Fallbrook Regional
HEALTH ‘ﬁ}'DISTRICT

AGENDA
FACILITIES COMMITTEE

Thursday, January 28, 2021 at 10:30 A.M.

In accordance with the current State of Emergency and the Governor’s Executive Order N-25-20, of
March 12, 2020 and N-33-20 of March 19, 2020, teleconferencing will be used for this meeting.
Board members, staff and members of the public will be able to participate by webinar by using
the following link: https://us02web.zoom.us/j/85363418870

Meeting ID: 853 6341 8870

Participants will need to download the Zoom app on their mobile device. Members of the public
will also be able to participate by telephone using the following dial in information: Dial in #: (310)
372-7549, Passcode 660448.

Committee Members: Barbara Mroz and Howard Salmon

CEO: Rachel Mason
Staff Members: Linda Bannerman, Pam Knox and Tracy Rosalee

Property Manager: Roy Moosa

1. Call to Order/Roll Call
Public Comments
3. Discussion Items
a. Review Property Condition Assessment Report Findings
4. Update from Property Manager
5. Board Comments and Future Agenda Items
6. Adjournment

no

| certify that on January 27, 2021, | posted a copy of the foregoing agenda near the regular meeting place of the Board of
Directors of Fallbrook Regional Health District, said time being at least 24 hours in advance of the meeting. The American
with Disabilities Act provides that no qualified individual with a disability shall be excluded from patrticipation in or denied

the benefits of District business. If you need assistance to participate in this meeting, please contact the District office 24

hours prior to the meeting at 760-731-9187.
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Board Secretary/Clerk
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FACILITY CONDITION ASSESSMENT

Property Identification:

Fallbrook Regional Health District Office Building
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AEI Project No. 429357

Prepared For:

Fallbrook Regional Health District
138 South Brandon Road
Fallbrook, California 92028

Prepared By:

AEI Consultants

2207 West 190th Street
Torrance, California 90504
(310) 798-4255

AEI Main Contact: Ciara Schewe
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November 11, 2020

Ms. Rachel Mason

Fallbrook Regional Health District
138 South Brandon Road
Fallbrook, California 92028

Subject: FACILITY CONDITION ASSESSMENT
Fallbrook Regional Health District Office Building
138 South Brandon Road, Fallbrook, California 92028
AEI Project No. 429357

Dear Ms. Mason :

AEI Consultants is pleased to provide the results of the Facility Condition Assessment (FCA)
report of the above referenced address (the “subject property”). This assessment was authorized
and performed in accordance with the scope of services outlined in AEI's contract, the scope
and limitations of ASTM E2018-15 "Standard Guide for Property Condition Assessments: Baseline
Property Condition Assessment Process" and the requirements of the lender.

We appreciate the opportunity to provide services to you. If you have any questions concerning
this report, or if we can assist you in any other matter, please contact Ciara Schewe at , or email

(YA

AEI Consultants

Sincerely,

Ciara Schewe




Project Summary

Over
Term
Construction Years
System Good | Fair | Poor| Action Immediate Short Term 1-15
3.1.1 X None
Topography,
Storm Water
Drainage, and
Retaining Walls
3.1.2 Site Access, X Refurbish $20,233 $9,654
Parking,
Pavement

3.1.3 Sidewalks, X Repair $500
Curbing, Site
Steps, and
Ramps

3.1.4 X X Refurbish $5,000 $5,500
Landscaping,
Fencing, Signage,
Site Lighting
3.1.5 Site X None
Amenities
3.1.6 Utilities X X Replace $24,000

3.1.7 Other Site NA None
Structures

3.2.1 Foundations
3.2.2 Framing
3.2.3 Cladding
.2.4 Roof

Refurbish | $4,000 $3,500
None
Refurbish $13,585
None

\98)
X[ XXX

2.5 X None

3.2.6 Doors and X Repair $28,832

3.3.1 Plumbing X Replace $1,400
Systems and
Domestic Hot
Water

3.3.2 Heating, X X Refurbish $43,500
Cooling, and
Ventilation

3.3.3 Electrical X None
Systems
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Over
Term
Construction Years
System Good | Fair | Poor| Action Immediate Short Term 1-15
3.3.4 Vertical X X Refurbish [ $500 $125,000
Transportation
3.3.5 Fire X None
Protection and
Life Safety
Systems
3.3.5.2 Security X None
3.4.2 Down Units NA None
3.4.3 Tenant Unit X Refurbish $17,580
Finishes
3.4.4 Tenant X None
Kitchens and
Bathrooms
3.4.5 Tenant X Refurbish
Appliances
4.2 Microbial X None
Growth
5.1 Building Code NA None
Violations
5.2 Fire Code NA None
Violations
6.1 Accessibility X X Refurbish | $50
Survey
Totals $5,050 $28,733 $302,834
Summary Today's Dollars $/SF
Immediate Repairs $5,050 $1.13
Summary Today's Dollars $/SF
Short Term Repairs $28,733 $6.44
Today's Dollars $/SF $/SF/Year
Replacement Reserves, today's dollars $302,834.00 $67.88 |$4.53
Replacement Reserves, w/15, 3.0% escalation $341,790.99 $76.62 |$5.11

Project No. 429357 SN
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Immediate and Short Term Costs Table

Fallbrook Regional Health District Office Building

138 South Brandon Road

Fallbrook, California 92028

November 11, 2020

Item | Quantity | Unit | Unit Cost Replacement Percent | Immediate Total | Short Term Total
3.1.2 Site Access, Parking, Pavement
Asphalt Pavement, Mill and Overlay 7,150 SF $2.55 100% $0 $18,233
Asphalt curbing, Repair 1 Allow $2,000.00 100% $0 $2,000
3.1.3 Sidewalks, Curbing, Site Steps, and Ramps
Concrete walkway, trip hazard repair J1 Jea [500.00 [100% [s500 [
3.1.4 Landscaping, Fencing, Signage, Site Lighting
Install landscaping on slopes and in planters |1 IAIIow |$5,000.00 |100% |$0 |$5,000
3.2.1 Foundations
Professional Engineer Evaluation, Water Intrusion 1 EA $4,000.00 100% $4,000
Sump pump installation, Elevator Pit 1 Allow $3,500.00 100% $0 $3,500
3.3.4 Vertical Transportation
Elevator, inspection by the state J1 Js [$500.00 [100% [$500 |
6.1 Accessibility Survey
Include van stall signage (vertical only) [1 IAIIOW |$50.00 |100% $50
Total Repair Cost $5,050.00 $28,733.00

Project No. 429357
November 11, 2020
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Capital Reserves Schedule

