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Immediate Repairs Report
Lomita Manor

10/26/2015
Deficiency
Report .. . . . .
Section ID Cost Description Quantity Unit Unit Cost Subtotal R-epalr
Estimate *
1.2 328790 Termite/Vermin/Animal Infestation Consultant 1 Each  $5,500.00 $5,500 S5,500
Add ADA raised markings at elevator control panel,
3.2 328794 jambs and hall buttons 6 Floor $150.00 $900 $900
3.2 328896 Pull station alarm in unisex bathroom, install 1 Each $180.50 $181 $181
3.2 328795 ADA, install door bell and strobe for the hearing impaired 2 Each $750.00 51,500 $1,500
3.2 328879 ADA - Lower Kitchen Sink and Provide Knee Space 1 EA $1,986.00 $1,986 $1,986
3.2 328791 Remove & replace concrete sidewalk 200 SF $8.96  $1,792 $1,792
5.5 328828 Lighting, Exterior, Wall Pack, 70W w/Lamps 8 Each $431.70  $3,454 S3,454
6.7 328861 Replace Awning, Cloth Overhang 1700 SF §15.00 $25,500 $25,500
6.7 328843 Replace aluminum gutters 2300 LF $11.80 $27,140 $27,140
7.1 328865 Split system unit, 5-ton, replace condenser and fan coil 1 EA $6,525.00 $6,525 $6,525
8.3 328781 Replace fan coil with cooling and heat 1.5 ton 4 EA $2,040.00 S8,160 $8,160
Immediate Repairs Total $82,637

* Location Factor (1.0) included in totals.




Replacement Reserves Report
Lomita Manor

10/26/15
Report Lifespan Deficiency
Section Cost Description (EUL) EAge RUL Quantity Unit Unit Cost  Subtotal 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 Repair
Estimate
1.2 328790 . . . .
==——— _0001 Termite/Vermin/Animal Infestation Consultant 0 0 0 1 Each $5,500.00 $5,500 $5,500 $5,500)
D1011 Add ADA raised markings at elevator control panel,
3.2 328794 .
== jambs and hall buttons 0 0 0 6 Floor $150.00 $900 $900 $900
3.2 328896 D5095 Pull station alarm in unisex bathroom, install 0 0 0 1 Each $180.50 $181 $181 $181
3.2 328795 D5095 ADA, install door bell and strobe for the hearing
= impaired 0 0 0 2 Each $750.00 $1,500 $1,500 $1,500)
3.2 328879 . . .
E2012 ADA - Lower Kitchen Sink and Provide Knee Space 0 0 0 1 EA $1,986.00 $1,986 $1,986 $1,986
3.2 328791 G2031 Remove & replace concrete sidewalk 25 25 0 200 SF $8.96 $1,792  $1,792 $1,792
5.2 328897 G2015 Striping- restripe paving 5 1 4 800 LF $0.30 $240 $240 $240 $240 $240 $960)
5.2 328798 G2022 Patch, Repair and Seal Coat asphalt 5 1 4 15000 SF $0.46 $6,900 $6,900 $6,900 $6,900 $6,900 $27,600)
5.5 328828 D5022 Lighting, Exterior, Wall Pack, 70W w/Lamps 20 20 0 8 Each $431.70 $3,454  $3,454 $3,454]
6.3 328832 B3011A Built-up roofing, total roof replacement 20 4 16 26 SQ $735.87 $19,133 $19,133 $19,133
6.3 328833 B3013 ECM - Improve Attic Insulation Levels 50 35 15 25000 SF $0.70  $17,500 $17,500 $17,500
6.4 328834 B2011 Paint existing stucco, spray,medium prep work 10 8 2 5400 SF $1.42 $7,668 $7,668 $7,668 $15,336
6.7 328861 B2014 Replace Awning, Cloth Overhang 20 20 0 1700 SF $15.00 $25,500 $25,500 $25,500)
6.7 328843 B3016 Replace aluminum gutters 25 25 0 2300 LF $11.80 $27,140 $27,140 $27,140)
6.8 328864 C3011 Paint and patch interior walls, drywall 7 5 2 18000 SF $0.84 $15,120 $15,120 $15,120 $15,120 $45,360)
6.8 328863 C3024 Replace Vinyl tile 18 14 4 100 SY $67.75 $6,775 $6,775 $6,775
68 328862 C3025 Replace carpet, standard commercial, medium
= traffic 8 5 3 1000 SY $59.90 $59,900 $59,900 $59,900 $59,900 $179,700
21 |328865 D3041 Split system unit, 5-ton, replace condenser and fan
: = coil 15 15 0 1EA $6,525.00 $6,525 $6,525 $6,525 $13,050)
D3052 Replace rooftop unit 5-10 tons (heating and
7.1 328786 .
== cooling) 15 5 10 5 Ton $1,340.00 $6,700 $6,700 $6,700
21 |328787 D3052 Replace rooftop unit 5-10 tons (heating and
: = cooling) 15 5 10 4 Ton $1,340.00 $5,360 $5,360 $5,360
75 328867 D2023 Hot water storage tank, glass lined, 225 to 325
= gallons 20 5 15 2 EA $8,155.00 $16,310 $16,310 $16,310)
D2023 Commercial gas-fired domestic water heater, 365
7.2 328866 to 400 MBH input 20 5 15 4 EA $17,157.37 $68,629 $68,629 $68,629
7.4 328870 D5092 Generator, diesel, 130 kW 25 20 5 1EA $62,690.00 $62,690 $62,690 $62,690)
7.6 328880 D5037 Replace central panel 15 13 2 1EA $2,479.25 $2,479 $2,479 $2,479 $4,959
8.1 328874 C1021 Closet sliding door replacement 15 8 7 78 Each $306.80 $23,930 $23,930 $23,930)
8.1 328782 C1021 Closet sliding door replacement 15 4 11 78 Each $306.80 $23,930 $23,930 $23,930)
8.1 328873 C3011 Paint and patch interior walls, drywall 7 4 3 110000 SF $0.84 $92,400 $92,400 $92,400 $92,400 $277,200
8.1 328872 3024 Replace Vinyl tile 18 10 8 600 SY $67.75 $40,650 $40,650 $40,650)
8.1 328871 C3025 Carpet, remove and replace in house 8 4 4 5200 SY $50.58 $263,016 $263,016 $263,016 $526,032,
8.1 328789 . . . tF
== E2012 Residential kitchen cabinets wall and base 25 20 5 800 Front $371.98 $297,584 $297,584 $297,584
8.2 |328875 E1093 ECM - Replace Existing Refrigerator(s) With Energy
: Star Certified Refrigerator(s) 15 7 8 75 EA $561.00 $42,075 $42,075 $42,075
E2012 Residential kitchen countertop 10.5 ' w/new sink
8.2 328783 and faucet 25 18 7 78 Each $1,542.00 $120,276 $120,276 $120,276)
8.3 328781 I .
D3041 Replace fan coil with cooling and heat 1.5 ton 15 15 0 4 EA $2,040.00 $8,160 $8,160 $8,160 $16,320)
8.3 328876 D3041 Gas wall heater 24 MBH 35 17 18 74 EA $1,647.00 $121,878 $121,878 $121,878
8.3 328779 D3052 Heat Pump air to air 1.5 ton, replace 20 17 3 74 EA $2,836.00 $209,864 $209,864 $209,864|
8.4 328877 E2012 Replace vanity cabinet, counter and sink 20 12 8 78 EA $808.25 $63,044 $63,044 $63,044
Totals, Unescalated $82,637 S0 $25,267 $362,164 $276,931 $360,274 SO $144,206 $145,769 $22,260 $104,460 $83,830 $270,684 SO $7,140 $117,124 $34,253 $94,879 $121,878 $67,040  $2,320,797
Location Factor (1.00) S0 S0 $0 S0 $0 S0 S0 S0 $0 $0 S0 $0 S0 S0 S0 S0 S0 $0 S0 S0 S0
Totals, Escalated (3.0% inflation, compounded annually) $82,637 S0 $26,806 $395,746 $311,688 $417,656 S0 $177,356 $184,655 $29,044 $140,386 $116,041 $385,931 S0 $10,800 $182,476 $54,965 $156,821 $207,489 $117,555 $2,998,053,
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CERTIFICATION

EMG has completed a Physical Needs Assessment (PNA) and an Energy Audit of the subject property, Lomita
Manor, located at 24925 Walnut Avenue in Lomita, Los Angeles County, California 90717. The PNA and
Energy Audit were performed on April 13 and April 14, 2015.

The PNA and Energy Audit were performed at the Housing Authority’s request using methods and procedures
consistent with good commercial and customary practice conforming to ASTM E2018-01, Standard Guide for
Property Condition Assessments: Baseline Property Condition Assessment Process. Within this Physical
Needs Assessment Report, EMG’s follows the ASTM guide’s definition of User, that is, the party that retains
EMG for the preparation of a baseline PNA of the subject property. A User may include, without limitation, a
purchaser, potential tenant, owner, existing or potential mortgagee, lender, or property manager of the
subject property.

This report has been prepared for and is exclusively for the use and benefit of the Client identified on the
cover page of this report. The purpose for which this report shall be used shall be limited to the use as stated
in the contract between the client and EMG.

This report, or any of the information contained therein, is not for the use or benefit of, nor may it be relied
upon by any other person or entity, for any purpose without the advance written consent of EMG. Any reuse
or distribution without such consent shall be at the client’s or recipient’s sole risk, without liability to EMG.

The opinions EMG expresses in this report were formed utilizing the degree of skill and care ordinarily
exercised by any prudent architect or engineer in the same community under similar circumstances. EMG
assumes no responsibility or liability for the accuracy of information contained in this report which has been
obtained from the Client or the Client’s representatives, from other interested parties, or from the public
domain. The conclusions presented represent EMG’s professional judgment based on information obtained
during the course of this assignment. EMG’s evaluations, analyses and opinions are not representations
regarding the building design or actual value of the property. Factual information regarding operations,
conditions and test data provided by the Client or their representative has been assumed to be correct and
complete. The conclusions presented are based on the data provided, observations made, and conditions
that existed specifically on the date of the assessment.

EMG certifies that EMG has no undisclosed interest in the subject property, EMG’s relationship with the
Client is at arm’s-length, and that EMG’s employment and compensation are not contingent upon the findings
or estimated costs to remedy any deficiencies due to deferred maintenance and any noted component or
system replacements.

EMG’s PNA cannot wholly eliminate the uncertainty regarding the presence of physical deficiencies and the
performance of a subject property’s building systems. Preparation of a PNA in accordance with Public
Housing Modernization Standards Handbooks 7485.2 is intended to reduce, but not eliminate, the
uncertainty regarding the potential for component or system failure and to reduce the potential that such
component or system may not be initially observed. This PNA was prepared recognizing the inherent
subjective nature of EMG’s opinions as to such issues as workmanship, quality of original installation, and
estimating the remaining useful life of any given component or system. It should be understood that EMG’s
suggested remedy may be determined under time constraints, formed without the aid of engineering
calculations, testing, exploratory probing, the removal of materials, or design. Furthermore, there may be
other alternate or more appropriate schemes or methods to remedy the physical deficiency. EMG’s opinions
are generally formed without detailed knowledge from individuals familiar with the component’s or system’s
performance.
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Any questions regarding this report should be directed to Mark Surdam at msurdam@emgcorp.com or at
800.733.0660, x6251.

Prepared by: Bhaskar Ale,
Field Observer

Reviewed by:

Peter P. Spinella
PNA Reviewer for
Mark Surdam
Program Manager
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1. EXECUTIVE SUMMARY

1.1. SUMMARY OF FINDINGS

The Lomita Housing Authority contracted with EMG to conduct a Physical Needs Assessment (PNA) and
Energy Audit of the subject property, Lomita Manor (Senior), located at 24925 Walnut Street in Lomita, Los
Angeles County, California, 90717. The PNA was performed on April 13-14, 2015.

Bldg. | Structures _ No. of Apt. Units Date of Date of .
Building Type |  gtories Units | Assessed | COMst Const. | Size (Sf):
No. Assessed: Phase-I Phase-II
1 A Mid Rise 3 48 48 1986 N/A 47,776
2 B Mid Rise 3 30 30 1986 N/A 26,183

The site area is approximately 1.43 acres.

Summary of Physical Needs Assessment:
On-site amenities include a recreation room, a hobby room, and two laundry rooms.

Generally, the property appears to have been constructed within industry standards in force at the time of
construction, to have been well maintained during recent years, and is in good overall condition.

According to property management personnel, the property has had an active capital improvement
expenditure program over the past three years, primarily consisting of resurfacing parking lot, remodel office
and fire sprinkler heads replaced. Some of this work is evident.

There are a number of Priority Deficiency Costs that have been identified during the evaluation period.
These needs are identified in the various sections of this report and are summarized in the attached
Replacement Reserves Report.

Summary of Energy Audit:

EMG has conducted an Energy Audit on the Lomita Manor (Senior). The study included a review of the
building’s construction features, historical energy and water consumption and costs, review of the building
envelope, HVAC equipment, heat distribution systems, lighting, and the building’s operational and
maintenance practices.

EMG has evaluated four Energy Conservation Measures (ECMs) for this property. The savings for each
measure are calculated using standard engineering methods followed in the industry, and detailed
calculations for ECM are provided in Appendix H for reference. A 10% discount in energy savings was
applied to account for the interactive effects amongst the ECMs. In addition to the consideration of the
interactive effects, EMG has applied a 15% contingency to the implementation costs to account for potential
cost overruns during the implementation of the ECMs

Summary of Financial Information for Recommended Energy Conservation Measures

Item Estimate

$ 54,594

Total Projected Initial ECM Investment
(In Current Dollars)
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Item Estimate

$5,784

Estimated Annual Cost Savings Related to ECMs
(In Current Dollars)

Net Effective ECM Payback 9.44 years

1.2. FoLLow UpP RECOMMENDATIONS

The following issue issues require additional study:

= The attic floor is in fair-poor condition. According to the Point of Contact (POC), there are areas in the attic
floor where termite damage has started to occur. A professional engineer must be retained to analyze the
existing condition, provide recommendations and, if necessary, estimate the scope and cost of any required
repairs. The cost to retain an engineer is included in the Replacement Reserves Report. The cost for any
possible subsequent repairs is not included in the cost tables.

1.3. OPINIONS OF PROBABLE COST

This section provides estimates for the repair and capital reserves items noted within this Physical Needs
Assessment (PNA).

These estimates are based on invoice or bid documents provided either by the Owner/facility and
construction costs developed from construction resources such as R.S. Means and Marshall & Swift, EMG’s
experience with past costs for similar properties, city cost indexes, and assumptions regarding future
economic conditions.

1.4. METHODOLOGY

Physical Needs Assessment:

Based upon site observations, research, and judgment, along with referencing Expected Useful Life (EUL)
tables from various industry sources, EMG opines as to when a system or component will most probably
necessitate replacement. 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. Projections of Remaining Useful Life (RUL) are based on continued use of the Property similar
to the reported past use. Significant changes in tenants and/or usage may affect the service life of some
systems or components.

The evaluation period identified in this report is defined as 20 years.

The physical condition of building component to be repaired is typically defined as being in one of five
categories: Priority One through Five. For the purposes of this report, the following definitions are used:

Priority One -  These items are to be addressed as Immediate. Items in this category require immediate
action and include corrective measures to:

1. Correct life safety and/or code hazards
2. Repair item permitting water leaks into the building or structure
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Priority Two -

Priority Three -

Priority Four

Priority Five -

Energy Audit:

3. Repair mold or mildew conditions
4. Down unit repairs
5. Further study investigations

These items are to be addressed within the next year. Items in this category require
corrective measures to:

Return a system to normal operation

Stop deterioration to other systems

Stop accelerated deterioration

Replace items that have reached or exceeded their useful service life
ADA/UFAS deficiencies

These items are to be addressed within the next 2-3 years. ltems in this category, if not
corrected expeditiously, will become critical in the next several years. Items in this
category include corrective measures to:

R W=

1. Stop intermittent interruptions

2. Correct rapid deterioration

3. Replace items that will reach or exceed their useful service life
4. Correct functionality and/or aesthetic issues that are not critical

These items are to be addressed within the next 3-5 years. Items in this category include
conditions requiring appropriate attention to preclude predictable deterioration or
potential downtime and the associated damage or higher costs if deferred further.

These items are to be addressed within 6-20 years. Items in this category represent a
sensible improvement to the existing conditions. These are not required for the most
basic function of the facility; however, Priority 5 projects will improve overall usability
and/or reduce long-term maintenance costs.

All the ECMs are broken into two major categories:

1. No/Low Cost Recommendations: No/Low cost is defined as any project with initial investment of less
than $1000

2. Capital Cost Recommendations: Capital cost defined as any project with initial investment greater
than $1000

EMG screens ECMs based on the payback criteria.

1. Simple Payback Period — The number of years required for the cumulative value of energy or water cost

savings less future non-fuel or non-water costs to equal the investment costs of the building energy or
water system, without consideration of discount rates. ECMs with a payback period greater than the
Expected Useful Life (EUL) of the project are not typically recommended, as the cost of the project will
not be recovered during the lifespan of the equipment. These ECMs are recommended for
implementation during future system replacement. At that time, replacement may be evaluated based on

the premium cost of installing energy efficient equipment.

Initial Cost

Simple Payback = ——
tmpte Faybac Annual Savings

EMG screens and categorizes all the ECM’s as per the 24 CFR 905 regulation requirements based on their
payback, but only those ECM’s are recommended for implementation that have a Savings to Investment Ratio

>1.0.
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Financialy methodology used to determine the Savings to Investment Ratio is as follows:

2. Savings-to-Investment Ratio (SIR) — The savings-to-investment ratio is the ratio of the present value savings
to the present value costs of an energy or water conservation measure. The numerator of the ratio is the
present value over the estimated useful life (EUL) of net savings in energy or water and non-fuel or non-
water operation and maintenance costs attributable to the proposed energy or water conservation
measure. The denominator of the ratio is the present value of the net increase in investment and
replacement costs less salvage value attributable to the proposed energy or water conservation measure.
It is recommended that energy efficiency recommendations should be based on a calculated SIR, with
larger SIRs receiving a higher priority. A project is typically only recommended if SIR is greater than or
equal to 1.0, unless other factors outweigh the financial benefit.

