JEIGIAL

Berkeley Housing Authority

Item 7F
NEW BUSINESS
Offece of the Executive Director April 14, 2022

To: Honorable Chair and Nembegs’of the Berkeley Housing Authority Board

From: Rachel Gonzales-T. Acting Executive Director

Subject: Approve an Extension of the Project-based Master HAP Contract with Ashby Lofts
for a period of 5 years (Aug. 2022 - July 2027)

RECOMMENDATION
Extend the existing Project-based Master HAP contract for 20 units at Ashby Lofts for a period of 5
years, to fulfill the maximum first contract term of 20 years.

BACKGROUND

The Project-based Section 8 Program is designed to provide guaranteed housing options for
households that qualify for the Section 8 Program, often with social services components available
to the residents, and housing families, and populations with special needs (homeless, seniors,
disabled, youth emancipated from the foster care system, etc). With the Project-based Section 8
program, the subsidy is attached to a unit for a fixed period of time (up to 40 years in a Master HAP
contract, with two 20-year term options). In the Tenant-based program, the assistance is tied to the
family, responsible for finding a unit of their choice.

The Project-based program is appealing to developers because of the ability to leverage other
financing options using the long term rent subsidy commitment from the housing authority. The
financing is used to either build new construction housing, or to rehabilitate existing housing.
Project-based housing also has the benefits of increasing housing supply, guaranteed earned
administration fee, and easing fluctuations in low income affordable housing options during market
rent increases, since the PBV units do not “compete” in the open market for tenants.

First awarded 20 Project-based Vouchers in 2007, and owned by Satellite Affordable Housing
Associates (SAHA,) Ashby Lofts houses low income families and disabled households. In terms of
the accessibility features of the property: 10 units are fully accessible to physically impaired tenants; 4
are adaptable; 1 unit each are accessible for visually and hearing impatred tenants.

Resident services are available on site, including annual service needs assessments, linkages to job
training, financial literacy, adult education classes, youth development opportunities, as well as
community building and health and wellness activities.
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BHA’s Administrative Plan, Chapter 17: Project-based Voucher Program, describes how BHA is to
consider requests for extensions of master HAP contracts (Attachment 1), including: rehab needs of
the property, ability to cover debt, and whether the PBV's could be used elsewhere. BHA has 100
PBVs remaining currently.

BHA staff sent a letter (Attachment 3) alerting to the expiration of the cutrent contract in January,
and inviting SAHA to apply for an extension of the Master HAP contract, including a list of
requested documents to provide BHA, by the reply date Feb. 16.

STATUS

SAHA submitted a request for a 5-year extension for all 20 units (Attachment 4), citing capital needs
including substantial life safety upgrades to the building extetior, which has been impacted by water
damage and dry rot, totaling $3.4 million. SAHA plans to re-syndicate and refinance the property
over the next two to three years, with the City of Berkeley committing $850,000 to aid in the
renovation, and plans to secure a 4% tax credit award, tax exempt bonds, and a conventional
permanent loan to complete the renovation.

Extending the PBV contract for another 5 years will allow SAHA to begin planning for the
financing of the renovation. As part of the submission, SAHA provided Budgetary Operating
Projections both with PBVs and without. Net Cash Flow remains constant with PBVs, starting in
2022, while projections without PBVs is in the negative territory starting in *22.

Operating Expenses

Operating expenses, per unit per year are: $12,875 in 2022; $13,326 in 2023; $13, 793 in 2024 (the
year of the projected refinance). Some details from SAHA regarding per-unit expenses, and
insurance costs in particular appear below.

Per-unit Operating Expenses

The per-unit operating expenses are not the lowest but neither are they the highest. Ashby
Lofts’ expenses are driven by a continuing commitment to offer residents a good quality of
life, with robust Services, activities, and a high level of janitorial services since the

pandemic began. And staff are paid a Living Wage and receive benefits- full health insurance
coverage for themselves and 90% of their dependents’ health insurance costs covered, dental
coverage, 401k matching plan, and mental health coverage including unlimited

therapy. SAHA invests in maintaining the physical building, as well as investing in residents,
staff, and the community.

Insurance Costs

In early 2020, at the beginning of the pandemic, SAHA experienced a significant increase in
insurance cost due to a hardening insurance market. Through diligent marketing, SAHA has
been able to stave off further increases and reduce costs to some extent, but the expense
remains higher than before 2020. Excess Liability coverage (also called Umbtella coverage)
is the main reason insurance is higher than comparable buildings. If a building has $5M
coverage through Property/Liability insurance, but experiences $10M in damage, then excess
liability covers that $5K difference. SAHA holds a $25M Excess Liability policy covering the
entire portfolio. Not all lenders and investors require this level and not all of SAHA’s peer
organizations have this level of coverage. But given the size and composition of SAHA’s
portfolio, the SAHA Board and it’s risk management professionals feel that this is an
appropriate level of coverage; it protects the buildings, the residents and SAHA’s lenders and
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partners. And, it protects BHA if a resident were to name BHA in a lawsuit against a
building.

