United City of Yorkville
800 Game Farm Road
Yorkville, Illinois 60560
Telephone: 630-553-4350
www.yorkville.il.us

AGENDA
PUBLIC WORKS COMMITTEE MEETING
Tuesday, October 17, 2017
6:00 p.m.
City Hall Conference Room
800 Game Farm Road, Yorkville, IL

Citizen Comments:

Minutes for Correction/Approval: September 19, 2017

New Business:
1. PW 2017-65 104 N. Bridge Street Development Agreement
ADM 2017-70 Building Conditions Survey Results
PW 2017-66 Capital Improvement Project Update
PW 2017-67 Quarterly Bond/LOC Reduction Summary
PW 2017-68 Meeting Schedule for 2018
PW 2017-69 2018 Road to Better Roads Program — Engineering Agreement
PW 2017-70 Letter of Intent — IDOT Improvement of US 30 from IL 47 to IL 31
PW 2017-71 Traffic Control Signs — Sunflower Estates Area
PW 2017-72 Windett Ridge — Acceptance of Improvements
10. PW 2017-73 ITEP Project Selection
11. PW 2017-74 Verizon Site Access Agreement — 610 Tower Lane
Old Business:
1. PW 2017-63 Ordinance Amending the Water Use and Service Regulations
2. PW 2014-74 Railroad Quiet Zones

Additional Business:
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2017/2018 City Council Goals — Public Works Committee
Goal Priority Staff
“Municipal Building Needs and Planning” 5 Bart Olson & Eric Dhuse
“Vehicle Replacement” 6 Bart Olson & Eric Dhuse
“Water Planning” 8 Eric Dhuse & Brad Sanderson
“Capital Improvement Plan” 11 Bart Olson & Eric Dhuse
“Water Conservation Plan” 15 Eric Dhuse & Brad Sanderson




UNITED CITY OF YORKVILLE
WORKSHEET
PUBLIC WORKS COMMITTEE
Tuesday, October 17, 2017
6:00 PM
CITY HALL CONFERENCE ROOM

1. September 19, 2017
[] Approved
[] As presented
[] with corrections

1. PW 2017-65 104 N. Bridge Street Development Agreement
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
[] Informational Item
[] Notes




2. ADM 2017-70 Building Conditions Survey Results
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
L] Informational Item
[] Notes

3. PW 2017-66 Capital Improvement Project Update
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
L] Informational Item
[] Notes

4. PW 2017-67 Quarterly Bond/LOC Reduction Summary
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
[] Informational Item
[] Notes




5. PW 2017-68 Meeting Schedule for 2018
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
L] Informational Item
[] Notes

6. PW 2017-69 2018 Road to Better Roads Program — Engineering Agreement
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
L] Informational Item
[] Notes

7. PW 2017-70 Letter of Intent — IDOT Improvement of US 30 from IL 47 to IL 31
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
[] Informational Item
[] Notes




8. PW 2017-71 Traffic Control Signs — Sunflower Estates Area
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
L] Informational Item
[] Notes

9. PW 2017-72 Windett Ridge — Acceptance of Improvements
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
L] Informational Item
[] Notes

10. PW 2017-73 ITEP Project Selection
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
[] Informational Item
[] Notes




11. PW 2017-74 Verizon Site Access Agreement — 610 Tower Lane
[] Moved forward to CC consentagenda? Y N
[] Approved by Committee
[] Bring back to Committee
L] Informational Item
[] Notes

1. PW 2017-63 Ordinance Amending the Water Use and Service Regulations
[] Moved forward to CC consentagenda? Y N

[] Approved by Committee

[] Bring back to Committee

L] Informational Item

[] Notes

2. PW 2014-74 Railroad Quiet Zones

[] Moved forward to CC consentagenda? Y N
[] Approved by Committee

[] Bring back to Committee

[ Informational Item

[] Notes
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DRAFT

UNITED CITY OF YORKVILLE
PUBLIC WORKS COMMITTEE
Tuesday, September 19, 2017, 6:00pm
Yorkville City Hall, Conference Room
800 Game Farm Road

IN ATTENDANCE:

Committee Members

Chairman Joel Frieders Alderman Ken Koch

Alderman Jackie Milschewski Alderman Seaver Tarulis

Other City Officials

City Administrator Engineer Brad Sanderson, EEI

Interim Assistant City Administrator Erin Willrett

Public Works Director Eric Dhuse Alderman Chris Funkhouser

Other Guests:

Matt Weiss, Terracon Julie Schlichting, Imperial Investments

The meeting was called to order at 6:00pm by Chairman Joel Frieders.

New Business: (out of sequence)

7. PW 2017-64 Overview of Downtown Brownfields

Matt Weiss from Terracon opened the discussion and said his company is evaluating the Riverfront
Park and Grainco sites to determine if they meet the program requirements for remediation. The
Brownfield status was initiated in 2005 when a grant became available for environmental assessment.
Groundwater was tested and petroleum impacts were found in front of Grainco where there was a
previous fueling station. Heavy metals including lead were also found in fill material. A work plan
was submitted to EPA and approved by them. The site is now enrolled in a remediation program and
the City is waiting on a development plan from Imperial Investments.

Mr. Weiss said there are two types of remediation: industrial and residential and the site was evaluated
using the residential standards. It was also noted that the park site is not included in the Brownfield
project. Mr. Koch asked if there are grants available for the cleanup if needed, in the second TIF. A
revolving loan fund is also available through the EPA.

There is no penalty to keep the Brownfield project open, however, new regulations could be introduced

and EPA purges their list of projects after 5 years if there is no action. Mr. Olson recommended
staying in a “holding pattern” at this time unless the State moves to purge the list. When the project is
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finished, the State issues an “NFR” letter which releases the City from further liability. Mr. Weiss said
that the three properties were bundled for remediation because private owners are not eligible for
grants. The City can also proceed with just their portion if they wish. Alderman Funkhouser
suggested a public/private partnership for the remediation and requested cost estimates. Mr. Olson said
the cost in 2012 was $600,000 to $700,000.

Citizen Comments: None

Previous Meeting Minutes: July 18, 2017
The minutes were approved on a unanimous voice vote.

New Business:

1. PW 2017-58 Water Department Reports for April, May and June 2017

Mr. Dhuse noted that since this report is for the summer months, the usage is higher. These reports
move to the Council consent agenda.

2. PW 2017-59 Autumn Creek Unit 2C Acceptance

Pulte requested acceptance of the unit north of Kennedy Road. All punchlist items are done and Mr.
Sanderson recommended acceptance. There is a 1-year maintenance period for any other items that

might surface. Lighting issues that Alderman Tarulis had brought forward are being addressed. This
moves to the Council consent agenda.

3. PW 2017-60 Kennedy Road Shared Use Path (ITEP) — Authorization Nos. 1 and 2

Two change orders were received with one being for a warning system for pedestrians at the railroad
and the other is for unstable materials which required extra excavation. The City's cost is 20% of the
$8,000 overage, but the project is still below the budget and state agreement. Also discussed was the
high cost of the vinyl plastic marking material near the tracks. These change orders move to the
consent agenda.

4. PW 2017-61 Road to Better Roads Programs for 2018

An outline for next year's program was presented early to take advantage of low bids. Several streets
were listed for repair consideration. The Council will need to adopt the suggested roads for repair so
bids can be started. Mr. Sanderson also recommended an update of the road study which was last done
in 2012. This moves to the Council consent agenda.

5. PW 2017-62 Traffic Control Review
a. Blackberry Woods
Four intersections were studied for possible traffic control devices and Cannonball at John and
Independence streets were recommended for stop signs.
b. Autumn Creek area
No changes in signage were recommended.

This report will move forward to the Council consent agenda.
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6. PW 2017-63 Water Ordinance

Ms. Willrett said the water ordinance has been thoroughly reviewed by staff and the attorney and some
changes have been recommended including: changes in fees based on EEI studies, new multi-tenant
buildings will have separate meters with the landlord being ultimately responsible for charges (older
units not required to retrofit when there is only one meter) and increase in turn-on fees. She also
provided a comparison of all changes. The committee was OK with these and this moves to the
regular Council agenda.

7. PW 2017-64 Overview of Downtown Brownfields (discussed earlier)

8. ADM 2017-70 Building Conditions Survey Results

Ms. Willrett reported on the survey and said EMG met with staff regarding all aspects of city
structures. The data will be compiled into an on-line portal. Alderman Frieders suggested this survey
be kept on the agenda each month and Alderman Milschewski asked for a breakdown by building. Mr.
Olson said there are 10 buildings to consider. The committee discussed various methods of reviewing
the volume of data, some of which are life-safety issues.

Alderman Funkhouser suggested a joint meeting of Public Works and Administration next month.
This topic will also be discussed at the goal-setting meeting. Mr. Olson said they will bring an easy
and difficult topic to discuss.

Old Business:

1. PW 2017-49 Selection of YBSD Liaison

Joe Plocher was selected to be the YBSD liaison and Jackie Milschewski will be the liaison for the
library.

Additional Business:

Alderman Milschewski asked if the City could install stops signs with blinking lights at Heustis and
Van Emmon. Mr. Dhuse said they are solar powered and cost $1,600 each. It was also noted there is a
sight distance issue due to an overgrown evergreen at that location.

Alderman Tarulis noted increased use of the Kennedy Road path and suggested more trees on top of the
berms.

It was noted by Alderman Frieders that Autumn Creek Boulevard at Rt. 34 will be shut down to all
traffic except emergency vehicles. He also noted the traffic light at Rt. 47 and Galena has been
blinking recently causing traffic backups. It is the State's responsibility and they have been notified.
There was no further business and the meeting was adjourned at 7:51pm.

Minutes respectfully transcribed by
Marlys Young, Minute Taker
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Memorandum

To: Public Works Committee
From: Bart Olson, City Administrator
CC:

Date: October 11, 2017
Subject: 104 N Bridge St development agreement

Summary

Consideration of a public private partnership through a development agreement for the
construction and use of various improvements to Clark Park.

Background

This item was last discussed at the October Economic Development Committee meeting. At that
meeting, the committee reviewed the rezoning and variance application for the property and a memo on
the basics of a public private partnership with the developer (memo attached). Generally, the committee
was in favor of the rezoning and variance application. Those applications will be in front of the
Planning and Zoning Commission on Wednesday, October 18" and the City Council on Tuesday,
October 24", The committee was open to the basic concept of putting a parking lot in a portion of Clark
Park, and was generally ok with the outline of the public private partnership, subject to clarification on
the exact commitments being solidified. At that EDC meeting, the City staff and developer were
planning on bringing the public private partnership agreement to the November EDC meeting, pending
approval of the rezoning and variance application at the October 24™ City Council meeting. After the
meeting, the developer requested a tighter timeline (concurrent with the rezoning and variance
applications) for negotiation of the public private partnership. As a result, City staff have been
discussing the terms of the agreement with the developer and have reached a point where we agree upon
the majority of the important sections of the development agreement. Because of the requested timeline
and the majority of the agreement being related to Public Works and Parks and Recreation issues, we
brought this agreement to the Public Works Committee.

The agreement is broken into three main parts: developer commitments, City commitments, and
mutual understandings. Given the timeline of the agreement, the developer’s expertise in ecological
improvement projects, his willingness to dedicate private resources to the improvement of the park for
the public at some point in the future, and the complex nature of some of the proposals, the mutual
understandings sections contains a couple proposals that really only memorialize a commitment on both
parties to discuss and debate the ideas in the future. To the extent that both parties mutually agree to
proceed with them, subsequent agreements and authorizations may be needed.

The three main parts of the agreement listed above deal with four main components of the public
private partnership: the creation of a parking lot and driveway within a portion of Clark Park; the
extension of new water and sewer service lines to the subject property; the use of the park by the
developer for weddings and ceremonies; and various improvements to the natural areas of the park that
will improve the ecological features of the park and provide new features for the public. The memo put
forth at the October EDC meeting was organized in this four-part fashion. However, the development
agreement drafted by Attorney Orr is set up by the developer commitments, the City commitments, and
the mutual understandings — and this is the order this memo will use to further illustrate the agreement.



Developer Obligations (Section 2)

1)

2)

3)

4)

Section 2Ai, 2Aii, and 2Aii state that the developer agrees to demolish the existing home at the
104 N Bridge St property, agrees to submit for the necessary approvals for the restaurant use, and
to complete construction of the entire project by September 2019.

Section 2B state the developer agrees to fund 50% of the cost of the parking lot, up to $75,000.
The exact layout and specs will be decided upon by the City at a later date. Currently, the Park
Board is set to review a layout which winds amongst the trees vs. a rectangular, condensed
layout. | would request feedback on those two layouts at the Public Works Committee and the
City Council meeting — although the exact layout can be approved by the City at a later date.

Section 2C commits the developer to 50% funding, up to $25,000, for improvements to the
shelter and adjacent area. The actual improvements and layout will be mutually agreed upon by
the City and the developer at a later date. In concept, we would like to clear a larger, flat area
north of the shelter, extend the retaining wall south of the shelter near the river bank, and
possibly put a split rail fence on the north end of the park to replace the metal pole and string
fence. The result of this is that the developer would be able to comfortably accommodate
wedding ceremonies with attendance counts similar to the capacity of his banquet hall, and the
City would have a larger shelter and surrounding area for the public to use for fishing, picnics,
and small gatherings. The developer and the City’s Parks and Recreation Director and
Superintendent of Parks are meeting to discuss their mutual ideas for improvements on
Thursday, October 12" in the morning. We may have more information to present by the time
the Public Works Committee meets on Tuesday, October 17". The details on how each party
will contribute (i.e. in house staff, purchase of materials, other costs) will be decided at a later
date. The initial thought from the developer was that the City could purchase the materials and
the developer would agree to do all of the installation work.

The latter part of Section 2C also commits the developer to performing annual maintenance of a
naturalized area throughout the southern end of the park, at no cost to the City, for a period of
five years. This will generally consist of the same maintenance (huisance weed abatement, two
prescribed burns, other improvements) that the City receives on naturalized areas elsewhere in
town. This is a commitment worth $27,000.

City Obligations

5)

Section 3A outlines that the City will construct a new parking lot on or adjacent to Clark Park,
and will grant the developer use of 48 spaces on Friday between 4pm and midnight, Saturday
between 4pm and midnight, and all day Sunday. The park currently has 8 on-street parking
spaces, and depending on the layout and amount of parking spaces ultimately decided upon by
City Council, the City agrees to the developers use of 48 spaces. If the City adds more spaces in
or adjacent to the park, the spaces can be fully available for public use. In the first draft of the
winding layout of the parking lot, the outline has 40 spaces total. | have directed staff to come
up with options to add more parking spaces through two different layouts. The use of the
parking spaces will generally be offset by the developers 50% contribution to the cost of the
parking lot. When we’ve looked at other parking use agreements from public and private
entities, we feel the value of the $75,000 over a 20-year period is reasonable.



6) Section 3B outlines that the developer will have the unilateral option to extend the use of the 48
parking spaces for 20 years for an annual fee as listed in Exhibit C. The aggregate value of those
fees over 20 years is $112,000.

7) Section 3C obligates the City to access across the parking lot and driveway into 104 N Bridge
property. This would take the form of a formal agreement approved by both parties at a later
date.

8) Section 3D obligates the City to upsize the water and sewer service lines to the 104 N Bridge St
property, in an amount not to exceed $50,000. EEI’s quick estimate of these improvements are
$48,000. HR Green’s estimate (on behalf of the developer) were closer to the $30,000 range.
Any cost overruns on the water and sewer service line will be covered by the developer. There is
a good chance some of this work can be completed in-house by the City. This section also
makes it clear that we’ll reapprove a utility easement for the service lines (there is currently an
easement for service lines across the park). While not specifically addressed in Section 3D, later
sections of the development agreement indicate that the City’s cost of this component will be
recouped through a business district tax.

9) Section 3E obligates the City to 40 rentals per year of the shelter area or a portion of the park for
weddings or ceremonies. The developer must keep the ceremonies to a defined geographic area
(defined in Exhibit D) and must keep the ceremonies to 3 hours. If the ceremonies extend
beyond 3 hours, the additional cost to the developer is $65 for two additional hours (this matches
our Park Rental Policy). If the developer needs more than 40 rentals per year of the shelter area
or a portion of the park, the cost to the developer is $65 for five hours (this matches our Park
Rental Policy). The developer will have the ability to put in the dates for the 40 rentals on
September 1% of each year, for rentals occurring for the following year. After September 1% of
each year, the public may book the park according to our park rental policy. All of the
developer’s 40 park rentals must be after 4pm, which gives unfettered use of the park to the
public and groups wishing to use the shelter area during the day.

10) Section 3F obligates the City to an easement for a business monument sign, either at the
southeast corner of E Main and 47 or near the entrance to the driveway off of E Main St. The
developer will be responsible for all costs associated with the installation of the sign.

11) All of Section 4 obligates the City to the creation of a business district to assist the developer
with costs associated with development of the 104 N Bridge St property. This business district
will have a 1% sales tax on top of the normal sales tax rates in the City. The developer has
requested this 1% sales tax to be in place for the full 23 years possible of a business district, and
has agreed that the City shall be entitled to 50% of the business district taxes to offset the cost of
the water and sewer service lines installed by the City. Once the City’s costs for those lines are
received (expected 4-7 years), the developer has requested the full 1% for the remainder of the
business district. This business district sales tax is similar to the 1% imposed on the Imperial
Investments west alley propreties. The business district would only be on the 104 N Bridge St

property.

Mutual Understandings

12) Section 5A states the City will be responsible for all maintenance within the parking lots on the
Clark Park property.



13) Section 5B states the developer is responsible for all maintenance on the water and sewer service
lines across the Clark Park property. The developer is responsible for all future upsizing or
replacement of those service lines.

14) Section 5D states the developer would like to voluntarily clean up, landscape, and/or naturalize
portions of the river island immediately south of the Clark Park property. To the extent that the
City has the authority to permit this, we’re agreeing to explore the legal authority and the
permission to do so in the future.

15) Section 5E states the developer might desire to install a cantilevered deck on the east side of the
building. This depends on the engineering and site plans for the property which will not be
submitted for several months. To the extent that the developer wishes to install a cantilevered
deck a few feet above the western edge of the Clark Park property, the City would agree to
explore the legal authority to do so. This may take the form of granting air rights to the
developer.

16) Section 5F states the development of both the 104 N Bridge St property and the Clark Park
parking lot will likely require stormwater improvements to both sites. To the extent that is true,
there may be efficiencies for both parties to put in one large raingarden or swale on one or both
properties and share in the installation and ongoing maintenance of said rain garden. This would
require approval by both parties in the future.

17) Section 5G allows the developer to reduce the business district tax percentage or eliminate the
business district after the City is made whole for the cost of the water and sewer service line
costs.

18) Section 5H obligates the developer to giving the City an easement along the riverfront on the
subject property, in an exact location and width to be determined at a later date. The developer
has requested that the easement area remain under private control and access until the City is
actually ready to build a sidewalk/trail/riverwalk across the 104 N Bridge property and has a
connection point to a sidewalk/trail/riverwalk at both ends of the property.

Sections Still Under Discussion (which may be added at a later date)

19) The developer is open to restricting the future use of the property through granting the City
approval for assignment of the agreement (and parking lot access). The City will be presenting
the developer with a list of permitted land-uses in the assumed B-2 zoning district for inclusion
in an exhibit of the agreement, and the City and the developer will review acceptable language.

Recommendation

Staff recommends approval of the agreement.



REDEVELOPMENT AGREEMENT FOR THE REDEVELOPMENT OF
104 NORTH BRIDGE STREET, UNITED CITY OF YORKVILLE,
KENDALL COUNTY, ILLINOIS

THIS REDEVELOPMENT AGREEMENT is entered into this day of
, 2017, by and between the United City of Yorkville, Kendall County, Illinois, an

Illinois municipal corporation (the “City”) and (the

Developer?,
PREAMBLES

WHEREAS, the United City of Yorkville, Kendall County, Illinois (the “City”) is a duly
organized and validly existing municipal corporation under the laws of the State of Illinois and a
non-home rule municipality pursuant to the Constitution of the State of Illinois of 1970; and,

WHEREAS, the City has the authority pursuant to the laws of the State of Illinois, to
promote the health, safety, and welfare of its inhabitants, to prevent the spread of blight, to
encourage private development in order to enhance the tax base, to increase job opportunities,
and to enter into contractual agreements with third parties for the purpose of achieving these
purposes; and,

WHEREAS, pursuant to the Business District Development and Redevelopment Law of
the State of Illinois, 65 ILCS 5/11-74.3-1 et seq., as from time to time amended (the “BDD Act”),
the Mayor and City Council of the United City of Yorkville, Kendall County (“Corporate
Authorities”) are empowered to undertake the development or redevelopment of business
districts within the municipal boundaries of the City which are in need of revitalization and to

incur costs and to make and enter into all contracts necessary or incidental the development and

redevelopment of a designated business district; and,

a

Comment [bo1]: Owner / operator language
still yet to be defined.




WHEREAS, the Developer has submitted a proposal to the City to redevelop the
property commonly known as 104 North Bridge Street (the “Subject Property”) to demolish the
existing residential structure located thereon and to construct a commercial building with surface
parking for use as a restaurant and banquet hall (the “Project”); and,

WHEREAS, the Developer has advised the City that in order to proceed with the Project,
the Developer shall require assistance in providing access to additional parking for the peak
hours of operation of the restaurant and banquet hall; construction of new sanitary and water
service lines to service the Subject Property; and, use of and improvements to the Ron Clark
Park shelter and surrounding areas; and,

WHEREAS, the Developer has also informed the City that a considerable investment is
required to undertake the redevelopment of the Subject Property and develop the Project and
without additional financial assistance from the City, the Project cannot proceed; and,

WHEREAS, the City proposes to implement the BDD Act for an area legally described
on Exhibit A attached hereto and made a part hereof (the “BD District”) which includes the
Subject Property in order to address the blighting factors which have prevented private
development from developing, redeveloping and revitalizing this area; and,

WHEREAS, the establishment of a BD District and the implementation of the BDD Act
shall empower the City to impose a retailers’ occupation tax and a service occupation tax (the
“BD Taxes”) in the amount not to exceed of one percent (1%) on all commercial operations
within the boundaries of the BD District to be used to pay certain costs incurred in connection
with the planning, execution and implementation of a proposed Business District Plan (the “BD

Plan”) which qualify as Business District Project Costs as defined by the BDD Act; and,



WHEREAS, the Corporate Authorities have determined that the Project would enhance
the City’s downtown business district, generate substantial commercial activity, provide job
opportunities and improve the tax base of the City and all affected taxing districts and therefore
are prepared to enter into this public/private partnership pursuant to the terms and conditions
hereinafter set forth.

NOW, THEREFORE, the parties, for good and valuable consideration, the receipt and
sufficiency of which is hereby acknowledged, agree as follows:

Section 1. Incorporation of Preambles.

The Parties agree that the recitals contained in the Preambles to this Agreement are true
and correct and are hereby incorporated into this Agreement as though they were fully restated in
this Section.

Section 2. Project Components, Developer’s Obligations.

A The Developer hereby states and affirms that the Project to be developed on the
Subject Property shall include the following components:

0} demolition of the existing residential structure on the Subject Property;

(i) submission of a plan for the construction of a commercial building for use
as a restaurant and banquet facility and application for all zoning and
variance approvals as may be required;

(iii)  construction of a commercial building in accordance with the approved
plan and all applicable City codes and ordinances and completion thereof
on or before September 30, 2019.

B. In order to provide additional parking during peak hours of operation of the
restaurant and banquet hall, the Developer agrees to reimburse the City the lesser of: (i) fifty

percent (50%) of the costs incurred by the City for the construction of a new parking lot,

including but not limited to site preparation, striping, paving, lighting, rain gardens or
3



stormwater improvements, sidewalks and trail alignment, adjacent to the Subject Property to
serve the Ron Clark Park; or, (ii) $75,000, on the condition that the Developer be granted limited
use thereof as provided in Section 3A. and 3C. of this Agreement.

C. In order to permit the Developer the use of the shelter and surrounding areas (the
“Park Facilities”) located at Ron Clark Park, the Developer agrees to contribute for any
improvements mutually determined necessary to this area in an amount equal to the lesser of: (i)
fifty percent (50%) of the cost; or, (ii) $25,000. The terms, conditions and limitations of the
Developer’s use of the Park Facilities are provided in Section 3E. of this Agreement. The
Developer further agrees to maintain, at the Developer’s sole cost, such area at the Ron Clark
Park which has been ecologically cleared (“Naturalized Area”) by the City. The Developer’s
obligation to maintain the Naturalized Area shall be for a period of five years commencing from
the date of such clearing by the City.

Section 3. City Obligations.

A In consideration of the payment by the Developer of fifty percent (50%) of the
cost of the construction of a new parking lot to serve the Ron Clark Park, the City agrees to
commit forty-eight (48) parking spaces (whether in the parking lot or adjacent street area) for the

sole use of the Developer’s patrons during the term of this Agreement during the following days

and hours:
0] 4:00 p.m. to midnight on Fridays and Saturdays; and,
(i) 6:00 a.m. to midnight on Sundays.
B. Upon termination of this Agreement, so long as such termination is not the result

of a default as provided in Section 13 hereof, the Developer shall have the option to continue the



usage of the forty-eight (48) parking spaces for a period of twenty (20) years, for an annual fee
as set forth in Exhibit C.

C. The City commits to grant to the Developer an access easement through the City’s
parking area to the Subject Property in perpetuity.

D. The City hereby agrees to the one-time construction of new sanitary and water
service lines from the water and sewer main to the edge of the City’s property, at a maximum
contribution from the City of $50,000, to serve the Subject Property and grant a permanent
service line easement to the Developer.

E. In consideration of the Developer’s contribution to the costs related to the
improvements to be made by the City to the Park Facilities as provided in Section 2C. hereof, the
City agrees to permit the Developer to use a portion of the Ron Clark Property, outlined in and
pursuant to the terms of Exhibit D, up to forty (40) times per year for no more than three (3)
hours per usage which must occur at 4:00 p.m. or later, so long as the Developer cleans the site
removing any trash and all other debris by the morning following the Developer’s usage. In the
event usage of the shelter and/or the surrounding areas exceed three (3) hours, a charge of $65.00
shall be paid for a two (2) hour block for each usage of the shelter. If the Developer uses the site
more than forty (40) times annually, the Developer shall pay rent of $65.00 per usage for a five
(5) hour block after the 40" use. The City shall provide the Developer with a map (Exhibit D) of
the Ron Clark Park depicting the areas specifically designated for the Developer’s use, which use
may never limit access to the public to the remaining area of Ron Clark Park. Reservations for
usage by the Developer for each calendar year shall be made with the City by September 1% of

the prior year, and dates made after the initial reservation shall be subject to availability.



F. The City shall grant to the Developer one entrance/monument business sign
easement at the corner of East Main St and Route 47 or at the driveway entrance of East Main.

Section 4. Business District Project Costs.

A The City hereby agrees to proceed to include the Subject Property in an area to be
designated as a BD District pursuant to the BDD Act; to prepare a BD Plan for the revitalization
and redevelopment of the BD District; and, to impose BD Taxes in an amount of 1% on all retail
sales within the BD District.

B. Upon completion of the Project in accordance with the approved site plan and all
applicable ordinances, City codes and laws of the State of Illinois, and so long as no event as
described in Section 13 hereof shall have occurred and be continuing, the City covenants and
agrees to reimburse the Developer an amount equal to fifty percent (50%) of the BD Taxes
distributed to the City by the Illinois Department of Revenue (“IDOR”) for eligible Business
District Project Costs for a period commencing the first day of the month following the operation
of a restaurant and banquet hall at the Subject Property. When the amount of the remaining 50%
of the BD Taxes results in reimbursement to the City in an amount equal to its obligations in
Section 3, Paragraph D, 100% of the BD Taxes distributed to the City by the IDOR shall be
distributed to the Developer for additional eligible redevelopment project costs, so long as this
agreement is in full force and effect.

C. Upon receipt by the City of the BD Taxes from IDOR, the City shall deposit the
amount received into the 104 North Bridge Street Account (which shall be deemed to be
established upon the approval of this Agreement) and reimburse the Developer for eligible

Business District Project Costs no less than semi-annually.



D. To establish a right of reimbursement for a specific Business District Project
Costs under this Agreement, the Developer shall submit to the City Administrator, a written
request in the form attached to this Agreement as Exhibit B (a “Request for Reimbursement”)
setting forth specific Business District Project Costs for which reimbursement is sought. Each
Request for Reimbursement shall be accompanied by such bills, contracts, invoices, lien waivers
or other evidence as the City Administrator or his or her designee shall reasonably require to
evidence the right of the Developer to the reimbursement. The City Administrator shall have
twenty (20) business days after receipt of any Request for Reimbursement to recommend
approval for immediate payment or disapproval of such Request and, if disapproved, to provide
the Developer in writing and in detail with an explanation as to why he or she is not prepared to
recommend such reimbursement. The only reasons for disapproval of any expenditure for which
reimbursement is sought shall be that such expenditure is not an eligible Business District Project
Cost under the BDD Act; or, that the construction was not completed in accordance with the
approved Legal Requirements and the provisions of this Agreement.
THE CITY’S OBLIGATIONS TO REIMBURSE THE DEVELOPER UNDER THIS
AGREEMENT IS A LIMITED OBLIGATION PAYABLE FROM BD TAXES DEPOSITED
IN THE 104 NORTH BRIDGE STREET ACCOUNT FROM TIME TO TIME FOR BUSINESS
DISTRICT PROJECT COSTS AND SHALL NOT BE SECURED BY THE FULL FAITH
AND CREDIT OF THE CITY.

Section 5. Mutual Understandings.

A The City agrees to maintain all parking areas owned by it throughout the term of
this Agreement including the areas used by the Developer but excluding any parking area on the

Subject Property.



B. The Developer agrees to maintain the sanitary and water service lines serving the
Subject Property from the water main to the end of the City property in perpetuity. If the Subject
Property is transferred to a new owner by the Developer, then the new owner shall be obligated
to maintain the sanitary and water service lines and the Developer shall be released from any
further obligation to the City in connection therewith.

C. The Developer covenants and agrees that the City’s obligations under this
Agreement are conditioned upon the payment by the Developer of all amounts due to all
governmental units and agencies having jurisdiction over the Subject Property, including, but not
limited to, all taxes, fees, license fees, water and sewer bills and any invoice for services
provided to the Subject Property by the it or any other unit of government.

D. The Developer may be permitted access to the islands located in the middle of the
Fox River upon receipt of permission from the City, it being understood that the sole purpose for
such access would be to install landscaping enhancements to the extent mutually agreed.

E. The City agrees to consider the developer’s use of air rights over a portion of the
Ron Clark property for purposes of construction of a cantilevered deck, contingent upon the
City’s legal ability to so grant.

F. Upon approval of final plans for the subject property and the Ron Clark Park
parking lot, the parties mutually agree to address solutions for stormwater improvements deemed
necessary.

G. The Developer shall have the right to demand a termination of the designation of
the BD District, so long as the City has been fully reimbursed in an amount equal to its

obligations in Section 3, Paragraph D.



H. The Developer agrees to grant the City an easement along the southern portion of
the Subject Property for purposes of a sidewalk and/or trail, provided that such easement is not
conveyed to the City unless and until the City builds a sidewalk and/or trail running to each end
of the subject property and connecting to existing sidewalks or trails on both eastern and western
adjacent properties.

Section 6. Term.

Unless earlier terminated pursuant to Section 13, this Agreement shall commence on the
date of execution and end September 30, 2041.

Section 7. Assignment.

This Agreement may not be assigned by the Developer without the prior written consent
of the City which consent shall not be unreasonably withheld.

Section 8. Force Majeure.

Time is of the essence of this Agreement; provided, however, a party shall not be deemed
in material breach of this Agreement with respect to any obligations arising from this Agreement
on such party’s part to be performed if such party fails to timely perform the same and such
failure is due in whole or in part to any strike, lock-out, civil disorder, severe weather conditions,
wet soil conditions, failure or interruptions of power, riots, insurrections, acts of terrorism, war,
fuel shortages, accidents casualties, floods, earthquakes, fires, acts of God, epidemics, quarantine
restrictions, freight embargoes, or similar causes beyond the reasonable control of such party
(“Force Majeure”). If one of the foregoing events occurs or either party claims that such an
event occurred, the party to whom such claim is made shall investigate and consult with the party
making such claim, and the party to whom such claim is made shall grant any extension for the

performance of the unsatisfied obligation equal to the period of the delay, which period shall
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commence to run from the time of the commencement of the Force Majeure; provided that the
failure of performance was reasonably caused by such Force Majeure.

Section 9. Indemnification.

The Developer shall indemnify and hold harmless the City, its agents, officers and
employees against all injuries, deaths, losses, damages, claims, suits, liabilities, judgments, costs,
and expenses (including any liabilities, judgments, costs and expenses and reasonable attorney’s
fees) which may arise directly or indirectly from the failure of the Developer, or any contractor,
subcontractor, agent, or employee thereof (so long as such contractor, subcontractor, agent, or
employee thereof is hired by the Developer) to timely pay any contractor, subcontractor, laborer,
or materialman, from any default or breach of the terms of this Agreement by the Developer; or
from any negligence or reckless or willful misconduct of the Developer or any contractor,
subcontractor, agent, or employee thereof (so long as such contractor, subcontractor or agent or
employee is hired by the Developer). The Developer shall, at its own cost and expense, appear,
defend, and pay all charges of attorneys, costs, and other expenses arising therefrom or incurred
in connection therewith. If any judgment shall be rendered against the City, its agents, officers,
officials, or employees in any such action, the Developer shall have no obligation whatsoever,
with respect to any acts of negligence or reckless or willful misconduct on the part of the City or
any of its officers, agents, employees, or contractors.

Section 10. Waiver.

Any party to this Agreement may elect to waive any remedy it may enjoy hereunder,
provided that no such waiver shall be deemed to exist unless the party waiving such right or

remedy does so in writing. No such waiver shall obligate such party to waive any right or
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remedy hereunder, or shall be deemed to constitute a waiver of other rights and remedies
provided said party pursuant to this Agreement.

Section 11. Severability.

If any section, subsection, term, or provision of this Agreement or the application thereof
to any party or circumstance shall, to any extent, be invalid or unenforceable, the remainder of
said section, subsection, term, or provision of this Agreement, or the application of same to
parties or circumstances other than those to which it is held invalid or unenforceable, shall not be
affected thereby.

Section 12. Notices.

All notices, demands, requests, consents, approvals, or other instruments required or
permitted by this Agreement shall be in writing and shall be executed by the party, or an officer,
agent, or attorney of the party, and shall be deemed to have been effective as of the date of actual
delivery, if delivered personally, or as of the third (3") day from and including the date of
posting, if mailed by registered or certified mail, return receipt requested, with postage prepaid,

addressed as follows:

To the Developer:

With a copy to: Jeffrey L. Lewis
2045 Aberdeen Court
Suite A
Sycamore, lllinois 60178

To the City: Bart Olson, City Administrator
United City of Yorkville
800 Game Farm Road
11



Yorkville, llinois 60560

With a copy to: Kathleen Field Orr
Kathleen Field Orr & Associates
53 West Jackson Boulevard
Suite 964
Chicago, Illinois 60604

Section 13. Remedies — Liability.

A. If, in the City’s judgment, the Developer is in material default of this Agreement,
the City shall provide the Developer with a written statement indicating any failure on The
Developer’s part to fulfill its obligations under this Agreement. The City may not exercise any
remedies against the Developer in connection with such failure until sixty (60) days after giving
such notice. If such default cannot be cured within such sixty (60) day period, such period shall
be extended for such time as is reasonably necessary for the curing of the same, so long as the
Developer diligently proceeds with such cure; if such default is cured within such extended
period, the default shall not be deemed to constitute a breach of this Agreement. A default not
cured as provided above shall constitute a breach of this Agreement. Any failure or delay by the
City in asserting any of its rights or remedies as to any default or alleged default or breach shall
not operate as a waiver of any such default or breach of any rights or remedies it may have as a
result of such default or breach.

B. If the Developer materially fails to fulfill its obligations under this Agreement
after notice is given by the City and any cure periods described in paragraph (A) above have
expired, the City may elect to terminate this Agreement or exercise any right or remedy it may
have at law or in equity, including the right to specifically enforce the terms and conditions of

this Agreement.
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C. If prior to completion of the Developer’s obligations pursuant to Section 3 hereof,
any voluntary or involuntary petition or similar pleading under any section of any bankruptcy or
insolvency act shall be filed by or against the Developer; or any voluntary or involuntary
proceeding in any court or tribunal shall be instituted to declare the Developer insolvent or
unable to pay the Developer’s debts; or the Developer makes an assignment for the benefit of its
creditors; or a trustee or receiver is appointed for the Developer or for the major part of the
Developer’s property; the City may elect, but is not required to, terminate this Agreement with or
without notice, to the extent permitted by law and enforceable under applicable federal
bankruptcy laws.

D. If, in the Developer’s judgment, the City is in material default of this Agreement,
the Developer shall provide the City with a written statement indicating in adequate detail any
failure on the City’s part to fulfill its obligations under this Agreement. The Developer may not
exercise any remedies against the City in connection with such failure until sixty (60) days after
giving such notice. If such default cannot be cured within such sixty (60) day period, such
period shall be extended for such time as is reasonably necessary for the curing of the same, so
long as the City diligently proceeds with such cure; if such default is cured within such extended
period, the default shall not be deemed to constitute a breach of this Agreement. A default not
cured as provided above shall constitute a breach of this Agreement. Any failure or delay by the
Developer in asserting any of its rights or remedies as to any default or any alleged default or
breach shall not operate as a waiver of any such default or breach of any rights or remedies it
may have as a result of such default or breach.

E. In addition to any other rights or remedies, a party may institute legal action

against the other party to cure, correct, or remedy any default, or to obtain any other remedy
13



consistent with the purpose of this Agreement, either at law or in equity, including, but not
limited to, the equitable remedy of an action for specific performance; provided, however, no
recourse for any claim under or upon any obligation contained in this Agreement shall be had
against the City, its officers, agents, attorneys, representatives, or employees, in any amount or in
excess of any specific sum agreed to be paid by the City pursuant to this Agreement; and no
liability, right, or claim at law or in equity shall be attached to or incurred by the City, its
officers, agents, attorneys, representatives, or employees in any amount in excess of any specific
sums agreed by the City to be paid hereunder, and any such claim is hereby expressly waived
and released as a condition of and as consideration for the execution of this Agreement by the
City.

F. The rights and remedies of the parties are cumulative and the exercise by a party
of one or more such rights or remedies shall not preclude the exercise, at the same time or
different times, of any other rights or remedies for the same default or for any other default by
the other party.

Section 14. Amendment.

This Agreement, and any exhibits attached to this Agreement, may be amended only in a
writing signed by all parties with the adoption of any ordinance or resolution of the City
approving the amendment, as provided by law, and by execution of the amendment by the parties
or their successors in interest. Except as otherwise expressly provided herein, this Agreement
supersedes all prior agreements, negotiations, and discussions relative to the Project.

Section 15. Counterparts.

This Agreement may be executed in two or more counterparts, each of which shall be

deemed an original but all of which together shall constitute one and the same instrument.
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be

executed by their duly authorized officers on the above date at Yorkville, Illinois.

City of Yorkville, an Illinois municipal corporation

By:
President
Attest:
City Clerk
By:
Its Owner
Attest:
Secretary

16



Exhibit A

Legal Description of the BD District
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Exhibit B

City of Yorkville
800 Game Farm Road

REQUEST FOR REIMBURSEMENT

[Date]
Yorkville, Illinois 60560
Re: Redevelopment Agreement dated , by and between the United City of
Yorkville, Kendall County, Illinois and (the “Developer™)

Dear Sir:

Date:

Date:

You are requested to reimburse the Owner and the Developer described above in the amount of
for the purpose(s) set forth in this Request for Reimbursement.

1. The amount requested to be disbursed pursuant to this Request for Reimbursement will be used to
reimburse those Business District Project Costs detailed in Schedule 1 attached to this Request for
Reimbursement.

2. The undersigned certifies that:

0]

the amounts included were made or incurred in accordance with the construction
contracts, and building permits heretofore in effect;

(i) the amounts paid or to be paid, as set forth in this Request for Reimbursement, represents
funds due and payable for Business District Project Costs;

(iii) the expenditures for which amounts are requisitioned represent proper Business District
Project Costs and have not been included in any previous Request for Reimbursement;

(iv) the moneys requisitioned are not greater than those necessary to meet obligations due and
payable or to reimburse the Developer for its funds actually advanced for the Project;

V) the Developer is not in default under the Agreement and nothing has occurred to the
knowledge of the Developer that would prevent the performance of its obligations under
the Agreement.

3. Attached hereto are copies of invoices or bills for each item of which the Developer is seeking

reimbursement.

