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SIntroduction
The Mill Valley School District has recognized the need to perform a 
complete assessment of its buildings in order to determine overall need 
across the District.  The goal for these assessments is to identify both 
physical and operational issues at each campus in order to develop a 
comprehensive plan for capital improvements moving forward.  

Process
The process begins with a walkthrough of every facility in the District by 
a team of architects and engineers.  Hibser Yamauchi Architects has 
been contracted to lead the effort and will be generally responsible for 
identifying educational and operational deficiencies.  HY Architects 
has teamed with EMG who will focus on the infrastructure of each 
building.

As a part of the site by site walkthrough, HY Architects interviewed 
principals at each elementary school and a committee of teachers 
(with all departments represented) at the middle school.  The purpose 
of the meetings was to get a clear understanding of how each campus 
functions, what specialty programs each has to offer and what  
recommendations are for improvement.

It should be noted that all principals are very proud of their communi-
ties, parents, students and programs.  Although this effort is focused on 
identifying deficiencies, there are a lot of wonderful environments in 
schools around the District.  This report should be taken in the context 
of the overall love each individual school has for their communities.

The result is a comprehensive assessment of each campus and District 
site.  The purpose of this effort has been to inform any recommended 
improvements as may be envisioned by a potential Master Facilities 
Plan as well as to give the District the tools to help identify critical 
maintenance needs.
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District Background and Vision
The Mill Valley School District is located 13 miles north of San 
Francisco and the Golden Gate Bridge in Marin County, California. 
The district has 5 elementary schools and 1 middle school with an 
enrollment of approximately 3,200 students in grades K through 8. 
Four of the schools are located within the City of Mill Valley, while 
two are located in the adjacent unincorporated areas of Strawberry 
and Tamalpais Valley. The District also includes the unincorporated 
communities of Alto, Almonte, Homestead Valley, and Muir Beach.

Vision
Our learning community is dedicated to developing globally 
minded, compassionate, resilient, and courageous students to learn 
and lead change in their world.

Mission
We provide a balanced education, enabling all students to achieve 
academic success in an environment that fosters social-emotional 
development, equity, and creativity. We prepare our students to be 
responsible, contributing members of our community, to be wise 
stewards of our natural environment, and to thrive as global citizens 
in a rapidly changing world. 
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 Demographics, Enrollment and Student 

Distribution
Since achieving a peak enrollment of 3,257 students in the 2013-
14 school year, the District has seen somewhat declining enrollment 
which is projected to continue at least for the coming 2 years with a 
projection of 2,815 students in the 2020-21 school year.

Capacity
District loading of classrooms (and the data used to calculate 
capacity in the individual school reports) is 23:1 for grades K-5 and 
28:1 for grades 6-12.  It should be noted that these are averages 
throughout an individual school, so individual class sizes may vary, 
however, these averages are important in determining overall facility 
capacity.

When determining student capacity at any given elementary school, 
our assessment identifies all standard classrooms used for regular 
instruction.  Any classroom used as a “flex” or “specialty” classroom 
are typically pullout programs and do not add to the overall 
capacity of the campus.  At the middle school, all classrooms are 
considered since any “flex” or “specialty” room will generally be 
used for planned periods of the day and therefore students in those 
rooms will not leave other rooms vacant.

It should be noted that various elementary schools have a “flex” 
classroom in which to pull students out for music, art, science or 
other specialty programs.  Some of these rooms could potentially 
be used as regular classrooms should the need arise based on 
increased enrollment.  The capacity projections identified in this 
report consider only the current uses at each campus.
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Facilities Condition Index (FCI)
The reports relative to each campus includes a Facilities Condition 
Index (FCI).  The FCI compares the anticipated 10—year 
maintenance and replacement cost against the cost of a new 
building.  This comparison is typically used to analyze whether a 
building should be repaired or replaced.  Often a FCI of 20% or 
more is considered heavy wear.  

FCI For Portables – Special Note

It is important to note that, when it comes to portable buildings, this 
report compares the cost of renovation against replacement with 
a permanent structure.  We utilize this approach since it is gener-
ally preferable, when possible given funding levels, to build perma-
nent buildings rather than to continue reliance on portable buildings 
which have a shorter overall life-span.  This approach tends to lower 
the FCI for portables by a considerable amount.  

If the reader sees an FCI of 25% for a portable this is comparing the 
cost against building a new permanent building.  The equivalent FCI 
if the portable were to be replaced with a new portable would be, 
in fact 58% (a factor of 2.3).

It should be noted that the FCI “score” that each building receives 
should be considered as only one tool for evaluating whether to 
keep and maintain or replace a building.  The ability of any build-
ing to meet program needs or goals or whether it poses operations 
and safety challenges should also be taken into consideration when 
making these decisions. Once any building has reached an FCI of 

15% or higher it should be further evaluated as to whether it meets 
educational or programmatic needs.  If it does not, then it becomes 
a potential candidate for replacement.
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aPPenDix
a faCility COnDitiOn aSSeSSment by emG  

neighborhood & demographics
nestled among the hills and valleys of tam valley, tam valley elementary School is adjacent to tamalpais valley Community Center and 
a short drive from the Golden Gate bridge.  the surrounding neighborhood is largely comprised of hiking trails and single family homes.  
the school is open for enrollment to any families living in the mill valley School District, though public school busing is not provided to 
the school.  Campus boundaries are enterprise Concourse to the north, tennessee valley Rd to the east, bell ln to the west, and residential 
properties to the to the South. the area often becomes heavily congested during pickup and drop off and parking is an issue.  

based on the 2017-18 SaRC, the student makeup is approximately 78% white, 7% latino, 3% asian, and .5% african american.  
approximately 10.5% identify as two or more races, 3% are socioeconomically disadvantaged, 1% are english learners, and 12.5% are 
students with disabilities.

instruction
tam valley is one of five elementary schools in the mill valley School District, serving students from Kindergarten through 5th grade. Project-
based learning and critical thinking serve as the foundations of the school’s instructional program.  to this end, basic academic instruction 
is enhanced by immersive and hands-on arts, global awareness, and environmental programs.  Classroom teachers work closely with 
specialists to integrate art, music, physical education, and science classes throughout the curriculum.  in an effort to promote mindfulness 
and care for others as well as the natural environment,  tam valley incorporates a number of environmental and community service 
programs into the school day.  the school also fosters a particularly strong special education program through its learning Center.  there is a 
high level of parent and volunteer support through Pta.   

facilities
architectural: the main buildings a & b were originally constructed in 1952. an expansion was completed around 1990 with the installation 
of modular buildings C and D.  a second expansion was completed around 2000 with the installation of modular buildings e, f, G, and H.  
modular building J was installed in 2008 and K in 2010.  the last major renovation to the site occurred in 2012, when the main buildings a & 
b had a limited modernization and upgrades to the parking were completed.

as part of the 2012 renovation, most of the windows in buildings a & b were replaced as well as the replacement or repair of most doors.   
modular buildings C & D also received new doors.  all 4 buildings received new roofing.  Despite these renovations, there have been recent 
reports of  roof leaks, door misalignment, and door hardware issues.  Recommendations to extend the useful life of the roofing material has 
been outlined by emG in their report.  they also make recommendations regarding the replacement of interior wall finishes and encourage 
an investigation of previous fire damage to the electric room.
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overview
tam valley eS

mePf:  the mechanical equipment in building a & b is largely antiquated and is nearing the end of it’s life cycle.  air conditioning is only 
available at the Portables e-K.  Providing cooling capability to the classrooms is highly recommended, especially at buildings C & D.  an 
upgrade of the school’s electrical distribution system at buildings a & b is also recommended; the existing roof-mounted system is outdated 
and is damaged from years of water intrusion and weathering.  an unknown amount of domestic water supply lines are composed of 
galvanized iron. Replacing all the galvanized plumbing supply lines with copper is recommended to reduce corrosion and mineral deposits.  
Replacement of the plumbing sanitary waste lines at buildings C-K is also recommended.  the sanitary drains behind buildings e-K are 
improperly sloped.  the roof gutters at these buildings, as well as buildings C & D, are frequently clogged and regular maintenance should 
be performed to prevent rooftop flooding.  Given reports of a suspected gas leak, as well as lack of associated backflow in the existing fire 
system, the addition of a backflow Preventer is highly recommended. neither buildings C-K have fire sprinkler suppression systems and the 
ones in buildings a & b are outdated and due for replacement within the next few years.

