced from the ASTM E2018
Guide's $3,000 threshold for reporting probable cost items for maintenance and repair. This lower
threshold provides a more complete assessment for the client. Opinions of probable costs that are
individually less than this threshold amount of $500 are generally not included in this PCA. However,
estimated costs regarding identified deficiencies relating to life, safety or accessibility items are
included regardless of this cost threshold.
3.4 Limiting Conditions
Although not restricted in monetary value, the issues identified in the report do not include
maintenance, upgrades or detailed information on facility components. Intrusive observations,
destructive testing and quantitative measurements are beyond the scope of this assessment. Should
an owner require a Pre-Purchase (Due Diligence) level PCA for any purposes other than
financing/refinancing, AEI can provide a Pre-Purchase due diligence level scope of work that is more
appropriate for making an informed decision regarding the purchase of a property.
AEI has performed the services and prepared this report in accordance with generally accepted
consulting practices, and makes no other warranties, either expressed or implied, as to the character
and nature of such services or product.
AEI, its officers, and its employees have no present or contemplated interest in the property. Our
employment and compensation for preparing this report are not contingent upon our observations or
conclusions.
Information in this report, concerning equipment operation, condition of spaces and concealed areas
not observed or viewable and for the disclosure of known problems, if any, is from sources deemed to
be reliable, including, but not limited to property managers and maintenance personnel; however, no
representation or warranty is made as to the accuracy thereof.
Any "fungi" or "mold" reference included in this report does not constitute a professional mold
inspection and is not based upon any sampling, testing, and/or abatement. AEI merely notes the
presence or absence of "fungi" or "mold" while in the course of issuing this report.
No PCA can wholly eliminate the uncertainty regarding the presence of physical deficiencies and the
performance of a subject property's building systems. Preparation of a PCA in accordance with the
ASTM guidelines is intended to reduce, but not eliminate, the uncertainty regarding the potential for
component or system failure and to reduce the potential that such component or system may not be
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3.0 Introduction (continued)
3.4 Limiting Conditions (continued)
initially observed. ASTM recognizes the inherent subjective nature of a consultant's opinions as to
such issues as workmanship, quality of original installation, and estimating the Remaining Useful Life
(RUL) of any given component or system. ASTM recognizes a consultant's suggested remedy may be
determined under time constraints, formed without the aid of engineering calculations, testing,
exploratory probing, the removal of materials, or design. Furthermore, there may be other alternate
or more appropriate schemes or methods to remedy the physical deficiency.
As part of our scope of services, AEI reviewed public record provided information and has commented
on whether the subject property buildings generally comply with the appropriate municipal code
regulations required by ASTM E-2018-08 that are determined by: 1) public records violations
researched via phone and internet access, 2) existence of Use of Occupancy permit(s), copy of such if
available and at a reasonable cost to procure, 3) visual confirmation of conspicuous material present
violations limited by representative observations during the walk through survey, and 4) reported
material present violations. It should be noted that compliance with ASTM E-2018-08 does not
warranty or guarantee code compliance with any governmental entity, trade standard, or the
insurance industry, and this effort should not be considered an in depth code compliance review.
This assessment is not intended to evaluate the structures on the property for integrity or ability to
withstand ground movement from events such as earthquakes, nor to estimate the probable
maximum loss to the property.
The conclusions presented above are based upon the agreed upon scope of work outlined in the
above report. AEI makes no guarantees as to the accuracy or completeness of information obtained
from others. It is possible that information exists beyond the scope of this investigation. Additional
information which was not available to AEI at the time of writing of the Report may result in
modifications of the conclusions and recommendations presented. The services performed by AEI
have been conducted in a manner consistent with the level of care ordinarily exercised by members of
our profession currently practicing under similar conditions. This report is not a legal opinion, but may
under certain circumstances be prepared at the direction of counsel, may be in anticipation of
litigation and may be classified as an attorney client communication or as an attorney work-product.
3.5 Opinions of Probable Cost
Based on observations of readily apparent conditions, there are a number of immediate and capital
reserve costs that are required over the evaluation period. These needs are identified in the various
sections of this report and are summarized in the attached cost tables. Costs for routine or normal
preventive maintenance, or a combination thereof, are not included.
Opinions of probable costs included in this report should be construed as preliminary budgets. Actual
costs most probably will vary from the consultant's opinions of probable costs due to a variety of
factors including design, quality of materials, contractor selected, market conditions, and competitive
solicitation.
Approximated costs are based on information from one or more of the following sources: unit costs
and historical experience costs, invoice, or bid documents provided either by the POC or information
from contractors or vendors working at the property, construction costs developed by construction
resources such as R.S. Means and AEI's experience with past costs for similar properties. COSTS
INCLUDED IN THIS REPORT ARE APPROXIMATIONS, NOT ACTUAL ESTIMATES.
Opinions of probable costs are limited to construction related costs that are commonly provided by
contractors who perform the work. Business related, design, management fees, and other indirect
costs are excluded.
Immediate repairs are repairs that require immediate action as a result of: material existing or
potential unsafe conditions, material building or fire code violations, or conditions that, if left
uncorrected, have the potential to result in or contribute to critical element or system failure within
one year or will most probably result in a significant escalation of its remedial cost.
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3.0 Introduction (continued)
3.5 Opinions of Probable Cost (continued)
Based on observations of readily apparent conditions, an Immediate Repairs List was developed
addressing areas found to require replacement, repairs, or significant maintenance within the next 90
days to one-year to help the Client evaluate the property. Table 1 provides these cost estimates.
Other items that are not immediate or are not driven by immediate repair needs are listed in Table 2.
These items were observed by the assessors or based on comments by current tenants.
Capital Reserves are for recurring probable expenditures that are not classified as operation or
maintenance expenses. The capital reserves should be budgeted for in advance on an annual basis.
Capital reserves are reasonably predictable both in terms of frequency and cost. However, capital
reserves may also include components or systems that have an indeterminable life but nonetheless
have a potential liability for failure within an estimated time period. AEI labels the table "Modified
Capital Reserves Schedule" indicating that we spread costs for some components evenly (annualized)
over the evaluation period.
Effective Useful Life (EUL) is the average amount of time in years that a system, component or
structure is estimated to function when installed new and assuming that routine maintenance is
practiced. It is based upon site observations, research, and judgment, along with referencing EUL
tables from various industry sources, including, but not limited to, Life Expectancy Guidelines
published by Marshall & Swift and United States Department of Housing and Urban Development
guidelines. Accurate historical replacement records, if provided, are typically the best source of
information. Exposure to the elements, initial quality and installation, extent of use, the quality and
amount of preventive maintenance exercised, etc., are all factors that impact the effective age of a
system or component. As a result, a system or component may have an effective age that is greater
or less than its actual chronological age. The Remaining Useful Life (RUL) of a component or system
equals the EUL less its effective age.
RUL is a subjective estimate based upon observations, or average estimates of similar items,
components, or systems, or a combination thereof, of the number of remaining years that it is
estimated to be able to function in accordance with its intended purpose before requiring
replacement. Such period of time is affected by the initial quality of the system or component, the
quality of the initial installation, the quality and amount of preventive maintenance, climatic
conditions, extent of use and other factors.
The RUL estimate is an expression of a professional opinion and is not a guarantee or warranty,
expressed or implied. This estimate is based upon the observed physical condition of the property at
the time of the visit and is subject to the possible effect of concealed conditions or the occurrence of
extraordinary events such as natural disasters or other unforeseen events that may occur subsequent
to the date of the site visit. The RUL estimate is made only with regard to the expected physical or
structural integrity of the improvements on the property.
Capital Reserves exclude systems or components that are estimated to expire after the reserve term
and that are not considered material to the structural and mechanical integrity of the subject
property. Systems and components that are not deemed to have a material effect on the use are also
excluded.
Replacement costs were solicited from ownership / property management, AEI's discussions with
service companies, manufacturers' representatives, and previous experience in preparing such
schedules for other similar facilities. Costs for work performed by the owner's or property
management's maintenance staff were also considered.
AEI's reserve methodology involves identification and quantification of those systems or components
requiring capital reserve funds within the evaluation period. The evaluation period is defined as the
effective age plus the reserve term. Additional information concerning system's or component's
respective replacement costs (in today's dollars), typical expected useful lives, and remaining useful
lives were estimated so that a funding schedule could be prepared. The Modified Capital Reserves
Schedule, Table 2, presupposes that all required remedial work has been performed or that monies
for remediation have been budgeted for items defined in the Immediate Repairs Cost Estimate.
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3.0 Introduction (continued)
3.6 Remaining Useful Life
Subject to the qualifications stated in this paragraph and elsewhere in this report, the RUL of the
property is approximated to be not less than 40 years. The RUL approximation is an expression of a
professional opinion and is not a guarantee or warranty, expressed or implied.
This approximation is based upon the observed physical condition of the property at the time of AEI's
visit and is subject to the possibility of concealed conditions or the occurrence of extraordinary events
such as natural disasters or other "acts of God" that may occur subsequent to the date of AEI's site
visit.
The RUL for the property is further based on the assumption that: (a) the immediate repairs and
future repairs for which replacement reserve funds are recommended, are completed in a timely and
workman-like manner, and (b) that a comprehensive program of preventive and remedial property
maintenance is continuously implemented using an acceptable standard of care. The
RUL approximation is made only with regard to the expected physical or structural integrity of the
improvements on the property, and no opinion regarding economic or market conditions, the present
or future appraised value of the property, or its present or future economic utility, is expressed or
implied by AEI.
3.7 Reliance
The investigation was conducted on behalf of and for the exclusive use of Washington Capital
Management, Inc. (Client), solely for use in a property condition evaluation of the subject property.
The report has been prepared only for the purpose of securing mortgage financing/re-financing
and/or loan securitization. This report and findings contained herein shall not, in whole or in part, be
disseminated or conveyed to any other party, nor used by any other party, in whole or in part without
prior written consent of AEI. AEI acknowledges and agrees that the report may be conveyed to and
relied upon by the Client, their successors and assigns, rating agencies and bond investors.
Reliance is provided in accordance with AEI's Proposal and Terms and Conditions executed by
Washington Capital Management, Inc. on November 5, 2014. The limitation of liability defined in the
Terms and Conditions is the aggregate limit of AEI's liability to the client and all relying parties.
3.8 Incurred Maintenance Costs
According to property management personnel, based on the typical lease agreement, all interior and
exterior components relating to each tenant space, including the roof, exterior walls, the parking lot
and related facilities, are the responsibility of the tenant to maintain, repair, or replace at the tenant's
own expense. This responsibility also extends to any exterior mechanical, electrical, or plumbing
equipment that services the tenant space, such as rooftop HVAC units and wall-mounted electrical
equipment.
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4.0 Property Description
4.1 Building Summary
The subject building was constructed in 1969 and is configured for single tenant occupancy. Sempra
Energy is the sole occupant of the building.
Quantity
1
1

Tenant Unit Types and Mix
Type
21-story office building
2-story parking under structure
Total

Floor Area
347,087 SF
97,400 SF
444,487 SF

4.2 Other Structures
The building is constructed above a two level subterranean parking structure. The parking structure is
two-levels and constructed of cast in place concrete slabs and decks supported by concrete columns
and concrete perimeter walls. The parking structure contains a reported total of 420 parking stalls as
follows: 182 tandem stalls (providing 364 parking stalls) and 56 single stalls.
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5.0 System Description
5.1 Site Elements
5.1.1 Topography
Description:

The property slopes gently down from the north to the south towards the San
Diego Bay.