Present Value (Annual Savings,i%, EUL)
Initial Cost

SIR =
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2. PHYSICAL NEEDS ASSESSEMENT - PURPOSE AND
SCOPE

2.1. PURPOSE

The purpose of this Physical Needs Assessment (PNA) is to assist the Client in evaluating the physical aspects
of this property and how its condition may affect the soundness of the Client’s financial decisions over time.
For this PNA, representative samples of the major independent building components were observed and their
physical conditions were evaluated. This included site and building exteriors, representative interior common
areas, and a representative sample of the apartment units. Apartment unit observations include a minimum of
50 percent of the vacant units and all of the down units.

The property management staff and code enforcement agencies were interviewed for specific information
relating to the physical property, code compliance, available maintenance procedures, available drawings,
and other documentation. The property’s systems and components were observed and evaluated for their
present condition. EMG completed the Systems and Conditions Table, which lists the current physical
condition and estimated remaining useful life of each system and component present on the property, as
observed on the day of the site visit. The estimated costs for repairs and/or capital reserves are included in
the enclosed cost tables. All findings relating to these opinions of probable costs are included in the narrative
sections of this report.

The physical condition of building systems and related components are typically defined as being in one of
three conditions: Good, Fair, or Poor, or a combination thereof. For the purposes of this report, the
following definitions are used:

Good =  Satisfactory as-is. Requires only routine maintenance over the evaluation period. Repair or
replacement may be required due to a system’s estimated useful life.

Fair = Satisfactory as-is. Repair or replacement is required due to current physical condition and/or
estimated remaining useful life.
Poor = Immediate repair, replacement, or significant maintenance is required.

2.2. DEVIATIONS FROM THE ASTM E2018-01 GuUIDE

ASTM E2018-01, Standard Guide for Property Condition Assessments: Baseline Property Condition
Assessment Process requires that any deviations from the Guide be so stated within the report. EMG’s
probable cost threshold limitation is reduced from the Guide’s $3,000 to $2,000, thus allowing for a more
comprehensive assessment on smaller scale properties. Therefore, EMG’s opinions of probable costs that are
individually less than a threshold amount of $2,000 are omitted from this PNA. However, comments and
estimated costs regarding identified deficiencies relating to life/safety or accessibility items are included
regardless of this cost threshold.

In lieu of providing written record of communication forms, personnel interviewed from the facility and
government agencies are identified in Section 2.5. Relevant information based on these interviews is
included in Sections 2.5, 3.1, and other applicable report sections.
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2.3. ADDITIONAL ScoPE CONSIDERATIONS

Items required by ASTM E2018-01 and Fannie Mae's Exhibit Il Specific Guidance to the Property Evaluator
are included within the Physical Needs Assessment (PNA). Additional “non-scope” considerations were
addressed at the recommendation of EMG and subsequent contract with the Client. These additional items
are identified as follows:

= Property disclosure information was obtained from the EMG’s Pre-Survey Questionnaire

= An assessment of accessibility utilizing EMG’s Accessibility Checklist

= A limited visual assessment and review of the property for mold growth, conditions conducive to mold
growth, and evidence of moisture in accessible areas of the property

= Provide a statement on the property’s Remaining Useful Life
= Provide cross reference indexing between cost tables and report text
= Determination of FEMA Flood Plain Zone for single address properties

2.4. PROPERTY'S REMAINING USEFUL LIFE ESTIMATE

Subject to the qualifications stated in this paragraph and elsewhere in this report, the Remaining Useful Life
(RUL) of the property is estimated to be not less than 35 years. The Remaining Useful Life 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 EMG’s visit and is subject to the
possible effect of concealed conditions or the occurrence of extraordinary events such as natural disasters or
other “acts of God” that may occur subsequent to the date of EMG'’s site visit.

The Remaining Useful Life for the property is further based on the assumption that: (a) the immediate repairs,
short term repairs, and future repairs for which replacement reserve funds are recommended are completed
in a timely and workman-like manner, and (b) a comprehensive program of preventive and remedial property
maintenance is continuously implemented using an acceptable standard of care. The Remaining Useful Life
estimate is made only with regard to the expected physical or structural integrity of the improvements on the
property, and no opinion regarding economic or market conditions, the present or future appraised value of
the property, or its present or future economic utility, is expressed by EMG.

2.5. PERSONNEL INTERVIEWED

The following personnel from the facility and government agencies were interviewed in the process of
conducting the PNA:

Name and Title Organization Phone Number

Isaac Ortega
Building Administrator
Silverio Rangel

Housing Authority of the City of Lomita 310.325.7055

Maintenance Lead Housing Authority of the City of Lomita 310.325.7055
Staff Lomita Building Department 310.534.3760
Staff Lomita Fire Department — Station 6 310.326.2461
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The PNA was performed with the assistance of Silverio Rangel, Maintenance Lead, Housing Authority of the
City of Lomita, the on-site Point of Contact (POC), who was cooperative and provided information that
appeared to be accurate based upon subsequent site observations. The on-site contact is completely
knowledgeable about the subject property and answered all questions posed during the interview process.
The POC’s management involvement at the property has been for the past 3 years.

2.6. DOCUMENTATION REVIEWED

Prior to the PNA, relevant documentation was requested that could aid in the knowledge of the subject
property’s physical improvements, extent and type of use, and/or assist in identifying material discrepancies
between reported information and observed conditions. The review of submitted documents does not
include comment on the accuracy of such documents or their preparation, methodology, or protocol. The
following documents were provided for review while performing the PNA:

= Site plan

= Floor plan

= Utility Bills — Common gas and water only

A prior property condition report was reviewed while performing the PNA. The report was prepared by EMG

and is dated January 5, 2009. Property condition and/or factual information discrepancies between the prior
report and actual conditions are not readily apparent.

No other documents were available for review. The Documentation Request Form is provided in
Appendix E.

2.7. PRE-SURVEY QUESTIONNAIRE

A Pre-Survey Questionnaire was sent to the POC prior to the site visit. The questionnaire is included in
Appendix E. Information obtained from the questionnaire has been used in preparation of this PNA.

2.8. WEATHER CONDITIONS

Weather conditions at the time of the site visit were clear, with temperatures in the 70s (°F) and light winds.
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3. CODE INFORMATION, ACCESSIBILITY, AND MOLD

3.1. CoDE INFORMATION, FLOOD ZONE AND SEISMIC HAZARD

3.1.1. Code Information

The Building Department does not have an annual inspection program. They only inspect new construction,
work that requires a building permit, and citizen complaints. A copy of any building violations and of the
original Certificates of Occupancy were requested but were not available.

The Fire Department inspects the property on an annual basis. There were no outstanding fire code violations
at the time of the last inspection.

3.1.2. Flood Zone

According to the Flood Insurance Rate Map, published by the Federal Emergency Management Agency
(FEMA) and dated September 26, 2008, the property is located in Zone X, defined as an area outside the 500-
year flood plain with less than 0.2% annual probability of flooding.

3.1.3. Seismic Hazard

The seismic hazard for a site is determined by the Peak Ground Acceleration (PGA). PGA is the maximum
horizontal ground shaking acceleration that is anticipated during an earthquake scenario and is measured as a
% of gravity. The probability of the PGA being exceeded by 0.10% or more in a 50 year period was
determined using the property's approximate latitude and longitude and the USGS Ground Motion Calculator

According to United States Geological Survey (USGS) seismic hazard maps, the property has a Peak Ground
Acceleration (PGA) of 0.3567g.

The Property is located in a region where there is a 10% or greater probability that the Peak Ground
Acceleration is greater than 0.15g in a 50 year period. A Structural Risk Evaluation (SRE) Questionnaire has
been completed and the potential risks, if any, have been identified and addressed in this report. The SRE is
provided in Appendix C.

3.2. ADA ACCESSIBILITY

Section 504 of the Rehabilitation Act of 1973 is a Federal accessibility law that was enacted on June 2, 1988.
Section 504 applies to multifamily properties that have 15 or more units. The property must have a minimum
of five percent mobility accessible units and two percent of the units for visual / audio hearing impairments.
Exceptions can be considered due to undue financial burdens or structural restrictions. However, the
exceptions do not relieve the recipients from compliance utilizing other units/buildings or other methods to
achieve reasonable accommodations.

Reasonable Accommodations as described in 24 CFR 8.4(b) (i), 8.24 and 8.33 are described as follows:
When a family member requires an accessible feature(s) or policy modification to accommodate a disability,
property owners must provide such feature(s) or policy modification unless doing so would resulting in a
fundamental alteration in the nature of its program or result in a financial and administrative burden.
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The Uniform Federal Accessibility Standard (UFAS) 24 CFR part 40 was adopted by HUD and made effective
October 4, 1984. The UFAS applies only to new construction or to alterations to the existing buildings.
Alterations are defined as work that costs 50 percent or more of the building’s value when the work
performed occurs within a twelve month period. Apartments modified for mobility impaired residents are to
comply with UFAS.

Generally, Title Il of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access
and use of “areas of public accommodations” on the basis of disability. Generally the rental office and access
from the site to the rental office must be maintained and operated to comply with the Americans with
Disabilities Act Accessibility Guidelines (ADAAG). Buildings completed and occupied after January 26, 1992
are required to comply fully with ADAAG. Existing facilities constructed prior to this date are held to the
lesser standard of complying to the extent allowed by structural feasibility and the financial resources
available; otherwise a reasonable accommodation must be made.

During the PNA, observations and sample measurements for accessibility were conducted. The scope of the
observations is set forth in the EMG Accessibility Checklist provided in Appendix D. It is understood by the
Client that the observations described herein does not comprise an Accessibility Compliance Survey of every
unit and only those units where access was provided by the client were reviewed. Only a representative
sample of areas were observed and, other than as shown on the accessibility checklist, actual measurements
were not taken to verify compliance.

The accessibility standards that apply to the Property are Section 504, UFAS and where applicable, the ADA
for access to the rental office. However, as the property is not new construction, or completing substantial
rehabilitation or other rehabilitation, the property is only required to complete reasonable accommodations.
Property management stated that Section 504 requests are completed on an individual case-by-case basis.
Based on EMG’s observations and interview of the Property Manager, the property is generally compliant
with Section 504. Presently, four percent of the units are defined as accessible for individuals with mobility
impairments according to property management. There are no units at present which have visual / audio
modifications, thus not exceeding the two percent accessible requirements of Section 504.

Based on EMG’s observations, the facility generally appeared to be accessible as stated within the defined
priorities of Section 504, UFAS and the ADA.

Based on EMG’s assessment, an additional 0 units should be made accessible to residents with mobility
impairments and 1 unit should be modified for residents who have visual / audio impairments.

In addition, although defined as accessible, non-compliant components and features were observed
throughout the designated accessible units, accessible routes, general site, and common areas. Consideration
should be given to correcting these features and components to comply 24 CFR 8.23 (b) Other Alternations.
It is recommended that City of Lomita Housing Authority modify their Barrier Removal Plan / Transition Plan
to incorporate EMG’s findings noted in the following categories.

Entrances/Exits

= Lever action hardware is not provided at all accessible entry doors.

Paths of Travel

= Remove and replace concrete for a section of sidewalk in front of building A.
= Add visual alarm to existing audible fire alarm on all units.

Elevators

= Standard raised and Braille marking on both jambs of each host way entrance are not provided
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Restrooms

= Add pull station alarm in unisex bathroom.

Other Common Area Barriers

= Lower kitchen sink and provide knee space.

Unit Accessibility

= Wrap drain pipes below sink.

Hearing impaired units
= Add light connection to doorbell or knocker at front door.

Corrections of these conditions should be addressed from a liability standpoint, but are not necessarily code
violations. The UFAS and Americans with Disabilities Act Accessibility Guidelines concern civil rights issues
as they pertain to the disabled and are not a construction code, although many local jurisdictions have
adopted the Guidelines as such. The costs to address the achievable items noted above are detailed in the
Replacement Reserves Report.  Unless Life/Safety (Immediate Repair) is a concern, the accessible
improvements are defined as short term improvements (Year 1).

3.3. SUSPECT MoLD

As part of the PNA, EMG completed a limited, visual assessment for the presence of visible suspect mold
growth, conditions conducive to mold growth, or evidence of moisture in readily accessible areas of the
property. EMG interviewed property personnel concerning any known or suspected mold contamination,
water infiltration, or mildew-like odor problems.

This assessment does not constitute a comprehensive mold survey of the property. The reported observations
and conclusions are based solely on interviews with property personnel and conditions observed in readily
accessible areas of the property at the time of the assessment. Sampling was not conducted as part of the
assessment.

EMG did not note any visual indications of the presence of visible suspect mold growth, conditions
conducive to mold growth, or evidence of moisture in any readily accessible areas of the property.
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4.

EXISTING BUILDING EVALUATION

4.1. APARTMENT UNIT TYPES AND UNIT MIX

The appendices contain floor plan illustrations, which graphically represent the various unit types. The gross
area measurements in the chart below are an approximation, are based on information provided by on-site
personnel, and are not based on actual measurements. Due to the varying methods that could be utilized by
others to derive square footage, the area calculations in the chart below do not warrant, represent, or
guarantee the accuracy of the measurements.

Apartment Unit Types and Mix

Quantity Type Floor Area
74 1 Bedroom/ 1 Bathroom 580 SF
4 2 Bedroom/ 1 Bathroom 790 SF
There are currently 6 vacant units.
There are currently 0 down units.
78 | ToTAL

4.2. APARTMENT UNITS OBSERVED

100 percent of the apartment units were observed in order to gain a clear understanding of the property’s
overall condition. Other areas accessed included the exterior of the property, a representative sample of the
roofs and the interior common areas. The following apartments were selected from the 100% sample as the

ones with issues:

Apartment Units Observed
. CO Levels
Bldg. Unit/Floor Type Comments (PPM)
1 Bedroom/ 1
A 102 Bathroom Occupied. Good condition. 0
Occupied. Good condition.
B 104 1 Bedroom/1 Vinyl tiles throughout unit due to 0
Bathroom .
tenant allergies.
1 Bedroom/ 1 . o
A 106 Bathroom Occupied. Good condition. 0
B 107 1 Bedroom/ 1 | Occupied. Good condition. No
Bathroom Gas stove. 0
A 109 1 Bedroom/ 1 Occupied. Good condition.
Bathroom Tenant owns refrigerator. 0
1 Bedroom/ 1 Occupied. Good condition.
B 110 . 0
Bathroom Fleas issue.
2 Bedroom/ 1 . .
A 201 Bathroom Occupied. Good condition. 0
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Apartment Units Observed
. CO Levels
Bldg. Unit/Floor Type Comments (PPM)
A 202 1 Bedroom/ 1 Occupied. Good condition.
Bathroom Door lock needs repair. 0
B 202 1 Bedroom/ 1 | Occupied. Good condition. No
Bathroom aerator in kitchen. 0
Bedroom/ 1 . o
A 203 Bathroom Occupied. Good condition. 0
Bedroom/ 1 . ..
B 206 Bathroom Occupied. Good condition. 0
Bedroom/ 1 Oc.cupled.. Good condition.
B 209 Kitchen fixture lamps not 0
Bathroom )
working.
1 Bedroom/ 1 Occupied. Qood condition.
B 210 Bathroom fixture lamps not 0
Bathroom )
working.
1 Bedroom/ 1 . o
A 213 Bathroom Occupied. Good condition. 0
B 301 Bedroom/ 1 Occupied. Good condition.
Bathroom Tenant owns refrigerator. 0
A 302 Bedroom/ 1 | Occupied. Good condition. Not
Bathroom accessible by tenant. 0
Bedroom/ 1 . o
A 303 Bathroom Occupied. Good condition. 0
Occupied. Good condition.
Bedroom/ 1 . :
B 303 Tenant owns refrigerator. Toilet 0
Bathroom o
seat cover missing.
A 304 Bedroom/1 Occupied. Good condition
Bathroom pred. ' 0
Bedroom/ 1 . ..
A 305 Bathroom Occupied. Good condition. 0
Bedroom/ 1 . o
A 306 Bathroom Occupied. Good condition. 0
B 307 Bedroom/ 1 Occupied. Good condition. o
Bathroom
A 308 Bedroom/ 1 Occupied. Good condition.
Bathroom Small crack on countertop. 0
A 309 Bedroom/ 1 Occupied. Good condition.
Bathroom Patio roof damage. 0
Bedroom/ 1 . ..
A 310 Bathroom Occupied. Good condition. 0
Bedroom/ 1 . ..
A 313 Bathroom Occupied. Good condition. 0
A 314 Bedroom/ 1 | Occupied. Good condition. Not
Bathroom accessible by tenant. 0
Bedroom/ 1 . o
A 317 Bathroom Occupied. Good condition. 0
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Apartment Units Observed
. CO Levels
Bldg. Unit/Floor Type Comments (PPM)

A 318 Bedroom/ 1 | Occupied. Good condition. Not
Bathroom accessible by tenant. 0
Bedroom/ 1 Occupied. Good condition.

A 111-ADA Bathroom Wrap Drain pipes. 0
Bedroom/ 1 Occupied. Good condition.

A 112-ADA Bathroom Wrap Drain pipes. 0
Bedroom/ 1 Occupied. Good condition.

B 309- ADA Bathroom Hearing impaired unit. 0

All areas of the property were available for observation during the site visit.

= All full apartment data collection sheet is attached in the Appendix C.

800.733.0660 * www.emgcorp.com
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5. SITE IMPROVEMENTS

5.1. UTILITIES

The following table identifies the utility suppliers and the condition and adequacy of the services.