By:

APPROVED:
United City of Yorkville, an Illinois municipal corporation
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Exhibit C
Use agreement extension annual fee

Annual fee for usage of 48 parking spaces between April 1 and November 1 of each year listed:

Count Year Annual Fee
1 2039 $5,000
2 2040 $5,063
3 2041 $5,126
4 2042 $5,190
5 2043 $5,255
6 2044 $5,320
7 2045 $5,387
8 2046 $5,454
9 2047 $5,522
10 2048 $5,591
11 2049 $5,661
12 2050 $5,732
13 2051 $5,804
14 2052 $5,876
15 2053 $5,950
16 2054 $6,024
17 2055 $6,099
18 2056 $6,176
19 2057 $6,253
20 2058 $6,331
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Exhibit D
Illustration and narrative of use of Clark Park by the Developer for ceremonies granted

[Map of park with shelter and trail]
| [Map should have a drawn outline of footprint reserved]
[Map of areas of the park where group rentals will still be allowed concurrent with wedding
ceremonies by Developer]

Per Park Rental and Use Policies , the developer shall have exclusive use of the area generally
within the footprint drawn on the map during the times set forth previously in this
agreement in Section 3, Paragraph E. This area is understood to be a small clearing and
shelter and will be used for wedding ceremonies and other gatherings. Use of the area
during the ceremony may include chairs, platforms, decorations, and other related items.
Both parties understand that the area outside of the footprint drawn on the map above will
still be open to the public, even during times when ceremonies are active.,
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Memorandum

To: Park Board
From: Bart Olson, City Administrator
CC:

Date: October 5, 2017
Subject: Clark Park parking lot

Summary

Review of a discussion between the City and the 104 N Bridge St developer for a public private
partnership on a parking lot to be constructed in and/or adjacent to Clark Park.

Background

During the discussion of the rezoning and variance application from Mark Southern for the 104
N Bridge St property, it became apparent that the size, location, and use of the property would provide
some access and parking challenges. First, the right-in-right-out driveway and the location of the
property adjacent to the raised median on Route 47 prevents the property from ever having full access.
While the developer would have been ok with right-in-right-out access onto Route 47, the topography of
the property would have required a second right-in-right-out access on the north side of the property
(one entrance for deliveries, one for the parking lot). IDOT’s initial review of this plan was not
favorable, which meant that we needed to look at full access to the property somewhere through Clark
Park. Second, the size and use of the property posed some challenges to the amount of parking desired
for the property. From a land-use perspective, we think the developer would be able to easily meet, but
not exceed, the minimum parking requirements for the use of the property within the property
boundaries. However, the nature of a restaurant/banquet facility means peak usage above the minimum
requirements within our zoning code — so the developer has targeted additional parking spaces as
necessary for successful operation of the restaurant. Very early concept plans for the property show that
40 spaces can comfortably fit on north end of the property. The building would likely sit in the middle
of the property, and green space on the south end of the property. The building can not be shifted south
on the property much further than the initial drawings because of the topography of the south end of the
property, which means the developer has limited opportunity to add parking.

Ideally, the developer would like access to an additional 40 parking spaces in the immediate
area. While there are eight public parking spaces in the park off of E Main St, and there are a couple
dozen spaces around Town Square, we felt that the use of the Clark Park and the problems crossing
Route 47, respectively, would pose issues for regular use of the parking spaces by business patrons. All
of the above led to a discussion that the City could build a parking lot and access drive across the Clark
Park property which would both allow business patrons to access the 104 N Bridge St property and
would increase parking for the general public for Clark Park and Town Square uses.

Early proposal

The 104 N Bridge St property is not in a TIF district, and while the staff expressed some
willingness to explore whether the property could be added to the second Downtown TIF district
(currently under review by the City Council), the property owner plans on developing the property much



sooner than the TIF can be created. This meant that the City needs to look at more traditional incentive
arrangements, including sales tax sharing or other methods.

The discussions on property development and incentives led us to a public private partnership.
Since Mark Southern is the owner at Encap and an owner of Fishermen’s Inn, he brings great expertise
and a unique set of skills to environmental development, ecological restoration, and restaurant and
banquet facility operations. Encap has been the low bidder on many City naturalization projects in the
past. We envision utilizing Encap’s expertise and resources to both offset the City’s cost of the public
private partnership and to improve the facilities within the park.

Exact details of the arrangement are still being discussed between both parties, including
commitment amounts and types, but the general concept is as follows:

1) Access drive and signage
a. The City allows an access drive and directional/business signage to be constructed across
a portion of the Clark Park so that business patrons can access the 104 N Bridge St
parking lot from E Main St.

2) City parking lot
a. 40 or so parking spaces get added within or adjacent to Clark Park, with a significant
contribution coming from the developer for planning and construction of the spaces.
b. Some form of use agreement with the developer so that business patrons have access to
the 40 additional parking spaces in or adjacent to Clark Park during peak business
periods.

3) Park use and improvements

a. The City utilizes Encap’s expertise and resources at a discounted rate to improve areas
within the park for general public use, including removing invasive species, installing
high value plants and trees, and ecologically clearing areas viewpoint vistas within the
park.

b. The City partners with the property developer to improve the area around the existing
shelter for better use as a wedding ceremony site.

c. The property developer would receive be able to utilize the park for wedding ceremonies
in consideration for all of the above.

4) Water and sewer service

a. As a general incentive in the absence of a TIF agreement, the City has offered to replace
the existing, residentially-sized water and sewer lines across the Clark Park property,
with a larger water and sewer service. This offer would involve the City either
contracting or performing in-house the excavation of the existing service lines and
reinstallation of large service lines between the sewer and water mains near E Main St to
the edge of the 104 N Bridge St property. We would expect this cost to be around
$35,000 total, and could likely be funded out of the water and sewer fund.

Out of the items listed above, the most important component is the access drive and additional parking.
The developer has not closed on the property, but would expect to soon after a vote on the variance and
rezoning application. While neither the variance nor the rezoning application require the parking and
access issues to be addressed, the developer has let us know that he needs some guidance as to whether
the public private partnership above has a reasonable chance of succeeding. In general, staff is



supportive of the outline above. There are many hurdles yet to jump regarding: the contribution
amounts for all components; cost, use, and layout of the parking spaces in and near the park;
improvements to the park. However, we’ve found a willing negotiating partner and successful
developer in Mark Southern and we are optimistic all of these issues can be ironed out as long as
everyone is ok with the concept.

In general, staff has tried to layout two parking options. One that winds its way through the
property in an effort to save trees but with a larger overall footprint. The second is a compact rectangle
which generally extends off of the north side of the 104 N Bridge property (drawing not available yet) in
an effort to reduce cost and overall footprint, but at the cost of losing more trees than the other option.
We’ve prepared a first draft of the first parking layout option, which winds its way through the trees on
the property. This first draft has not been formally reviewed by Mark Southern, but it was passed out at
the EDC meeting last week. In general, the EDC was comfortable with a parking lot on the Clark Park
property, but wanted input from the Park Board as to whether the layout should wind through the trees
or be a compact rectangle. Additionally, the EDC gave some input about making sure the properties to
the east were properly buffered or bermed, and that the homes across the street from the exit to the
parking lot were given some consideration for light and traffic impacts.

Recommendation

Staff requests feedback on the above proposal and some input on the first draft parking layout vs
a compact rectangle layout.
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Memorandum

To: Economic Development Committee
From:  Krysti J. Barksdale-Noble, Community Development Director
CC: Bart Olson, City Administrator

Jason Engberg, Senior Planner
Date: September 25, 2017
Subject: PZC 2017-12 — 104 N. Bridge Street — Rezoning and Variance

BACKGROUND & REQUEST:

The petitioner, Mark Southern (contract purchaser), on behalf of Michael and Molly
Schomer, property owners, has filed an application with the United City of Yorkville, Kendall
County, Illinois, requesting rezoning approval from R-1, Single-Family Suburban Residence
District and R-2 Single Family Traditional Residence District to B-2 Retail Commerce Business
District. A variance is also sought by the petitioner to reduce the minimum required rear yard
setback in the B-2 zoning district from twenty feet (20’) to zero feet (0’). The real property,
comprised of two parcels,
is approximately 1.05-acres
and is located at 104 North |§
Bridge Street, just east of
lllinois Route 47, south of |
E. Main Street,
immediately north of the
Fox River and west of Ron
Clark Park in Yorkville,
Ilinois.

Currently, a single-
family home is situated on
the property which
straddles two (2) parcels.
As proposed, the petitioner
will demolish the existing
home and construct a two- L & RN :
story building with surface parking which will contain an approximately 12,000 square foot
restaurant and banquet hall. The main floor of the building (~8,000 square feet) will house the
food service and restaurant operations while the lower level, about 4,000 square feet, will be
used as the banquet facility.

The building is planned to be constructed immediately adjacent to the eastern property
line, thereby necessitating the zero foot setback due the unique constraints of the topography in
the area. The site topography also dictates stairs be proposed along the western walkway around
the building to access the delivery area and trash enclosure. The parking lot will be constructed
to the north of the restaurant structure along the eastern and western property lines. The plan
illustrates utilizing the existing right-in/right out access drive off of Illinois Route 47 for
deliveries. However, the primary access point for this proposed project will be constructed north
of the property off of East Main Street through Ron Clark Park via a public/private partnership
between the petitioner and the City whereby additional parking for the recreational area will be
provided. This public/private partnership will be memorialized under a separate development



agreement presented to the EDC and City Council at future meeting. The park will also serve as
an intervening land use and densely screened landscape buffer between the proposed commercial
use and the nearby existing residential homes.

Finally, the minimum off-street parking requirement for the proposed restaurant has been
met on site via 38 parking stalls and bicycle racks. While no monument site signage has been
illustrated on the plan, it is anticipated such signage will be incorporated into the final site design
and signage details will be reviewed at time of building permit and will be required to adhere to
the current sign ordinance regulations.

EXISTING CONDITIONS:

The existing zoning and land use for properties surrounding the subject property are as
indicated below:

Zoning Land Use
North 0OS-1, Open Space (Passive) Ron Clark Park (City)
East OS-1, Open Space (Passive) Ron Clark Park (City)
South Waterway Fox River
West Transportation Corridor Illinois Route 47 (Bridge Street)

COMPREHENSIVE PLAN COMPLIANCE:

The City’s Comprehensive Plan Update 2016 designated this parcel as “Traditional
Neighborhood Residential” and “Parks and Open Space”. In general, the Traditional
Neighborhood Residential designation is intended primarily for single-family detached
residences, “preserving and maintaining the...scale and design of the existing housing stock.”
While the Parks and Open Space land use designation is intended to preserve existing active
centers for recreational activity through a well connected system of open spaces, trails and
“green” infrastructure.

However, the Comprehensive Plan Update 2016 offered a more detailed analysis of areas
within the City that abutted major thoroughfares as part of a corridor study, further defining the
relationships and development pattern of future land uses and surrounding neighborhoods. In
Section 8 — Corridors of the updated plan, the subject property is identified within Zone F
(Walnut Street to Fox River), it is envisioned that the existing residential development pattern be
preserved and branding elements, such as streetscape and gateway signage, be installed to
promote this areas characteristic as one of the “Old Bristol” neighborhoods.

ZONE F - TRADITIONAL RESIDENTIAL

(WALNUT STREET TO FOX RIVER)

This zane is charstarizad by singlefamily hausing
raditional gridded street network,
nted and srmall-scale office, retail

« Maintain and enhance the traditional
residential development pattern.

+ Devalop gataway signage and other branding
alements related to the "Old Bristel” ar
"Yorkville" neighborhaod,

BEECHER
[




Although the proposed commercial land use is not consistent with the future land use
designation as Traditional Neighborhood Residential”, the Zone F area identified in the
Comprehensive Plan Update 2016 does recognize this location adjacent to a major arterial
roadway as having small-scale office, retail and institutional uses scattered throughout. Since it is
the intent of the petitioner to enhance the park and open space areas nearby and on their property
to take full advantage of the mature landscaping and river front views, it is staff’s
recommendation that the petitioner maintain the neighborhood scale, and incorporates high
quality development design with a “nod” to the surrounding “Old Bristol” residential character.

AMENDMENT CRITERIA:

Section 10-4-10-B-3 of the City’s Zoning Ordinance establishes standards for proposed
amendment requests. Where the purpose and effect of the proposed amendment are to change
the zoning classification of a particular property, the Planning and Zoning Commission shall
make findings based upon the evidence presented to it in each specific case with respect to the
following matters:

1. The existing uses and zoning of nearby property.

2. The extent to which the property values are diminished by the particular zoning
restrictions.

3. The extent to which the destruction of property values of plaintiff promotes the health,
safety, morals or general welfare of the public.

4. The relative gain to the public as compared to the hardship imposed upon the individual
property owner.

5. The suitability of the subject property for the zoned purposes.

6. The length of time the property has been vacant as zoned considered in the context of
land development in the area in the vicinity of the subject property.

7. The community need for the purposed use.
8. The care to which the community has undertaken to plan its land use development.

The Petitioner has provided written responses to these amendment standards as
part of their application and requests inclusion of those responses into the public record at
the October 11, 2017 Planning and Zoning Commission meeting.

STANDARDS FOR GRANTING A VARIANCE:

The Planning and Zoning Commission must base its decision to vary, or recommend
varying, the Petitioner’s request for minimum required rear yard setback relief of the Zoning
Ordinance regulation upon the following standards (Section 10-4-7-C):

1. Because the particular physical surroundings, shape or topographical conditions
of the specific property involved, a particular hardship to the owner would result,
as distinguished from a mere inconvenience, if the strict letter of the regulations
was carried out.



2. The conditions upon which the petition for a variation is based are unique to the
property for which the variation is sought and are not applicable, generally, to
other property within the same zoning classification.

3. The alleged difficulty or hardship is caused by this Title and has not been created
by any person presently having an interest in the property.

4. The granting of the variation will not be detrimental to the public welfare or
injurious to other property or improvements in the neighborhood in which the
property is located.

5. The proposed variation will not impair an adequate supply of light and air to
adjacent property, or substantially increase the congestion in the public streets, or
increase the danger to the public safety, or substantially diminish or impair
property values within the neighborhood.

The Petitioner has provided written responses to these variance standards as part of
their application and requests inclusion of those responses into the public record at the
October 11, 2017 Planning and Zoning Commission meeting.

STAFF COMMENTS:

The City Administrator will be providing additional information regarding the
public/private partnership for the additional parking on the Ron Clark Park site as part of this
development. A public hearing is scheduled on October 11, 2017 before the Planning and Zoning
Commission for the requested rezoning and variance. A recommendation will be forwarded to
the City Council for consideration at the October 24, 2017 regularly scheduled meeting.

Staff will be available to answer any question the Economic Development Committee
may have at Tuesday night’s meeting.

Attachments:

1. Copy of Petitioner’s Applications for Rezoning and Variance w/exhibits.
2. Proposed Conceptual Site Plan prepared by HR Green dared 09/20/17.
3. Copy of Public Notice.



LETTER OF TRANSMITTAL

.
] Date: __ September 8, 2017

Job No. 171231

H RG reen Subject 104 N. Bridge Street Property
651 Prairie Pointe, Suite 201 VIA (as checked below):
Yorkville, lllinois 60560

630.553. 7560 B4 Messenger/Delivery [ ]| Regular Mail

[ ] UPS Ground [] UPS Next Day

T M. Krysti Barksdale-Noble
Community Development Director
800 Game Farm Road
Yorkville, lllinois 60560
[] Shop Drawings [ Prints [] Plans [] Survey [] Piat
[] Specifications  [_] Copy of Letter ~ [] Change Order See Below

Copies Date Description
2 09/08/17 | Rezoning Request Application
2 09/08/17 | Variance Request Application
2 09/08/17 | Exhibit A — Legal Description
2 09/08/17 | Exhibit B — Surrounding Parcels
1 09/07/17 | Application Fee (Check)

[] For Approval [ ] For Your Signature [ 1ForYourUse [ ]As Requested
For Review and Comment

Please review for completeness and provide any comment next week if you see any information we need
to revise to provide with the compliance of the application. Thank you.

Copies to: _Mark Southern, via email Signed: /Z g M\

Bévid W. Schultz, P.E., LEED AP
Project Manager

TA\2017\171231\Design\Corritrn-0908 1 7-noble.doc




HRGreen

Exhibit A

HR Green Job #171231
104 N. Bridge Street {IL Route 47)
United City of Yorkville, IL

LEGAL DESCRIPTION

That part of Lots 5 and 6 in Block 21 of the Original Village of Bristol and that part of the Northwest
Quarter of Section 33, Township 37 North, Range 7 East of the Third Principal Meridian, all described
as follows: Beginning at the Southeasterly comer of Lot 6 in said Block 21; thence North 6 degrees
11 minutes East along the Easterly line of said lot, 115 feet; thence North 83 degrees 00 minutes
West, parallel with the Northerly line of said Block 21, 157.62 feet to the Westerly line of said block;
thence South 6 degrees 11 minutes West along said Westerly line 115 feet to the Southwesterly
comer of said Block, being along the Easterly line of lllinois Route 47; thence South 7 degrees 10
minutes West along said Easterly line to the Northerly bank of the Fox River; thence Easterly along
said Northerly bank to a line drawn South 6 degrees 11 minutes West, being the extension Southerly
of the Easterly line of Lot 6 in said Block 21, from the point of beginning; thence North 6 degrees 11
minutes East along said extended Easterly line to the point of beginning, in the Village of Yorkville,
Kendall County, lllinois.

Excepting therefrom, that portion conveyed to the People of the State of lllincis, Department of
Transportation by Warranty Deed, recorded as document 82-1167.

Also excepting therefrom, that portion described as Parcel 3KC0073 in condemnation case no. 2011
ED 3 in the Circuit Court for the 16™ Judicial Circuit, Kendali County, lllinois, per Order Vesting Title,
recorded as document 201100006923,

HRGreen.com

Phone 630.553.7560 Fax 630.553.7646 Toll Free 800.728.7805
651 Prairie Pointe Drive, Suite 201, Yorkville, lllinois 60560



Exhibit B

02-32-277-001 02-33-109-011

UNITED CITY OF YORKVILLE ELLINGER, DAMEN

800 GAME FARM RD 206 E MAIN ST

YORKVILLE, IL 60560 YORKVILLE, IL 60560
02-33-106-007 02-33-109-001

EDDY, GUY W GAEBLER, GAIL TR

201 E MAIN ST 202 E MAIN ST

YORKYVILLE, IL 60560 YORKVILLE, IL 60560
02-32-230-004 02-32-231-007

ERICKSON, BERT & HOLLY SAHLAS, PETERN

102 RIVER RD 208 RIVER RD UNIT 8
YORKVILLE, IL 60560 YORKVILLE, IL 60560
02-32-230-003 02-33-108-001

BERGER, CAROL UNITED CITY OF YORKVILLE
202 CHURCH ST 800 GAME FARM RD
YORKVILLE, IL 60560 YORKVILLE, IL 60560
02-32-231-006 02-33-104-001

CHICAGO TITLE LAND TRUST COMPANY, % UNITED CITY OF YORKVILLE
PETER M SAHLAS (YORKVILLE PARK)

106 RIVER ST 800 GAME FARM RD
YORKUVILLE, IL 60560 YORKVILLE, IL 60560
02-33-107-001 02-33-107-003

COX, MICHAEL P PLOCHER, RONALD R & KELLY
106 W MAIN ST 102 W MAIN ST

YORKVILLE, IL 60560 YORKVILLE, IL 60560
02-33-108-007 02-33-107-002

SCHOMER, MICHAEL & MOLLY GORGES, TIMOTHY A & SARAH M
104 N BRIDGE ST 104 W MAIN ST

YORKYVILLE, IL 60560 YORKVILLE, IL 60560
02-33-108-006 02-32-230-002 _
UNITED CITY OF YORKVILLE TOSCHAK, JOHN E & VICKIE J
800 GAME FARM RD 108 W MAIN ST

YORKVILLE, IL 60560 YORKVILLE, IL 60560
02-33-108-008 02-33-105-006

SCHOMER, MICHAEL & MOLLY ORSBURN LERQY J & CONNIE R &, ORSBURN
104 N BRIDGE ST AMANDA L

YORKVILLE, IL 60560 105 E MAIN ST

YORKVILLE, IL 60560
02-33-108-005

UNITED CITY OF YORKVILLE 02-32-230-001
800 GAME FARM RD WALKER, WESLEY P
YORKVILLE, IL 60560 110 W MAIN ST

YORKVILLE, IL 60560



Exhibit B

02-33-105-010

OM & CHHAYA INC,
1493 BURBERRY LN
SCHAUMBURG, IL 60173

02-33-107-004
COVENY, VICTORIA K
201 N BRIDGE ST
YORKYVILLE, I 60560

02-33-105-008
BUSHMAN, LOIS TRUST
353 NELSON DR
GENEVA, IL 60134

02-33-105-007

KOTELES, JACK K & KATHLEEN
107 E MAIN ST

YORKVILLE, IL 60560

02-33-105-005

OM & CHHAYA INC,
1493 BURBERRY LN
SCHAUMBURG, IL. 60173

02-33-110-002

ERICKSON, BERT & HOLLY
102 RIVER RD

YORKVILLE, IL 60560



United City of Yorkville
800 Game Farm Road
Yorkville, Illinois 60560
Telephone: 630-553-4350
Fax: 630-553-3436

APPLICATION FOR REZONING

Purpose of Application

An application for Map Amendment, or commonly referred to as “rezoning”, is a request to reclassify a property
from one zoning designation to within another zoning district. Requests for rezoning must not be merely
arbitrary, but has to have validity as to the appropriate zoning classification for the existing or proposed land
use in consideration of certain factors such as: the existing land use and zoning of the surrounding properties;
suitability of the land use within the current zoning district; the trend of development in the general area;
impact the proposed rezoning would have on traffic; the potential diminishment of property values due to the
rezoning; and the promotion of public health, safety, morals or general welfare of the public as a result of the
proposed rezoning,

This packet explains the process to successfully submit and complete an Application for Rezoning, It includes
a detailed description of the process and the actual application itself (Pages 6 to 12). Please type the required
information in the application on your computer. The application will need to be printed and signed by the
applicant. The only item that needs to be submitted to the city from this packet is the application. The rest of
the packet is to help guide you through the process unto completion.

For a complete explanation of what is legally required throughout the Rezoning Request process, please refer
to “Title 10, Chapter 14, Section 7 Amendments” of the Yorkville, Illinois City Code.




Application Procedure

Procedure Flow Chart

‘ Step 1
r Submit Application, Fees, and All Pertinent Information to the

Community Development Department

= = - s = — ik

4

§ Step 2
If Applicable
Plan Council Review
(Meets 2nd and 4th Thursday of the month)

E.“ T
Step 3
Plan Commission Public Hearing
(Meets 2nd Wednesday of the Month) l
Step 4
City Council Public Hearing

(Meets 2nd and 4th Wednesday of the Month)




Application Procedure

Application Submittal
The following must be submitted to the Community Development Department:

» 2 original signed applications with legal description.

= 5 copies each of the application and exhibits, proposed drawings, location map, and site plan.
Large items must be folded to fit in a 10” x 13” envelope.

* Appropriate filing fee. (See attached Fee Sheet on page 5)

* 1 CD containing an electronic copy (pdf) of each of the signed application (complete with
exhibit), proposed drawings, location map, and site plan. A Microsoft Word document with the
legal description is required on the CD.

Within one (1) week of submittal, the Community Development Department will determine if the application
is complete or if additional information is needed. These materials must be submitted a minimum of 45 days
prior to the targeted Plan Commission meeting. An incomplete submittal could delay the scheduling of the
project.

Applicant will be responsible for payment of recording fees and public hearing costs, including written
transcripts of the public hearing and outside consultant costs (i.e. legal review, land planner, zoning coordinator,
environmental, etc.). The applicant will be required to establish a deposit account with the city to cover these
fees. The Petitioner Deposit Account/Acknowledgement of Financial Responsibility form is attached to this

document and must be submitted with the application.

Plan Council (If Applicable)

Applicant may present the proposed request to the Plan Council. The Plan Council meets on the 2nd and 4th
Thursday of the month. The members of the Council include the Community Development Director, City
Engineer, the Building Department Official, the Public Works Director, the Director of Parks and Recreation, a
Fire Department Representative, and a Police Department Representative. Upon recommendation by the Plan
Council, applicant will move forward to the Plan Commission hearing.

Step 3

Plan Commission

Applicant will attend a public hearing conducted by the Plan Commission. The Plan Commission meets on the
2nd Wednesday of the Month at 7:00pm. Notice will be placed in the Kendall County Record by the United
City of Yorkville. The applicant is responsible for sending certified public hearing notices to adjacent property
owners within 500 feet of the subject property no less than 15 days and no more than 30 days prior to the
public hearing date. Twenty Four (24) hours prior to the public hearing, a certified affidavit must be filed by
the applicant with the Community Development Department containing the names, addresses and permanent
parcel numbers of all parties that were notified. The Plan Commission will conduct a public hearing on the
request, take public comments, discuss the request, and make a recommendation to City Council.




Application Procedure

City Council

Applicant will attend the City Council meeting where the recommendation of the rezoning request will be
considered. The City Council meets on the 2nd and 4th Tuesdays of the month at 7:00pm. City Council will
make the final approval of the rezoning request.

Dormant Applications

The Community Development Director shall determine if an application meets or fails to meet the requirements
stated above. If the Director determines that the application is incomplete it will become dormant under these

circumstances:

+ The applicant has been notitied of such deficiencies and has not responded or provided a time line for
completing the application within ninety (90) days from the time of notification.

« The applicant has not responded in writing to a request for information or documentation from the
initial plan commission review within six (6) months from the date of that request.

* The applicant has not responded to a request for legal or engineering deposit replenishment for city
incurred costs and fees within ninety (90) days from the date of the request.

If the Community Development Director has sent the required notice and the applicant has not withdrawn their
application or brought it into compliance, then the director shall terminate the application. After termination,
the application shall not be reconsidered except after the filing of a completely new application.

Withdrawal or termination of an application shall not affect the applicant’s responsibility for payment of any
costs and fees, or any other outstanding debt owed to the city. The balance of any funds deposited with the city
that is not needed to pay for costs and fees shall be returned to the applicant. (Ord. 2011-34, 7-26-2011)




United City of Yorkville
800 Game Farm Road
Yorkville, Olinois 60560
Telephone:  630-553-4350

Fax: 630-553-7575
INVOICE & WORKSHEET
PETITION APPLICATION
CONTACT: DEVELOPMENT/ PROPERTY:
Mark Southern 104 N. Bridge Sfreet
Acreage: 1.06
Date: 831717
Concept Plan Review: [1Yes [1 No 5

Engineering Plan Review Deposit of $500 due

Amendment: [] Yes []1No 3
$500.00 Fee due for each: (Annexation) (Plan) (Plat) (PUD)

Annexation: [] Yes [1No b
$250.00, plus $10/acre for each acre over 5.
# of acres: -5= xf10= + 8250

Rezoning: [1Yes []1No 3 200.00
$200.00, plus $10/acre for each acre over 5.
# of acres: -5= x $10= + $200

If annexing and rezoning, charge only 1 per acre fee.
If rezoning to a PUD, charge PUD Development Fee- not Rezoning Fee.

Special Use: [] Yes [ 1 No 3
$250.00, plus $10/acre for each acre over 5.
# of acres: 5= x§10= +§250
Mile and ¥ Review: $250.00 ] Yes []No $
Zoning Variance: $85.00 [1Yes []No §85.00

Quiside Consultants deposit of $500.00 due

Preliminary Plan Fee: $500.00 []Yes []1Neo L]
P.U.D. Fee: 3$500.00 [1Yes [1Ne $
Final Plat Fee: $500.00 [] Yes [1No $
Engineering Plan Review Deposit: [] Yes [1No $ 2,500.00

[ ] Less than 1 acre = $1,000 due

[ 1Over 1 acre and less than 10 acres = $2,500 due

[ 1 Over 10 acres and less than 40 acres = $5,000 due

[ ] Over 40 acres and less than 100 acres = $10,000 due
[ ] Over 100 acres = $20,000 due

Qutside Consultants Deposit: [1Yes [1No 5 1,000.00
Legal, Land Planner, Zoning Coordinator, Environmental Services

Annexation subdivision and Special Use:

[ 1 Less than 2 acres = $1,000 due

[ 1 Over 2 acres and less than 10 acres = $2,500 due

[ ] Over 10 acres = $5,000 due

TOTAL AMOUNT DUE: $3,785.00

Word! Q Drive/ Dev. Dep. ARO/ Fer Sheet Whst




Application For Re-Zoning

| STAFF USE ONLY
| Date of Submission [09/08/2017 PC#

Development Name |N Bridge St Redevelopment

Applicant Information

Name of Applicant(s) | Mark Southern

Business Address | 49 W 693 Hinckley Road

City | Big Rock State | IL ZIP | 60511
Business Phone [ (815) 739-3552 Business Fax
Business Cell Business E-mail msouthern@encapinc_ne‘t

Property Information

Name of Holder of Legal Title { Schomer, Michael & Nolly

If Legal Title is held by a Land Trust, list the names of all holders of any beneficial interest therein:

Property Street Address | 104 N. Bridge Street

Description of Property’s Physical Location
Located on the E side of N Bridge St, between E Main St and the Fox River.

Zoning and Land Use of Surrounding Parcels

North 085-1, Passive Gity Park (Ron Clark)
East 085-1, Passive City Park (Ron Clark)
South Waterway - Fox River
West IL Route 47 (N Bridge St) ROW
Current Zoning Classification |R-1 and R-2 Requested Zoning Classificaion | B-2
Comprehensive Plan Future Land Use Designation | R-{ Total Acreage | 1.05

Kendall County Parcel Number(s) Within Proposed PUD
02-33-108-007 02-33-108-008




Application For Rezoning

Property Information

List all governmental entities or agencies required to receive notice under Illinois law:

United City of Yorkville

IEPA
IHPA
IDNR

lllinois Department of Transportation (IDOT)

Is the property within City limits?

Does a floodplain exist on the property?

Additional Contact Information

Attorney

Yes

N\

Yes |V

No

No

Name | Jeffrey L. Lewis

Address | 2045 Aberdeen Court, Suite A

City | Sycamore

Engineer

City | Yorkville

Planner

City | Yorkville

Phone | 630-553-7560

State | IL ZIP | 60178
Phone | (815) 748-0380 . Fax |(815) 748-4030
E-mail | Jefirey Lewis <jlewis@kleinstoddard.coms
Name | HR Green Inc. - David Schultz
Address | 651 Prairie Pointe Drive, Suite 201
State | IL ZIP | 60560
Phone | 630-708-5002 ’ Fax | 630-553-7646
E-mail | dschultz@hrgreen.com
Name | HR Green Inc.
Address | 651 Prairie Pointe Drive, Suite 201
State | IL ZIP {60560
Fax | 630-553-7646

E-mail | dschultz@hrgreen.com




Application For Rezoning

Rezoning Standards

Please state the existing zoning classification(s) and uses of the property within the general area of the proposed
rezoned property:

North: 0S-1, Passive City Park (Ron Clark) - Walking Paths, Benches and access to River.
East: 0OS-1, Passive City Park {(Ron Clark) - Walking Paths, Benches and access to River.

South: Waterway - Fox River and Business District across River and Recreation Activity.
West: Roadway and Residential beyond to the West.

Please state the trend of development, if any, in the general area of the property in question, including

changes, if any, which have taken place since the day the property in question was placed in its present zoning
classification:

The trend of development along the southern bank of the Fox River is business and recreation.
The trend of development along the Route 47 corridor is also business and recreation. The

property immediately to the north and east of the subject property is open space/passive park.

Please state the extent to which property values are diminished by the particular zoning restrictions:

The existing zoning will not allow for a business to operate on the property. A business is the

highest and best use for this subject property following the trend of development since it is located
directly on Route 47 and the north bank of the Fox River.

The new zoning will not diminish the values of the surrounding properties.

Please state the extent to which the destruction of property values of plaintiff promotes the health, safety,
morals, and general welfare of the public:

There is no Plaintiff and no property values are being destroyed.

The business will provide for local job opportunities, make a significant capitol investment in the
community, and will reduce the real estate tax burden off of the residence of the community.

Development will also take a vacant property which could be a hazard to the community and make
it productive again.




Application For Rezoning

Rezoning Standards

Please state the relative gain to the public as compared to the hardship imposed upon the individual property
owner:

The highest and best use of this property is business use open to the public. This complements

the development trend in the area and promotes community gathering on the subject property and
adjacent public property (Ron Clark Park).

The busingss use is also in agreement with the City's Comprehensive Plan.

Please state the suitability of the subject property for the zoned purposes:

The propenty in question is deemed suitable for the construction of a business due to its location
adjacent a highly traveled Route 47, which has been recently improved, and along the Fox River.

Please state the length of time the property has been vacant as zoned considered in the context of land
development in the area in the vicinity of the subject property:

The property has been used as a single family residence and currently has been vacant since the
property has been on the market for sale.

Please state the community need for the proposed land use:

The community is seeking businesses to locate within the confines of the City. Businesses create
job opportunities, make capitol investments, and lessen the real estate tax burden from the local
residents. The additional new business generates visits from individuals who live and work
outside of the City, and frequent the business and make purchases in the community.




Application For Rezoning

Rezoning Standards

With respect to the subject property, please state the care with which the community has undertaken to plan its
land use development:

The United City of Yorkville has recently completed a revised comprehensive plan. The
comprehensive plan process was a lengthy process that allowed for and encouraged input by all
area stakeholders. This property was identified as business development property.

Please state the impact that such reclassification will have upon traffic and traffic conditions on said routes; the
effect, if any, such reclassification and/or annexation would have upon existing accesses to said routes; and the

impact of additional accesses as requested by the petitioner upon traffic and traffic conditions and flow on said
routes (Ord. 1976-43, 11-4-1976):

The present use of the property as residential conflicts with the intended traffic flow and pattern
along Route 47. Changing the use to business zoning will tend to promote a more fluid traffic flow
similar to neighboring business properties.

Traffic and traffic conditions (level of service) has been recently upgraded based on the

completion of the Route 47 improvements through the area to safety and effectively move
vehicles and pedestrians.

Attachments

Applicant must attach a legal description of the property to this application and title it as “Exhibit A”.

Applicant must list the names and addresses of any adjoining or contiguous landowners within 500 feet of the

property that are entitled notice of application under any applicable City Ordinance or State Statute. Attach a
separate list to this application and title it as “Exhibit B,

10



Application For Rezoning

I'verify that all the information in this application is true to the best of my knowledge. Iunderstand and accept
all requirements and fees as outlined as well as any incurred administrative and planning consultant fees which
must be current before this project can proceed to the next scheduled committee meeting.

I understand all of the information presented in this document and understand that if an application becomes
dormant it is through my own fauit and I must therefore follow the requirements outlined above.

Applicagt-Sfignature Date
09-08-2017

‘\-—D

THIS APPLICATION MUST BE NOTARIZED
PLEASE NOTARIZE IN THE SPACE BELOW:

\LLMADODO  § wi_LL__qun_Kane
LL $ '
NOTARGYNPUBLIC-STATEOFILLINGS ¢ SIGNED BEFORE ME WW&MNM
MY COMMSSION EXPIRES.(8320  §

NOTARY PUBLIC W

11



United City of Yerkville

500 Game Farm Rosd Petitioner Deposit Account /
T e St 350 Acknowledgment of Financial
Woisite: ;sz:;;j:kf/iﬂe. Hlus Res ponsi bil ity

Development/Property Address: Project No.: FOR CITY USE ONLY Fund Account No.: FOR ¢ITY USE ONLY
104 N. Bridge Sireet

Petition/Approval Type: check appropriate box(es) of approval reguested
Coneept Plan Review [ Amendment (Text) (Annexation) (Plat) O Anmexation

Rezoning 0 Special Use 0O Mile and % Review
Zoning Variance Q Preliminary Plan 0 Final Plans
aOPrPUD. [0 Final Plat -

Petitioner Deposit Account Fund:

It is the policy of the United City of Yorkville to require any petitioner seeking approval on a project or entitlement request to
establish a Petitioner Deposit Account Fund to cover all actual expenses occurred as a result of processing such applications and
requests. Typical requests requiring the establishment of a Petitioner Deposit Account Fund include, but are not limited to, plan
review of development approvalalengineering permits. Deposit account funds may also be used to cover costs for services related to
legal fees, engineering and other plan reviews, processing of other governmental applications, recording fees and other outside
coordination and consulting fees. Each fund aceount is established with an initial deposit based upon the estimated cost for services
provided in the INVOICE & WORESHEET PETITION APPLICATION. This initial deposit is drawn against to pay for these
services related to the project or request. Periodically throughout the project review/approval process, the Financially Responsible
Party will receive an invoice reflecting the charges made against the account. At any time the balance of the fund account fall below
ten percent (10%) of the original deposit amount, the Financially Responsible Party will receive an invoice requesting additional
funds equal to one-hundred percent (100%} of the initial deposit if subsequent reviews/fees related to the project are required. In the
event that a deposit account is not immediately replenished, review by the administrative staff, consultants, boards and commissions
may be suspended until the account is fully replenished. If additional funds remain in the deposit aceccunt at the completion of the
project, the city will refund the halance to the Financially Responsible Party. A written request must be submitted by the Financially
Responsible Party to the city by the 15t of the month in order for the refund check to be processed and distributed by the 15% of the
following momth. All refund checks will be made payable to the Financially Responsible Party and mailed to the address provided
when the account was established.

ACEKNOWLEDGMENT OF FINANCIAL RESPONSIBILITY

Name/Company Name: Address: City: State: Zip Code:
Mark Southern 49 W 683 Hinckley Road Big Rock I 80511
Telephone: Mobile: Fax: E-mail:

{815) 739-3552 msouthern@®ancapinc.nat

Financially Responsible Party:

I acknowledge and understand that as the Financially Responsible Party, expenses may exceed the estimated initial deposit and,
when requested by the United City of Yorkville, I will provide additional funds to maintain the required account balance. Further,
the sale or other disposition of the property does not relieve the individual or Company/Corporation of their obligation to maintain a
positive balance in the fund account, unless the United City of Yorkville approves a Change of Responsible Party and transfer of
funds. Should the account go into deficit, all City work may stop until the requested raplenishment deposit is received.

Print Name: Mark S,puthern’ Title: Owner

Signature*: W ~—. Date: 09-08-2017
v ———

*The name of the individual and the person who signs this declaration must be the same. If a corporation is listed, o
corporate officer must sign the declaration (President, Vice-President, Chairman, Secretary or Treasurer)

FOR CITY USE ONLY

ACCOUNT CLOSURE AUTHORIZATION:

Date Requested: J Completed [ Inactive
Print Name: 1 withdrawn [ Collections
Signature: (I Other

DEPARTMENT ROUNTING FOR AUTHORIZATION: [ Comm Dev. [ Building [ Engineering [ Finance [ Admin.
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United City of Yorkville
800 Game Farm Road
Yorkville, Hlinois 60560
Telephone: 630-553-4350
Fax: 630-553-3436

APPLICATION FOR VARIANCE REQUEST

Purpose of Application

The purpose of a variance is to provide relief from certain regulations of the zoning ordinance to permit the use
of land in a way that is not otherwise permitted under the ordinance. A variance is granted when the terms of|
the zoning ordinance, if literally applied, would create an unreasonable hardship on the landowner, making the
property virtually useless.

This packet explains the process to successfully submit and complete an Application for a Variance Request. It
includes a detailed description of the process and the actual application itself (Pages 7 to 11). Please type the
required information in the application on your computer. The application will need to be printed and be signed
by the applicant. The only item that needs to be submitted to the city from this packet is the application. The rest
of the packet is to help guide you through the process unto completion.

For a complete explanation of what is legally required throughout the Variance Request process, please refer to
“Title 10, Chapter 4, Section 7 Variations” of the Yorkville, [llinois City Code.




Application Procedure

Procedure Flow Chart

1

] Step 1

1

Submit Application, Fees, and All Pertinent Information to
Community Development Department

Step 2
Zoning Board of Appeals Public Hearing
(1st Wednesday of the Month)

2

Step 3
City Council Meeting
If Applicable
(2nd and 4th Tuesday of the Month)




Application Procedure

Application Submittal
The following must be submitted to the Community Development Department:

« 2 original signed applications with legal description.

= 5 copies each of the application and exhibits, proposed drawings, location map, and site plan.
Large items must be folded to fit in a 10 x 13” envelope.

» Appropriate filing fee. (See attached Fee Sheet on Page 6)

* 1 CD containing an electronic copy (pdf) of each of the signed application (complete with
exhibit), proposed drawings, location map, and site plan. A Microsoft Word document with the
legal description is required on the CD.

Within one (1) week of submittal, the Community Development Department will determine if the application
is complete or if additional information is needed. These materials must be submitted a minimum of 45 days
prior to the targeted Zoning Board of Appeals meeting. An incomplete submittal could delay the scheduling
of the project.

The Kendall County Soil and Water Conservation District requires Natural Resource Inventory (NRI)
applications from applicants seeking variances. A copy of this application can be found on the District’s
website (www.KendallSWCD.org).

Applicant will be responsible for payment of recording fees and public hearing costs, including written
transcripts of the public hearing and outside consultant costs (i.e. legal review, land planner, zoning coordinator,
environmental, etc.). The applicant will be required to establish a deposit account with the city to cover these
fees. The Petitioner Deposit Account/Acknowledgement of Financial Responsibility form is attached to this
document and must be submitted with the application.

Zoning Board of Appeals

Applicant will attend a public hearing conducted by the Zoning Board of Appeals. The Zoning Board of
Appeals meets on the 1st Wednesday of the Month at 7:00pm. Notice will be placed in the Kendall County
Record by the United City of Yorkville. The applicant is responsible for sending certified public hearing
notices to adjacent property owners within 500 feet of the subject property no less than 15 days and no more
than 30 days prior to the public hearing date. Twenty Four (24) hours prior to the public hearing, a certified
affidavit must be filed by the applicant with the Community Development Department containing the names,
addresses and permanent parcel numbers of all parties that were notified.