Site:  the campus features a generous, though largely uncovered, outdoor play area with multiple play structures, a garden, and a play field. 
as part of the 2012 renovation, the site’s asphalt and concrete surfaces were reconstructed to meet aDa standards. at present, both the 
asphalt playground and original parking area, display cracking and signs of aging;  milling and overlay is recommended for the near future.  
there are also potential trip hazards in the stepping stone courtyard between buildings a and D  as well as at multiple underground utility 
plates throughout the campus. 
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exiStinG bUilDinGS (COnt.)

building data
blDG # DeSCRiPtiOn Sq ft PORt / PeRm yeaR bUilt yeaR mOD. fCi10 yR mOD. COSt RePlaCe COSt

aDmin / mPR / ClaSSROOmS
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ieP teStinG / maKeR SPaCe

Pe/ mUSiC
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KinDeRGaRten / COUnSelOR
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PORt
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b

C

D

e
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G
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-

-

-

-

-

-
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exiStinG CamPUS bUilDinG USe

bldg f used as flex room: Spanish 3 days a week, ieP testing, maker space, and occasional conferences  

tia’s Program (afterschool care) is also used for Ot.  Rooms 28 and 29 separated by a folding partition.

bright Horizon’s eDS (afterschool care) is separated into two rooms by a folding partition.
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aRCHiteCtURal aSSeSSment & ReCOmmenDatiOnS

architectural assessment & recommendations 

the outdoor area has few permanent shade structures and would benefit from the addition of a few covered areas.   Permanent structures would provide desirable lunch seating; 
protected seated areas are at a premium.  this is especially problematic on rainy days when the mPR is forced to become the de facto lunch space.

in an effort to ensure accessibility and safety throughout campus, consideration should be given to addressing the potential trip hazards caused by multiple underground utility 
plates throughout the campus and at the stepping stone courtyard between buildings a and D.

  
Ramp is inaccessible, is blocked at the lower end, is a conduit for water (thus causing flooding), and needs a gate.

the parking lot often becomes heavily congested during pickup and drop off.  in an effort to promote a car free, safe route to school, consideration should be given to installing 
additional bike, skateboard, and scooter racks at designated entrance points. 

in an effort to ensure accessibility and safety throughout campus, consideration should be given to repair of the largely cracked and aging asphalt playground and parking lot.

the placement of portables creates several hidden areas, making supervision difficult.

1.  site
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aRCHiteCtURal aSSeSSment & ReCOmmenDatiOnS

architectural assessment & recommendations 

the existing multipurpose Room (mPR) is undersized and showing signs of wear.  On rainy days, the auditorium becomes the de facto lunchroom and is too small to host all students 
simultaneously.

building K, which hosts a kindergarten classroom, has no designated restroom in the portable.  Consideration should be given to the addition of a toilet to serve this classroom. 

the nurse’s office is undersized and would benefit from additional space. 

in an effort to effectively centralize special education and student resources, consideration should be given to relocating RamP, Ot, and Counseling as part of or adjacent to the 
learning Center.  

the principal’s office has poor circulation and would benefit from the installation of a window to increase circulation and improve supervision.   

the learning Center is an open space that poses challenges with competing programs sharing the space.  Consideration should be given to providing appropriately separated 
spaces.

Kindergarten is an awkward shape and undersized due to the RamP program space.

Consideration should be given to repair/replacement of carpet at select classroom locations. 

a designated space should be allocated for the Pta, which currently has no permanent location.

Given the lack of air conditioning in buildings a-D, consideration should be given to installing shading/ cooling devices that prevent classroom overheating and increase circulation.  
Shading device upgrades would be particularly effective on building C& D’s eastern facade and building b’s southern facade. 

as outlined by emG in their report, consideration should be given to the following: roof repair and door hardware repair at buildings a-D; replacement of interior wall finishes 
at select locations, an investigation of previous fire damage to the electric room;  cooling capability in the buildings a-D classrooms; an electrical distribution system upgrade at 
buildings a & b; replacing all the galvanized plumbing supply lines with copper; replacing plumbing sanitary waste lines at buildings C-K; regular maintenance of building C-K roof 
gutters; redirection of building a & b downspouts away from doors; the addition of a backflow Preventer.

2.  building
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imaGe Key Plan
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5.2

CamPUS PHOtOS

PHOtO - 1
Play StRUCtURe
One of multiple play structures at tam valley

PHOtO - 2
COURtyaRD
Potential trip hazard at the stepping stone 
courtyard between buildings a and D

PHOtO - 3
eleCtRiCal DiStRibUtiOn SyStem
Roof-mounted system is outdated and is 
damaged from years of water intrusion and 
weathering.
  

PHOtO - 4
OUtDOOR aRea
the outdoor area has few permanent shade 
structures 

PHOtO - 5
mPR
mPR is undersized and becomes crowded 
during lunchtime on rainy days

PHOtO - 7
SHaDinG DeviCeS
Shading device upgrades would help 
provide cooling for classrooms without air 
conditioning

PHOtO - 8
ROOf GUtteRS
regular maintenance of building C-K roof 
gutters to prevent flooding on roof

PHOtO - 6
fielD
the campus features generous vegetated 
areas of play, including a field and a garden
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c
e
 c

o
rro

s
io

n
 a

n
d
 m

in
e
ra

l d
e
p
o

s
its

.  A
 s

u
s
p
e

c
te

d
 g

a
s
 

le
a
k
 b

e
h

in
d
 b

u
ild

in
g
s
 E

-J
 w

a
s
 im

m
e

d
ia

te
ly

 re
p

o
rte

d
 to

 th
e

 P
O

C
 a

n
d

 h
is

 m
a
n
a
g

e
r.  T

h
e

 fire
 s

y
s
te

m
 d

o
e

s
 n

o
t 

h
a
v
e
 
a
n
 
a
s
s
o
c
ia

te
d
 
b
a
c
k
flo

w
, 

o
n
ly

 
P

IV
 
a
n
d

 
ris

e
r. 

 
It 

is
 
re

c
o
m

m
e
n
d

e
d
 
to

 
a
d
d
 
a
 
fire

 
s
y
s
te

m
 
b
a
c
k
flo

w
 
fo

r 
m

o
d
e
rn

iz
a
tio

n
.  T

h
e

 fire
 s

p
rin

k
le

r h
e
a
d
s
 a

p
p

e
a
r to

 b
e
 a

g
e

d
 a

n
d

 w
ill b

e
 re

c
o

m
m

e
n
d

e
d

 fo
r re

p
la

c
e
m

e
n
t w

ith
in

 th
e

 
n
e
x
t fe

w
 y

e
a
rs

.  B
u
ild

in
g
s
 C

-D
 a

n
d

 E
-K

 d
o

 n
o

t h
a

v
e
 fire

 s
p
rin

k
le

r s
u
p
p

re
s
s
io

n
 s

y
s
te

m
s
. 

 S
ite

 

T
h
e

 a
s
p

h
a
lt p

la
y
g
ro

u
n
d
 a

n
d

 o
rig

in
a
l p

a
rk

in
g
 a

re
a
 h

a
v
e

 c
ra

c
k
in

g
 a

n
d

 p
a
tc

h
w

o
rk

 th
ro

u
g

h
o

u
t, m

illin
g
 a

n
d

 o
v
e
rla

y
 

is
 re

c
o
m

m
e
n
d

e
d
 fo

r th
e
 n

e
a

r fu
tu

re
.  T

h
e

re
 a

re
 p

o
s
s
ib

le
 trip

 h
a
z
a
rd

s
 w

ith
 u

n
d

e
rg

ro
u

n
d
 u

tility
 p

la
te

s
 a

n
d

 in
 th

e
 

c
o

u
rty

a
rd

 b
e
tw

e
e
n

 b
u
ild

in
g
s
 A

-B
 a

n
d

 C
-D

. T
h
e

 s
ite

 a
s
p
h
a
lt a

n
d

 c
o

n
c
re

te
 s

u
rfa

c
e
s
 w

e
re

 re
c
o
n
s
tru

c
te

d
 to

 m
e
e
t 

A
D

A
 s

ta
n
d
a

rd
s
 in

 2
0

1
2
. 

  R
e
c

o
m

m
e

n
d

e
d

 A
d

d
itio

n
a
l S

tu
d

ie
s

 

N
o
 a

d
d
itio

n
a
l s

tu
d

ie
s
 re

c
o
m

m
e
n
d

e
d

 a
t th

is
 tim

e
.   
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F
a

c
ility

 C
o

n
d

itio
n

 In
d

e
x

 (F
C

I) 

O
n
e
 o

f th
e

 m
a
jo

r g
o
a

ls
 o

f th
e
 F

C
A

 is
 to

 c
a

lc
u
la

te
 th

e
 F

C
I, w

h
ic

h
 g

iv
e
s
 a

n
 in

d
ic

a
tio

n
 o

f a
 b

u
ild

in
g
’s

 o
v
e
ra

ll 
c
o

n
d
itio

n
. T

w
o
 F

C
I ra

tio
s
 a

re
 c

a
lc

u
la

te
d
 a

n
d

 p
re

s
e
n
te

d
, th

e
 C

u
rre

n
t Y

e
a
r a

n
d

 T
e
n

-Y
e
a
r. T

h
e

 C
u
rre

n
t Y

e
a
r F

C
I 

is
 th

e
 ra

tio
 o

f Im
m

e
d
ia

te
 R

e
p
a

ir C
o
s
ts

 to
 th

e
 b

u
ild

in
g
’s

 C
u
rre

n
t R

e
p
la

c
e
m

e
n
t V

a
lu

e
.  S

im
ila

rly
, th

e
 T

e
n

-Y
e
a
r F

C
I 

is
 th

e
 ra

tio
 o

f a
n

tic
ip

a
te

d
 C

a
p
ita

l R
e
s
e
rv

e
 N

e
e

d
s
 o

v
e
r th

e
 n

e
x
t te

n
 y

e
a
rs

 to
 th

e
 C

u
rre

n
t R

e
p

la
c
e

m
e
n
t V

a
lu

e
. 