Assessment:

The topography and adjacent uses do not appear to present conditions
detrimental to the property.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

site elements will be required over the evaluation period.

5.1.2 Storm Water Drainage
Description:

Storm water from the roofs, landscaped areas, and paved areas flows into on-site
inlets and catch basins with underground piping connected to the municipal storm
water management system.
Storm water from the exposed paved areas flows across the surface into the
adjacent public street.
Storm water in the subterranean garage flows into drains. The storm water is
collected in sumps. The sumps are located beneath the lowest level of the parking
garage floor. The sump pumps eject the storm water into the municipal storm
water system.

Assessment:

There is no evidence of storm water runoff from adjacent properties.
The storm water system appears to provide adequate runoff capacity.
There is no evidence of major ponding or erosion.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

storm water system will be required over the evaluation period.

5.1.3 Ingress and Egress
Description:

The parking structure is accessible at two locations as follows; the main drive
entry is located along the west perimeter and is accessible from First Avenue and
the secondary entrance is located at the east perimeter off of Second Avenue.

Assessment:

Ingress and egress at the property appears to be adequate.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

ingress / egress will be required over the evaluation period.

5.1.4 Paving, Curbing, Parking
Description:
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The building is constructed above a two level subterranean parking structure. The
parking structure is two-levels and constructed of cast-in-place concrete slabs and
decks supported by concrete columns and concrete perimeter walls. The parking
structure contains a reported total of 420 parking stalls as follows: 182 tandem
stalls (providing 364 parking stalls) and 56 single stalls. The parking areas and
drive aisles are paved with reinforced concrete.

5.0 System Description (continued)
5.1 Site Elements (continued)
5.1.4 Paving, Curbing, Parking (continued)
Assessment:

The concrete pavement is in good condition. There are no significant signs of
cracks or surface deterioration.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

paving areas will be required over the evaluation period.

Re-striping of the concrete paving will be required over the evaluation period. The
cost for this work is included in the Modified Capital Reserves Schedule (Table 2).
ASSOCIATED PHOTOGRAPHS

Parking structure
COST SUMMARY
Recommendation
Restripe paving

Parking structure view

EUL
6

EFF AGE
3

Total

RUL
3

Year
3
9

Cost
$3,360
$3,360
$6,720

5.1.5 Flat-Work
Description:

The sidewalks throughout the property are constructed of cast-in-place concrete.
Cast-in-place concrete steps with metal handrails are located at grade changes.

Assessment:

The sidewalks appeared to be in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

flatwork will be required over the evaluation period.

5.1.6 Landscaping and Appurtenances
Description:

The subject property is located in a downtown urban setting and the landscaping
is considered limited. The landscaping consists of trees, shrubs, and flowering
plants located in planter boxes at the site and building perimeters.
Landscaped areas are irrigated by an in-ground sprinkler system that consisted of
underground piping, shut-off valves, pop-up sprinkler heads, and automatic
timers.
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5.0 System Description (continued)
5.1 Site Elements (continued)
5.1.6 Landscaping and Appurtenances (continued)
Assessment:

The landscape materials are in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

landscaping and appurtenances will be required over the evaluation period.

5.1.7 Recreational Facilities
Description:

Recreational facilities consist of a fitness center located at the P1 level along the
southern perimeter of the parking structure (fronting A Street). The fitness center
is finished with rubberized flooring and contains varying cardiovascular and weight
training equipment.

Assessment:

The fitness center and equipment appear to be in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

recreational facilities will be required over the evaluation period.

5.1.8 Utilities
Description:

According to the POC, the utilities provided are adequate for the property.
There are no unique, property utility systems such as septic systems, water or
wastewater treatment plants, or propane gas tanks.
The size, type, location and materials of the property's underground utilities is
unknown.

Assessment:

The site utilities appear and were reported to be in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

utility systems will be required over the evaluation period.

Utility
Electric
Gas
Water
Sewer

Supplier
San Diego Gas & Electric
San Diego Gas & Electric
City of San Diego
City of San Diego

5.2 Structural Frame and Building Envelope
5.2.1 Foundation
Description:
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Foundation drawings were not available for review. As such, hidden features such
as building footings are not known. AEI assumes that the foundation consists of
deep drill caissons beneath the concrete slab of the subterranean parking
structure. The parking structure is two-levels and constructed of cast in place
concrete slabs and decks supported by concrete columns and concrete perimeter
walls.

5.0 System Description (continued)
5.2 Structural Frame and Building Envelope (continued)
5.2.1 Foundation (continued)
Assessment:

The foundations and footings can not be directly observed. There is no evidence
of movement that would indicate excessive differential vertical movement.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

foundation will be required over the evaluation period.

5.2.2 Building Frame
Description:

The building is steel-framed with corrugated metal decks and concrete topping at
upper level floors. The roof consists of a poured concrete deck over steel framing.

Assessment:

The superstructure is exposed in some locations which allows for limited
observation.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

building frame will be required over the evaluation period.

5.2.3 Exterior Walls
Description:

The exterior walls consist of fluted concrete panels extending from the third floor
to the roof line. The lower two levels of the building and pedestal structure are
finished with travertine tile. Sealants are located between dissimilar materials, at
joints, and around window and door openings.

Assessment:

The exterior finishes are in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

exterior walls will be required over the evaluation period.

Based on its condition and estimated RUL, the exterior walls will require
reapplication of sealants over the evaluation period. The cost for this work is
included in the Modified Capital Reserves Schedule (Table 2).
ASSOCIATED PHOTOGRAPHS

North and west building elevations
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Fluted concrete panels at building exterior

5.0 System Description (continued)
5.2 Structural Frame and Building Envelope (continued)
5.2.3 Exterior Walls (continued)
ASSOCIATED PHOTOGRAPHS continued

Travertine tile finishes at pedestal structure
COST SUMMARY
Recommendation
Replace sealants

South and east elevations

EUL
20

EFF AGE
12

RUL
8

Year
8

Cost
$105,000

5.2.4 Exterior Windows and Doors
Description:

The main entry doors are fully glazed, glass set in a metal-framed system. A
turnstile door system is provided. Service doors are typically hollow core metal in
metal frames.
The windows are metal-framed units with fixed panes of tinted glazing.

Assessment:

According to the POC, the property does not experience a significant number of
complaints regarding window leaks or window condensation. There is no evidence
of window leaks or condensation.
The windows are in good condition.
The exterior doors and door hardware are in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

windows and doors will be required over the evaluation period.

5.2.5 Roofing and Appurtenances
Description:

The primary roofs are classified as low slope, or flat. The roofs are finished with a
built up roofing system with gravel surfacing.
The exterior perimeter walls extend above the surface of the roofs, creating low
height parapet curbs. The curbs at the tower roof consist of the top edges of
the fluted concrete exterior wall panels. The parapet curbs at the pedestal
structure roof are finished with granular surfaced cap sheet that terminates
beneath sheet metal coping.
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5.0 System Description (continued)
5.2 Structural Frame and Building Envelope (continued)
5.2.5 Roofing and Appurtenances (continued)
Storm water is drained from the roofs by internal drains.
Assessment:

The age of the roof coverings was not provided and the roofs are estimated to be
approximately 15+ years old. Information regarding roof warranties or bonds was
not provided.
According to the POC, the roofs are maintained by an outside contractor .
The fields of the roofs are in good condition.
According to the POC, there are no active roof leaks. AEI did not observe
evidence of active roof leaks.

Recommendation: Based on its condition and estimated RUL, AEI anticipates roof replacements over

the evaluation period. The cost for this work is included in the Modified Capital
Reserves Schedule (Table 2).

ASSOCIATED PHOTOGRAPHS

Roof drain

Tower roof
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Roof above pedestral structure

5.0 System Description (continued)
5.2 Structural Frame and Building Envelope (continued)
5.2.5 Roofing and Appurtenances (continued)
COST SUMMARY
Recommendation
Roof replacement

EUL
25

EFF AGE
15

RUL
10

Year
10

Cost
$190,350

5.2.6 Exterior and Interior Stairs
Description:

The interior stairs are steel framed with steel treads and painted steel handrails.

Assessment:

The interior stairs, balusters, and handrails are in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

stairs will be required over the evaluation period.

5.2.7 Patio, Terrace, and Balcony
Patios, terraces, and balconies are not provided.
5.2.8 Other Structures
Description:

The building is constructed above a two level subterranean parking structure. The
parking structure is two-levels and constructed of cast in place concrete slabs and
decks supported by concrete columns and concrete perimeter walls. The parking
structure contains a reported total of 420 parking stalls as follows: 182 tandem
stalls (providing 364 parking stalls) and 56 single stalls.

Assessment:

The parking structure appears to be in good condition.