Site Utilities
Utility Supplier Condition and Adequacy
Sanitary sewer City of Lomita Good
Storm sewer City of Lomita Good
Domestic water City of Lomita Good
Electric service Southern California Edison Good
Natural gas service |The Gas Company Good

Observations/Comments:

= According to the POC, the utilities provided are adequate for the property. There are no unique, on-site
utility systems such as septic systems, water or waste water treatment plants, or propane gas tanks.

= See section 7.4 for description and comments on the electrical generator.

5.2. PARKING, PAVING, AND SIDEWALKS

Item

Description

Main Ingress and Egress | Walnut Street

Access from | East

Additional Entrances | N/A

Additional Access from | NA

Paving and Flatwork

Item Material Last Work Done | Good| Fair | Poor

Entrance X 0 0
Driveway Apron Asphalt 2014
Parking Lot Asphalt 2014 X O O
Drive Aisles Asphalt 2014 X [l [l
Service Aisles Asphalt 2014 X [l [l
Sidewalks Cast In Place 2014 O X O
Concrete

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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Paving and Flatwork

Item Material Last Work Done | Good| Fair | Poor
Curbs Cast in Place 2014 X [l [l
Concrete
Pedestrian Ramps Cast in Place 2014 2 = =
Concrete
Parking Count
Subterranean Frizzsicineling
Open Lot Carport Private Garage Parking
Garage
Structure
40 N/A N/A N/A N/A
Number of ADA Compliant Spaces 3
Number of ADA Compliant Spaces for Vans 1
Total Parking Spaces 44
Parking Ratio (Spaces/Apartments) 0.56
Method of obtaining parking count [ Physical count and drawings

Observations/Comments:

= No repair costs are recommended. Routine maintenance is recommended over the evaluation period.

= There are no significant signs of cracks or surface deterioration. In order to maximize the pavement life,
pothole patching, crack sealing, seal coating, and re-striping of the asphalt paving is recommended over
the evaluation period. The cost of this work is included in the Replacement Reserves.

» There are isolated areas of vertically-displaced concrete, settlement and concrete spalling along the north
side of building A. The damaged areas of concrete pavement will require replacement within the year.
The cost of this work is included in the Replacement Reserves and is included in Section 3.2.

5.3. DRAINAGE SYSTEMS AND ER0OSION CONTROL

Drainage System and Erosion Control
System Exists At Site| Good Fair Poor
Surface Flow X X O O
Inlets
Swales O O O O
Detention pond O O O O
Lagoons O O O O
Ponds U O U O
Underground Piping X X U O

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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Drainage System and Erosion Control

System Exists At Site| Good Fair Poor
Pits O O O O
Municipal System X X U O
Dry Well O O O O

Observations/Comments:

= No repair costs are recommended. Routine maintenance is recommended over the evaluation period.

5.4. TOPOGRAPHY AND LANDSCAPING

Item Description
. h Slopes gently down from the west side of the property to the
Site Topography east property line.
Drought .
Trees | Grass At Planters| Tolerant Decorative None
. Beds Stone
Landscaping Plants
X X a X O O O
Automatic Dri Hand None
lrrigati Underground P Watering
rrigation
X a O a
Retaining Walls
Type Location Good| Fair | Poor
Reinforced South, North and West walls O O O
Concrete
Metal Railings Mounted on top of retaining walls on the O = 0
east property line

Surrounding properties include residential and commercial developments. Adjacent lot on the south side of
the property is vacant.

Observations/Comments:

According to the POC, the underground irrigation system is in good working order.
sprinkler heads and minor repairs will be required over the assessment period. This work is considered to
be routine maintenance.

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

The landscape materials are in good condition and will require routine maintenance over the assessment

Replacement of

The retaining wall is in good condition. According to POC there are some areas with surface cracks which
will require routine maintenance over the assessment period.

800.733.0660 * www.emgcorp.com
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5.5. GENERAL SITE IMPROVEMENTS

Property Signage

Property Signage| Building Mounted

Street Address Displayed?| No

Site and Building Lighting

None Pole Bollard Ground Parking Lot
Site Lighting Mounted Lights Mounted Pole Type
O O O O
Building None Wall Mounted Recessed Soffit
Lighting U ]
Site Fencing
Type Location Good| Fair | Poor
Metal railings on CMU wall | East and west side O O
Refuse Disposal
Refuse Disposal Common Area Dumpsters
Dumpster Locations Mounting Enclosure Contracted? | Good| Fair| Poor
Trallsh. room of each| Concrete | Metal Garage Ves 0
building Pad door
Other Site Amenities
Description Location Good| Fair| Poor
Barbecue area Grills mounted on Adjacent to building A o O
concrete pavement
Covered walkway| Concrete Paved Connects building A and B gyl O

Fluorescent canopy light fixtures, provide lighting for the walkway.

Observations/Comments:

The property identification sign is in good condition. No repair costs are recommended. Routine
maintenance is recommended over the evaluation period.

The metal halide wall packs and pole lamps are in fair condition. The wall pack fixtures are original to the
building and only the bulbs have been changed. The fixture itself needs to be replaced. Based on the
estimated Remaining Useful Life (RUL), condition and energy saving potential, all of the fixtures will
require replacement over the assessment period. The cost of this work is included in the Replacement
Reserves as Immediate Repairs.

The site fence is in good condition. No repair costs are recommended. Routine maintenance is
recommended over the evaluation period.

The barbecue area and covered walkway is in good condition. No repair costs are recommended. Routine
maintenance is recommended over the evaluation period.

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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= The dumpster gates are in good condition. No repair costs are recommended. Routine maintenance is
recommended over the evaluation period.

Energy Conservation Measures:
= EMG recommends replacing all the exterior pole lights from 250W Metal halide to 150W LED.
= EMG recommends replacing all the exterior wall packs from 70W Metal halide to 30W LED.
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6. BUILDING ARCHITECTURAL AND STRUCTURAL
SYSTEMS

6.1. FOUNDATIONS

Building Superstructure
Item Description Good| Fair | Poor
Floor Concrete Slab on grade O U
Footings Concrete perimeter footings U U
Basement and Crawl Space | None O O O

Observations/Comments:

= The foundations and footings could not be directly observed during the site visit. There is no evidence of
movement that would indicate excessive settlement.

6.2. SUPERSTRUCTURE

Building Superstructure
Item Description Good| Fair | Poor
Bl Conventhnal Wood Framing- 0O 0O
Load bearing walls
Wood joists with plywood
Upper Floors sheathing
Roof Structure Wood Rafters and Joists O O
Roof Sheathing Plywood U U

Observations/Comments:

= The superstructure is exposed in some locations, allowing for limited observation. Walls and floors appear
to be plumb, level, and stable. There are no significant signs of deflection or movement.

6.3. ROOFING

Primary Roof

Type Gable Roof Finish Concrete tiles

Maintenance In-house Staff Roof Age 4 Yrs.

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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Primary Roof

Flashing Sheet metal Warranties Yes

Parapet and Copings Eg;g;t with sheet metal Roof Drains Gutters and downspouts

Fascia Metal Panel Insulation Fiberglass batts

Soffits Concealed Soffits Skylights No

. Wood joists with .

Attics plywood sheathing Ponding No
Ventilation Source-1 | Soffit Vents Leaks Observed | No
Ventilation Source-2 | Gable end vents Roof Condition Good

The primary roof was observed at both buildings A and B.

Secondary Roof

Type Flat Finish Built-up membrane
Maintenance In-house Staff Roof Age 4 Yrs.
Flashing Sheet metal Warranties Yes
Parapet and Copings Eg;g;t with sheet metal Roof Drains Gutters and downspouts
Fascia Metal Panel Insulation Fiberglass batts
Soffits Concealed Soffits Skylights No
Attics n/a Ponding No
Ventilation Source-1 | n/a Leaks Observed | No
Ventilation Source-2 | n/a Roof Condition Good

The secondary roof is observed at sections of building A and B where the rooftop unit and domestic water

heater equipment are located.

Observations/Comments:

= The roof finishes are approximately 4 years old.

Information regarding roof warranties or bonds is not
available. According to the POC, the roofs are covered by a warranty. A copy of the warranty was

requested but was not available. The roofs are maintained by the in-house maintenance staff.

= The fields of the roofs are in good condition. Based on the estimated Remaining Useful Life (RUL), the roof
membranes will require replacement over the assessment period. The cost of this work is included in the

Replacement Reserves Report.
= According to the POC, there are no active roof leaks. There is no evidence of active roof leaks.
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= There is no evidence of roof deck or insulation deterioration. The roof substrate and insulation should be
inspected during any future roof repair or replacement work.

= There is no evidence of fire retardant treated plywood (FRT) and, according to the POC, FRT plywood is
not used.

= The roof flashings are in good condition and will require routine maintenance over the assessment period.

= The parapet walls and copings are in good condition and will require routine maintenance over the
assessment period.

= Roof drainage appears to be adequate. Clearing and minor repair of drain system components should be
performed regularly as part of the property management’s routine maintenance program.

= The roof vents are in good condition and will require routine maintenance over the assessment period.

= The skylights are in good condition and will require routine maintenance over the assessment period.

= The attics are not accessible and it could not be determined if there is moisture, water intrusion, or
excessive daylight in the attics.

= There is no evidence of moisture, water intrusion, or excessive daylight in the attics. The insulation in the
attic is not evenly spread out. The insulation can be upgraded in the attics. The cost of this work is
included in the Replacement Reserves Report.

Energy Conservation Measures:

= EMG recommends improving the existing attic insulation levels from R-15 to R-38. This will ensure that the
net insulation levels in the attic meet the minimum Title 24 requirements.

6.4. EXTERIOR WALLS

Building Exterior Walls
Type Location Good| Fair | Poor
Primary Finish Wood Siding O [
Accented With Stucco O U
Soffits Concealed and finished with stucco O O

Building sealants (caulking) are located between dissimilar materials, at joints, and around window and door
openings.

Observations/Comments:
= The exterior finishes are in good condition. Painting and patching will be required over the assessment
period. The cost of this work is included in the Replacement Reserves Report.

= The sealant is flexible, smooth, and in good condition and will require routine maintenance over the
assessment period.

Energy Conservation Measures:
= The insulation in the walls is adequate for the property.

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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6.5. EXTERIOR AND INTERIOR STAIRS

Building Exterior and Interior Stairs

Type Description Riser | Handrail| Balusters| Good| Fair| Poor
Building Interior Stairs V\{ood-framed with Close Metal Metal o] O
Vinyl treads

Observations/Comments:

= The interior stairs, balusters, and handrails are in good condition and will require routine maintenance over
the assessment period.

6.6. WINDOWS AND DOORS

Building Windows
Window Framing Glazing Location L Good| Fair| Poor
Screen
Vinyl Framed Double Double Apartments = 0O 0O
Hung Pane
Vinyl Framed Double Double Stairways and other 0 O
Hung Pane common areas
Building Doors
Door Type Good Fair Poor
Solid Core Wood O U
Cylindrical Security Spy- Door
Apartment Doors Lockset Handle Chain Deadbolts Eyes | Knockers|
Lever
Yes and No Keyed Yes Yes
Knob
Door Type Good Fair Poor
Apartment Screen Doors | Aluminum sliding screen doors O U
Apartment Patio Door Aluminum framed sliding doors O U
Service Door Hollow Metal O O
Main building Entrance Door Store front O O

Observations/Comments:

= According to the POC, the property does not experience a significant number of complaints regarding
window leaks or window condensation. There is no evidence of window leaks or condensation. The
windows and screens are in good condition and will require routine maintenance over the assessment
period.
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The exterior doors and door hardware are in fair condition and will require routine maintenance over the
assessment period.

The patio and balcony doors and screens are in fair condition and will require routine maintenance over
the assessment period.

Energy Conservation Measures:

The weather-stripping of doors and windows is adequate for the property.

6.7. PATIO, TERRACE, AND BALCONY

Building Patio, Terrace and Balcony

Type Description Enclosure Good| Fair | Poor
Ground Floor Patio Concrete None X O O
Located between Painted wood-

Upper Level Balcony the exterior framed O U
bearing walls
liquid applied . .
Balcony Decks elastomeric Pamted.metall- O U
guardrails
membrane

Observations/Comments:

The ground-level patio slabs are in good condition. There are no significant signs of movement,
settlement, or cracking.

The apartment unit balcony framing and decks are in good condition and will require routine maintenance
over the assessment period.

The apartment unit balcony guardrails are in good condition and will require routine maintenance over the
assessment period.

The exterior exit balcony guardrails, decks are in good condition and will require routine maintenance
over the assessment period.

The gutters beneath the patio decks are in poor condition and will require full replacement. There is no
slope of the horizontal gutter system which causes buckling of the gutters. The cost of this work is included
in the Replacement Reserves Report.

The third floor apartments have awnings on their balcony decks which are in poor condition due to
exposure to the weather. Replacements of all awnings are recommended. The cost of this work is included
in the Replacement Reserves Report.

6.8. ComMON AREAS, ENTRANCES, AND CORRIDORS

Building A contains rental office, recreation room, hobby room, common area restrooms, and a common area
kitchen.

Recreation room furnishings include sofas, chairs, tables, a television, and wall decorations. The common
area kitchen is equipped with residential-style appliances, including a refrigerator, and gas range.

Apartment unit entrances are accessed from corridors beyond the lobby and from corridors on each floor.
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Two common area restrooms are located Building A.

Laundry Room-1 Laundry Room-2

Laundry Room Location A B

Property Owned / Leased Leased Leased
No. of Top Load Washers 2 1
No. of Front Load Washers 1 1
Total Washers Per Location 3 2

Washer Manufacturer Maytag Maytag

Clothes Dryer Type Gas Gas

No. of Dryers 3 2

Dryer Manufacturer Maytag Maytag

The following table identifies the interior common areas and generally describes the finishes in each common

area.

Common Area Floors Walls Ceilings

Lobby Sheet Vinyl Painted Drywall (S:zgﬁzt?s)d T-bar

Recreation Room Carpet Painted Drywall (S:zgﬁzt?ce)d T-bar
Hobby Room Vinyl Tile Painted Drywall Painted drywall
Corridor Vinyl Tile Carpet | Painted Drywall Painted drywall
Laundry Room Vinyl Tile Painted Drywall Painted drywall
Common Area Kitchen Vinyl Tile Painted Drywall Painted drywall
Common Area Restroom Vinyl Tile Painted Drywall Painted drywall
Maintenance Shop Vinyl Tile Painted Drywall Painted drywall
Trash Room Vinyl Tile Painted Drywall Painted drywall

Observations/Comments:

*= The common areas were last renovated approximately 14 years ago.
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= The interior finishes in the common areas are in good condition. Based on the estimated Remaining Useful
Life (RUL), the common area carpet and vinyl will require replacement during the assessment period. The
cost of this work is included in the Replacement Reserves Report. Interior painting and wall finish
replacement will also be required during the assessment period. The cost of this work is included in the
Replacement Reserves Report.

= The common areas kitchen appliances are in good condition. Based on the estimated Remaining Useful
Life (RUL), some of the kitchen appliances will require replacement over the assessment period. The cost
of this work is insignificant and the work can be performed as part of routine maintenance program.

= The laundry room washers and dryers are owned and maintained by an outside contractor. The laundry
sinks are in good condition and will require routine maintenance over the assessment period.
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7. BUILDING MECHANICAL AND ELECTRICAL
SYSTEMS

7.1. BUILDING HEATING, VENTILATING, AND AIR CONDITIONING (HVAC)

Building Central Heating System

Primary Heating System Type Forced air furnace (inside packaged units)
Quantity 2
Heating Fuel Natural Gas
Heating System Input Capacity (btuh) 125,000
Manufactured Rated Efficiency 80%
Location of Equipment Rooftop of Building A and B
Space Served by System Hallways
Age 5 yrs.
Heating Plant Condition Good

Building Central Cooling System

Primary Cooling System Type Package Units
Quantity 2
Refrigerant R410-A
Cooling System Capacity (Tons) 4.0 Ton (1), 5.0 Ton (1)
Cooling Tower Size None
Manufactured Rated Efficiency 13 SEER
Location of Equipment Rooftop of Building A and B
Space Served by System Hallways
Age 5 yrs.
Cooling Plant Condition Good

Building Central Cooling System

Primary Cooling System Type Split system with a furnace
Quantity 1
Refrigerant R-22
Cooling System Capacity (Tons) 5.0 Ton (1)
Cooling Tower Size None

Manufactured Rated Efficiency 10 SEER

Location of Equipment North side of Building A

Space Served by System Recreation room

Age 21 yrs.
Cooling Plant Condition Poor
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Air distribution is provided to supply air registers by ducts concealed above the ceilings on each hallway.
The heating and cooling system are controlled by local setback thermostats on 3™ floor hallways for both

buildings.

The bathrooms and other areas are ventilated by local exhaust fans. There are no large exhaust fans on the

roof.

There are fixed vents at the ends of each hallway for balancing the supplied airflow from the rooftop unit.

Observations/Comments:

= The property does have a dedicated HVAC repair and maintenance contractor.

= Records of the installation, maintenance, upgrades, and replacement of the HVAC equipment have been
maintained since the property was first occupied.

* The HVAC equipment varies in age. HVAC equipment is reportedly replaced on an "as-needed" basis.

* The packaged rooftop with furnace equipment appears to be in good condition. Based on its estimated
Remaining Useful Life (RUL), the units will require replacement during the assessment period. The cost of
this work is included in the Replacement Reserves Report.

= The split system with furnace appears to be in poor condition and is original to the building. Based on its
estimated Remaining Useful Life (RUL), the unit will require replacement during the assessment period.
The cost of this work is included in the Replacement Reserves Report.

Energy Conservation Measures:

= EMG recommends upgrading the existing split system for the recreation room. Although it will be greater
than 20 yrs. payback due to its limited usage, it is recommended to replace the equipment with more

efficient model.