Fallbrook Regional Health District Office Building
138 South Brandon Road

Fallbrook, California 92028

November 11, 2020

Item | EUL | EFF | RUL | Quantity | Unit | Unit | Cycle | Replace | Year Year Year Year Year | Year Year Year Year Year Year Year Year Year Year Year | Total
AGE Cost Replace Percent 0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 Cost

3.1.2 SITE ACCESS, PARKING, PAVEMENT
Asphalt Pavement, Mill and Overlay 25 25 0 7,150 SF $2.55 $18,233 0% $18,233 $18,233
Asphalt Pavement, Seal coat, Restripe, and Crack seal 5 4 1 7,150 SF $0.45 $3,218 300% $3,218 $3,218 $3,218 $9,654
Asphalt curbing, Repair 1 Allow $2,000.00 $2,000 0% $2,000 $2,000
3.1.3 SIDEWALKS, CURBING, SITE STEPS, AND RAMPS
Concrete walkway, trip hazard repair 1 EA [$500.00 [$500 0% [$500 [ [ [ [$500
3.1.4 LANDSCAPING, FENCING, SIGNAGE, SITE LIGHTING
Install landscaping on slopes and in planters 1 Allow $5,000.00 $5,000 0% $5,000 $5,000
Irrigation system, Replace 25 25 0 2,000 SF $2.75 $5,500 100% $5,500 $5,500
3.1.6 UTILITIES
Galvanized pipe, Replace Service Line 40 26 14 120 LF [$200.00 [524,000 100% | | [524,000 [524,000
3.2.1 FOUNDATIONS
Professional Engineer Evaluation, Water Intrusion 1 EA $4,000.00 $4,000 0% $4,000 $4,000
Sump pump installation, Elevator Pit 1 Allow $3,500.00 $3,500 0% $3,500 $3,500
3.2.3 CLADDING
Exterior walls. Paint (Spray, per SF) 10 9 1 5,500 SF [$2.47 [$13,585 100% [ [$6,793 | [ [ [s6,792 | [$13,585
3.2.6 DOORS AND WINDOWS
Storefront systems (windows), Maintenance Allowance 5 0 5 1,680 SF $10.00 $16,800 100% $5,600 $5,600 $5,600 $16,800
Storefront systems (entry doors), Replace 30 26 4 128 SF $94.00 $12,032 100% $12,032 $12,032
3.3.1 PLUMBING SYSTEMS AND DOMESTIC HOT WATER
Water heater replacement 12 5 7 1 EA [$1,400.00 [$1,400 100% [ | [ [$1,400 [ [ [$1,400
3.3.2 HEATING, COOLING, AND VENTILATION
Split System (4-ton), Replace 15 14 1 2 EA $8,400.00 $16,800 100% $16,800 $16,800
Packaged rooftop unit. Replace (4 tons) 20 19 1 3 EA $8,900.00 $26,700 100% $26,700 $26,700
3.3.4 VERTICAL TRANSPORTATION
Elevator, inspection by the state 0 1 LS $500.00 $500 0% $500 $500
Elevator cab interior. Refinish (Stainless steel walls) 15 3 12 1 Allow $5,000.00 $5,000 100% $5,000 $5,000
Elevator, Modernize 30 26 4 1 Allow $120,000.00 $120,000 100% $120,000 $120,000
3.4.3 TENANT UNIT FINISHES
Unit Walls, Repaint 8 0 8 1 LS $3,500.00 43,500 100% $3,500 $3,500
Unit Carpet, Replace 8 0 8 440 SY $32.00 $14,080 100% $14,080 $14,080
6.1 ACCESSIBILITY SURVEY
Include van stall signage (vertical only) 1 Allow [$50.00 [$50 0% [$50 [ [ [ | [ [ [ [ [ [ [ [ [ [ [ [$50
Total (Uninflated) [$5,050.00 [$87,744.00 [$0.00 $0.00 $132,032.00/$5,600.00 [$3,218.00 |$1,400.00 |$17,580.00 |$0.00 $5,600.00 [$10,010.00 [$5,000.00 [$0.00 $24,000.00 [$5,600.00 [$302,834.00
Inflation Factor (3.0%) 1.0 1.03 1.061 1.093 1.126 1.159 1.194 1.23 1.267 1.305 1.344 1.384 1.426 1.469 1.513
Total (inflated) |$5,050.00 $87,744.00 [$0.00 $0.00 $144,274.931$6,302.85 |$3,730.54 |[$1,671.67 [$21,621.18 |$0.00 $7,306.73 |$13,452.60 |$6,921.17 |$0.00 $35,244.81 |$8,470.50 |[$341,790.99
Evaluation Period: 15
# of SFs: 4,461
Reserve per SF per year (Uninflated) $4.53
Reserve per SF per year (Inflated) $5.11
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LIST OF COMMONLY USED 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)
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

ADA The Americans with Disabilities Act

ASTM American Society for Testing and Materials
BOMA Building Owners & Managers Association

BUR Built-up Roof

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

FCA Facility Condition Assessment
PCR Property Condition Report
PML Probable Maximum Loss

RTU Rooftop Unit
RUL Remaining Useful Life

Project No. 429357 _ _ ™
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EXECUTIVE SUMMARY

AEI was retained by the Fallbrook Regional Health District on October 26, 2020 to conduct a
Facility Condition Assessment (FCA) and prepare this report on the Fallbrook Regional Health
District Office Building property located at 138 South Brandon Road in Fallbrook, California.

The assessor parcel map shows the parcel that the building is located. The parking lot is located
on a portion of the adjacent parcel to the north. It was reported that the parcel was sold and
arrangements for parking were made with buyer. The new assessor parcel map is not available.
AEI requested documentation but it was not provided by the Fallbrook Regional Health District.

A summary of the Property improvements is provided in the following table.

Item Description
Property Type Office
Number of Floors 2
Number of Tenants 1
Number of Buildings 1

Ancillary Buildings

Not Applicable

Gross Floor Area

4641 per Owner or Property Manager

Net Rentable Floor Area

4641 per Owner or Property Manager

Foundation Type

Shallow foundation (Concrete slab with continuous perimeter footings)

Frame Construction

Wood framing

Spaces

Facade Stucco

Roof Type Multi-ply built-up roof
Site Area 0.75 acres

Year of Construction 1994

Year of Substantial None

Renovation

Parking Surface Asphalt

Number of Parking Spaces 23

Number of ADA Parking 1

Heating Type

Roof Top Package units (RTUs) - electric

Cooling Type

Roof Top Package Units (RTU)

Hot Water Source

Individual electric, water heater

Electrical Wiring Type

Copper branch wiring

Plumbing Piping Type

Copper pipe within building / galvanized pipe service line

Elevator Type Hydraulic

Fire Protection Type Full coverage with wet pipe system
Flood Zone X (Non-shaded)

Seismic Zone 4

Wind Zone I

Visibility From Street

Good visibility from the street

OVERALL CONDITION OF THE PROPERTY

Based on AEI's observation of the Property and improvements, the Property appears to be
in overall good condition.