Application Procedure

Step 2 (cont.)

If the Zoning Board of Appeals decides that the requested variance adheres to the standards set forth by the
Illinois municipal code (pages 9 and 10 of the application), then the variance may be granted under these
instances and no others:

* To permit any yard or setback less than the yard or setback required by the applicable regulations, but
by no more than twenty-five percent (25%).

» To permit the use of a lot or lots for a use otherwise prohibited solely because of insufficient area or
widths of the lot or lots but in no event shall the respective area and width of the lot or lots be less than
ninety percent (90%) of the required area and width. The percentage set forth in this subsection is not
to be reduced by any other percentage for minimum lot width and area set forth in this title.

« To permit the same off street parking facility to qualify as required facilities for two (2) or more uses
provided the substantial use of such facility by each use does not take place at approximately the
same hours of the same days of the week.

« Toreduce the applicable off street parking or loading facilities required by not more than one parking
space or loading space, or twenty percent (20%) of the applicable regulations, whichever number is
greater,

* To increase by not more than twenty five percent (25%) the maximum distance that required parking
spaces are permitted to be located from the use served.

+ To allow for the deferment, or land banking, of required parking facilities for a reasonable period of
time, such period of time to be specified in the variance.

* To increase by not more than ten percent (10%) the maximum gross floor area of any use so limited
by the applicable regulations.

* To exceed any of the authorized variations allowed under this subsection when a lot of record or a
zoning lot, vacant or legally used on the effective date hereof, is, by reason of the exercise of the right
of eminent domain by any authorized governmental domain proceeding, reduced in size so that the
remainder of said lot of record or zoning lot or structure on said lot does not conform with one or more
of the regulations of the district in which said lot of record or zoning lot or structure is located.

If the Zoning Board of Appeals decides the requested variance follows the Illinois standards but is not included
in the list of instances above, then the variance must be approved by City Council.

City Council (If Applicable)

If necessary, the applicant will attend a City Council public hearing where the Zoning Board of Appeals
decision will be discussed and reviewed. The City Council meets on the 2nd and 4th Tuesdays of the month at
7:00pm. Variations other than those listed above may be granted by the City Council, but only after a public
hearing for an authorized variation. The concurring vote of two-thirds (2/3) of all members of the City Council
shall be necessary to reverse the recommendations of the Zoning Board of Appeals.



Application Procedure

Dormant Applications

The Community Development Director shall determine if an application meets or fails to meet the requirements
stated above. If the Director determines that the application is incomplete it will become dormant under these

circumstances:

* The applicant has been notified of such deficiencies and has not responded or provided a time line for
completing the application within ninety (90) days from the time of notification.

» The applicant has not responded in writing to a request for information or documentation from the
initial plan commission review within six (6) months from the date of that request.

* The applicant has not responded to a request for legal or engineering deposit replenishment for city
incurred costs and fees within ninety (90) days from the date of the request.

If the Community Development Director has sent the required notice and the applicant has not withdrawn their
application or brought it into compliance, then the director shall terminate the application. After termination,
the application shall not be reconsidered except after the filing of a completely new application.

Withdrawal or termination of an application shall not affect the applicant’s responsibility for payment of any
costs and fees, or any other outstanding debt owed to the city. The balance of any funds deposited with the city
that is not needed to pay for costs and fees shall be returned to the applicant. (Ord. 2011-34, 7-26-2011)




United City of Yorkville

800 Game Farrn Road
Yorkville, Mlinois 60560
Telephone:  630-553-4350
Fax: 630-553-7575
INVOICE & WORKSHEET
PETITION APPLICATION
CONTACT: DEVELOPMENT/ PROPERTY:
Mark Southern 104 N. Bridge Street
o Acreage: 1.06
Date:  8/31/17
Concept Plan Review: []Yes [] No $

Engineering Plan Review Deposit of $500 due

Amendment: [] Yes [] No 5
$500.00 Fee due for each: (Annexation) (Plan) (Plat) (PUD)

Annexation: [] Yes [1No $
$250.00, plus $10/acre for each acre over 5.
# of acres: -5= x $10= + $250

Rezoning: [1Yes [1No 8 200.00
$200.00, plus $10/acre for each acre over 5.
# of acres: -5= x§10= + $200

If annexing and rezoning, charge only 1 per acre fee.
If rezoning to a PUD, charge PUD Development Fee- not Rezoning Fee.

Special Use: [] Yes [1No $
$250.00, plus $10/acre for each acre over 5.
# of acres: -5= x§10= + $250
Mile and % Review: $250.00 [] Yes []1 Ne 3
Zoning Variance: $85.00 []Yes []1No 5 85.00

Outside Consultants deposit of $500.00 due

Preliminary Plan Fee: $500.00 []1Yes [ ] No $
P.U.D. Fee: $500.00 []1Yes [1No $
Final Plat Fee: $500.00 []Yes [1Neo $
Engineering Plan Review Deposit: [} Yes [1Noe 3 2,500.00

[ 1 Less than I acre = $1,000 due

[ ] Over 1 acre and less than 10 acres = §2,500 due

[ 1 Over 10 acres and less than 40 acres = $5,000 due

[ ] Over 40 acres and less than 100 acres = $10,000 due
[ 1 Over 100 acres = $20,000 due

Qutside Consultants Deposit: []Yes [1Na $ 1,000.00
Legal, Land Planner, Zoning Coordinator, Environmental Services

Annexation, subdivision gnd Special Use:

[ ] Less than 2 acres = $1,000 due

[ ] Over 2 acres and less than 10 acres = $2,500 due

[ 1 Over 10 acres = $5,000 due

TOTAL AMOUNT DUE: §3,785.00

Word/ O Drive/ Dev. Dep. ARQO/ Fee Sheet Wkst




Application For Variance Request

STAFF USE ONLY
Date of Submission |09/08/2017 PC#

Development Name |N Bridge St Redevelopment

Applicant Information

Name of Applicant(s) | Mark Southern

Business Address | 49 W 693 Hinckley Road

City |Big Rock State | IL ZIP | 60511
Business Phone | (815) 738-3552 Business Fax
Business Cell Business E-mail msouthern@encaping.net

Property Information

Name of Holder of Legal Title | Schomer, Michael, & Nolly

If Legal Title is held by a Land Trust, list the names of all holders of any beneficial interest therein:

Property Street Address | 104 N. Bridge Street

Description of Property’s Physical Location
Located on the E side of N Bridge St, between E Main St and the Fox River.

Zoning and Land Use of Surrounding Parcels

North 08-1, Passive City Park (Ron Clark)
East 05-1, Passive City Park (Ron Glark)
South Waterway - Fox River

West IL Route 47 {N Bridge St) ROW

Current Zoning Classification | R-1 and R-2

Kendall County Parcel Number(s) of Property
02-33-108-007 02-33-108-008




Application For Variance Request

Additional Contact Information

Attorney

Name | Jeffrey L. Lewis

Address | 2045 Aberdeen Court, Suite A

City | Sycamore State | IL ZIP 60178

Phone | (815) 748-0380 Fax | (815) 748-4030

E-mail | jlewis@kleinstoddard.com

Engineer
Name | HR Green Inc. - David Schuliz

Address | 651 Prairie Pointe Drive, Suite 201

City | Yorkville State | IL ZIP | 60560

Phone | 630-708-5002 Fax | 630-553-7646

E-mail | dschultz@hrgreen.com

Land Planner/Surveyor

Name | HR Green Inc.

Address | 651 Prairie Pointe Drive, Suite 201

City | Yorkville State | IL ZIP | 60560

Phone | 630-553-7560 Fax |630-553-7646

E-mail | dschultz@hrgreen.com

Attachments

Applicant must attach a legal description of the property to this application and title it as “Exhibit A”.

Applicant must list the names and addresses of any adjoining or contiguous landowners within 500 feet of the
property that are entitled notice of application under any applicable City Ordinance or State Statute. Attach a
separate list to this application and title it as “Exhibit B”,




Application For Variance Request

Variance Standards

Please state the variance requested and the City Ordinance including the section numbers to be varied:

The variance requested is for the Rear Yard setback of the property to be reduced to zero (0) feet for the
eastern property line or Rear Yard of the parcel.

Parking/Landscaping setback variance request reduced to no more than five (5') for the Front Yard along
Route 47.

Title 10 - Zoning B-2

Chapter 7 Dimensional and Bulk Table

10-7-1 - Rear Yard Setback

(Ord. 2014-73, 11-25-2014; amd. Ord. 2015-55, 10-27-2015)

Please state how the particular surroundings, shape or topographical conditions of the specific property involved,

a particular hardship to the owner would result, as distinguished from a mere inconvenience, if the strict letter
of regulations was carried out:

The property to the east of the site is City owned and zoned OS-1 to provide a view corridor to the
Fox River corridor.

No adjacent landowners will be impacted by this variance being requested.

Existing Topography of the site is very limiting to the placement of a proposed building while also
taking into account tree preservation for both the building and parking area.

Please state how the conditions upon which the application for a variation is based are unique to the property

for which the variation is sought and are not applicable, generally, to other property within the same zoning
classification:

What makes this property unique and unlike any other property in the City with B-2 zoning is that
the subject property is adjacent to property that is owned by the City (Ron Clark Park), and the
north bank of the Fox River. The variation requested would take advantage of the unique open
space adjacent the subject property and promote community connectivity.

Please state how the alleged difficulty or hardship is caused by this Title and has not been created by any person
presently having an interest in the property:

The difficulty is cased by the setback of the rear yard in the B-2 zoning classification of 20 feet,
and has not been created by any person with an interest of the subject property. The ordinance
allows for a Restaurant, but does not take into consideration the properties unique setting and
connectivity to City Park and Fox River corridor to enhance the area.




Application For Variance Request

Variance Standards

Please state how the granting of the variation will not be detrimental to the public welfare or injurious to other
property or improvements in the neighborhood in which the property is located:

The granting of this exception will not negatively effect the public as the adjacent property to the
east is public open space. Because of this, there is no practical gain from adhering to the required

rear setback requirements and the proposed development would be better able to utilize the
parcel if it was not constrained by this setback.

Please state how the proposed variation will not impair an adequate supply of light and air to adjacent property,
or substantially increase the congestion in the public streets, or increase the danger to the public safety, or
substantially diminish or impair property values within the neighborhood:

The proposed variation will not impair an adequate supply of light or air to the adjacent property
since all adjacent properties will remain open space/recreational. Adeguate measures will be
provide for ingress/egress of access road and parking area will be designed to accommodate

traffic and vehicle parking on the site. This business will have a positive impact on the
neighborhood and the City for years to come.

e fots SRR

I verify that all the information in this application is true to the best of my knowledge. Iunderstand and accept
all requirements and fees as outlined as well as any incurred administrative and planning consultant fees which
must be current before this project can proceed to the next scheduled committee meeting.

I understand all of the information presented in this document and understand that if an application becomes
dormant it is through my own fault and I must therefore follow the requirements outlined above.

Applicant Signature Date
09/08/2017

THIS APPLICATION MUST BE NOTARIZED
PLEASE NOTARIZE IN THE SPACE BELOW:

10



Application For Variance Request

Variance Standards

Please state how the granting of the variation will not be detrimental 1o the public welfare or injurious to other
property or improvements in the neighborhood in which the property is located:

Please state how the proposed variation will not impair an adequate supply of light and air to adjacent perty,
or substantially increase the congestion in the public streets, or increase the danger to the public safety, or
substantially diminish or impair property values within the neighborhood:

s L SR . |

I verify that all the information in this application is true to the best of my knowledge. Iunderstand and accept
all requirements and fees as outlined as well as any incurred administrative and planning consultant fees which
must be current before this project can proceed to the next scheduled committee meeting.

I understand all of the information presented in this document and understand that if an application becomes
dormant it is through my own fault and I must therefore follow the requirements outlined above.

t Signature Date
09/08/2017

THIS APPLICATION MUST BE NOTARIZED
PLEASE NOTARIZE IN THE SPACE BELOW:

[ 4

< OFFICIAL SEAL b STATE

$  GALLMALDONADO  § comry_£Kans
¢ NOTARY PUBLIC - STATE OF ILLNOIS ¢ SIGNEDBEFOHEME%

$ MY COMMISSION EXPIRES:08/03/20 ¢ “‘*‘“;‘

i PRV VNIV YV NOTARY PUBLIC - lc2; /
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United City of Yorkville

County Seat of Kendall County 13 H
etk Petitioner Deposit Account /

Yorkville, Illinois, 60550 - -

e Acknowledgment of Financial

Fax: 630-553-7575 ag mgn

Website: www.yorkville.il,us Res p onsi b | I Ity
Development/Property Address: Project No.: FOR CITY USE ONLY Fund Account No.: FOR CITY USE ONLY

104 N. Bridge Street

Petition/Approval Type: check appropriate box(es) of approval requested
Concept Plan Review [ Amendment (Text) (Annexation) (Plat) O Annexation

Rezoning 0 Special Use 0 Mile and % Review
Zoning Varianece Q Preliminary Plan O Final Plans
QPruU.D. O Final Plat

Petitioner Deposit Account Fund:

It is the policy of the United City of Yorkville to require any petitioner seeking approval on a project or entitlement request to
establish a Petitioner Deposit Account Fund to cover all actual expenses occurred as a result of processing such applications and
requests. Typical requests requiring the establishment of a Petitioner Deposit Account Fund include, but are not limited to, plan
review of development approvals/engineering permits. Deposit account funds may also be used to cover costs for services related to
legal fees, engineering and other plan reviews, processing of other governmental applications, recording fees and other outside
coordination and consulting fees. Bach fund account is established with an initial deposit based upon the estimated cost for services
provided in the INVOICE & WORKSHEET PETITION APPLICATION. This initial deposit is drawn against to pay for these
gervices related to the project or request. Periodically throughout the project review/approval process, the Financially Responsible
Party will receive an invoice reflecting the charges made against the aceount. At any time the balance of the fund account fall below
ten percent (10%) of the original depcsit amount, the Financially Responsible Party will receive an invoice requesting additional
funds equal to one-hundred percent (100%) of the initial deposit if subsequent reviews/fees related to the project are required. In the
event that a deposit account is not immediately replenished, review by the administrative staff, consultants, boards and commissions
may be suspended until the account is fully replenished. If additional funds remain in the deposit account at the completion of the
project, the city will refund the balance to the Financially Responsible Party. A written request must be submitted by the Financially
Responsible Party to the city by the 15% of the month in order for the refund check to be processed and distributed by the 15th of the
following month. All refund checks will be made payable to the Financially Responsible Party and mailed to the address provided
when the aceount was established.

ACKNOWLEDGMENT OF FINANCIJAL RESPONSIBILITY

Name/Company Name: Address: City: State: Zip Code:
Mark Southern 48 W 693 Hinckley Road Big Rock IL 60511
Telephaone: Mobile: Fax: E-mail:
{815) 739-3552 rsouthern@encapinc.net

Finanecially Responsible Party:

I acknowledge and understand that as the Financially Responsible Party, expenses may exceed the estimated initial deposit and,
when requested by the United City of Yorkville, I will provide additional funds to maintain the required aceount balance. Further,
the sale or other disposition of the property does not relieve the individual or Company/Corporation of their obligation to maintain a
positive balance in the fund account, unless the United City of Yorkville approves a Change of Responsible Party and transfer of
funds. Should the account go into deficit, all City work may stop until the requested replenishment deposit is received.

Print Name: Mark Sputhern Title: OWNEY
Date: 09-08-2017

Signature*: Y

*The name of the individual and the person who signs this declaration must be the same. If a corporation is listed, a
corporate officer must sign the declaration (President, Vice-President, Chairman, Secretary or Treasurer)

FOR CITY USE ONLY
ACCOUNT CLOSURE AUTHORIZATION:
Date Requested 3 Completed O mactive
Print Name: [ Withdrawn [ Collections
Signature [ Other

DEPARTMENT ROUNTING FOR AUTHORIZATION: [ Comm Dev. [ Building [ Engineering [ Finance [ Admun
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Agenda Item Summary Memo

Title; Building Condition Reports 2017

Meeting and Date: Public Works Committee — October 17, 2017

Synopsis: Discussion of the Preliminary Reports from the Building Condition Survey that

EMG performed on City-owned structures and facilities.

Council Action Previously Taken:

Date of Action: N/A Action Taken:

Item Number:

Type of Vote Required: N/A

Council Action Requested: N/A

Submitted by: Erin Willrett Administration

Name Department

Agenda Item Notes:

Have a question or comment about this agenda item?
Call us Monday-Friday, 8:00am to 4:30pm at 630-553-4350, email us at agendas@yorkville.il.us, post at www.facebook.com/CityofYorkville,

tweet us at @CityofYorkville, and/or contact any of your elected officials at http://www.yorkville.il.us/320/City-Council




Memorandum

To: Public Works Committee
From: Erin Willrett, Assistant City Administrator
CC: Bart Olson, City Administrator

Date: October 17, 2017
Subject: EMG Building Condition Reports 2017

Summary

Review of certain Reports from the Building Condition Survey that EMG performed on City-
owned structures and facilities and a preliminary discussion on staff recommendations for long-term use
of certain facilities.

Background

EMG’s reports include an assessment of all City-owned buildings, structures and parking
facilities (structural frame and building envelope, curtain wall, roofing, plumbing, heating, air
conditioning and ventilation, electrical, vertical transportation, life safety/fire protection, interior
elements, code inquiries, ADA, and mold).

Attached is a brief presentation outlining how to read the report to pull out information from the
Immediate Repair Report, the Replacement Reserve Report (20 years) and the calculation of the Facility
Condition Index (FCI) to explain the rating of the Facility. The presentation walks a reader through
Report #39 “Riverfront Park Pavilion” and Report #1 “102 E. Van Emmon”.

One component of the report is to calculate the immediate repair cost. This was calculated by
EMG and represents items that were in disrepair as of the date of the site visit. The description and cost
are provided in the Immediate Repairs Report at the beginning of each document.

Another important report is the Replacement Reserve Report which spans a 20 year period. This
outlines the description, cost and estimates the year that the item will need to be
replaced/repaired/maintained. In time, this report will be uploaded to a database for staff to maintain
and keep updated when items are programmed and/or completed.

Other items to note within the report is the Executive Summary where the general property
information is located as well as the site visit date, point of contact and the general systematic condition
summary is located.

Another major goal of the reports was to calculate the Facility Condition Index (FCI), which
gives an indication of a building’s overall condition. The FCI ranking is calculated by dividing the cost
of the Immediate Repair cost by the cost of the Current Replacement Value. That number is represented
by a percentage and that equates to a condition rating from “Good” to “Very Poor”. This FCI was
calculated for the current state of the facility and also the 10-year FCI. This rating can be used as a
guide for each facility when determining to maintain facilities or to replace facilities.

Within the FCI findings page also included is the Current Replacement Value (CRV) and the
calculation of the Total Capital Needs. The Total Capital needs is calculated by the cost of the



immediate repairs added to the Replacement Reserves. This represents a cost that it will take to
maintain the facility over the next 10 years.

Other items included in the report are photographs of the facility and certain equipment, a site
plan of the facility, an aerial photograph of the facility, ADA checklist, and a pre-visit questionnaire.
This is all information relevant to the facility and was used in the creation of the overall report.

Recommendation

Staff has made several recommendations for key City facilities based on the Building Condition
Reports. There are 3 facilities that will require additional feedback from the Council and will be
discussed in detail in the future. They are as follows:

Beecher Center, 908 Game Farm Road — Continue to Maintain

ARC Building, 201 W Hydraulic — Continue to Maintain

Public Works Facility, 610 Tower Lane — Do Not Maintain

102 E. Van Emmon — Do Not Maintain

Library, 902 Game Farm Road — Continue to Maintain

City Hall and Police Station, 800 Game Farm Road — Requesting Further Direction
Ice Cream/Ginger & Soul, 131 E. Hydraulic — Requesting Further Direction

609 N. Bridge Street — Do Not Maintain

Historic Jail, 111 W. Madison — Requesting Further Direction

Parks Facility, 185 Wolf Street — Continue to Maintain
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EMG outlined items that were in disrepair as of the date
of the site visit

Stairs/Pavement Repair - $78 cost estimate (repair of
loose and missing stones)

Outlines Item Number ID for more detail in report

Page 3 of the report gives description of the immediate
repair
Appendix A outlines the pictures of the areas reviewed

Immediate Repairs Report
River Front Park Pavilion e m
6/30/2017

Location Namea EMG Renamed |[tem Number|D Cost Description CuantityUnit Unit CostSubtotal Deficiency Repair Estimate *
Riwer Frant Park Pavilion 6.5 614939 Pedestian Pavement, Stairs, Clay Brick/Masaonry Pavers, Repair 100 SF 50,78 a7a 78

Immediate Repairs Total 378
* Location Fastor includad in fotals,



Chart shows planned repairs/replacements over a 20
year time-frame (Page 3 of the Report)

This data will be uploaded to a database

Create report and update when items are programmed
and/or completed

This facility shows concrete/paver replacement as well as
paint over the next 20 years.

Po— = e T Nl
Replacement Reserves Rapart DAFELIE = L EHS SO E"Tﬁ{iﬁﬁz "'-E'ﬁ-
River Frant Park Pavilion g

6/30/2017
;MG ’ " o Deficleney
Location Name ke“"'“’ o Cost Description EGEF’"EA;@ RUL  QuantityUnit n " Subtotal 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2028 2030 2031 2032 2033 2034 2035 2036  Repair
m
” ( ® Estimate
Number
River Fronl Park Pavilion 52 B14041 Pedesirian Pavemen!, Concrele, Replace 30 17 13 2400 SF $10.82 347572 $47 572 $47,572
River Front Park Pavilion 6.2 $14338 Exterior Wall, Painted Surface, Prep & Paint 10 9 1 500 SF $267 $1435 51435 $1,435 $2.871
River Front Park Pavilion 6,5 614939 Pedestrian Pavement, Stairs, Clay Bric Pavers, Repar ] o o 100 8F 50,78 &8 §7a 76
River Fronl Park Pavilion 6.5 614840 Pedestrian Paverment, Stairs, Clay Brick/Masonry Pavers, Replace 30 17 13 225 8F $34.11 $7675 $7.675 $7,675
Totals, Unescalatad 578 §1435 S0 %0 s0 50 s0 0 0 $0 50 §1435 50 $55,247 o %0 $0 50 $0 S0 $58,195

Totals, Escalated (3,0% inflation, cempounded annually) §78 §1,478 30 $0 so0 $0 S0 $0 30 $0 $0 $1,987 S0 $81,132 0 $0 $0 $0 S0 S0 $8B4,67TS
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General Property it e

Information

The property informafion is summarized in the table below. More detailed descriptions may be found in the various secfions of the
report and in the Appendices.

Site Visit Date/Point o

Property Information and General Physical Condition

Address: 201 East Hydraulic Street, Yorkville, Kendall, IL 60560
Year Constructed/Renovated: 1999
Curmrent Occupants: City of Yorkville — Parks and Recreation
City of Yorkville, Mr. Peter Ratos
Management Point of Contact: 630.553 8574 phone
pratos@yorkville.il.us email
- - - - Property Type: Park Pavilion
Site Area 0.05 acres
l I I I n O n I I O I I Building Area: 2,400 SF
Number of Buildings: 1
Wumber of Stories: 1
Parking Type and Number of Spaces: Parking included in separate report, Riverfront Park.
m m r Building Construction: Steel frame
Roof Construction: Gabled roof with mefal roof finish
Exterior Finishes: Painted structure
Heating, Ventilation and Air Conditioning: | Not applicable
Fire and Life/Safety: Hydrants
Dates of Visit: May 22, 2017
On-Site Point of Contact (POC): Scott Sleezer
Assessment and Report Prepared by Paul Prusa
Al Diefert
Technical Report Reviewer For
Reviewsd by: Andrew Hupp
Program Manager
arhupp@emacorp.com
800.733.0660 x6632
Systemic Condition Summary
Site Good HVAC -
Structure Good Plumbing -
Roof Good Electrical -
Vertical Envelope - Elevators -
Interiors - Fire -




Indication of Building’s
Overall Condition

Measured for Current Year
and +10 Years

Current =Ratio of Immediate
Repair Costs to Current
Replacement Value

10 Year = Ratio of
Anticipated Capital Reserve
Needs to the 10 Year
Replacement Value

Rating from Very Poor to
Good

P Purpeses @
000-014.366

RIVER FRONT PARK PAVILION

The following bullet points highlight the most significant short term and modemization recommendations:

= Repair loose and missing stones.

Generally, the property appears to have been constructed within industry standards in force at the time of construction. The property
appears to have been well maintained since it was first occupied 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 exterior painting. Suppeorting documentation was not provided in support of these claims but some
of the work is evident.

1.2.  Facility Condition Index (FCI)

FCI Analysis: River Front Park Pavilion

Replacement Vave: § 91620, Inflatian rate: 3.0%

B Focunng rogiacan C1, Unabatad

One of the major goals of the FCA is to calculate the FCI, which gives an indication of a building’s overall condition. Two FCI ratios are
calculated and presented, the Current Year and Ten-Year. The Current Year FCI is the ratio of Immediate Repair Costs to the building's
Cument Replacement Value. Similarly, the Ten-Year FCl is the ratio of anticipated Capital Reserve Needs over the next ten years to
the Cument Replacement Value.

FCI Condition »
. Definition Percentage Value
Rating 9

In new or well-maintained condition, with no visual evidence of wear, o -

Good soiling or other deficiencies. 0% to 5%

N Subjected to wear and soiling but is still in a serviceable and functioning - - -

Fair condition. than 5% to 10%
Subjected to hard or long-term wear. Nearing the end of its useful or o N

Poar serviceable life. = than 10% to 60%
Has reached the end of its useful or serviceable life. Renewal is now . o,

Very Poor necessary. than 60%

3.0880 l emg I




FCI Rating Cont'd
Riverfront Park Pavilion

[Diratk - [Rev Disemssion Purpeses
RIVER FRONT PARK PAVILION EMG PROJECT WNO.: 122700.17R0O00-D14 388
D ————————————————

The graghs above and tables below represent summary-level findings for the FCA. The deficiencies identified in ﬂismiqﬂ‘l

be combined with potential new construction requirements to develop an overall sirategy that can serve as the basis for a portfclio-wide
capital improvement funding strategy. Key findings from the assessment include:

0.0% Good

1.6% Good
500 SF* 183.24 [ SF = $91,620

Current Replacement Value (CRV)

Total Capital Needs

The major issues contributing to the Immediate Repair Costs and the Current Year FCI ratio are summarized below:
= Repair loose and missing stones.

Further detail on the specific costs that make up the Immediate Repair Costs can be found in the cost tables at the beginning of this
report.




Photographs

Site Plan (if Available)
Aerial of Site

ADA Checklist

Overall Report #39 Riverfront Park Pavilion has a
FCI of “Good”

Minor repairs will be done within the next 20 years



FCA Report #1

o 102 E. Van Emmon @) FACILITY CONDITION ASSESSMENT
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Yorkville, lllinois 60560
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New City Hall
102 East Van Emmon Street
Yorkville, llinois 60560
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Immediate Repairs Report
102 E. Van Emmon

Quanstylnit  Unit Cost  Subiotal Deficiency Repair Estimabe *
A STH0.00 758 5750

sutm sz sz
EEICEE 31285
3050 51092 1,392
5126500 $1.245 $1.268
T $380

$180750 §3.705
EE LT

5530 $1ER302

(]

. Farking, Design

. Farking, Dusign
BI8107 Ausussible Restroom, Rusiroom, Lavatory Pios Wraps,
A0a123 San, Winliwnys,
BOB11Y Fading Lot Parkng Lot Repar
B0B133 Faing Lok, Parkng Lok, Full Depth [ncluding sub-basel. Repair
608135 Exturior StarRams. Mo Rails (pur LF of Mosing), Ruplics
B34 Sume Pumn, 3 HP. Faplos
BOATTZ Suemp Pumg, 3 HP. Raplnce.
AORI40 Reaim Winios Drainags
BOR1SA Extorior Light Poie, Exterior, 135 b 1060 W HID [Fren, Ballast, & Lamg), Repair
608104 Basement Wal
BO150 Stuchl FloonngDecking, , Repar
GOUIZE Kool Heplace
AT abnrior Wl
AIA1ST Mook Vs Fxtorice Wal, Bxberior, 1.3 Slories, Rapaic
AOR1ES Exinrior Wal Pant, 1-2 Ssors, Regair
68103 Stceedennt Symsm, Gaskets and Seals, Resinen.
08101 ERvator, Hydrause, 3000 to 4000 LB, 2 Fioors,
‘BOAIG0 Gas Distributon System, (.75 HP, Raplce
BOB114 Boder, Gas, 251 % 00 MEH, Reploce
AOH155 Spil System, Spil System DX, Ar-Cosled. 11 b 12 Ton, Ruploc
BOH108 Spil System, Spil System DX, Ar Cosied. § 1n 10 Ton, Ruplice
BOAT4E A Hinsior, Motizone, 15,001 tn 20,000 GFM, Replace
BOA136 Alr Hangier, utzane, 6501 15 8,000 GFM, Replace
608126 Exhoust Fan, Centrifugal, 100 to 250 CF M, Replace
608111 Exhaust Fan, Centrifugal, 251 1o 800 CFM, Ruplce
608102 Exhaust Fan, Centrifugal 251 1o 800 CFM, Replicy
AOATER Exhnust Fan, Cenirugal, 100 b2 250 CFM, Ropiace
BOA148 HVAG ).
BOA11S Swichgear, 208 Y, 130V, 859 Amp, Roplcs
AOA1S3 Lighting & Bimnch Wiring Sysinm, Full Lipgmda, Ciffos (per S,
606110 | Iinaor Doar, Salis Gers, Paissaifitnines, Intarior Door, Replase
B2 Intnno Wals, interior Wl Ropais
60A00H Fisor Fristings, , Repnes

S50.000.00 $50.000
550,000

28,736

17,975

T2

LR IR AR DN AR A R - AN 4

eI

$MBI9040 STIR0S0
4RO TT  B4R0T
SISTHTT FINTE
$10.016.09
$15,425.38
§54, 822 31
$26,01682
Sup9.30
5202187
$2,021.87

EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
&F
EA
sF
EA
&F
&F

608158 Fiuor Fnistings. Standard Commersial, Medium Trafic, Regics
BB Exterior Do, Extenor Dooe, Rspiaos

BTN Inenor Floir Funiah, Vi Tl (VET ), Replace

BTVXES Spanider System, Ful Rebrolt, Offce (s 5§ | Renovate
BT1327 Eloctical Syster, Gffice Bukding, Ungrade

871326 Stushun/Buldng. , Domalian, now parttun wals

2 8% %54

Locabon Facke (1] icluded in binis.




Replacement Reserve Report
102 E. Van Emmon

O




PDF Page 9 of the report, page
number 3

Current Year Metric for FCI = Very S — SR
Poor — Vaue

Fair an 5% to 10%

Current Year FCI = Immediate e i
Repair ($1,268,442) / Current =

0% to 5%

its useful or serviceable [fe. Renewal o
= than 60%.

The graphs above and tables below repre: ary-level findings for the FCA. The deficiencies identified in this assessment can
— be combined with potential new constructi ments to develop an overall strategy that can serve as the basis for a portfolic-wide
e p ace I I I e n a u e y y — capital improwement funding strategy. Key findings from the assessment include:
0 Key Finding Metric
1 15 /0 — Ve ry P O O r Current Year Facility Condition Index (FCI) ECI = (IRV[CRV) 115% VERY POOR
10-Year Facility Condition Index (FCI) FCI = (RRYCRV) 40.1% Poor
-
M etrIC fo r 10_Year F( : I —_— POO r Current Replacement Value (CRV) 14,000 SF * 78,57 / SF = 51,100,000
Year 0 (Current Year) - Immediate Repairs (IR} $1.268.442
10-Year FCI = Replacement —
p Total Capital Needs $1,809.413

Reserves ($540,971) / Current
Replacement Value ($1,100,000) =
49.1% = Poor

Total Capital Needs through 2027 LTI o s i o
(IR + RR) = $1,809,413 -

Current Replacement Value (CRV) =
$1,100,000

3jor issues confributing to the Immediate Repair Costs and the Cument Year FCI ratio are summarized below
arking arsa




Immediate Repairs = $48,168

Replacement Reserves Report (20 year) =
$1,818,074

Current Year FCI = 2.6% = Good

10-Year FCI = 61.8% = Very Poor

Current Replacement Value (CRV) = $1,726,643
Total Capital Needs = $1,114,498
Recommendation = Continue to Maintain
Largest Expenses = Parking Lot, HVAC, Electrical




Immediate Repairs = $51,805

Replacement Reserves Report (20 year) = $482,223
Current Year FCI = 14.1% = Poor

10-Year FCI = 61.6% = Very Poor

Current Replacement Value (CRV) = $366,474
Total Capital Needs = $277,555

Recommendation = Continue to Maintain

Within TIF District

Can use TIF funds for improvements




Immediate Repairs = $107,488

Replacement Reserves Report (20 year) =
$2,914,254

Current Year FCI = 6.0% = Fair

10-Year FCI = 78.4% = Poor

Current Replacement Value (CRV) = $1,616,177
Total Capital Needs = $1,364,148
Recommendation = Do Not Maintain

Large expenses are needed within next 4 — 5 years




Immediate Repairs = $1,569,991

Replacement Reserves Report (20 year) = $2,672,191
Current Year FCI = 115% = Very Poor

10-Year FCI = 49.1% = Poor

Current Replacement Value (CRV) = $1,100,000
Total Capital Needs = $1,809,413

Recommendation = Do Not Maintain

Building can be used on an interim basis by Parks and
Recreation

Repairs are TIF eligible
Construction of a new building is NOT TIF eligible




Immediate Repairs = $1,543

Replacement Reserves Report (20 year) = $4,111,614
Current Year FCI = 0% = Good

10-Year FCI = 27.8% = Poor

Current Replacement Value (CRV) = $7,329,485
Total Capital Needs = $2,044,508

Recommendation = Continue to Maintain

10-Year is high expense

Building is in good condition




Immediate Repairs = $212,418

Replacement Reserves Report (20 year) = $1,822,128
Current Year FCI = 7.7% = Fair

10-Year FCI = 24.7% = Poor

Current Replacement Value (CRV) = $3,479,307
Total Capital Needs = $1,131,900

Recommendation = Requesting Further Direction from
City Council

Ultimately this building will NOT be a City Hall OR a
Police Station

See If other entity is interested In location




Immediate Repairs = $21,625

Replacement Reserves Report (20 year) = $240,694
Current Year FCI =5.4% = Fair

10-Year FCI = 20.6% = Poor

Current Replacement Value (CRV) = $394,326
Total Capital Needs = $103,191

Recommendation = Requesting Further Direction
from City Council

Repairs are TIF eligible
New construction is NOT TIF eligible




Immediate Repairs = $449,683

Replacement Reserves Report (20 year) = $611,835
Current Year FCI = 49% = Poor

10-Year FCI = 12.9% = Poor

Current Replacement Value (CRV) = $451,503
Total Capital Needs = $568,126

Recommendation = Do Not Maintain

No current or long-term use of facility

FCI is high both current and 10-year




Immediate Repairs = $131,093

Replacement Reserves Report (20 year) = $144,877
Current Year FCI = 14.4% = Poor

10-Year FCI = .3% = Good

Current Replacement Value (CRV) = $916,186
Total Capital Needs = $135,266

Recommendation =Requesting Further Direction from
City Council

Repairs are TIF eligible
No immediate planned use
Potential Partnership Opportunity




Immediate Repairs = $109,797

Replacement Reserves Report (20 year) = $638,251
Current Year FCI = 5.9% = Fair

10-Year FCI = 2.8% = Good

Current Replacement Value (CRV) = $1,832,371
Total Capital Needs = $162,933

Recommendation = Continue to Maintain




emg FACILITY CONDITION ASSESSMENT

Prepared for:

United City of Yorkville
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Yorkville, Illinois 60560

FACILITY CONDITION ASSESSMENT

Beecher Community Center
908 Game Farm Road
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PREPARED BY: EMG CONTACT:

EMG Andrew Hupp

10461 Mill Run Circle, Suite 1100 Senior Engineering Consultant
Owings Mills, Maryland 21117 800.733.0660 x6632
800.733.0660 arhupp@emgcorp.com
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Immediate Repairs Report
Beecher Community Center

9/13/2017

Location Name EMG Renamed Item NumberID Cost Description

Beecher Community Center 5.4 612426 Retaining Wall, Brick/Stone (per SF Face), Repair
Beecher Community Center 7.2 612452 Backflow Preventer, 2", Replace

Beecher Community Center 7.2 612469 ADA, Restroom, Lavatory Pipe Wraps, Install
Beecher Community Center 7.6 612440 Fire Alarm System, Office Building, Upgrade
Beecher Community Center 7.6 612434 Fire Alarm Control Panel, Addressable, Replace

Immediate Repairs Total

* Location Factor included in totals.