Recommendation: No items of deferred maintenance were observed. Routine maintenance will be

required over the evaluation period.

5.3 Interior Elements
5.3.1 Common Areas
Not applicable. There are no interior common areas. The subject building is configured for single
tenant occupancy.
5.3.2 Interior Finishes and Components
Description:

The interior finishes vary throughout the building and include a combination of
carpet, vinyl, concrete, stone tile, and ceramic tile flooring. Walls are typically
painted drywall and ceilings are typically finished with a combination of painted
drywall or suspended ceiling tiles.

Assessment:

The interior finishes in the building appear in overall good condition.
Of note, the building tenant reportedly underwent a $6.8M renovation from 2005
to 2006 that included the following:
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5.0 System Description (continued)
5.3 Interior Elements (continued)
5.3.2 Interior Finishes and Components (continued)
Lockers/ Exercise facilities added; extensive multi-floor remodel including lighting
& floors; 2nd Floor data center and backup power was added; building refresh
was done including demolition of all existing interior walls, finishes, plumbing,
electrical and mechanical. Additionally, new auditoriums, three conference rooms,
kitchen, restrooms, cafeteria, outdoor seating for café, lobby security desk,
stainless steel storefront with two-slider doors and one revolving door, new floor
finishes, ceilings and wall finishes and state-of-the-art technology. Furthermore, in
2012 and 2013 the offices on the 17th floor underwent renovation and
replacement of interior finishes for a reported total cost of $300,000.
Recommendation: Repair, replacement, maintenance, or upgrading of the interior finishes in the

building is the responsibility of the tenant. As such, replacement reserves have
not been included.

ASSOCIATED PHOTOGRAPHS
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Commercial kitchen

Upper level floor lobby

Tenant work area

Cafe

5.0 System Description (continued)
5.3 Interior Elements (continued)
5.3.2 Interior Finishes and Components (continued)
ASSOCIATED PHOTOGRAPHS continued

Typical office area

Tenant restroom

Typical elevator lobby

Lobby and reception desk

Typical cubicle set up
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5.0 System Description (continued)
5.3 Interior Elements (continued)
5.3.3 Interior Spaces Observed
The building is currently configured for single tenant occupancy for Sempra Energy. AEI was granted
full access to the building interior spaces with exception to the executive offices on the 17th, 18th,
and 19th floors, and areas deemed private for security reasons.
5.4 Mechanical and Electrical Systems
5.4.1 Plumbing and Gas
Description:

The plumbing systems include the incoming water service, the cold water piping
system, and the sanitary sewer and vent system.
The risers and the horizontal distribution piping are reported to be copper. The
soil and vent systems are reported to be cast iron.
Domestic hot water is supplied to area restrooms by 30-gallon electric water
heaters located at janitors closets on select floors.

Assessment:

The plumbing systems appear to be well maintained and, according to the POC,
are in good condition. According to the POC, the water pressure is adequate.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

plumbing system will be required over the evaluation period. Due to limited
quantities, water heater replacements can be completed as needed as part of
routine maintenance.

5.4.2 Heating, Ventilation and Air Conditioning (HVAC)
Description:

The HVAC system for the subject building is comprised of a central hydronic
system consisting of three centrifugal water cooled chillers, two Marley brand
cooling towers, and fan coil units located throughout the building interior. Chilled
water is provided primarily by a Trane brand 400-ton chiller which was reportedly
replaced approximately ten years ago. Back up chillers consist of two Carrier
brand 572-ton units that are original to the property construction. The Marley
brand cooling towers utilize stainless steel interior construction and were
reportedly replaced approximately ten years ago. The system is equipped with
central air handling units at the roof level which are equipped with humidity and
fresh air control systems.
Fan coil units at the 17th, 18th, and 19th floors are equipped with electric
resistance heat strips.
The first and second floors are heated and cooled with a collection of packaged
heat pump units. The nine units are located in two equipment rooms at the north
and south portions of the second floor.

Assessment:

According to the POC, the HVAC systems are maintained by both in house staff
and an outside contractor.
The HVAC equipment appears to vary in age. HVAC equipment is reportedly
replaced on an "as needed" basis.
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5.0 System Description (continued)
5.4 Mechanical and Electrical Systems (continued)
5.4.2 Heating, Ventilation and Air Conditioning (HVAC) (continued)
Recommendation: No items of deferred maintenance were observed.

The chillers, cooling tower, air handling units, and interior fan coil units are
reportedly in overall good working condition. The large central equipment is
anticipated to last beyond the term based on estimated useful life of the
equipment. However, as a prudent measure AEI anticipates annual rolling
replacement/maintenance costs for the HVAC system as a whole. Costs have
been allocated in Table 2.
ASSOCIATED PHOTOGRAPHS

Cooling tower is located at 20th floor mechanical
room

Typical fan coil unit

Humidity controls at central air handling unit

Central fan coil unit
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5.0 System Description (continued)
5.4 Mechanical and Electrical Systems (continued)
5.4.2 Heating, Ventilation and Air Conditioning (HVAC) (continued)
ASSOCIATED PHOTOGRAPHS continued

Two Carrier brand 572-ton chillers are original to
the property construction

Fresh air controls at central air handling unit

Trane brand 400-ton chiller

Electric reheat coils are provided at fan coil units on
the 17th, 18th, and 19th floors

HVAC system circulation pumps
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5.0 System Description (continued)
5.4 Mechanical and Electrical Systems (continued)
5.4.2 Heating, Ventilation and Air Conditioning (HVAC) (continued)
COST SUMMARY
Recommendation
HVAC equipment - maintain/replace

EUL
NA

EFF AGE
NA

RUL
1-12

Total

Year
1
2
3
4
5
6
7
8
9
10
11
12

Cost
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$50,000
$600,000

5.4.3 Electrical
Description:

The electrical supply lines connect underground to transformers which feed
interior-mounted electrical meters and switchgear.
The main electrical service to the subject building reportedly consists of two
separate feeds rated at 12,000 volt (12 KV) service. The 12KV is stepped down to
4KV and 480/277 service.
The electrical wiring is reportedly copper throughout the structure. Circuit
breaker panels are located throughout the building.
The property is served by a total of three diesel fueled generators located at the
P1 level of the parking structure and the 21st floor of the building. Diesel fuel is
stored in day tanks located near the generators.

Assessment:

The property electrical service entrances are owned and maintained by the
respective utility company. This includes transformers, meters, and all elements of
the on-site systems.
According to the POC, the electrical power is adequate for the property's
demands.
The switchgear, circuit breaker panels and electrical meters appear to be in good
condition.
The emergency generators appear in good condition and are exercised regularly.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

electrical system will be required over the evaluation period.
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5.0 System Description (continued)
5.4 Mechanical and Electrical Systems (continued)
5.4.3 Electrical (continued)
ASSOCIATED PHOTOGRAPHS

Emergency generators at 21st floor

Emergency generator at parking structure level

5.5 Vertical Transportation
Vertical Transportation
Description:

Vertical transportation is provided by a total of eight overhead traction elevators.
The seven passenger elevators were manufactured by Haughton and each has a
rated carrying capacity of 3,500 pounds (20 persons). The freight elevator is rated
at 7,000 pounds (46 person carrying capacity). Elevator equipment is located in a
dedicated room at the 21st floor of the building.
The cabs are finished with stained wood and stainless steel wall panels, ceramic
tile on the floor and stainless steel ceilings. Lighting is provided by fixtures
recessed in the ceiling panels. The cab is fitted with conventional equipment such
as tactile and Braille identification at the control buttons and hoistway jambs,
audible and visual hall arrival signals, visual floor displays, emergency call buttons
and doors with mechanical and electronic recall mechanisms to prevent closure on
obstructions.

Assessment:

According to the POC, the elevators, and their responsiveness, provide adequate
service. The elevators are serviced by a licensed contractor on a routine basis.
The elevator machinery and controls were modernized in 1994 with additional
upgrades to the control systems in 2006.
Operating permits posted within the cabs indicate an expiration date of August 1,
2015.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

vertical transportation system will be required over the evaluation period
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5.0 System Description (continued)
5.5 Vertical Transportation (continued)
Vertical Transportation (continued)
ASSOCIATED PHOTOGRAPHS

Elevator equipment

Elevator control room

5.6 Life Safety/Fire Protection
Life Safety/Fire Protection
Description:

The fire protection system consists of a wet-pipe sprinkler system, a wet
standpipe with fire department hose valves and connections in stair towers,
portable fire extinguishers, smoke detectors, pull stations and alarm horns.
Siamese connections are located on the exterior of the building.
Office areas and corridors are equipped with battery back-up exit lights,
illuminated exit signs, pull stations, alarm horns, and strobe light alarms.
Fire sprinkler risers are located in a fire protection equipment room. The system is
equipped with a diesel fueled fire pump.

Assessment:

Information regarding fire department inspection information is included in
Section 6.1.
The fire extinguishers are serviced annually and appear to be in good condition.
The fire extinguishers were last serviced and inspected by Anita Fire Hose
Company on October 16, 2014.
According to the POC, the central alarm panel is in good condition and is serviced
regularly by a qualified fire equipment contractor. Equipment testing is not within
the scope of a PCA. Per tags on the panel, the system was last certified by
Diversified Fire Protection Systems on July 19, 2014.
Per tags on the fire sprinkler system riser, the system last received annual
certification from Diversified Fire Protection Systems in September 2013 and last
received five-year certification from Simplex Grinnell in October 2009.

Recommendation: No items of deferred maintenance were observed. Routine maintenance of the

Life Safety / Fire Protection system will be required over the evaluation period.