Project No. 429357
November 11, 2020
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The recommendations in this report are based upon ASTM guidelines and are limited to visual
observations. Testing of systems was not performed and no invasive or destructive testing was
undertaken.

SUMMARY OF FCA FINDINGS

Total .
. Total Inflated| Uninflated Inflated
UEnis () U“'C'Lf;::ed Costs | $/SQFT/Year | $/SQFT/Year
Immediate Costs 0 $5,050 N/A N/A N/A
Short Term Costs lor2 $28,733 $28,733 N/A N/A
Replacement 15 $302,834 $341,791 $4.53 $5.11
Reserves Costs

RECOMMENDATIONS

AEI recommends addressing any observed deficiencies that require immediate action as a result
of existing or potentially unsafe (health & safety) conditions, obvious material building code
violations, or conditions that have the potential to result in, or contribute to, the failure of a
critical element of system failure within one year, or-a significant escalation in repair costs if left
uncorrected. Opinions of probable costs for Immediate Repairs are provided in the Immediate
and Short Term Costs Table.

Short term costs are those costs which occur within the first or second year concerning serious
deficiencies that do not give rise to requiring an immediate repair. Short term costs are items
which left unattended will create a code violation or present a significant failure which may serve
to impair the overall functioning of the affected system or a related system. An ADA violation
or replacing a component part of an assembly (otherwise in good condition) which causes the
assembly not to function as designed (e.g.: a water booster pump), are categorized as short
term expenses and are included in the Immediate and Short Term Costs Table as a Short Term
Cost and the Capital Reserves Schedule in years one or two.

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. Opinions of
probable costs for Capital Reserves are provided in the Capital Reserves Schedule.

Project No. 429357 O
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1.0 INTRODUCTION

AEI Consultants, Inc. (AEI) was retained by the Fallbrook Regional Health District ("Client")
to perform a Facility Condition Assessment (FCA) of the Office Building located at 138 South
Brandon Road in Fallbrook, California (the "Property"). This FCA was performed in accordance
with the Proposal between AEI Consultants and Fallbrook Regional Health District, authorized
on October 26, 2020.

1.1 PURPOSE

The purpose of this Facility Condition Assessment (FCA) report is to create a baseline standard
of observable conditions which occur at the property at the instant time of inspection which
may be subjected to time adjusted corrections rendering cost replacement information, that is
inflation adjusted, allowing for informed decisions as to replacement, maintenance, upgrade, or
abandonment to be feasible. The FCA will assist the client in understanding and assessing the
condition of the Property and to make recommendations for capital needs expenditures that may
reasonably be generated during the reserve period covered by this report.

All facilities are ultimately an amalgamation of component systems. It is the purpose of this
report to deconstruct those systems and examine their component parts in order to determine
how any individual part may affect the system and ultimately the entire facility. While AEI
recognizes the interdependency of each part certain guidelines must be considered before
delving into this analysis; first among these is a cost allowance threshold, which shall be set at
$ 3,000.00 for any individual component, below this threshold the cost shall be considered a
regular maintenance item; second, any item which is subject to removal without direct impact to
a system shall be excluded (e.g.: light bulbs from fixtures); and third, any equipment brought to
the site for a temporary usage period (e.g.: a genset, or a mobile classroom), even though these
may be integral to the functioning of the facility they were never intended to be incorporated
into the operational plan as a fixture.

Assessments and recommendations are based upon a review of readily available public and
private documents pertaining to the property as well as an onsite inspection of the site and
buildings by experienced architects or engineers. The survey is intended to identify and describe
the building and site systems, to assess the overall condition of the systems compared to industry
standards, to identify conspicuous deficiencies, and to project a reasonable estimate of the
remaining useful life for site and building systems.

No assessment can wholly eliminate the uncertainty regarding the presence of physical
deficiencies and performances of the building systems. The ASTM standard recognizes the
inherent subjective nature of the assessment regarding such issues as workmanship, quality of
care during installation, maintenance of building systems and remaining useful life of the building
system. Assessments, analysis and opinions expressed within this report are not representations
regarding either the design integrity or the structural soundness of the property or components.
Factors that may affect our recommendations include the ready availability of historical records,
the potential change in management and maintenance practices, and the availability of reliable
disclosure of property conditions. Deviations or Limitations from the ASTM Guide are discussed
in Section 8.2.
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1.2 ScoPE oF WORK

The scope of this assessment is to:

e Develop a general property description.
¢ Identify major existing components.
e Perform a visual assessment of the physical condition of the components.

e Evaluate by a limited visual assessment for the Americans with Disabilities Act (ADA)
accessibility.

e Approximate costs for repairs and/or capital reserve items based upon a reserve term
provided by the Client.

e Prepare this Facility Condition Assessment (FCA).

Physical condition, as defined by ASTM E2018-15 is the physical state of a property, system,
component or piece of equipment. Within the context of the assessment, the consultant
may offer opinions of the physical condition of the property, or of systems, components and
equipment observed. Such opinions employ the terms: excellent, good, fair and poor.

e Excellent condition - brand new or virtually brand new, is operating as specified at the
time of installation with no appreciable wear or tear.

e Good condition—in working condition and does not require immediate or short term
repairs above an agreed threshold.

e Fair condition—in working condition, but may require immediate or short term repairs
above an agreed threshold.

e Poor condition—not in working condition or requires immediate or short term repairs
substantially above an agreed threshold.

1.3 SITE VISIT INFORMATION

Date of Site Visit November 5, 2020
Time of Site Visit 11:00 AM

Weather Conditions 75 degrees and clear.
Site Assessor Richard Wilson

Site Escorts Rachael Mason

Point of Contact Racheal Mason

1.4 INTERVIEWS

During the course of our assessment, the following individuals provided information that was
used by our field assessor and reviewer to inform the descriptions and recommendations
contained in this report.

. Contact Information
Contact Name Contact Title Phone Source Provided
Rachael Mason CEO 760-731-9187 | Escort and interview
Project No. 429357 ) ) 4 N
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. Contact Information
Contact Name Contact Title Phone Source Provided
Specialized Elevator Technician 858-202-0110| Modernization is
required
Excel HVAC 760-741-1017 | HVAC information

1.5 DOCUMENTS REVIEWED

AEI submitted a pre-survey questionnaire (PSQ) to Racheal Mason.
A copy of the completed questionnaire is included in the appendix.