7.2. BUILDING PLUMBING

Building Exterior Walls

Type Description Good| Fair | Poor
Water Supply Piping Copper Pipe O X O
Waste/Sewer Piping PVC Pipe O X O
Vent Piping PVC Pipe U O
Water Meter Location Vaults near the gate.

Hot Water Heater

Fuel

Natural Gas

Water Heater Volume

NA

Input Capacity

399,000 Btuh (4) for Bldg. A
and B, 2 each per building

Supplementary Storage Tanks?

Yes

Storage Tank Volume 350 gal
Quantity of Storage Tanks | 2
Circulation Pump/s (HP) 0.1 hp (2)
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Common Area Plumbing Fixtures

Water Closets Residential Grade
Water Closets Rating 1.6 GPF
Common Area Faucet, GPM | 1.5 GPM

Observations/Comments:
= Gas leak detected on water heater gas line. Cost to inspect and repair gas leak is included in Replacement
Reserves Report.

= The plumbing systems appear to be well maintained and in good condition. The water pressure appears to
be adequate. The plumbing systems will require routine maintenance during the assessment period.

= There is no evidence that the property uses polybutylene piping for the domestic water distribution system.

= The pressure and quantity of hot water appear to be adequate.

= The water heaters appear to be in good condition. Based on their estimated Remaining Useful Life (RUL),
the water heaters will require replacement during the assessment period. The cost of this work is included
in the Replacement Reserves Report.

= The storage tanks appear to be in good condition. Based on their estimated Remaining Useful Life (RUL),
the storage tanks will require replacement during the assessment period. The cost of this work is included
in the Replacement Reserves Report.

= The accessories and fixtures in the common area restrooms are in good condition and will require routine
maintenance during the assessment period.

Energy Conservation Measures:
= No energy conservation measures are recommended.

7.3. BUILDING GAS DISTRIBUTION

Gas service is supplied from the gas main on the adjacent public street. The gas meters and regulators are
located along the exterior walls of the buildings. The gas distribution piping within each building is
malleable steel (black iron).

Observations/Comments:

= The pressure and quantity of gas appear to be adequate.

= The gas meters and regulators appear to be in good condition and will require routine maintenance during
the assessment period.

= Only limited observation of the gas distribution piping can be made due to hidden conditions. The gas
piping appears to be in good condition.

7.4. BUILDING ELECTRICAL

Building Electrical Systems

Electrical lines run Underground Transformer Pad-mounted
Service size (Amps) 400-600 Amps Volts 120/208 Volt, three-phase
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Building Electrical Systems

Meter and panel

Electrical room in

location each building Branch wiring Copper
Conduit Metallic Circuit Breaker Lo'cat'ed throughout the
Panel bUIldlng
- . Building Intercom
Number of Buildings Multiple Yes
System
Building Emergency System
Size (kVA or kW) 125 kVa Fuel Diesel

Common areas and
hallway emergency

Tank Integral,

West side of Building A

lighting and above ground
Generator Serves elevators tank
Testing frequency Weekly

Observations/Comments:

* The on-site electrical systems up to the meters are owned and maintained by the respective utility

company.

* The electrical service and capacity appear to be adequate for the property’s demands.
= The switchgear, circuit breaker panels, and electrical meters appear to be in good condition and will

require routine maintenance during the assessment period.
= The generator is in good condition and is reportedly tested on a weekly basis. Based on the Remaining

Useful Life (RUL), the generator will require replacement during the evaluation period. The cost of this
work is included in the Replacement Reserves Report.

Energy Conservation Measures:

= EMG recommends upgrading the hallway and stairway T8 florescent lamps to LED lamps.
* EMG recommends upgrading common areas besides the restrooms with occupancy sensors.

* EMG recommends upgrading exterior metal halide wall packs and pole lamp fixtures with LED fixtures.

= EMG recommends vending misers to the vending machine located in Building A.

7.5. BUILDING ELEVATORS AND CONVEYING SYSTEMS

Elevator-1 Elevator-2
Building Name A B
Elevator Category Passenger Passenger
Elevator Type Hydraulic Hydraulic
Elevator Capacity 3500 Lbs. 3500 Lbs.
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Elevator-1 Elevator-2
Elevator Manufacturer Otis Otis
. . Near Recreation Near front
Equipment Location
room entrance
Elevator Safety Stop Electronic Electronic
Elevator E.me.rgency Yes Yes
Communication
Elevator Cab Floor Vinyl-tiled Vinyl-tiled
Elevator Cab Wall Plastic-laminated Plastic-laminated
wood wood
Elevator Cabin Lighting F42T8 F42T8

Observations/Comments:

= According to the POC, the elevators, and their responsiveness, provide adequate service. The elevators are
serviced by AMTECH on a routine basis. The elevator machinery and controls were upgraded in 2010.
The elevators will require routine maintenance over the assessment period.
= The elevators are inspected on an annual basis by the State of California Division of Industrial Relations,
and a certificate of inspection is displayed in the elevator cabs.
= According to the POC, the emergency communication equipment in the elevators is functional.
Equipment testing is not within the scope of a Property Condition Assessment.
= The finishes in the elevator cabs appear to be in good condition. Based on the estimated Remaining Useful
Life (RUL), some of the cab finishes will require replacement over the assessment period. The cost to
replace the finishes is relatively insignificant and the work can be performed as part of the property

management’s routine maintenance program. The cost of this work is not included in the cost tables.

Energy Conservation Measures:

7.6. FIRE PROTECTION SYSTEMS

Item Description
Type Wet
Battery Operated .
None O Smoke Detectors [ | Strobe Light Alarms O
. Hard-wired Smoke . .
Fire Alarm | Central Alarm Panel O | Huminated EXIT Signs
Detectors
System ;
Battery backup Light Haeiies) Smele
auery b L8 O | Detectors/ with Annunciator Panels
Fixtures
battery Backup
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None O | Standpipes O | Flow Switches O
Sprinkler . . . .
Pull Station Fire Pumps 1 | Siamese Connections | [
System
Alarm horns Backflow Preventer Hose Cabinets U
Central Location of Alarm Panel Age of Alarm panel
Alarm Panel
System Building A Electrical room 1986
Fire Last Service Date Estimated Quantity

Extinguishers

June 16, 2014

21

Hydrant
Location

Near gate 30 ft. away from property

Observations/Comments:

Information regarding fire department inspection information is included in Section 3.1.

The fire extinguishers are serviced annually and appear to be in good condition. The fire extinguishers
were serviced and inspected within the last year.

The pull stations and alarm horns appear to be in good condition. The alarm horns are not equipped with
strobe lights. See Section 3.2. for comments and cost requirements regarding strobe light alarms.

Smoke detector replacement is considered to be routine maintenance.

Exit sign and emergency light replacement is considered to be routine maintenance.
According to the POC, the central alarm panel is in fair condition and is serviced regularly by a qualified
fire equipment contractor. Equipment testing is not within the scope of a Property Condition Assessment.
Based on the estimated Remaining Useful Life (RUL), fire alarm panel will require upgrade during the
assessment period. The cost of this work is included in the Replacement Reserves Report.
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8. DWELLING UNITS

8.1. INTERI

OR FINISHES

The following table generally describes the interior finishes in the apartment units:

Typical Apartment Finishes

Room Floor Walls Ceiling

Living room Residential Style Painted Drywall Painted drywall
Carpet

Kitchen Vinyl Tile Painted Drywall Painted drywall

Bedroom Residential Style Painted Drywall Painted drywall
Carpet

. . Painted drywall and .
Bathroom Vinyl tile Fiberglass tub surround Painted drywall

Apartment Internal Doors

Item Type Good| Fair | Poor
Internal Doors Hollow Core X O O
Door Framing Wooden U U

Closet Doors-Type1 | Painted Hollow Core O O
Closet Doors-Type2 | Sliding wooden doors O O

Observations/Comments:

* The residential units are typically renovated upon tenant turnover. The renovation generally consists of
floor finish cleaning or replacement, interior painting, general cleaning, and repair or replacement of any
damaged items.

= The interior finishes in the apartment units are in good condition.

maintenance.

= The interior doors and door hardware are in good condition and will require routine maintenance.

Painting is considered to be routine

Based on the estimated Remaining Useful Life (RUL), the carpet and vinyl flooring will
require replacement over the assessment period. The cost of this work is included in the Replacement
Reserves Report.

= The closet doors are in fair condition and will require replacement. The cost of this work is included in the
Replacement Reserves Report.
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8.2. DWELLING APPLIANCES

Each apartment unit kitchen typically includes the following appliances:

Apartment Kitchen Appliances

Item Type Good | Fair | Poor
Refrigerator Frost-free Energy Star 15 Cu Ft U O
Cooking Range | Natural gas
Range Hood Ducted O X O
Dishwasher Not provided O O O
Food Disposer | Not provided O O O
Kitchen Cabinet | Plastic Laminated Wood O X O
Kitchen Countertop| Plastic laminated wood U O
Apartment Laundry NA

Observations/Comments:

= According to the POC, apartment appliances are reportedly replaced on an "as needed" basis.

= The refrigerators appliances appear to be in good condition. Based on their estimated Remaining Useful
Life (RUL), some of the kitchen appliances will require replacement over the assessment period. The cost

of this work is included in the Replacement Reserves Report.
= The kitchen cabinets vary in age and are in fair condition.

Some cabinets will require refinishing or

replacement over the assessment period. The cost of this work is included in the Replacement Reserves

Report.

= The kitchen countertops vary in age and are in good to fair condition.
refinishing or replacement over the assessment period.

Replacement Reserves Report.

Energy Conservation Measures:

= Energy Star appliances are recommended when existing units are replaced.

Some countertops will require

The cost of this work is included in the

8.3. HVAC

Apartment Heating System

Primary Heating
System Type

Gas Wall heaters

Heating Fuel

Natural Gas
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Apartment Heating System
Heating System 1-Bed 9-Bed
Types
Input Capacity 25MBh 25MBH
Manufa;tgred Rated 80% 80%
Efficiency
Age 17 17
Heating Plant . .
Condition Fair Fair
Apartment Cooling System
Primary Cooling
Sstiem Ty Heatpump System
Cooling System Types 1-Bed 2-Bed
Cooling Capacity 1.5 Ton 1.5 Ton
Manufagtgred Rated 7 HSPE 7 HSPF
Efficiency
Refrigerant R-22 R-22
Age 17 17
Cooling Plant
Condition Poor Poor
Distribution System
Fan Coil System No
Location of Fan Coil System N/A
Ductwork Yes
Common Area Temperature Control: Non-Programmable
Bathroom Exhaust Fan Yes

The heating and cooling system are controlled by local thermostats.

Natural ventilation is provided by operable windows. Mechanical ventilation is provided in the bathrooms

by ceiling exhaust fans.

Observations/Comments:

= According to the Facility Staff Representative, the HVAC systems are maintained by the in-house
maintenance staff. Records of the installation, maintenance, upgrades, and replacement of the HVAC
equipment at the property have been maintained since the property was first occupied.

= According to the POC most of the unit HVAC was installed in 1998. HVAC equipment is reportedly

replaced on an "as needed" basis.

* The wall-mounted gas heaters and the through-the-wall heat pumps appear to be in fair-poor condition.
Based on the estimated Remaining Useful Life (RUL) and further energy saving, most of the HVAC units
(gas wall heaters and heat pumps) will require replacement over the assessment period. The cost of this
work is included in the Replacement Reserves Report.

Energy Conservation Measures:

* EMG recommends upgrading the existing heat pumps and gas wall heaters.
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8.4. PLUMBING

Apartment Plumbing Fixtures

Item Type Good| Fair | Poor

Bath Tub Fiberglass O U
Tub/Shower Surround | Fiberglass

Water Closet (GPF) 1.6 GPF — old units (25) O X O

Bathroom Faucet (GPM) | 1.5 GPM O O

Shower head (GPM) 1.5 GPM O O

Kitchen Faucet (GPM) 1.5 GPM U U

Bathroom Vanity Cabinet | Wooden O X O

Domestic hot water is supplied by the central system described in Section 7.2.

Observations/Comments:

= The bathroom fixtures are in good condition and will require minor replacements and routine maintenance

over the assessment perio

d.

= The tub/shower surrounds are in fair condition and will require routine maintenance over the assessment

period.

= The bathtubs are in good condition and will require routine maintenance over the assessment period.

= Replacement of the vanity cabinets and sinks are anticipated during the next few years. The cost of this
work is included in the Replacement Reserves Report.

= Although not tested, there is no indication through observations or discussions with staff and residents that

the pressure and quantity

of hot water are inadequate.

Energy Conservation Measures:

= EMG recommends replacing the older 1.6 gpf water closets with newer more efficient 1.28 gpf units.

8.5. ELECTRICAL

The electrical service to each apartment unit is 125 amps. A circuit breaker panel inside each unit supplies
the HVAC system, appliances, receptacles and light fixtures.

Apartment Electrical Service

Electric Service Rating to Each Apt. 125 Amps
Circuit Breaker Panel in Each Apt. X
GFClI Plug in Kitchen
GFClI Plug in Bathrooms
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The apartment units have incandescent and fluorescent light fixtures. Each apartment unit has at least one
cable television outlet and telephone jack. The table below provides the typical light fixtures observed in the

apartments.

Observations/Comments:

= The apartment unit light fixtures are in good condition.
routine maintenance.

Apartment Lighting Fixtures

Location Typical Lamp Type ECM
Living Room (L::r;n‘?sa(c(t: fll:l;lorescent O
Kitchen T8 - Linear Fluorescent 0
Bedrooms E:r;ngsa(c(t:fll:l;mrescent O
Hallways E:r;ngsa(c(t:fll:l;mrescent O
Bathrooms E;)r:]ssa(c(t: fIIEl)uorescent 0
Entry and Patio Compact Fluorescent 0

Lamps (Cfls)

Light fixture replacement is considered to be

= The current electrical system at the Project Site is in good overall condition and is adequately configured

with regard to “provided” versus “demanded” electrical capacity for each apartment unit.

Energy Conservation Measures:

= The apartment unit light fixtures are in place. No recommendations at this time.

8.6. FURNITURE, FIXTURES AND EQUIPMENT (FF&E)

Not applicable. There are no furnished apartments.
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9. OTHER STRUCTURES

Not applicable. There are no major accessory structures.
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10. ENERGY AUDIT - PURPOSE AND SCOPE

The purpose of this Energy Audit is to provide Lomita Manor (Senior) with a baseline of energy usage, the
relative energy efficiency of the facility, and specific recommendations for Energy Conservation Measures.
Information obtained from these analyses may be used to support a future application to an Energy
Conservation Program, Federal and Utility grants towards energy conservation, as well as support
performance contracting, justify a municipal bond-funded improvement program, or as a basis for
replacement of equipment or systems

The energy audit consisted of an onsite visual assessment to determine current conditions, itemize the energy
consuming equipment (i.e. Boilers, Make-Up Air Units, DWH equipment); review lighting systems both
exterior and interior; and review efficiency of all such equipment. The study also included interviews and
consultation with operational and maintenance personnel.

The following is a summary of the tasks and reporting that make up the Energy Audit portion of the report.
ENERGY AND WATER USING EQUIPMENT

*  EMG has surveyed the tenant spaces, common areas, offices, maintenance facilities and mechanical
rooms to document utility-related equipment, including heating systems, cooling systems, air handling
systems and lighting systems.

BUILDING ENVELOPE

*  EMG has reviewed the characteristics and conditions of the building envelope, checking insulation
values and conditions. This review also includes an inspection of the condition of walls, windows,
doors, roof areas, insulation and special use areas. Where we anticipated significant losses, we utilized
infrared thermographs to analyze heat loss across the envelope.

RECOMMENDATIONS FOR ENERGY SAVINGS OPPORTUNITIES

= Based on the information gathered during the on site assessment, the utility rates, as well as recent
consumption data and engineering analysis, EMG has identified opportunities to save energy and provide
probable construction costs, projected energy/utility savings and provide a simple payback analysis.

ANALYSIS OF ENERGY CONSUMPTION

* Based on the information gathered during the on-site assessment and a minimum of one year of utility
billing history, EMG has conducted an analysis of the energy usage of all equipment, and identified which
equipment is using the most energy and what equipment upgrades may be necessary. As a result,
equipment upgrades or replacements are identified that may provide a reasonable return on the
investment and improve maintenance reliability.

ENERGY AUDIT PROCESS

= Interviewing staff and review plans and past upgrades

= Performing an energy audit for each use type

= Performing a preliminary evaluation of the utility system

= Analyzing findings, utilizing ECM cost-benefit worksheets

= Making preliminary recommendations for system energy improvements and measures

= Estimating initial cost and changes in operating and maintenance costs based on implementation of energy
efficiency measures

= Ranking recommended cost measures, based on the criticality of the project and the largest payback
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11. ENERGY CONSERVATION MEASURES

EMG has identified 4 Energy Conservation Measures (ECMs) for this property.