QuantityUnit

50
1
6
9423
1

SF
EA
EA
SF
EA

Unit Cost Subtotal Deficiency Repair Estimate *

$11.39  $569 $569
$2,603.17 $2,603 $2,603
$75.90  $455 $455
$2.36 $22,234 $22,234
$20,297.59 $20,298 $20,298
$46,159



https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=89f7b4d1-c577-4c8d-a0be-c9e4922a4a30
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=7f966ab7-edab-4dbc-9f1d-4ba27f4ebd1f
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=eb26f1c1-ef91-4a83-9de2-5e222c6b9841
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=1dbc3c10-3cdf-4f5e-9eac-1f27c6a9b4fb
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=1193df15-5ead-4f5a-b0a0-c691b7cc8837

Replacement Reserves Report

Beecher Community Center

9/13/2017

Location Name

Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center

Beecher Community Center

EMG

Renamed

Item

Number

52
52
52
54
55
55
55
55
6.3
6.4
6.6
6.6
6.6
6.6
6.6
6.7
71
71
71
71
71
71
7.2
7.2
7.2
7.2
7.2
7.2
7.2
7.2
7.2
7.4
7.4
7.4
7.4
7.4
7.4
7.6
7.6
7.6
7.6
7.6
7.6
7.6
7.6

612307
612308
612309
612426
612412
612305
612411
612410
612306
612310
612419
612418
612420
612414
612413
612425
612487
612483
612482
612490
612488
612489
612475
612476
612468
612478
612462
612481
612452
612477
612469
612448
612461
612441
612442
612421
612449
612450
612433
612480
612457
612440
612434
612430
612427

Cost Description

Parking Lots, Asphalt Pavement, Mill & Overlay

Parking Lots, Asphalt Pavement, Seal & Stripe
Pedestrian Pavement, Sidewalk, Concrete, Replace
Retaining Wall, Brick/Stone (per SF Face), Repair

High Pressure Sodium Lighting Fixture, 400 W, Replace
Signage, Property, Monument/Pylon, Replace

Flagpole, Metal, Replace

Pole Light, Exterior, 135 to 1000 W HID (Fixture Only), Replace
Roof, Asphalt Shingle, Replace

Exterior Wall, Aluminum Siding, Replace

Window, Aluminum, Replace

Window, Aluminum Double-Glazed Large, Replace

Window, Aluminum Double-Glazed Small, Replace

Exterior Door, Fully-Glazed Aluminum-Framed Swinging Motor-Operated, Replace

Exterior Door, Fully-Glazed Aluminum-Framed Swinging, Replace

Pedestrian Pavement, Sidewalk, Clay Brick/Masonry Pavers, Replace

Air Handler, Exterior, 10,001 to 16,000 CFM, Replace
Air Handler, Exterior, 4,001 to 6,000 CFM, Replace
Air Handler, Exterior, 8,001 to 10,000 CFM, Replace
Exhaust Fan, Centrifugal, 1,500 CFM, Replace
Exhaust Fan, Centrifugal, 2,500 CFM, Replace
Exhaust Fan, Centrifugal, 2,000 CFM, Replace
Toilet, Tankless (Water Closet), Replace

Urinal, Vitreous China, Replace

Lavatory, Vitreous China, Replace

Service Sink, Porcelain Enamel, Cast Iron, Replace
Sink, Stainless Steel, Replace

Drinking Fountain, Refrigerated, Replace

Backflow Preventer, 2", Replace

Water Heater, Gas, Residential, 50 GAL, Replace
ADA, Restroom, Lavatory Pipe Wraps, Install
Distribution Panel, 208 Y, 120 V, 100 Amp, Replace
Distribution Panel, 208 Y, 120 V, 100 Amp, Replace
Main Distribution Panel, 208 Y, 120 V, 800 Amp, Replace
Distribution Panel, 208 Y, 120 V, 225 Amp, Replace
Metal Halide Lighting Fixture, 250 W, Replace
Lighting System, Interior, Upgrade

Backflow Preventer, 6", Replace

Sprinkler Heads (per SF), Replace

Fire Extinguisher, Replace

Fire Suppression System, Wet Chemical, Replace
Fire Alarm System, Office Building, Upgrade

Fire Alarm Control Panel, Addressable, Replace
Emergency/Exit Combo, Replace

Exit Lighting Fixture, Backlit, Replace

Lifespan

(EUL)

25
5
30
0
20
20
20
20
20
40
30
30
30
30
30
30
15
15
15
15
15
15
20
20
20
20
20
10

10

30
30
30
30
20

25

20
15
15
20
15
10
10

EAge

23

29

12
34
34

RUL

o N

10
10
15

15
15
10
10
10

10
10
10
10
10

10
10
10
10
10
10
10

-
[9)]

w w o o w

QuantityUnit
43802 SF
11308 SF

6052 SF
50 SF

1 EA

1 EA

1 EA

4 EA
11308 SF
6000 SF
2 EA

6 EA
29 EA
2 EA

5 EA
75 SF

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

5 EA

2 EA

6 EA

1 EA

2 EA

1 EA

1 EA

1 EA

6 EA

1 EA

1 EA

1 EA

1 EA

3 EA
9423 SF
1 EA
9423 SF
3 EA

1 EA
9423 SF
1 EA

2 EA

6 EA

Unit Cost Subtotal

$3.28 $143,688

$0.38
$19.82
$11.39
$1,033.67
$8,602.00
$2,530.00
$4,630.42
$3.42
$8.67
$584.21
$870.45
$584.21
$10,194.36
$2,106.57
$34.11
$70,713.29
$27,804.57
$45,895.13
$2,664.18
$3,072.78
$2,664.18
$842.97
$1,193.44
$572.66
$1,360.33
$1,054.05
$1,257.51
$2,603.17
$2,349.48
$75.90
$5,079.93
$5,079.93
$13,423.81
$7,951.00
$748.18
$9.24
$9,344.53
$1.33
$356.54
$3,488.87
$2.36
$20,297.59
$687.51
$405.01

$4,291
$119,962
$569
$1,034
$8,602
$2,530
$18,522
$38,679
$52,049
$1,168
$5,223
$16,942
$20,389
$10,533
$2,558
$70,713
$27,805
$45,895
$2,664
$3,073
$2,664
$4,215
$2,387
$3,436
$1,360
$2,108
$1,258
$2,603
$2,349
$455
$5,080
$5,080
$13,424
$7,951
$2,245
$87,087
$9,345
$12,531
$1,070
$3,489

2017 2018 2019 2020

$143,688

$119,962
$569

$1,168

$70,713
$27,805
$45,895
$2,664
$3,073
$2,664

$2,603

$455

$12,531

$3,489

$22,234 $22,234

$20,298 $20,298

$1,375
$2,430

$1,375
$2,430

2021 2022 2023

$4,291

$38,679
$52,049

$1,258

$2,349

2024

2025

2026

2027

$4,291

$1,034
$8,602

$18,522

$20,389
$10,533
$2,558

$4,215
$2,387
$3,436
$1,360
$2,108

$5,080
$5,080
$13,424
$7,951
$2,245
$87,087
$9,345

2028

2029 2030 2031 2032 2033 2034 2035
$4,291
$2,530
$5,223
$16,942
$70,713
$27,805
$45,895
$2,664
$3,073
$2,664
$1,258
$2,603
$2,349
$1,070
$3,489
$20,298
$1,375
$2,430

2036

Deficiency
Repair
Estimate

$143,688
$12,874
$119,962
$569
$1,034
$8,602
$2,530
$18,522
$38,679
$52,049
$1,168
$5,223
$16,942
$20,389
$10,533
$2,558
$141,427
$55,609
$91,790
$5,328
$6,146
$5,328
$4,215
$2,387
$3,436
$1,360
$2,108
$2,515
$5,206
$4,699
$455
$5,080
$5,080
$13,424
$7,951
$2,245
$87,087
$9,345
$12,531
$1,070
$6,978
$22,234
$40,595
$2,750
$4,860



https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=e80727e6-68ed-44cb-82a6-7a15b6827e3f&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=e25fd8a6-90d3-4312-8370-157d0410b1bd&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=71192a75-5398-4b1f-9fff-f3ef0a840017&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=89f7b4d1-c577-4c8d-a0be-c9e4922a4a30&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=1da0e5f0-1ea1-4c24-9504-461f3d9f22bd&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=7f8e12b7-b54c-44bb-b0a9-5b1483af8be7&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=727d8172-ee76-4c39-9f63-a2992bf76837&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=9e331821-5ce0-4330-becb-bad30d411737&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=ae7ebcf8-60db-4321-9951-64f63c0d39fb&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=bb39834e-5103-48d0-adde-515b4d5be681&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=ca7ee5c5-0980-4a6c-b8a6-82d1027c2d38&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=a996b851-a076-4770-a67e-3986b5503f42&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=260c19a3-e522-4bcd-8681-a31741376896&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=80788525-b318-4f47-a492-55615daf5bd9&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=a6bc7222-c304-4d98-b85b-e63909b8f0b1&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=2521cbe9-5625-4c1f-acdd-229f918e4da2&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=af3e3d28-07be-44d9-bda2-7fec7ce51b1d&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=6ed9b1a2-4a41-4fcd-a463-ad12eaa939a7&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=b177955d-712c-403f-91b2-b67670702394&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=ee10d237-7623-4d0a-9812-27a2d9d1cba3&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=9d498e1e-1d65-483f-aec6-a5ba3acbe65a&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=d9997c20-36ef-44dc-b244-d2208ec015af&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=7f11b31e-23e1-486c-bb49-624d901727aa&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=b6721bb2-2e2f-4313-9b8f-6a51ddff9992&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=b8ad5e6e-abe0-41f8-ad46-5d22414d56a7&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=bb535355-9506-430a-896c-7f7f5ed7c399&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=ea880104-a655-4268-950a-ef456df283b8&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=f7f66ba4-0915-44ff-8b0a-412c82fe0162&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=7f966ab7-edab-4dbc-9f1d-4ba27f4ebd1f&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=815b2951-df86-4fe8-949a-95dfe8177961&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=eb26f1c1-ef91-4a83-9de2-5e222c6b9841&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=d2406e83-6d70-406e-80db-57147e8fea46&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=bb377fcd-6228-4fb4-9670-ab757f143bd5&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=89075caf-ef43-4f4b-94e2-adcd7835c953&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=c7e27248-7cf2-4667-b92f-d02da8da06b1&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=1dc30739-01b7-4d80-8231-e513c84db389&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=d7f143da-a93d-4a04-a294-1dc4455e3108&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=563b2d87-a8dc-438b-8f46-38f691b0e082&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=150305b8-d39f-4bc1-ab0f-51228a6c7936&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=a25dfd6f-02b9-48e0-aae2-23903cbf3663&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=ffd0f390-164e-4699-bd95-02eb9b595d0b&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=1dbc3c10-3cdf-4f5e-9eac-1f27c6a9b4fb&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=1193df15-5ead-4f5a-b0a0-c691b7cc8837&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=30699b6e-f474-4d4e-bcc5-d7b4933368a6&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=7088743b-8a0e-43cd-b90b-ee76d5eed7ea&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89

Location Name

Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center
Beecher Community Center

Totals, Unescalated

EMG
Renamed
Item
Number

8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.2

8.2

612455
612456
612454
612470
612311
612312
612320
612327
612404
612321
612409
612406
612408
612431
612432
612459

612460

Cost Description

Interior Door, Wood Solid-Core, Replace

Interior Door, Fire 90-Minutes and Over, Replace

Interior Door, Fully-Glazed Aluminum-Framed Swinging, Replace
Toilet Partitions, Metal Overhead-Braced, Replace

Interior Wall Finish, Concrete/Masonry, Prep & Paint

Interior Wall Finish, Gypsum Board/Plaster/Metal, Prep & Paint
Interior Wall Finish, Acoustical Tile (ACT) Fabric-Faced, Replace
Interior Floor Finish, Vinyl Tile (VCT), Replace

Interior Floor Finish, Quarry Tile, Replace

Interior Floor Finish, Carpet Standard-Commercial Medium-Traffic, Replace

Interior Ceiling Finish, Gypsum Board/Plaster, Prep & Paint
Interior Ceiling Finish, Acoustical Tile (ACT), Replace
Interior Ceiling Finish, Acoustical Tile (ACT), Replace
Kitchen Cabinet, Base and Wall Section, Wood, Replace
Kitchen Counter, Plastic Laminate, Postformed, Replace
Commercial Kitchen, Exhaust Hood, Replace

Commercial Kitchen, Range/Oven, 6-Burner w/ Griddle, Replace

Totals, Escalated (3.0% inflation, compounded annually)

Lifespan

(EUL)

20
20
30
20
8
8
20
15
50
10
10
20
20
20
10
15

15

EAge

10
10
15
10
4
4
10
12
34
7
6
18

15

RUL

10
10
15

10

16

10

20

4947
707
707
2827
942
5654
471
942
754
80
80

QuantityUnit

EA
EA
EA
EA
SF
SF
SF
SF
SF
SF
SF
SF
SF

LF
EA

EA

$1,423.11
$1,649.06
$2,106.57
$850.00
$1.45
$1.42
$13.33
$4.80
$15.19
$7.26
$1.94
$3.11
$3.11
$467.63
$43.90
$7,571.72

$9,288.00

Unit Cost Subtotal

$28,462
$4,947
$2,107
$4,250
$7,178
$1,006
$9,424
$13,571
$14,307
$41,027
$912
$2,931
$2,346
$37,411
$3,512
$7,572

$9,288

2019

$2,931

2020

$13,571

$41,027

$7,572

2021

$7,178
$1,006

$912

2022

$37,411

$3,512

$46,159 $119,962 $147,787 $234,809 $9,096 $85,150 $54,398

$46,159 $123,560 $156,787 $256,582 $10,238 $98,712 $64,954

2026 2027

$28,462
$4,947

$4,250

$9,424

$9,288
$0 $266,017

$0 $357,505

2029

$7,178
$1,006

2030

$41,027

$0 $8,184 $44,832

$0 $11,669 $65,838 $1,380 $96,871 $26,728

2031 2032 2033 2034 2035 2036

$2,107

$13,571
$14,307
$912

$2,346

$3,512
$7,572
$912 $62,178 $16,656 $0 $177,446
$0 $302,090

Deficiency

Repair
Estimate

$28,462
$4,947
$2,107
$4,250
$14,356
$2,012
$9,424
$27,143
$14,307
$82,054
$1,824
$2,931
$2,346
$37,411
$7,023
$15,143

$9,288

$0 $1,273,587

$0 $1,619,074



https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=16608dce-7003-4e0e-9061-a2c320c44178&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=caef2bf9-8116-42b5-841d-c698190ee7ff&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=937549b7-d5d8-450c-9d3d-a166965734bf&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=15255569-3781-4c01-bd30-56622912bb4b&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=daef9ba9-67f1-491d-96df-12716d333ada&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=201ca358-001b-4062-9b56-266eb4c63473&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=b2f1615b-20ff-4522-8131-95d8a74396e2&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=27939dfc-c0cd-49d2-9bd4-2c4cc593644a&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=8c466cbe-a4bd-4c4d-89f7-5eebd409e3d2&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=bc416851-80e2-40c3-8cd6-764b07d4f764&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=587715e2-adcc-472e-90b6-0aa75201dcdf&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=644beb00-b265-48eb-ad61-d16bbd8925e7&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=7c605074-19d2-489b-9984-579fab23e9fe&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=f0bc6c4e-409e-46b3-bf9c-678a57ee042e&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=6195250b-704f-4683-9a25-ba076cb20791&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=58671bd6-ca49-4b0c-b326-2859c193bce4&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
https://www.assetcalc.net/Location/LocationObservationDetail.aspx?id=ea694a6c-178a-428a-8b70-00a7a6a3c6c5&locid=e4048deb-07d5-465a-8bfd-738d61bb7a89
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1. Executive Summary

1.1. Property Information and General Physical Condition

The property information is summarized in the table below. More detailed descriptions may be found in the various sections of the
report and in the Appendices.

Property Information

Address: 908 Game Farm Road, Yorkville, Kendall, lllinois 60560
Year Constructed/Renovated: 1982

Current Occupants: Village of Yorkville

Percent Utilization: 100%

City of Yorkville, Mr. Peter Ratos
Management Point of Contact: 630.553.8574 phone

pratos@yorkville.il.us email

Property Type: Municipal

Site Area: 2.55 acres

Building Area: 9,423 SF

Number of Buildings: 1

Number of Stories: 1

Parking Type and Number of .

Spaces: 94 spaces in open lots

Building Construction: Conventional wood frame structure on concrete slab

Roof Construction: Gabled roofs with asphalt shingles

Exterior Finishes: Brick veneer and metal siding

Heating, Ventilation and Air .

Conditioning: Central system air handlers

: : Fire sprinklers, hydrants, smoke detectors, alarms, strobes,

Fire and Life/Safety: extinguishers, pull stations, alarm panel, exit signs, and emergency
battery powered lights.

Dates of Visit: May 22, 2017 to May 23, 2017

On-Site Point of Contact (POC): | Erin Willret
Assessment and Report

Prepared by: Paul Prusa
Al Diefert
Technical Report Reviewer
For

Reviewed by: Andrew Hupp

Program Manager
ahupp@emgcorp.com
800.733.0660 x6623

Systemic Condition Summary

Site Fair HVAC Fair
Structure Good Plumbing Fair
Roof Fair Electrical Fair

|
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Systemic Condition Summary

Vertical Envelope Fair Elevators -

Interiors Fair Fire Fair

The following bullet points highlight the most significant short term and modernization recommendations:

= Full replacement of concrete sidewalks
= Mill and overlay of asphalt parking lot

= Modernization of the fire alarm system
= ADA accessibility upgrades

Generally, the property appears to have been constructed within industry standards in force at the time of construction. The property
appears to have been well maintained since it was first occupied and is in fair overall condition.

According to property management personnel, the property has had a limited capital improvement expenditure program over the past
three years, primarily consisting of painting and sidewalk repairs. Supporting documentation was not provided in support of these
claims but some of the work is evident.

1.2. Facility Condition Index (FCI)

FCI Analysis: Beecher Community Center

Replacement Value: $ 1,726,643, Inflation rate: 3.0%

$250,000 <

$200,000

03
$150,000 -

FCI, RV: $1726643.45

$100,000 -1

$50,000

S0 T T T T
2017 208 2019 2020 2021 2022 2023 2024 2025 2028

W Reserve first occurances, unescalated M Escalation, compounded B Recurring replacements, unescalatled M FCI, Unabated

One of the major goals of the FCA is to calculate the FCI, which gives an indication of a building’s overall condition. Two FCI ratios are
calculated and presented, the Current Year and Ten-Year. The Current Year FCI is the ratio of Immediate Repair Costs to the building’s
Current Replacement Value. Similarly, the Ten-Year FCI is the ratio of anticipated Capital Reserve Needs over the next ten years to
the Current Replacement Value.

Fci Condition o Percentage
: Definition
Rating Value
In new or well-maintained condition, with no visual evidence . 0
Good of wear, soiling or other deficiencies. 0% to 5%
Fair Subjgctgd to wear and soiling but is still in a serviceable and > than 5% to 10%
functioning condition.
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Fci Condition o Percentage
: Definition
Rating Value
Poor Subjected to _hard or _Iong-term wear. Nearing the end of its > than 10% to 60%
useful or serviceable life.
Very Poor Has reached the end of its useful or serviceable life. Renewal > than 60%
iS now necessatry.

The graphs above and tables below represent summary-level findings for the FCA. The deficiencies identified in this assessment can
be combined with potential new construction requirements to develop an overall strategy that can serve as the basis for a portfolio-wide
capital improvement funding strategy. Key findings from the assessment include:

Key Finding Metric
Current Year Facility Condition Index (FCI) FCI = (IR)/(CRV) 2.6% Good
10-Year Facility Condition Index (FCI) FCI = (RR)/(CRV) 61.8% Very Poor
Current Replacement Value (CRV) 9,423 SF * 183.24 /| SF = $1,726,643
Year 0 (Current Year) - Immediate Repairs (IR) $46,159
Years 1-10 — Replacement Reserves (RR) $1,068,339
Total Capital Needs $1,114,498

The major issues contributing to the Immediate Repair Costs and the Current Year FCI ratio are summarized below:

= Full replacement of concrete sidewalks
= Mill and overlay of asphalt parking lot
= Modernization of the fire alarm system

Further detail on the specific costs that make up the Immediate Repair Costs can be found in the cost tables at the beginning of this
report.

1.3. Special Issues and Follow-Up Recommendations

As part of the FCA, a limited assessment of accessible areas of the building(s) was performed to determine the presence of fungal
growth, conditions conducive to fungal growth, and/or evidence of moisture. Property personnel were interviewed concerning any
known or suspected fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Sampling is not a part of this
assessment.

There are no visual indications of the presence of fungal growth, conditions conducive to fungal growth, or evidence of moisture in
representative readily accessible areas of the property.

1.4. Opinions of Probable Cost

Cost estimates are attached at the front of this report (following the cover page).

These estimates are based on Invoice or Bid Document/s provided either by the Owner/facility and construction costs developed by
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.

Opinions of probable costs should only be construed as preliminary, order of magnitude budgets. Actual costs most probably will vary
from the consultant’s opinions of probable costs depending on such matters as type and design of suggested remedy, quality of
materials and installation, manufacturer and type of equipment or system selected, field conditions, whether a physical deficiency is
repaired or replaced in whole, phasing of the work (if applicable), quality of contractor, quality of project management exercised, market
conditions, and whether competitive pricing is solicited, etc. ASTM E2018-08 recognizes that certain opinions of probable costs cannot
be developed within the scope of this guide without further study. Opinions of probable cost for further study should be included in the
FCA.
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1.4.1. Methodology

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 occupants and/or usage may
affect the service life of some systems or components.

Where quantities could not be derived from an actual take-off, lump sum costs or allowances are used. Estimated costs are based on
professional judgment and the probable or actual extent of the observed defect, inclusive of the cost to design, procure, construct and
manage the corrections.

1.4.2.Immediate Repairs

Immediate repairs are opinions of probable costs that require immediate action as a result of: (1) material existing or potential unsafe
conditions, (2) material building or fire code violations, or (3) conditions that, if not addressed, have the potential to result in, or
contribute to, critical element or system failure within one year or will most probably result in a significant escalation of its remedial cost.

1.4.3.Replacement Reserves

Replacement Reserves are for recurring probable expenditures, which are not classified as operation or maintenance expenses. The
replacement reserves should be budgeted for in advance on an annual basis. Replacement Reserves are reasonably predictable both
in terms of frequency and cost. However, Replacement Reserves may also include components or systems that have an
indeterminable life but, nonetheless, have a potential for failure within an estimated time period.

Replacement Reserves exclude systems or components that are estimated to expire after the reserve term and are not considered
material to the structural and mechanical integrity of the subject property. Furthermore, systems and components that are not deemed
to have a material effect on the use of the Property are also excluded. Costs that are caused by acts of God, accidents, or other
occurrences that are typically covered by insurance, rather than reserved for, are also excluded.

Replacement costs are solicited from ownership/property management, EMG’s discussions with service companies, manufacturers'
representatives, and previous experience in preparing such schedules for other similar facilities. Costs for work performed by the
ownership’s or property management’s maintenance staff are also considered.

EMG's reserve methodology involves identification and quantification of those systems or components requiring capital reserve funds
within the assessment period. The assessment period is defined as the effective age plus the reserve term. Additional information
concerning system’s or component’s respective replacement costs (in today's dollars), typical expected useful lives, and remaining
useful lives were estimated so that a funding schedule could be prepared. The Replacement Reserves Schedule presupposes that all
required remedial work has been performed or that monies for remediation have been budgeted for items defined in the Immediate
Repair Cost Estimate.
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2. Purpose and Scope

2.1. Purpose

EMG was retained by the client to render an opinion as to the Property’s current general physical condition on the day of the site visit.

Based on the observations, interviews and document review outlined below, this report identifies significant deferred maintenance
issues, existing deficiencies, and material code violations of record at municipal offices, which affect the Property’s use. Opinions are
rendered as to its structural integrity, building system condition and the Property’s overall condition. The report also notes building
systems or components that have realized or exceeded their typical expected useful lives.

CONDITIONS:

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

Excellent = New or very close to new; component or system typically has been installed within the past year, sound and
performing its function. Eventual repair or replacement will be required when the component or system either
reaches the end of its useful life or fails in service.

Good =  Satisfactory as-is. Component or system is sound and performing its function, typically within the first third of its
lifecycle. However, it may show minor signs of normal wear and tear. Repair or replacement will be required
when the component or system either reaches the end of its useful life or fails in service.

Fair =  Showing signs of wear and use but still satisfactory as-is, typically near the median of its estimated useful life.
Component or system is performing adequately at this time but may exhibit some signs of wear, deferred
maintenance, or evidence of previous repairs. Repair or replacement will be required due to the component or
system’s condition and/or its estimated remaining useful life.

Poor = Component or system is significantly aged, flawed, functioning intermittently or unreliably; displays obvious
signs of deferred maintenance; shows evidence of previous repair or workmanship not in compliance with
commonly accepted standards; has become obsolete; or exhibits an inherent deficiency. The present condition
could contribute to or cause the deterioration of contiguous elements or systems. Either full component
replacement is needed or repairs are required to restore to good condition, prevent premature failure, and/or
prolong useful life.

Failed = Component or system has ceased functioning or performing as intended. Replacement, repair, or other
significant corrective action is recommended or required.
Not Applicable =  Assigning a condition does not apply or make logical sense, most commonly due to the item in question not

being present.

FORMAT OF THE BODY OF THE REPORT:

Throughout sections 5 through 9 of this report, each report section will typically contain three subsections organized in the following
sequence:

= A descriptive table (and/or narrative), which identifies the components assessed, their condition, and other key data points.

= A simple bulleted list of Anticipated Lifecycle Replacements, which lists components and assets typically in Excellent, Good, or Fair
condition at the time of the assessment but that will require replacement or some other attention once aged past their estimated
useful life. These listed components are typically included in the associated inventory database with costs identified and budgeted
beyond the first several years.

= A bulleted cluster of Actions/Comments, which include more detailed narratives describing deficiencies, recommended repairs, and
short term replacements. The assets and components associated with these bullets are/were typically problematic and in Poor or
Failed condition at the time of the assessment, with corresponding costs included within the first few years.
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PLAN TYPES:

Each line item in the cost database is assigned a Plan Type, which is the primary reason or rationale for the recommended
replacement, repair, or other corrective action. This is the “why” part of the equation. A cost or line item may commonly have more
than one applicable Plan Type; however, only one Plan Type will be assigned based on the “best” fit, typically the one with the greatest
significance. The following Plan Types are listed in general weighted order of importance:

Safety = An observed or reported unsafe condition that if left unaddressed could result in an injury; a system
or component that presents a potential liability risk.

Performance/Integrity = Component or system has failed, is almost failing, performs unreliably, does not perform as
intended, and/or poses a risk to overall system stability.

Accessibility = Does not meet ADA, UFAS, and/or other handicap accessibility requirements.

Environmental = Improvements to air or water quality, including removal of hazardous materials from the building or
site.

Modernization/Adaptation =  Conditions, systems, or spaces that need to be upgraded in appearance or function to meet current

standards, facility usage, or client/occupant needs.

Lifecycle/Renewal = Any component or system in which future repair or replacement is anticipated beyond the next
several years and/or is of minimal substantial early-term consequence.

2.2. Scope

The standard scope of the Facility Condition Assessment includes the following:

= Visit the Property to evaluate the general condition of the building and site improvements, review available construction documents in
order to familiarize ourselves with, and be able to comment on, the in-place construction systems, life safety, mechanical, electrical,
and plumbing systems, and the general built environment.

= |dentify those components that are exhibiting deferred maintenance issues and provide cost estimates for Immediate Costs and
Replacement Reserves based on observed conditions, maintenance history and industry standard useful life estimates. This will
include the review of documented capital improvements completed within the last five-year period and work currently contracted for, if
applicable.

= Provide a full description of the Property with descriptions of in-place systems and commentary on observed conditions.

= Provide a general statement of the subject Property’s compliance to Title Il of the Americans with Disabilities Act. This will not
constitute a full ADA survey, but will help identify exposure to issues and the need for further review.

= Perform a limited assessment of accessible areas of the building(s) for the presence of fungal growth, conditions conducive to fungal
growth, and/or evidence of moisture. EMG will also interview Project personnel regarding the presence of any known or suspected
fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Potentially affected areas will be photographed.
Sampling will not be considered in routine assessments.

= List the current utility service providers.

= Review maintenance records and procedures with the in-place maintenance personnel.

= Observe a representative sample of the interior spaces/units, including vacant spaces/units, in order to gain a clear understanding of
the property’s overall condition. Other areas to be observed include the exterior of the property, the roofs, interior common areas,
and the significant mechanical, electrical and elevator equipment rooms.

= Provide an Executive Summary at the beginning of this report.

2.3. Personnel Interviewed

The management and building engineer were interviewed for specific information relating to the physical property, available
maintenance procedures, historical performance of key building systems and components, available drawings and other
documentation. The following personnel from the facility and government agencies were interviewed in the process of conducting the
FCA:

Name and Title Organization | Phone Number

Erin Willret City of Yorkville 630.553.8574

The FCA was performed without the assistance of an onsite Point of Contact (POC).

6
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2.4. Documentation Reviewed

Prior to the FCA, 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 Documentation Request Form is provided in Appendix E.

Although Appendix E provides a summary of the documents requested or obtained, the following list provides more specific details
about some of the documents that were reviewed or obtained during the site visit.

= No documents were available

2.5. Pre-Survey Questionnaire

A Pre-Survey Questionnaire was sent to the POC prior to the site visit. The questionnaire is included in Appendix E.

2.6. Weather Conditions

May 22, 2017: Clear, with temperatures in the 80s (°F) and light winds.
May 23, 2017: Raining, with temperatures in the 70s (°F) and light winds.
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3. Accessibility and Property Research

3.1. ADA Accessibility

Generally, Title 1l of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access and use of “areas of public
accommodations” and “commercial facilities” on the basis of disability. Regardless of its age, these areas and facilities must be
maintained and operated to comply with the Americans with Disabilities Act Accessibility Guidelines (ADAAG).

Buildings completed and occupied after January 26, 1992 are required to comply fully with the ADAAG. Existing facilities constructed
prior to this date are held to the lesser standard of compliance to the extent allowed by structural feasibility and the financial resources
available. As an alternative, a reasonable accommodation pertaining to the deficiency must be made.

During the FCA, a limited visual observation for ADA accessibility compliance was conducted. The scope of the visual observation was
limited to those areas set forth in EMG’s Abbreviated Accessibility Checklist provided in Appendix D of this report. It is understood by
the Client that the limited observations described herein does not comprise a full ADA Compliance Survey, and that such a survey is
beyond the scope of EMG’s undertaking. Only a representative sample of areas was observed and, other than as shown on the
Abbreviated Accessibility Checklist, actual measurements were not taken to verify compliance.

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

The facility does not appear to be accessible with Title Il of the Americans with Disabilities Act. Elements as defined by the ADAAG
that are not accessible as stated within the priorities of Title IIl, are as follows:

Parking
= Adequate number of designated parking stalls and signage for vans are not provided.

Restrooms

= Wrap drain pipes below lavatory with insulation; protect against contact with hot, sharp, or abrasive surfaces.
= Add pull station alarm in unisex bathroom.

A full ADA Compliance Survey may reveal additional aspects of the property that are not in compliance.

Corrections of these conditions should be addressed from a liability standpoint, but are not necessarily code violations. The 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 cost to address the achievable items noted above is
included in the cost tables.

3.2. Municipal Information, Flood Zone and Seismic Zone

Not applicable.

www.EMGcorp.com p 800.733.0660 emg)
_




BEECHER COMMUNITY CENTER EMG PROJECT NO.: 122700.17R000-005.322
L e ———— |

4. Existing Building Assessment

4.1. Unit or Space Types

All 9,423 square feet of the building are occupied by a single occupant, City of Yorkville. The spaces are a combination of offices,
recreation rooms, kitchen, supporting restrooms, mechanical, and other utility spaces.

4.2. Inaccessible Areas or Key Spaces Not Observed

The interior spaces were observed in order to gain a clear understanding of the property’s overall condition. Other areas accessed
included the site within the property boundaries, exterior of the property and the roof. All areas of the property were available for
observation during the site visit.
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5. Site Improvements

5.1. Utilities

EMG PROJECT NO.: 122700.17R000-005.322

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 Yorkville Good
Storm sewer City of Yorkville Good
Domestic water City of Yorkville Good
Electric service Commonwealth Edison Good
Natural gas service Nicor Gas Good

Actions/Comments:

= According to the POC, the utilities provided are adequate for the property. There are no unique, onsite utility systems such as

emergency electrical generators, septic systems, water or waste water treatment plants, or propane gas tanks.

5.2. Parking, Paving, and Sidewalks

ltem

Description

Main Ingress and Egress

Game Farm Road

Access from

West

Additional Entrances

Library Parking Lot

www.EMGcorp.com

Additional Access from South
Paving and Flatwork
Item Material Last Work Done Condition
Entrance Driveway Apron Asphalt Less than 5 years Good
Parking Lot Asphalt More than 20 years Poor
Drive Aisles Asphalt More than 20 years Poor
Service Aisles None - --
Sidewalks Concrete More than 20 years Poor
Curbs Concrete More than 20 years Poor
Site Stairs None - --
Pedestrian Ramps None - --
10
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Parking Count

Open Lot Carport Private Garage Subterranean Freestanding Parking
Garage Structure
94 - - - -
Total Number of ADA Compliant Spaces 4
Number of ADA Compliant Spaces for Vans 0
Total Parking Spaces 94
Parking Ratio (Spaces/Apartments) --
Method of Obtaining Parking Count Physical count

Exterior Stairs

Location Material Handrails Condition

None - -- --

Anticipated Lifecycle Replacements:
= Asphalt seal coating

= Asphalt pavement

= Sidewalks

= Curbs

Actions/Comments:

= The asphalt pavement exhibits significant areas of failure and deterioration, such as alligator cracking, transverse cracking and heavy
overall surface wear. All of the paving must be overlaid with new asphalt paving in order to maintain the integrity of the overall
pavement system. Milling is recommended as part of the overall repair work.

= The concrete sidewalks and curbs have significant areas of cracking concrete curbs and sidewalks. These areas occur throughout
the property. The damaged areas of concrete curbs and sidewalks require replacement.

5.3. Drainage Systems and Erosion Control

Drainage System and Erosion Control

System Exists At Site Condition
Surface Flow Ul -
Inlets Good
Swales Ul --
Detention pond O --
Lagoons O --
Ponds O --
Underground Piping Good
Pits O --
Municipal System Good

p—
—
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Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

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

5.4. Topography and Landscaping

Generally flat

Stone masonry Around light poles Poor

Anticipated Lifecycle Replacements:
= Stone retaining walls

Actions/Comments:

= The retaining walls appear problematic. The stones have been removed and are damaged. Damaged portions of the retaining walls
must be replaced.

5.5. General Site Improvements

Monument

12
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None -

Anticipated Lifecycle Replacements:
= Signage
= Exterior lighting

Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle
replacements of the components listed above will be required.

13
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6. Building Architectural and Structural Systems

6.1. Foundations

Building Foundation

Iltem Description Condition
Foundation Concrete spread footings Good
Basement and Crawl Space None -

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The foundation systems are concealed. There are no significant signs of settlement, deflection, or movement.

6.2. Superstructure

Building Superstructure

Item Description Condition
Framing / Load-Bearing Walls Conventional wood/metal studs Good
Ground Floor Concrete slab Good

Upper Floor Framing -- --

Upper Floor Decking -- -

Roof Framing Heavy lumber beams Good
Roof Decking Plywood or OSB Good

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The superstructure is exposed in some locations, which allows 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 / Geometry Multiple Gable Roofs Finish Asphalt shingles
Maintenance Outside Contractor Roof Age Approximately 15 Yrs
14
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Primary Roof
Flashing Sheet metal Warranties No
Parapet Copings None Roof Drains Gutters and downspouts
Fascia None Insulation Fiberglass batts
Soffits Concealed Soffits Skylights No
Attics Wood josif]t:a\;\gmgplywood Ponding No
Ventilation Source-1 Ridge Vents Leaks Observed No
Ventilation Source-2 Soffit Vents Roof Condition Poor

Anticipated Lifecycle Replacements:

= Asphalt shingles
= Roof flashings (included as part of overall replacement)

Actions/Comments:

= The roof finishes appear to be more than 15 years old. Information regarding roof warranties or bonds was not available.

= There are no active roof leaks observed. There is no evidence of active roof leaks. Roof leaks appear to have occurred in the past.
The leaks have since been repaired, and no active roof leaks are evident.

= 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 and operations program.

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

6.4. Exterior Walls

Building Exterior Walls
Type Location Condition
Primary Finish Brick veneer Fair
Secondary Finish Metal siding Fair
Accented with - -
Soffits Concealed Fair

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

Anticipated Lifecycle Replacements:

= Metal siding
= Masonry re-pointing

Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance, including patching repairs, graffiti removal,
and re-caulking, is highly recommended. Future lifecycle replacements of the components listed above will be required.

15
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6.5. Exterior and Interior Stairs

Not applicable. There are no exterior or interior stairs.

6.6. Exterior Windows and Doors

Aluminum framed, fixed Double glaze Exterior walls O Fair
Aluminum framed, operable Double glaze Exterior walls O Fair
Aluminum framed, fixed, . .

sidelight Single glaze Exterior doors O Poor

Fully glazed, metal framed

Fully glazed, metal framed Fair

Anticipated Lifecycle Replacements:
= Windows
= Exterior fully glazed doors

Actions/Comments:
= The sidelight windows are antiquated, energy-inefficient units with single-pane glazing. Window replacement is recommended.

6.7. Patio, Terrace, and Balcony

Brick pavers Right side

Anticipated Lifecycle Replacements:
= Brick pavers

16
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Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle
replacements of the components listed above will be required.

17
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7. Building Mechanical and Plumbing Systems

See the Mechanical Equipment List in the Appendices for the quantity, manufacturer's name, model number, capacity and year of
manufacturer of the major mechanical equipment, if available.

7.1. Building Heating, Ventilating, and Air Conditioning (HVAC)

Distribution System

Air Distribution System Constant volume

Quantity and Capacity of Air Handlers ?ég;\rdhandlers ranging from approximately 5,000 to 11,000
Location of Air Handlers Rooftop, penthouse

Large Spaces the Larger Dedicated AHU's Serve Recreation Room, Kitchen

Age of Air Handlers All units appear to be original 1982 equipment

Air Handler Condition Fair

Controls and Ventilation

HVAC Control System Individual non-programmable thermostats/controls
HVAC Control System Condition Fair

Building Ventilation Roof top exhaust fans

Ventilation System Condition Fair

Anticipated Lifecycle Replacements:

= Air handling units
= Rooftop exhaust fans

Actions/Comments:

= 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.

= Approximately all of the HVAC equipment is original.

= The HVAC equipment appears to be functioning adequately overall. The engineering staff was interviewed about the historical and
recent performance of the equipment and systems. No chronic problems were reported and an overall sense of satisfaction with the

systems was conveyed. However, due to the inevitable failure of parts and components over time, some of the equipment will
require replacement. A budgetary cost for this work is included.

7.2. Building Plumbing and Domestic Hot Water

Building Plumbing System

Type Description Condition
Water Supply Piping Copper Fair
Waste/Sewer Piping Cast iron Fair
18
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Cast iron and PVC
Fire Sprinkler Room

Water Heater

Natural gas
1 unit at 40,000 BTUH
50 gallons

Good

No

No
Adequate

Adequate

Commercial grade

1.6 GPF

2.0 GPM

Fair

Anticipated Lifecycle Replacements:

= Water heaters
= Toilets

= Urinals

= Sinks

= Lavatories

Actions/Comments:

= The plumbing systems appear to be well maintained and functioning adequately. The water pressure appears to be sufficient. No
significant repair actions or short term replacement costs are required. Routine and periodic maintenance is recommended. Future
lifecycle replacements of the components or systems listed above will be required.

7.3. Building Gas Distribution

Gas service is supplied from the gas main on the adjacent public street. The gas meter and regulator location could not be determined.
The gas distribution piping within the building is malleable steel (black iron).

19
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Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The pressure and quantity of gas appear to be adequate.
= Only limited observation of the gas distribution piping can be made due to hidden conditions.

7.4. Building Electrical

Building Electrical Systems

Electrical Lines Underground Transformer Pad-mounted
Main Service Size 800 Amps Volts 120/208 Volt, three-phase
Meter and Panel Location Front of building Branch Wiring Copper
Conduit Metallic SEIHDEN No
Transformers?

Security / Surveillance No Building Intercom No
System? System?
Lighting Fixtures T-12
Main Distribution Condition Fair
Secondary Panel and Fair
Transformer Condition

Lighting Condition Fair

Anticipated Lifecycle Replacements:

= Circuit breaker panels
= Interior light fixtures

Actions/Comments:

= The onsite 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 panels are mostly original 1982 components. The electrical service is reportedly adequate for the facility’s needs. However, due
to the age of the panels and increasing difficulty of obtaining replacement parts over time, lifecycle replacements are recommended
per above.

7.5. Building Elevators and Conveying Systems

Not applicable. There are no elevators or conveying systems.

7.6. Fire Protection and Security Systems

ltem Description

Type Wet pipe
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Wet pipe

Fire Alarm Room

02/2017 Yes

Rear of building

Rear Elevation

Kitchen Suppression System X Computer Room Suppression System O

Anticipated Lifecycle Replacements:

= Central alarm panel
= Alarm devices and system
= Sprinkler heads

Actions/Comments:

= The fire alarm systems appear somewhat antiquated and not up to current standards. A lack of strobes and audio alarms was
present in the restrooms. Due to the age of the components and apparent shortcomings, a full modernization project is
recommended. A budgetary cost is included.

= The central alarm panel appears to be original and of the relay style. Based on its age and because replacement parts and
components for this type of equipment may be obsolete, the alarm panel requires replacement.

7.7. Life Support Systems
Not applicable.
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8. Interior Spaces

8.1. Interior Finishes

The facility is used as a senior community center for the City of Yorkville.

The most significant interior spaces include recreation spaces, offices, kitchen, and main entrance lobby. Supporting areas include

hallways, restrooms, mechanical penthouse, and utility closet.

The following table generally describes the locations and typical conditions of the interior finishes within the facility:

Typical Floor Finishes

Floor Finish Locations General Condition
Vinyl tile Recreation rooms Fair
Carpet Offices, recreation rooms Fair
Quarry tile Lobby, restrooms, kitchen Fair
Typical Wall Finishes
Wall Finish Locations General Condition
Painted CMU Offices, restrooms, utility closets Fair
Exposed CMU/masonry Lobby, recreation rooms,_kltchen, recreation Fair
rooms, offices
Painted drywall Offices Fair
Fabric panels Recreation room Fair
Typical Ceiling Finishes
Ceiling Finish Locations General Condition
Suspended T-bar (Acoustic) Lobby, kitchen, restrooms Fair
Painted drywall Offices, recreation rooms Fair
Exposed structure Recreation rooms, offices Fair
Interior Doors
Item Type Condition
Interior Doors Solid core wood Fair
Door Framing Metal Fair
Fire Doors Yes Fair

Anticipated Lifecycle Replacements:

= Carpet

22
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= Vinyl tile

= Quarry tile

= Interior paint

= Suspended acoustic ceiling tile
= Interior doors

Actions/Comments:

= |t appears that the interior finishes are original.
= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle

replacements of the components listed above will be required.

8.2. Commercial Kitchen & Laundry Equipment

The kitchen area has a variety of commercial kitchen appliances, fixtures, and equipment. The equipment is owned and maintained in-

EMG PROJECT NO.: 122700.17R000-005.322

house and by the tenants. The tenants are responsible for any necessary replacement costs of their equipment only.
The kitchen includes the following major appliances, fixtures, and equipment:

Commercial Kitchen

Appliance Comment Condition
Refrigerators (tenant owned) Up-right Good
Freezers (tenant owned) Up-right Good
Ranges Gas Fair
Ovens Gas Fair
Griddles / Grills Gas Fair
Fryers U --
Hood Exhaust ducted to exterior Fair
Dishwasher --
Microwave --
Ice Machines U --
Steam Tables U --
Work Tables Good
Shelving O --

Anticipated Lifecycle Replacements:
= Cooking Range/Oven/Girill

Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle

replacements of the components listed above will be required.
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9. Other Structures

Not applicable. There are no major accessory structures.
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10. Certification

City of Yorkville retained EMG to perform this Facility Condition Assessment in connection with its continued operation of Beecher
Community Center, 908 Game Farm Road, Yorkville, lllinois, the “Property”. It is our understanding that the primary interest of City of
Yorkville is to locate and evaluate materials and building system defects that might significantly affect the value of the property and to
determine if the present Property has conditions that will have a significant impact on its continued operations.

The conclusions and recommendations presented in this report are based on the brief review of the plans and records made available
to our Project Manager during the site visit, interviews of available property management personnel and maintenance contractors
familiar with the Property, appropriate inquiry of municipal authorities, our Project Manager's walk-through observations during the site
visit, and our experience with similar properties.

No testing, exploratory probing, dismantling or operating of equipment or in depth studies were performed unless specifically required
under Section 2 of this report. This assessment did not include engineering calculations to determine the adequacy of the Property’s
original design or existing systems. Although walk-through observations were performed, not all areas were observed (See Section 4.2
for areas observed). There may be defects in the Property, which were in areas not observed or readily accessible, may not have been
visible, or were not disclosed by management personnel when questioned. The report describes property conditions at the time that
the observations and research were conducted.