The POC reported that the five-year certification for the fire sprinkler system was
completed during the first week of November 2014 and the contractor neglected
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5.0 System Description (continued)
5.6 Life Safety/Fire Protection (continued)
Life Safety/Fire Protection (continued)
to properly tag the equipment. As standard practice, AEI recommends that
documentation of completion of the five-year certification be provided to the
client. As this work is reportedly completed additional costs have not been
included.
ASSOCIATED PHOTOGRAPHS

Fire department connections

Fire sprinkler system and fire pump

Diesel fuel for fire pump

Fire pump controls
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5.0 System Description (continued)
5.6 Life Safety/Fire Protection (continued)
Life Safety/Fire Protection (continued)
ASSOCIATED PHOTOGRAPHS continued

Fire extinguisher

5.7 Additional Considerations
AEI's Value Added Considerations
• PCA / PNA may be performed by a Professional Engineer and / or Registered Architect.
• PCR may be reviewed by a Professional Engineer and / or Registered Architect other than the
Field Observer.
• Property disclosure information is obtained from AEI’s Pre-Survey Questionnaire (copy included
in the Appendices).
• A limited visual assessment for ADA accessibility utilizing AEI’s Abbreviated Accessibility
Checklist (copy included in the Appendices).
• A limited visual assessment and review of the property for conditions conducive to moisture
intrusion and evidence of moisture in accessible areas of the property.
• Preparation of the Capital Reserves Schedule based upon a reserve term provided by the Client.
• Provide a statement on the property’s Remaining Useful Life.
• Provide cross-reference indexing between cost tables and report text.
• Provide Project Summary table.
• Determination of Federal Emergency Management Agency (FEMA) Flood Plain Zone for single
address.
• Determination of geographic Uniform Building Code Seismic Zone.
• Determination of wind zone from FEMA Wind Zones in the United States map.
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6.0 Document Review and Interviews
6.1 Building and Fire Code Compliance
According to a review of records from the City of San Diego Neighborhood Code Compliance
Department, there are no outstanding violations on file against the subject property.
According to Ms. Leona DePaepe with the City of San Diego Fire Department, there are no
outstanding violations on file against the subject property. The subject property was last inspected by
the Fire Department on January 6, 2014.
According to available information from the City of San Diego Development Services Department Planning Division, the subject property is located within Zone CO-1-2 (Commercial Office). The
subject improvements appear to be constructed in compliance with zoning regulations.
6.2 Document Review
Prior to the PCA, relevant documentation was requested that could aid in the knowledge of the
subject property's physical improvements, extent and type of use, and/or assist in identifying material
discrepancies between reported information and observed conditions. The review of submitted
documents does not include comment on the accuracy of such documents or their preparation,
methodology, or protocol. The following documents were provided for review while performing the
PCA:
• Offering Memorandum completed by HFF
• Property Condition Report completed by IVI International, Inc. dated July 14, 2004.
The Pre-survey Questionnaire was not completed by the POC in time for inclusion with this report.
6.3 Interviews
The PCA was performed with the assistance of the on-site POC, Mr. Randy Cowdell, who was
cooperative and provided information, which appeared to be accurate, based upon subsequent
observations. The on-site contact is knowledgeable about the subject property and answered most
questions posed during the interview process. The POC's maintenance involvement at the property
has been for the past seven years.
The following personnel from the facility and government agencies were interviewed in the process of
conducting the PCA:
Contact
Mr. Sandy Shapery
Mr. Randy Cowdell
Ms. Leona DePaepe

Title
Owner
Facilities Maintenance
Fire Prevention Inspector

Association
Shapery Enterprises
Sempra Energy
City of San Diego Fire
Department

Telephone No.
(619) 239-4700
(619) 279-9678
(619) 533-4420

6.4 Moisture Intrusion
As part of the PCA site visit, AEI completed a limited, visual and olfactory assessment for the presence
of visible moisture intrusion, conditions conducive to moisture intrusion, or evidence of excess
moisture in readily accessible areas of the property. AEI interviewed property personnel concerning
any known or suspected moisture intrusion, water infiltration, or mildew-like odor problems.
This assessment does not constitute a comprehensive moisture intrusion survey of the property. The
reported observations and conclusions are based solely on interviews with property personnel and
conditions observed in readily accessible areas of the property at the time of the assessment.
Sampling was not conducted as part of the assessment.
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6.0 Document Review and Interviews (continued)
6.4 Moisture Intrusion (continued)
AEI did not note any visual or olfactory indications of the presence of visible moisture intrusion,
conditions conducive to moisture intrusion, or evidence of moisture in any readily accessible areas of
the property.
6.5 ADA Compliance
Description:

The ADA is a broad, federal civil rights law that protects individuals with
disabilities against discrimination in employment and ensures them unimpeded
access to public accommodations and commercial facilities. Under ADA, owners
and employers with buildings classified as public accommodations were required
to take steps to remove physical barriers readily achievable, if possible, by
January 26, 1992. The law states that after January 26, 1992, any alteration or
renovation work performed on either public accommodations or commercial
facilities must comply with ADA.
Generally, Title III of the ADA prohibits discrimination by entities to access and
use of "areas of public accommodations" and "commercial facilities" on the basis
of disability. Regardless of its age, these areas and facilities must be maintained
and operated to comply with the Americans with Disabilities Act Accessibility
Guidelines (ADAAG).
Buildings completed and occupied after January 26, 1992 were required to comply
fully with the ADAAG.
Existing facilities constructed prior to this date were held to the lesser standard of
compliance to the extent allowed by structural feasibility and the financial
resources available. As an alternative, a reasonable accommodation pertaining to
the deficiency must be made.
During the PCA, an ASTM E2018 Tier II limited visual observation for ADA
accessibility compliance was conducted. It was understood by the Client that the
limited observations described herein did not comprise a full ADA Compliance
Survey, and that such a survey was beyond the scope of this assessment.
An ASTM IIIA full ADA Compliance Survey may reveal additional aspects of the
property that are not in compliance.

Assessment:

At an office property, the areas considered as a public accommodation besides
the site itself and parking, are the exterior accessible route, the interior accessible
route up to the tenant lease lines and the interior common areas, including the
common area restrooms.

Recommendation: The subject building does not currently provide ADA designated parking stalls. For

an office property with a total of 420 parking stalls, ADA guidelines indicate a total
of nine ADA designated parking stalls be provided (two of which should be van
accessible). AEI recommends installation of ADA designated parking stalls and
associated costs are included in Table 1.
To enhance ADA compliance, it is strongly recommended the above modifications
be considered to improve accessible access. Prior to performing any modifications
related to accessibility or significant construction (which could require full ADA
compliance at the subject property), consultation with an attorney and/or a
consultant specializing in ADA compliance is recommended to determine whether
additional modifications will be required, to determine the specific design
requirements for any modifications, and to more accurately estimate associated
costs.

Project Number: 336738
11/25/2014
Page 25

6.0 Document Review and Interviews (continued)
6.5 ADA Compliance (continued)
COST SUMMARY
Recommendation
ADA designated parking stalls

Project Number: 336738
11/25/2014
Page 26

EUL
NA

EFF AGE
NA

RUL Year
NA Immed

Cost
$1,000

7.0 Consultant's Certification
The subject report has been reviewed by the undersigned and, except as detailed in the attached
explanation, is considered to be in compliance with the client scope, ASTM E-2018-08 and industry
standards. The reviewer concurs with the conclusions and recommendations of the report and
understands that the report may be returned for correction of any deficiencies.

Field Professional

Senior Reviewer
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Eric Correia - Associate Consultant

Christopher M. Minnich, AIA, LEED AP BD+C - National Client
Manager

Appendix A:
Photographs

Photographs are included in the appropriate report sections.

Appendix B:
Site Plan

Image Provided By ESRI Street Map
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Appendix C:
Supporting Documentation

Property Name:
Date:
Project Number:

101 Ash Street
11/25/2014
336738
Abbreviated Accessibility Checklist
Building History

1.
2.
3.
4.
5.

Has an ADA survey previously been completed on the property?
Have any ADA improvements been made to the property?
Does a Transition Plan / Barrier Removal Plan exist for the property?
Has building ownership or management received any ADA-related complaints
that have not been resolved?
Is any litigation pending related to ADA issues?

Parking
1.
2.
3.

4.

5.
6.

Are there sufficient accessible parking spaces with respect to the total number
of reported spaces?
Are there sufficient van-accessible parking spaces available (96" wide/ 96"
aisle for van)?
Are accessible spaces marked with the International Symbol of Accessibility?
Are there signs reading "Van Accessible" at van spaces?
Is there at least one accessible route provided within the boundary of the site
from public transportation stops, accessible parking spaces, passenger
loading zones, if provided, and public streets and sidewalks?
Do curbs on the accessible route have depressed, ramped curb cuts at drives,
paths, and drop-offs?
If required does signage exist directing you to accessible parking and an
accessible building entrance?

Ramps
1.
2.
3.
4.

Do all ramps along accessible path of travel appear to meet slope
requirements? (1:12 or less)
Are ramps that appear longer than 6 ft complete with railings on both sides?
Does the width between railings appear to be at least 36 inches?
Is there a level landing for approximately every 30 ft horizontal length of ramp,
at the top and at the bottom of ramps and switchbacks?

Entrances/Exits
1.
2.
3.

Do all required accessible entrance doorways appear at least 32 inches wide
and not a revolving door?
If the main entrance is inaccessible, are there alternate accessible entrances?
Is the door hardware easy to operate (lever/push type hardware, no twisting
required and not higher than approximately 48 inches above the floor)?

Paths of Travel
1.
2.
3.

Are all paths of travel free of obstruction and wide enough for a wheelchair
(appear at least 36 inches wide)?
Are wheelchair-accessible facilities (toilet rooms, exits, etc.) identified with
signage?
Is there a path of travel that does not require the use of stairs?

Elevators
1.
2.
3.
4.
5.
6.

Do the call buttons have visual and audible signals to indicate when a call is
registered and answered when car arrives?
Are there visual and audible signals inside cars indicating floor change?
Are there standard raised and Braille marking on both jambs of each hoist way
entrance as well as all cab/call buttons?
Do elevator doors have a reopening device that will stop and reopen a car
door if an object or a person obstructs the door?
Are elevator controls low enough to be reached from a wheelchair (appears to
be between 15 and 48 inches)?
If a two-way emergency communication system is provided within the elevator
cab, is it usable without voice communication?

Toilet Rooms
1.
2.
3.

Are common area public restrooms located on an accessible route?
Are pull handles push/pull or lever type?
Are there audible and visual fire alarm devices in the toilet rooms?