 

F
C

I R
a
n
g
e
s
 &

 D
e
s
c
rip

tio
n

 

0
 –

 5
%

 
In

 n
e
w

 o
r w

e
ll-m

a
in

ta
in

e
d
 c

o
n
d
itio

n
, w

ith
 little

 o
r n

o
 v

is
u

a
l e

v
id

e
n
c
e
 o

f w
e
a
r o

r o
th

e
r 

d
e
fic

ie
n
c
ie

s
. 

5
 –

 1
0

%
 

S
u
b
je

c
te

d
 to

 w
e
a
r b

u
t is

 s
till in

 a
 s

e
rv

ic
e
a
b

le
 a

n
d
 fu

n
c
tio

n
in

g
 c

o
n
d
itio

n
. 

1
0

 –
 6

0
%

 
S

u
b
je

c
te

d
 to

 h
a
rd

 o
r lo

n
g

-te
rm

 w
e
a
r. N

e
a

rin
g
 th

e
 e

n
d
 o

f its
 u

s
e
fu

l o
r s

e
rv

ic
e

a
b
le

 life
. 

6
0

%
 a

n
d

 a
b

o
v
e

 
H

a
s
 re

a
c
h

e
d
 th

e
 e

n
d
 o

f its
 u

s
e
fu

l o
r s

e
rv

ic
e
a
b

le
 life

. R
e

n
e
w

a
l is

 n
o
w

 n
e
c
e
s
s
a
ry

. 

 

 

 T
h
e

 g
ra

p
h
s
 a

b
o

v
e
 a

n
d

 ta
b

le
s
 b

e
lo

w
 re

p
re

s
e
n
t s

u
m

m
a
ry

-le
v
e
l fin

d
in

g
s
 fo

r th
e

 F
C

A
. T

h
e

 d
e
fic

ie
n
c
ie

s
 id

e
n
tifie

d
 in

 
th

is
 a

s
s
e
s
s
m

e
n
t c

a
n
 b

e
 c

o
m

b
in

e
d
 w

ith
 p

o
te

n
tia

l n
e
w

 c
o

n
s
tru

c
tio

n
 re

q
u
ire

m
e
n

ts
 to

 d
e
v
e
lo

p
 a

n
 o

v
e
ra

ll s
tra

te
g
y
 

th
a

t c
a

n
 s

e
rv

e
 a

s
 th

e
 b

a
s
is

 fo
r a

 p
o
rtfo

lio
-w

id
e
 c

a
p
ita

l im
p
ro

v
e
m

e
n
t fu

n
d
in

g
 s

tra
te

g
y
. K

e
y
 fin

d
in

g
s
 fro

m
 th

e
 

a
s
s
e

s
s
m

e
n
t in

c
lu

d
e

: 

  Im
m

e
d

ia
te

 N
e

e
d

s
  

 

 

  
 

Facility
C

o
st/SF

To
tal SF

R
ep

la
cem

en
t 

V
alu

e
C

u
rren

t
3-Year

5-Year
10-Year

Ta
m

 V
alle

y Sch
o

o
l

$646
46,781

$31,428,000
1.7%

4.2%
8.9%

20.1%

Tam
 Valle

y Sch
o

o
l / B

u
ild

in
gs A

-B
                                                                        (1952)                                                              

$705
25,500

$17,978,000
2.1%

3.7%
7.0%

16.9%

Tam
 Valle

y Sch
o

o
l / B

u
ild

in
gs C

-D
                                                                        (1990)                                                              

$632
10,465

$6,614,000
1.4%

2.0%
4.5%

25.2%

Tam
 Valle

y Sch
o

o
l / B

u
ild

in
gs E-K (M

o
d

u
lar)                                                                        (2000)                                                              

$632
10,816

$6,836,000
0.3%

0.4%
5.2%

14.6%

http://www.emgcorp.com/
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d
 a

 P
la

n
 T

y
p
e
, w

h
ic

h
 is

 th
e

 p
rim

a
ry

 re
a

s
o

n
 o

r ra
tio

n
a

le
 fo

r th
e

 
re

c
o
m

m
e
n
d

e
d
 re

p
la

c
e

m
e
n
t, re

p
a
ir, o

r o
th

e
r c

o
rre

c
tiv

e
 a

c
tio

n
.  T

h
is

 is
 th

e
 “w

h
y
” p

a
rt o

f th
e

 e
q
u

a
tio

n
.  A

 c
o

s
t o

r 
lin

e
 ite

m
 m

a
y
 c

o
m

m
o
n
ly

 h
a
v
e
 m

o
re

 th
a
n

 o
n
e

 a
p
p

lic
a

b
le

 P
la

n
 T

y
p
e
; h

o
w

e
v
e
r, o

n
ly

 o
n

e
 P

la
n
 T

y
p
e
 w

ill b
e
 a

s
s
ig

n
e
d

 
b
a
s
e
d
 o

n
 th

e
 “b

e
s
t” fit, ty

p
ic

a
lly

 th
e
 o

n
e
 w

ith
 th

e
 g

re
a
te

s
t s

ig
n
ific

a
n
c
e
. 

 

P
la

n
 T

y
p
e
 D

e
s
c
rip

tio
n
s
 

S
a

fe
ty

 


 
A

n
 o

b
s
e

rv
e

d
 o

r re
p

o
rte

d
 u

n
s
a

fe
 c

o
n
d

itio
n

 th
a

t if le
ft u

n
a

d
d

re
s
s
e

d
 c

o
u

ld
 re

s
u

lt in
 a

n
 

in
ju

ry
; a

 s
y
s
te

m
 o

r c
o
m

p
o

n
e

n
t th

a
t p

re
s
e

n
ts

 a
 p

o
te

n
tia

l lia
b

ility
 ris

k
. 

P
e

rfo
rm

a
n

c
e
/In

te
g

rity
 


 

C
o

m
p
o

n
e
n

t o
r s

y
s
te

m
 h

a
s
 fa

ile
d

, is
 a

lm
o

s
t fa

ilin
g

, p
e

rfo
rm

s
 u

n
re

lia
b

ly
, d

o
e
s
 n

o
t 

p
e

rfo
rm

 a
s
 in

te
n

d
e

d
, a

n
d

/o
r p

o
s
e

s
 a

 ris
k
 to

 o
v
e

ra
ll s

y
s
te

m
 s

ta
b

ility
. 

A
c

c
e

s
s

ib
ility

 


 
D

o
e
s
 n

o
t m

e
e

t A
D

A
, U

F
A

S
, a

n
d

/o
r o

th
e

r h
a

n
d

ic
a

p
 a

c
c
e

s
s
ib

ility
 re

q
u

ire
m

e
n

ts
. 

E
n

v
iro

n
m

e
n

ta
l 


 

Im
p

ro
v
e

m
e
n

ts
 to

 a
ir o

r w
a

te
r q

u
a

lity
, in

c
lu

d
in

g
 re

m
o

v
a
l o

f h
a

z
a
rd

o
u
s
 m

a
te

ria
ls

 fro
m

 
th

e
 b

u
ild

in
g

 o
r s

ite
. 

R
e

tro
fit/A

d
a

p
ta

tio
n

 


 
C

o
m

p
o

n
e
n

ts
, s

y
s
te

m
s
, o

r s
p

a
c
e

s
 th

a
t a

re
 re

c
o

m
m

e
n
d

e
d

 fo
r u

p
g

ra
d

e
s
 in

 in
 o

rd
e

r 
to

 m
e

e
t c

u
rre

n
t s

ta
n

d
a
rd

s
, fa

c
ility

 u
s
a

g
e

, o
r c

lie
n

t/o
c
c
u

p
a

n
t n

e
e

d
s
. 

L
ife

c
y
c

le
/R

e
n

e
w

a
l 


 

A
n

y
 
c
o

m
p
o

n
e

n
t 

o
r s

y
s
te

m
 
in

 
w

h
ic

h
 
fu

tu
re

 re
p
a

ir o
r 

re
p

la
c
e

m
e
n

t 
is

 
a

n
tic

ip
a
te

d
 

b
e

y
o

n
d

 th
e

 n
e

x
t s

e
v
e

ra
l y

e
a

rs
 o

r is
 o

f m
in

im
a

l s
u

b
s
ta

n
tia

l e
a

rly
-te

rm
 c

o
n
s
e

q
u

e
n
c
e

. 