The information obtained from the PSQ is included in the appropriate sections of this report.
1.6 WORK OBSERVED OR PLANNED

1.6.1 SUMMARY OF HISTORICAL REPAIRS AND REPLACEMENTS
Over the past three years, the following major capital expenditures have been completed at the
property.

e New roof installed 2020
¢ New floor covering and interior painting - 2020

1.6.2 WORK IN PROGRESS

At the time of our site assessment, no capital projects were in progress.

1.6.3 PLANNED CAPITAL IMPROVEMENTS

Management personnel reports the following capital expenditure projects are currently planned
for the the property.

¢ Replacement of several HVAC units (refer to Section 3.3.2)

1.7 REMAINING USEFUL LIFE

Based on the general condition of the Property reported above, it is AEI's opinion that the
Remaining Useful Life (RUL) of the Property is estimated to be not less than 40 years barring
any natural disasters. This opinion is based on its current condition and maintenance status,
assuming any recommended Immediate Repairs or Replacement Reserves are completed and
appropriate routine maintenance and replacement items are performed on an annual or
as-needed basis. AEI can make no comment on the marketability of the Property's useful life.

1.8 RELIANCE

The investigation was conducted on behalf of and for the exclusive use of theFallbrook Regional
Health District (Client) solely for use in a facility condition evaluation of the subject property. This
report and findings contained herein shall not, in whole or in part, be disseminated or conveyed
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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 theFallbrook Regional Health District on October 26, 2020. 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.
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2.0 OPINIONS OF COST

Based upon observations during our site visit and information received from our interviews with
building management and service personnel, which for the purpose of the FCA was deemed
reliable, AEI prepared general-scope, opinions of cost based on appropriate remedies for the
deficiencies noted. Such remedies and their associated costs were considered commensurate
with the property's position in the market and prudent expenditures. These opinions are for
components of systems exhibiting significant deferred maintenance, and existing deficiencies
requiring major repairs or replacement. Repairs or improvements that could be classified as (i)
cosmetic, (ii) decorative, (iii) part and parcel of a building's renovation program or to re-position
the asset in the marketplace, (iv) routine or normal preventative maintenance, or (v) that are the
responsibility of the tenants were not included.

Opinions of costs included in this report should be construed as preliminary estimates. 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. Based on observations of readily apparent conditions, there may be
a number of immediate and capital reserve costs that are recommended 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. Where an estimated cost is employed to represent the replacement
cost or capital expenditure it is provided as an allowance, and will be noted in the descriptive
language.

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.

Based on observations of readily apparent conditions, an Immediate Costs Table was developed
addressing areas found to require replacement, repairs, or significant maintenance within the
one year to help the Client evaluate the property. The Immediate Cost Table provides these cost
estimates.

Other items that are not immediate or are not driven by immediate repair needs are listed in the
Capital Reserves Schedule . These items were observed by the assessor or based on comments
by the current tenant. 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. Capital reserves exclude systems or components that are estimated to
expire after the reserve term or 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 /
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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 that may require capital reserves 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 Capital Reserve Schedule could be prepared.
The Capital Reserve Schedule, presupposes that all required remedial work has been performed
or that monies for remediation have been budgeted for items recommended in the Immediate
Costs Estimate.

The 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.

The Remaining Useful Life (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.
Based upon observations during our site visit and information received from our interviews with
building management and service personnel, which for the purpose of the FCA was deemed
reliable, AEI prepared general-scope, Opinions of Cost based on appropriate remedies for the
deficiencies noted. Such remedies and their associated costs were considered commensurate
with the Property's position in the market and prudent expenditures. These opinions are for
components of systems exhibiting significant deferred maintenance, and existing deficiencies
requiring major repairs or replacement. Repairs or improvements that could be classified as (i)
cosmetic, (ii) decorative, (iii) part or parcel of a building's renovation program or to reposition
the asset in the marketplace, (iv) routine or normal preventative maintenance, or (v) that are the
responsibility of the tenants were not included.
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The observed or reported condition of the reviewed systems, any recommended actions and the
associated opinions of probable cost of repair or replacements are presented in the following
Sections of this report. A summary of opinions of costs is presented in the Executive Summary.
The opinions of probable costs for Immediate Repairs and Capital Reserves are summarized in
the following tables:
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3.0 SYSTEM OBSERVATIONS AND DESCRIPTIONS

3.1 SITE COMPONENTS

3.1.1 TOPOGRAPHY, STORM WATER DRAINAGE, AND RETAINING WALLS

Drainage System

Item Description Action| Condition
Topography Steep slopes throughout the Property down toward the |R&M |Good
northwest.
Retaining Walls CMU retaining walls R&M | Good
Adjoining The properties to the south and east are up-gradiant, the |R&M |Good
Properties property to the north is down-gradiant, and the property
to the west is roughly at a similar elevation.
Storm Water Storm-water drains by sheet flow to a concrete drainage |R&M |Good
Collection System | channel.
Landscape Concrete drainage channels and area drains R&M | Good
Drainage System
Pavement Drainage |Sheet flow to the adjacent street R&M | Good
System
Foundation No foundation drainage was observed or reported. NA Not applicable

ASSESSMENT / RECOMMENDATION

Slope management and storm water drainage systems appear to be in good condition. Routine
maintenance is expected to be adequate to maintain the drainage systems in good condition
during the projection period covered by this report. Additional landscaping is recommend in the
bare areas of the slopes around the building and an estimate of cost is included in Section 3.1.4.

There may be drainage issues associated with the water infiltration at the elevator pit discussed
in Section 3.2.1 of this Report. Drainage devices and infrastructure may not be sufficient to
remove storm water during events. Consultation with a Professional Engineer is recommended
and costs are included in the above referenced section.
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Photographs

West elevation (Front) East elevation

3.1.2 SITE ACCESS, PARKING, PAVEMENT

Items Description Action| Condition
Asphalt Pavement |Asphalt pavement is used for the parking areas. Cracks |RR Good/Fair
and surface deterioration were observed. A damaged
asphalt curb was observed at the north side of the
parking lot.
Concrete Pavement |Not applicable NA Not applicable
Seal Coating Seal coating is worn and is considered to be near the end |RR Fair
of its EUL.
Striping Striping for parking spaces is faded RR Fair
Number of Parking |23 R&M  |Good
Spaces
Number of ADA 1 IM/RR |Fair
Spaces
Site Access Access to the property is provided by one entrance from |No Good
the adjoining municipal street.
Easement or Alley |Not applicable NA Not applicable
Way
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ASSESSMENT / RECOMMENDATION

The asphalt pavement systems are in fair condition. AEI noted significant longitudinal cracking
through the pavement system. Areas of alligatoring were noted, indicating potential sub-base
failure. Based on the observed conditions, AEI recommends budgeting for milling and overlay of
the asphalt pavement system early during the term. An opinion of cost for this work is included
in the Tables.