This report has been prepared on behalf of and exclusively for the use of City of Yorkville for the purpose stated within Section 2 of this
report. The report, or any excerpt thereof, shall not be used by any party other than City of Yorkville or for any other purpose than that
specifically stated in our agreement or within Section 2 of this report without the express written consent of EMG.

Any reuse or distribution of this report without such consent shall be at City of Yorkville and the recipient’s sole risk, without liability to
EMG.

Prepared by: Paul Prusa P.E., LEED AP,
Project Manager

Reviewed by:

Al Diefert

Technical Report Reviewer
For

Andrew Hupp

Program Manager
ahupp@emgcorp.com
800.733.0660 x6623
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11. Appendices

Appendix A:  Photographic Record
Appendix B:  Site Plan

Appendix C:  Supporting Documentation
Appendix D:  EMG Accessibility Checklist
Appendix E:  Pre-Survey Questionnaire
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Appendix A:
Photographic Record
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FRONT ELEVATION : RIGHT ELEVATION

DETERIORATING SIDEWALK

#3! SIDEWALK #6: AND REPAIRED CRACKS
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Hi:

PARKING LOTS, ASPHALT
PAVEMENT
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SIGNIFICANT CRACKING AND
#8: DETERIORATION OF PARKING
LOT

HIGH PRESSURE SODIUM
LIGHTING FIXTURE

#10: FLAGPOLE

#11:

POLE LIGHT

#12: SIGNAGE
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EXTERIOR WALL, ALUMINUM

#13: ROOF, ASPHALT SHINGLE #14: SIDING

EXTERIOR DOOR, FULLY- WINDOW, ALUMINUM DOUBLE-

#15: GLAZED ALUMINUM-FRAMED #16:
SWINGING GLAZED OPERABLE

PEDESTRIAN PAVEMENT,
WINDOW, ALUMINUM DOUBLE- #18: SIDEWALK, CLAY

#17:
GLAZED FIXED BRICK/MASONRY PAVERS
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#19: EXHAUST FAN #20: AIR HANDLER

LAVATORY . SINK, STAINLESS STEEL
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DRINKING FOUNTAIN,
REFRIGERATED

TOILET, TANKLESS (WATER
CLOSET)

#25:

#27: SERVICE SINK #28: LIGHTING

METAL HALIDE LIGHTING
FIXTURE

MAIN DISTRIBUTION PANEL
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FIRE ALARM CONTROL PANEL,
ADDRESSABLE

FIRE ALARM DEVICES

SPRINKLER HEAD
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FIRE SUPPRESSION SYSTEM,

#37: WET CHEMICAL #38: VINYL TILE (VCT)

#39: CARPET : TOILET PARTITIONS

INTERIOR WALL FINISH,
#41: ACOUSTICAL TILE (ACT) #42:
FABRIC-FACED

INTERIOR CEILING FINISH,
GYPSUM BOARD/PLASTER
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| INTERIOR WALL FINISH, .
#43. CONCRETE/MASONRY ' QUARRY TILE

INTERIOR CEILING FINISH, H46: WATER STAINED ACOUSTICAL

#45: ACOUSTICAL TILE (ACT) : TILES

INTERIOR DOOR, FULLY-

H#AT: INTERIOR WALL FINISH #48: GLAZED ALUMINUM-FRAMED
SWINGING
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INTERIOR DOOR, WOOD SOLID-
CORE

#49:
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INTERIOR DOOR, FIRE 90-
MINUTES AND OVER

KITCHEN CABINET

COMMERCIAL KITCHEN,
RANGE/OVEN, 6-BURNER WITH
GRIDDLE

COMMERCIAL KITCHEN,
EXHAUST HOOD
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Site Plan
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Date Completed: June 7, 2017

Property Name: Beecher Community Center

EMG Project Number: 122700.17R000-005.322

Building History

Yes

No

Unk

Comments

Has an ADA survey previously been
completed for this property?

Have any ADA improvements been made
to the property?

Does a Transition Plan / Barrier Removal
Plan exist for the property?

Has building ownership or management
received any ADA related complaints that
have not been resolved?

Is any litigation pending related to ADA
issues?

Parking

Yes

No

NA

Comments

Are there sufficient accessible parking
spaces with respect to the total number of
reported spaces?

However no spaces are designated for vans.

Are there sufficient van-accessible parking
spaces available?

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

No designated van spaces.

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

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

If required does signage exist directing you
to accessible parking and an accessible
building entrance?

Ramps

Yes

No

NA

Comments

1*

Do all ramps along accessible path of
travel appear to meet slope requirements?
(1:12 or less)

Are ramps that appear longer than 6 ft
complete with railings on both sides?

Does the width between railings appear at
least 36 inches?
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Ramps (cont.)

Yes

No

NA

Comments

Is there a level landing for approximately
every 30 ft horizontal length of ramp, at the
top and at the bottom of ramps and
switchbacks?

Entrances/Exits

Yes

No

NA

Comments

Do all required accessible entrance
doorways appear at least 32 inches wide
and not a revolving door?

If the main entrance is inaccessible, are
there alternate accessible entrances?

Is the door hardware easy to operate
(lever/push type hardware, no twisting
required and not higher than approximately
48 inches above the floor)?

Paths of Travel

Yes

No

NA

Comments

Are all paths of travel free of obstruction
and wide enough for a wheelchair (appear
at least 36 inches wide)?

Are wheelchair-accessible facilities (toilet
rooms, exits, etc.) identified with signage?

Is there a path of travel that does not
require the use of stairs?

Elevators

Yes

No

NA

Comments

Do the call buttons have visual and audible
signals to indicate when a call is registered
and answered when car arrives?

Are there visual and audible signals inside
cars indicating floor change?

Are there standard raised and Braille
marking on both jambs of each hoist way
entrance as well as all cab/call buttons?

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

Are elevator controls low enough to be
reached from a wheelchair (appears to be
between 15 and 48 inches)?

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

Yes

No

NA

Comments

Are common area public restrooms located
on an accessible route?

Are pull handles push/pull or lever type?

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

Are toilet room access doors wheelchair-
accessible (appear to be at least 32 inches
wide)?

Are public restrooms large enough to
accommodate a wheelchair turnaround
(appear to have 60” turning diameter)?

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

Are toilet stall doors wheelchair accessible
(appear to be at least 32" wide)?

Are grab bars provided in toilet stalls?

Are sinks provided with clearance for a
wheelchair to roll under (appear to have
29" clearance)?

10

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

11

Are exposed pipes under sink sufficiently
insulated against contact?

Guest Rooms

Yes

No

NA

Comments

How many total accessible sleeping rooms
does the property management report to
have? Provide specific number in
comment field.

Are there sufficient reported accessible
sleeping rooms with respect to the total
number of reported guestrooms? See
attached hot sheet.
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Guest Rooms (cont.) Yes | No | NA Comments

How many of the accessible sleeping
rooms per property management have roll-
in showers? Provide specific number in
comment field.

Are there sufficient reported accessible
rooms with roll-in showers with respect to
the total number of reported accessible
guestrooms? See attached hot sheet.

How many assistive listening kits and/or
rooms with communication features are
available per property management?

Provide specific number in comment
3 | field. X
Are there sufficient reported assistive

listening devices with respect to the total
number of rooms? See attached hot sheet.

Pools Yes | No NA Comments

Are public access pools provided? If the
answer is no, please disregard this section.

How many accessible access points are
provided to each pool/spa? Provide
2 | number in comment field. X

Is at least one fixed lift or sloped entry to
the pool provided?

Play Area Yes | No | NA Comments

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

Exercise Equipment Yes | No | NA Comments

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

*Based on visual observation only. The slope was not confirmed through measurements.
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Pre-Survey Questionnaire
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PROPERTY CONDITION ASSESSMENT : PRE-SURVEY QUESTIONNAIRE

Name of Person Completing Questionnaire:

N/A - Not returned to EMG

Association with Property:

Length of Assocation with Property:

Date Completed:

Phone Number:

Property Name:

EMG Project Number:

Inspections Date Last List any Outstanding Repairs Required
Inspected
1 |Elevators
HVAC, Mechanical,
Electric, Plumbing
3 |Life-Safety/Fire
4 |Roofs
Question Response

5 |List any major capital improvement within
the last three years.

6 |List any major capital expenditures
planned for the next year.

7 |What is the age of the roof(s)?

8 |What building systems (HVAC, roof,
interior/exterior finishes, paving, etc.) are
the responsibilities of the tenant to
maintain and replace?

Question Yes No Unk N/A Comments
Are there any unresolved building, fire, or
° zoning code issues?
10 [Are there any "down" or unusable units?
Are there any problems with erosion,

11 |stormwater drainage or areas of paving that

do not drain?

1 Is the property served by a private water

well?

13 Is the property served by a private septic

system or other waste treatment systems?

" Are there any problems with foundations or

structures?

15 Is there any water infiltration in basements or

crawl spaces?

16 | Are there any wall, or window leaks?

17 | Are there any roof leaks?

18 |[Is the roofing covered by a warranty or bond?

19 [ Are there any poorly insulated areas?

20 Is Fire Retardant Treated (FRT) plywood

used?




PROPERTY CONDITION ASSESSMENT : PRE-SURVEY QUESTIONNAIRE

Question Yes No Unk N/A Comments
- Is exterior insulation and finish system (EIFS)
or a synthetic stucco finish used?
Are there any problems with the utilities, such
22 as inadequate capacities?
Are there any problems with the landscape
23 irrigation systems?
” Has a termite/wood boring insect inspection
been performed within the last year?
- Do any of the HVAC systems use R-11, 12,
or 22 refrigerants?
o6 Has any part of the property ever contained
visible suspect mold growth?
Is there a mold Operations and Maintenance
2 Plan?
28 Have there been indoor air quality or mold
related complaints from tenants?
29 | Is polybutylene piping used?
Are there any plumbing leaks or water
%0 pressure problems?
a1 Are there any leaks or pressure problems
with natural gas service?
Does any part of the electrical system use
32 aluminum wiring?
Do Residential units have a less than
3 60-Amp service?
Do Commercial units have less than
3 200-Amp service?
35 Are there any recalled fire sprinkler heads
(Star, GEM, Central, Omega)?
36 Is there any pending litigation concerning the
property?
37 Has the management previously completed
an ADA review?
Have any ADA improvements been made to
%8 the property?
Does a Barrier Removal Plan exist for the
%9 property?
0 Has the Barrier Removal Plan been approved
by an arms-length third party?
Has building ownership or management
“ received any ADA related complaints?
Does elevator equipment require upgrades to
42 meet ADA standards?
43 | Are there any problems with exterior lighting?
44 Are there any other significant

issues/hazards with the property?




PROPERTY CONDITION ASSESSMENT : PRE-SURVEY QUESTIONNAIRE

Question

Yes

No

Unk

N/A

Comments

a5 Are there any unresolved construction
defects at the property?

Comments
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On the day of the site visit, provide EMG's Field Observer access to all of the available documents listed below.

Provide copies if possible.

INFORMATION REQUIRED

1. All available construction documents (blueprints) for
the original construction of the building or for any tenant
improvement work or other recent construction work.

2. A site plan, preferably 8 1/2" X 11", which depicts the
arrangement of buildings, roads, parking stalls, and other
site features.

3. For commercial properties, provide a tenant list which
identifies the names of each tenant, vacant tenant units,
the floor area of each tenant space, and the gross and
net leasable area of the building(s).

4. For apartment properties, provide a summary of the
apartment unit types and apartment unit type quantities,
including the floor area of each apartment unit as
measured in square feet.

5. For hotel or nursing home properties, provide a
summary of the room types and room type quantities.

6. Copies of Certificates of Occupancy, building permits,
fire or health department inspection reports, elevator
inspection certificates, roof or HVAC warranties, or any
other similar, relevant documents.

7. The names of the local utility companies which serve
the property, including the water, sewer, electric, gas,
and phone companies.

8. The company name, phone number, and contact
person of all outside vendors who serve the property,
such as mechanical contractors, roof contractors, fire
sprinkler or fire extinguisher testing contractors, and
elevator contractors.

9. A summary of recent (over the last 5 years) capital
improvement work which describes the scope of the
work and the estimated cost of the improvements.
Executed contracts or proposals for improvements.
Historical costs for repairs, improvements, and
replacements.

10. Records of system and material ages (roof, MEP,
paving, finishes, furnishings).

11. Any brochures or marketing information.
12. Appraisal, either current or previously prepared.

13. Current occupancy percentage and typical turnover
rate records (for commercial and apartment properties).

14. Previous reports pertaining to the physical condition
of property.

15. ADA survey and status of improvements
implemented.

16. Current/ pending litigation related to property
condition.

Your timely compliance with this request is greatly appreciated.

www.EMGcorp.com p 800.733.0660

emg)
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Immediate Repairs Report
Park & Rec Office

6/30/2017

EMG Renamed Item NumberID Cost Description QuantityUnit
3.1 615178 ADA, Parking, Designated Stall with Pavement Markings & Signage (Van), Install 1 EA
7.2 615202 Backflow Preventer, 0.75", Install 1 EA
7.4 615180 High Pressure Sodium Lighting Fixture, , Replace 1 EA
7.6 615111 Sprinkler System, Full Retrofit, Office (per SF), Renovate 4700 SF
7.6 615112 Fire Alarm System, Office Building, Install 4700 SF

Immediate Repairs Total

* Location Factor (1.0) included in totals.

DG ERADISCISSOMPIFIOSEAO

Unit Cost Subtotal Deficiency Repair Estimate *

$1,391.50 $1,392 $1,392
$1,010.43 $1,010 $1,010
$719.95  $720 $720
$8.00 $37,594 $37,594
$2.36 $11,090 $11,090
$51,805




Replacement Reserves Report

Park & Rec Office

6/30/2017

Location 2017 2018 2019 2020 2021 2022

Park & Rec Office $51,805 $32,104 $3,899 $0 $21,888 $47,703

GrandTotal $51,805 $32,104 $3,899 $0 $21,888 $47,703

EMG

::::‘amedm Cost Description :'ész;) an EAge

Number
3.1 615178 ADA, Parking, Designated Stall with Pavement Markings & Signage (Van), Install 0 0
5.2 615175 Parking Lots, Asphalt Pavement, Mill & Overlay 25 24
5.2 615177 Parking Lots, Asphalt Pavement, Seal & Stripe 5 0
5.2 615186 Pedestrian Pavement, Sidewalk, Clay Brick/Masonry Pavers, Replace 30 20
5.2 615188 Pedestrian Pavement, Sidewalk, Concrete, Replace 30 20
5.5 615172 Fences & Gates, Chain Link, 6' High, Replace 30 20
5.5 615174 Fences & Gates, Wood Board, Replace 30 20
5.5 615151 Play Structure, Pre-School, Replace 20 5
6.6 615146 Window, Aluminum Double-Glazed, Small, Replace 30 29
6.6 615181 Window, Aluminum Double-Glazed, Replace 30 29
6.6 615182 Storefront, Metal-Framed Windows w/out Door(s), Replace 30 20
6.6 615183 Exterior Door, Fully-Glazed Aluminum-Framed Swinging Motor-Operated, Replace 30 20
6.6 615147 Exterior Door, Steel, Replace 25 10
71 615193 Condensing Unit/Heat Pump, Split System, 5 Ton, Replace 15 10
71 615195 Condensing Unit/Heat Pump, Split System, 5 Ton, Replace 15 2
71 615127 Air Handler, Interior, 1,301 to 2,500 CFM, Replace 20 16
7.1 615126 Air Handler, Interior, 1,301 to 2,500 CFM, Replace 20 2
71 615196 Exhaust Fan, Roof Mounted, Replace 15 5
7.2 615120 Toilet, Tankless (Water Closet), Replace 20 5
7.2 615121 Lavatory, Vitreous China, Replace 20 5
7.2 615122 Sink, Stainless Steel, Replace 20 5
7.2 615202 Backflow Preventer, 0.75", Install 15 15
7.2 615131 Water Heater, Gas, Residential, 40 GAL, Replace 10 8
7.4 615116 Distribution Panel, 208 Y, 120 V, 200 Amp, Replace 30 20
7.4 615180 High Pressure Sodium Lighting Fixture, , Replace 20 20
7.4 615189 Compact Fluorescent Lighting Fixture, 80 W, Replace 20 10
7.4 615149 Metal Halide Lighting Fixture, 250 W, Replace 20 10
7.4 615109 Lighting System, Interior, Office Building, Upgrade 25 10
7.6 615111 Sprinkler System, Full Retrofit, Office (per SF), Renovate 50 50
7.6 615115 Fire Extinguisher, Replace 15 0
7.6 615112 Fire Alarm System, Office Building, Install 20 20
7.6 615110 Emergency/Exit Combo, Replace 10 5
8.1 615139 Interior Door, Bi-Fold, Replace 15 10
8.1 615114 Interior Door, Partially-Glazed Wood-Framed, Replace 15 10
8.1 615113 Interior Door, Wood Hollow-Core, Replace 20 10
8.1 615118 Interior Door, Fire 90-Minutes and Over, Replace 20 10
8.1 615117 Interior Door, Steel, Replace 25 10

2023

RUL

10
10
10
10

15

10
10

15

13

18
10
15
15
15

10

10

10

10
10
15

2024
$0

$0

QuantityUnit

8255
8255
257
1055
145
96

3985

4700

4700

EA
SF
SF
SF
SF
LF
SF
EA
EA
EA
SF
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
SF
SF
EA
SF
EA
EA
EA
EA
EA
EA

2025
$0

$0

Unit Cost

$1,391.50
$3.28
$0.38
$34.11
$19.82
$37.54
$6.11
$7,590.00
$292.10
$584.21
$48.00
$10,194.36
$950.12
$6,439.81
$6,439.81
$9,413.96
$9,413.96
$1,499.53
$842.97
$572.66
$1,054.05
$1,010.43
$2,349.48
$7,906.20
$719.95
$256.88
$748.18
$9.24
$8.00
$356.54
$2.36
$687.51
$762.99
$1,982.31
$596.52
$1,649.06
$950.12

2026

Subtotal

$1,392
$27,080
$3,133
$8,766
$20,912
$5,443
$587
$7,590
$1,168
$2,921
$11,520
$10,194
$3,800
$6,440
$6,440
$9,414
$9,414
$2,999
$1,686
$1,145
$1,054
$1,010
$2,349
$7,906
$720
$514
$2,245
$36,829
$37,594
$1,070
$11,090
$2,750
$763
$1,982
$2,386
$1,649
$4,751

$0
$0

2017

$1,392

$1,010

$720

$37,594

$11,090

2027

$120,155

$120,155

2018

$27,080

$1,168
$2,921

2019

$2,349

2028

$0
$0

2020

2029 2030
$19,546 $12,265
$19,546 $12,265

2021 2022 2023 2024
$3,133
$6,440
$9,414
$2,750
$763
$1,982

2031
$0

$0

2025

2032
$156,831

$156,831

2026

2027

$3,133
$8,766
$20,912
$5,443
$587

$11,520
$10,194

$2,999

$7,906

$514
$2,245

$2,386
$1,649

2033

$0

$0
2028 2029
$2,349

2034
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2035
$0 $16,027

$0 $16,027

2030 2031 2032

$3,133

$7,590

$3,800

$6,440

$1,686
$1,145
$1,054

$1,010

$36,829

$1,070

$2,750

$4,751

2036
$0

$0

2033 2034

$9,414

Total Escalated Estimate

2035

rpoSes~al]

$482,223

$482,223

Deficiency
Repair
Estimate

2036

$1,392
$27,080
$9,398
$8,766
$20,912
$5,443
$587
$7,590
$1,168
$2,921
$11,520
$10,194
$3,800
$6,440
$6,440
$9,414
$9,414
$2,999
$1,686
$1,145
$1,054
$2,021
$4,699
$7,906
$720
$514
$2,245
$36,829
$37,594
$1,070
$11,090
$5,500
$763
$1,982
$2,386
$1,649
$4,751




EMG

:::;amedm Cost Description :'éfji;a an

Number
8.1 615105 Interior Door, Fully-Glazed Aluminum-Framed Swinging, Replace 30
8.1 615106 Interior Wall Finish, Gypsum Board and CMU, Prep & Paint 8
8.1 615137 Interior Floor Finish, Vinyl Tile (VCT), Replace 15
8.1 615107 Interior Floor Finish, Carpet Standard-Commercial Medium-Traffic, Replace 10
8.1 615143 Interior Ceiling Finish, Structure, Prep & Paint 10
8.1 615108 Interior Ceiling Finish, Acoustical Tile (ACT), Replace 20
8.1 615140 Residential Appliances, Refrigerator, Replace 15
8.1 615125 Kitchen Counter, Plastic Laminate, Postformed, Replace 10
8.1 615123 Kitchen Cabinet, Base and Wall Section, Wood, Replace 20
9.0 615145 Prefabricated/Ancillary Building or Structure, All Components, Replace 30

Totals, Unescalated
Location Factor (1.00)

Totals, Escalated (3.0% inflation, compounded annually)

EAge

15

10

15

RUL

15

10

13

15
15

QuantityUnit

7050
80
3505
675
3585

25

EA
SF
SF
SF
SF
SF
EA
LF
LF
SF

Unit Cost Subtotal

$2,106.57 $4,213
$1.42 $10,034
$4.80 $384
$7.26 $25,433
$1.96 $1,326
$3.11 $11,153
$956.04 $1,912
$43.90  $263
$467.63 $2,806

$125.19 $3,130

2017 2018 2019 2020 2021 2022
$10,034
$384
$25,433
$1,326
$263

$51,805 $31,169 $3,675
$0 $0 $0 $0 $0 $0
$0 $21,888 $47,703

$0 $19,448 $41,149

$51,805 $32,104 $3,899

2023

$0
$0
$0

2024

$0
$0
$0

2025

$0
$0
$0

2026 2027

$11,153

$0 $89,406
$0 $0
$0 $120,155

2028
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033 2034 2035 2036

2029 2030 2031 2032
$4,213
$10,034
$25,433
$1,326
$1,912
$263
$2,806
$3,130
$0 $13,709 $8,352 $0 $100,664

$0 $0 $0 $0 $0

$0 $19,546 $12,265 $0 $156,831

$0
$0
$0

$0 $9,414
$0 $0
$0 $16,027

Repair
Estimate

$4,213
$20,067
$384
$50,867
$2,652
$11,153
$1,912

$527

$2,806
$3,130

$0 $368,792
$0 $0
$0 $482,223
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1.1. Property Information and General Physical Condition

The property information is summarized in the table below. More detailed descriptions may be found in the various sections of the

report and in the Appendices.

Property Information

Address:

201 West Hydraulic Avenue, Yorkville, Kendall, IL 60560

Year Constructed/Renovated:

1985

Current Occupants:

City of Yorkville — Parks and Recreation

Percent Utilization:

100%

Management Point of Contact:

City of Yorkville, Mr. Peter Ratos
630.553.8574 phone
pratos@yorkville.il.us email

Property Type: Office/Day Care
Site Area: 0.37 acres
Building Area: 4,700 SF
Number of Buildings: 1

Number of Stories: 1

Parking Type and Number of
Spaces:

17 spaces in open lots

Building Construction:

Masonry bearing walls and steel-framed roofs

Roof Construction:

Flat roofs with built-up membrane.

Exterior Finishes:

Brick Veneer

Heating, Ventilation & Air
Conditioning:

Individual package split-system units

Fire and Life/Safety:

Hydrants, smoke detectors, carbon monoxide detectors, extinguishers,
exit signs, and emergency lights.

Dates of Visit:

May 23, 2017

On-Site Point of Contact (POC):

Scott Sleezer

Assessment and Report
Prepared by:

Paul Prusa

Reviewed by:

Al Diefert

Technical Report Reviewer
For

Andrew Hupp

Program Manager
arhupp@emgcorp.com
800.733.0660 x6632

_
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Systemic Condition Summary
Site Fair HVAC Fair
Structure Good Plumbing Fair
Roof Fair Electrical Fair
Vertical Envelope Fair Elevators -
Interiors Good Fire Fair

The following bullet points highlight the most significant short term and modernization recommendations:

= |nstallation of a complete fire suppression system
= Installation of a complete fire alarm system
= Asphalt pavement mill & overlay

Generally, the property appears to have been constructed within industry standards in force at the time of construction. The property
appears to have been well maintained in 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 new flooring, asphalt pavement seal coating, and interior painting. Supporting documentation was
not provided in support of these claims but some of the work is evident.

1.2. Facility Condition Index (FCI)

FCI Analysis: Park & Rec Office

Replacement Value: $ 366,474, Inflation rate: 3.0%

05
550,000 -

£40,000 -
o4

£30,000 -

F03

FCI, AV: 8366474.25

520,000

o2
510,000+

50+ T T T T
2017 2018 2018 2020 2021 2022 2023 2024 2025 2026

M Reserve first occurances, unescalated W Escalation, compounded M Recurring replacements, unescalated M FCI, Unabated

One of the major goals of the FCA is to calculate the FCI, which gives an indication of a building’s overall condition. Two FCI ratios are
calculated and presented, the Current Year and Ten-Year. The Current Year FCI is the ratio of Immediate Repair Costs to the building’s
Current Replacement Value. Similarly, the Ten-Year FCI is the ratio of anticipated Capital Reserve Needs over the next ten years to
the Current Replacement Value.
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Fci Condition _ Percentage
: Definition
Rating Value

In new or well-maintained condition, with no visual evidence . 0

Good of wear, soiling or other deficiencies. 0% to 5%

Fair SubJ(_ectt_ed to wear and soiling but is still in a serviceable and > than 5% to 10%
functioning condition.

Poor Subjected to _hard or _Iong-term wear. Nearing the end of its > than 10% to 60%
useful or serviceable life.

Very Poor Has reached the end of its useful or serviceable life. Renewal > than 60%
iS Now necessary.

The graphs above and tables below represent summary-level findings for the FCA. The deficiencies identified in this assessment can
be combined with potential new construction requirements to develop an overall strategy that can serve as the basis for a portfolio-wide
capital improvement funding strategy. Key findings from the assessment include:

Metric
14.1% Poor

Key Finding
Current Year Facility Condition Index (FCI) FCI = (IR)/(CRV)

61.6%

10-Year Facility Condition Index (FCI) FCI = (RR)/(CRV) Very Poor

Current Replacement Value (CRV) 4,700 SF * 183.24 /| SF = $366,474

Year 0 (Current Year) - Immediate Repairs (IR) $51,805
Years 1-10 — Replacement Reserves (RR) $228,750
Total Capital Needs $277,555

The major issues contributing to the Immediate Repair Costs and the Current Year FCI ratio are summarized below:

= Installation of a complete fire suppression system
= Installation of a complete fire alarm system

Further detail on the specific costs that make up the Immediate Repair Costs can be found in the cost tables at the beginning of this
report.

1.3. Special Issues and Follow-Up Recommendations

As part of the FCA, a limited assessment of accessible areas of the building(s) was performed to determine the presence of fungal
growth, conditions conducive to fungal growth, and/or evidence of moisture. Property personnel were interviewed concerning any
known or suspected fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Sampling is not a part of this
assessment.

There are no visual indications of the presence of fungal growth, conditions conducive to fungal growth, or evidence of moisture in
representative readily accessible areas of the property.

1.4. Opinions of Probable Cost

Cost estimates are attached at the front of this report (following the cover page).

These estimates are based on Invoice or Bid Document/s provided either by the Owner/facility and construction costs developed by
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.

emy) TION
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Opinions of probable costs should only be construed as preliminary, order of magnitude budgets. Actual costs most probably will vary
from the consultant’s opinions of probable costs depending on such matters as type and design of suggested remedy, quality of
materials and installation, manufacturer and type of equipment or system selected, field conditions, whether a physical deficiency is
repaired or replaced in whole, phasing of the work (if applicable), quality of contractor, quality of project management exercised, market
conditions, and whether competitive pricing is solicited, etc. ASTM E2018-08 recognizes that certain opinions of probable costs cannot
be developed within the scope of this guide without further study. Opinions of probable cost for further study should be included in the
FCA.

1.4.1. Methodology

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 occupants and/or usage may
affect the service life of some systems or components.

Where quantities could not be derived from an actual take-off, lump sum costs or allowances are used. Estimated costs are based on
professional judgment and the probable or actual extent of the observed defect, inclusive of the cost to design, procure, construct and
manage the corrections.

1.4.2.Immediate Repairs

Immediate repairs are opinions of probable costs that require immediate action as a result of: (1) material existing or potential unsafe
conditions, (2) material building or fire code violations, or (3) conditions that, if not addressed, have the potential to result in, or
contribute to, critical element or system failure within one year or will most probably result in a significant escalation of its remedial cost.

1.4.3.Replacement Reserves

Replacement Reserves are for recurring probable expenditures, which are not classified as operation or maintenance expenses. The
replacement reserves should be budgeted for in advance on an annual basis. Replacement Reserves are reasonably predictable both
in terms of frequency and cost. However, Replacement Reserves may also include components or systems that have an
indeterminable life but, nonetheless, have a potential for failure within an estimated time period.

Replacement Reserves exclude systems or components that are estimated to expire after the reserve term and are not considered
material to the structural and mechanical integrity of the subject property. Furthermore, systems and components that are not deemed
to have a material effect on the use of the Property are also excluded. Costs that are caused by acts of God, accidents, or other
occurrences that are typically covered by insurance, rather than reserved for, are also excluded.

Replacement costs are solicited from ownership/property management, EMG’s discussions with service companies, manufacturers'
representatives, and previous experience in preparing such schedules for other similar facilities. Costs for work performed by the
ownership’s or property management’s maintenance staff are also considered.

EMG's reserve methodology involves identification and quantification of those systems or components requiring capital reserve funds
within the assessment period. The assessment period is defined as the effective age plus the reserve term. Additional information
concerning system’s or component’s respective replacement costs (in today's dollars), typical expected useful lives, and remaining
useful lives were estimated so that a funding schedule could be prepared. The Replacement Reserves Schedule presupposes that all
required remedial work has been performed or that monies for remediation have been budgeted for items defined in the Immediate
Repair Cost Estimate.
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2. Purpose and Scope

2.1. Purpose

EMG was retained by the client to render an opinion as to the Property’s current general physical condition on the day of the site visit.

Based on the observations, interviews and document review outlined below, this report identifies significant deferred maintenance
issues, existing deficiencies, and material code violations of record at municipal offices, which affect the Property’s use. Opinions are
rendered as to its structural integrity, building system condition and the Property’s overall condition. The report also notes building
systems or components that have realized or exceeded their typical expected useful lives.

CONDITIONS:

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

Excellent =  New or very close to new; component or system typically has been installed within the past year, sound and
performing its function. Eventual repair or replacement will be required when the component or system either
reaches the end of its useful life or fails in service.

Good =  Satisfactory as-is. Component or system is sound and performing its function, typically within the first third
of its lifecycle. However, it may show minor signs of normal wear and tear. Repair or replacement will be
required when the component or system either reaches the end of its useful life or fails in service.

Fair =  Showing signs of wear and use but still satisfactory as-is, typically near the median of its estimated useful
life. Component or system is performing adequately at this time but may exhibit some signs of wear,
deferred maintenance, or evidence of previous repairs. Repair or replacement will be required due to the
component or system’s condition and/or its estimated remaining useful life.

Poor = Component or system is significantly aged, flawed, functioning intermittently or unreliably; displays obvious
signs of deferred maintenance; shows evidence of previous repair or workmanship not in compliance with
commonly accepted standards; has become obsolete; or exhibits an inherent deficiency. The present
condition could contribute to or cause the deterioration of contiguous elements or systems. Either full
component replacement is needed or repairs are required to restore to good condition, prevent premature
failure, and/or prolong useful life.

Failed Component or system has ceased functioning or performing as intended. Replacement, repair, or other

significant corrective action is recommended or required.

Not Applicable Assigning a condition does not apply or make logical sense, most commonly due to the item in question not

being present.

FORMAT OF THE BODY OF THE REPORT:

Throughout sections 5 through 9 of this report, each report section will typically contain three subsections organized in the following
sequence:

= A descriptive table (and/or narrative), which identifies the components assessed, their condition, and other key data points.

= A simple bulleted list of Anticipated Lifecycle Replacements, which lists components and assets typically in Excellent, Good, or Fair
condition at the time of the assessment but that will require replacement or some other attention once aged past their estimated
useful life. These listed components are typically included in the associated inventory database with costs identified and budgeted
beyond the first several years.

= A bulleted cluster of Actions/Comments, which include more detailed narratives describing deficiencies, recommended repairs, and
short term replacements. The assets and components associated with these bullets are/were typically problematic and in Poor or
Failed condition at the time of the assessment, with corresponding costs included within the first few years.

PLAN TYPES:

Each line item in the cost database is assigned a Plan Type, which is the primary reason or rationale for the recommended
replacement, repair, or other corrective action. This is the “why” part of the equation. A cost or line item may commonly have more
than one applicable Plan Type; however, only one Plan Type will be assigned based on the “best” fit, typically the one with the greatest
significance. The following Plan Types are listed in general weighted order of importance:
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Safety = An observed or reported unsafe condition that if left unaddressed could result in an injury; a system or
component that presents a potential liability risk.

Performance/Integrity = Component or system has failed, is almost failing, performs unreliably, does not perform as intended,
and/or poses a risk to overall system stability.

Accessibility = Does not meet ADA, UFAS, and/or other handicap accessibility requirements.

Environmental = Improvements to air or water quality, including removal of hazardous materials from the building or
site.

Modernization/Adaptation

Conditions, systems, or spaces that need to be upgraded in appearance or function to meet current
standards, facility usage, or client/occupant needs.

Lifecycle/Renewal = Any component or system in which future repair or replacement is anticipated beyond the next several

years and/or is of minimal substantial early-term consequence.

2.2. Scope

The standard scope of the Facility Condition Assessment includes the following:

Visit the Property to evaluate the general condition of the building and site improvements, review available construction documents in
order to familiarize ourselves with, and be able to comment on, the in-place construction systems, life safety, mechanical, electrical,
and plumbing systems, and the general built environment.

Identify those components that are exhibiting deferred maintenance issues and provide cost estimates for Immediate Costs and
Replacement Reserves based on observed conditions, maintenance history and industry standard useful life estimates. This will
include the review of documented capital improvements completed within the last five-year period and work currently contracted for, if
applicable.

Provide a full description of the Property with descriptions of in-place systems and commentary on observed conditions.

Provide a general statement of the subject Property’s compliance to Title Ill of the Americans with Disabilities Act. This will not
constitute a full ADA survey, but will help identify exposure to issues and the need for further review.

Perform a limited assessment of accessible areas of the building(s) for the presence of fungal growth, conditions conducive to fungal
growth, and/or evidence of moisture. EMG will also interview Project personnel regarding the presence of any known or suspected
fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Potentially affected areas will be photographed.
Sampling will not be considered in routine assessments.

List the current utility service providers.
Review maintenance records and procedures with the in-place maintenance personnel.

Observe a representative sample of the interior spaces/units, including vacant spaces/units, in order to gain a clear understanding of
the property’s overall condition. Other areas to be observed include the exterior of the property, the roofs, interior common areas,
and the significant mechanical, electrical and elevator equipment rooms.

Provide an Executive Summary at the beginning of this report.
Prepare a mechanical equipment inventory list.

2.3. Personnel Interviewed

The building engineer was interviewed for specific information relating to the physical property, available maintenance procedures,
historical performance of key building systems and components, available drawings and other documentation. The following personnel
from the facility and government agencies were interviewed in the process of conducting the FCA:

Name and Title Organization | Phone Number

Scott Sleezer Parks and Recreation 630.878.7291

The FCA was performed without the assistance of an onsite Point of Contact (POC).
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2.4. Documentation Reviewed

Prior to the FCA, 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 Documentation Request Form is provided in Appendix E.

Although Appendix E provides a summary of the documents requested or obtained, the following list provides more specific details
about some of the documents that were reviewed or obtained during the site visit.

= No documents provided.

2.5. Pre-Survey Questionnaire

A Pre-Survey Questionnaire was sent to the POC prior to the site visit. The questionnaire is included in Appendix E.

2.6. Weather Conditions

May 23, 2017: Raining, with temperatures in the 70s (°F) and winds.
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3. Accessibility and Property Research

3.1. ADA Accessibility

Generally, Title 11l of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access and use of “areas of public
accommodations” and “commercial facilities” on the basis of disability. Regardless of its age, these areas and facilities must be
maintained and operated to comply with the Americans with Disabilities Act Accessibility Guidelines (ADAAG).

Buildings completed and occupied after January 26, 1992 are required to comply fully with the ADAAG. Existing facilities constructed
prior to this date are held to the lesser standard of compliance to the extent allowed by structural feasibility and the financial resources
available. As an alternative, a reasonable accommodation pertaining to the deficiency must be made.

During the FCA, a limited visual observation for ADA accessibility compliance was conducted. The scope of the visual observation was
limited to those areas set forth in EMG’s Abbreviated Accessibility Checklist provided in Appendix D of this report. It is understood by
the Client that the limited observations described herein does not comprise a full ADA Compliance Survey, and that such a survey is
beyond the scope of EMG’s undertaking. Only a representative sample of areas was observed and, other than as shown on the
Abbreviated Accessibility Checklist, actual measurements were not taken to verify compliance.

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

The facility does not appear to be accessible with Title Il of the Americans with Disabilities Act. Elements as defined by the ADAAG
that are not accessible as stated within the priorities of Title Ill, are as follows:

Parking

= Adequate number of designated parking stalls and signage for cars are not provided.
= Adequate number of designated parking stalls and signage for vans are not provided.

Paths of Travel
= Add visual alarm to existing audible fire alarm.
A full ADA Compliance Survey may reveal additional aspects of the property that are not in compliance.

Corrections of these conditions should be addressed from a liability standpoint, but are not necessarily code violations. The 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 cost to address the achievable items noted above is
included in the cost tables.

3.2. Municipal Information, Flood Zone and Seismic Zone

Not applicable.
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4. Existing Building Assessment

4.1. Unit or Space Types

All 4,700 square feet of the building are occupied by a single occupant, City of Yorkville — Parks and Recreation. The spaces a
combination of offices, classrooms, supporting restrooms, mechanical, and other utility spaces.

4.2. Inaccessible Areas or Key Spaces Not Observed

The interior spaces were observed in order to gain a clear understanding of the property’s overall condition. Other areas accessed
included the site within the property boundaries, exterior of the property and the roof. Areas of note that were either inaccessible or not
observed for other reasons are listed in the table below:

Key Spaces Not Observed

Room Number Area Access Issues

Requires a ladder but due to rain it was unsafe

B Roof to climb metal ladder.
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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.

City of Yorkville
City of Yorkville Good
City of Yorkville Good
Commonwealth Edison Good
Nicor Gas Good

Actions/Comments:

= According to the occupants, the utilities provided are adequate for the property. There are no unique, onsite utility systems such as
emergency electrical generators, septic systems, water or waste water treatment plants, or propane gas tanks.

5.2. Parking, Paving, and Sidewalks

Hydraulic Avenue
South

Asphalt

Asphalt >20 Poor
Asphalt >20 Poor

None - -
Concrete Approx. 20 Fair

None - -

None -- --
Cast-in-place concrete Approx. 20 Fair
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Physical count

None -- -- --

Anticipated Lifecycle Replacements:

= Asphalt seal coating
= Asphalt pavement
= Sidewalks

= Pedestrian ramps

Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle
replacements of the components listed above will be required.

5.3. Drainage Systems and Erosion Control

—|O0|gjgjgjgiooioio|x

emg DUDeE SOLUTIONS

PARENT COMPANY OF SchoolDude | FacilityDude | TheWorxHub



Draft = [For Discussion Pun ROSES Ol
PARK & REC OFFICE

EMG PROJECT NO.: 122700.17R000-011.322

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

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

5.4. Topography and Landscaping

Slopes gently down towards the adjacent river.

None --

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The topography and adjacent uses do not appear to present conditions detrimental to the property. There are no significant areas of
erosion.

5.5. General Site Improvements

Building mounted

Yes

12

emg DUDeE SOLUTIONS

. PARENT COMPANY OF SchoolDude | FacilityDude | TheWorxHub



Draft = [For Discussion Pun ROSES Ol
EMG PROJECT NO.: 122700.17R000-011.322

PARK & REC OFFICE

Stained wood board and posts Rear lot Fair

Chain link with metal posts Rear lot Fair

‘ Common area dumpsters

Asphalt

Left side of building paving

Wood board fence Yes Fair

Plastic and metal

Rear lot

None -- --

None -- --

None - -

Anticipated Lifecycle Replacements:
= Exterior lighting

= Site fencing

= Playground equipment

= Playground surfaces

Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle
replacements of the components listed above will be required.
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6. Building Architectural and Structural Systems

6.1. Foundations

Building Foundation

Iltem

Description

Condition

Foundation

Masonry foundation walls

Good

Basement and Crawl Space

None

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The foundation systems are concealed. There are no significant signs of settlement, deflection, or movement.

6.2. Superstructure

Building Superstructure
Item Description Condition
Framing / Load-Bearing Walls Masonry walls Good
Ground Floor Concrete slab Good
Upper Floor Framing -- --
Upper Floor Decking -- --
Roof Framing Steel beams or girders Good
Roof Decking Metal decking Good

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The superstructure is exposed in some locations, which allows for limited observation
and stable. There are no significant signs of deflection or movement.