P
la

n
 T

y
p
e
 D

is
trib

u
tio

n
 (b

y
 C

o
s
t) 
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3
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e
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ill V
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a
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0
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0
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In
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W
a
lls

: P
a
in

te
d
 g

y
p
s
u

m
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o
a

rd
 &

 C
M

U
 

F
lo

o
rs

: C
a
rp

e
t, v

in
y
l, c

e
ra

m
ic

 tile
, w

o
o
d

 flo
o
rin

g
 

C
e
ilin

g
s
: P

a
in

te
d

 g
y
p
s
u
m

 b
o
a

rd
, A

C
T

 

F
a
ir 

 

E
le

v
a
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rs
 

 

W
h
e

e
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h
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ir lift 

G
o
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d

 

 

P
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C
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n
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e
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E
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c
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S
o
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 D
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 c
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E
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E
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 th

ro
u

g
h

o
u

t th
is

 re
p

o
rt, w

ith
 th

e
 R

e
p
la

c
e
m

e
n
t R

e
s
e
rv

e
s
 in

 th
e

 a
p

p
e
n
d
ix

. 

T
h
e

s
e

 e
s
tim

a
te

s
 a

re
 b

a
s
e
d
 o

n
 In

v
o
ic

e
 o

r B
id

 D
o
c
u
m

e
n
t/s

 p
ro

v
id

e
d

 e
ith

e
r b

y
 th

e
 O

w
n

e
r/fa

c
ility

 a
n
d
 c

o
n
s
tru

c
tio

n
 

c
o

s
ts

 d
e
v
e
lo

p
e
d

 b
y
 c

o
n
s
tru

c
tio

n
 re

s
o
u
rc

e
s
 s

u
c
h

 a
s
 R

.S
. M

e
a
n

s
, C

B
R

E
 W

h
ite

s
to

n
e

, a
n
d
 M

a
rs

h
a
ll &

 S
w

ift, E
M

G
’s

 
e
x
p
e
rie

n
c
e
 w

ith
 p

a
s
t c

o
s
ts

 fo
r s

im
ila

r p
ro

p
e
rtie

s
, c

ity
 c

o
s
t in

d
e
x
e
s
, a

n
d

 a
s
s
u
m

p
tio

n
s
 re

g
a
rd

in
g
 fu

tu
re

 e
c
o
n
o

m
ic

 
c
o

n
d
itio

n
s
. 

O
p
in

io
n
s
 o

f p
ro

b
a
b

le
 c

o
s
ts

 s
h

o
u
ld

 o
n
ly

 b
e
 c

o
n
s
tru

e
d
 a

s
 p

re
lim

in
a
ry

, o
rd

e
r o

f m
a
g
n
itu

d
e

 b
u
d

g
e
ts

. A
c
tu

a
l c

o
s
ts

 
m

o
s
t p

ro
b
a
b

ly
 w

ill v
a
ry

 fro
m

 th
e

 c
o

n
s
u
lta

n
t’s

 o
p
in

io
n
s
 o

f p
ro

b
a
b
le

 c
o

s
ts

 d
e
p
e
n
d
in

g
 o

n
 s

u
c
h

 m
a
tte

rs
 a

s
 ty

p
e
 a

n
d
 

d
e
s
ig

n
 o

f s
u
g
g
e
s
te

d
 re

m
e
d
y
, q

u
a

lity
 o

f m
a
te

ria
ls

 a
n
d

 in
s
ta

lla
tio

n
, m

a
n
u
fa

c
tu

re
r a

n
d

 ty
p

e
 o

f e
q
u

ip
m

e
n
t o

r s
y
s
te

m
 

s
e

le
c
te

d
, fie

ld
 c

o
n
d
itio

n
s
, w

h
e
th

e
r a

 p
h
y
s
ic

a
l d

e
fic

ie
n
c
y
 is

 re
p
a
ire

d
 o

r re
p

la
c
e
d
 in

 w
h
o
le

, p
h
a

s
in

g
 o

r b
u
n

d
lin

g
 o

f 
th

e
 w

o
rk

 (if a
p
p

lic
a

b
le

), q
u
a

lity
 o

f c
o

n
tra

c
to

r, q
u
a

lity
 o

f p
ro

je
c
t m

a
n
a
g

e
m

e
n
t e

x
e
rc

is
e
d
, m

a
rk

e
t c

o
n
d
itio

n
s
, u

s
e
 o

f 
s
u

b
c
o
n
tra

c
to

rs
, a

n
d

 w
h
e
th

e
r c

o
m

p
e
titiv

e
 p

ric
in

g
 is

 s
o

lic
ite

d
, e

tc
. C

e
rta

in
 o

p
in

io
n

s
 o

f p
ro

b
a

b
le

 c
o

s
ts

 c
a

n
n

o
t b

e
 

d
e
v
e
lo

p
e

d
 w

ith
in

 th
e

 s
c
o
p
e

 o
f th

is
 g

u
id

e
 w

ith
o
u
t fu

rth
e
r s

tu
d
y
. O

p
in

io
n
s
 o

f p
ro

b
a
b

le
 c

o
s
t fo

r fu
rth

e
r s

tu
d
y
 s

h
o
u
ld

 
b
e
 in

c
lu

d
e

d
 in

 th
e

 F
C

A
. 

M
e

th
o

d
o

lo
g

y
 

B
a
s
e
d
 u

p
o

n
 s

ite
 o

b
s
e
rv

a
tio

n
s
, re

s
e

a
rc

h
, a

n
d

 ju
d
g
m

e
n
t, a

lo
n
g

 w
ith

 re
fe

re
n
c
in

g
 E

x
p
e
c
te

d
 U

s
e

fu
l L

ife
 (E

U
L
) ta

b
le

s
 

fro
m

 v
a
rio

u
s
 in

d
u
s
try

 s
o

u
rc

e
s
, E

M
G

 o
p
in

e
s
 a

s
 to

 w
h
e
n

 a
 s

y
s
te

m
 o

r c
o

m
p
o
n

e
n
t w

ill m
o
s
t p

ro
b
a
b

ly
 n

e
c
e
s
s
ita

te
 

re
p

la
c
e

m
e
n
t.  A

c
c
u
ra

te
 h

is
to

ric
a
l re

p
la

c
e

m
e
n
t re

c
o
rd

s
, if p

ro
v
id

e
d
, a

re
 ty

p
ic

a
lly

 th
e

 b
e
s
t s

o
u
rc

e
 o

f in
fo

rm
a
tio

n
.  

E
x
p
o
s
u
re

 to
 th

e
 e

le
m

e
n
ts

, in
itia

l q
u
a
lity

 a
n
d

 in
s
ta

lla
tio

n
, e

x
te

n
t o

f u
s
e
, th

e
 q

u
a

lity
 a

n
d

 a
m

o
u
n

t o
f p

re
v
e
n
tiv

e
 

m
a
in

te
n
a

n
c
e
 e

x
e
rc

is
e
d
, e

tc
., a

re
 a

ll fa
c
to

rs
 th

a
t im

p
a
c
t th

e
 e

ffe
c
tiv

e
 a

g
e

 o
f a

 s
y
s
te

m
 o

r c
o

m
p
o
n
e

n
t.  A

s
 a

 re
s
u
lt, 

a
 s

y
s
te

m
 o

r c
o

m
p
o
n
e

n
t m

a
y
 h

a
v
e
 a

n
 e

ffe
c
tiv

e
 a

g
e
 th

a
t is

 g
re

a
te

r o
r le

s
s
 th

a
n
 its

 a
c
tu

a
l c

h
ro

n
o
lo

g
ic

a
l a

g
e
.  T

h
e
 

R
e
m

a
in

in
g
 U

s
e
fu

l L
ife

 (R
U

L
) o

f a
 c

o
m

p
o
n

e
n
t o

r s
y
s
te

m
 e

q
u
a
ls

 th
e

 E
U

L
 le

s
s
 its

 e
ffe

c
tiv

e
 a

g
e

, w
h
e
th

e
r e

x
p

lic
itly

 
o
r im

p
lic

itly
 s

ta
te

d
.  P

ro
je

c
tio

n
s
 o

f R
e
m

a
in

in
g
 U

s
e

fu
l L

ife
 (R

U
L
) a

re
 b

a
s
e
d
 o

n
 c

o
n
tin

u
e

d
 u

s
e
 o

f th
e

 P
ro

p
e

rty
 

s
im

ila
r to

 th
e
 re

p
o
rte

d
 p

a
s
t u

s
e
.  S

ig
n
ific

a
n
t c

h
a
n
g
e

s
 in

 o
c
c
u
p

a
n
ts

 a
n
d
/o

r u
s
a
g
e

 m
a
y
 a

ffe
c
t th

e
 s

e
rv
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e

 life
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f 
s
o

m
e
 s

y
s
te

m
s
 o

r c
o
m

p
o

n
e
n

ts
. 