Seal coating helps to protect the asphalt surface from agents of deterioration for pavements
include traffic abrasion, vehicle weight, weathering, sunlight, and ultraviolet light. After the
asphalt is seal coated, the parking spaces should be re-striped. AEI recommends seal coating
and striping be performed every 5 years to maintain the pavement systems. An allowance for
this work is included in the Tables.

AEI noted one area of damaged asphalt curbing. The soils below the pavement appear to have
eroded, allowing the pavement and curbing at that area to fail. Rebuilding and replacement are
recommended. An allowance for this work is included in the Tables.

The existing ADA parking space will need to be changed into an ADA space designated for a van.
See Section 6.0.

Photographs

Asphalt paved parking lot Broken asphalt curb

Project No. 429357 "
November 11, 2020 For Capital Planning ‘i‘»sé@ AEI Consultants
\\:, ’

Page 21 Purposes Only



Cracks and faded striping

Cost Summary

EFF
Cost Recommendation EUL| AGE |RUL Year Cost
Asphalt Pavement, Mill and Overlay 25 |25 0 Short Term Year |$18,233
1
Asphalt Pavement, Seal coat, Restripe, and Crack 5 4 1 1 $3,218
seal 6 $3,218
11 $3,218
Asphalt curbing, Repair - - - Short Term Year | $2,000
1
Total $29,887
3.1.3 SIDEWALKS, CURBING, SITE STEPS, AND RAMPS
Item Description Action| Condition
Sidewalks Concrete IM Good/Fair
Curbs and Gutter |Concrete curbs are not provided NA Not applicable
Ramps Not applicable NA Not applicable
Exterior Steps Concrete steps are located along pedestrian walkways R&M  |Good
due to changes in topography.
Handrails Exterior stairs are protected by steel handrails R&M |Good
Loading Docks Not applicable NA Not applicable

ASSESSMENT / RECOMMENDATION

The concrete walkways around the building appear to be in good condition. AEI noted a separate
walkway connects the street to the walkways around the building. A trip hazard was observed at
an uneven joint between the slabs. Grinding the edges is required as an immediate repair due to
life / safety concerns. An allowance for this work is included in the Tables.

The exterior concrete steps in were noted to be in good condition. Routine maintenance is
anticipated during the projection period covered by this report.
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Photographs

Concrete steps to east property line Concrete steps at east property line

Trip hazard in concrete sidewalk

Cost Summary

Cost Recommendation EUL | EFFAGE | RUL Year Cost
Concrete walkway, trip hazard repair - - - Immediate $500
Total $500

3.1.4 LANDSCAPING, FENCING, SIGNAGE, SITE LIGHTING

Item Description Action| Condition
Landscaping Landscaping consists of trees and shrubs. IM Good/Fair
Irrigation Drip irrigation system RR Good/Fair
Perimeter Fencing |Not applicable NA Not applicable
Patio Fencing Not applicable NA Not applicable
Refuse Area Not applicable NA Not applicable
Fencing
Site/Building Light fixtures mounted on the exterior walls of the R&M | Good
Lighting building.

Parking Area Pole-mounted fixtures are located in the parking lot. R&M  |Good
Lighting
Project No. 429357 ™
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Item Description Action| Condition
Signage Building-mounted address numerals constructed of R&M | Good
painted metal.
Water Features Not applicable NA Not applicable

ASSESSMENT / RECOMMENDATION

The landscape present was noted to be in good condition. Bare areas were observed on the
slopes and in planting areas around the building. Bare areas can promote erosion issues.
Installation of shrubs / ground cover is recommended as a short term repair. An allowance is
included in the Tables.

Although not tested by AEI, the underground irrigation system appeared and was reported to
be in good working order with no unusual problems noted. Property management reported
the irrigation system is going to be replaced and upgraded during spring 2021 landscaping
refurbishment. An allowance for this work is included in the Tables.

No unusual problems or concerns were noted with site lighting and appurtenances. The exterior
lighting was not observed after sun-down. The overall quantity, location, and intensity of the
existing light fixtures is considered be be adequate.

Building and site signage was generally in good condition and can be maintained as part of site
operations. Significant replacements are not anticipated during the term.

Photographs

Bare area in landscaping South elevation

Cost Summary

Cost Recommendation EUL | EFF AGE | RUL Year Cost
Install landscaping on slopes and in planters - - - Short Term Year 1 | $5,000
Irrigation system, Replace 25 |25 0 1 $5,500
Total $10,500
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3.1.5 SITE AMENITIES

Item Description Action| Condition
Fountain Filtration |Not applicable NA Not applicable
Equipment
Barbecue Not Applicable NA Not applicable
Picnic Areas One picnic table is located on the exterior walkway at the |R&M | Good

second level.
Sport Courts Not Applicable NA Not applicable
Tennis Courts Not Applicable NA Not applicable
Playground Not Applicable NA Not applicable

ASSESSMENT / RECOMMENDATION

Routine maintenance is expected to be adequate to maintain the site amenities in good condition
during the projection period covered by this report.

Photographs

Picnic table with benches

3.1.6 UTILITIES

Utility Provider Provider
Water Fallbrook Public Utility District
Sanitary Sewer Fallbrook Public Utility District
Storm Sewer Municipal
Electric San Diego Gas & Electric
Natural Gas NA
Item Description Action| Condition
Domestic Water AEI observed a galvanized steel water supply lineatan |RR Good/Fair
Supply Lines access panel in an exterior wall.
Waste Service Lines | AEI observed the site and inquired with management as |R&M | Good
to the overall condition and maintenance history of the
waste water discharge lines.
Lift Stations Not applicable NA Not applicable
Project No. 429357 _ _ ™
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Item Description Action| Condition
Waste Water Not applicable NA Not applicable
Treatment System
Water Wells Not applicable NA Not applicable
Emergency Not applicable NA Not applicable
Generator
Transformers One utility owned pad mounted transformer RR Good
Alternative Energy |[Not applicable NA Not applicable
Systems

ASSESSMENT / RECOMMENDATION

Galvanized pipe is defined as "a steel pipe or wrought-iron pipe, of standard dimensions, which
has been galvanized by coating it with a thin layer of zinc". Galvanized piping has been utilized as
a water supply system throughout the country, and is not limited to certain dates of construction.
Galvanized piping systems typically exhibit corrosion more quickly than other plumbing systems.
Galvanized steel piping is still in use, however, it is not installed in modern construction. It
oxidizes from the inside out, the oxidation (rust) reduces the interior diameter of the pipe,
restricting the flow of water and it usually first leaks at threaded joints where the pipes are
joined. Galvanized pipe corrodes more quickly when it comes in direct contact with copper;
dielectric couplers are special connectors to prevent galvanic action or electrolysis.