Yes No N/A
X
X
X

Comments

X
X
Yes No N/A

Comments

X
X
X
X
X
X
Yes No N/A

Comments

X
X
X
X
Yes No N/A

Comments

X
X
X
Yes No N/A

Comments

X
X
X
Yes No N/A

Comments

X
X
X
X
X
X
Yes No N/A
X
X
X

Comments

Abbreviated Accessibility Checklist
Are toilet room access doors wheelchair-accessible (appear to be at least 32
inches wide)?
Are public restrooms large enough to accommodate a wheelchair turnaround
5.
(appear to have 60"• turning diameter)?
6. In unisex toilet rooms, are there safety alarms with pull cords?
7. Are toilet stall doors wheelchair accessible (appear to be at least 32"• wide)?
8. Are grab bars provided in toilet stalls?
Are sinks provided with clearance for a wheelchair to roll under (appear to
9.
have 29"• clearance)?
Are sink handles operable with one hand without grasping, pinching or
10.
twisting?
11. Are exposed pipes under sink sufficiently insulated against contact?
4.

Guest Rooms
1.

2.

3.

How many total accessible sleeping rooms does the property management
report to have? Provide specific number in comment field. Are there sufficient
reported accessible sleeping rooms with respect to the total number of
reported guestrooms?
How many of the accessible sleeping rooms per property management have
roll-in showers? Provide specific number in comment field. Are there sufficient
reported accessible rooms with roll-in showers with respect to the total
number of reported accessible guestrooms?
How many assistive listening kits and/or rooms with communication features
are available per property management? Provide specific number in comment
field. Are there sufficient reported assistive listening devices with respect to
the total number of rooms?

Pools
1.
2.

Are public access pools provided? If the answer is no, please disregard this
section.
How many accessible access points are provided to each pool/spa? Provide
number in comment field.

Play Area
1.

Has the play area been reviewed for accessibility? All public playgrounds are
subject to ADAAG standards.

1.

Does there appear to be adequate clear floor space around the
machines/equipment (30"• by 48"• minimum)?

Exercise Equipment

X
X
X
X
X
X
X
X
Yes No N/A

Comments

X

X

X
Yes No N/A

Comments

X
X
Yes No N/A

Comments

X
Yes No N/A
X

Comments

Appendix D:
Pre-Survey Questionnaires

PCA Pre-Survey Questionnaire
Property Name:

101 Ash Street

Respondent Name: No respondent.

Property Type:

Office

Title:

City, State Zip:

San Diego, CA

Date:

Project Number:

336738

Project Name:

336738 - San Diego, CA
Yes

No

Unk

N/A

1.

Does the property have full-time maintenance personnel or staff?

X

2.

Have there been any major capital improvements in the last 5 years?

X

3.

Are there unresolved building, fire or zoning code issues?

X

4.

Has a termite inspection occurred within the last year?

X

5.

Are there any problems with the foundations or structures?

X

6.

Are there any "down" units?

X

7.

Is there any water infiltration in basements or crawl spaces?

X

8.

Are there any wall or window leaks, or poorly insulated areas?

X

9.

Are there any current roof leaks at the property?

X

10.

Does a warranty or bond cover the roof?

X

11.

Is Fire Retardant Plywood used at the property?

X

12.

Is any roof finish more than ten years old?

X

13.

Do utilities (water, sewer, electric, gas) provide adequate service?

X

14.

Is the property served by an on-site water well or septic system?

X

15.

Do irrigation systems properly function?

X

16.

Does your HVAC system provide the minimum quantity of outside air recommended by
ASHRAE?

X

17.

Is the HVAC system inspected at least annually, and problems corrected?

X

18.

Has the HVAC system ever contained visible mold growth? If yes, where?

X

19.

Has the building been tested for indoor air quality? If yes, what were the results?

X

20.

Is the HVAC equipment more than 10 years old?

X

21.

Does the HVAC equipment use R-22 as a refrigerant?

X

22.

Are the water heaters/boilers more than 10 years old?

X

23.

Is polybutylene piping used at the property?

X

24.

Are there any plumbing leaks or water pressure problems?

X

25.

Does any part of the electrical system use aluminum wiring?

X

26.

Has any elevator equipment been replaced within the last 10 years?

X

27.

Does a contractor on a routine basis maintain the elevators?

X

28.

Is the emergency communication equipment in the elevators functional?

X

29.

Have fire/life safety systems been inspected within the last year?

X

30.

Are there any smoke evacuation or pressurization systems?

X

31.

Are any Omega or Central brand fire sprinkler heads installed?

X

32.

Are emergency electrical generators routinely maintained?

X

33.

Do the tenants contract for their own tenant improvement work?

X

34.

Are tenants responsible for roof, HVAC, OR exterior painting costs?

X

Comments

Appendix E:
Acronyms and Out-Of-Scope Items

Acronyms
This report may use various construction abbreviations to describe various site, building or
system components. Not all abbreviations may be applicable to all reports. The abbreviations
most often utilized are defined below.
AHU- Air Handling Unit
BUR- Built-up Roof System
BTU- British Thermal Unit (a measurement of heat)
BTUH- British Thermal Units per Hour
EPDM- Ethylene Propylene Diene Monomer (rubber membrane roof)
FCU- Fan Coil Unit
FHA- Forced Hot Air
FHW- Forced Hot Water
GFI- Ground Fault Interrupt (circuit)
GWB- Gypsum Wall Board
MDP- Main Distribution Panel
PTAC- Packaged Through-wall Air Conditioning (Unit)
SF- Square Feet
TPO- Thermoplastic Polyolefin Roof Membrane
VAV- Variable Air Volume box

ASTM Acronyms
Below are standard ASTM acronyms that may be used in this report.
ADA - The Americans with Disabilities Act
ASTM - American Society for Testing and Materials
BOMA - Building Owners & Managers Association
BUR - Built-up Roofing
DWV – Drainage, Waste, Ventilation
EIFS - Exterior Insulation and Finish System
EMF – Electro Magnetic Fields
EMS - Energy Management System
EUL - Expected Useful Life
FEMA - Federal Emergency Management Agency
FFHA - Federal Fair Housing Act
FIRMS - Flood Insurance Rate Maps
FRT- Fire Retardant Treated
FOIA - U.S. Freedom of Information Act (5 USC 552 et seq.) and similar state statutes.
FOIL - Freedom of Information Letter
FM - Factory Mutual
HVAC - Heating, Ventilating and Air Conditioning
IAQ - Indoor Air Quality
MEP – Mechanical, Electrical & Plumbing
NFPA - National Fire Protection Association
PCA - Property Condition Assessment
PCR - Property Condition Report
PML - Probable Maximum Loss
RTU - Rooftop Unit
RUL - Remaining Useful Life
STC – Sound Transmission Class
UBC – Uniform Building Code

Out of Scope Items
Unless identified in the scope of work detailed in this report, these items are
excluded and are considered outside the scope of this PCA / PNA.
Ref #

Section 8 : ASTM E 2018-08 Out of Scope Items

8.4.1.8

Utilities: Operating conditions of any systems or accessing manholes or utility pits.

8.4.2.2

Structural Frame and Building Envelope: Entering of crawl or confined space areas (however,
field observer should observe conditions to the extent easily visible from the point of access to the
crawl or confined space areas), determination of previous substructure flooding or water
penetration unless easily visible or if such information is provided.

8.4.3.2

Roofs: Walking on pitched roofs, or any roof areas that appear to be unsafe, or roofs with no
built-in access, or determining any roofing design criteria.

8.4.4.2

Plumbing: Determining adequate pressure and flow rate, fixture-unit values and counts, or
verifying pipe sizes and verifying the point of discharge for underground systems.

8.4.5.2

Heating: Observation of flue connections, interiors of chimneys, flues or boiler stacks, or tenantowned or maintained equipment.

8.4.6.2

Air Conditioning and Ventilation: Evaluation of process related equipment or condition of tenant
owned/maintained equipment.

8.4.7.2

Electrical: Removing of electrical panel covers, except if removed by building staff, EMF issues,
electrical testing, or operating of any electrical devices. Process related equipment or tenant
owned equipment.

8.4.8.2

Vertical Transportation: Examining of cables, sheaves, controllers, motors, inspection tags, or
entering elevator/escalator pits or shafts

8.4.9.1

Life Safety / Fire Protection: Determining NFPA hazard classifications, classifying, or testing fire
rating of assemblies.

8.4.10.
2

Interior Elements: Operating appliances or fixtures, determining or reporting STC (Sound
Transmission Class) ratings, and flammability issues/regulations.

Ref #

Section 11 : ASTM E 2018-08 Out of Scope Items

11.1

Activity Exclusions - The activities listed below are generally excluded from or otherwise represent
limitations to the scope of a PCA prepared in accordance with this guide. These should not be
construed as all-inclusive or implying that any exclusion not specifically identified is a PCA
requirement under this guide.

11.1.1

Removing, repositioning or relocating materials, furniture, storage containers, personal effects,
debris material or finishes; conducting exploratory probing or testing; dismantling or operating of
equipment or appliances; or disturbing personal items or property which obstructs access or
visibility.

11.1.1

Identifying capital improvements, enhancements, or upgrades to building components, systems or
finishes. The consultant must be aware of the distinction between repair and replacement
activities that maintain the property in its intended design condition, versis actions that improve or
reposition the property.

11.1.2

Preparing engineering calculations (civil, structural, mechanical, electrical, etc.) to determine any
system’s, component’s, or equipment’s adequacy or compliance with any specific or commonly
accepted design requirements or building codes, or preparing designs or specifications to remedy
any physical deficiency.

11.1.3

Taking measurements or quantities to establish or confirm any information or representations
provided by the owner or user such as: size and dimensions of the subject property or subject
building, any legal encumbrances such as easements, dwelling unit count and mix, building
property line setbacks or elevations, number and size of parking spaces, etc.

Ref #

Section 11 : ASTM E 2018-08 Out of Scope Items

11.1.4

Reporting on the presence or absence of pests such as wood damaging organisms, rodents, or
insects unless evidence of such presence is readily apparent during the course of the field
observer’s walk-through survey or such information is provided to the consultant by the owner,
user, property manager, etc. The consultant is not required to provide a suggested remedy for
treatment or remediation, determine the extent of infestation, nor provide opinions of probable
costs for treatment or remediation of any deterioration that may have resulted.