W
h
e
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u
a

n
titie

s
 c

o
u
ld

 n
o
t b

e
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r w
e
re

 n
o
t d

e
riv

e
d
 fro

m
 a

n
 a

c
tu

a
l c

o
n
s
tru

c
tio

n
 d

o
c
u
m

e
n
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k
e

-o
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r fa
c
ility

 w
a
lk

-
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ro
u

g
h

, a
n
d
/o

r w
h
e
re

 s
y
s
te

m
ic

 c
o

s
ts

 a
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 m
o
re

 a
p
p
lic

a
b
le
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r p

ro
v
id

e
 m

o
re
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trin

s
ic

 v
a
lu

e
, b

u
d

g
e
ta

ry
 s

q
u
a
re
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o
t 

a
n
d
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ro

s
s
 s

q
u
a
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o

t c
o

s
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 u
s
e
d
.  E

s
tim

a
te

d
 c

o
s
ts

 a
re

 b
a
s
e
d
 o

n
 p

ro
fe

s
s
io

n
a
l ju

d
g
m

e
n
t a

n
d

 th
e

 p
ro

b
a
b

le
 o

r 
a
c
tu

a
l 

e
x
te

n
t 

o
f 

th
e

 
o
b
s
e
rv

e
d
 
d
e
fe

c
t, 

in
c
lu

s
iv

e
 
o
f 

th
e

 
c
o
s
t 

to
 
d
e
s
ig

n
, 

p
ro

c
u

re
, 

c
o
n
s
tru

c
t 

a
n
d
 
m

a
n
a
g

e
 
th

e
 

c
o

rre
c
tio

n
s
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Im
m

e
d

ia
te

 R
e

p
a
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Im
m

e
d
ia

te
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p
a

irs
 a

re
 o

p
in

io
n
s
 o

f p
ro

b
a

b
le

 c
o

s
ts

 th
a

t re
q

u
ire

 im
m

e
d
ia

te
 a

c
tio

n
 a

s
 a

 re
s
u
lt o

f: (1
) m

a
te

ria
l e

x
is

tin
g
 

o
r p

o
te

n
tia

l u
n
s
a
fe

 c
o

n
d
itio

n
s
, (2

) fa
ile

d
 o

r im
m

in
e
n

t fa
ilu

re
 o

f m
is

s
io

n
 c

ritic
a
l b

u
ild

in
g
 s

y
s
te

m
s
 o

r c
o

m
p
o
n
e

n
ts

, 
o
r (3

) c
o
n
d

itio
n
s
 th

a
t, if n

o
t a

d
d
re

s
s
e
d
, h

a
v
e
 th

e
 p

o
te

n
tia

l to
 re

s
u
lt in

, o
r c

o
n
trib

u
te

 to
, c

ritic
a
l e

le
m

e
n
t o

r s
y
s
te

m
 

fa
ilu

re
 w

ith
in

 o
n

e
 y

e
a
r o

r w
ill m

o
s
t p

ro
b
a
b

ly
 re

s
u
lt in

 a
 s

ig
n
ific

a
n
t e

s
c
a

la
tio

n
 o

f its
 re

m
e
d
ia

l c
o
s
t. 

R
e

p
la

c
e

m
e

n
t R

e
s

e
rv

e
s

 

R
e
p
la

c
e
m

e
n
t R

e
s
e
rv

e
s
 (m

o
re

 c
o

m
m

o
n
ly

 re
fe

re
n
c
e
d
 th

ro
u
g
h
o

u
t A

s
s
e
tC

A
L
C

 a
s
 L

ife
c
y
c
le

/R
e
n
e

w
a
ls

) a
re

 fo
r 

re
c
u
rrin

g
 p

ro
b
a

b
le

 re
n

e
w

a
ls

 o
r e

x
p
e
n
d

itu
re

s
, w

h
ic

h
 a

re
 n

o
t c

la
s
s
ifie

d
 a

s
 o

p
e

ra
tio

n
 o

r m
a
in

te
n
a

n
c
e
 e

x
p
e
n
s
e
s
.  

T
h
e

 re
p

la
c
e
m

e
n
t re

s
e
rv

e
s
 s

h
o
u
ld

 b
e
 b

u
d

g
e
te

d
 fo

r in
 a

d
v
a
n
c
e
 o

n
 a

n
 a

n
n

u
a
l b

a
s
is

. R
e
p
la

c
e
m

e
n
t R

e
s
e
rv

e
s
 a

re
 

re
a

s
o

n
a
b

ly
 p

re
d
ic

ta
b
le

 b
o
th

 in
 te

rm
s
 o

f fre
q

u
e
n
c
y
 a

n
d

 c
o

s
t.  H

o
w

e
v
e
r, R

e
p
la

c
e
m

e
n
t R

e
s
e
rv

e
s
 m

a
y
 a

ls
o

 in
c
lu

d
e
 

c
o

m
p
o
n
e

n
ts

 o
r s

y
s
te

m
s
 th

a
t h

a
v
e
 a

n
 in

d
e
te

rm
in

a
b
le

 life
 b

u
t, n

o
n

e
th

e
le

s
s
, h

a
v
e
 a

 p
o
te

n
tia

l fo
r fa

ilu
re

 w
ith

in
 a

n
 

e
s
tim

a
te

d
 tim

e
 p

e
rio

d
. 
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x
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d
e

 s
y
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te
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r c
o

m
p
o
n
e

n
ts
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a

t a
re

 e
s
tim

a
te

d
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 e
x
p
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e

 re
s
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rv

e
 

te
rm

 
a
n
d

 
a
re

 
n
o
t 

c
o

n
s
id

e
re

d
 
m

a
te

ria
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to
 
th

e
 
s
tru

c
tu

ra
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a
n
d
 
m

e
c
h

a
n
ic

a
l 

in
te

g
rity

 
o
f 

th
e

 
s
u

b
je

c
t 

p
ro

p
e
rty

.  
F

u
rth

e
rm

o
re

, s
y
s
te

m
s
 a

n
d

 c
o

m
p

o
n

e
n

ts
 th

a
t a

re
 n

o
t d

e
e

m
e

d
 to

 h
a

v
e

 a
 m

a
te

ria
l e

ffe
c
t o

n
 th

e
 u

s
e
 o

f th
e

 P
ro

p
e

rty
 

a
re

 a
ls

o
 e

x
c
lu

d
e

d
.  C

o
s
ts

 th
a

t a
re

 c
a

u
s
e
d
 b

y
 a

c
ts

 o
f G

o
d
, a

c
c
id

e
n

ts
, o

r o
th

e
r o

c
c
u
rre

n
c
e
s
 th

a
t a

re
 ty

p
ic

a
lly

 
c
o

v
e
re

d
 b

y
 in

s
u
ra

n
c
e
, ra

th
e

r th
a
n
 re

s
e
rv

e
d
 fo

r, a
re

 a
ls

o
 e

x
c
lu

d
e
d

. 

R
e
p
la

c
e
m

e
n
t 

c
o

s
ts

 
a
re

 
s
o

lic
ite

d
 

fro
m

 
o
w

n
e

rs
h

ip
/p

ro
p
e
rty

 
m

a
n
a
g

e
m

e
n
t, 

E
M

G
’s

 
d
is

c
u
s
s
io

n
s
 

w
ith

 
s
e

rv
ic

e
 

c
o

m
p
a
n
ie

s
, m

a
n
u
fa

c
tu

re
rs

' re
p

re
s
e
n
ta

tiv
e
s
, a

n
d

 p
re

v
io

u
s
 e

x
p
e
rie

n
c
e
 in

 p
re

p
a
rin

g
 s

u
c
h

 s
c
h
e
d
u
le

s
 fo

r o
th

e
r 

s
im

ila
r fa

c
ilitie

s
.  C

o
s
ts

 fo
r w

o
rk

 p
e
rfo

rm
e
d
 b

y
 th

e
 o

w
n
e

rs
h
ip

’s
 o

r p
ro

p
e
rty

 m
a
n
a
g

e
m

e
n
t’s

 m
a
in

te
n
a
n

c
e

 s
ta

ff a
re

 
a
ls

o
 c

o
n
s
id

e
re

d
. 