Staff supports an approval of a 5 year extension to maximize the full 1* contract term of 20-years.
Absent the PB vouchers, households would be provided a tenant-based voucher. However, should
the family move to another jurisdiction with its voucher, BHA would lose Admin. Fee earnings.
Additionally, BHA 1s guaranteed Admin. Fee for every unit under PB contract, regardless of whether
the unit is leased up or not. So, for example, if a vacant unit is undergoing turnover/maintenance
prior to a new PB household moving in, BHA continues to earn Admin. Fee during that time,
something not true in the Tenant-based program.

FINANCIATL IMPLICATIONS OF ACTION

PBV’s have guaranteed units and admunistrative fees. Absent the continuation of PBV contracts,
BHA risks losing these fees, should families opt to move to othet jurisdictions with their Tenant-
based vouchers.

CONTACT PERSON
Rachel Gonzales-Levine, Acting Executive Director, 981-5485

Attachments:
1. Excerpt from BHA Admin. Plan, Ch. 17, Project-based Vouchers (pages 21-22)
2. Resolution
3. Jan. 7,2022 BHA Invitation Letter to Submit Request for Extension
4. Feb. 15, 2022 Response Letter from SAHA
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Attachment 1

Excerpt from BHA Admin. Plan
Ch. 17, Project-based Vouchets (pages 21-22)

Extensions of master HAP contracts will be considered on a case by case basis, including
whether (a) to extend for a full 20 years or a shorter timeframe, and (b) the need for
substantial, unanticipated rehabilitation to preserve and/or extend the viability of the
housing stock.

When determining whether or not to extend an expiring PBV contract, for how long, and
the number of units, BHA will consider several factors including, but not limited to:

The cost of extending the contract and the amount of available budget authority;
The condition of the contract units;

The owner’s record of compliance with obligations under the HAP contract
and lease(s);

Whether the location of the units continues to support the goals of
deconcentrating poverty and expanding housing opportunities;

The extent to which projects that are serving families, elderly or disabled
household include 1, 2, and 3 bedroom units

Demonstrated need of the minimum number of project based vouchers required to
(1) finance debt for substantial, unanticipated rehabilitation activity and (i) meet
contractual obligation to rent to households at or below 50% of AMI.

Preservation of fully accessible/adaptable units for wheelchair users; and,

Whether the funding could be used more appropriately for project-based
assistance at additional new construction projects, whether partially or completely
owned by BHA, or another property requesting/needing PBV assistance, or in the
tenant based voucher program.
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Attachment 2

BERKELEY HOUSING AUTHORITY
RESOLUTION NO. 22-__

AUTHORIZING THE ACTING EXECUTIVE DIRECTOR TO ENTER INTO A FIVE YEAR
EXTENSION OF THE FIRST TERM OF THE EXISTING PROJECT-BASED SECTION 8
MASTER HOUSING ASSISTANCE PAYMENT (HAP) CONTRACT WITH SATELLITE
AFFORDABLE HOUSING ASSOCIATES FOR 20 UNITS AT ASHBY LOFTS, FOR A
TOTAL OF 20 YEARS IN THE FIRST TERM

WHEREAS the original Master HAP contract with Affordable Housing Associates (now Satellite
Affordable Housing Associates, SAHA) for 20 units was signed in 2007 for a 10-year term that
expired in Oct. 2017; and

WHEREAS the BHA Board approved a 5 year contract extension in 2017, which expires in July of
2022; and

WHEREAS HUD’s Housing Opportunity Through Modernization Act (HOTMA) of 2016,
increases the length of time for the first term of a master Project-based contract to 20 years in total,
and

WHEREAS BHA earns Administrative Fee for each PBV unit under Master HAP contract
including the time it is vacant, being readied for lease up; and

WHEREAS the project serves 20 family and disabled households; and

WHEREAS staff reviewed the Administrative Plan criteria in determining whether to recommend
approval of the extension of the first term of the contract including the cost of extending the
contract and the amount of available budget authority; the need for substantial, unanticipated
rehabilitation to preserve and/or extend the viability of the housing stock; and

WHEREAS Project-based housing is a critical and stable, long term housing option for the
households that BHA setves (those at 0% - 50% of Area Median Income); and

WHEREAS Project-based housing is a stable, long term housing option protected against market
fluctuations; and

WHEREAS SAHA sites major capital needs of $3.4 million in the Physical Needs Assessment, and
has plans to re-syndicate and refinance the property in order to conduct the work;

NOW THEREFORE BE IT RESOLVED THAT the Acting Executive Director is authorized to
enter into a five year extension of the first term of the existing Project-based Section 8 Master HAP
contract with Satellite Affordable Housing Associates for 20 units at Ashby Lofts for Family and
disabled households, for a total of 20 years in the first term.