List of Recommended Energy Conservation Measures For Lomita Manor - Senior

Total

Total for Improvements
I

Net Project |Estimated Cost Estimated Estimated . Life Cycle Expecte-d
ECM # Description of ECM ECM Evaluation ECM Category T Savings | AnnualOSM |\ ualCost | SimPle SIR. ECM Category- Savi:gs Useful Life
Investment $ Savings Savings Payback Years Payback Based $ (EUL)
$ Years
$
1 |Install Energy Savers on Vending, Snack Machines Evaluated Controls- Core ECM $200 $192 $0 $192 1.04 8.21 Payback <12 Yrs $1,442 10.00
2 |Replace Existing Linear Fluorescent Lamps Evaluated Lighting- Core ECM $12,790 $2,563 $0 $2,563 4.99 2.39 Payback <12 Yrs $17,808 15.00
3 |Replace High Intensity Discharge Lamps With LED Evaluated Lighting- Core ECM $16,175 $532 $1,313 $1,845 8.77 1.36 Payback =12 Yrs $5,852 15.00
4 |Upgrade Insulation Evaluated Envelope- Core ECM $18,308 $951 $0 $951 19.24 1.34 | 12 2Payback <20 Yrs $6,169 50.00
5  |Install On-Demand Ventilation on Air Handlers Evaluated Controls- Core ECM $3,401 $240 $12 $252 13.51 0.63 12 > Payback <20 Yrs -$1,254 10.00
6 |Replace Existing Heat Pumps With Energy Efiicient Heat Pumps Evaluated HVAC- Core ECM $223,744 $7,710 $0 $7,710 29.02 0.51 Payback >20 Yrs -$109,032 20.00
7 |Replace Existing Refrigerator(s) With Energy Star Certified Refrigerator(s) Evaluated Appliance- Core ECM $51,209 $1,811 $0 $1,811 28.28 042 Payback >20 Yrs -$29,594 15.00
8 |Replace Ineficient Furnace and Air Conditioning System Evaluated HVAC- Core ECM $13,673 $241 $12 $253 54.08 0.28 Payback >20 Yrs -$9,911 20.00
9 |Install Low Flow Restroom Flush Tank Toilets Evaluated Plumbing- Core ECM $17,213 $180 $0 $180 95.70 0.16 Payback >20 Yrs -$14,537 20.00
10  [Control External Air Leakage In Residential Buildings Evaluated Envelope- Core ECM $17,500 $237 $12 $249 70.26 0.12 Payback >20 Yrs -$15,375 10.00
11 |Replace External Windows ECM in Place Envelope- Core ECM $0 $0 $0 $0 0.00 - $0 0.00
12 |Reduce HVAC Hours of Operation ECM in Place Controls- Core ECM $0 $0 $0 $0 0.00 $0 0.00
13 |Replace Ineficient Heating Plant ECM in Place HVAC- Core ECM $0 $0 $0 $0 0.00 $0 0.00
14 |Insulate Hot Water Pipes ECM in Place HVAC- Core ECM $0 $0 $0 $0 0.00 $0 0.00
15  |Insulate RefrigerantLines ECM in Place HVAC- Core ECM $0 $0 $0 $0 0.00 $0 0.00
16 |Insulate Hot Surfaces And Tanks ECMin Place HVAC- Core ECM $0 $0 $0 $0 0.00 $0 0.00
17  |Insulate Air Ducts ECMin Place HVAC- Core ECM $0 $0 $0 $0 0.00 $0 0.00
18  |Lower Domestic Hot water Temperature Set-Points ECM in Place Domestic Water Heater- Core ECM $0 $0 $0 $0 0.00 $0 0.00
19  [Replace Existng Water Heater With New Energy Efficient Units ECM in Place Domestic Water Heater- Core ECM $0 $0 $0 $0 0.00 $0 0.00
20 |Replace Incandescent & Halogen Lamps ECMin Place Lighting- Core ECM $0 $0 $0 $0 0.00 $0 0.00
21 |Replace Exit Signs With LED Exit Signs ECM in Place Lighting- Core ECM $0 $0 $0 $0 0.00 $0 0.00
22 |Replace Existing Washing Machines With Energy Star Certfied Washing Machines ECM in Place Appliance- Core ECM $0 $0 $0 $0 0.00 $0 0.00
23 |Upgrade Cooktops ECM in Place Appliance- Core ECM $0 $0 $0 $0 0.00 $0 0.00
24 |Install Low Flow Shower Heads ECM in Place Plumbing- Core ECM $0 $0 $0 $0 0.00 $0 0.00
25 |Install Low Flow Faucet Aerators ECM in Place Plumbing- Core ECM $0 $0 $0 $0 0.00 $0 0.00
Totals For Evaluated ECM's With Payback <12 Yrs $29,165 $3,288 $1,313 $4,601 6.34
Totals For Evaluated ECM's With 12> Payback < 20 Yrs $21,709 $1,191 $12 $1,203 18.05
Totals For Evaluated ECM's With Payback >20 Yrs $323,338 $10,179 $24 $10,203 31.69
Total For ALL Evaluated ECM'S $374,212 $14,658 $1,349 $16,006 23.38
Totals For Recommended ECM's (SIR 2 1) $47,473 $4,239 $1,313 $5,552 8.55
Interactive Savings Discount @ 10% -$424 -$131 -$555
Total Contingency Expenses @ 15% $7,121
$54,594 $3,815 $1,182 $4,997 10.93
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12. UTILITY ANALYSIS

Establishing the energy baseline begins with an analysis of the utility cost and consumption of the building.
Utilizing the historical energy data and local weather information, we evaluate the existing utility
consumption and assign it to the various end-uses throughout the buildings. The Historical Data Analysis
breaks down utilities by consumption, cost and annual profile.

This data is analyzed, using standard engineering assumptions and practices. The analysis serves the

following functions:

= Allows our engineers to benchmark the energy and water consumption of the facilities against
consumption of efficient buildings of similar construction, use and occupancy.

= Generates the historical and current unit costs for energy and water

= Provides an indication of how well changes in energy consumption correlate to changes in weather.

= Reveals potential opportunities for energy consumption and/or cost reduction. For example, the analysis
may indicate that there is excessive, simultaneous heating and cooling, which may mean that there is an
opportunity to improve the control of the heating and cooling systems.

By performing this analysis and leveraging our experience, our engineers prioritize buildings and pinpoint

systems for additional investigation during the site visit, thereby maximizing the benefit of their time spent

on-site and minimizing time and effort by the customer’s personnel.
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12.1. ELECTRICITY

Southern California Edison satisfies the electricity requirements of the facility. The property is master and
direct metered. Based on the data provided by the property manager, there are 80 electric meters at the
facility. The electric meters are located in the electrical room of each building.

The common area electricity is paid for by the housing authority and the apartment unit electricity by the
tenants. Data is based on utility bills submitted by the housing authority for the common areas and
extrapolated for the tenants from ten percent of the tenant utility bills.

Based on the 2014-2015 electric usage & costs, the average price paid during the year was $0.12 per kWh.
The total annual electricity consumption for the 12-month period analyzed is 456,741 kWh for a total cost of
$54,592.

Electricity Consumption and Cost Data

Billing CE:]‘*SC::‘;:%“ Unit Total Cost

Month (kWh) Cost/kWh
April 14 34,454 $0.10 $3,366
May, 14 39,181 $0.12 $4,697
June, 14 42,455 $0.13 $5,345
July, 14 47,454 $0.14 $6,557
August, 14 44,458 $0.09 $4,153
September, 14 44,210 $0.13 $5,745
October, 14 36,248 $0.13 $4,534
November, 14 32,765 $0.13 $4,108
December, 14 36,024 $0.12 $4,439
January, 15 36,224 $0.12 $4,189
February,15 32,738 $0.12 $3,866
March, 15 30,530 $0.12 $3,596
Total 456,741 $0.12 $54,592
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12.2. NATURAL GAS

The Gas Company satisfies the natural gas requirements of the facility. The gas to the property is master and
direct metered. Based on the data provided by the POC, there are 79 gas meters at the facility. The gas
meters are located outside on an exterior wall of each building.

The primary use of natural gas is for space heating, domestic water heating and cooking.

The common area gas is paid for by the housing authority and the apartment unit gas by the tenants. Data is
based on utility bills submitted by the housing authority for the common areas and extrapolated for the
tenants from ten percent of the tenant utility bills.

Based on the 2014 natural gas usage & costs, the average price paid during the year was $1.35 per therm.
The total annual natural gas consumption for the 12-month period analyzed is 10,046 therms for a total cost

of $13,517.

Natural Gas Consumption and Cost Data

Billing Clj)raltsl::llpfii:)sn Unit Total Cost
Month Cost/therm
(Therms)

January, 14 1,316 1.57 $2,072
February,14 1,348 1.35 $1,816
March, 14 1,042 1.35 $1,403
April, 14 956 1.38 $1,318
May, 14 865 1.30 $1,126
June, 14 800 1.28 $1,022
July, 14 505 1.29 $649
August, 14 834 1.35 $1,129
September, 14 509 1.35 $687
October, 14 513 1.23 $630
November, 14 500 1.19 $594
December, 14 856 1.25 $1,070
Total 10,046 $1.35 $13,517
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12.3. WATER AND SEWER

The City of Lomita satisfies the Water and Sewer requirements of the facility. Seventy eight units and the
common areas share a single water meter amongst them. The billing for the water is bi-monthly. The water
charges are paid by the housing authority.

The water consumption pattern remains more or less flat over the 12 month period.

Based on the 2014 water and sewer usage & costs, the average price paid during the year was $4.39 per
kGal. The total annual water and sewer consumption for the 12-month period analyzed is 3,358 kGal for a
total cost of $14,749.

Water and Sewer Consumption and Cost Data

i::)l::ﬁ Con(skté;n;[;)tlon Unit Cost | Total Cost
February,14 479 $5 $2,464
April, 14 542 $4.01 $2,171
June, 14 677 $3.52 $2,381
August, 14 602 $4.57 $2,750
October, 14 451 $4.94 $2,227
December, 14 607 $4.54 $2,757
Total 3,358 $4.39 $14,749
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13. HUD BENCHMARKING

The HUD Benchmarking tools provide a comparison of the energy and water consumption at multi-family
properties against HUD’s portfolio. The benchmarking tools take into account the property location, size,
and configuration to rank the subject property amongst similar building. The result is a percentile score which
indicates the percentage of properties that the building is performing better than. A score of 50 indicates
average performance, while a score of 75 would indicate that the property is performing better than 75% of

peer buildings.

HUD Residential Water Use Benchmarking Tool
For single-family, semi-detached, row/townhouse, multi-family walk-up and elevator buildir

The HUD Residential Water Use Benchmarking Tool quantifies the performance of a user-defined building relative to the family of
HUD residential buildings. A score of 75 denotes performance at the top 25th percentile of HUD residential buildings. A score of 50
denotes performance at the 50th percentile (in the middle) of HUD residential buildings.

Building Description ORNL 3/5/2010

Buiing Name [ER AV A (oo cniy)
Yo o077 M Notsuer |

Main Location:San Pedro, CA

Building(s) is Number of Units
Single-Family  Is Residents in Building(s) witt How Many

Detached or ~ Water Use In-Unit Laundry ~ Buildings

Gross Floor SENE Paid Directly Number of Hookups or share this
Area of Detached? by the PHA? Units in Central Laundry = Water
Building(s) (ft2) (YIN) (YIN) Building(s) Access? Meter?

Buiting Description: EZYCCRNN N N 2R B T
Annual Consumption

Building Annual Water Use: [eReistso0[0lll (gallons/year)

Building Annual Water Use Cost: 14,749 ($lyear)

Average Annual Water Cost: $4.4 ($/100 gallons)

Your Building HUD Typical

Score Against Peers

Annual Water Use (gallyear)

Annual Water Use Intensity (gal/ft2-year)
Annual Water Cost Intensity ($/ft2-year) _
Total Annual Water Cost ($lyear)
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The energy data used for the HUD Residential Energy Benchmark was based on common area gas and
electric utility bills and extrapolated tenant unit (15% sampling) gas and electric utility billing, received from
the housing authority at the time of report compilation..

HUD Residential Energy Use Benchmarking Tool
For single-family, semi-detached, row/townhouse, multi-family walk-up, and elevator buildings.

The HUD Residential Energy Use Benchmarking Tool quantifies the performance of a user-defined building relative to the
family of HUD residential buildings. A score of 75 denotes performance at the top 25th percentile of HUD residential
buildings. A score of 50 denotes performance at the 50th percentile (in the middle) of HUD residential buildings.

Building Description

IVl fNEIN[E Lomita Manor (optional entry)

Not Sure? Heating Degree Days
Cooling Degree Days:

Multifami ) )
Building ~ Eamily
Total  with Central ~Walkup ~ _Heated
G.I’_QSS_ELQQL Number of Laund_m__ B_u_|_|_dj_n_g_?_ Eloor Area  Year Built
Units

Building Description: 73,900 -_“ 73,900 1986

Annual Consumption D_'Lstr:is;L Di_SlEi_QLH_O_L
Electricity Gas #2 Fuel Oil  #4 Fuel Oil Propane

Select Units: m m_] E-_] E-_] IE__] W_] E-._]

e sera |00 | | | | |
e sese2 | ags | | [ [ |

Calculated unit cost: $0.12 iL.e5
$/kWh $/therm $/gallon $/gallon $/klbs $/kBtu $/gallon

Your Building HUD Typical
Scare Against peers [N |
Building Site Energy Use (kBtu/year) 40
Site Energy Use Intensity (kBtu/ft2-year) Zg
Energy Cost Intensity (/ft2-year) Bzi?d“i;g T:':i?al

Total Annual Energy Cost ($/year)
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14. DIAGNOSTIC TESTING

As a part of the scope of work, EMG performed diagnostic pressure testing (blower door testing) on ten units
at the property, to determine the extent of air infiltration into the units. The testing was conducted by a
licensed and BPI certified personnel whose conclusions are summarized in the table and the observations
bullets below:

Property Name Apartment Address Apell\r:;r;ent Infil:::i:;—ll/:i(;%l;;nges
Lomita Manor (Senior) 24925 Walnut St. #B107 580 0.41
Lomita Manor (Senior) 24925 Walnut St. #B304 580 0.41
Lomita Manor (Senior) 24925 Walnut St. #A105 580 0.41
Lomita Manor (Senior) 24925 Walnut St. #A209 790 0.30
Lomita Manor (Senior) 24925 Walnut St. #A201 580 0.37
Lomita Manor (Senior) 24925 Walnut St. #A103 580 0.40
Lomita Manor (Senior) 24925 Walnut St. #A216 580 0.40
Lomita Manor (Senior) 24925 Walnut St. #A211 580 0.41
Lomita Manor (Senior) 24925 Walnut St. #B201 580 0.46
Lomita Manor (Senior) 24925 Walnut St. #B309 580 0.55

It should be noted that eight of the blower door tests were conducted using a pressurization protocol, which
can result in above average Air Changes Per Hour (ACH), however, EMG also tested two units using a
depressurization protocol and based on those results, calculated the Infiltration ACH of the first tests. EMG
was able to make the following observations:

General Observations

1. The units are generally airtight and performing well.

2. There were minor leakage points randomly located in the plumbing penetrations and wall switch
plates throughout the units.

3. There was “whistling” noted at some PTAC units, with some air flow noted during testing.

4. Inspection of sliding door and windows found air movement at the top corner of some sliding doors.

5. Some residents complained about weather stripping and fit of entry doors.
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Photo [Unit B107 Photo [Meter Reading
#1: #2:
Photo [Unit B304 Photo [Meter Reading
#3: #4:
Photo [Unit A105 Photo [Meter Reading
#5: #6:

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT

800.733.0660 * www.emgcorp.com

52


https://protect.checkpoint.com/v2/r01/___http://www.emgcorp.com/___.YXAzOmNpdHlvZmxvbWl0YTpjOm86ODJlNjFkNGJjOTQ3ODY0OWIxOTdjYzVmYWViMTM5NGE6Nzo2NjRhOjA4ZTg1ZWU5YWMyMjNmOWI0Y2YzMTNhMGFhODg3M2U1MDc2NGE4OWUwMWUxNmQ1OTYxODllZTc4OTIxYjY4MTc6cDpUOkY

PHYSICAL NEEDS
—— AND ENERGY AUDIT

ASSESSMENT

111203.15R-001.308

Photo |[Unit A209 Photo [Meter Reading
#7: #8:
Photo |Unit A201 Photo [Meter Reading
#9: #10:
Photo |Unit A103 Photo [Meter Reading
#31: #14:
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Photo |Unit A216 Photo |Meter Reading
#53: #14:
Photo |Unit A211 Photo [Meter Reading
#65: #16:
Photo |Unit B201 Photo |Meter Reading
#77: #18:

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT

800.733.0660 * www.emgcorp.com

54


https://protect.checkpoint.com/v2/r01/___http://www.emgcorp.com/___.YXAzOmNpdHlvZmxvbWl0YTpjOm86ODJlNjFkNGJjOTQ3ODY0OWIxOTdjYzVmYWViMTM5NGE6Nzo1YTMxOjQxMzUyMWI4ZDA4MjU0YWI1NmY4YjVkMzBiM2VhNTMzMjEyMDVmN2RjZWU1MGQ1NjA2NTVmMjFkZmZmY2EwMjI6cDpUOkY

PHYSICAL NEEDS ASSESSMENT
—— AND ENERGY AUDIT

111203.15R-001.308

Photo |Unit B309
#19:

Photo
#20:

Meter Reading
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15. RECOMMENDED OPERATIONS AND MAINTENANCE
PLAN

The quality of the maintenance and the operation of the facility’s energy systems have a direct effect on its
overall energy efficiency. Energy-efficiency needs to be a consideration when implementing facility
modifications, equipment replacements, and general corrective actions. The following is a list of activities
that should be performed as part of the routine maintenance program for the property. These actions will
ensure that the energy conservation measures identified in this report will remain effective. The following
general recommendations should be continued or implemented.

Building Envelope

1. Ensure that the building envelope has proper caulking and weather stripping.
Patch holes in the building envelope with foam insulation and fire rated caulk around combustion vents
Inspect building vents semiannually for bird infestation

Inspect windows monthly for damaged panes and failed thermal seals

ok wen

Repair and adjust automatic door closing mechanisms as needed.

Heating and Cooling

1. Pilots lights on furnaces and boilers be turned off in summer

2. All preventive maintenance should be performed on all furnaces and boilers, which would include
cleaning of burners and heat exchanger tubes.

w

Ensure that the combustion vents exhaust outside the conditioned space and the vent dampers are
functional.