E
M

G
’s

 re
s
e
rv

e
 m

e
th

o
d

o
lo

g
y
 in

v
o
lv

e
s
 id

e
n
tific

a
tio

n
 a

n
d

 q
u
a

n
tific

a
tio

n
 o

f th
o
s
e
 s

y
s
te

m
s
 o

r c
o

m
p
o
n
e

n
ts

 re
q

u
irin

g
 

c
a

p
ita

l re
s
e
rv

e
 fu

n
d
s
 w

ith
in

 th
e

 a
s
s
e
s
s
m

e
n
t p

e
rio

d
.  T

h
e

 a
s
s
e

s
s
m

e
n
t p

e
rio

d
 is

 d
e
fin

e
d
 a

s
 th

e
 e

ffe
c
tiv

e
 a

g
e

 p
lu

s
 

th
e

 re
s
e
rv

e
 te

rm
.  A

d
d
itio

n
a
l in

fo
rm

a
tio

n
 c

o
n
c
e
rn

in
g
 s

y
s
te

m
’s

 o
r c

o
m

p
o
n
e

n
t’s

 re
s
p
e
c
tiv

e
 re

p
la

c
e

m
e
n
t c

o
s
ts

 (in
 

to
d

a
y
's

 d
o
lla

rs
), ty

p
ic

a
l e

x
p
e
c
te

d
 u

s
e

fu
l liv

e
s
, a

n
d

 re
m

a
in

in
g
 u

s
e
fu

l liv
e
s
 w

e
re

 e
s
tim

a
te

d
 s

o
 th

a
t a

 fu
n

d
in

g
 

s
c
h
e
d

u
le

 c
o
u
ld

 b
e
 p

re
p
a
re

d
.  T

h
e
 R

e
p
la

c
e
m

e
n
t R

e
s
e
rv

e
s
 S

c
h

e
d
u

le
 p

re
s
u
p
p
o
s
e
s
 th

a
t a

ll re
q

u
ire

d
 re

m
e
d
ia

l w
o
rk

 
h
a
s
 b

e
e

n
 p

e
rfo

rm
e
d
 o

r th
a

t m
o
n
ie

s
 fo

r re
m

e
d
ia

tio
n
 h

a
v
e
 b

e
e

n
 b

u
d

g
e
te

d
 fo

r ite
m

s
 d

e
fin

e
d
 in

 th
e

 Im
m

e
d
ia

te
 

R
e
p
a

ir C
o
s
t E

s
tim

a
te

. 
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7
. P

u
rp

o
s

e
 a

n
d

 S
c

o
p

e
 

P
u
rp

o
s
e
 

E
M

G
 w

a
s
 re

ta
in

e
d

 b
y
 th

e
 c

lie
n
t to

 re
n

d
e
r a

n
 o

p
in

io
n
 a

s
 to

 th
e

 P
ro

p
e

rty
’s

 c
u

rre
n

t g
e
n

e
ra

l p
h
y
s
ic

a
l c

o
n
d
itio

n
 o

n
 

th
e

 d
a

y
 o

f th
e

 s
ite

 v
is

it. 

B
a
s
e
d
 o

n
 th

e
 o

b
s
e
rv

a
tio

n
s
, in

te
rv

ie
w

s
 a

n
d

 d
o
c
u
m

e
n
t re

v
ie

w
 o

u
tlin

e
d
 b

e
lo

w
, th

is
 re

p
o
rt id

e
n
tifie

s
 s

ig
n
ific

a
n

t 
d
e
fe

rre
d
 m

a
in

te
n
a

n
c
e
 is

s
u
e
s
, e

x
is

tin
g

 d
e
fic

ie
n
c
ie

s
, a

n
d

 m
a
te

ria
l c

o
d
e
 v

io
la

tio
n
s
 o

f re
c
o
rd

, w
h
ic

h
 a

ffe
c
t th

e
 

P
ro

p
e

rty
’s

 u
s
e
.  O

p
in

io
n
s
 a

re
 re

n
d
e
re

d
 a

s
 to

 its
 s

tru
c
tu

ra
l in

te
g
rity

, b
u
ild

in
g
 s

y
s
te

m
 c

o
n
d
itio

n
 a

n
d
 th

e
 P

ro
p
e

rty
’s

 
o
v
e
ra

ll c
o

n
d
itio

n
.  T

h
e

 re
p
o

rt a
ls

o
 n

o
te

s
 b

u
ild

in
g
 s

y
s
te

m
s
 o

r c
o

m
p
o
n

e
n
ts

 th
a

t h
a
v
e
 re

a
liz

e
d
 o

r e
x
c
e
e

d
e
d

 th
e

ir 
ty

p
ic

a
l e

x
p
e
c
te

d
 u

s
e
fu

l liv
e
s
. 

C
O

N
D

IT
IO

N
S

: 

T
h
e

 p
h
y
s
ic

a
l c

o
n
d
itio

n
 o

f b
u
ild

in
g
 s

y
s
te

m
s
 a

n
d

 re
la

te
d
 c

o
m

p
o
n
e

n
ts

 a
re

 ty
p
ic

a
lly

 d
e
fin

e
d
 a

s
 b

e
in

g
 in

 o
n
e

 o
f fiv

e
 

c
o

n
d
itio

n
s
:  E

x
c
e

lle
n
t, G

o
o
d
, F

a
ir, P

o
o
r, F

a
ile

d
 o

r a
 c

o
m

b
in

a
tio

n
 th

e
re

o
f.  F

o
r th

e
 p

u
rp

o
s
e
s
 o

f th
is

 re
p

o
rt, th

e
 

fo
llo

w
in

g
 d

e
fin

itio
n
s
 a

re
 u

s
e
d
: 

E
x
c
e

lle
n
t 

=
 

N
e
w

 o
r v

e
ry

 c
lo

s
e
 to

 n
e
w

; c
o

m
p
o
n
e

n
t o

r s
y
s
te

m
 ty

p
ic

a
lly

 h
a
s
 b

e
e
n

 in
s
ta

lle
d
 w

ith
in

 th
e

 p
a
s
t 

y
e
a
r, s

o
u
n
d

 a
n
d

 p
e
rfo

rm
in

g
 its

 fu
n

c
tio

n
. E

v
e
n
tu

a
l re

p
a
ir o

r re
p

la
c
e

m
e
n
t w

ill b
e
 re

q
u
ire

d
 

w
h
e
n

 th
e

 c
o
m

p
o
n

e
n
t o

r s
y
s
te

m
 e

ith
e

r re
a

c
h

e
s
 th

e
 e

n
d

 o
f its

 u
s
e
fu

l life
 o

r fa
ils

 in
 s

e
rv

ic
e

. 

G
o
o
d

 
=

 
S

a
tis

fa
c
to

ry
 a

s
-is

.  C
o
m

p
o
n
e

n
t o

r s
y
s
te

m
 is

 s
o
u
n
d
 a

n
d

 p
e
rfo

rm
in

g
 its

 fu
n

c
tio

n
, ty

p
ic

a
lly

 
w

ith
in

 th
e

 firs
t th

ird
 o

f its
 life

c
y
c
le

. H
o
w

e
v
e
r, it m

a
y
 s

h
o
w

 m
in

o
r s

ig
n
s
 o

f n
o
rm

a
l w

e
a
r a

n
d

 
te

a
r. R

e
p
a

ir o
r re

p
la

c
e

m
e
n
t w

ill b
e
 re

q
u
ire

d
 w

h
e
n

 th
e

 c
o

m
p
o
n

e
n
t o

r s
y
s
te

m
 e

ith
e

r re
a

c
h

e
s
 

th
e

 e
n

d
 o

f its
 u

s
e

fu
l life

 o
r fa

ils
 in

 s
e

rv
ic

e
. 

F
a
ir 

=
 

S
h
o
w

in
g
 s

ig
n
s
 o

f w
e
a
r a

n
d

 u
s
e
 b

u
t s

till s
a

tis
fa

c
to

ry
 a

s
-is

, ty
p
ic

a
lly

 n
e
a

r th
e

 m
e
d
ia

n
 o

f its
 

e
s
tim

a
te

d
 u

s
e
fu

l life
.  C

o
m

p
o
n
e

n
t o

r s
y
s
te

m
 is

 p
e
rfo

rm
in

g
 a

d
e

q
u
a

te
ly

 a
t th

is
 tim

e
 b

u
t m

a
y
 

e
x
h
ib

it s
o

m
e
 s

ig
n
s
 o

f w
e
a
r, d

e
fe

rre
d
 m

a
in

te
n
a

n
c
e
, o

r e
v
id

e
n
c
e

 o
f p

re
v
io

u
s
 re

p
a
irs

.  R
e
p
a

ir 
o
r re

p
la

c
e

m
e
n
t w

ill b
e
 re

q
u
ire

d
 d

u
e

 to
 th

e
 c

o
m

p
o
n

e
n
t o

r s
y
s
te

m
’s

 c
o

n
d
itio

n
 a

n
d

/o
r its

 
e
s
tim

a
te

d
 re

m
a
in

in
g
 u

s
e
fu

l life
. 