11.1.5

Reporting on the condition of subterranean conditions such as soil types, underground utilities,
separate sewage disposal systems, wells; systems that are either considered process-related or
peculiar to a specific tenancy or use; waste water treatment plants; or items or systems that are
not permanently installed.

11.1.6

Entering or accessing any area of the premises deemed to pose a threat of dangerous or adverse
conditions with respect to the field observer or to perform any procedure, which may damage or
impair the physical integrity of the property, any system, or component.

11.1.7

Providing an opinion on the condition of any system or component, which is shutdown, or whose
operation by the field observer may significantly increase the registered electrical demand-load.
However, consultant is to provide an opinion of its physical condition to the extent reasonably
possible considering its age, obvious condition, manufacturer, etc.

11.1.8

Evaluating acoustical or insulating characteristics of systems or components.

11.1.9

Providing an opinion on matters regarding security of the subject property and protection of its
occupants or users from unauthorized access.

11.1.10

Operating or witnessing the operation of lighting, lawn irrigation or other systems typically
controlled by time clocks or that are normally operated by the building’s operation staff or service
companies.

11.1.11

Providing an environmental assessment or opinion on the presence of any environmental issues
such as asbestos, hazardous wastes, toxic materials, the location and presence of designated
wetlands, IAQ, etc.

11.2

Warranty, Guarantee and Code Compliance Exclusions - By conducting a PCA and preparing a PCR,
the consultant is merely providing an opinion and does not warrant or guarantee the present or future
condition of the subject property, nor may the PCA be construed as either a warranty or guarantee of
any of the following:

11.2.1

any system’s or component’s physical condition or use, nor is a PCA to be construed as
substituting for any system’s or equipment’s warranty transfer inspection;

11.2.2

compliance with any federal, state, or local statute, ordinance, rule or regulation including, but not
limited to, building codes, safety codes, environmental regulations, health codes or zoning
ordinances or compliance with trade/design standards or the standards developed by the
insurance industry. However, should there be any conspicuous material present violations
observed or reported based upon actual knowledge of the field observer or the PCR reviewer,
they should be identified in the PCR;

11.2.3

compliance of any material, equipment, or system with any certification or actuation rate program,
vendor’s or manufacturer’s warranty provisions, or provisions established by any standards that
are related to insurance industry acceptance/approval such as FM, State Board of Fire
Underwriters, etc.

11.3

Additional/General Considerations:

11.3.1

Further Inquiry - There may be physical condition issues or certain physical improvements at the
subject property that the parties may wish to assess in connection with a commercial real estate
transaction that are outside the scope of this guide. Such issues are referred to as non-scope
considerations and if included in the PCR, should be identified under Section 10.9.

11.3.2

Non-Scope Considerations - Whether or not a user elects to inquire into non-scope considerations
in connection with this guide is a decision to be made by the user. No assessment of such nonscope considerations is required for a PCA to be conducted in compliance with this guide.

Appendix F:
Advisory Notes

AEI Consultants – Advisory Notes
The following advisory notes are provided to discuss potential issues associated with budgeting
practices, presence of potential hazardous materials, constructions products that may be
defective or have a shorter useful life than anticipated for similar or alternative products used
for the same purpose. The list of items addressed is not intended to list all such products, but
includes some that could be present at this type of development.
Tenant-Responsible Expenses - It should be recognized that, even if a tenant is responsible
for maintenance and replacement of certain equipment, such as their HVAC equipment
according to their lease, situations can occur where the Owner may still be required to bear the
cost of the replacement.
AEI Consultants has not included these potential costs in this Report.
Hazardous Materials - This Report does not confirm or deny the presence or absence of
items such as mold, asbestos, environmental conditions or hazardous substances on this
property.
Water Intrusion - Presence of excessive moisture and visible evidence of suspect mold
development - Limited interior areas of the buildings to which access was provided, and where
building elements were readily observable, were visually observed for the presence of excessive
moisture and visible evidence of suspect mold development, if included as part of the
authorized scope of work. No observations were conducted within concealed locations (behind
wall and ceiling finishes, and other building components considered to be hidden conditions).
No sampling or testing was performed in this assessment. In addition to our visual observation
efforts, our questionnaire requested information from property personnel regarding their
disclosure of any known excessive moisture or mold issues. The scope of this work should not
be construed as a mold assessment.
Existing Roof Warranties – It is recommended that the Client investigate the transferability
of the any in-place roof warranties to the new Ownership prior to any property transaction.
Phenolic Foam Insulation - Our evaluation of the roof systems at this property was visual
and did not include moisture surveys or roof cores to evaluate the condition of unexposed roof
system components, including the underlying insulation materials. Phenolic foam insulation was
manufactured from 1980 through 1992 and has been determined to possibly lead to corrosion
of steel decks because of an acidic reaction that takes place when the phenolic foam insulation
contacts moisture. A national class action lawsuit was filed and settled on behalf of building
owners that had phenolic foam roof insulation installed on metal decking, and against the roof
insulation manufacturers. AEI Consultants recommends that the entire roof system, including
the insulation and the condition of metal decking, should be inspected yearly and particularly
prior to specifying a roof replacement. If phenolic foam insulation is determined to be present,
full replacement of the insulation and/or the metal roof deck, or some portion of the deck, could
be required. Additional costs such as these are not included in our roof replacement estimates.
Ongoing repairs and maintenance should be anticipated as part of routine operating
maintenance, the cost of which will likely increase as the roofing ages. Making
recommendations concerning specific roof replacement type and design requires in-depth
testing and evaluation that is not a part of this report’s scope of services. For purposes of this

level of assessment, any replacement is assumed to be the same construction-type as that
which is currently in place.
Energy Policy Act of August 2005 and Energy Independence Act of 2007 – Federal
legislation has mandated that direct expansion (DX) cooling equipment, sized 1- through 5.5nominal tons, single- and three-phase electric service, manufactured after June 19, 2008 shall
have a minimum Seasonal Energy Efficiency Ratio (SEER) of 13. Within the next five years, it is
speculated that minimum SEER ratings may be raised to 18 or 20. Further, due to the required
reduction in the manufacture of refrigerant HCFC-22 since 2004, manufacturers began to
provide SEER 13 and higher rated units in 2007 based on using refrigerant HFC-410A, the
replacement for HCFC-22. Manufacturing of refrigerant HCFC-22 in 2015 will be limited to 10percent of pre-2003 levels until final phase-out in 2020.
Air conditioning systems that use HFC-410A operate at much higher pressures than with HCFC22.
Direct conversion of in-place HCFC-22 equipment may not be practical. Consideration must be
given to the age, efficiency, condition and pressure rating of the existing evaporator coils,
condition of the air handlers or furnaces, length and diameter of refrigerant piping, and
configuration of the mechanical ductwork and plenums. Prior to replacing an individual system,
or implementing a broader replacement program, a registered professional engineer or licensed
air conditioning contractor should be consulted.
AEI Consultants’ cost estimates provided in this Report assume that replacement condensing
units compatible with the existing systems will remain available through 2011 or longer,
however, the date that the client may realize the cost impact of these regulations may be
sooner or later than can be estimated. Unless stated differently elsewhere in this Report, AEI
Consultants has based replacement and conversion costs on utilizing existing refrigerant piping
and evaporator coils for use with refrigerant HFC-410A. Depending on equipment in place,
replacement and conversion may also require evacuation of HCFC-22 refrigerant, flushing and
cleaning the existing refrigerant piping of refrigerant and oils, installing a filter-dryer, replacing
the thermal expansion device if required, and charging the system with R-410A. These costs are
not included in our cost estimate. AEI Consultants recognizes that replacement or conversion
strategies may differ at each property based on equipment ages, economics, availability of
HCFC-22 refrigerant, and the extent of costs associated with consequential building alterations
due to air conditioning equipment and system modifications. Actual costs of maintenance,
replacement, conversion, or of collateral physical renovations to unspecified building
components may vary over the next several years and be additional to the cost tables; hence
AEI Consultants recommends that a client consider establishing a contingency fund within its
operating budget beyond any costs already reserved in the evaluation term. Complete
replacement of the split DX systems, if required, could range from $3,000 to $5,000 per system.
Building Electrical Systems - Recognizing that a property’s electrical distribution
components are a mostly hidden condition, and that these systems must be maintained on a
regular basis as part of an operating budget, property owners/managers should utilize a
licensed electrician to routinely monitor electrical connections, grounding systems, and fault
protection devices for signs of metallic corrosion, for overheating, such as softened, distorted,
or charred insulation on a wire or of a component’s casing, and for cracking of pre-1965 rubbertype wire insulation. Close visual inspection of breaker panels at the branch circuit level might
detect a developing problem with a high frequency of occurrence over the long-term. Infrared
scans are recommended on a regular basis for main distribution equipment.