Corrosion is a chemical or electrochemical process in which the metals commonly used in
plumbing systems deteriorate and ultimately fail. Rates of corrosion produced by different waters
vary widely, depending upon a number of factors (including acidity, electrical conductivity,
temperature, oxygen concentration and the presence of sulfate and chlorides.) Failures are also
related to the amount of oxygen that is present. The more a fixture is used, the more water (and
oxygen) is present, which corrodes/oxidizes the piping at a greater rate. In addition, hot water
lines typically corrode faster than the cold water lines. It should be noted that copper piping also
can develop leaks from corrosion, electrolysis or water erosion (turbulence).

The galvanized piping at the Property is over 26 years old, and typically has a 35 to 40 year
useful life. No leaks in the supply lines have been reported. Given the age of the system and the
noted areas of concern, AEI recommends management be prepared to replace the galvanized
supply line during term. An opinion of cost has been included in the Cost Tables for replacement.
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Photographs

Electrical transformer Water supply line

Cost Summary

Cost Recommendation EUL | EFF AGE RUL | Year Cost

Galvanized pipe, Replace Service Line 40 26 14 14 $24,000
Total $24,000
3.1.7 OTHER SITE STRUCTURES

Item Description Action| Condition
Garages Not applicable NA Not applicable
Carports Not applicable NA Not applicable
Maintenance Shed |Not applicable NA Not applicable
Porte Cochere Not applicable NA Not applicable
Landscaping Not applicable NA Not applicable
Structures

ASSESSMENT / RECOMMENDATION

No on-site ancillary structures are provided.
3.2 ARCHITECTURAL COMPONENTS

3.2.1 FOUNDATIONS

Movement in foundation systems can occur over time and create slight stress cracking in
the above grade structure. Minor cracking, if noted, appeared to fall within the scope of
acceptable tolerances for buildings of this type unless otherwise noted in the observations and

recommendations included below.

Item Description Action| Condition
Foundation Type Shallow foundation (Concrete slab with continuous R&M  |Good
perimeter footings)
Foundation Walls | Not applicable NA Not applicable
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Item Description Action| Condition

Building Slab Concrete slab-on-grade R&M  |Good
Moisture Control Waterproofing below grade could not be confirmed IM Fair
Uniformity The foundation is considered to be generally uniform, but [No Good

this could not be confirmed.

ASSESSMENT / RECOMMENDATION

The foundation system appears to be providing satisfactory support for the above grade
structure. No unusual problems or concerns were reported or observed.

Waterproofing below grade could not be confirmed due to hidden conditions. It was reported
that water was observed in the elevator pit after rainstorms. An inspection by a Locally licensed
engineering consultant familiar with water intrusion and foundation systems. The Professional
Engineer should determine the cause of the water intrusion and to make recommendations. An
opinion of cost is included in the Tables. Costs for the repair are not included.

As a stop gap measure, AEI recommends installation of a sump pump in the elevator pit to
alleviate storm water buildup. An allowance for this work is included in the Tables.

Photographs

Area of water intrusion into elevator pit

Cost Summary

Cost Recommendation EUL | EFF AGE | RUL Year Cost
Professional Engineer Evaluation, Water Intrusion |- - - Immediate $4,000
Sump pump installation, Elevator Pit - - - Short Term Year 1 | $3,500
Total $7,500

3.2.2 FRAMING

Item Description Action| Condition
Roof Design Low-slope with no attic space R&M  |Good
Roof Framing Wood rafters R&M |Good

J
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Item Description Action| Condition
Roof Deck or Plywood decking R&M  |Good
Sheathing
FRT Plywood FRT plywood was not observed in the attic area. NA Not applicable
Wall Structure Wood framing R&M  |Good
Secondary Framing [Not applicable NA Not applicable
Members
Mezzanine Not applicable NA Not applicable
Walls and Floors No unusual problems were observed or reported. R&M  |Good
Plumb, Level and
Stable
Significant Signs of [No unusual problems were observed or reported. R&M | Good
Deflection,
Movement

ASSESSMENT / RECOMMENDATION

The structural system appears to be providing effective support for the building envelope and
interior floors. No unusual problems or concerns were reported or observed pertaining to the
superstructure.

Photographs

Building structure

3.2.3 CLADDING

Item Description Action| Condition

Primary Exterior Stucco R&M  |Good

Wall Finishes and

Cladding

Trim Finishes Metal RR Good
Soffits/Eaves Exposed RR Good
Sealants Sealants are used at windows and doors. RR Good
Painting The exterior stucco, metal railings, and metal soffits have [RR Good

painted surfaces.
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ASSESSMENT / RECOMMENDATION

The paint appears to be near the end of its expected useful life (EUL) as fading and weathering
were observed. Exterior painting is anticipated during the term and an opinion of cost is included

in the Tables.

AEI observed corrosion on the metal HVAC screening at the roof. Corrosion, if left unchecked,
can lead to premature failure of the system. AEI recommends the panels be prepped, the sealed
with a corrosion inhibiting coating. These panels should be painted during the exterior wall
painting discussed above and costs are included with that allowance.

Photographs

Rust on metal screen on roof

Cost Summary

North elevation

Cost Recommendation EUL EFF AGE RUL | Year Cost
Exterior walls. Paint (Spray, per SF) 10 9 1 1 $6,793
11 $6,792
Total $13,585
3.2.4 ROOF SYSTEMS
Roof ID Con.srt;::tlon A:g:;x. RepA;:ed RUL |Warranty| Action |Condition
138 S. Brandon TPO 2,250 SF|0 yrs. 20 yrs. |Yes RM  |Good
Parapet
Roof ID Drainage Flashing | Insulation & Skylights | Action |Condition
Coping
138 S. Brandon  [Roof drain Metal Fiberglass |TPO NA R&M Good
and TPO (batts parapet,
metal
coping

Project No. 429357
November 11, 2020
Page 30

For Capital Planning
Purposes Only

{J;} AEI Consultants




ASSESSMENT / RECOMMENDATION

No unusual problems or concerns were observed or reported with the roofing systems. Roof
systems of this type typically have a useful life of 15 to 20 years depending on quality of
installation, weather, and maintenance practices. Based on the age and observed conditions,
significant replacement is not anticipated during the term.

AEI observed debris around the roof drain. The field of the roof should be evaluated

semi-annually at a minimum to clean debris and verify roof condition. Blocking drains can lead
to ponding, and premature roof deterioration.