The foregoing Resolution was adopted by the Board of the Berkeley Housing Authority on April 14,
2022 by the following vote:
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Ayes:
Noes:
Abstain:
Absent:

Attest:
Rachel Gonzales-Levine, Secretary
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Attachment 3

Berkeley Housing Authority
1947 Center Street, 5" Floor, Berkeley, CA 94704

January 7, 2022

Susan Friedland, Executive Director
Satellite Affordable Housing Associates
1835 Alcatraz Ave.

Berkeley, CA 94703

Re: Helios Corner and Ashby Lofts Section 8 Project-based Master HAP Contract Expirations
Dear Ms. Friedland:

The Project-based Master HAP contracts for: Helios Corner expires at the end of June 2022, and
Ashby Lofts at the end of July 2022, at which time there will be a potential for five more years
remaining in the first terms, for a maximum of 20 years for each of these contracts. This invitation
is for SAHA to consider request(s), if needed, to extend the first contract terms for each property
for an additional 1 to 5 more years.

BHA understands the critical importance of Project-based voucher subsidy to projects during new
construction and major rehabilitation. BHA’s availability to project base is capped by HUD
regulations and at the present time we are very close to reaching that cap. Thus, the need for
projects to plan for greater independence, post-Master HAP contract, is crucial, so that other
critically needed projects in Berkeley may be built or rehabilitated.

As you contemplate any new comprehensive rehabilitation needs for the project that were
unanticipated but now may be needed, keep in mind, each of the current Project-based vouchers
can be converted to Tenant-based vouchers, allowing income streams to remain.

If SAHA is interested in renewals, please submit a separate request in writing (one for each
property or simply one if only requesting renewal for one of the properties), as well as all relevant
supporting documentation describing and including the following:

¢ 'The minimum number of years (between 1 — 5) for which SAHA requests extension(s)

e 'The minimum number of units (and unit sizes) for which SAHA requests extension(s)

e Financial needs of the properties: current outstanding loans, reserves, 5-year operating
budgets

¢ Confirm unit mix in terms of bedroom size and tenancy designations (elderly, family,
HOPWA, disabled, etc.) for each bedroom size

e Current condition of the properties including current/planned repairs, rennovations and
systems upgrades/replacements.

e Specific & planned rehab. work for the properties

e Section 504 Accessibility Features: number of fully accessible units, other accessibility
features

e Current on-site services/service providers/frequency of such services, and Services Plans



e Property Management Plans

e Maintenance Plans

e Physical Needs Assessments

e Rent roll showing all units, restdent tenure (move-in date)

e Vacancy /Turnover Rates

e Identification of HOME-assisted units and their maximum rents, and each tenant’s 30% of
income for rent, based on the most recent tenant income certification filed with TCAC;

¢ A copy of most recent income/rent certification filed with TCAC

e A copy of Form 8609 filed with TCAC for the first year the project was placed in Service

e Proposed Operating expense budget (in TCAC or similar format) for the project without
any PBV support;

e Any other relevant information you would like to share with BHA regarding the
properties: plans, needs, tenants, management, finances etc.

Please submit your response by February 16, 2022. Our goal is for the Board to make a
determinaton about any extension request(s) at the March 10, 2022 Board meeting.

Thank you.

Best Regards,

Raug
Rachel Gonzales-Levine
Acting Executive Director

cc: Sara Abramowitz-Hill, SAHA VP of Asset Management and Compliance
Lena Ortiz, SAHA Asset Manager



Attachment 4

SAHA

SATELLITE
AFFORDABLE
HOUSING
ASSOCIATES

February 15, 2022

Rachel Gonzales-Levine, Acting Executive Director/Management Analyst
Berkeley Housing Authority

1947 Center Street 5™ Floor

Berkeley, CA 94704

Re: Ashby Lofts, Section 8 Project-based Master HAP Contract Renewal

Dear Ms. Gonzales- Levine,

Satellite Affordable Housing Associates (SAHA) appreciates the opportunity to submit this request
for an extension of the Project-based Section 8 HAP Contract for Ashby Lofts. The Berkeley
Housing Authority (BHA) has beén a key partner of SAHA’s in providing much needed affordable
housing in the City of Berkeley. We are requesting that all 20 existing Project-Based Section 8
units at Ashby Lofts be renewed for another 5 years. This renewal is critical to Ashby Lofts’ ability
to serve low-income families and special needs populations, to maintain the financial and physical
health of the property and to provide necessary resident services to support our residents as
described below:

e The Project-based revenue is critical for keeping the property safe and in good
working order for the immediate future, and for the rehabilitation and refinance of
the property. The property is currently 15 years old and we have recently completed
a Capital Needs Assessment that indicates that the property will need substantial
repairs and replacement in the next 20 years. The rehabilitation project will include
substantial life safety upgrades to the building exterior totaling at least $3.4 million
in construction costs. In 2018 the building experienced significant water damage, dry
rot, and leaks in units related to water infiltration of exterior stucco. SAHA
performed extensive destructive testing to determine the problem and locations, and
has installed shoring under walkways of concern.