When electrical equipment manufacturers go out of business, part shortages can occur for inplace equipment, which may lead to replacing entire assemblies rather than a single
component. Reusing salvaged electrical components can require extensive prior examination
and refurbishing since they may contain aluminum parts or other corroded or degraded
materials that must be reconditioned, or be wholly rejected by a licensed electrician; testing
agency-approved / listed new replacement parts are recommended. From time to time,
property owners/managers should check recall announcements from the United States CPSC
(Consumer Product Safety Commission) for in-place electrical equipment, including HVAC
equipment.
Federal Pacific Electric (FPE) Stab-Lok and Zinsco (Sylvania) Circuit Breakers - 110220 volt FPE and Zinsco circuit breaker panels, manufactured from the 1950s into the mid1980s, may have a higher potential for failing to trip under overload or short-circuit condition at
a greater frequency than comparable equipment made by other producers. Failure of a circuit
breaker to trip can result in fire, property damage, or personal injury. These manufacturers are
no longer in business, and all FPE Stab-Lok and Zinsco (renamed Sylvania after it bought
Zinsco) panels need to be reviewed promptly by a licensed electrician. Note that information
about fire and shock hazards associated with specific FPE and Zinsco and Sylvania equipment
should be fully researched and understood by the licensed electrician prior to performing any
repair or replacement work. Pending the findings by the inspecting electrician, simply replacing
a circuit breaker should not be considered a complete repair; the panel should be replaced,
since the breaker itself may not be the sole problem within the panel. Full panel replacement
would be advisable much sooner than an assumed normal service life, but immediately if there
is an insurance-related problem at the property due to the presence of these panels. Unless
otherwise noted in the Cost Tables, no funds are included for full panel replacement work or
associated costs.
Corrosion in Potable / Non-potable Water Distribution and Drainage Systems –
Various corrosive conditions, including destructive Microbial Induced Corrosion (MIC) activity,
can be present in both potable and non-potable water distribution systems, such as in space
heating/chilled water piping, as well as a building’s sanitary plumbing system. Over time, this
corrosion can result in chronic leaking of piping. Some piping installations may be more prone
to accelerated degradation or blockage, such as low-sloped waste drainage piping, low-usage
supply piping, exceedingly high-flow velocities in undersized pipe, or installations with
numerous bends/irregular lay-out geometries. Poor initial installation practices may also
promote corrosion. Particular defects, such as pinholes in copper, may exist without discovery
until substantial damage has occurred. Such piping is considered a hidden condition, including
insulated or wrapped or embedded piping, and will prevent adequate visual observation and
therefore need to be part of preventative maintenance programs that could consist of flushing
or videoing of these systems at recommended intervals. If testing identifies MIC, the treatment
will vary depending upon the organism. Treatments include removal of microbial nutrient;
providing accessibility for frequent cleaning; changes to the pH of the water; the use of suitable
protective coatings; and the use of more-resistant materials.
No costs were included in this Report for significant testing or piping replacement unless
otherwise specifically noted in the Cost Tables. AEI Consultants did not perform any testing as
part of our scope of work for this PCR. Although we did interview available persons
knowledgeable with the property to determine whether historical chronic leaking has occurred,
AEI Consultants recommends regular testing and proactive maintenance to address this
potential condition as part of an operating budget cost.

PB (polybutylene) Piping – Domestic water distribution using polybutylene piping has been
the subject of class action lawsuits due to leakage. If PB piping was identified at the subject
site, refer to the recommendations within the Report, and also to public websites that describe
the product’s performance and potential claim procedures, which are not described in this
Report or in its scope of work to evaluate. Time limits for making PB piping claims appear to
have expired, but should be verified by a qualified legal authority. Not all manufacturers’
information may have been released on websites pertaining to a specific product or to
litigation’s outcome.
PB is recognized as a defective product within the Real Estate industry, used during the 1980s
and 1990s. This material is known to exhibit a need for repair or full replacement as a result of
problems associated with the various materials used, attack by high chlorine content in the
water, or with the method of installation. Water leaks at fittings and splits in the piping are
common, especially as the materials age. Problems can develop immediately or after 12-to-15
years. You cannot fully evaluate the condition of polybutylene piping visually because some
deterioration may be from a breakdown of the integrity of the material itself. When PB piping
systems leak, the occurrence can be catastrophic to interior finishes with a constant flow of
water until a plumber or maintenance person turns off the supply.
Many factors contribute to the performance of PB installations, including the type of connector,
type of banding (crimping), improper supported pipe lengths, kinked pipe, UV degradation of
piping prior to enclosure, pipe subject to locally hot temperature (too close to water heater),
bad crimps, improperly installed connectors, loose plumbing fixtures, and pipe lay-outs wholly
unapproved by the manufacturer. Certain plastic-type connectors and aluminum-type bands
(crimps) are reportedly more prone to quicker failure than others. Higher chlorine levels in
municipal water supplies can accelerate PB systems’ failure at plastic-type connectors.
Lack of leaks or usage of later year products or different installation methods, such as longer
piping lengths or manifold-type pipe configurations to eliminate mid-run connectors, and brass
or copper fittings/connectors, may reduce leakage potential but do not guarantee a leak-free PB
installation. We believe polybutylene water distribution piping will experience leakage, and that
the problems associated with failed polybutylene will likely accelerate.
We understand the difficulty in replacing something that is currently functional. Owners and
lenders deal with this issue in different ways. As part of an acquisition, the presence of PB may
impede or irrevocably affect the transaction, since some or accelerated full replacement is
required as part of the transaction; other parties may conditionally accept the piping. For an
existing Owner that is retaining its property, the economic choice may be to systematically
replace the piping to prevent extensive damage to finishes and potential mold formation. Other
Owners might maintain the system until the leaks become frequent enough to cause disruptions
to the operation whereby some economic determinant or judgment is reached that justifies full
replacement in the eyes of the concerned parties.
An aggressive and regular preventative maintenance program, such as using instrument testing
(nondestructive) to detect moisture along PB runs within all hidden locations, may be
economically justifiable to an Owning party, but as a third party, we cannot make this choice,
since we must identify this material as a defective product that is projected to be replaced.
There is no good way to predict when leaks will occur or when the cost of maintenance will
justify replacement. AEI Consultants is not aware of any technical studies that can forecast
when chronic problems will likely commence on less problematic PB systems, or to what degree.

AEI Consultants recommends that polybutylene piping be replaced; however, the method,
timing, and economic assessment are factors within the judgment and risk tolerance of the
property’s Owner or potential Ownership. Costs for PB replacement will vary depending upon
the configuration of the apartment units and buildings; however, it is AEI Consultants’s opinion
that additional costs may be needed for repairs to non-plumbing items that might be affected.
Any dollar amount indicated by this Report should be understood as being budget-only, and
that it does not account for disturbance to the operation of the unit or complex or for mold
testing and remediation. The method of replacement and scheduling (entire buildings vs. one
unit at a time) will have a major impact on cost. If chronic leakage commences, the costs will
significantly increase.
Batt Insulation on Underside of Metal Roofing – Some types of insulation batts with
integral vapor barriers, especially metal foil-type barriers, have been known to cause
deterioration of roof decks and rusting of metal roof connectors when attached securely to the
roof framing. This situation can create a dead air space above the insulation, potentially
trapping moisture from condensation or roof leaks. As part of the ongoing maintenance of
buildings that have this type of insulation, AEI Consultants recommends a random inspection of
the roof framing to verify that no current damage exists and that the insulation be vented to
prevent future condensation buildup and damage to the assembly. Where insulation batts lack
this barrier, the underside of a metal roof deck or panel is still considered a hidden condition
that should be randomly monitored on a routine basis.
Roofing Replacement Costs – Costs for replacement are based on using the same
construction-type as the currently in place roofing, unless otherwise noted. Making
recommendations concerning specific roof replacement type and design requires in-depth
testing and evaluation that are not part of this Report’s scope. Where an overlay-type system is
already in place, or when a property’s owner/management considers using a recovery-type
overlay system in lieu of a complete tear-off to expose the structural deck, the existing
underlying substrate and conditions cannot be evaluated visually or within the scope of this
Report. For purposes of confirming underlying conditions to accommodate an overlay-type
system or replacement of only the membrane portion of an existing overlay system, additional
testing is necessary, as well as verification by a manufacturer that it will accept the underlying
substrate and conditions in order to fulfill Warranty requirements, achieve an estimated service
life, as well as deliver performance characteristics.
For the purpose of estimating a replacement dollar amount, a type of re-roofing system and its
cost have been assumed, although confirmation that the system will be compatible with
underlying conditions at the time of actual replacement will be required. The selected re-roofing
type, along with its cost assumed by this Report, may no longer apply when unacceptable
conditions are later found, with consequential additional costs not included in this Report such
as for significant remediation of underlying components or when a complete tear-off procedure
is then deemed necessary.
Costs for roofing recommendations necessarily assume that the building and roof
superstructures will accommodate the roofing’s loads or change in load patterns, if any;
supplemental structural engineering verification may be needed at additional cost beyond this
Report. All roofing recommendations or costs are intended to be confirmed by the property’s
Owner/management’s roofing advisors and roofing installer at time of the roofing proposal.
Applicable roof design requirements (storm drainage criteria, fire ratings, Code requirements,
insurance company ratings, energy criteria, zoning, etc.) need to be further verified while

soliciting proposals and prior to installation, which are beyond the scope of this Report. Note
that overlay systems can have a shortened service life or voided warranties where installed over
existing roof conditions that do not allow rapid storm water drainage or other localized
situations, and which should be understood by Owner/property management as being an
acceptable economic choice between cost and long-term performance.
Piping/Duct Insulation - Gaps, splits, and vapor barrier failure in various types of pipe
insulation has been known to cause corrosion of metallic piping and ductwork within hydronic
systems where the insulation either absorbs moisture or allows condensation to form on the
piping and ductwork. Since condensation and related corrosion can potentially cause long-term
deterioration and damage to piping and ductwork within hidden spaces, as part of the ongoing
maintenance of buildings that have this type of piping and insulation, AEI Consultants
recommends a random inspection of the piping and ductwork and its insulation to verify that
damage has not occurred. This condition can be latent and may require Ownership to open
enclosed / sealed chase spaces.
Mechanical Connections in Proprietary Domestic Water Piping Systems – Proprietary
piping systems of non-metallic semi-flexible piping material, such as PEX (cross-linked
polyethylene), utilize metal or plastic inserts and crimped fittings to make pipe connections,
which are installed by specialized tools. PEX piping and its connection methods are approved in
model plumbing codes, which are projected to perform as long as other approved plumbing
distribution materials such as plastic or copper. PEX materials were introduced to the United
States since the 1980s; usage has increased widely and is produced by manufacturers globally.
System designs, fittings, and installation tools vary with manufacturer. Since PEX expands and
contracts more than traditional plumbing materials, accommodation for movement of the pipe
needs to be made during installation. Some early PEX installations experienced leakage at
connections, typically attributed to unfamiliarity with installation methods or to specific fittings
or other requirements.
Manufacturers, from time to time, have changed a fitting’s material or design in order to
address a particular fitting’s tendency to corrode or crack. Reportedly in 2005, a Kitec metal
fitting corroded when used on its Kitec brand PEX pipe having an aluminum inter-lining, which is
not a typical PEX pipe design. A Zurn metal fitting reportedly showed cracking tendencies about
2007. Since January 2008, a limit on PEX use in California is reportedly based on leakage from a
particular manifold-type fitting. PEX is wholly unrelated to problematic PB (polybutylene) piping,
which was recognized by the Real Estate industry as defective in the 1980s to early 1990s. AEI
Consultants advises that the installation quality of an overall PEX system cannot be readily
determined visually, and leakage with a potential for mold formation are considered hidden
conditions. Regardless of manufacturer, if PEX piping is present, property
ownership/management and maintenance personnel need to be familiar with the characteristics
of their PEX system’s fittings and should exercise an increased awareness for the possibility of a
localized leaking connection, and which should be considered a regular preventative
maintenance practice, such as with non-destructive moisture meters.
ABS Pipe - ABS (acrylonitrile-butadiene-styrene) pipe is black rigid, non-pressurized plastic
pipe used as drainage and vent. Certain ABS piping, manufactured during specific times by
particular manufacturers, has experienced circumferential-type cracking at joints with
subsequent leakage.