P
o
o
r 

=
 

C
o
m

p
o
n
e

n
t o

r s
y
s
te

m
 is

 s
ig

n
ific

a
n
tly

 a
g
e

d
, fla

w
e
d
, fu

n
c
tio

n
in

g
 in

te
rm

itte
n
tly

 o
r u

n
re

lia
b
ly

; 
d
is

p
la

y
s
 o

b
v
io

u
s
 s

ig
n
s
 o

f d
e
fe

rre
d
 m

a
in

te
n
a

n
c
e
; s

h
o
w

s
 e

v
id

e
n

c
e

 o
f p

re
v
io

u
s
 re

p
a
ir o

r 
w

o
rk

m
a
n
s
h
ip

 n
o
t in

 c
o

m
p
lia

n
c
e
 w

ith
 c

o
m

m
o
n
ly

 a
c
c
e
p
te

d
 s

ta
n
d
a

rd
s
; h

a
s
 b

e
c
o
m

e
 o

b
s
o
le

te
; 

o
r e

x
h
ib

its
 a

n
 in

h
e
re

n
t d

e
fic

ie
n
c
y
.  T

h
e
 p

re
s
e

n
t c

o
n
d
itio

n
 c

o
u
ld

 c
o

n
trib

u
te

 to
 o

r c
a

u
s
e
 th

e
 

d
e
te

rio
ra

tio
n
 o

f c
o

n
tig

u
o

u
s
 e

le
m

e
n
ts

 o
r s

y
s
te

m
s
.  E

ith
e
r fu

ll c
o

m
p
o
n
e

n
t re

p
la

c
e

m
e
n
t is

 
n
e
e

d
e
d

 o
r re

p
a
irs

 a
re

 re
q

u
ire

d
 to

 re
s
to

re
 to

 g
o
o

d
 c

o
n
d
itio

n
, p

re
v
e
n
t p

re
m

a
tu

re
 fa

ilu
re

, 
a
n
d

/o
r p

ro
lo

n
g
 u

s
e
fu

l life
. 

F
a
ile

d
 

 

=
 

C
o
m

p
o
n
e

n
t o

r s
y
s
te

m
 h

a
s
 c

e
a
s
e
d
 fu

n
c
tio

n
in

g
 o

r p
e
rfo

rm
in

g
 a

s
 in

te
n

d
e
d

.  R
e
p
la

c
e
m

e
n
t, 

re
p

a
ir, o

r o
th

e
r s

ig
n
ific

a
n
t c

o
rre

c
tiv

e
 a

c
tio

n
 is

 re
c
o
m

m
e
n
d
e

d
 o

r re
q

u
ire

d
. 

N
o
t 

A
p
p
lic

a
b
le

 

  

=
 

A
s
s
ig

n
in

g
 a

 c
o

n
d
itio

n
 d

o
e
s
 n

o
t a

p
p

ly
 o

r m
a
k
e

 lo
g
ic

a
l s

e
n
s
e
, m

o
s
t c

o
m

m
o
n
ly

 d
u
e

 to
 th

e
 

ite
m

 in
 q

u
e
s
tio

n
 n

o
t b

e
in

g
 p

re
s
e
n
t. 
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D
E

F
IN

IT
IO

N
 O

F
 E

X
C

E
E

D
IN

G
L

Y
 A

G
E

D
: 

A
 fa

irly
 c

o
m

m
o
n

 s
c
e
n
a

rio
 e

n
c
o
u
n

te
re

d
 d

u
rin

g
 th

e
 a

s
s
e

s
s
m

e
n
t p

ro
c
e

s
s
, a

n
d

 a
 fre

q
u
e
n

t s
o

u
rc

e
 o

f d
e
b

a
te

, o
c
c
u
rs

 
w

h
e
n

 c
la

s
s
ify

in
g
 a

n
d

 d
e
s
c
rib

in
g
 “v

e
ry

 o
ld

” s
y
s
te

m
s
 o

r c
o

m
p
o
n
e

n
ts

 th
a

t a
re

 s
till fu

n
c
tio

n
in

g
 a

d
e

q
u
a
te

ly
 a

n
d

 d
o

 
n
o
t a

p
p

e
a
r in

 a
n
y
 w

a
y
 d

e
fic

ie
n
t.  T

o
 h

e
lp

 p
ro

v
id

e
 s

o
m

e
 a

d
d

itio
n
a

l in
te

llig
e
n
c
e
 o

n
 th

e
s
e
 ite

m
s
, s

u
c
h

 c
o

m
p
o
n
e

n
ts

 
w

ill 
b
e
 
ta

g
g
e
d

 
in

 
th

e
 
d
a
ta

b
a

s
e

 
a
s
 
E

x
c
e
e
d

in
g
ly

 
A

g
e
d

. 
 
 
T

h
is

 
d
e
s
ig

n
a
tio

n
 
w

ill 
b
e
 
re

s
e
rv

e
d
 
fo

r 
s
y
s
te

m
s
 
o
r 

c
o

m
p
o
n
e

n
ts

 th
a

t h
a
v
e
 a

g
e
d

 w
e
ll b

e
y
o
n
d

 th
e

ir in
d
u

s
try

 s
ta

n
d

a
rd

 life
c
y
c
le

s
 (ty

p
ic

a
lly

 a
t le

a
s
t 1

5
 y

e
a
rs

 b
e
y
o
n

d
 

a
n
d

/o
r tw

ic
e
 th

e
ir E

U
L
) b

u
t a

re
 n

o
t o

th
e
rw

is
e

 a
p
p

a
re

n
tly

 d
e
fic

ie
n
t.  In

 ta
n
d
e

m
 w

ith
 th

is
 d

e
s
ig

n
a
tio

n
, th

e
s
e

 ite
m

s
 

w
ill 

b
e
 
a
s
s
ig

n
e

d
 
a
n
 
R

U
L
 
n
o
t 

le
s
s
 
th

a
n
 
2
 
b
u
t 

n
o
t 

g
re

a
te

r 
th

a
n
 
1
/3

 
o
f 

th
e

ir 
s
ta

n
d
a

rd
 
E

U
L
. 

 
A

s
 
s
u
c
h
 
th

e
 

re
c
o
m

m
e
n
d

e
d
 re

p
la

c
e

m
e
n
t tim

e
 fo

r th
e

s
e

 c
o

m
p
o
n
e

n
ts

 w
ill re

s
id

e
 o

u
ts

id
e
 th

e
 ty

p
ic

a
l Im

m
e
d
ia

te
 R

e
p
a

ir w
in

d
o
w

 
b
u
t w

ill n
o
t b

e
 p

u
s
h

e
d
 ‘irre

s
p
o
n

s
ib

ly
’ (to

o
 fa

r) in
to

 th
e

 fu
tu

re
.     

 S
c
o
p

e
 

T
h
e

 s
ta

n
d
a
rd

 s
c
o
p
e

 o
f th

e
 F

a
c
ility

 C
o
n
d

itio
n
 A

s
s
e
s
s
m

e
n

t in
c
lu

d
e

s
 th

e
 fo

llo
w

in
g
: 

▪ V
is

it th
e

 P
ro

p
e

rty
 to

 e
v
a

lu
a
te

 th
e

 g
e
n

e
ra

l c
o

n
d
itio

n
 o

f th
e

 b
u
ild

in
g
 a

n
d

 s
ite

 im
p
ro

v
e

m
e
n
ts

, re
v
ie

w
 a

v
a
ila

b
le

 
c
o

n
s
tru

c
tio

n
 
d
o
c
u
m

e
n
ts

 
in

 
o
rd

e
r 

to
 
fa

m
ilia

riz
e
 
o
u
rs

e
lv

e
s
 
w

ith
, 

a
n
d

 
b
e
 
a
b
le

 
to

 
c
o

m
m

e
n
t 

o
n
, 

th
e

 
in

-p
la

c
e
 

c
o

n
s
tru

c
tio

n
 

s
y
s
te

m
s
, 

life
 

s
a

fe
ty

, 
m

e
c
h

a
n
ic

a
l, 

e
le

c
tric

a
l, 

a
n
d

 
p
lu

m
b
in

g
 

s
y
s
te

m
s
, 

a
n
d

 
th

e
 

g
e
n

e
ra

l 
b
u
ilt 

e
n
v
iro

n
m

e
n
t. 

▪ Id
e

n
tify

 th
o

s
e
 c

o
m

p
o
n
e

n
ts

 th
a

t a
re

 e
x
h
ib

itin
g
 d

e
fe

rre
d
 m

a
in

te
n
a

n
c
e
 is

s
u
e
s
 a

n
d

 p
ro

v
id

e
 c

o
s
t e

s
tim

a
te

s
 fo

r 
Im

m
e
d
ia

te
 C

o
s
ts

 a
n
d

 R
e
p
la

c
e
m

e
n
t R

e
s
e
rv

e
s
 b

a
s
e
d
 o

n
 o

b
s
e
rv

e
d
 c

o
n
d
itio

n
s
, m

a
in

te
n
a

n
c
e
 h

is
to

ry
 a

n
d

 in
d

u
s
try

 
s
ta

n
d

a
rd

 u
s
e
fu

l life
 e

s
tim

a
te

s
.  T

h
is

 w
ill in

c
lu

d
e
 th

e
 re

v
ie

w
 o

f d
o
c
u
m

e
n
te

d
 c

a
p
ita

l im
p
ro

v
e

m
e
n

ts
 c

o
m

p
le

te
d
 

w
ith

in
 th

e
 la

s
t fiv

e
-y

e
a
r p

e
rio

d
 a

n
d
 w

o
rk

 c
u
rre

n
tly

 c
o
n

tra
c
te

d
 fo

r, if a
p

p
lic

a
b
le

. 