Photographs

Overall view of roof Roof drain

3.2.5 APPURTENANCES

Item Description Action| Condition
Balcony Framing Not applicable NA Not applicable
Balcony Deck Not applicable NA Not applicable
Material
Balcony Railing Not applicable NA Not applicable
Patio Construction | Not applicable NA Not applicable
Terraces Not applicable NA Not applicable
Fire Escapes Not Applicable NA Not applicable
Elevated Walkway |Poured in place concrete deck R&M |Good
Exterior Stairs Poured in place concrete steps R&M  |Good
Building Mounted | Wall mounted lite packs RR Good
Lighting

ASSESSMENT / RECOMMENDATION

The light fixtures on the exterior of the building appeared to be in good condition. However,
based on the RUL, replacement with energy efficient lights is recommended during the term and
an opinion of cost is included in Section 3.3.3.

Project No. 429357 S
November 11, 2020 For Capital Planning @Q’Q}/ AE I Co nsu Ita nts

Page 31 Purposes Only



Based on the age, condition, and expected useful life, routine maintenance is expected to be
adequate to maintain the remainder of appurtenances in good condition during the projection
period covered by this report.

Photographs

Exterior walkway to east property line Exterior stairs

Exterior light fixture

3.2.6 DOORS AND WINDOWS

Item Description Action| Condition
Window Type Fixed windows RR Good
Window Frame Aluminum frame RR Good
Window Panes Single pane RR Good
Main Doors Aluminum storefront entrance doors RR Good
Service Doors Metal clad solid core doors R&M |Good
Sliding Glass Doors |Not applicable NA Not applicable
Overhead Doors Not applicable NA Not applicable

ASSESSMENT / RECOMMENDATION

No unusual problems or concerns were observed or reported with the exterior door and window
systems.
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Window systems typically have a useful life of 30 to 35+ years. Based on the age of the building,
maintenance and repair are anticipated late during the term. An allowance for this work is
included in the Tables.

The storefront door systems were noted to be operating properly. Because doors are operable,
shorter useful lives are common, especially in high traffic areas. Routine maintenance can
extend the useful life. However, budgeting for their replacement is recommended. An allowance
for this work is included in the Tables.

The service doors are in good condition with no issues reported. Continued maintenance is
recommended at this time.

Photographs

Main entrance West elevation (Front)

South elevation North elevation
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East elevation

Cost Summary

Cost Recommendation EUL | EFF AGE | RUL | Year | Cost

Storefront systems (windows), Maintenance Allowance 5 0 5 5 $5,600
10 | $5,600

15 | $5,600
Storefront systems (entry doors), Replace 30 |26 4 4 412,032
Total $28,832

3.3 MECHANICAL, ELECTRICAL, AND PLUMBING SYSTEMS

3.3.1 PLUMBING SYSTEMS AND DOMESTIC HOT WATER

Item Description Action| Condition
Hot and Cold Water | The interior distribution water piping was observed and |R&M |Good
Distribution reported to be copper pipe.
Polybutylene Water |No polybutylene piping was observed or reported NA Not applicable
Piping
Sanitary Waste and |Cast iron pipe. R&M |Good
Vent
Domestic Water Not applicable NA Not applicable
Circulation Pumps
Domestic Water Individual electric, water heater with 20-gallon capacity. |RR Good
Heaters
Domestic Water Not applicable NA Not applicable
Boilers
Boiler Peripherals | Not applicable NA Not applicable

ASSESSMENT / RECOMMENDATION

Routine maintenance is expected to be adequate to maintain the water distribution systems in
good condition during the projection period covered by this report.

Project No. 429357 _ _ ™
November 11, 2020 For Capital Planning ({mqj’&} AE I Co nsu Ita nts

Page 34 Purposes Only



The water heater is in good condition and was noted to have proper seismic strapping. Water
heaters of this type typically have an useful life of 10 to 12 years. Replacement of the water
heater is anticipated during the term and an opinion of cost is included in the Capital Reserve
Schedule.

Photographs

Water heater

Cost Summary

Cost Recommendation EUL EFF AGE RUL Year Cost
Water heater replacement 12 5 7 7 $1,400
Total $1,400

3.3.2 HEATING, COOLING, AND VENTILATION

The report contents are based on our limited site observations, interviews, and document review.
No testing of the mechanical equipment or systems was conducted.

Item Description Action| Condition
Cooling Equipment [Heat pump: Three Roof Top Package Units (RTU) for the [RR Good/Fair
second floor and two split systems with the condenser
located on the roof and the air handler above the ceiling
on the first floor of the tenant space.

Heating Equipment |Heat pump: Three Roof Top Package Units (RTU) for the |RR Good/Fair
second floor and two split systems with the condenser
located on the roof and the air handler above the ceiling
on the first floor of the tenant space.

Cooling Tower Not applicable NA Not applicable
Terminal Units Not applicable NA Not applicable
Refrigerant R-22 No Good
Tonnage of Cooling | Three packaged units and two split systems RR Good/Fair
Equipment approximately 4 tons each (Heat pumps).

Distribution System |Ducted forced-air system R&M |Good
Controls Individual controls on each AC unit R&M  |Good
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Item Description Action| Condition
Supplemental Not applicable NA Not applicable
Systems
Corridor and Stair- |Not applicable NA Not applicable
tower Ventilation
Toilet Room Direct vent bathroom fans R&M  |Good
Ventilation
HVAC Equipment

Equipment Area Capacity Date of Model | Serial

Type Served (Ton) Manufacture R # #

Package unit Second 4 tons Unknown Trane Illegible |Illegible
floor

Package unit Second 4 tons Unknown Trane Illegible |Illegible
floor

Package unit Second 4 tons Unknown Trane Illegible [Illegible
floor

Condenser First floor |4 tons Unknown Trane Illegible |Illegible

Condenser First floor |4 tons Unknown Trane Illegible |Illegible

Fan coil unit First floor |4 tons Unknown Trane Illegible [Illegible

Fan coil unit First floor |4 tons Unknown Trane Illegible [Illegible

ASSESSMENT / RECOMMENDATION

Split system was non-operational

The three package heat pump units and the two condensing units for the two split systems with
air handlers were reported to be generally in good to fair operational condition with occasional
problems. The units were reported to be original with periodic repairs performed to extend their
expected useful life (EUL).

Split systems typically have a useful life of 15 years for the condensers and 25 years for the fan
coil unit. However, R-22 refrigerant is no longer manufactured and has been phased out due to
federal regulations. Replacement of the entire system is recommended. An opinion of cost for
replacement of the split systems is included in the tables.