6.3. Roofing

. Walls and floors appear to be plumb, level,

Primary Roof

Type / Geometry Flat Finish

Built-up membrane

14
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Primary Roof
Maintenance Outside Contractor Roof Age Approximately 20 Yrs
Flashing Built-up base and Edge flashing | Warranties No
Parapet Copings Pre-cast Concrete Roof Drains Internal drains
Fascia None Insulation Rigid Board
Soffits Exposed Soffits Skylights No
Attics None Ponding Unknown
Ventilation Source-1 None Leaks Observed No
Ventilation Source-2 - Roof Condition Fair

Anticipated Lifecycle Replacements:

= Built-up roof membrane

= Roof flashings (included as part of overall membrane replacement)
= Parapet wall copings (included as part of overall membrane replacement)

Actions/Comments:

The roof finishes appear to be more than 20 years old. Information regarding roof warranties or bonds was not available.

According to the POC, there are no active roof leaks. Roof leaks have occurred in the past year. The leaks have since been
repaired, and no active roof leaks are evident

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.

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 and operations program.

6.4. Exterior Walls

Building Exterior Walls
Type Location Condition
Primary Finish Brick veneer Good
Secondary Finish Metal siding Fair
Accented with Pre-cast concrete Good
Soffits Exposed Fair

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

Anticipated Lifecycle Replacements:
= Metal siding
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Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance, including patching repairs, graffiti removal,
and re-caulking, is highly recommended. Future lifecycle replacements of the components listed above will be required.

6.5. Exterior and Interior Stairs

Not applicable. There are no exterior or interior stairs.

6.6. Exterior Windows and Doors

Building Windows
Window Framing Glazing Location ey Condition
Screen
Aluminum framed storefront Double glaze Front elevation U Fair
Aluminum framed, operable Single glaze Exterior walls U Poor
Building Doors
. Door Type Condition

Main Entrance Doors

Fully glazed, metal framed Fair
Secondary Entrance Doors Metal, insulated Fair
Service Doors Metal, insulated Fair
Overhead Doors None --

Anticipated Lifecycle Replacements:

= Windows
= Storefront glazing
= Exterior doors

Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle
replacements of the components listed above will be required.

6.7. Patio, Terrace, and Balcony

Not applicable. There are no patios, terraces, or balconies.
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7. Building Mechanical and Plumbing Systems

See the Mechanical Equipment List in the Appendices for the quantity, manufacturer's hame, model number, capacity and year of
manufacturer of the major mechanical equipment, if available.

7.1. Building Heating, Ventilating, and Air Conditioning (HVAC)

Individual Units

Primary Components Split system furnaces and condensing units
Cooling (if separate from above) performed via components above

Quantity and Capacity Ranges 2 units at 5 tons each

Total Heating or Cooling Capacity 10 tons

Heating Fuel Natural gas

Location of Equipment Mechanical rooms

Space Served by System Entire building

Age Ranges Vary from 2000 to 2014

Primary Component Condition Good to Fair

Controls and Ventilation

HVAC Control System Individual programmable thermostats/controls
HVAC Control System Condition Good

Building Ventilation Roof top exhaust fans

Ventilation System Condition Good

Anticipated Lifecycle Replacements:

= Split system furnaces and condensing units
= Rooftop exhaust fans

Actions/Comments:

= The HVAC systems are maintained by the in-house maintenance staff.
= The HVAC equipment varies in age. HVAC equipment is replaced on an "as needed" basis.

= The HVAC equipment appears to be functioning adequately overall. However, due to the inevitable failure of parts and components
over time, the equipment will require replacement. A budgetary cost for this work is included.
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7.2. Building Plumbing and Domestic Hot Water

Copper

Cast iron Fair
PvC Fair
Mechanical room

Water Heater

Natural gas
1 unit at 32,000 BTUH
40 gallons

Fair

No

No
Adequate

Adequate

Commercial

1.6 GPF

2.0 GPM

Good

Anticipated Lifecycle Replacements:
= Water heater

= Toilets

= Urinals

= Sink

= Lavatory

Actions/Comments:

= The plumbing systems appear to be well maintained and functioning adequately. The water pressure appears to be sufficient. No
significant repair actions or short term replacement costs are required. Routine and periodic maintenance is recommended. Future
lifecycle replacements of the components or systems listed above will be required.
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7.3. Building Gas Distribution

Gas service is supplied from the gas main on the adjacent public street. The gas meter and regulator are located along the exterior
wall of the building. The gas distribution piping within the building is malleable steel (black iron).

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The pressure and quantity of gas appear to be adequate.
= The gas meter and regulator appear to be functioning adequately and will require routine maintenance.
= Only limited observation of the gas distribution piping can be made due to hidden conditions.

7.4. Building Electrical

Building Electrical Systems

Electrical Lines Overhead Transformer Pole-mounted

Main Service Size 200 Amps Volts 120/208 Volt, three-phase
Meter & Panel Location Rear elevation Branch Wiring Copper

Conduit Metallic ?:gﬁ-s?oormgrs? No

Security / Surveillance No Building Intercom No

System? System?

Lighting Fixtures T-8

Main Distribution Condition Fair

Secondary Panel and
Transformer Condition

Lighting Condition Fair

Anticipated Lifecycle Replacements:

= Circuit breaker panels
= Interior light fixtures

Actions/Comments:

= The onsite 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 panels are original 1985 components. The electrical service is reportedly adequate for the facility’s needs. However, due to the
age of the panels and increasing difficulty of obtaining replacement parts over time, lifecycle replacements are recommended per
above.

7.5. Building Elevators and Conveying Systems

Not applicable. There are no elevators or conveying systems.
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7.6. Fire Protection and Security Systems

May 2017 Yes

Hydraulic Avenue

Kitchen Suppression System O Computer Room Suppression System O

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The building is not protected by fire suppression. Due to its construction date, the facility is most likely “grandfathered” by code and
the installation of fire sprinklers not required until major renovations are performed. Regardless of when or if installation of facility-

wide fire suppression is required by the governing municipality, EMG recommends a retrofit be performed. A budgetary cost is
included.

= The fire alarm systems appear somewhat antiquated and not up to current standards. There is a lack of strobes, audio alarms,
insufficient pull stations, and system not fully addressable. Due to the age of the components and apparent shortcomings, a full
modernization project is recommended. A budgetary cost is included.

7.7. Life Support Systems
Not applicable.
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8. Interior Spaces

8.1. Interior Finishes

The facility is used as a pre-school and an office building for the Department of Parks and Recreation.

The most significant interior spaces include classrooms and offices.

mechanical rooms.

The following table generally describes the locations and typical conditions of the interior finishes within the facility:

Supporting areas include restrooms, storage rooms, and

Carpet Offices and classrooms Fair
Vinyl tile Mechanical room Fair
Ceramic tile Lobby and restrooms Good

Painted drywall

Throughout the building

Fair

Painted CMU

Throughout the building

Fair

Suspended T-bar (Acoustic) Throughout the building Fair
Painted drywall Restrooms Fair
Exposed structure Storage room Poor

Hollow core wood & steel

Metal

Fair

Yes

Fair

Anticipated Lifecycle Replacements:
= Carpet

= Vinyl tile

= Ceramic tile

= Interior paint
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= Suspended acoustic ceiling tile
= Interior doors
= Kitchenette appliances

Actions/Comments:

= The interior areas were last renovated in past 5 years.

= The ceiling tiles have isolated areas of water-damaged ceilings. The damaged ceiling tiles need to be replaced. The cost to replace
the damaged finishes is relatively insignificant and the work can be performed as part of the property management’'s routine
maintenance program.

= Paint on the exposed structure is worn and chipping in the storage room.

8.2. Commercial Kitchen & Laundry Equipment

Not applicable.
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9. Other Structures

Not applicable. There are no major accessory structures.
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10. Certification

City of Yorkville retained EMG to perform this Facility Condition Assessment in connection with its continued operation of Park and
Recreation Office, 201 West Hydraulic Avenue, Yorkville, IL, the “Property”. It is our understanding that the primary interest of City of
Yorkville is to locate and evaluate materials and building system defects that might significantly affect the value of the property and to
determine if the present Property has conditions that will have a significant impact on its continued operations.

The conclusions and recommendations presented in this report are based on the brief review of the plans and records made available
to our Project Manager during the site visit, interviews of available property management personnel and maintenance contractors
familiar with the Property, appropriate inquiry of municipal authorities, our Project Manager’s walk-through observations during the site
visit, and our experience with similar properties.

No testing, exploratory probing, dismantling or operating of equipment or in depth studies were performed unless specifically required
under Section 2 of this report. This assessment did not include engineering calculations to determine the adequacy of the Property’s
original design or existing systems. Although walk-through observations were performed, not all areas were observed (See Section 4.2
for areas observed). There may be defects in the Property, which were in areas not observed or readily accessible, may not have been
visible, or were not disclosed by management personnel when questioned. The report describes property conditions at the time that
the observations and research were conducted.

This report has been prepared on behalf of and exclusively for the use of City of Yorkville for the purpose stated within Section 2 of this
report. The report, or any excerpt thereof, shall not be used by any party other than City of Yorkville or for any other purpose than that
specifically stated in our agreement or within Section 2 of this report without the express written consent of EMG.

Any reuse or distribution of this report without such consent shall be at City of Yorkville and the recipient’s sole risk, without liability to
EMG.

Prepared by: Paul Prusa P.E., LEED AP
Project Manager

Reviewed by:

Al Diefert

Technical Report Reviewer
For

Andrew Hupp

Program Manager
arhupp@emgcorp.com
800.733.0660 x6632
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Appendix A:  Photographic Record
Appendix B:  Site Plan

Appendix C:  Supporting Documentation
Appendix D:  EMG Accessibility Checklist
Appendix E:  Pre-Survey Questionnaire
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Park & Rec Office
201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

RIGHT ELEVATION

FRONT ELEVATION

LEFT ELEVATION #4. REAR ELEVATION

PARKING LOTS, ASPHALT
PAVEMENT

SIDEWALK, CLAY
BRICK/MASONRY PAVERS

#5: #6:

~

www.EMGcorp.com p 800.733.0660

#
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Park & Rec Office

201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

PEDESTRIAN PAVEMENT, #8: FENCES & GATES, WOOD

#I SIDEWALK, CONCRETE ’ BOARD

PLAY STRUCTURE, PRE-
SCHOOL

FENCES & GATES, CHAIN LINK #10:

L

EXTERIOR DOOR, FULLY-
#11: EI)SIEEIOR WALL, ALUMINUM #12: GLAZED ALUMINUM-FRAMED
SWINGING MOTOR-OPERATED
cin
www.EMGcorp.com p 800.733.0660 h—gl
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Park & Rec Office
201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

STOREFRONT, METAL-FRAMED

#13: EXTERIOR DOOR, STEEL WINDOWS

WINDOW, ALUMINUM DOUBLE- #16: WINDOW, ALUMINUM DOUBLE-

#15: GLAZED AWNING GLAZED, SMALL

CONDENSING UNIT, SPLIT
SYSTEM

H#17:

#18: AIR HANDLER, INTERIOR

www.EMGcorp.com p 800.733.0660 b_gi
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Park & Rec Office
201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

TOILET, TANKLESS (WATER
CLOSET)

SINK, STAINLESS STEEL WATER HEATER, GAS

METAL HALIDE LIGHTING
FIXTURE

#23: LIGHTING SYSTEM, INTERIOR

~

www.EMGcorp.com p 800.733.0660 h—gi
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Park & Rec Office

201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

COMPACT FLUORESCENT

HIGH PRESSURE SODIUM H26:
) LIGHTING FIXTURE

#25: LIGHTING FIXTURE

g

arepeROgoOppEs

#27. MAIN DISTRIBUTION PANEL #28: FIRE EXTINGUISHER

KITCHEN CABINET, BASE AND
WALL SECTION, WOOD

EMERGENCY/EXIT COMBO

ﬁ

www.EMGcorp.com p 800.733.0660

#
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Park & Rec Office
201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

INTERIOR DOOR, WOOD

#31: INTERIOR DOOR, STEEL HOLLOW-CORE

INTERIOR DOOR, FULLY-GLAZED

#33: INTERIOR DOOR, BI-FOLD #34: ALUMINUM-ERAMED SWINGING

INTERIOR CEILING FINISH,
PAINTED STRUCTURE

#35: INTERIOR WALL FINISH, CMU

~

www.EMGcorp.com p 800.733.0660

’
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Park & Rec Office
201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

INTERIOR WALL FINISH, #38: INTERIOR CEILING FINISH,

#37: GYPSUM BOARD ACOUSTICAL TILE (ACT)

STAINED ACOUSTICAL CEILING
TILE

INTERIOR FLOOR FINISH,

#39: CERAMIC TILE

INTERIOR FLOOR FINISH,
#42. CARPET STANDARD-
COMMERCIAL MEDIUM-TRAFFIC

INTERIOR FLOOR FINISH, VINYL

#41: TILE (VCT)

~

www.EMGcorp.com p 800.733.0660
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Park & Rec Office
201 West Hydraulic Avenue
Yorkville, IL 60560 EMG PROJECT NO: 122700.17R000-011.322

RESIDENTIAL APPLIANCES,

#43: INTERIOR WINDOW #44: REFRIGERATOR

HAG: INTERIOR DOOR, FIRE 90- HA6: INTERIOR DOOR, FULLY-GLAZED
) MINUTES AND OVER ) WOOD-FRAMED

H#AT: STORAGE SHED

www.EMGcorp.com p 800.733.0660
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Site Plan

Project Name: Project Number:
em Park & Rec Office 122700.17R000-011.322
g Source: On-Site Date:
Google Maps May 23, 2017
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Date Completed: June 30, 2017

Property Name: Park & Rec Office
EMG Project Number: 122700.17R000-011.322
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Building History

Yes

No

Unk

Comments

Has an ADA survey previously been
completed for this property?

Have any ADA improvements been made
to the property?

Does a Transition Plan / Barrier Removal
Plan exist for the property?

Has building ownership or management
received any ADA related complaints that
have not been resolved?

Is any litigation pending related to ADA
issues?

Parking

Yes

No

NA

Comments

Are there sufficient accessible parking
spaces with respect to the total number of
reported spaces?

Are there sufficient van-accessible parking
spaces available?

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

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

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

If required does signage exist directing you
to accessible parking and an accessible
building entrance?

Ramps

Yes

No

NA

Comments

1*

Do all ramps along accessible path of
travel appear to meet slope requirements?
(1:12 or less)

Are ramps that appear longer than 6 ft
complete with railings on both sides?

Page 1 of 4
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Ramps (cont.)

Yes

No

NA

Comments

Does the width between railings appear at
least 36 inches?

Is there a level landing for approximately
every 30 ft horizontal length of ramp, at the
top and at the bottom of ramps and
switchbacks?

Entrances/Exits

Yes

No

NA

Comments

Do all required accessible entrance
doorways appear at least 32 inches wide
and not a revolving door?

If the main entrance is inaccessible, are
there alternate accessible entrances?

Is the door hardware easy to operate
(lever/push type hardware, no twisting
required and not higher than approximately
48 inches above the floor)?

Paths of Travel

Yes

No

NA

Comments

Are all paths of travel free of obstruction
and wide enough for a wheelchair (appear
at least 36 inches wide)?

Are wheelchair-accessible facilities (toilet
rooms, exits, etc.) identified with signage?

Is there a path of travel that does not
require the use of stairs?

Elevators

Yes

No

NA

Comments

Do the call buttons have visual and audible
signals to indicate when a call is registered
and answered when car arrives?

Are there visual and audible signals inside
cars indicating floor change?

Are there standard raised and Braille
marking on both jambs of each hoist way
entrance as well as all cab/call buttons?

Page 2 of 4
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Elevators (cont.)

Yes

No

NA

Comments

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

Are elevator controls low enough to be
reached from a wheelchair (appears to be
between 15 and 48 inches)?

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

Toilet Rooms

Yes

No

NA

Comments

Are common area public restrooms located
on an accessible route?

Are pull handles push/pull or lever type?

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

Are toilet room access doors wheelchair-
accessible (appear to be at least 32 inches
wide)?

Toilet Rooms (cont.)

Yes

No

NA

Comments

Are public restrooms large enough to
accommodate a wheelchair turnaround
(appear to have 60" turning diameter)?

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

Are toilet stall doors wheelchair accessible
(appear to be at least 32” wide)?

Are grab bars provided in toilet stalls?

Are sinks provided with clearance for a
wheelchair to roll under (appear to have
29" clearance)?

10

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

11

Are exposed pipes under sink sufficiently
insulated against contact?

Page 3 of 4
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Guest Rooms Yes | No NA Comments

How many total accessible sleeping rooms
does the property management report to
have? Provide specific number in
comment field.

Are there sufficient reported accessible
sleeping rooms with respect to the total
number of reported guestrooms? See
attached hot sheet.

How many of the accessible sleeping
rooms per property management have roll-
in showers? Provide specific number in
comment field.

Are there sufficient reported accessible
rooms with roll-in showers with respect to
the total number of reported accessible
guestrooms? See attached hot sheet.

How many assistive listening kits and/or
rooms with communication features are
available per property management?

Provide specific number in comment
3 | field. X

Are there sufficient reported assistive
listening devices with respect to the total
number of rooms? See attached hot sheet.

Pools Yes | No NA Comments

Are public access pools provided? If the
answer is no, please disregard this section.

How many accessible access points are
provided to each pool/spa? Provide
2 | number in comment field. X

Is at least one fixed lift or sloped entry to
the pool provided?

Play Area Yes | No | NA Comments

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

Exercise Equipment Yes | No | NA Comments

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

X

*Based on visual observation only. The slope was not confirmed through measurements.

Page 4 of 4
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PROPERTY CONDITION ASSESSMENT: PRE-SURVEY QUESTIONNAIRE

This questionnaire must be completed by the property owner, the owner's designated representative, or someone knowledgeable about
the subject property. The completed form must be presented to EMG's Field Observer on the day of the site visit. If the form is not
completed, EMG’s Project Manager will require additional time during the on-site visit with such a knowledgeable person in order to
complete the questionnaire. During the site visit, EMG's Field Observer may ask for details associated with selected questions. This
questionnaire will be utilized as an exhibit in EMG's final Property Condition Report.

Name of person completing
questionnaire:

Association with property:

Length of association with property:

Date Completed:

Phone Number:

Property Name:
EMG Project Number:

Directions: Please answer all questions to the best of your knowledge and in good faith. Please provide additional details in the
Comments column, or backup documentation for any Yes responses.

INSPECTIONS | DATE LAST LIST ANY OUTSTANDING REPAIRS REQUIRED
INSPECTED

1 Elevators

2 HVAC,
Mechanical,
Electric,
Plumbing

3 Life-Safety/Fire

4 Roofs

QUESTION RESPONSE

List any major capital improvement
5 within the last three years.

List any major capital expenditures
6 planned for the next year.

What is the age of the roof(s)?

What building systems (HVAC, roof,
8 interior/exterior finishes, paving, etc.)
are the responsibilities of the tenant
to maintain and replace?
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Mark the column corresponding to the appropriate response. Please provide additional details in the Comments column, or
backup documentation for any Yes responses. (NA indicates “Not Applicable”, Unk indicates “Unknown”)
QUESTION RESPONSE COMMENTS
Y | N | Unk [ NA

9 Are there any unresolved building,
fire, or zoning code issues?

10 Are there any "down" or unusable
units?

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

12 Is the property served by a private
water well?

13 Is the property served by a private
septic system or other waste
treatment systems?

14 Are there any problems with
foundations or structures?

15 Is there any water infiltration in
basements or crawl spaces?

16 Are there any wall, or window
leaks?

17 Are there any roof leaks?

18 Is the roofing covered by a
warranty or bond?

19 Are there any poorly insulated
areas?

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
utilities, such as inadequate
capacities?

23 Are there any problems with the
landscape irrigation systems?

o4 Has a termite/wood boring insect
inspection been performed within
the last year?

o5 Do any of the HVAC systems use
R-11, 12, or 22 refrigerants?

26 Has any part of the property ever
contained visible suspect suspect
fungal growth growth?
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Mark the column corresponding to the appropriate response. Please provide additional details in the Comments column, or
backup documentation for any Yes responses. (NA indicates “Not Applicable”, Unk indicates “Unknown”)

QUESTION RESPONSE COMMENTS

Y N Unk | NA

Is there a suspect fungal growth
Operations and Maintenance
Plan?

27

Have there been indoor air quality
or suspect fungal growth related
complaints from tenants?

28

29 Is polybutylene piping used?

Are there any plumbing leaks or

30 water pressure problems?

Are there any leaks or pressure

sl problems with natural gas service?

Does any part of the electrical

32 . .
system use aluminum wiring?

Do Residential units have a less

33 than 60-Amp service?

Do Commercial units have less

34 than 200-Amp service?

Are there any recalled fire sprinkler
heads (Star, GEM, Central,
Omega)?

35

Is there any pending litigation

36 concerning the property?

Has the management previously

37 completed an ADA review?

Have any ADA improvements

38 been made to the property?

Does a Barrier Removal Plan exist

39 for the property?

Has the Barrier Removal Plan
been approved by an arms-length
third party?

40

Has building ownership or
management received any ADA
related complaints?

41

Does elevator equipment require

42 upgrades to meet ADA standards?

Are there any problems with

43 exterior lighting?

Are there any other significant

44 issues/hazards with the property?




Dreift - [For Discussion Purpeses Omly

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

QUESTION RESPONSE COMMENTS

Y N Unk NA
45 Are there any unresolved
construction  defects at the
property?
Signature of person Interviewed or completing form Date
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PROPERTY CONDITION ASSESSMENT: DOCUMENT REQUEST

On the day of the site visit, provide EMG's Field Observer access to all of the available documents listed below.
Provide copies if possible.

Your timely compliance with this request is greatly appreciated.

- All available construction documents (blueprints) for the original construction of the building or for any tenant
improvement work or other recent construction work.

- A site plan, preferably 8 1/2" X 11", which depicts the arrangement of buildings, roads, parking stalls, and
other site features.

- For commercial properties, provide a tenant list which identifies the names of each tenant, vacant tenant
units, the floor area of each tenant space, and the gross and net leasable area of the building(s).

. For apartment properties, provide a summary of the apartment unit types and apartment unit type
quantities, including the floor area of each apartment unit as measured in square feet.

. For hotel or nursing home properties, provide a summary of the room types and room type quantities.

. Copies of Certificates of Occupancy, building permits, fire or health department inspection reports, elevator
inspection certificates, roof or HVAC warranties, or any other similar, relevant documents.

. The names of the local utility companies which serve the property, including the water, sewer, electric, gas,
and phone companies.

- The company name, phone number, and contact person of all outside vendors who serve the property,
such as mechanical contractors, roof contractors, fire sprinkler or fire extinguisher testing contractors, and
elevator contractors.

- A summary of recent (over the last 5 years) capital improvement work which describes the scope of the
work and the estimated cost of the improvements. Executed contracts or proposals for improvements.
Historical costs for repairs, improvements, and replacements.

. Records of system & material ages (roof, MEP, paving, finishes, and furnishings).

. Any brochures or marketing information.

. Appraisal, either current or previously prepared.

. Current occupancy percentage and typical turnover rate records (for commercial and apartment properties).

. Previous reports pertaining to the physical condition of property.

- ADA survey and status of improvements implemented.

- Current / pending litigation related to property condition.
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On the day of the site visit, provide EMG's Field Observer access to all of the available documents listed below.

Provide copies if possible.

INFORMATION REQUIRED

1. All available construction documents (blueprints) for
the original construction of the building or for any tenant
improvement work or other recent construction work.

2. A site plan, preferably 8 1/2" X 11", which depicts the
arrangement of buildings, roads, parking stalls, and other
site features.

3. For commercial properties, provide a tenant list which
identifies the names of each tenant, vacant tenant units,
the floor area of each tenant space, and the gross and
net leasable area of the building(s).

4. For apartment properties, provide a summary of the
apartment unit types and apartment unit type quantities,
including the floor area of each apartment unit as
measured in square feet.

5. For hotel or nursing home properties, provide a
summary of the room types and room type quantities.

6. Copies of Certificates of Occupancy, building permits,
fire or health department inspection reports, elevator
inspection certificates, roof or HVAC warranties, or any
other similar, relevant documents.

7. The names of the local utility companies which serve
the property, including the water, sewer, electric, gas,
and phone companies.

8. The company name, phone number, and contact
person of all outside vendors who serve the property,
such as mechanical contractors, roof contractors, fire
sprinkler or fire extinguisher testing contractors, and
elevator contractors.

9. A summary of recent (over the last 5 years) capital
improvement work which describes the scope of the
work and the estimated cost of the improvements.
Executed contracts or proposals for improvements.
Historical costs for repairs, improvements, and
replacements.

10. Records of system & material ages (roof, MEP,
paving, finishes, furnishings).

11. Any brochures or marketing information.
12. Appraisal, either current or previously prepared.

13. Current occupancy percentage and typical turnover
rate records (for commercial and apartment properties).

14. Previous reports pertaining to the physical condition
of property.

15. ADA survey and status of improvements
implemented.

16. Current/ pending litigation related to property
condition.

Your timely compliance with this request is greatly appreciated.
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Immediate Repairs Report

9/14/2017

Public Works Office & Garage / General Site

EMG Renamed Item NumberCost Description QuantityUnit Unit Cost SubtotalDeficiency Repair Estimate *
3.1 ADA, Parking, Designated Stall with Pavement Markings & Signage (Van), Install 1 EA  $1,391.50 $1,392 $1,392
Immediate Repairs Total $1,392

* Location Factor (1.0) included in totals.

Public Works Office & Garage / Office (74')

EMG Renamed Item NumberCost Description QuantityUnit Unit CostSubtotal Deficiency Repair Estimate *
3.1 ADA, Door, Lever Handle Hardware, Install 8 EA $202.40 $1,619 $1,619
3.1 ADA, Lavatory, Faucet Hardware, Modify 1 EA $506.00  $506 $506
6.4 Exterior Wall, Steel, Repair 50 SF $44.06 $2,203 $2,203
7.6 Sprinkler System, Full Retrofit, Office (per SF), Renovate 1248 SF $8.00 $9,982 $9,982
7.6 Fire Alarm System, Office Building, Install 1248 SF $2.36 $2,945 $2,945
Immediate Repairs Total $17,255

* Location Factor (1.0) included in totals.

Public Works Office & Garage / Shop (76')

EMG Renamed Item NumberCost Description QuantityUnit Unit CostSubtotal Deficiency Repair Estimate *
7.6 Sprinkler System, Full Retrofit, Office (per SF), Renovate 4032 SF $8.00 $32,251 $32,251
7.6 Fire Alarm System, Office Building, Install 4032 SF $2.36 $9,514 $9,514
Immediate Repairs Total $41,764

* Location Factor (1.0) included in totals.

Public Works Office & Garage / Shop (96')

EMG Renamed Item NumberCost Description QuantityUnit Unit CostSubtotal Deficiency Repair Estimate *
7.6 Sprinkler System, Full Retrofit, Office (per SF), Renovate 4320 SF $8.00 $34,554 $34,554
7.6 Fire Alarm System, Office Building, Install 4320 SF $2.36 $10,193 $10,193
8.1 Interior Floor Finish, Concrete, Repair 250 SF $9.44 $2,360 $2,360
Immediate Repairs Total $47,107

* Location Factor (1.0) included in totals.




Replacement Reserves Report

9/14/2017
Location 2017 2018 2019 2020
Public Works Office & Garage / General Site $1,392 $242,599 $0 $0
Public Works Office & Garage / Office (74') $17,255 $10,623 $0 $26,389
Public Works Office & Garage / Shop (76') $41,764 $0 $0 $7,267
Public Works Office & Garage / Shop (96') $47,107 $0 $0 $885
GrandTotal $107,518 $253,222 $0 $34,541
Public Works Office & Garage / General Site
EMG
::::‘amed ID Cost Description :‘éflji;)an EAge
Number
3.1 612370 ADA, Parking, Designated Stall with Pavement Markings & Signage (Van), Install 0 0
5.2 611169 Parking Lots, Asphalt Pavement, Mill & Overlay 25 24
5.2 611197 Parking Lots, Asphalt Pavement, Seal & Stripe 5 0
Totals, Unescalated
Location Factor (1.00)
Totals, Escalated (3.0% inflation, compounded annually)
Public Works Office & Garage / Office (74")
Eznn? ; :;:::d ID Cost Description (L;fji;)an EAge
3.1 612372 ADA, Door, Lever Handle Hardware, Install 0 0
3.1 612371 ADA, Lavatory, Faucet Hardware, Modify 0 0
6.3 671406 Roof, Metal, Replace 40 30
6.4 611551 Exterior Wall, Steel, Repair 0 0
6.6 612243 Window, Aluminum Double-Glazed 12 SF, Replace 30 29
6.6 611284 Window, Aluminum Double-Glazed 24 SF, Replace 30 25
6.6 611275 Window, Aluminum Double-Glazed 12 SF, Replace 30 20
6.6 611297 Exterior Door, Wood Solid-Core w/ Glass, Replace 25 20
6.6 611293 Exterior Door, Steel, Replace 25 20
71 611558 Condensing Unit/Heat Pump, Split System, Replace 15 12
71 611556 Condensing Unit/Heat Pump, Split System, Replace 15 12
71 612402 Air Handler, Interior, Replace 20 17
7.1 612386 Air Handler, Interior, Replace 20 17
71 611561 Residential Fixtures, Ceiling Fan, Replace 15 12
7.2 671387 Toilet, Flush Tank (Water Closet), Replace 20 15
7.2 611564 Sink, Stainless Steel, Replace 20 15
7.2 611212 Drinking Fountain, Refrigerated, Replace 10 6
7.2 611567 Bathroom Vanity Cabinet, Wood, with Cultured Marble Sink Top, Replace 20 15
7.4 611554 High Pressure Sodium Lighting Fixture, 250 W, Replace 20 15
7.4 671408 Lighting System, Interior, Office Building, Upgrade 25 20
7.6 671413 Sprinkler System, Full Retrofit, Office (per SF), Renovate 50 50
7.6 611400 Fire Extinguisher, , Replace 15 1

2021
$0
$2,491
$2,737
$0

$5,228

RUL

RUL

> o

14

2022
$31,588

$68,517
$144,207
$247,506

$491,817

QuantityUnit

1 EA
71800 SF
71800 SF

QuantityUnit

8 EA

1 EA
1498 SF
50 SF
1 EA

4 EA

2 EA

1 EA

4 EA

1 EA

1 EA

1 EA

1 EA

4 EA

1 EA

1 EA

1 EA

1 EA

1 EA
1248 SF
1248 SF
1 EA

2023 2024
$0 $0
$7,252 $0
$0 $o

$0 $0
$7,252 $0

Unit Cost Subtotal

$1,391.50
$3.28 $235,533

$0.38  $27,248

Unit Cost Subtotal

$202.40 $1,619
$506.00  $506
$12.45 $18,649
$44.06 $2,203
$584.21  $584
$574.20 $2,297
$584.21 $1,168
$1,928.03 $1,928
$950.12  $3,800
$3,122.18  $3,122
$6,439.81 $6,440
$9,413.96 $9,414
$3,351.83  $3,352
$354.11 $1,416
$1,055.15 $1,055
$1,054.05 $1,054
$1,257.51 $1,258
$1,082.84 $1,083
$719.95  $720
$9.24 $11,534
$8.00 $9,982

$356.54  $357

$1,392  $1,392

2025 2026
$0 $0
$0 $7,844
$0 $0
$0 $0
$0 $7,844

2017 2018 2019
$235,533

$1,392 $235,533 $0

$0 $0 $0
$1,392 $242,599 $0
2017 2018 2019
$1,619
$506
$2,203
$584
$9,982

2027 2028

$36,619 $0

$26,632 $5,147

$67,457 $0

$320,846 $0

$451,555 $5,147

2020 2021 2022
$27,248

$0 $0 $27,248

$0 $0 $0

$0 $0 $31,588

2020 2021 2022
$2,297
$1,928
$3,800

$3,122

$6,440

$9,414

$3,352

$1,416
$1,055
$1,054

$1,258

$1,083
$720
$11,534

2029
$0
$0
$0
$0

$0

2023

$0
$0
$0

2023

2030 2031 2032
$0 $0 $42,452
$595 $2,441 $0
$4,640 $539 $3,113
$1,190 $1,079 $0
$6,424 $4,059 $45,564
2024 2025 2026 2027
$27,248
$0 $0 $0 $27,248
$0 $0 $0 $0
$0 $0 $0 $36,619
2024 2025 2026 2027
$18,649
$1,168

2028

$0
$0
$0

2028

2033
$0
$0
$0
$0

$0

2029

$0
$0
$0

2029

2034 2035 2036
$0 $0 $0
$9,936 $18,690 $1,676
$0 $2,388 $4,264
$0 $0 $0
$9,936 $21,078 $5,941
2030 2031 2032 2033
$27,248
$0 $0 $27,248 $0
$0 $0 $0 $0
$0 $0 $42,452 $0
2030 2031 2032 2033
$1,258
$357

2034

$0
$0
$0

2034

Total Escalated Estimate

2035

$0
$0
$0

2035

$3,122
$6,440

$1,416

$354,649
$205,489
$278,377
$618,612

$1,457,127

Deficiency
Repair
Estimate

2036

$1,392
$235,533
$81,744

$0 $318,669
$0 $0
$0 $354,649

Deficiency
Repair
Estimate

$1,619

2036

$506
$18,649
$2,203
$584
$2,297
$1,168
$1,928
$3,800
$6,244
$12,880
$9,414
$3,352
$2,833
$1,055
$1,054
$2,515
$1,083
$720
$11,534
$9,982
$357




EMG Renamed

Item Number

7.6
7.6
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1
8.1

ID

Totals, Unescalated

612330
671397
611537
611268
671390
611249
611261
611245
611222
611229
611254
611563
611566

Location Factor (1.00)

Cost Description

Fire Alarm System, Office Building, Install

Exit Lighting Fixture, Backlit, Replace

Interior Window, 6 SF, Replace

Interior Door, Steel w/ Glass, Replace

Interior Door, Wood Hollow-Core, Replace

Interior Wall Finish, Gypsum Board/Plaster/Metal, Prep & Paint
Interior Wall Finish, Ceramic Tile, Replace

Interior Wall Finish, Gypsum Board/Plaster, Replace
Interior Floor Finish, Vinyl Tile (VCT), Replace

Interior Floor Finish, Wood Strip, Replace

Interior Ceiling Finish, Gypsum Board/Plaster, Prep & Paint
Residential Appliances, Refrigerator, Replace

Kitchen Cabinet, Base and Wall Section, Wood, Replace

Totals, Escalated (3.0% inflation, compounded annually)

Public Works Office & Garage / Shop (76')

EMG

Renamed

Item
Number

6.3
6.6
6.6
6.6
71
71
71
7.2
7.2
7.2
7.4
7.4
7.4
7.4
7.6
7.6
7.6
7.6
8.1
8.1
8.1
8.1
8.1

611308
671389
671361
671382
611472
611317
671386
611201
611505
611538
611501
611503
611328
671409
671414
671396
671416
671394
611264
671405
611216
611507
611509

Totals, Unescalated

Cost Description

Roof, Metal, Replace

Exterior Door, Steel, Replace

Overhead Door, Automatic Opener, Replace

Overhead Door, Aluminum Roll-Up, Replace

Exhaust Fan, Propeller, Replace

Air Conditioner, Window/Thru-Wall, Replace

Unit Heater, Natural Gas, Replace

Toilet, Flush Tank (Water Closet), Replace

Sink, Plastic, Replace

Water Heater, Gas, Residential, 30 to 50 GAL, Replace

Lifespan

(EUL)

20
10
30
20
20
8
25
40
15
30
10
15
20

Lifespan

(EUL)

40
25
15
35
15
10
20
20
20

Load Center, 120 / 240 V, 50 Amp to 100 Amp, Single Phase Residential, Replace 30

Load Center, 120 / 240 V, 50 Amp to 100 Amp, Single Phase Residential, Replace 30

Incandescent Lighting Fixture, Basic, Replace

Lighting System, Interior, Office Building, Upgrade

Sprinkler System, Full Retrofit, Office (per SF), Renovate

Fire Extinguisher, , Replace

Fire Alarm System, Office Building, Install

Exit Lighting Fixture, Backlit, Replace

Interior Door, Wood Hollow-Core, Replace

Interior Wall Finish, Aluminum, Replace

Interior Floor Finish, Ceramic Tile, Replace

Residential Appliances, Clothes Dryer, Replace

Residential Appliances, Clothes Washer, Replace

EAge

20
7
24
15
15
7
20
35
10
15
9
11
14

EAge

30
20
10
30
12

15
15
17

25
25
15
20
50

20

15
25
47
1"
1

RUL

0

RUL

10

w

&~ b

QuantityUnit
1248 SF
1 EA
1 EA
2 EA
3 EA
4224 SF
384 SF
4224 SF
1920 SF
96 SF
1920 SF
1 EA
12 LF

QuantityUnit

4032

4032

4032

4032

4593
96

SF
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
EA
SF
SF
EA
SF
EA
EA
SF
SF
EA
EA

Unit Cost Subtotal

$2.36 $2,945
$405.01 $405
$462.02  $462
$1,352.72  $2,705
$596.52 $1,790
$1.42 $6,012
$16.55 $6,357
$3.38 $14,264
$4.80 $9,217
$13.52 $1,298
$1.94 $3,718
$956.04  $956

$467.63 $5,612

Unit Cost Subtotal

$12.45 $50,194
$950.12  $950
$5,953.00 $5,953
$4,025.54 $4,026
$1,402.69 $1,403
$1,997.82 $1,998
$4,467.67 $13,403
$1,055.15 $1,055
$575.99  $576
$2,349.48 $2,349
$5,079.93 $5,080
$5,079.93 $5,080
$188.55  $189

$9.24 $37,264

$8.00 $32,251
$356.54  $357
$2.36 $9,514
$405.01 $810
$596.52 $1,193

$10.50 $48,204

$15.76  $1,512
$1,101.88 $1,102

$1,329.98 $1,330

2017

$2,945

$17,255 $10,314

$0

$17,255 $10,623

2017

$32,251

$9,514

$41,764

2018 2019 2020 2021 2022

$405

$2,705
$1,790
$6,012
$6,357
$14,264
$9,217
$1,298
$3,718
$956

$0 $24,149 $2,214 $59,103
$0 $0 $0 $0 $0
$0 $26,389 $2,491 $68,517

2018 2019 2020 2021 2022
$950
$5,953
$4,026

$1,403
$1,998
$13,403
$1,055

$576

$2,349
$5,080
$5,080
$189
$37,264

$810
$1,193
$48,204

$1,512

$1,102
$1,330

$0 $0 $6,651 $2,432 $124,394

2023

$462

$5,612
$6,074

$0
$7,252

2023

$0

2024

$0
$0
$0

2024

$0

2025 2026 2027 2028 2029 2030
$405
$6,012
$3,718
$0 $6,012 $19,817 $3,718 $0  $405

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

$0 $7,844 $26,632 $5,147 $0  $595

2025 2026 2027 2028 2029 2030
$50,194

$2,349

$810

$0 $0 $50,194 $0 $0 $3,160

$1,614 $0 $0

$2,441 $0 $0

$357

$357 $1,998 $0

Deficiency
Repair
Estimate

$2,945

2031 2032 2033 2034 2035 2036

$810

$462

$2,705

$1,790

$6,012 $18,035
$6,357

$14,264

$9,217

$1,298

$7,437

$956  $1,912

$5,612

$6,012 $10,978  $956 $168,621

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

$9,936 $18,690 $1,676 $205,489

Deficiency
Repair
Estimate

2031 2032 2033 2034 2035 2036

$50,194

$950

$5,953

$4,026

$1,403 $2,805
$1,998 $3,996
$13,403

$1,055

$576

$4,699

$5,080

$5,080

$189

$37,264

$32,251

$357

$9,514

$1,620

$1,193

$48,204

$1,512

$1,102 $2,204
$1,330 $2,660

$0 $1,403 $2,432 $234,784




EMG
Renamed
Item
Number

ID Cost Description

Location Factor (1.00)

Totals, Escalated (3.0% inflation, compounded annually)

Public Works Office & Garage / Shop (96')

EMG
Renamed
Item
Number

6.3
6.4
6.6
6.6
6.6
71
71
7.4
7.4
7.4
7.6
7.6
7.6
7.6
8.1
8.1
8.1

Cost Description

671407 Roof, Metal, Replace

611313 Exterior Wall, Aluminum Siding, 1-2 Stories, Replace
671388 Exterior Door, Steel, Replace

611350 Overhead Door, Automatic Opener, Replace

611303 Overhead Door, Aluminum Roll-Up, Replace

611359 Unit Heater, Natural Gas, Replace

611340 Residential Fixtures, Ceiling Fan, Replace

611414 Load Center, 120 / 240 V, 250 Amp to 400 Amp, Single Phase Residential, Replace
611325 Halogen Lighting Fixture, 100 W, Replace

611333 Lighting System, Interior, Office Building, Upgrade
612326 Sprinkler System, Full Retrofit, Office (per SF), Renovate
671395 Fire Extinguisher, , Replace

671415 Fire Alarm System, Office Building, Install

611363 Exit Lighting Fixture, Backlit, Replace

611259 Interior Wall Finish, Aluminum, Replace

667510 Interior Floor Finish, Concrete, Repair

611232 Interior Ceiling Finish, Metal, Replace

Totals, Unescalated

Location Factor (1.00)

Totals, Escalated (3.0% inflation, compounded annually)

LIt e
Lo e
40 30
40 35
25 20
15 10
35 30
20 15
15 10
30 25
20 15
25 20
50 50
15 1
20 20
10 7
30 25
0 0
50 40

RUL

RUL

10

10

QuantityUnit

QuantityUnit
5184 SF
7500 SF

2 EA
3 EA
3 EA
2 EA
4 EA
1 EA
1 EA
4320 SF
4320 SF
2 EA
4320 SF
2 EA
5391 SF
250 SF
4800 SF

Unit Cost Subtotal

Unit Cost Subtotal

$12.45
$8.67
$950.12
$5,953.00
$4,025.54
$4,467.67
$354.11
$9,487.85
$259.09
$9.24
$8.00
$356.54
$2.36
$405.01
$10.50
$9.44

$64,536
$65,061
$1,900
$17,859
$12,077
$8,935
$1,416
$9,488
$259
$39,925
$34,554
$713
$10,193
$810
$56,580
$2,360

$36.29 $174,204

2017

$0
$41,764

2017

$34,554

$10,193

$2,360

$47,107
$0
$47,107

2018 2019

$0 $0 $0
$0 $0 $7,267 $2,737 $144,207

2018 2019 2020
$810

$0 $0  $810
$0 $0 $0
$0 $0  $885

2020 2021

2021

$0 $0

2022

$65,061
$1,900
$17,859
$12,077
$8,935
$1,416
$9,488
$259
$39,925

$56,580

$0 $213,501
$0 $0
$0 $247,506

2022

2023

$0
$0

2023

$0
$0
$0

2024

$0
$0

2024

$0
$0
$0

2025

$0
$0

2025

$0
$0
$0

2026 2027

$0 $0
$0 $67,457

2026 2027

$64,536

$174,204
$0 $238,740
$0 $0
$0 $320,846

2028

$0
$0

2028

$0
$0
$0

2029 2030 2031

$0 $0 $0

$0 $4,640  $539
2029 2030 2031
$713

$810
$0 $810  $713

$0 $0 $0
$0 $1,190 $1,079

Deficiency
Repair
Estimate

2032 2033 2034 2035 2036

$0 $0 $0 $0 $0 $0
$3,113 $0 $0 $2,388 $4,264 $278,377

Deficiency
Repair
Estimate

2032 2033 2034 2035 2036

$64,536

$65,061

$1,900

$17,859

$12,077

$8,935

$1,416

$9,488

$259

$39,925

$34,554

$713

$10,193

$1,620

$56,580

$2,360

$174,204

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

$0 $501,680

$618,612
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1. Executive Summary

1.1. Property Information and General Physical Condition

The property information is summarized in the table below. More detailed descriptions may be found in the various sections of the

report and in the Appendices.