▪ P
ro

v
id

e
 a

 fu
ll d

e
s
c
rip

tio
n
 o

f th
e

 P
ro

p
e
rty

 w
ith

 d
e
s
c
rip

tio
n
s
 o

f in
-p

la
c
e
 s

y
s
te

m
s
 a

n
d

 c
o

m
m

e
n
ta

ry
 o

n
 o

b
s
e
rv

e
d

 
c
o

n
d
itio

n
s
. 

▪ P
ro

v
id

e
 a

 h
ig

h
-le

v
e
l c

a
te

g
o
ric

a
l g

e
n
e
ra

l s
ta

te
m

e
n
t re

g
a
rd

in
g
 th

e
 s

u
b
je

c
t P

ro
p
e

rty
’s

 c
o

m
p
lia

n
c
e
 to

 T
itle

 III o
f 

th
e

 A
m

e
ric

a
n
s
 w

ith
 D

is
a
b
ilitie

s
 A

c
t.  T

h
is

 w
ill n

o
t c

o
n
s
titu

te
 a

 fu
ll A

D
A

 s
u

rv
e
y
, b

u
t w

ill h
e
lp

 id
e
n
tify

 e
x
p
o
s
u
re

 to
 

is
s
u

e
s
 a

n
d
 th

e
 n

e
e

d
 fo

r fu
rth

e
r re

v
ie

w
. 

▪ O
b
ta

in
 b

a
c
k
g
ro

u
n

d
 a

n
d

 h
is

to
ric

a
l in

fo
rm

a
tio

n
 a

b
o

u
t th

e
 fa

c
ility

 fro
m

 a
 b

u
ild

in
g
 e

n
g
in

e
e
r, p

ro
p
e
rty

 m
a
n
a
g

e
r, 

m
a
in

te
n
a

n
c
e
 

s
ta

ff, 
o
r 

o
th

e
r 

k
n

o
w

le
d
g
e
a

b
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s
o
u
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e
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T

h
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d
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y
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a
v
e
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e

 
c
lie

n
t 
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p
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s
e
n
ta

tiv
e
 o
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u
ild

in
g
 o

c
c
u

p
a
n

t c
o

m
p
le

te
 a

 P
re

-S
u
rv

e
y
 Q

u
e
s
tio

n
n
a

ire
 (P

S
Q

) in
 a

d
v
a
n
c
e
 o

f th
e

 s
ite

 v
is

it.  
C

o
m

m
o
n
 
a
lte

rn
a
tiv

e
s
 
in

c
lu

d
e
 
a
 
v
e
rb

a
l 

in
te

rv
ie

w
 
ju

s
t 

p
rio

r 
to

 
o
r 

d
u
rin

g
 
th

e
 
w

a
lk

-th
ro

u
g

h
 
p
o

rtio
n

 
o

f 
th

e
 

a
s
s
e

s
s
m

e
n
t.  

▪ R
e
v
ie

w
 m

a
in

te
n

a
n

c
e

 re
c
o

rd
s
 a

n
d

 p
ro

c
e

d
u

re
s
 w

ith
 th

e
 in

-p
la

c
e

 m
a
in

te
n

a
n
c
e
 p

e
rs

o
n
n
e
l. 

▪ O
b
s
e

rv
e
 a

 re
p

re
s
e
n
ta

tiv
e
 s

a
m

p
le

 o
f th

e
 in

te
rio

r s
p

a
c
e
s
/u

n
its

, in
c
lu

d
in

g
 v

a
c
a
n
t s

p
a
c
e
s
/u

n
its

, to
 g

a
in

 a
 c

le
a
r 

u
n
d

e
rs

ta
n

d
in

g
 o

f th
e

 p
ro

p
e
rty

’s
 o

v
e

ra
ll c

o
n
d
itio

n
.  O

th
e
r a

re
a
s
 to

 b
e
 o

b
s
e

rv
e
d
 in

c
lu

d
e

 th
e

 e
x
te

rio
r o

f th
e

 
p
ro

p
e
rty

, th
e

 ro
o

fs
, in

te
rio

r c
o

m
m

o
n
 a

re
a
s
, a

n
d
 th

e
 s

ig
n
ific

a
n
t m

e
c
h

a
n
ic

a
l, e

le
c
tric

a
l a

n
d
 e

le
v
a
to

r e
q
u

ip
m

e
n
t 

ro
o

m
s
. 

▪ P
ro

v
id

e
 re

c
o
m

m
e
n
d

a
tio

n
s
 fo

r a
d

d
itio

n
a
l s

tu
d

ie
s
, if re

q
u
ire

d
, w

ith
 re

la
te

d
 b

u
d

g
e
ta

ry
 in

fo
rm

a
tio

n
. 

▪ P
ro

v
id

e
 a

n
 E

x
e
c
u
tiv

e
 S

u
m

m
a
ry

 a
t th

e
 b

e
g

in
n
in

g
 o

f th
is

 re
p
o
rt, w

h
ic

h
 h

ig
h
lig

h
ts

 k
e

y
 fin

d
in

g
s
 a

n
d
 in

c
lu

d
e
s
 a

 
F

a
c
ility

 C
o
n
d

itio
n
 In

d
e
x
 a

s
 a

 b
a
s
is

 fo
r c

o
m

p
a
rin

g
 th

e
 re

la
tiv

e
 c

o
n
d
itio

n
s
 o

f th
e

 b
u

ild
in

g
s
 w

ith
in

 th
e
 p

o
rtfo

lio
.  
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b
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D
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c
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c
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 d
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 d
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f d
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b
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c
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 d
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e
c
tio

n
 5

0
4

 o
f th

e
 R

e
h
a

b
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c
t o

f 1
9
7

3
, a

s
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n
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f s
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n
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c
a
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, re
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c
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c
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 c
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b
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c
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, c
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c
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b
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c
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n
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s
e
n
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p
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 C
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c
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 c
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n
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 D
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b
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(A
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A
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m
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 d

e
fin

e
d
 b

y
 th

e
 A

D
A

A
G

 th
a

t a
re

 n
o
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c
c
e
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s
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s
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ith
in

 th
e

 p
rio
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itle
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h
e

 fa
c
ility

 d
o
e

s
 a

p
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e
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 b
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m
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b
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o
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c
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h
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c
ility
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a
n
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 re
n
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v
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p
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b
o
u
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c
c
e

s
s
ib
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s
u

e
s
 h

a
v
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o
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c
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a
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h
e

 p
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e
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 d
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v
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c
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r o
r p
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n
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a
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x
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g
 b

a
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r p
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v
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o
v
e
d
 b

a
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c
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 b
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 p
e
rfo
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ite

. T
h
e
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c
c
e
s
s
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d
y
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a
s
 c

o
m

p
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te
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O
c
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b
e
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0
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h
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s
s
o

c
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d
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c
o
m

m
e
n
d

a
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n
s
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p
p
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a
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v
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 b
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n
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c
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 b
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 c
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e
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a
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a
y
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 c
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d
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c
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 p
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l c
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 d
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b
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o
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 c

o
d
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p
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c
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 c
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MOD
LEVEL

10 YEAR 
MOD/MAINT 

COST

REPL.
LEVEL

REPL. COST 
(2018 

DOLLARS)

 M vs. R 
Compare 

(FCI)

A ADMIN / MPR / CLASSROOMS PERM 1952 2012 N/A
B CLASSROOMS / KINDERGARTEN PERM 1952 2012 N/A
C LIBRARY / CLASSROOMS PERM 1990 2012 N/A
D LEARNING CENTER / CLASSROOMS PERM 1990 2012 N/A
E RAMP / KINDERGARTEN PORT 2000 - N/A
F SPANISH / CONF / IEP / MAKER SPACE PORT 2000 - N/A
G PE / MUSIC PORT 2000 - N/A
H TIA'S BASC / OT PORT 2000 - N/A
J BRIGHT HORIZONS BASC PORT 2008 - N/A
K KINDERGARTEN / COUNSELOR PORT 2010 - N/A

46,781 $5,706,410 $31,428,000 18%

Total Building Area 46,781

10,816.00$          

COSTS RELATIVE TO BUILDING CONDITION AND COMPARISON AGAINST 
REPLACEMENT COSTS

AREA
YEAR 

MODERNIZED 
/ INSTALLED
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M

 V
A
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EY

 
EL

EM
EN

TA
R

Y

BLDG IDCAMPUS

Cost Calculation Notes

YEAR BUILT
PORT / 
PERM

DESCRIPTION

10,816 $997,498 1 $6,836,000 15%

25,500 $3,044,436 $17,978,000 17%

10,465 $1,664,476

2

1 $6,614,000 25%
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