&

Ensure the duct work in unconditioned space is un-compromised and well insulated

b

Duct cleaning is recommended every 10 years. This should include sealing of ducts using products
similar to ‘aero-seal’

Temperature settings reduced in unoccupied areas and set points seasonally adjusted.
Evaporator coils and condenser coils should be regularly cleaned to improve heat transfer

Refrigerant pipes should be insulated with a minimum of 34” thick Elastomeric Rubber Pipe Insulation

o ® N

Ensure refrigerant pressure is maintained in the condensers

Central Domestic Hot Water

1. Never place gas fired water heaters adjacent to return vents so as to prevent flame roll outs
Ensure the circulation system is on timer to reduce the losses through re-circulation

Ensure all hot water pipes are insulated with fiberglass insulation at all times

e

Replacement water heater should have Energy Factor (EF)>0.9
Lighting
1. Utilize bi-level lighting controls in stairwells and hallways.

2. Use energy efficient replacement lamps (28W T-8 and CFLs)

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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111203.15R-001.308

3.
4.
5.

Clean lighting fixture reflective surfaces and translucent covers.
Ensure that timers and/or photocells are operating correctly on exterior lighting

Use occupancy sensors for offices and other rooms with infrequent occupancy

Existing Equipment and Replacements

1.

e

Ensure that refrigerator doors close and seal correctly
Ensure kitchen and bathroom exhaust outside the building and the internal damper operates properly
Ensure that bathroom vents exhaust out

Office/ computer equipment either in the “sleep” or “off” mode when not used

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
800.733.0660 * www.emgcorp.com
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16. APPENDICES

APPENDIX A: Photographic Record
APPENDIX B: Site and Floor Plans

APPENDIX C: Supporting Documentation
APPENDIX D: EMG Accessibility Checklist
APPENDIX E:  Pre-Survey Questionnaire
APPENDIX F:  Acronyms

APPENDIX G: Glossary of Terms-Energy Audits
APPENDIX H: Energy Conservation Measures
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APPENDIX A:
PHOTOGRAPHIC RECORD
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EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Front Elevation Of Building A - East Photo |Rear Elevation Building A - West
#1: #2:
Photo [Side Elevation Building A - South Photo |Side Elevation Building A - North
#3: #4:
Photo [Front Elevation of Building B - East Photo |Rear Elevation Building B - West
#5: #6:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Side Elevation Building B - South Photo |Side Elevation Building B - North
#7: #8:
Photo |Parking Lot Photo |Walkway
#9: #10:
Photo |Tile Roof Photo |Damaged Awning
#11: #12:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Gas Meters Photo |Generator
#13: #14:
Photo |Laundry Exhaust Photo |Attic
#15: #16:
Photo [Building B Rooftop Unit Photo [Domestic Water Heater
#17: #18:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Building A Rooftop Unit Photo |Built Up Flat Roof
#19: #20:
Photo |Elevator Photo |Central Fire Panel
#21: #22:
Photo |Electrical Meters Photo |Recreation Room HVAC
#23: #24:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Laundry Room Photo |Recreation Room
#25: #26:
Photo |Common Kitchen Photo |Hobby Room
#27: #28:
Photo [Common Restroom Photo [Maintenance Shop
#29: #30:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Main Lobby Photo |Internal Stairs

#31: #32:

Photo |[Smoke Detector Panel Photo [Mail Room

#33: #34:

Photo [Hallways Photo |Office

#35: #36:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Elevator Motor Photo | Typical Apartment Balcony
#37: #38:
Photo|ADA Bathroom Photo |Ducted Range
#39: #40:
Photo |Condenser For Two Bedroom Unit Photo |Apartment Smoke Detector and Sprinkler
#41: #42: |Head

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo | Typical Kitchen Photo |Gas Wall Heater and PTAC Unit

#43: #44.:

Photo |Typical Bedroom Photo |Typical Living Room

#45: #46:

Photo [Bathroom Infrared Heater Photo [Typical Bathroom

#47: #48:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Apartment Electric Panel Photo |Patio Fixture
#49: #50:
Photo |Patio Sliding Doors Photo |Apartment Manual Thermostat
#51: #52:
Photo [Typical Apartment Window Photo |[Annunciator Panel
#53: #54:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com



EMG PHOTOGRAPHIC RECORD

Project No.: 111203.15R-001.308 Project Name: Lomita Manor
Photo |Patio Gutters Photo |Dumpster

#55: #56:

Photo |Wall Packs Photo |Pole Lamps

#57: #58:

Photo |Front Gate Photo | Transformer

#59: #60:

CORPORATE HEADQUARTERS 222 SCHILLING CIRCLE, SUITE 275 HUNT VALLEY, MARYLAND 21031 800 733 0660 FAX 410 785 6220
www.emgcorp.com
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APPENDIX B:
SITE AND FLOOR PLANS
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SITE PLAN
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SOURCE: Project Number:
111203.15R-001.308

Google Satellite Proect Name:

Lomita Manor

On-Site Date:
April 13-14, 2015

Not drawn to scale. The north arrow indicator
is an approximation of 0° North.




SITE PLAN

SOURCE: Project Number:
111203.15R-001.308

Architectural Plans Project Name:

Lomita Manor

On-Site Date:
April 13-14, 2015

Not drawn to scale. The north arrow indicator
is an approximation of 0° North.




APARTMENT UNIT PLAN

SOURCE: Project Number:
111203.15R-001.308

Architectural Plans Project Name:

Lomita Manor

On-Site Date:
April 13-14, 2015

Not drawn to scale. The north arrow indicator
is an approximation of 0° North.




APARTMENT UNIT PLAN

SOURCE: Project Number:
111203.15R-001.308

Architectural Plans Project Name:

Lomita Manor

On-Site Date:

Not drawn to scale. The north arrow indicator Ap”l 13-14, 2015

is an approximation of 0° North.




APARTMENT UNIT PLAN

SOURCE: Project Number:
111203.15R-001.308

Architectural Plans Project Name:

Lomita Manor

On-Site Date:
April 13-14, 2015

Not drawn to scale. The north arrow indicator
is an approximation of 0° North.




APARTMENT UNIT PLAN

SOURCE: Project Number:
111203.15R-001.308

Architectural Plans Project Name:

Lomita Manor

On-Site Date:
April 13-14, 2015

Not drawn to scale. The north arrow indicator
is an approximation of 0° North.
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APPENDIX C:
SUPPORTING DOCUMENTATION
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SEISMIC HAZARD MAP

Lomita_Manor Geographic Deagg. Seismic Hazard
for 0.00-s Spectral Accel, 0.3567 g

PGA Exceedance Return Time: 475  vyear

Max. significant source distance 125, km.

View angle is 35 degrees above horizon

Gridded-soume hazard accum. in 45° intervals
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Project Name:
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On-Site Date:
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APARTMENT CONDITION CHECKLIST

Window (4X3)

Appliances

Finishes

Doors

Apartment Units Observed

Cabinets

co
Levels

No

Smoke
Detector

Wall and

0O-V-D Entry Interior Carpet VCT Finishes Counter

of

Fir

No.

Comments

DHW Temp

Window  GFCI

Qty

Disp.

Range Frig DW

(PPM)

Bd

Unit
101
101
102
102
103
103
104

Bldg

124
118
115
116
118
110
121

YES
YES
YES
YES
YES
YES
YES

YES
YES
YES
YES
YES
YES
YES

NA
NA
NA
NA
NA
NA
NA

NA
NA
NA
NA
NA
NA
NA

VINYL EVERYWHERE DUE TO ALLERGY TO

CARPET

119
124
118
120
118
117
118
123
117
118
120

YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES

YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES

NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA

NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA
NA

104
105
105
106
106
107
107
108
108
109
110
110
201
201
202
202
203
203
204
204
205
205
206
206
207
207
208
208
209
209
210
210
211
212
213
214
215
216
217
218

NO GAS STOVE

NA

OWN REFRIGERATOR

FLEA ISSUE

NA
123
118
123
120
118
119
118
118
115
118
117
118
120
118
117
115
124
120
123
116
124
122
125
120
118
121

DOOR LOCK NEEDS REPAIR
NO AERATOR IN KITCHEN

10

KITCHEN FIXTURE LAMPS OUT

BATHROOM FIXTURE LAMPS OUT

123
110




APARTMENT CONDITION CHECKLIST

Apartment Units Observed Doors Finishes Appliances Window (4X3)
No co Cabinets
FIr of Levels Wall and Smoke

Bldg Unit No. Bd (PPM) O-V-D Entry Interior Carpet VCT Finishes Counter Range Frig DW Disp. Qty Window GFCI Detector DHW Temp Comments
A 301 3 2 0 0} F G G F F F F F NA NA 2 F YES YES 120
B 301 3 1 0 (0] F F G G F F F F NA NA 3 F YES YES 117 TENANTS OWN FRIDGE
A 302 3 1 NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NOT ACCESSIBLE BY TENANT
B 302 3 1 0 (0} F F F F F F G F NA NA 4 F YES YES 118
A 303 3 1 0 (0} F F F F F F F G NA NA 1 F YES YES 121

TENANT OWN FRIDGE, SEAT COVER IN TOILET

B 303 3 1 0 (0} F F F G G F F F NA NA 9 F YES YES 118 MISSING
B 304 3 1 0 \Y G G G G G G G G NA NA 1 F YES YES 118
A 304 3 1 0 (0} F F F F F F F G NA NA 1 F YES YES 107
A 305 3 1 0 (0} F G G F G G G F NA NA 1 F YES YES 124
B 305 3 1 0 (0} F F G G G G G G NA NA 8 F YES YES 120
A 306 3 1 0 (0} F G G G F F F F NA NA 1 F YES YES 120
B 306 3 1 0 o F F F F F F F F NA NA 7 F YES YES 120
A 307 3 1 0 (0] F G G F F F F F NA NA 1 F YES YES 125
B 307 3 1 0 (0} F F F F F F F F NA NA 6 F YES YES 117 DIRTY SINK
A 308 3 1 0 (0} F G G F F F F F NA NA 1 F YES YES 125 SMALL CRACK ON COUNTERTOP
B 308 3 1 0 0} F F G G G F F F NA NA 5 F YES YES 120
A 309 3 1 0 (0] G G F F F F F F NA NA 1 F YES YES 120 Patio roof damaged
A 310 3 1 0 (0} B B [F B G G G F NA NA 1 F YES YES 115
B 310 3 1 0 o F F F G G F F F NA NA 1 F YES YES 119
A 311 3 1 0 o F F G G F G G G NA NA 1 F YES YES 123
A 312 3 1 0 (0] F F G G G F G G NA NA 1 F YES YES 120
A 313 3 1 0 (0} F F G G F G F G NA NA 1 F YES YES 122 WALL HEATER LEAK
A 314 3 1 NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NOT ACCESSIBLE BY TENANT
A 315 3 1 0 0} G G F F F F G F NA NA 1 F YES YES 122
A 316 3 1 0 (0] F F G F G F F G NA NA 1 F YES YES 118
A 317 3 1 0 (0} G G [F B B B F F NA NA 1 F YES YES 123
A 318 3 1 NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NA NOT ACCESSIBLE BY TENANT
B 109-ADA 1 1 0 0} F G G F F F F F NA NA 1 F YES YES 120
A 111-ADA 1 1 0 (0] F F F F F F F F NA NA 1 F YES YES 120 wrap drain pipes
A 112-ADA 1 1 0 (0] F F G G F F G G NA NA 1 F YES YES 118 wrap drain pipes
B 309-ADA 3 1 0 (0} F F F G F F F F NA NA 2 F YES YES 118 CO DETECTOR WITH LIGHT

O - OCCUPIED / V - VACANT / D - DOWN




BUILDING DEPARTMENT FOIA

To: Building and safety office Date: 4-17-2014
24320 South Narbonne Avenue Phone #: 310-534-3760
Lomita, California 90717 Fax #: 310-530-5482
Re: Lomita Manor (Senior)

24925 Walnut Street
Lomita, Los Angeles County, California 90717

EMG Project No.: 111203.15R-001.308 Project Manager: Bhaskar Ale

Dear sir/fmadam:

EMG is an engineering firm currently conducting a property condition survey of the above-referenced
property. As part of the due-diligence process, we are submitting this letter through the Freedom of
Information Act to obtain information specific to the property. We request your assistance by providing us
with the following information concerning the site and buildings:

1. Date of last building department inspection A
mo. day year
2. Are there any OUTSTANDING building code violations? YES / NO
(circle one)
3. How often is the subject property inspected? annually, biennially, other
(circle one)
4. Is the original Certificate of Occupancy or Permit on file? YES / NO

If such documents are on file, please fax them to the number noted below.

Responses may be faxed directly to our office, at (410) 785-6220, or mailed to our corporate offices:
EMG
Attn: Senior Engineering Consultant
222 Schilling Circle, Suite 275
Hunt Valley, Maryland 21031

If outstanding violations are on file, please provide copies of the reports/citations. Please note the EMG
Project Number and the Senior Engineering Consultant's name on all correspondence. If you need additional
information to complete this request, please contact me at (800) 733-0660. Thank you for your prompt
attention to this matter.

Sincerely,

Bhaskar Ale

Project Manager



FIRE DEPARTMENT FOIA

To: Fire Department - Station -6 Date: 4-17-2014
Los Angeles County Fire Department Phone #: 310-326-2461
25517 Narbonne Avenue Fax #: NA

Lomita, California 90717

Re: Lomita Manor (Senior)
24925 Walnut Street
Lomita, Los Angeles County, California 90717

EMG Project No.: 111203.15R-001.308 Project Manager: Bhaskar Ale

Dear sir/madam:

EMG is an engineering firm currently conducting a property condition survey of the above-referenced
property. As part of the due-diligence process, we are submitting this letter through the Freedom of
Information Act to obtain information specific to the property. We request your assistance by providing us
with the following information concerning the site and buildings:

1. Date of last fire department inspection /]

mo. day year

2. Are there any OUTSTANDING fire code violations? YES / NO
(circle one)

3. How often is the subject property inspected? annually, biennially, other
(circle one)

Responses may be faxed directly to our office, at (410) 785-6220, or mailed to our corporate offices:

EMG

Attn: Senior Engineering Consultant

222 Schilling Circle, Suite 275

Hunt Valley, Maryland 21031
If outstanding violations are on file, please provide copies of the reports/citations. Please note the EMG
Project Number and the Senior Engineering Consultant's name on all correspondence. If you need additional

information to complete this request, please contact me at (800) 733-0660. Thank you for your prompt
attention to this matter.

Sincerely,

Bhaskar Ale

Project Manager



PHYSICAL NEEDS ASSESSMENT
—— AND ENERGY AUDIT

111203.15R-001.308

EMG STRUCTURAL RISK EVALUATION
QUESTIONNAIRE

Property Name: Lomita Manor
Date: April 13-14, 2015

Project Number: 111203.15R-001.308

This Structural Risk Evaluation Questionnaire provides additional assessment of the seismic risk factors
associated with a Property, and is required for any Property located in a region with a strong risk of high
seismic activity. A strong risk of high seismic activity is any region with a 10% or greater probability of the
maximum Peak Ground Acceleration exceeding 0.15g at any point within a 50 year period (as determined by
the United States Geological Survey (USGS), with g being the acceleration of a falling object due to gravity).

RISK FACTORS YES | NO | NA

1. Do any of the building structures on the Property consist of unreinforced

masonry construction? Y
2. Are any of the building structures on the Property located on a 30-degree (58%) v
or greater slope?
3. Do any building structures on the Property have reinforced masonry and pre- v

cast concrete or tilt-up buildings constructed prior to 1994?

4. Do any of the building structures on the Property have reinforced concrete
shear walls or are concrete framed buildings constructed prior to 19762 Do any v
of the building structures on the Property have reinforced concrete shear walls
or are concrete framed buildings constructed prior to 1976?

5. Do any of the wood framed building structures on the Property have unbraced
cripple walls (sometimes referred to as crawl space walls — short wood v
perimeter walls used to elevate a Property above-ground to allow access to the
substructure and utility lines or to level a building constructed on a slope)?

6. Are any of the wood framed building structures on the Property not anchored to v
the foundation?
7. Do any building structures on the Property have a weak or soft story (as defined v

by the International Building Code, the latest edition) at any level or story?
8. Are any of the building structures located on sites with significant liquefaction

potential (e.g., low-lying areas along bodies of water such a rivers, lakes, bays, v
the coast or waterways) unless provided with deep foundations (piles or piers)?

9. Do any of the building structures have tuck-under parking constructed prior to v
19887

ADDITIONAL CONSIDERATIONS
(If information is not readily available, respond NA.)
1. Do any building structures on the Property consist of un-retrofitted,
unreinforced masonry construction? (If fully retrofitted after the year 2000, v
then answer “No”)

YES NO NA

2. Do any of the building structures on the Property have reinforced concrete v
shear walls or are concrete framed buildings constructed prior to 2000?
ADDITIONAL CONSIDERATIONS YES NO NA

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
800.733.0660 * www.emgcorp.com
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(If information is not readily available, respond NA.)

3. Are any of the building structures on the Property concrete masonry

e . . o v

buildings or concrete (tilt-up) construction built prior to 20002

4. Are any of the building structures on the Property constructed with or v
contain adobe or hollow clay tiles?

5. Are any of the building structures on the Property built with non-ductile v
concrete framing?

6. Are any building structures on the Property pre-cast concrete construction v
with four or more stories?

7. Do any of the building structures on the Property consist of retrofitted, v
unreinforced masonry construction?

8. Have any of the building structures on the Property sustained previous v
structural earthquake damage?

9. Are any of the building structures on the Property high-rise (8-stories or v
greater) buildings constructed prior to 20002

10. Are any of the building structures on the Property constructed with vertical v
offset shear walls?

11. Do any of the wood framed building structures on the Property have any of v

the following characteristics:
12. Constructed prior to 1945 (i.e., structures not positively attached to the v

foundations and cripple walls)?