The package units generally have a useful life of 15 to 20 years depending on quality of
construction, usage, and maintenance practices. Based on the observed and reported
conditions, replacements are anticipated early during the term. An opinion of cost for this work
is included in the Tables.
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Photographs

b -

HVAC units on roof

Cost Summary

Cost Recommendation EUL | EFFAGE | RUL | Year Cost
Split System (4-ton), Replace 15 14 1 1 $16,800
Packaged rooftop unit. Replace (4 tons) 20 19 1 1 $26,700
Total $43,500

3.3.3 ELECTRICAL SYSTEMS

Item Description Action| Condition
Service Type Underground lines to a pad-mounted transformer RR Good
Building Service 600-Amp, 120/240-Volt, three-phase, four-wire, R&M  [Good

alternating current (AQC).

Typical 100 Ampere breaker panels R&M  |Good
Tenant Service

Amperage

Panel Manufacturer |Siemens electrical panel R&M |Good
Overload Protection | Circuit breaker switches R&M  |Good
Service Wire Copper wiring R&M  |Good
Branch Wiring Copper wiring R&M  |Good
Ground Fault Circuit | Observed in kitchenette, bathrooms, and wet areas R&M |Good
Interrupter

ASSESSMENT / RECOMMENDATION

No unusual problems or concerns were observed or reported with the electrical systems.
Continued maintenance and servicing is recommended. No significant replacements are
anticipated during the term.
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Photographs

Electrical switchgear

3.3.4 VERTICAL TRANSPORTATION

Elevator Summary Table

Elevator/ Floors/ Install/
Escalator Type Brand |Capacity| Speed Modernize| Action |Condition
Stops
ID Date
101984 One Otis 2500 Ibs. {Unknown|Two None IM/RR | Good/Fair
hydraulic
elevator
Inspection Summary Table
Inspection/ s
Elevators/ i Inspection/ Inspection : .
Escalators Cer.:lﬁcate Certification Entity S Condition
ype
Date
Elevator Conveyance 01/25/2018 State of California|IM Poor
Permit

ASSESSMENT / RECOMMENDATION

The elevator was reported to be in good operating condition by the site contact.

The conveyance permit expired on 1/25/2019. An inspection by the State of California
Department of Industrial Relations is required as an immediate repair. An opinion of cost is
included in the Tables.

Elevator systems typically last 30+ years depending on usage, quality of installation, and
maintenance practices. Though service is regular, parts become more difficult to obtain,
necessitating modernization. Based on the age of the elevator equipment and controls,
modernization is anticipated during the projection period covered by this report. An opinion of
cost is included in the Capital Reserve Schedule.
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Based on the age and condition of the elevator cab, replacement of the interior surfaces is
anticipated during the projection period covered by this report. An opinion of cost is included in
the Capital Reserve Schedule.

It was reported by the site contact that the elevator pit has had periodic water intrusion and
the elevator inspection report dated 5/15/2020 stated that there was two inches of water at the
bottom of the pit. An inspection by a waterproofing contractor is recommended as an immediate

repair.

Photographs

Elevator equipment

Elevator inspection schedule. Note water in pit

Cost Summary

Cost Recommendation EUL | EFF AGE | RUL Year Cost
Elevator, inspection by the state - - 0 Immediate $500
Elevator cab interior. Refinish (Stainless steel walls) 15 |3 12 12 $5,000
Elevator, Modernize 30 |26 4 4 $120,000
Total $125,500
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3.3.5 FIRE PROTECTION AND LIFE SAFETY SYSTEMS

3.3.5.1 FIRE PROTECTION

Item Description Action| Condition
Fire Suppression Full coverage with wet pipe system R&M  |Good
Systems
Fire Suppression Five year inspection: November 2019 R&M | Good
System Inspection
Date
Other Equipment  [Strobe light alarms, Illuminated exit signs, Battery R&M  |Good
and Devices back up light fixtures
Special Systems Not applicable NA Not applicable

Fire Extinguishers |Fire extinguishers are located in metal cabinets in the R&M | Good
corridors and equipment rooms. The last inspection
completed on 11/13/2019.

Fire Alarms Central alarm panel with an annunciator panel is located |R&M |Good
in the lobby.

Fire Alarm November 2019 R&M | Good

Inspection Date

Fire Hydrants Located along adjacent public streets R&M |Good

Fire Egress Stairs | Not applicable R&M |Good

ASSESSMENT / RECOMMENDATION

No unusual problems or concerns were observed or reported with the fire protection systems.

Routine maintenance is expected to be adequate to maintain the fire safety systems in good
condition during the projection period covered by this report.

Photographs

Fire sprinkler

Current tag on fire extinguisher
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3.3.5.2 SECURITY

Item Description Action| Condition
Buzzer or Intercom |Not applicable NA Not applicable
Security Systems Motion detectors R&M |Good
Unit Door Hardware | Standard door hardware with deadbolt R&M  |Good

ASSESSMENT / RECOMMENDATION

No unusual problems or concerns were observed or reported with the security systems.

Routine maintenance is expected to be adequate to maintain the security systems in good
condition during the projection period covered by this report.

3.4 TENANT UNITS

3.4.1 TENANT MiIx

The property is occupied by one tenant. Most areas of the tenant space were observed.

Total Area Per
Tenant Type Quantity Unit Type

(square feet)

Office 1 4,461

Suites Observed

i Tenant Name Status Comments
Number
1 Fallbrook Regional Heath Occupied Good condition.
District

3.4.2 DoOWwN UNITS

No down units were reported at the time of the assessment.

3.4.3 TENANT UNIT FINISHES

Item Description Action| Condition
Carpet Commercial grade carpet RR Good
Resilient Flooring Not applicable NA Not applicable
(vinyl)

Other Ceramic tile R&M |Good
Walls Gypsum board with painted finish RR Good
Ceilings Lay-in acoustical ceiling R&M  |Good
Window Coverings |[Window blinds are provided RR Good

ASSESSMENT / RECOMMENDATION

The interior finishes appeared to be in good condition. It was reported by the site contact that the
interiors were upgraded including carpet replacement and painting in 2019.
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Renovating of the interior is anticipated as finishes become worn and/or obsolete. An opinion of
cost is included in the Capital Reserves Schedule for painting and replacement of carpet later in

the term.

Photographs

Office for receptionist

Conference room

Cost Summary

Cost Recommendation EUL EFF AGE RUL Year Cost
Unit Walls, Repaint 8 0 8 8 $3,500
Unit Carpet, Replace 8 0 8 8 $14,080
Total $17,580
3.4.4 TENANT KITCHENS AND BATHROOMS
Item Description Action| Condition
Kitchen Sink & Plastic laminated particle board R&M |Good
Countertop
Bathroom Sink and |Plastic laminated particle board R&M  |Good
Countertop
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