Property Information

Address:

610 Tower Lane, Yorkville, IL 60560

Year Constructed/Renovated:

1976 — Office
1996 - Garage

Current Occupants:

City of Yorkville

Percent Utilization:

100%.

Management Point of Contact:

City of Yorkville, Mr. Peter Ratos
630.553.8574 phone
pratos@yorkville.il.us email

Property Type: Office, Garage
Site Area: 2.0 acres
Building Area: 8,820 SF
Number of Buildings: 1

Number of Stories: 1

Parking Type and Number of Spaces:

9 spaces in open lots

Building Construction:

Steel frame with concrete-topped metal decks

Roof Construction:

Sloped roofing with metal finish

Exterior Finishes:

Metal Siding

Heating, Ventilation & Air Conditioning:

Individual package split-system units.
Supplemental components: suspended gas unit heaters and window air conditioning unit.

Fire and Life/Safety:

Smoke detectors, strobes, extinguishers, and exit signs.

Dates of Visit:

May 22, 2017

On-Site Point of Contact (POC):

Eric Dhuse

Assessment and Report Prepared by:

Tammy Prusa

Paul Prusa P.E., LEED AP
Technical Report Reviewer For

Reviewed by: Andrew Hupp

arhupp@emagcorp.com

800.733.0660 x6632

Systemic Condition Summary

Site Fair HVAC Fair
Structure Good Plumbing Fair
Roof Fair Electrical Fair
Vertical Envelope Fair Elevators -

www.EMGcorp.com p 800.733.0660
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Systemic Condition Summary

Interiors Fair Fire --

The following bullet points highlight the most significant short term and modernization recommendations:

= Repair damage to right elevation exterior wall

= |nstallation of a complete fire alarm system

= Mill and overlay asphalt parking lot

= |nstallation of a complete fire suppression system

Generally, the property appears to have been constructed within industry standards in force at the time of construction. The property
appears to have been well maintained since it was first occupied and is in fair overall condition.

The property has had no major capital improvements. The property is less than 32 years old and has not required any major capital
improvements.

1.2. Facility Condition Index (FCI)

*

e

1, R $1288418.28

FCl

T T T T T T T T
i B e S mmm N mmma 2024 S mrma
20 2018 ote 2020 202 202 2023 20 2025 2025

M Reserve first occurances, unescalated B Escalation, compounded Bl Recurring replacements, unescalated W FCl, Unabated

One of the major goals of the FCA is to calculate the FCI, which gives an indication of a building’s overall condition. Two FCI ratios are
calculated and presented, the Current Year and Ten-Year. The Current Year FCI is the ratio of Immediate Repair Costs to the building’s
Current Replacement Value. Similarly, the Ten-Year FCI is the ratio of anticipated Capital Reserve Needs over the next ten years to
the Current Replacement Value.

FCI Condition A
Rating Definition Percentage Value

In new or well-maintained condition, with no visual evidence of wear, . 0

Good soiling or other deficiencies. 0% to 5%

Fair Subjggted to wear and soiling but is still in a serviceable and functioning > than 5% to 10%
condition.

Poor Subj_ected tq hard or long-term wear. Nearing the end of its useful or > than 10% to 60%
serviceable life.

Very Poor ?:seézgf;ed the end of its useful or serviceable life. Renewal is now > than 60%

www.EMGcorp.com p 800.733.0660
emy
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The graphs above and tables below represent summary-level findings for the FCA. The deficiencies identified in this assessment can
be combined with potential new construction requirements to develop an overall strategy that can serve as the basis for a portfolio-wide
capital improvement funding strategy. Key findings from the assessment include:

Key Finding Metric
Current Year Facility Condition Index (FCI) FCI = (IR)/(CRV) 6.0% Fair
10-Year Facility Condition Index (FCI) FCI = (RR)/(CRV) 78.4% Poor
Current Replacement Value (CRV) 8,820 SF * $183.24 / SF = $1,616,176.80
Year 0 (Current Year) - Immediate Repairs (IR) $97,079.00
Years 1-10 — Replacement Reserves (RR) $1,267,069.00
Total Capital Needs $1,364,148.00

The major issues contributing to the Immediate Repair Costs and the Current Year FCI ratio are summarized below:

= Repair damage to right elevation exterior wall

= Installation of a complete fire alarm system

= Installation of a complete fire suppression system

= Add signage and marking for ADA Van accessible parking stall

Further detail on the specific costs that make up the Immediate Repair Costs can be found in the cost tables at the beginning of this
report.

1.3. Special Issues and Follow-Up Recommendations

As part of the FCA, a limited assessment of accessible areas of the building(s) was performed to determine the presence of fungal
growth, conditions conducive to fungal growth, and/or evidence of moisture. Property personnel were interviewed concerning any
known or suspected fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Sampling is not a part of this
assessment.

There are no visual indications of the presence of fungal growth, conditions conducive to fungal growth, or evidence of moisture in
representative readily accessible areas of the property.

1.4. Opinions of Probable Cost

Cost estimates are attached at the front of this report (following the cover page).

These estimates are based on Invoice or Bid Document/s provided either by the Owner/facility and construction costs developed by
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.

Opinions of probable costs should only be construed as preliminary, order of magnitude budgets. Actual costs most probably will vary
from the consultant’s opinions of probable costs depending on such matters as type and design of suggested remedy, quality of
materials and installation, manufacturer and type of equipment or system selected, field conditions, whether a physical deficiency is
repaired or replaced in whole, phasing of the work (if applicable), quality of contractor, quality of project management exercised, market
conditions, and whether competitive pricing is solicited, etc. ASTM E2018-08 recognizes that certain opinions of probable costs cannot
be developed within the scope of this guide without further study. Opinions of probable cost for further study should be included in the
FCA.

www.EMGcorp.com p 800.733.0660 emg



PUBLIC WORKS OFFICE AND GARAGE EMG PROJECT NO.: 122700.17R000-030.322
L |

1.4.1. Methodology

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 occupants and/or usage may
affect the service life of some systems or components.

Where quantities could not be derived from an actual take-off, lump sum costs or allowances are used. Estimated costs are based on
professional judgment and the probable or actual extent of the observed defect, inclusive of the cost to design, procure, construct and
manage the corrections.

1.4.2.Immediate Repairs

Immediate repairs are opinions of probable costs that require immediate action as a result of: (1) material existing or potential unsafe
conditions, (2) material building or fire code violations, or (3) conditions that, if not addressed, have the potential to result in, or
contribute to, critical element or system failure within one year or will most probably result in a significant escalation of its remedial cost.

1.4.3.Replacement Reserves

Replacement Reserves are for recurring probable expenditures, which are not classified as operation or maintenance expenses. The
replacement reserves should be budgeted for in advance on an annual basis. Replacement Reserves are reasonably predictable both
in terms of frequency and cost. However, Replacement Reserves may also include components or systems that have an
indeterminable life but, nonetheless, have a potential for failure within an estimated time period.

Replacement Reserves exclude systems or components that are estimated to expire after the reserve term and are not considered
material to the structural and mechanical integrity of the subject property. Furthermore, systems and components that are not deemed
to have a material effect on the use of the Property are also excluded. Costs that are caused by acts of God, accidents, or other
occurrences that are typically covered by insurance, rather than reserved for, are also excluded.

Replacement costs are solicited from ownership/property management, EMG’s discussions with service companies, manufacturers'
representatives, and previous experience in preparing such schedules for other similar facilities. Costs for work performed by the
ownership’s or property management’'s maintenance staff are also considered.

EMG'’s reserve methodology involves identification and quantification of those systems or components requiring capital reserve funds
within the assessment period. The assessment period is defined as the effective age plus the reserve term. Additional information
concerning system’s or component’s respective replacement costs (in today's dollars), typical expected useful lives, and remaining
useful lives were estimated so that a funding schedule could be prepared. The Replacement Reserves Schedule presupposes that all
required remedial work has been performed or that monies for remediation have been budgeted for items defined in the Immediate
Repair Cost Estimate.
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2. Purpose and Scope

2.1. Purpose

EMG was retained by the client to render an opinion as to the Property’s current general physical condition on the day of the site visit.

Based on the observations, interviews and document review outlined below, this report identifies significant deferred maintenance
issues, existing deficiencies, and material code violations of record at municipal offices, which affect the Property’s use. Opinions are
rendered as to its structural integrity, building system condition and the Property’s overall condition. The report also notes building
systems or components that have realized or exceeded their typical expected useful lives.

CONDITIONS:

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

Excellent = New or very close to new; component or system typically has been installed within the past year, sound and
performing its function. Eventual repair or replacement will be required when the component or system either
reaches the end of its useful life or fails in service.

Good =  Satisfactory as-is. Component or system is sound and performing its function, typically within the first third of its
lifecycle. However, it may show minor signs of normal wear and tear. Repair or replacement will be required
when the component or system either reaches the end of its useful life or fails in service.

Fair =  Showing signs of wear and use but still satisfactory as-is, typically near the median of its estimated useful life.
Component or system is performing adequately at this time but may exhibit some signs of wear, deferred
maintenance, or evidence of previous repairs. Repair or replacement will be required due to the component or
system’s condition and/or its estimated remaining useful life.

Poor = Component or system is significantly aged, flawed, functioning intermittently or unreliably; displays obvious
signs of deferred maintenance; shows evidence of previous repair or workmanship not in compliance with
commonly accepted standards; has become obsolete; or exhibits an inherent deficiency. The present condition
could contribute to or cause the deterioration of contiguous elements or systems. Either full component
replacement is needed or repairs are required to restore to good condition, prevent premature failure, and/or
prolong useful life.

Failed = Component or system has ceased functioning or performing as intended. Replacement, repair, or other
significant corrective action is recommended or required.

Not Applicable Assigning a condition does not apply or make logical sense, most commonly due to the item in question not

being present.

Throughout sections 5 through 9 of this report, each report section will typically contain three subsections organized in the following
sequence:

= A descriptive table (and/or narrative), which identifies the components assessed, their condition, and other key data points.

= A simple bulleted list of Anticipated Lifecycle Replacements, which lists components and assets typically in Excellent, Good, or Fair
condition at the time of the assessment but that will require replacement or some other attention once aged past their estimated
useful life. These listed components are typically included in the associated inventory database with costs identified and budgeted
beyond the first several years.

= A bulleted cluster of Actions/Comments, which include more detailed narratives describing deficiencies, recommended repairs, and
short term replacements. The assets and components associated with these bullets are/were typically problematic and in Poor or
Failed condition at the time of the assessment, with corresponding costs included within the first few years.
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PLAN TYPES:

Each line item in the cost database is assigned a Plan Type, which is the primary reason or rationale for the recommended
replacement, repair, or other corrective action. This is the “why” part of the equation. A cost or line item may commonly have more
than one applicable Plan Type; however, only one Plan Type will be assigned based on the “best” fit, typically the one with the greatest
significance. The following Plan Types are listed in general weighted order of importance:

Safety = An observed or reported unsafe condition that if left unaddressed could result in an injury; a system
or component that presents a potential liability risk.

Performance/Integrity = Component or system has failed, is almost failing, performs unreliably, does not perform as intended,
and/or poses a risk to overall system stability.

Accessibility = Does not meet ADA, UFAS, and/or other handicap accessibility requirements.

Environmental = Improvements to air or water quality, including removal of hazardous materials from the building or
site.

Modernization/Adaptation =  Conditions, systems, or spaces that need to be upgraded in appearance or function to meet current

standards, facility usage, or client/occupant needs.

Lifecycle/Renewal = Any component or system in which future repair or replacement is anticipated beyond the next
several years and/or is of minimal substantial early-term consequence.

2.2. Scope

The standard scope of the Facility Condition Assessment includes the following:

= Visit the Property to evaluate the general condition of the building and site improvements, review available construction documents in
order to familiarize ourselves with, and be able to comment on, the in-place construction systems, life safety, mechanical, electrical,
and plumbing systems, and the general built environment.

= |dentify those components that are exhibiting deferred maintenance issues and provide cost estimates for Immediate Costs and
Replacement Reserves based on observed conditions, maintenance history and industry standard useful life estimates. This will
include the review of documented capital improvements completed within the last five-year period and work currently contracted for, if
applicable.

= Provide a full description of the Property with descriptions of in-place systems and commentary on observed conditions.

= Provide a general statement of the subject Property’s compliance to Title Il of the Americans with Disabilities Act. This will not
constitute a full ADA survey, but will help identify exposure to issues and the need for further review.

= Perform a limited assessment of accessible areas of the building(s) for the presence of fungal growth, conditions conducive to fungal
growth, and/or evidence of moisture. EMG will also interview Project personnel regarding the presence of any known or suspected
fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Potentially affected areas will be photographed.
Sampling will not be considered in routine assessments.

= List the current utility service providers.

= Review maintenance records and procedures with the in-place maintenance personnel.

= Observe a representative sample of the interior spaces/units, including vacant spaces/units, in order to gain a clear understanding of
the property’s overall condition. Other areas to be observed include the exterior of the property, the roofs, interior common areas,
and the significant mechanical, electrical and elevator equipment rooms.

= Provide an Executive Summary at the beginning of this report.

= Prepare a mechanical equipment inventory list.

2.3. Personnel Interviewed

The management was interviewed for specific information relating to the physical property, available maintenance procedures, historical
performance of key building systems and components, available drawings and other documentation. The following personnel from the
facility and government agencies were interviewed in the process of conducting the FCA:

Name and Title Organization Phone Number

Eric Dhuse City of Yorkville 630.878.7102
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The FCA was performed with the assistance of Eric Dhuse, City of Yorkville, the onsite Point of Contact (POC), who was cooperative
and provided information that appeared to be accurate based upon subsequent site observations. The onsite contact is completely
knowledgeable about the subject property and answered most questions posed during the interview process. The POC’s management
involvement at the property has been for the past 23 years.

2.4. Documentation Reviewed

Prior to the FCA, 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 Documentation Request Form is provided in Appendix E.

Although Appendix E provides a summary of the documents requested or obtained, the following list provides more specific details
about some of the documents that were reviewed or obtained during the site visit.

= No documents available.

2.5. 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 report.

2.6. Weather Conditions

May 22, 2017: Clear, with temperatures in the 70’s (°F) and light winds.
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3. Accessibility and Property Research

3.1. ADA Accessibility

Generally, Title 11l of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access and use of “areas of public
accommodations” and “commercial facilities” on the basis of disability. Regardless of its age, these areas and facilities must be
maintained and operated to comply with the Americans with Disabilities Act Accessibility Guidelines (ADAAG).

Buildings completed and occupied after January 26, 1992 are required to comply fully with the ADAAG. Existing facilities constructed
prior to this date are held to the lesser standard of compliance to the extent allowed by structural feasibility and the financial resources
available. As an alternative, a reasonable accommodation pertaining to the deficiency must be made.

During the FCA, a limited visual observation for ADA accessibility compliance was conducted. The scope of the visual observation was
limited to those areas set forth in EMG’s Abbreviated Accessibility Checklist provided in Appendix D of this report. It is understood by
the Client that the limited observations described herein does not comprise a full ADA Compliance Survey, and that such a survey is
beyond the scope of EMG’s undertaking. Only a representative sample of areas was observed and, other than as shown on the
Abbreviated Accessibility Checklist, actual measurements were not taken to verify compliance.

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

The facility does not appear to be accessible with Title Il of the Americans with Disabilities Act. Elements as defined by the ADAAG
that are not accessible as stated within the priorities of Title IIl, are as follows:

Parking
= Signage indicating accessible parking spaces for cars and vans are not provided.

Entrances/Exits
= Lever action hardware is not provided at all accessible locations.

Restrooms

= Lever action hardware is not provided at all accessible locations.
= Modify existing lavatory faucets to paddle type faucets.

A full ADA Compliance Survey may reveal additional aspects of the property that are not in compliance.

Corrections of these conditions should be addressed from a liability standpoint, but are not necessarily code violations. The 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 cost to address the achievable items noted above is
included in the cost tables.

3.2. Municipal Information, Flood Zone and Seismic Zone

Not Applicable
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4. Existing Building Assessment

4.1. Unit or Space Types

All 8,820 square feet of the building are occupied by a single occupant, City of Yorkville. The spaces are mostly a combination of
offices, garages, and supporting restrooms.

4.2. Inaccessible Areas or Key Spaces Not Observed

The interior spaces were observed in order to gain a clear understanding of the property’s overall condition. Other areas accessed
included the site within the property boundaries, exterior of the property and the roof. Areas of note that were either inaccessible or not
observed for other reasons are listed in the table below:

Key Spaces Not Observed

Room Number Area Access Issues

Above bathroom in garage Lack of ladder
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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.

City of Yorkville
City of Yorkville Good
City of Yorkville Good
Commonwealth Edison Good
Nicor Gas Good

Actions/Comments:

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

5.2. Parking, Paving, and Sidewalks

Tower Lane
West
N/A
N/A

Asphalt

Asphalt - Fair

None - -

None - -

None - -

None - --

None - -

None - -
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Physical count

Anticipated Lifecycle Replacements:

= Asphalt seal coating
= Asphalt pavement mill and overlay
= Signage and marking for ADA Van accessible parking stall

Actions/Comments:

= The asphalt pavement exhibits significant areas of failure and deterioration, such as alligator cracking and localized depressions.
The most severely damaged areas of paving must be cut and patched in order to maintain the integrity of the overall pavement
system. Complete milling and overlay of the entire lot is also recommended.

5.3. Drainage Systems and Erosion Control

X
O
O
([
([
O
O
O
O
O

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

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

1
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5.4. Topography and Landscaping

Generally flat.

None -- --

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The topography and adjacent uses do not appear to present conditions detrimental to the property. There are no significant areas of
erosion.

5.5. General Site Improvements

Post mounted wood

Yes

12
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Chain link with metal posts Perimeter Fair

Means of disposal not apparent

None None None No

Anticipated Lifecycle Replacements:
= Signhage

= Exterior lighting

= Site fencing

Actions/Comments:

= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended. Future lifecycle
replacements of the components listed above will be required.

13
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6. Building Architectural and Structural Systems

6.1. Foundations

Building Foundation

Item Description Condition
Foundation Slab on grade with integral footings Good
Basement and Crawl Space None --
Anticipated Lifecycle Replacements:
= No components of significance
Actions/Comments:
= There are no significant signs of settlement, deflection, or movement.
6.2. Superstructure

Building Superstructure

Item Description Condition
Framing / Load-Bearing Walls Steel columns and beams Good
Ground Floor Concrete slab Good
Upper Floor Framing Wood joists Good
Upper Floor Decking Plywood or OSB Fair
Roof Framing Steel beams or girders Good
Roof Decking Metal decking Fair

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The superstructure is exposed in some locations, which allows 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 / Geometry Gable Roof Finish Metal
Maintenance Outside Contractor Roof Age 21 Yrs
14
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Primary Roof
Flashing Sheet metal Warranties None
Parapet Copings None Roof Drains Gutters and downspouts
Fascia Metal Panel Insulation Fiberglass batts
Soffits None Skylights No
Attics Steel beams Ponding No
Ventilation Source-1 Ridge Vents Leaks Observed No
Ventilation Source-2 - Roof Condition Fair

Anticipated Lifecycle Replacements:
= Metal roof

Actions/Comments:

= The roof finishes are original. Information regarding roof warranties or bonds was not available. The roofs are maintained by an
outside contractor.

= There is no evidence of active roof leaks.

= 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.

= 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 and operations program.

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

6.4. Exterior Walls

Building Exterior Walls
Type Location Condition
Primary Finish Metal siding Fair
Secondary Finish - -
Accented with - -
Soffits Not Applicable -

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

Anticipated Lifecycle Replacements:
= Metal siding

Actions/Comments:

= The metal siding has isolated areas of damaged siding along the north and south elevation of the building. The damaged siding must
be repaired.

15
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6.5. Exterior and Interior Stairs

None -- -- -- -

Wood-framed Closed Wood Wood Fair

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:
= No significant actions are identified at the present time. On-going periodic maintenance is highly recommended.

6.6. Exterior Windows and Doors

Aluminum framed, operable Double glaze Exterior Walls X Fair

Metal, hollow
Solid core wood Fair
Metal, hollow Fair
Aluminium Fair

Anticipated Lifecycle Replacements:

= Windows
= Exterior metal doors

Actions/Comments:
= Damage to double-glazed window on west elevation of building. Outer pane of glass needs to be replaced.

6.7. Patio, Terrace, and Balcony

Not applicable. There are no patios, terraces, or balconies.

16
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7. Building Mechanical and Plumbing Systems

See the Mechanical Equipment List in the Appendices for the quantity, manufacturer's hame, model number, capacity and year of
manufacturer of the major mechanical equipment, if available.

7.1. Building Heating, Ventilating, and Air Conditioning (HVAC)

Individual Units

Primary Components Split system furnaces and condensing units
Cooling (if separate from above) performed via components above

Quantity and Capacity Ranges 2 units ranging from 2 tons/BTUH to 5 tons/BTUH
Total Heating or Cooling Capacity 7 tons/BTUH

Heating Fuel Natural gas

Location of Equipment Building exterior

Space Served by System Entire building

Age Ranges All units dated 2000

Primary Component Condition Fair

Supplemental Components

Supplemental Component #1 Suspended unit heaters
Location / Space Served by Suspended Unit Heaters Garage

Suspended Unit Heater Condition Fair

Supplemental Component #2 Window Air Conditioning Unit
Location / Space Served by Window Air Conditioning Unit Small Upper Office Area
Window Air Conditioning Unit Condition Fair

Controls and Ventilation

HVAC Control System Individual programmable thermostats/controls
HVAC Control System Condition Fair

Building Ventilation Roof top exhaust fans

Ventilation System Condition Fair

Anticipated Lifecycle Replacements:

= Split system furnaces and condensing units
= Suspended gas unit heaters

= Through-wall air conditioners

= Rooftop exhaust fans

17
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Actions/Comments:
= 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.

The HVAC equipment appears to have been installed in 2000. HVAC equipment is replaced on an "as needed" basis.

The HVAC equipment appears to be functioning adequately overall. No chronic problems were reported and an overall sense of
satisfaction with the systems was conveyed. However, due to the inevitable failure of parts and components over time, some of the
equipment will require replacement.

7.2. Building Plumbing and Domestic Hot Water

Building Plumbing System

Type Description Condition
Water Supply Piping Copper Fair
Waste/Sewer Piping Castiron Fair
Vent Piping Cast iron Fair

Water Meter Location

Bathroom closet in office

Domestic Water Heaters or Boilers

Components Water Heaters
Fuel Natural gas
Quantity and Input Capacity 2 units at approximately 40,000 BTUH each
Storage Capacity 40 gallons
Water Heater Condition Fair
Supplementary Storage Tanks? No

Storage Tank Quantity & Volume -

Quantity of Storage Tanks -

Storage Tank Condition -

Domestic Hot Water Circulation Pumps (3 HP and over) --

Adequacy of Hot Water Adequate
Adequacy of Water Pressure Adequate

Plumbing Fixtures

Water Closets

Residential grade

Toilet (Water Closet) Flush Rating 1.6 GPF
Common Area Faucet Nominal Flow Rate 2.0 GPM
Condition Fair

Anticipated Lifecycle Replacements:
= Water heaters

= Toilets

= Sinks

= Vanities

18
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Actions/Comments:

= The plumbing systems appear to be well maintained and functioning adequately. The water pressure appears to be sufficient. No
significant repair actions or short-term replacement costs are required. Routine and periodic maintenance is recommended. Future
lifecycle replacements of the components or systems listed above will be required.

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 the building is malleable steel (black iron).

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The pressure and quantity of gas appear to be adequate.
= The gas meters and regulators appear to be functioning adequately and will require routine maintenance.
= Only limited observation of the gas distribution piping can be made due to hidden conditions.

7.4. Building Electrical

Building Electrical Systems

Electrical Lines Underground Transformer Pad-mounted
Main Service Size 400 Amps Volts 120/240 Volt, single-phase
Meter & Panel Location North elevation of building Branch Wiring Copper
Conduit Metallic Step-Down Transformers? No
Security / Surveillance System? No Building Intercom System? No
Lighting Fixtures T-12
Main Distribution Condition Fair
Secondary Panel and Transformer Fai
Condition ar

Lighting Condition Fair

Anticipated Lifecycle Replacements:

= Circuit breaker panels
= Interior light fixtures

Actions/Comments:

= The onsite 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 panels are mostly original 1976 and 1996 components. The electrical service is reportedly adequate for the facility’s needs.
However, due to the age of the panels and increasing difficulty of obtaining replacement parts over time, lifecycle replacements are
recommended per above.
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= The light fixtures throughout most of the facility utilize older, inefficient T-12 lamps. Replacement with newer fixtures with electronic
ballasts and T-8 lamps is highly recommended to save substantial amounts of energy.

7.5. Building Elevators and Conveying Systems

Not applicable. There are no elevators or conveying systems.

7.6. Fire Protection and Security Systems

2016 Yes

North elevation of building by door

Kitchen Suppression System O Computer Room Suppression System O

Anticipated Lifecycle Replacements:

= Installation of a complete fire alarm system

= |nstallation of a complete fire suppression system
= Exit signs

= Fire extinguishers

Actions/Comments:

= The vast majority of the building is not protected by fire suppression and alarm system. Due to its construction date, the facility is
most likely “grandfathered” by code and the installation of fire sprinklers and alarm system was not required until major renovations
are performed. Regardless of when or if installation of facility-wide fire suppression and alarm system is required by the governing
municipality, EMG recommends a retrofit be performed. A budgetary cost is included.
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7.7. Life Support Systems

Not Applicable
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8. Interior Spaces

8.1. Interior Finishes

The facility is used as an office building and garage for the City of Yorkville. The most significant interior spaces include offices and
garages. Supporting areas include hallways, stairs, administrative offices, restrooms, employee break rooms, and utility closets.

The following table generally describes the locations and typical conditions of the interior finishes within the facility:

Ceramic tile Restrooms Fair
Vinyl tile Office, restrooms, break area Fair
Hardwood Office Fair
Concrete Garage Fair

Painted drywall Offices, restrooms, break area Fair
Metal Garages Fair
Ceramic tile Restrooms Fair

Painted drywall Offices, restrooms, break area Fair
Exposed structure Garages Good
Metal Garages Fair

Steel w/ Glass, Wood Hollow-Core

Wood

Fair

No

Anticipated Lifecycle Replacements:
= Vinyl tile

= Ceramic tile

= Metal wall panel

= Metal ceiling panel
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= Wood floor

= |nterior paint

= Interior doors

= Kitchenette appliances
= Laundry room washers
= Laundry room dryers

Actions/Comments:

= |t appears that the interior finishes are original.

= The ceilings have isolated areas of water-damaged ceilings in the break area. The damaged ceiling areas need to be repaired. The
cost to replace the damaged finishes is relatively insignificant and the work can be performed as part of the property management’s
routine maintenance program.

8.2. Commercial Kitchen & Laundry Equipment

Not applicable.
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9. Other Structures

Not applicable. There are no major accessory structures.
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10. Certification

City of Yorkville retained EMG to perform this Facility Condition Assessment in connection with its continued operation of Public Works
Office and Garage, 610 Tower Lane Yorkville, lllinois, the “Property”. It is our understanding that the primary interest of City of Yorkville
is to locate and evaluate materials and building system defects that might significantly affect the value of the property and to determine
if the present Property has conditions that will have a significant impact on its continued operations.

The conclusions and recommendations presented in this report are based on the brief review of the plans and records made available
to our Project Manager during the site visit, interviews of available property management personnel and maintenance contractors
familiar with the Property, appropriate inquiry of municipal authorities, our Project Manager’s walk-through observations during the site
visit, and our experience with similar properties.

No testing, exploratory probing, dismantling or operating of equipment or in-depth studies were performed unless specifically required
under Section 2 of this report. This assessment did not include engineering calculations to determine the adequacy of the Property’s
original design or existing systems. Although walk-through observations were performed, not all areas were observed (See Section 4.2
for areas observed). There may be defects in the Property, which were in areas not observed or readily accessible, may not have been
visible, or were not disclosed by management personnel when questioned. The report describes property conditions at the time that
the observations and research were conducted.

This report has been prepared on behalf of and exclusively for the use of City of Yorkville for the purpose stated within Section 2 of this
report. The report, or any excerpt thereof, shall not be used by any party other than City of Yorkville or for any other purpose than that
specifically stated in our agreement or within Section 2 of this report without the express written consent of 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.

Prepared by: Tammy Prusa,
Project Manager

Reviewed by:

Paul Prusa P.E., LEED AP,
Technical Report Reviewer For
Andrew Hupp

arhupp@emgcorp.com
800.733.0660 x6632
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11. Appendices

Appendix A:  Photographic Record
Appendix B:  Site Plan

Appendix C:  EMG Accessibility Checklist
Appendix D:  Pre-Survey Questionnaire
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Appendix A:
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PUBLIC WORKS OFFICE AND GARAGE
610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

FRONT ELEVATION FRONT ELEVATION-OFFICE

#3: FRONT ELEVATION-GARAGE #4. LEFT ELEVATION-GARAGE

#5: LEFT ELEVATION-OFFICE
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PUBLIC WORKS OFFICE AND GARAGE

610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

PARKING LOTS, ASPHALT . PARKING LOTS, CRACKING IN
PAVEMENT ) ASPHALT

STRUCTURAL FRAME, STEEL #12: FOUNDATIONS, CONCRETE
COLUMNS & BEAMS ) SLAB-ON-GRADE
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PUBLIC WORKS OFFICE AND GARAGE
610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

FOUNDATIONS, CONCRETE
SLAB-ON-GRADE

#15: ROOF, METAL : EXTERIOR WALL, STEEL

PUNCTURE AND CRACKING TO
#18: ALUMINUM SIDING ON SOUTH
ELEVATION OF BUILDING

EXTERIOR WALL, ALUMINUM
SIDING
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PUBLIC WORKS OFFICE AND GARAGE
610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

_ 00 —

PUNCTURE TO ALUMINUM
SIDING ON NORTH ELEVATION
OF BUILDING

#21:

WINDOW, ALUMINUM DOUBLE-
GLAZED

WINDOW, BROKEN PANE OF
GLASS

‘ !EIW

#23:

["H".rlf‘

‘ nllﬂ]

OVERHEAD DOOR, ALUMINUM

ROLL-UP #24. EXTERIOR DOOR, STEEL
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PUBLIC WORKS OFFICE AND GARAGE
610 TOWER LANE
YORKVILLE, ILLINOIS 60560

#25:

EXTERIOR DOOR, WOOD SOLID-
CORE W/ GLASS

#26:

EMG PROJECT NO: 122700.17R000-030.322

RESIDENTIAL FIXTURES,
CEILING FAN

CONDENSING UNIT, SPLIT
SYSTEM

AIR CONDITIONER,
WINDOW/THRU-WALL

UNIT HEATER, NATURAL GAS

#30:

EXHAUST FAN, PROPELLER
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PUBLIC WORKS OFFICE AND GARAGE
610 TOWER LANE
YORKVILLE, ILLINOIS 60560

TOILET, FLUSH TANK (WATER
CLOSET)

EMG PROJECT NO: 122700.17R000-030.322

BATHROOM VANITY CABINET,
#32: WOOD, WITH CULTURED
MARBLE SINK TOP

-

Pl\‘f
| PRRKING §

DRINKING FOUNTAIN,
REFRIGERATED

R

#36: OVERHEAD DOOR, AUTOMATIC
) OPENER
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PUBLIC WORKS OFFICE AND GARAGE

610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

. HIGH PRESSURE SODIUM
MAIN DISTRIBUTION PANEL #38: LIGHTING EIXTURE

#39: LIGHTING SYSTEM, INTERIOR #40: HALOGEN LIGHTING FIXTURE

EXIT LIGHTING FIXTURE

#41. FIRE EXTINGUISHER
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610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

e

INTERIOR CEILING FINISH,
GYPSUM BOARD

INTERIOR DOOR, STEEL W/
GLASS

- e 4
INTERIOR WALL FINISH, HA6: INTERIOR FLOOR FINISH, VINYL
CERAMIC TILE : TILE (VCT)

INTERIOR FLOOR FINISH, WOOD
STRIP

INTERIOR FLOOR FINISH,
CERAMIC TILE

HAT:
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610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

RESIDENTIAL APPLIANCES, H#50): INTERIOR CEILING FINISH,
CLOTHES DRYER ) METAL

INTERIOR DOOR, HOLLOW CORE . INTERIOR WALL FINISH,
WOOD ) ALUMINUM

INTERIOR WALL FINISH,

#53: INTERIOR WINDOW CERAMIC TILE
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PUBLIC WORKS OFFICE AND GARAGE

610 TOWER LANE
YORKVILLE, ILLINOIS 60560 EMG PROJECT NO: 122700.17R000-030.322

RESIDENTIAL APPLIANCES,
CLOTHES WASHER

RESIDENTIAL APPLIANCES, . KITCHEN CABINET, BASE AND
REFRIGERATOR ) WALL SECTION, WOOD
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Site Plan

www.EMGcorp.com p 800.733.0660 Wl
_g



Site Plan

Project Name: Project Number:
em Public Works Office and Garage 122700.17R000-030.322
g Source: On-Site Date:
Google Earth May 22, 2017
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Appendix C:
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Date Completed: June 6, 2017

Property Name: Public Works Office and Garage

EMG Project Number: 122700.17R000-030.322

Building History

Yes

No

Unk

Comments

Has an ADA survey previously been
completed for this property?

Have any ADA improvements been made
to the property?

Does a Transition Plan / Barrier Removal
Plan exist for the property?

Has building ownership or management
received any ADA related complaints that
have not been resolved?

Is any litigation pending related to ADA
issues?

Parking

Yes

No

NA

Comments

Are there sufficient accessible parking
spaces with respect to the total number of
reported spaces?

Are there sufficient van-accessible parking
spaces available?

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

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

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

If required does signage exist directing you
to accessible parking and an accessible
building entrance?

Ramps

Yes

No

NA

Comments

1*

Do all ramps along accessible path of
travel appear to meet slope requirements?
(1:12 or less)

Are ramps that appear longer than 6 ft
complete with railings on both sides?
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Ramps (cont.)

Yes

No

NA

Comments

Does the width between railings appear at
least 36 inches?

Is there a level landing for approximately
every 30 ft horizontal length of ramp, at the
top and at the bottom of ramps and
switchbacks?

Entrances/Exits

Yes

No

NA

Comments

Do all required accessible entrance
doorways appear at least 32 inches wide
and not a revolving door?

If the main entrance is inaccessible, are
there alternate accessible entrances?

Is the door hardware easy to operate
(lever/push type hardware, no twisting
required and not higher than approximately
48 inches above the floor)?

Paths of Travel

Yes

No

NA

Comments

Are all paths of travel free of obstruction
and wide enough for a wheelchair (appear
at least 36 inches wide)?

Are wheelchair-accessible facilities (toilet
rooms, exits, etc.) identified with signage?

Is there a path of travel that does not
require the use of stairs?

Elevators

Yes

No

NA

Comments

Do the call buttons have visual and audible
signals to indicate when a call is registered
and answered when car arrives?

Are there visual and audible signals inside
cars indicating floor change?

Are there standard raised and Braille
marking on both jambs of each hoist way
entrance as well as all cab/call buttons?

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

Are elevator controls low enough to be
reached from a wheelchair (appears to be
between 15 and 48 inches)?

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

Yes

No

NA

Comments

Are common area public restrooms located
on an accessible route?

Are pull handles push/pull or lever type?

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

Are toilet room access doors wheelchair-
accessible (appear to be at least 32 inches
wide)?

Are public restrooms large enough to
accommodate a wheelchair turnaround
(appear to have 60” turning diameter)?

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

Are toilet stall doors wheelchair accessible
(appear to be at least 32" wide)?

Are grab bars provided in toilet stalls?

Are sinks provided with clearance for a
wheelchair to roll under (appear to have
29" clearance)?

10

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

11

Are exposed pipes under sink sufficiently
insulated against contact?

Guest Rooms

Yes

No

NA

Comments

How many total accessible sleeping rooms
does the property management report to
have? Provide specific number in
comment field.

Are there sufficient reported accessible
sleeping rooms with respect to the total
number of reported guestrooms? See
attached hot sheet.

Page 3 of 4




Guest Rooms Yes | No NA Comments

How many of the accessible sleeping
rooms per property management have roll-
in showers? Provide specific number in
comment field.

Are there sufficient reported accessible
rooms with roll-in showers with respect to
the total number of reported accessible
guestrooms? See attached hot sheet.

How many assistive listening kits and/or
rooms with communication features are
available per property management?

Provide specific number in comment
3 | field. X
Are there sufficient reported assistive

listening devices with respect to the total
number of rooms? See attached hot sheet.

Pools Yes | No NA Comments

Are public access pools provided? If the X
answer is no, please disregard this section.

How many accessible access points are
provided to each pool/spa? Provide
2 | number in comment field. X

Is at least one fixed lift or sloped entry to
the pool provided?

Play Area Yes | No | NA Comments

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

Exercise Equipment Yes | No | NA Comments

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

*Based on visual observation only. The slope was not confirmed through measurements.
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Pre-Survey Questionnaire
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em FCA (Commercial)

Pre-Survey Questionnaire

This questionnaire must be completed by the property owner, the owners designated representative, or someone
knowledgeable about the subject property. If the form is not completed, EMG's Project Manager will require additional
time during the on-site visit with such a knowledgeable person in order to complete the questionnaire. During the site visit,
EMG's Field Observer may ask for details associated with selected questions. This questionnaire will be utilized as an
exhibit in EMG's final report.

Name of Institution: | C/Y'{\{ \e)_\, tix‘.‘lﬁw I“E
Name of Building: T ~, ST i e R Building #:
PO et (eatdss
Name of person completing questionnaire: &L \:' LOSHS
Length of Association With the Property: 2= e Phone Number: /7/‘;/) _"g‘/tﬂqu‘ U
— b [ ]
|
Site Information
Year of Construction? 17 IR
No. of Stories? I -loors
Total Site Area? =z Acres
Total Building Area? HIPO 7 soft - ik - ASCD
Inspections Date of Last Inspection List of Any Outstanding Repairs Required
1. Elevators !J-b\
2. HVAC Mechanical, Electric, Plumbing? | e ¢ 2onL,
3. Life-Safety/Fire? Serin e, (9
4. Roofs? EiP)UET
Key Questions Response
Major Capital Improvements in Last 3 yrs. MNowoes—
Planned Capital Expenditure For Next Year? L )ex ooz
Age of the Roof? U\ |, Z\
What bldg. Systems Are Responsibilities of f L :
Tenants? (HVAC/Roof/Interior/Exterior/Paving) -

Mark the column corresponding to the appropriate response. Please provide additional details in the Comments column, or backup
documentation for any Yes responses. (NA indicates “Nor Applicable”, Unk indicates “Unknown ")

QUESTION Y | N[ Unk | NA COMMENTS

ZONING, BUILDING DESIGN & LIFE SAFETY ISSUES

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

Is there any pending litigation
concerning the property?