(@) Un-retrofitted and built prior to 2000 with any type of vehicular parking

v
under dwelling units including tuck-under parking?
(b) Constructed with any shear walls comprised of stucco, plaster, or v
drywall?
13. Constructed with any shear walls exhibiting aspect ratios greater than 4:1? v
14. Located less than 2-feet between adjacent buildings (pounding hazard) and v
were constructed prior to 2000?
15. Consist of any deteriorating wood lateral-force resisting elements? v
16. Do any building structures on the Property include any cantilever v
construction extending more than three feet?
17. Do any of the construction characteristics present a risk that the buildings or v

part of any buildings would collapse in an earthquake? If yes, describe.
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APPENDIX D:
EMG ACCESSIBILITY CHECKLIST
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Property Name: Lomita Manor
Date: April 13-14, 2015
Project Number: 111203.15R-001.308

EMG Accessibility Checklist

UFAS/ADA Accessibility

Building History Yes No N/A | Unk Comments

Has the management previously completed an v
accessibility review?

Have any ADA improvements been made to the v
property?

3. Does a Barrier Removal Plan exist for the property?

Has the Barrier Removal Plan been
reviewed/approved by an arms-length third party
such as an engineering firm, architectural firm,
building department, other agencies, etc.?

Have any accessibility related complaints been v
received in the past?

Is the property Section 504 compliant? v

Is any litigation pending related to ADA issues? v

Parking Yes No N/A Comments

Are there an adequate number (per regulation) of
wheelchair accessible parking spaces available at
1. | the rental office (96” wide/ 60" aisle)? (UFAS \
Sections 4.1.1 and 4.6.3) See attached table for
appropriate number of spaces.

For any public space required, for every six or
fraction of six accessible parking spaces provided,
2. | is at least one a wheelchair accessible van space v
(132" wide, or 96” wide with a 96” access aisle)?
(Per ADAAG compliance: Section 502.2)

Are accessible spaces marked with the International
3. | Symbol of Accessibility? Are there signs reading v
“Van Accessible” at van spaces?

Are accessible parking spaces located on the
4, shortest accessible route of travel from an v
accessible building entrance?

Is the slope of the paving at the accessible parking
5. | spaces 1:50 (2%) or less in any direction? (UFAS 4
Section 4.6.3)
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EMG Accessibility Checklist

Parking Yes No N/A

Comments

Is there at least one accessible route provided
within the boundary of the site from public
6. | transportation stops, accessible parking spaces, v
passenger loading zones, if provided, and public
streets and sidewalks?

Do curbs on the accessible route have depressed, v
ramped curb cuts at drives, paths, and drop-offs?

Does signage exist directing you to wheelchair
8. | accessible parking and an accessible building v
entrance?

Ramps Yes No N/A

Comments

Is there a ramp from the parking to an accessible
1. | building entrance (1:12 slope or less)? (UFAS v
Section 4.8.2)

Do ramps longer than 72” (or have a rise greater
2. | than 6”) have handrails on both sides of the v
ramp? (UFAS Section 4.8.5)

Is the width between railings 36” minimum?
(UFAS Section 4.8.3)

Is there a level landing for approximately every 30
4. ft horizontal length of ramp, at the top and at the v
bottom of ramps and switchbacks? (UFAS
Section 4.8.2, Fig. 16)

Entrances/Exits Yes No N/A

Comments

Are 60% of the entrances accessible? (Per ADAAG
compliance: Section 206.4.1)

1. | Note: for buildings built prior to March 15, 2012, v
if 50% of the entrances complied with the 1991
ADAAG standard, they are not required to meet the
60% minimum).

Are the accessible entrance doorways at least 32” v
wide? (UFAS Section 4.13.5)

If there are two main doors in series, is the
minimum space between the doors 48”plus the v
width of any door swinging into the space? (UFAS
Section 4.13.7)

Is the door handle easy to open? (lever/push type
4. knob, no twisting required, no higher than 48” v
above floor) (UFAS Section 4.13.9)

Not in all exterior entryway doors

Are entry doors other than revolving doors v
available?

Is the sidewalk slope at the main entrance door less v
than 1:50 (2%) UFAS Section 4.3.7)
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EMG Accessibility Checklist

Rental office Yes No N/A Comments

Is the entry door to the rental office 32” wide
1. (UFAS Section 4.13.5) with no step or threshold v
over ¥»” tall (UFAS Section 4.13.8)?

Is there a counter or table at 30” high for

2. wheelchair access to fill out a rental application? v
(UFAS Section 4.32.4)
3 Is there space provided for a wheelchair in the v

seating are?

Building Corridors Yes No N/A Comments

Is the path of travel free of obstructions and wide
1. | enough for a wheelchair (at least 60” wide)? (UFAS v
Section 4.3.4)

Are floor surfaces firm, stable and slip resistant v

2. (carpets wheelchair friendly)?
Do obstacles (phones, fountains, etc.) protrude no
3. | more than 4” into walkways or corridor? (UFAS v
Section 4.4.1)
4 If provided, is the public phone wheelchair v
© | accessible?
5 Are wheelchair accessible facilities (restrooms, v
) exits, etc.) identified with signage?
6 Is there a path of travel that does not require the v

use of stairs?

Elevators Yes No N/A Comments

Are elevators controls low enough to be reached
from a wheelchair (48” front approach/54” side
1. | approach)? (UFAS Section 4.10.12). Controls in v
public access areas must be between 15” and 48”
high (per ADAAG compliancy: Section 308.2).

Do elevator lobbies have visual and audible v

2. indicators of the cars arrival?
Do the call buttons have visual signals to indicate
3. X . v
when a call is registered and answered?
4, Is the “UP” button above the “DOWN" button? v
Are there raised elevator markings in Braille and
5 standard alphabet for the blind (on both jambs of v

each hoist way entrance and on elevator control
buttons, mounted to the left of the buttons)?

Do elevator doors have a reopening device that
6. | will stop and reopen a car door if an object or a v
person obstructs the door?

Does the elevator interior provide sufficient
7. | wheelchair turning area (51” x 68” minimum)? v
(UFAS Section 4.10.9)
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EMG Accessibility Checklist

Elevators

Yes

No

N/A

Comments

Are there audible signals inside cars indicating floor
changes?

v

If a two-way emergency communication system is
provided within the elevator cab, is it usable
without voice communication?

Common Area Restrooms

Yes

No

N/A

Comments

Are common area public restrooms located on
an accessible route?

Are door handles push/pull or lever type?

Are there audible and visual fire alarm devices in the
toilet rooms?

Are access doors wheelchair accessible (at least
32”7 wide)? (UFAS Section 4.13.5)

Are public restrooms large enough for
wheelchair turnaround (60” turning diameter)?
(UFAS Sections 4.2.3 and 4.23.3)

In unisex toilet rooms, are there safety alarms with
pull cords?

Are stall doors wheelchair accessible (at least 32”
wide)? (UFAS Sections 4.13.5 and 4.17.5)

If stalls are to narrow can the toilet room be
converted to a single occupant toilet room?

Are grab bars provided in toilet stalls (33”-36"
above floor) (UFAS Section 4.17.6, Fig. 30c)
with the rear bar at 36” minimum (Fig. 30c) and
the side bar at 42” minimum (Fig. 30d),
beginning no more than 12” from the rear wall
(Fig. 30d)?

10.

Do sinks provide clearance for a wheelchair to
roll under (29” clearance)? (UFAS Section 4.19.2)

11.

Are sink handles operable with one hand
without grasping, pinching or twisting?

12.

Are exposed pipes under sink sufficiently
insulated against contact?

13.

Are soap dispensers, towel, etc. reachable 48”
from floor for frontal approach (UFAS

Section 4.2.5), 54” for side approach (UFAS
Section 4.2.6)? Said items in public access areas
must be between 15” and 48" high (per ADAAG
compliancy: Section 308.2).

14.

Is the base of the mirror no more than 40” off
floor? (UFAS Section 4.19.6)
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EMG Accessibility Checklist

Common Area Kitchen Yes No N/A

Comments

In a “U”-shaped kitchen is there 60” clear floor v
space width? (UFAS Section 4.34.6.1)

In a “U”-shaped kitchen with base cabinet

2. | removed from beneath sink, is there a minimum v
of 30” width (UFAS Section 4.24.3)?
3 In a “L”-shaped kitchen, is there a 40” width v

minimum maintained? (UFAS Section 4.34.6.1)

Are countertops a maximum of 24” deep (UFAS

4. | Section 4.2.6, Fig. 6¢) and 34” high (UFAS v
Section 4.34.6.4)?
Knee space beneath cabinetry is 30” wide and . .
v
> | 277 high. (UFAS Section 4.32.3) Not in common kitchen
6. | Is insulation installed below sinks on piping? v
Are adaptable units equipped with removable or
7. | retractable cabinetry fronts beneath sink or v
stove?
Common Area Laundry Rooms Yes No N/A Comments
1 Are the laundry rooms located on an accessible v
) route?
2. | Are the door handles push/pull or lever? v
3 Are the access doors wheelchair accessible (at v
" | least 32” clear width)? (UFAS Section 4.13.5)
Are laundry rooms large enough for wheelchair
4. turnaround (60” turning diameter)? (UFAS 4
Section 4.2.3)
5. | Is there a front load washing machine? v
If clothes folding tables are provided, is one
6. | section between 28” to 34” high with a clear v
area below the table (UFAS Section 4.32.4)?
Unit Living Space Yes No N/A Comments
1. Is there access throughout unit? v
) Are electrical outlets 15” minimum above floor? v
) (UFAS Section 4.27.3)
Are environmental controls and switches 48”
3. maximum above floor or lower? (UFAS v
Section 4.27.3)
Unit Bathroom Yes No N/A Comments
1 Is entry door at least 32” wide frame-to-frame? v
) (UFAS Section 4.13.5)
2. | Are switches and outlets in accessible locations? v
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EMG Accessibility Checklist

Unit Bathroom Yes No

N/A

Comments

Are bathroom walls around the toilet and v
tub/shower reinforced?

Is there a 30” x 48” clear floor space outside of v
door swing area? (UFAS Section 4.2.4.1)

In a toilet room, is there adequate space in front of
the toilet? See attached diagrams for appropriate v
measurements (Fig. 28).

In a toilet stall, is there adequate space in front of
the toilet? See attached diagrams for appropriate v
measurements (Fig. 30a and 30b).

Is there a 30” x 48” clear floor space in front of v
lavatories (UFAS Section 4.19.3)

Is there adequate space in front of the tub/shower?
See attached diagrams for appropriate v
measurements (Fig. 33, 35a, and 35b).

Is vanity a maximum of 24” deep (UFAS
Section 4.2.6, Fig. 6¢) and 34” high (UFAS v
Section 4.19.2)?2

10.

Knee space beneath sink is 30” wide and 27" high. v
(UFAS Section 4.34.6.5)

11.

Is shower stall 36”x 42” minimum with small lip? v
(UFAS Section 4.34.5.5)

12.

Is insulation installed below sinks on piping? v

Unit Kitchen Yes No

N/A

Comments

In a “U”-shaped kitchen is there 60” clear floor v
space width? (UFAS Section 4.34.6.1)

In a “U”-shaped kitchen with base cabinet removed
from beneath sink, is there a minimum of 30” width v
(UFAS Section 4.24.3)?

In a “L”-shaped kitchen, is there a 40” width
minimum maintained? (UFAS Section 4.34.6.1)

Are countertops a maximum of 24” deep (UFAS
Section 4.2.6, Fig. 6¢) and 34” high (UFAS v
Section 4.34.6.4)?

Knee space beneath cabinetry is 30” wide and 27” v
high. (UFAS Section 4.34.6.4)

Is insulation installed below sinks on piping? v

Play Areas Yes No

NA

Comments

Is there an accessible route to the play area, with a
minimum width of 36”2 (ADAAG Section 1008.2)

Has the play area been reviewed for accessibility?
All playgrounds are subject to ADAAG standards.
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EMG Accessibility Checklist
Fair Housing Accessibility As outlined in Section 3 of the FHA Guidelines, this section applies to Multi-family
dwellings with first occupancy after March 13, 1991; all ground floor units in buildings that contain 4 or more
units; and all units in buildings where there is an elevator.
Requirements Yes No N/A Comments
1. Is the entry door at least 36" wide? v
2. Is the entry door hardware lever handled? \
Do interior doors have a clearance of 32"? \
4 Are thresholds at exterior primary entrance doors to v
) FHA units beveled and no greater than 3/4"?
5. | Are all routes through FHA units at least 36” wide? \
6 Are light switches, electrical outlets, thermostats, and v
’ other environmental controls in accessible locations?
7 Is there a 30" X 48" clear floor space at each fixture v
) in kitchens?
8 Is there a 32" wide minimum entrance to the v
© | kitchens?
Is there 40" between facing counters in kitchens
9. | (in "U" kitchen, min 60" if any fixture at bottom v
of "U" OR 40" min if sink has removable front)?
Do bathrooms contain reinforcements in the
10 walls to allow later installation of grab bars v
* | around toilet, tub, shower stall and shower seat
where such facilities are provided?
Is there a 32" wide minimum entrance to the v
111 hathrooms?
) Is there adequate maneuvering space in v
12. 1 hathrooms?
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APPENDIX E:
PRE-SURVEY QUESTIONNAIRE
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Mark the column corresponding to the appropriate response, Please provide additional detafls in the Comments column, or
backup documeniation for any Yes responses (NA mdicate

s "Not Appﬂcabfe” Unk mdlcates "Unknown’)

Are there any unresolved building,
fire, or zoning cods issues?

=4

mw ,g: ‘n:_gﬁ. 7 ;;[ef.s

‘Q_o'/@(/&

10

Arg there any "down" or unusable
units?

1

Ara there any problems with
erosion, stormwater drainage or
areas of paving that do not drain?

e

12

I8 the property served by a private
water wel|?

13

is the properly served by a private
sepllc system or other waste
treatment systems?

14

Are there any problems with
foundations or structures?

15

Is there any water inflitration In
basements or crawl spaces?

R (2 |3

16

Are there any wall, or window
leaks?

V&@f

ul?& Zzb%li (1

17

Are there any roof leaks?

18

Is the roofing coverad by a
warranty or bond?

by cldy A2

19

Are there any poorly Insutated
areas?

p

20

Is Fire Retardant Treated (FRT)
plywood used?

21

Is exterior insulation and finish
system {EIFS) or a synthetic
stucco finish used?

22

Are there any problems with the
utiiies, such as inadequate
capacities?

23

Are thera any problems with the
landscape irrigation systems?

24

Has a termite/wood boring insect
inspection been performed within
the last year?

25

Do any of the HVAC systems use
R-11, 12, or 22 refrigerants?

vS€- R 1_3¢aeC

26

Has any part of the property ever
contained visible suspect mold
growth?

= ==




Mark the column comesponding to the appropriate response. Please provide additional detalls In the Gommenis column, or
(NA lndlcates “Not App!rcable" Unk lnd!cates “Unknown")

backup documentation for an

Yes resgons

CDMMENTS
Is thers & mold Operations and
27 Maintenance Plan? bk
T
og | Have there been indoor air quality V ¥ ':“ l @ ? m" AT

or mold related complaints from
tenants?

6y coss fracts

29

Is polybutylene piping used?

ag | Are there any plumbing leaks or

waler pressure problems?

31

Are there any leaks or pressure
problems with natural gas service?

32

Does any part of the electrical
system use aluminum wiring?

33 Do Residential units have a less

than 60-Amp service?

A [Z2 P

} . Wi
Al stiids A STaglT Ui 7
[uimpen _pl joo A.-{,ﬂ

34 Do Commercial units have less

than 200-Amp service?

Are there any recalled fire sprinkler

35 | heads (Star, GEM, Central,
Omega)?

g | I8 there any pending litigation
conceming the property?

37 | Has the management previously

campleted an ADA review?

3g | Have any ADA improvements

been made fo the property?

=<

Reconstrac
o Llevu 2

lch

o 195

39 Does a Barrier Removal Plan exist

for the property?

Has the Barrier Removal Plan

40 been approved by an arms-length
third party?

M Has building ownership or
management received any ADA
related complaints?

42 | Does elevator equipment require

upgrades to meet ADA standards?

43 | Are there any problems with

exterior lighting?

44 | Arethere any other significent

issues/hazards with the properly?

Vadvalrad el Al

&




Mark the column corresponding to the appropriate response. Please provide additional details in the Comments column, or
backup documentatlon_ for any Yes responses. (NA indicates “Not Applicable”, Unk indicates “Unknown”)

ueston RESPONSE |~ Cowwewrs

45 Are there any unresolved

construction defects at the
property?

e d @mo/ ’ 3/;39/25/{%

Signatura of persorl/interviewed or completing form q Datefy/ ¥




REQUEST FOR DOCUMENTATION

On the day of the site visit, provide EMG's Field Observer the documents
available for review at the slte, not available, or not a

this completed checklist,

Your timely compliance with this request is greatly appreciated.

listed below. Signify which decuments will be copied,
pplicable by placing a check mark in the appropriate columns. Also provide

Copies Provided

Not Avaitable
Not Applicable

Construction Documents (Blueprints). Provide all available construction documents
for the criginal construction of the building or for any tenant impravement work or other
recent construction work.

Site plan. Provide a site plan, preferably 8 1/2" X 11", which depicts the arrangement of

74 7‘1— Reviewed at Site

2 buitdings, roads, parking stalls, and other site features.

3 _| Certificates of Occupancy and original Building Permits, Tp{

4 Inspection Documents and Certificates. Fire, building, and heaith department ,
inspection reports and elevator inspection certificates. K
Apartment Unit Summary. For apariment properties, provide a summary of the '

5 | apartment unit types and quantities, including the floor area of each apartment unit as *
measured in square feet.

8 Occupancy Percentage. Provide the current occupancy percentage and typical turnover D(\
rate records (for commercial and apartment properties).