Certain manufacturers, between 1984 and 1990, produced the piping that has been the subject
of litigation, but not all pipe manufactured by the identified manufacturers during those periods
will crack.
ABS pipe is marked on the outside wall; markings include manufacturer name, references to
code specifications, and a date code, when translated, reveals the date of manufacture. Those
manufacturers and time periods include, but may not be limited to: Centaur: January 1985
through September 1985; Phoenix: November 1985 through September 1986; Gable:
periodically between November 1984 and December 1990; Polaris: periodically between January
1984 and December 1990; Apache: periodically between November 1984 and December 1990.
Any drain/vent type ABS piping that has leaked or shows cracking should be further examined
for manufacturer name and date. Most usage of this piping is typically enclosed within walls or
ceilings and is considered a hidden condition.
Maintenance personnel should undertake an inspection of their property where occasional
openings in finishes or previous repairs have occurred and in attics/basements or crawl spaces
where this piping might be exposed to view.
Fire Sprinkler System Microbial Induced Corrosion – (MIC) – Destructive microbial
activity has been found to be a contributing factor in the corrosion of wet fire protection
sprinkler systems.
Symptoms of MIC include pinhole leaks, smelly water, black water and tubercles forming inside
the piping. The corrosion is seen more often in lower (numerical) Schedule steel piping than
with higher Schedule piping and appears to happen more at pipe seams. The National Fire
Protection Agency (NFPA) is currently addressing the MIC problem with changes in NFPA 13 and
25.
Over time if left untreated, this corrosion can result in chronic leaking of the sprinkler piping.
The presence of these organisms can only be confirmed using analytical tests. If the testing
identifies MIC, the treatment will vary depending upon the organism. Treatments include
removal of microbial nutrient; providing accessibility for frequent cleaning; changes to the pH of
the water; the use of suitable protective coatings; the use of more-resistant materials; and
possible cathodic protection. For some species, the use of biocides has been effective. A drypipe sprinkler system could also be affected because wet testing can allow residual moisture to
be retained in piping low spots; this moisture, coupled with oxygen available in the compressed
air within the pipe can potentially increase internal wall corrosion rates and possibly lead to
leaks.
AEI Consultants did not perform any testing as part of our scope of work for this PCR. Although
we did interview available persons knowledgeable with the property to determine whether
historical chronic leaking has occurred, AEI Consultants recommends regular testing and
proactive maintenance to address this potential condition of the fire sprinkler piping as normal
preventative maintenance as part of an operating budget cost. No costs were included in this
Report for significant piping replacement unless otherwise specifically noted in the Cost Tables.
Recalled Fire Sprinkler Heads - Our site observations may have noted the presence of fire
suppression sprinklers within this/these structure(s). There have been several national recalls of
various defective sprinkler heads. These manufacturers include Omega and recalled heads from
Central, Star or Gem. The national recall of Central, Star or Gem sprinkler heads was due to the
degradation failure of the O-rings. Other manufacturer-related reasons for non-functioning

sprinkler heads also exist. If the presence of fire suppression sprinklers at the subject site was
observed, we noted the type of spare heads stored on-site in the spare sprinkler head cabinet
by observing the manufacturer’s name of the heads; however, the same sprinkler head type
may not be in actual service throughout the subject site. Because of manufacturer recalls, we
therefore recommend that property owner(s) or their management firm(s) promptly contact the
licensed fire suppression contractor that inspects and services their system in order to confirm
the in-place head-types, and to verify if they are part of any manufacturer’s recall or service
bulletin. The time for a manufacturer’s offer of partial dollar compensation for recall-related
work may have expired; however, the work must still be performed promptly.
Pool and Spa Safety Act - The Virginia Graeme Baker (VGB) Pool and Spa Safety Act was
enacted by Congress and signed by President Bush on December 19, 2007. Designed to prevent
the tragic and hidden hazard of drain entrapments and eviscerations in pools and spas, the law
became effective on December 19, 2008. Under the law, all public pools and spas must have
ASME/ANSI A112.19.8-2007 compliant drain covers installed and a second anti-entrapment
system installed, when there is only a single main drain. While the purpose of AEI’s assessment
is not to verify compliance with all applicable laws and regulations, we did inquire with
management regarding their awareness of the VGB Act and their actions taken to comply.
Drywall imported from China - Drywall used in the Gulf States for new and reconstructed
housing from 2004 to 2008 may contain Chinese made drywall that may contain fly ash
(synthetic gypsum). Other affected areas reportedly include from New York to Texas to
California. This material off-gases sulfur which corrodes (blackening) metal such as airconditioning coils, plumbing and copper wiring and damages electronic appliances including TVs
and computers. Manufactures of the drywall include Knauf Tianjin, Knauf Gips and Taian
Taishan. Home builders using this material include Lennar Corp., Aubuchon Homes, Meritage
Homes, Ryland Homes, Standard Pacific Homes, Taylor Morrison and WCI Communities. While
the purpose of AEI’s assessment is not to verify building materials, we did inquire with
management regarding dates of construction and dates of major remodeling that may have
used substantial amounts of drywall. AEI also inquired about tenant complaints regarding
olfactory concerns or damaged electronic appliances. AEI did assess some visible building
components that would be affected by off-gassing from drywall containing synthetic gypsum.
Many components affected including copper pipes and wires are hidden from view and were not
assessed. No testing of drywall components was conducted by AEI.
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Eric Correia – Associate Consultant
B.S. – Biological Sciences, California Polytechnic State University, San Luis Obispo (1998)
Post-graduate education in Architecture (accepted to M. Arch program at Newschool of
Architecture, San Diego, California)
Mr. Correia’s experience spans over seven years in commercial due diligence consulting
experience performing Physical Needs Assessments, Phase I Environmental Site
Assessments, and Construction Progress Monitoring reports throughout the United
States for wide range of financial clients, attorneys and real estate companies. This
background and experience is applicable in dealing with the multi-faceted aspects of due
diligence consulting as well as providing a sound knowledge of approaches to identifying,
evaluating and solving environmental and engineering conditions and risks. Mr. Correia
has completed projects under multiple programs and guidelines including; ASTM, Fannie
Mae, Freddie Mac, HUD-MAP, HUD Mark to Market and client specific guidelines.
For a national engineering and environmental consulting firm, Mr. Correia served as
quality control manager responsible for pre-production and final review of reports. He
also served an administrative role as an assistant business unit manager responsible for
day to day operations of the consulting division. This included supervision, management
and scheduling of staff-level employees and subcontractors for completion projects.
Mr. Correia is currently a principal for his own firm where he is responsible for
management of physical needs and environmental assessment reports, including
reviewing final reports for quality control and quality assurance.
Mr. Correia has performed property assessments (Physical Needs Assessments, Phase I
Environmental Site Assessments, and Construction Progress Monitoring reports) on all
types of commercial properties including but not limited to: mobile home parks, multifamily complexes, skilled nursing / assisted living facilities, low and high rise commercial
buildings, retail properties, and industrial facilities.
Project experience for Mr. Correia includes:
x

Property Condition Assessments (retail, residential, office, assisted living, skilled
nursing, hospital, mobile home, industrial, and mixed use)

x

Phase I Environmental Site Assessments (retail, residential, office, assisted living,
skilled nursing, hospital, mobile home, industrial, and mixed use)

x

Construction Progress Monitoring and Transaction Screen Assessments

Christopher M. Minnich, AIA, LEED AP BD+C – National Client Manager
B. of Architecture- University of Texas at Austin, 2003
Registered Architect
State of Texas #21204
LEED Accredited Professional, Building Design + Construction
A Registered Architect since 2009, Mr. Minnich is licensed to practice Architecture
in Texas. With over 15 years of experience in all phases of Architecture and all
building types.
Mr. Minnich’s due diligence experience includes 8 years performing Property
Condition and Physical Needs Assessments in accordance with ASTM (E) 201808, Fannie Mae, and Freddie Mac guidelines on Multi-family housing and all other
commercial property types. He has also performed similar assessments during
this period of 8 years for financial institutions.
Mr. Minnich has managed and performed senior review of these reports for the
last two years as well as senior technical review of Seismic assessments.
Mr. Minnich’s background in Architecture includes project management, design,
and construction administration on commercial projects throughout the United
States, the United Kingdom, and Mexico.
Throughout the United States Mr. Minnich has served as architect, manager,
designer, consultant and contractor coordinator, and construction administrator
on projects including military facilities, religious complexes, medical office
buildings, education facilities, industrial warehouses, retirement centers, hotels,
and residential housing. Mr. Minnich has dealt with extensive accessibility
implementations across these projects.
Project experience for Mr. Minnich includes:
x

x
x

Property Condition Assessments on over 400 commercial properties
including low, mid, and high-rise office buildings and residential towers,
small to large scale retail malls, hotels, multi-family residential complexes,
industrial warehouses, self-storage facilities, and nursing homes
throughout the United States and Mexico since 2005.
Construction progress monitoring for projects in excess of $30 million.
Construction Administration as full-time onsite architect for two years on
government/ military construction.