Are there any other significant
issues/hazards with the property?

4 Are there any unresolved
construction defects at the property?

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

> =< > ><C

June 2015 Update




FCA (Commercial)

Pre-Survey Questionnaire

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

QUESTION

Y | N | Unk | NA

COMMENTS

Is there a mold Operations and

%

8 Maintenance Plan?
; Are there any recalled fire sprinkler :
heads (Star, GEM, Central, and _
Omega)?
Have there been indoor air quality - NEED LE"' EXT ST VEAAT I
4 or mold related complaints from jﬁ (" : % f
tenants? Jﬁ?é =
GENERAL SITE
- Are there any problems with
erosion, storm water drainage or y
areas of paving that do not drain?
10 Are there any problems with the >(
landscape irrigation systems? -
BUILDING STRUCTURE
11 Are there any problems with >/
foundations or structures? \
1o | s there any water infiltration in )(
basements or crawl spaces?
13 Has a termite/wood boring insect ’
inspection been performed within
the last year? )
BUILDING ENVELOPE
14 Are there any wall, or window X
leaks?
15 Are there any roof leaks?
16 Is the roofing covered by a warranty >(
or bond?
17 Are there any poorly insulated y
areas’?
1g | s Fire Retardant Treated (FRT) >(
plywood used?
19 Is exterior insulation and finish y

system (EIFS) or a synthetic stucco
finish used?

June 2015 Update




em FCA (Commercial)

Pre-Survey Questionnaire

Mark the column corresponding to the appropriate response. Please provide additional details in the Comments column, or backup
documentation for any Yes responses. (NA indicates "Nor Applicable”, Unk indicates “"Unknown”)

QUESTION Y | N| Unk | NA COMMENTS
BUILDING HVAC AND ELECTRICAL

20 Are there any leaks or pressure ><

problems with natural gas service?
21 Does any part of the electrical y

system use aluminum wiring?
22 Do Residential units have a less >(

than 60-Amp service?
23 Do Commercial units have less than B(

200-Amp service?
24 Are there any problems with the ><

utilities, such as inadequate 4

capacities?

ADA

5 Has the management previously

completed an ADA review? ><
26 Have any ADA improvements been ><

made to the property? ;
57 | Does aBarrier Removal Plan exist \(

for the property?
28 Has the Barrier Removal Plan been \(

approved by an arms-length third

party?
2g | Has building ownership or /

management received any ADA X

related complaints?
20 Does elevator equipment require ><

upgrades to meet ADA standards?

PLUMBING

31 Is the property served by private %

water well?
22 Is the property served by a private £

septic system or other waste

treatment systems?
33 Is polybutylene piping used? >(
24 Are there any plumbing leaks or ><

water pressure problems?
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em FCA (Commercial)

Pre-Survey Questionnaire

‘45“" {&; ‘ﬂm"f. = _,.‘

£
>

Additional Carnments?

Access to All Mechanical Spaces

Access to Roof/Attic Space

Access to Building As-Built Drawings

Site plan with bldg., roads, parking and other features

Contact Details for Mech, Elevator, Roof, Fire Contractors:

List of Commercial Tenants in the property

Previous reports pertaining to the physical condition of
property.

ADA survey and status of improvements implemented.

Current / pending litigation related to property condition.

Any brochures or marketing information.

oOol O OOooooo
00 0| O O00oOoOoo

Oo0go0o O |DOgoooo

Signature of person Interviewed or completing form

Date

June 2015 Update




PUBLIC WORKS OFFICE AND GARAGE

EMG PROJECT NO.: 122700.17R000-030.322
L |

On the day of the site visit, provide EMG's Field Observer access to all of the available documents listed below.

Provide copies if possible.

INFORMATION REQUIRED

1. All available construction documents (blueprints) for
the original construction of the building or for any tenant
improvement work or other recent construction work.

2. A site plan, preferably 8 1/2" X 11", which depicts the
arrangement of buildings, roads, parking stalls, and other
site features.

3. For commercial properties, provide a tenant list which
identifies the names of each tenant, vacant tenant units,
the floor area of each tenant space, and the gross and
net leasable area of the building(s).

4. For apartment properties, provide a summary of the
apartment unit types and apartment unit type quantities,
including the floor area of each apartment unit as
measured in square feet.

5. For hotel or nursing home properties, provide a
summary of the room types and room type quantities.

6. Copies of Certificates of Occupancy, building permits,
fire or health department inspection reports, elevator
inspection certificates, roof or HVAC warranties, or any
other similar, relevant documents.

7. The names of the local utility companies which serve
the property, including the water, sewer, electric, gas,
and phone companies.

8. The company name, phone number, and contact
person of all outside vendors who serve the property,
such as mechanical contractors, roof contractors, fire
sprinkler or fire extinguisher testing contractors, and
elevator contractors.

9. A summary of recent (over the last 5 years) capital
improvement work which describes the scope of the
work and the estimated cost of the improvements.
Executed contracts or proposals for improvements.
Historical costs for repairs, improvements, and
replacements.

10. Records of system & material ages (roof, MEP,
paving, finishes, furnishings).

11. Any brochures or marketing information.
12. Appraisal, either current or previously prepared.

13. Current occupancy percentage and typical turnover
rate records (for commercial and apartment properties).

14. Previous reports pertaining to the physical condition
of property.

15. ADA survey and status of improvements
implemented.

16. Current/ pending litigation related to property
condition.

Your timely compliance with this request is greatly appreciated.

www.EMGcorp.com p 800.733.0660
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Immediate Repairs Report

New City Hall

9/13/2017

EMG Renamed Item NumberiD Cost Description QuantityUnit Unit Cost  Subtotal Deficiency Repair Estimate *
3.1 608169 Accessibile Elevator, Elevator/Lift, Audible Signals, Cab, 1 EA $759.00 $759 $759
3.1 608115 Accessible Elevator, Elevator/Lift, Jamb Signage, Lobby (per Stop/Floor), 2 STOP $101.20 $202 $202
3.1 608163 Accessibility, Miscellaneous, Ramp/Stairs, Handrails, 4 EA $316.25 $1,265 $1,265
3.1 608165 Accessible Parking, Parking, Designated Stall with Pavement Markings & Signage (Van), 1 EA $1,391.50 $1,392 $1,392
3.1 608100 Accessible Parking, Parking, Designated Stall with Pavement Markings & Signage, 1 EA $1,265.00 $1,265 $1,265
3.1 608107 Accessible Restroom, Restroom, Lavatory Pipe Wraps, 5 EA $75.90 $380 $380
3.1 608123 Accessible Site, Site, Walkways, Curb Cut Ramp, 2 EA $1,897.50 $3,795 $3,795
52 608113 Parking Lot, Parking Lot, Repair 27780 SF $0.38 $10,543 $10,543
5.2 608133 Parking Lot, Parking Lot, Full Depth (including sub-base), Repair 27780 SF $5.90 $163,902 $163,902
5.2 608135 Exterior Stair/Ramp, No Rails (per LF of Nosing), Replace 40 LF $38.43  $1,537 $1,537
5.4 608134 Sump Pump, 3 HP, Replace 1 EA $50,000.00 $50,000 $50,000
5.4 608172 Sump Pump, 3 HP, Replace 1 EA $50,000.00 $50,000 $50,000
54 608140 Rain Water Drainage 800 SF $35.92 $28,736 $28,736
5.5 608158 Exterior Light Pole, Exterior, 135 to 1000 W HID (Fixture, Ballast, & Lamp), Repair 8 EA $2,246.90 $17,975 $17,975
6.2 608104 Basement Wall 600 SF $8.12  $4,872 $4,872
6.2 608150 Structural Flooring/Decking, , Repair 40 SF $28.85 $1,154 $1,154
6.3 608128 Roof, , Replace 1115 SF $9.00 $10,031 $10,031
6.4 608138 Exterior Wall 125 LF $2.82 $353 $353
6.4 608157 Brick Veneer Exterior Wall, Exterior, 1-2 Stories, Repair 25 SF $41.28 $1,032 $1,032
6.4 608166 Exterior Wall Paint, 1-2 Stories, Repair 360 SF $2.87  $1,033 $1,033
6.6 608103 Storefront System, Gaskets and Seals, Replace 800 LF $5.91  $4,728 $4,728
71 608101 Elevator, Hydraulic, 3000 to 4000 LB, 2 Floors, 1 EA  $119,090.40 $119,090 $119,090
7.1 608099 Gas Distribution System, 0.75 HP, Replace 1 EA $4,696.77  $4,697 $4,697
71 608114 Boiler, Gas, 251 to 300 MBH, Replace 1 EA $15,756.70 $15,757 $15,757
71 608155 Split System, Split System DX, Air-Cooled, 11 to 12.5 Ton, Replace 1 EA $19,016.09 $19,016 $19,016
71 608109 Split System, Split System DX, Air-Cooled, 8 to 10 Ton, Replace 1 EA $15,825.28 $15,825 $15,825
71 608146 Air Handler, Multizone, 15,001 to 20,000 CFM, Replace 1 EA $54,822.31 $54,822 $54,822
71 608136 Air Handler, Multizone, 6,501 to 8,000 CFM, Replace 1 EA $26,016.62 $26,017 $26,017
71 608126 Exhaust Fan, Centrifugal, 100 to 250 CFM, Replace 1 EA $889.90 $890 $890
7.1 608111 Exhaust Fan, Centrifugal, 251 to 800 CFM, Replace 1 EA $2,021.87 $2,022 $2,022
7.1 608102 Exhaust Fan, Centrifugal, 251 to 800 CFM, Replace 1 EA $2,021.87 $2,022 $2,022
71 608162 Exhaust Fan, Centrifugal, 100 to 250 CFM, Replace 1 EA $889.90 $890 $890
71 608148 HVAC Automation/Safety, Full Upgrade (per SF), 14000 SF $5.36 $75,075 $75,075
7.4 608118 Switchgear, 208 Y, 120 V, 800 Amp, Replace 1 EA  $179,033.12 $179,033 $179,033
7.4 608153 Lighting & Branch Wiring System, Full Upgrade, Office (per SF), 14000 SF $9.24 $129,388 $129,388
8.1 608110 Interior Door, Solid Core, Painted/Stained, Interior Door, Replace 16 EA $1,423.11 $22,770 $22,770
8.1 608121 Interior Walls, Interior Wall, Repair 27300 SF $1.42 $38,853 $38,853

8.1 608098 Floor Finishings, , Replace 1200 SF $8.43 $10,122 $10,122




EMG Renamed Item NumberlD
8.1 608159

9 608137
671330
671325
671327
671326

Immediate Repairs Total

* Location Factor (1.0) included in totals.

Cost Description

Floor Finishings, Standard Commercial, Medium Traffic, Replace
Exterior Door, Exterior Door, Replace

Interior Floor Finish, Vinyl Tile (VCT), Replace

Sprinkler System, Full Retrofit, Office (per SF), Renovate
Electrical System, Office Building, Upgrade

Structure/Building, , Demolition, new partition walls

QuantityUnit

450
2
7000
14000
7000
7000

SF
EA
SF
SF
SF
SF

Unit Cost

$7.26  $3,265
$950.12  $1,900
$4.80 $33,604
$8.00 $111,982
$27.25 $190,777
$22.46 $157,220

Subtotal Deficiency Repair Estimate *

$3,265
$1,900
$33,604
$111,982
$190,777
$157,220

$1,569,991




Replacement Reserves Report

608165 Accessible Parking, Parking, Designated Stall with Pavement Markings & Signage (Van),

New City Hall

9/13/2017

Location

New City Hall

GrandTotal

EMG

Il::rr:lamedm

Number
3.1 608164
3.1 608169
3.1 608115
3.1 608163
3.1
3.1 608100
3.1 608107
3.1 608123
52 608113
52 608133
5.2 608139
5.2 608135
54 608134
54 608172
54 608140
55 608117
55 608158
6.2 608104
6.2 608150
6.3 608128
6.3 608147
6.4 608138
6.4 608157
6.4 608166
6.6 608103
6.6 608127
6.6 608116
6.6 608120
71 608101
71 608152
71 608105
71 608143
71 608099
71 608114
71 608122
71 608119
71 608155
71 608109
71 608146

2017 2018 2019 2020 2021
$1,569,991 $0 $0 $2,609 $0
$1,569,991 $0 $0 $2,609 $0

Cost Description

ADA, Pull Cord, , Install
Accessibile Elevator, Elevator/Lift, Audible Signals, Cab,
Accessible Elevator, Elevator/Lift, Jamb Signage, Lobby (per Stop/Floor),

Accessibility, Miscellaneous, Ramp/Stairs, Handrails,

Accessible Parking, Parking, Designated Stall with Pavement Markings & Signage,
Accessible Restroom, Restroom, Lavatory Pipe Wraps,
Accessible Site, Site, Walkways, Curb Cut Ramp,

Parking Lot, Parking Lot, Repair

Parking Lot, Parking Lot, Full Depth (including sub-base), Repair
Pedestrian Pavement, , Replace

Exterior Stair/Ramp, No Rails (per LF of Nosing), Replace

Sump Pump, 3 HP, Replace

Sump Pump, 3 HP, Replace

Rain Water Drainage

Lighting Fixture, 80 W, Replace

Exterior Light Pole, Exterior, 135 to 1000 W HID (Fixture, Ballast, & Lamp), Repair
Basement Wall

Structural Flooring/Decking, , Repair

Roof, , Replace

Roof, , Replace

Exterior Wall

Brick Veneer Exterior Wall, Exterior, 1-2 Stories, Repair

Exterior Wall Paint, 1-2 Stories, Repair

Storefront System, Gaskets and Seals, Replace

Storefront

Storefront

Overhead Door, 144 SF, Replace

Elevator, Hydraulic, 3000 to 4000 LB, 2 Floors,

Backflow Preventer, 3", Replace

Water Pumps, 0.5 HP, Replace

Water Pumps, 0.5 HP, Replace

Gas Distribution System, 0.75 HP, Replace

Boiler, Gas, 251 to 300 MBH, Replace

Boiler, Gas, 126 to 250 MBH, Replace

Boiler Room Piping System, 61 to 100 GAL, Replace

Split System, Split System DX, Air-Cooled, 11 to 12.5 Ton, Replace
Split System, Split System DX, Air-Cooled, 8 to 10 Ton, Replace

Air Handler, Multizone, 15,001 to 20,000 CFM, Replace

2022
$43,171
$43,171

15 0

0 0

0 0

0 0

0 0

0 0

0 0

0 0

5 27
0 27
30 22
25 27
15 16
15 16
40 41
20 17
10 9

40 41
0 41
20 25
20 3

10 17
25 41
10 41
15 17
30 22
30 17
35 17
30 41
15 4

15 10
15 10
20 41
25 41
25 15
25 1
15 21
15 21
30 41

2023
$0

$0

RUL

o O O o o o o o

2024
$27,219
$27,219

QuantityUnit

2 EA

1 EA
2 STOP

4 EA

1 EA

1 EA

5 EA

2 EA

27780 SF

27780 SF

1500 SF

40 LF

1 EA

1 EA

800 SF

4 EA

8 EA

600 SF

40 SF

1115 SF

6070 SF

125 LF

25 SF

360 SF

800 LF

8 EA

1000 SF

2 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

2025
$125,576

$125,576

Unit Cost

$186.08
$759.00
$101.20
$316.25
$1,391.50
$1,265.00
$75.90
$1,897.50
$0.38
$5.90
$19.82
$38.43
$50,000.00
$50,000.00
$35.92
$256.88
$2,246.90
$8.12
$28.85
$9.00
$15.93
$2.82
$41.28
$2.87
$5.91
$2,108.57
$48.00
$4,025.54
$119,090.40
$4,756.10
$814.40
$814.40
$4,696.77
$15,756.70
$14,377.52
$3,249.54
$19,016.09
$15,825.28
$54,822.31

2026
$0

$0

Subtotal

$372
$759
$202
$1,265
$1,392
$1,265
$380
$3,795
$10,543
$163,902
$29,733
$1,537
$50,000
$50,000
$28,736
$1,028
$17,975
$4,872
$1,154
$10,031
$96,701
$353
$1,032
$1,033
$4,728
$16,853
$48,000
$8,051
$119,090
$4,756
$814
$814
$4,697
$15,757
$14,378
$3,250
$19,016
$15,825
$54,822

2027

$65,815

$65,815

2017

$759
$202
$1,265
$1,392
$1,265
$380
$3,795
$10,543
$163,902

$1,537
$50,000
$50,000
$28,736

$17,975
$4,872
$1,154
$10,031

$353
$1,032
$1,033
$4,728

$119,090

$4,697

$15,757

$19,016
$15,825
$54,822

2018

2028
$56,356

$56,356

2019

2029

$35,985

$35,985

2020

$1,028

2021

2030

$125,176

$125,176

2022

$10,543

$814
$814

2023

2031
$4,915

$4,915

2024 2025

$29,733

$16,853

2032
$379,491

$379,491

2026

2033

$62,348

$62,348

2027

$10,543

$17,975

$353

$1,033

$14,378

2028

$4,756

2034 2035
$159,831 $13,706
$159,831 $13,706

2029 2030 2031 2032
$372
$10,543
$50,000
$50,000
$4,728
$48,000
$3,250
$19,016
$15,825

2036

$0

$0
2033 2034
$96,701

$8,051

Total Escalated Estimate
$2,672,191

$2,672,191

Deficiency
Repair
Estimate

2035 2036

$372
$759
$202
$1,265
$1,392
$1,265
$380
$3,795
$42,170
$163,902
$29,733
$1,537
$100,000
$100,000
$28,736
$1,028
$35,950
$4,872
$1,154
$10,031
$96,701
$705
$1,032
$2,067
$9,456
$16,853
$48,000
$8,051
$119,090
$4,756
$814
$814
$4,697
$15,757
$14,378
$3,250
$38,032
$31,651
$54,822




EMG

Renamed

Item

Number

71
71
71
71
71
71
71
71
71
71
71
71
71
71
7.2
7.2
7.2
7.2
7.2
7.2
7.2
7.4
74
7.4
7.6
7.6
7.6
7.6
7.6
8.1
8.1
8.1
8.1
8.1
9

Cost Description

608136 Air Handler, Multizone, 6,501 to 8,000 CFM, Replace
608160 Air Handler, 3 HP, Open Drip Proof, Premium Efficiency,
608108 Fan, Axial Flow, 3,801 to 5,000 CFM, Replace

608106 Air Handler, 3 HP, Open Drip Proof, Premium Efficiency,
608151 Fan, Axial Flow, 3,801 to 5,000 CFM, Replace

608125 Air Handler, 7.5 HP, Open Drip Proof, Premium Efficiency,
608131 Air Handler, 3 HP, Open Drip Proof, Premium Efficiency,
608126 Exhaust Fan, Centrifugal, 100 to 250 CFM, Replace
608111 Exhaust Fan, Centrifugal, 251 to 800 CFM, Replace
608102 Exhaust Fan, Centrifugal, 251 to 800 CFM, Replace
608162 Exhaust Fan, Centrifugal, 100 to 250 CFM, Replace
608130 Package Unit, Single Zone, 6 to 7.5 Ton, Replace
608148 HVAC Automation/Safety, Full Upgrade (per SF),

608112 Generator, Gas or Gasoline, 10 kW to 30 kW, Replace
608161 Toilet, One Piece, Replace

608129 Urinal, Vitreous China, Replace

608142 Lavatory, Enameled Steel, Replace

608144 Service Sink, Porcelain Enamel, Cast Iron, Replace
608141 Bathtub/Shower, Fiberglass, Replace

608170 Water Heater, Gas, Commercial, 60 to 120 GAL, Replace
608167 Water Pumps, 1 to 3 HP, Replace

608118 Switchgear, 208 Y, 120 V, 800 Amp, Replace

608154 Distribution Panel, 208 Y, 120 V, 100 Amp, Replace
608153 Lighting & Branch Wiring System, Full Upgrade, Office (per SF),
608156 Fire Extinguisher, , Replace

608145 Fire Alarm System, Addressable, Replace

608124 Fire Alarm System, Full Upgrade/Install, Office (per SF),
608171 Emergency Exit System, w/ Battery, Replace

608149 Emergency Exit System, 2 Light w/ Battery, Replace
608110 Interior Door, Solid Core, Painted/Stained, Interior Door, Replace
608121 Interior Walls, Interior Wall, Repair

608098 Floor Finishings, , Replace

608168 Floor Finishings, Vinyl Plank, Replace

608159 Floor Finishings, Standard Commercial, Medium Traffic, Replace
608137 Exterior Door, Exterior Door, Replace

671330 Interior Floor Finish, Vinyl Tile (VCT), Replace

671325 Sprinkler System, Full Retrofit, Office (per SF), Renovate
671327 Electrical System, Office Building, Upgrade

671326 Structure/Building, , Demolition, new partition walls

Totals, Unescalated

Location Factor (1.00)

Totals, Escalated (3.0% inflation, compounded annually)

Lifespan

(EUL)

30
18
20
18
20
18
18
15
15
15
15
15
20
25
20
20
20
20
20

15
15
10
25
15
50
40

EAge

32
32
32

32

41

41
25

25

20
20
48

48
27
14
49
39

RUL

QuantityUnit

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA

1 EA
14000 SF
1 EA

6 EA

1 EA

6 EA

1 EA

6 EA

1 EA

1 EA

1 EA

2 EA
14000 SF
4 EA

1 EA
14000 SF
5 EA

9 EA
16 EA
27300 SF
1200 SF
600 SF
450 SF
2 EA
7000 SF
14000 SF
7000 SF
7000 SF

Unit Cost

$26,016.62
$1,763.23
$8,997.33
$1,763.23
$8,997.33
$2,373.64
$1,263.23
$889.90
$2,021.87
$2,021.87
$889.90
$14,395.83
$5.36
$30,401.80
$1,055.15
$1,193.44
$353.05
$1,360.33
$2,599.44
$10,698.82
$2,993.56
$179,033.12
$5,079.93
$9.24
$356.54
$20,297.59
$2.36
$418.95
$1,227.87
$1,423.11
$1.42
$8.43
$7.01
$7.26
$950.12
$4.80
$8.00
$27.25
$22.46

Subtotal

$26,017
$1,763
$8,997
$1,763
$8,997
$2,374
$1,263
$890
$2,022
$2,022
$890
$14,396
$75,075
$30,402
$6,331
$1,193
$2,118
$1,360
$15,597
$10,699
$2,994
$179,033
$10,160
$129,388
$1,426
$20,298
$33,033
$2,095
$11,051
$22,770
$38,853
$10,122
$4,206
$3,265
$1,900
$33,604
$111,982
$190,777
$157,220

2017

$26,017

$890
$2,022
$2,022

$890

$75,075

$179,033

$129,388

$22,770
$38,853
$10,122

$3,265
$1,900
$33,604
$111,982
$190,777
$157,220
$1,569,991
$0
$1,569,991

2018

$0
$0
$0

2019 2020

$1,360

$0 $2,388
$0 $0
$0 $2,609

2021 2022

$1,763

$10,160

$2,095
$11,051

$0 $37,240
$0 $0
$0 $43,171

2023 2024 2025

$8,997
$1,763
$8,997
$2,374

$10,699
$2,994

$38,853

$0 $22,132 $99,131
$0 $0 $0
$0 $27,219 $125,576

Deficiency
2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 Repair
Estimate

$26,017

$1,763

$8,997

$1,763

$8,997

$2,374

$1,263 $1,263

$890 $1,780

$2,022 $4,044

$2,022 $4,044

$890 $1,780

$14,396 $14,396
$75,075

$30,402 $30,402

$6,331 $6,331

$1,193 $1,193

$2,118 $2,118

$1,360

$15,597 $15,597

$10,699

$2,994

$179,033

$10,160

$129,388

$1,426 $1,426
$20,298 $20,298
$33,033 $33,033

$2,095 $4,190

$11,051 $22,102

$22,770

$38,853 $116,560

$10,122 $20,244

$4,206 $4,206

$3,265 $6,531
$1,900

$33,604 $67,208

$111,982

$190,777

$157,220

$0 $48,973 $40,713 $25,239 $85,239 $3,250 $243,581 $38,853 $96,701 $8,051 $0 $2,321,480
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $65,815 $56,356 $35,985 $125,176 $4,915 $379,491 $62,348 $159,831 $13,706 $0 $2,672,191
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1. Executive Summary

1.1. Property Information and General Physical Condition

The property information is summarized in the table below. More detailed descriptions may be found in the various sections of the
report and in the Appendices.

Property Information

Address: 102 East Van Emmon Street, Yorkville, lllinois 60560

Originally constructed 1930s
Year Constructed/Renovated: Addition 2002

Partially renovated 2012 to 2014
Current Occupants: None

Percent Utilization: 0%
Mr. Peter Ratos, Building Code Official, City of Yorkville
630.553.8574 phone

Management Point of Contact:

Property Type: Municipal

Site Area: 3.43 acres

Building Area: 14,000 SF

Number of Buildings: 1

Number of Stories: 1

Parking Type and Number of )

Spaces: 41 spaces in open lots

Building Construction: Masonry bearing walls and metal-framed roofs.

Roof Construction: Flat roofs with built-up membrane.

Exterior Finishes: Brick Veneer

Heating, Ventilation and Air Central system with boilers, air handlers, and split system units.

Conditioning: Individual package unit.
Fire sprinklers, hydrants, smoke detectors, alarms, strobes,

Fire and Life/Safety: extinguishers, pull stations, alarm panel, exit signs, and backup light
fixtures.

Dates of Visit: 5/16/2017

On-Site Point of Contact (POC): | peter Ratos

Assessment and Report
Prepared by:

Kevin Koranda

Al Diefert

Technical Report Reviewer
For

Reviewed by: Andrew Hupp

Program Manager
arhupp@emgcorp.com
800.733.0660 x6632

Systemic Condition Summary

Site Fair to Poor HVAC Fair

Structure Fair Plumbing Fair

www.EMGcorp.com p 800.733.0660 emgl
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Systemic Condition Summary

Roof Fair to Poor Electrical Fair
Vertical Envelope Fair Elevators Fair
Interiors Poor Fire Fair

The following bullet points highlight the most significant short term and modernization recommendations:

= Replace asphalt parking area

= Replace site lighting fixtures

= Renovate interior spaces

= Upgrade building automation system

= Upgrade lighting system

= Replace main switchgear

= Replace air handlers

= Upgrade sump pumps and perimeter drainage tile

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

According to property management personnel, the property has had an active capital improvement expenditure program over the past
three years. Capital expenditures include, but are not limited to: roof membrane replacement. The building was newly purchased and
the scope of renovations that occurred within the last three years was not clear. Supporting documentation was not provided in support
of these claims but some of the work is evident.

1.2. Facility Condition Index (FCI)

FCI Analysis: New City Hall

Replacement Value: $ 1,089,980; Inflation rate: 3.0%

-~ 0.6000000000000001

$1,200,000

- 0.7000000000000001
$1,000,000 -

$800,000 <
08

FCI, RV: $1099980

$600,000

0.9

$400,000 -

$200,000

2017 2018 2019 2020 2021 2022 2023 2024 2025 2028
M Reserve first occurances, unescalaled W Escalation, compounded M Recurring replacements, unescalated B FCI, Unabated

One of the major goals of the FCA is to calculate the FCI, which gives an indication of a building’s overall condition. Two FCI ratios are
calculated and presented, the Current Year and Ten-Year. The Current Year FCI is the ratio of Immediate Repair Costs to the building’s
Current Replacement Value. Similarly, the Ten-Year FCI is the ratio of anticipated Capital Reserve Needs over the next ten years to
the Current Replacement Value.
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Fci Condition o Percentage
; Definition
Rating Value

In new or well-maintained condition, with no visual evidence . o

Good of wear, soiling or other deficiencies. 0% to 5%

Fair Subjgctt_ad to wear and soiling but is still in a serviceable and > than 5% to 10%
functioning condition.

Poor Subjected to _hard or _Iong-term wear. Nearing the end of its > than 10% to 60%
useful or serviceable life.

Very Poor _Has reached the end of its useful or serviceable life. Renewal > than 60%
iS now necessary.

The graphs above and tables below represent summary-level findings for the FCA. The deficiencies identified in this assessment can
be combined with potential new construction requirements to develop an overall strategy that can serve as the basis for a portfolio-wide
capital improvement funding strategy. Key findings from the assessment include:

Key Finding Metric
Current Year Facility Condition Index (FCI) FCI = (IR)/(CRV) 115% VERY POOR
10-Year Facility Condition Index (FCI) FCI = (RR)/(CRV) 49.1% Poor

Current Replacement Value (CRV) 14,000 SF * 78.57 / SF = $1,100,000

Year 0 (Current Year) - Immediate Repairs (IR) $1,268,442
Years 1-10 — Replacement Reserves (RR) $540,971
Total Capital Needs $1,809,413

The major issues contributing to the Immediate Repair Costs and the Current Year FCI ratio are summarized below:

= Replace asphalt parking area

= Replace site lighting fixtures

= Renovate interior spaces

= Upgrade building automation system

= Upgrade lighting system

= Replace main switchgear

= Replace air handlers

= Upgrade sump pumps and perimeter drainage tile

Further detail on the specific costs that make up the Immediate Repair Costs can be found in the cost tables at the beginning of this
report.

1.3. Special Issues and Follow-Up Recommendations

As part of the FCA, a limited assessment of accessible areas of the building(s) was performed to determine the presence of fungal
growth, conditions conducive to fungal growth, and/or evidence of moisture. Property personnel were interviewed concerning any
known or suspected fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Sampling is not a part of this
assessment.

There are no visual indications of the presence of fungal growth, conditions conducive to fungal growth, or evidence of moisture in
representative readily accessible areas of the property.

1.4. Opinions of Probable Cost

Cost estimates are attached at the front of this report (following the cover page).

These estimates are based on Invoice or Bid Document/s provided either by the Owner/facility and construction costs developed by
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.
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Opinions of probable costs should only be construed as preliminary, order of magnitude budgets. Actual costs most probably will vary
from the consultant’s opinions of probable costs depending on such matters as type and design of suggested remedy, quality of
materials and installation, manufacturer and type of equipment or system selected, field conditions, whether a physical deficiency is
repaired or replaced in whole, phasing of the work (if applicable), quality of contractor, quality of project management exercised, market
conditions, and whether competitive pricing is solicited, etc. ASTM E2018-08 recognizes that certain opinions of probable costs cannot
be developed within the scope of this guide without further study. Opinions of probable cost for further study should be included in the
FCA.

1.4.1. Methodology

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 occupants and/or usage may
affect the service life of some systems or components.

Where quantities could not be derived from an actual take-off, lump sum costs or allowances are used. Estimated costs are based on
professional judgment and the probable or actual extent of the observed defect, inclusive of the cost to design, procure, construct and
manage the corrections.

1.4.2.Immediate Repairs

Immediate repairs are opinions of probable costs that require immediate action as a result of: (1) material existing or potential unsafe
conditions, (2) material building or fire code violations, or (3) conditions that, if not addressed, have the potential to result in, or
contribute to, critical element or system failure within one year or will most probably result in a significant escalation of its remedial cost.

1.4.3.Replacement Reserves

Replacement Reserves are for recurring probable expenditures, which are not classified as operation or maintenance expenses. The
replacement reserves should be budgeted for in advance on an annual basis. Replacement Reserves are reasonably predictable both
in terms of frequency and cost. However, Replacement Reserves may also include components or systems that have an
indeterminable life but, nonetheless, have a potential for failure within an estimated time period.

Replacement Reserves exclude systems or components that are estimated to expire after the reserve term and are not considered
material to the structural and mechanical integrity of the subject property. Furthermore, systems and components that are not deemed
to have a material effect on the use of the Property are also excluded. Costs that are caused by acts of God, accidents, or other
occurrences that are typically covered by insurance, rather than reserved for, are also excluded.

Replacement costs are solicited from ownership/property management, EMG’s discussions with service companies, manufacturers'
representatives, and previous experience in preparing such schedules for other similar facilities. Costs for work performed by the
ownership’s or property management’'s maintenance staff are also considered.

EMG's reserve methodology involves identification and quantification of those systems or components requiring capital reserve funds
within the assessment period. The assessment period is defined as the effective age plus the reserve term. Additional information
concerning system’s or component’s respective replacement costs (in today's dollars), typical expected useful lives, and remaining
useful lives were estimated so that a funding schedule could be prepared. The Replacement Reserves Schedule presupposes that all
required remedial work has been performed or that monies for remediation have been budgeted for items defined in the Immediate
Repair Cost Estimate.
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2. Purpose and Scope

2.1. Purpose

EMG was retained by the client to render an opinion as to the Property’s current general physical condition on the day of the site visit.

Based on the observations, interviews and document review outlined below, this report identifies significant deferred maintenance
issues, existing deficiencies, and material code violations of record at municipal offices, which affect the Property’s use. Opinions are
rendered as to its structural integrity, building system condition and the Property’s overall condition. The report also notes building
systems or components that have realized or exceeded their typical expected useful lives.

CONDITIONS:

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

Excellent = New or very close to new; component or system typically has been installed within the past year, sound and
performing its function. Eventual repair or replacement will be required when the component or system either
reaches the end of its useful life or fails in service.

Good =  Satisfactory as-is. Component or system is sound and performing its function, typically within the first third of its
lifecycle. However, it may show minor signs of normal wear and tear. Repair or replacement will be required
when the component or system either reaches the end of its useful life or fails in service.

Fair =  Showing signs of wear and use but still satisfactory as-is, typically near the median of its estimated useful life.
Component or system is performing adequately at this time but may exhibit some signs of wear, deferred
maintenance, or evidence of previous repairs. Repair or replacement will be required due to the component or
system’s condition and/or its estimated remaining useful life.

Poor = Component or system is significantly aged, flawed, functioning intermittently or unreliably; displays obvious
signs of deferred maintenance; shows evidence of previous repair or workmanship not in compliance with
commonly accepted standards; has become obsolete; or exhibits an inherent deficiency. The present condition
could contribute to or cause the deterioration of contiguous elements or systems. Either full component
replacement is needed or repairs are required to restore to good condition, prevent premature failure, and/or
prolong useful life.

Failed = Component or system has ceased functioning or performing as intended. Replacement, repair, or other
significant corrective action is recommended or required.
Not Applicable =  Assigning a condition does not apply or make logical sense, most commonly due to the item in question not

being present.

FORMAT OF THE BODY OF THE REPORT:

Throughout sections 5 through 9 of this report, each report section will typically contain three subsections organized in the following
sequence:

= A descriptive table (and/or narrative), which identifies the components assessed, their condition, and other key data points.

= A simple bulleted list of Anticipated Lifecycle Replacements, which lists components and assets typically in Excellent, Good, or Fair
condition at the time of the assessment but that will require replacement or some other attention once aged past their estimated
useful life. These listed components are typically included in the associated inventory database with costs identified and budgeted
beyond the first several years.

= A bulleted cluster of Actions/Comments, which include more detailed narratives describing deficiencies, recommended repairs, and
short term replacements. The assets and components associated with these bullets are/were typically problematic and in Poor or
Failed condition at the time of the assessment, with corresponding costs included within the first few years.
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PLAN TYPES:

Each line item in the cost database is assigned a Plan Type, which is the primary reason or rationale for the recommended
replacement, repair, or other corrective action. This is the “why” part of the equation. A cost or line item may commonly have more
than one applicable Plan Type; however, only one Plan Type will be assigned based on the “best” fit, typically the one with the greatest
significance. The following Plan Types are listed in general weighted order of importance:

Safety = An observed or reported unsafe condition that if left unaddressed could result in an injury; a system
or component that presents a potential liability risk.

Performance/Integrity = Component or system has failed, is almost failing, performs unreliably, does not perform as
intended, and/or poses a risk to overall system stability.

Accessibility = Does not meet ADA, UFAS, and/or other handicap accessibility requirements.

Environmental = Improvements to air or water quality, including removal of hazardous materials from the building or
site.

Modernization/Adaptation Conditions, systems, or spaces that need to be upgraded in appearance or function to meet current

standards, facility usage, or client/occupant needs.

Lifecycle/Renewal = Any component or system in which future repair or replacement is anticipated beyond the next
several years and/or is of minimal substantial early-term consequence.

2.2. Scope

The standard scope of the Facility Condition Assessment includes the following:

= Visit the Property to evaluate the general condition of the building and site improvements, review available construction documents in
order to familiarize ourselves with, and be able to comment on, the in-place construction systems, life safety, mechanical, electrical,
and plumbing systems, and the general built environment.

= |dentify those components that are exhibiting deferred maintenance issues and provide cost estimates for Immediate Costs and
Replacement Reserves based on observed conditions, maintenance history and industry standard useful life estimates. This will
include the review of documented capital improvements completed within the last five-year period and work currently contracted for, if
applicable.

= Provide a full description of the Property with descriptions of in-place systems and commentary on observed conditions.

= Provide a general statement of the subject Property’s compliance to Title Il of the Americans with Disabilities Act. This will not
constitute a full ADA survey, but will help identify exposure to issues and the need for further review.

= Perform a limited assessment of accessible areas of the building(s) for the presence of fungal growth, conditions conducive to fungal
growth, and/or evidence of moisture. EMG will also interview Project personnel regarding the presence of any known or suspected
fungal growth, elevated relative humidity, water intrusion, or mildew-like odors. Potentially affected areas will be photographed.
Sampling will not be considered in routine assessments.

= List the current utility service providers.

= Review maintenance records and procedures with the in-place maintenance personnel.

= Observe a representative sample of the interior spaces/units, including vacant spaces/units, in order to gain a clear understanding of
the property’s overall condition. Other areas to be observed include the exterior of the property, the roofs, interior common areas,
and the significant mechanical, electrical and elevator equipment rooms.

= Provide recommendations for additional studies, if required, with related budgetary information.

= Provide an Executive Summary at the beginning of this report.

= Prepare a mechanical equipment inventory list.

2.3. Personnel Interviewed

The management staff was interviewed for specific information relating to the physical property, available maintenance procedures,
historical performance of key building systems and components, available drawings and other documentation. The following personnel
from the facility and government agencies were interviewed in the process of conducting the FCA:

Name and Title Organization | Phone Number

Peter Ratos

Building Code Offcial City of Yorkville 630.553.8574
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The FCA was performed with the assistance of Peter Ratos, Building Code Official, City of Yorkville, the onsite Point of Contact (POC),
who was cooperative and provided information that appeared to be accurate based upon subsequent site observations. The onsite
contact is completely knowledgeable about the subject property and answered most questions posed during the interview process. The
property has only been owned by the city for a very short period of time and the POC was relatively unfamiliar with the facility.

2.4. Documentation Reviewed

Prior to the FCA, 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 Documentation Request Form is provided in Appendix E.

2.5. 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 report.

2.6. Weather Conditions

5/16/17: Clear, with temperatures in the 60s (°F) and light winds.
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3. Accessibility and Property Research

3.1. ADA Accessibility

Generally, Title 1l of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access and use of “areas of public
accommodations” and “commercial facilities” on the basis of disability. Regardless of its age, these areas and facilities must be
maintained and operated to comply with the Americans with Disabilities Act Accessibility Guidelines (ADAAG).

Buildings completed and occupied after January 26, 1992 are required to comply fully with the ADAAG. Existing facilities constructed
prior to this date are held to the lesser standard of compliance to the extent allowed by structural feasibility and the financial resources
available. As an alternative, a reasonable accommodation pertaining to the deficiency must be made.

During the FCA, a limited visual observation for ADA accessibility compliance was conducted. The scope of the visual observation was
limited to those areas set forth in EMG’s Abbreviated Accessibility Checklist provided in Appendix D of this report. It is understood by
the Client that the limited observations described herein does not comprise a full ADA Compliance Survey, and that such a survey is
beyond the scope of EMG’s undertaking. Only a representative sample of areas was observed and, other than as shown on the
Abbreviated Accessibility Checklist, actual measurements were not taken to verify compliance.

The facility does not appear to be accessible with Title Il of the Americans with Disabilities Act. Elements as defined by the ADAAG
that are not accessible as stated within the priorities of Title IIl, are as follows:

Parking

= Adequate number of designated parking stalls and signage for cars are not provided.

= Adequate number of designated parking stalls and signage for vans are not provided.

= Signage indicating accessible parking spaces for cars and vans are not provided.

= Curb ramps are required from the parking area to the sidewalks providing access to the building.

Paths of Travel
= Stair handrails do not extend beyond the top and bottom risers.

Elevators

= Raised elevator markings at control panel and hall buttons are not provided in Braille and Standard Alphabet.
= Audible signals are not provided at floor level changes or elevator lobbies indicating car arrival.

Restrooms.

= Wrap drain pipes below lavatory with insulation; protect against contact with hot, sharp, or abrasive surfaces.
= Add pull station alarm in unisex bathroom.

A full ADA Compliance Survey may reveal additional aspects of the property that are not in compliance.

Corrections of t