Outside Yendor List. Provide the company name, phane number, and contact person of

7 | all maintenance contractors who serve the property, such as mechanical confractors, roof 1\
contractors, fire sprinkler and fire alarm testing contractors, and elevator contractors. L

8 | Warranties. Roof and HVAC warranties, or any other similar relevant documents. K

9 Utility Companies. The names of the local ufility companies which serve the property, D(\

__1 inluding the water, sewer, electric, gas, and phone companies,

10 Utility Bills. Provide copies of monthly bills (12 months) for each utility serving the site, \Q{
for both Common Areas and Tenant Units.

Capital Improvement Summary. A summary of recent (over the last 5 years) capital )

11 | improvement work which describes the scope of the work and the cost of the v\
improvements. .

12_] Proposed Improvements. Pending contracts or propasals for future improvements, '\X

13_| Historical Costs. Costs for repairs, improvements, and replacements. M

14 | Records. Records of system & material ages (roof, MEP, paving, finishes, furnishings). &7(

15 | Brochures or Marketing Information. L V\

16_| Appraisal, either current or previously prepared. Dk

17_| Previous reports pertaining to the physical condition of property, N D(\

18_] ADA survey and status of improvements implemented. ‘ §

18 | Litigation. Current / pending fitigation related to properly condition, V\

EMG HEADQUARTERS 4 222 SCHILLING CIRCLE, SUTTE 275 HUNT VALLEY, MARYLAND 21031 % 800 733 0660 4+

Ay ,L‘I.nli.’,l:( )I']LC( nm

Y.

FAX 410 785 6220
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ASTM E2018-01 ACRONYMS

ADA - The Americans with Disabilities Act
ASTM - American Society for Testing and Materials

BOMA - Building Owners and Managers Association
BUR - Built-up Roofing

DWYV - 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 and Plumbing
NFPA - National Fire Protection Association

PNA — Capital Needs Assessment

PCR - Property Condition Report

PML - Probable Maximum Loss

RTU - Rooftop Unit

RUL - Remaining Useful Life

STC - Sound Transmission Class

UBC — Uniform Building Code

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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GLOSSARY OF TERMS AND ACRONYMS - ENERGY AUDITS

ECM — Energy Conservation Measures are projects recommended to reduce energy consumption. These can
be No/Low cost items implemented as part of routine maintenance or Capital Cost items to be implemented
as a capital improvement project.

Initial Investment — The estimated cost of implementing an ECM project. Estimates typically are based on
R.S. Means Construction cost data and Industry Standards.

Annual Energy Savings — The reduction in energy consumption attributable to the implementation of a
particular ECM. These savings values do not include the interactive effects of other ECMs.

Cost Savings — The expected reduction in utility or energy costs achieved through the corresponding
reduction in energy consumption by implementation of an ECM.

Simple Payback Period — The number of years required for the cumulative value of energy or water cost
savings less future non-fuel or non-water costs to equal the investment costs of the building energy or water
system, without consideration of discount rates.

EUL — Expected Useful Life is the estimated lifespan of a typical piece of equipment based on industry
accepted standards.

RUL — Remaining Useful Life is the EUL minus the effective age of the equipment and reflects the estimated
number of operating years remaining for the item.

SIR — The savings-to-investment ratio is the ratio of the present value savings to the present value costs of an
energy or water conservation measure. The numerator of the ratio is the present value of net savings in
energy or water and non-fuel or non-water operation and maintenance costs attributable to the proposed
energy or water conservation measure. The denominator of the ratio is the present value of the net increase
in investment and replacement costs less salvage value attributable to the proposed energy or water
conservation measure. It is recommended that energy-efficiency recommendations be based on a calculated
SIR, with larger SIRs receiving a higher priority. A project typically is recommended only if the SIR is greater
than or equal to 1.0, unless other factors outweigh the financial benefit.

Life Cycle Cost — The sum of the present values of (a) Investment costs, less salvage values at the end of the
study period; (b) Non-fuel operation and maintenance costs: (c) Replacement costs less salvage costs of
replaced building systems; and (d) Energy and/or water costs.

Life Cycle Savings — The sum of the estimated annual cost savings over the EUL of the recommended ECM,
expressed in present value dollars.f

Greenhouse Gas Emissions — Although there are numerous gases that are classified as contributors to the total
for Greenhouse Emissions , the scope of this energy audit focuses on carbon dioxide (COz). Carbon dioxide
enters the atmosphere through the burning of fossil fuels (oil, natural gas, and coal), solid waste, trees and
wood products, and also as a result of other chemical reactions (e.g., manufacture of cement).

YOUR PARTNER IN REAL ESTATE LIFECYCLE PLANNING & MANAGEMENT
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APPENDIX H:
ENERGY CONSERVATION MEASURES
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Property of EMG Corp, All Rights Reserved

uic Install Energy Savers on Vending, Snack Machines

EAC8 |Details: Community Room Vending Machines

No. of Vending Machines: Qty No. of Beverage Cooling Machines: Emy
No. of Snack Machines EQty

Estimated Annual kWh Consumption of Vending Machine: 3,500 kWh
Estimated Annual kWh of Vending Machine With VendMiser: 1,890 kWh
Total annual kWh savings: 1,610 kWh

Total Annual kWh Savings for All Vending Machines: 1,610 kWh

Estimated Annual kWh Consumption of Beverage Cooling Machine: -2,300 kWh

Estimated Annual kWh of Cooling Machine With CoolerMiser: 1,610 kWh

Total Annual kWh savings: kwWh

Total Annual kWh Savings For All Cooling Machines: EkWh

Estimated Annual kWh Consumption of Individual Snack Machine: kWh
Estimated Annual kWh of Individual Snack Machines With VendMiser: mkwh

Total Annual kWh savings: 507 kwWh

Total Annual kWh Savings For All Snack Vending Machines: kwWh

H

Total estimated annual kWh savings withEnergy Misers: 1,610 kwWh
Cost/kWh: $0.15 $/kwh
Estimated Cost of Vendmiser/ Vending Machine: $200

Estimated Cost of Coolermiser/ Beverage Cooling Machine: $190
Estimated Cost of Vendmiser/ Snack Machine: $70
Estimated total installed cost of all VendMisers: $200

Estimated Total Annual Electricity Savings Using VendingMisers: $242

Simple Payback: 0.83 years

Disclaimer: PREPARED BY EMG. DECEMBER 2014, INFORMATION CONTAINED IN THIS DOCUMENT IS PRIVILEGED AND CONFIDENTIAL “TRADE SECRET” AND
IS THE SOLE PROPERTY OF EMG CORP. THIS MATERIAL MUST BE CONSIDERED PRIVELEDGED AND CONFIDENTIAL BY ALL PARTIES PRIVY.

ECM DESCRIPTION:
Vending machines are usually designed to operate all day round irrespective of the occupancy level in the office. This means that
the vending machines operate for more that 12 hours a day when not required in case of commercial establishments.

EMG recommends installing vend misers on the vending machines, which will automatically reduce the run time of these
machines during weekends and unoccupied hours. There are two types of vend misers; one has a timer in it, which is
programmed to turn off or tune down the vending machines after the office hours and bring it back up an hour before the office
opens. The other is a motion sensor based system that tunes down the machines upon detecting no-occupancy for a pre-
programmed duration of time. In the case of vending machines storing chilled products, the vend miser does not turn off the
machine entirely, but reduces the operating time of the compressor, such that the machine maintains the products at a
minimum tolerable temperature

Summary:
Initial Investment: $200 Simple Payback: 0.83
Energy Cost Savings: $242




Property of EMG Corp, All Rights Reserved

uic Replace Existing Linear Fluorescent Lamps
EAL2-S Details: Building Corridors, Elevator Lobbys and Stairwells
Existing Lighting System
Insert Location Hallways and Insert Location Insert Location Insert Location Insert Location Stairwell- BiLevel
here Stairways here here here here Lighting
Current Type of Lamp: (Select) | | | F42T8 | | | | | | | | - | | |
Current Annual Avg Hrs of Operation: | 0 lrs | 8,760 Jhrs | 0 Jhrs | 0 Jhrs | 0 Jhrs | 0 Jhrs | 8,760 Jhrs
Existing Number of Fixtures: | 0 | | 102 | | 0 | | 0 | | 0 | | 0 | | 0 |

Proposed Lighting System

Proposed Lamp Replacement: (select) | - | | F42LED | | - | | - | | - | | - | | F42LED |
Proposed Annual Avg. Hours of Operation | 0 | | 8,760 | | 0 | | 0 | | 0 | | 0 | | 2,190 |hrs
Proposed Number of Fixtures: | 0 | | 102 | | 0 | | 0 | | 0 | | 0 | | 0 |
Proposed Lighting Control: (sefect) | Light Switch | | Light Switch | | Light Switch | | Light Switch | | Light Switch | | Light Switch | | Light Switch |

No. of Lighting Controls: | 0 Jary | 0 laty | 0 laty | 0 laty | 0 laty | 0 laty | 0 laty

Energy Saving Cal

Estimated Annual Energy Savings | 0.00 | kwh|_ 2144448 | kwh | 0.00 | kwh | 0.00 | kwh | 0.00 | kwh | 0.00 | kwh | 0.00 |kwh
Are The Ballast's Being Replaced: (select [ No ] [ Yes | | Yes | | Yes | | Yes | | Yes | | No |
Estimated Material Cost: | $0 Iss | 8462  |ss | $0 Iss | $0 Iss | $0 Iss | $0 Iss | $0 |53
Estimated Labor Cost: [ S0 Jss [ sa080 s | 50 Iss | 50 Iss | 50 Iss | $0 155 | $0 Iss

Estimated Total Material Cost: $8,462 ss Estimated Total Labor Cost: $4,328 Total kWh Saving 21,444 kWh
Electric Rate: $0.15 $$  Total Initial Investment For Retrofit $12,790 Estimated Annual O&M Cost Savings $1,191
Estimated Annual Cost Savings $4,409

Simple Pay back Period 2.90 Yrs  Type of Recommendation

Disclaimer: PREPARED BY EMG. DECEMBER 2014, INFORMATION CONTAINED IN THIS DOCUMENT IS PRIVILEGED AND CONFIDENTIAL “TRADE SECRET” AND IS THE SOLE PROPERTY OF EMG CORP. THIS MATERIAL MUST BE CONSIDERED PRIVELEDGED AND CONFIDENTIAL BY
ALL PARTIES PRIVY.
ECM DESCRIPTION:

Fluorescent lighting is recommended for areas where color sensitivity is an important criterion (e.g., offices or small parts assembly rooms). Fluorescent tubes are currently available that produce a higher light output (more|
lumens per watt) than standard fluorescent tubes. There are efficient 40-watt lamps that produce 8% to 10% more light than standard lamps. The 34-watt fluorescent tubes use 15% less power than standard lamps, while
producing about 8% less light. Since the human eye responds to light exponen-tially, rather than linearly, the difference is often unnoticeable. "T8" fluorescent lamps use only 32 watts, but existing fixtures must be replaced|
Therefore, EMG recommends retrofitting all the existing fixtures with new 17.5W LED Tube lamps. The LED tubes provide a 180 degree light dispersal, and can be retrofitted in the existing ligt fixture. The LED tubes are rate
at 50,000 hrs as compared to 20,000 to 30,000 hrs ratings for conventional fluorescent lamps.

It is important to replace all lamps when re-lamping a fluorescent fixture, never mix energy-efficient and standard lamps with the same ballast. Ensure that the fluorescent ballast is compatible with the energy-efficient
lamps. It must be noted that when switching from T-12 magnetic ballast to T8 lamps, the ballasts should be replaced with instant start electrical ballast. Also it should be noted that when installing an occupancy
sensor/motion sensor, rapid start electronic ballast should be used.

SUMMARY:
Initial Investment: $8,462 Simple Payback: 2.90 Years
Annual Cost Savings: $4,409




Property of EMG Corp, All Rights Reserved

uic Replace High Intensity Discharge Lamps With LED
EAL9-S Details: Exterior Security and Parking Lot Lighting
. Exterior Pole Insert Location Insert Location Insert Location Insert Location Insert Location Insert Location
Exterior Wallpacks
lamps here here here here here here
Street Lights-
Existing Lamp & Fixture Type | Wl e ity | | 250W. | | | | | | | | | | | |
Fixture Mounting Height | 15-20ft | | 21-25ft | | | | | | ] | | | | | ]
Proposed Replacement Type: | LED | | LED | | LED | | LED | | LED | | LED | | LED | | LED |
Number of Lamps to Be Replaced : | 18 | | 5 | | | | | | | | | | | | |
Current Annual Avg Hrs of Operation: | 3,650  |hrs | 3,650  |hrs | Jhrs | Jbrs | Jbrs | Jhrs | Jhrs | Jbrs
Proposed Annual Avg. Hours of Operation | 3,650  |hrs | 3,650  |hrs | Jhrs | Jbrs | Jbrs | Jhrs | Jhrs | Jbrs
Proposed Replacement: | 30Watt | | 1sowatt | | ° | | = | | - ] | - | | z | | = ]
Proposed Lighti ng Control: (select) | | | | | Light Switch | | Light Switch | | Light Switch | | Light Switch | | Light Switch | | Light Switch |
No. of Lighting Controls: | 14 lavy | 5 lavy | 0 lavy | 0 layy | 0 lavy | 0 lavy | 0 lavy | 0 laty
Estimated Annual Energy Savings | 2,628  |kwh | 1,825  |kwh | 0 Jkwh | 0 Jkwh | 0 Jkwh | 0 Jkwh | 0 Jkwh | 0 Jkwh
Total labor Cost | _s4185 ss | s1211  |ss | #N/A Iss | #N/A Iss | #N/A Iss | #N/A Iss | #N/A Iss | #N/A [ss
(Includes Bucket Truck Fees if Applicable)
Estimated Material Cost: 85179 s | 85601 |s¢ |__#VALUEl |ss [ #VALUEl |ss | #VALUEl |ss5 |_#VALUEl |$s | #VALUEL |ss | #VALUEL |s$
Cost For Retrofit |_so364 s | s6811 |ss | $0 Iss | $0 Iss | $0 Iss | $0 Iss | $0 Iss | $0 Jss

Total Initial Investment For Retrofit $16,175 |s  Total kwh Saving Electric Rate: $0.15 $  Energy Cost Savings: $668 $
Total O&M Savings: $1,313 |s  Total Cost Savings: Simple Pay back Period 8.17 Yrs

Type of Recommendation

Disclaimer: PREPARED BY EMG. DECEMBER 2014, INFORMATION CONTAINED IN THIS DOCUMENT IS PRIVILEGED AND CONFIDENTIAL “TRADE SECRET” AND IS THE SOLE PROPERTY OF EMG CORP. THIS MATERIAL MUST BE CONSIDERED PRIVELEDGED AND CONFIDENTIAL BY ALL PARTIES
PRIVY.

ECM Description:

Exterior and site lighting at the site is currently provided by High Intensity Discharge (HID) lighting. Significant savings can be achieved in terms of energy usage as well as in life-cycle performance terms with more energy efficient lighting technologies
like Light Emitting Diodes (LED) and induction lighting. Induction and LED lighting with dimmable controls and no re-strike delay capabilities can be easily tied into a building management controls and/or photo-sensor controls to reduce light output
and energy consumption. Apply that over ten years plus reduced replacement costs compared to HID lamps and it makes sense to go with LED/induction lighting.

The LED lights are rated 100,000hrs after which the illumination levels drop below 70%. LED’s are gaining more popularity and acceptance over the time and are considered ideal replacement for parking and street lightings along with site illumination
lights. The new LED lights consume less than a third of the power as consumed by the HID and last up to five times longer, in addition to this the LED’s can be easily dimmed as per the requirement.

SUMMARY;
Initial Investment: $16,175 Annual Cost Savings: $1,981 Simple Payback Period: 8.17 Yrs




Property of EMG Corp, All Rights Reserved

uic Upgrade Insulation
EAE3B Details: Apartment Building Attics

Property Zone Surface Under Consideration Min. R-Value
| zone-3 | | Ceiling/Attic | Existing Net Effective R-Value: (Sq.Ft deg F/btu)
Source: 2009 IECC For Residential Bldgs "-" Not Specified

Enter Total Surface Area Under Consideration: Sq.Ft Proposed Net Effective R-Value: (Sq.Ft deg F/btu)

Annual Cooling Degree Days (CDD): 1,390 Estimated Annual Cooling Plant Efficiency (EER): 7.00 EER

Annual Heating Degree Days (HDD): 958 Estimated Annual Heating Plant Efficiency: % 80.00 %

Select Type of Heating Fuel (Select) Is the Property Cooled ? | Yes

Annual Conduction Losses From Existing Insulation 37,788 |kBtu Annual Conduction Losses From Existing Insulation 54,828 Kbtu

Annual Conduction Losses From Proposed Insulation 14,916  |kBtu Annual Conduction Losses From Proposed Insulation 21,643 kBtu
Savings In Conduction Losses After Adding Insulation 22,872 |kBtu Savings In Conduction Losses After Adding Insulation 33,186 kBtu
Estimated Total Annual Input Heating Energy Savings 286 Therms Estimated Total Annual Input Cooling Energy Savings 4,741 kWh

Cost of Heating Fuel/Unit: $0.96 $/Therm Cost of Electricity/Unit $0.15 $/kWh

Annual Heating Cost Savings 275.116586 |5$ Annual Cooling Cost Savings $711 $$

«
o
®
o

=

Estimated O&M Savings $0.00

v
n

Estimated Cost To Add Insulation/Sqft $0.70

Total Estimated Annual Cost Savings $986 Estimated Total Installation Cost $18,308 |ss

v
n

Simple Pay Back Period Years Type of Recommendation

Disclaimer: PREPARED BY EMG. DECEMBER 2014, INFORMATION CONTAINED IN THIS DOCUMENT IS PRIVILEGED AND CONFIDENTIAL “TRADE SECRET” AND IS THE SOLE PROPERTY OF EMG Corp. THIS MATERIAL MUST BE
CONSIDERED PRIVELEDGED AND CONFIDENTIAL BY ALL PARTIES PRIVY.
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