o Itis clear from the PNA that the property will need a large-scale renovation in the
near future. Given the critical renovation needs of at least $3.4 million, the project
anticipates re-syndication and refinancing of the property to occur over the next two
to three years. The City of Berkeley committed additional funds of $850,000 to aid
the renovation, however we will still need to secure a 4% tax credit award, tax-
exempt bonds, and a conventional permanent loan to complete the renovations. The



refinancing plan assumes increasing debt on the building through a new 20-year
mortgage. A building permit application for the rehabilitation has not yet been
submitted to the City of Berkeley for building permit, but is targeted for 2023.

o For the short term, our goal is to see the HAP contract extended another five years to
meet immediate capital and operating needs, with a goal of extending them an
additional 20 years to support a large-scale rehabilitation that without another
extension would not be possible.

In sum, the renewal of Ashby Lofts Project-based Section 8 HAP Contract is critical to supporting
the goal of serving low-income families and special needs households and providing long-termn
physical and financial sustainability of the project. SAHA appreciates the continued support of
the Berkeley Housing Authority and looks forward to continuing our successful partnership
providing much needed housing in the City of Berkeley. Please find attachments per your request.

Sincerely,

SN

Susan Friedland, Chief Executive Officer

Attachments

Attachment A — Houscholds Served and Unit Mix

Attachment B — Resident Services -

Attachment C — Physical Needs and Property Reserves

Attachment D — Existing Financing

Attachment E — Section 504 Accessibility Features

Attachment F — Property Management Plan and Management Agreement including Maintenance Standards

Attachment G — 5 Year Operating Expense Forecasts (with and without Project-based Section 8)



Attachment A

Households Served and Unit Mix

Ashby Lofts has 54 units that serve low-income multifamily and households with special needs. 9
of the units are reserved for Special Needs tenants under HCD’s Multifamily Housing Program
(MHP). SAHA’s Ashby Lofts is helping to fill the critical housing and services need for special

needs and low income multifamily in the City of Berkeley.

A summary of project’s unit mix and restrictions follows.

Unit Mix: Ashby Lefts

Unit Type AMI Level Qty.
One Bedroom 30% 6
35% 2
50% 10
Two Bedroom 30% 6
50% 17
MGR 1
Three Bedroom 30% 6
50% 6
Total Units 54




WY 20:0L2202/91/¢

1821
wst
vaeL

%05

LI7al
RL01
668
*SE

9t
9
w

8901

vZ6

ot
%0E

pae
paz
pat
svn

cz/e/z pnepdn

PAE
Paz
PaT

Z2/v1/zj0 se 3Buey> ou ‘17/1/9 3AI3143 (IWV %0S) SIUSY XEW SVOL

Bzl

22/b1/2 40 s d3ueyd ou ‘1Z/1/9 MR35 (IWV %05) S3UY X JNOH Mo

| | | | | | | ] |

[vos's6L |vosseL [_o€ztyr'ts | oz8629. v069VY | | I | | | I I I 17301 jenuuy]

v6T'S9 L1€'99 € €016 S8vzs TVILE € oz 3 & 3 3 12301 Aiyauoi
266 266 OLTE 080€ 06T X 80C1 € BIB'ES 8eLTLS 8L/61/21 81V
766 266 orze €697 us X X 8Lt € 62295 Tevezs | eu/9u/it Ty
ortt SoLT ortTr 0 orTT Stet € 9v0'vS BBVELS O/1€/80 o9ty
766 266 orze 85T £89 X €121 € 8565 STETES | 01/82/60 Sty
66 766 orze Tz 6501 X 8201 € LTEVIS LS 1/82/60 [
sz0T 6LvT ST szot [ s20T IWOH Mo1 €68 z 168215 8€9'655 TU/ET/90 €1y
798 298 00vZ 098L ovs X £68 z 86165 099'0€$ 12/0€/L0 [
% 298 €87 €481 oty X €68 z 828'SS STY'6TS 61/%0/0T iy
266 766 orze 9b0€E vzz % 8201 € LSS ovT6LS 01/90/ZL oty
00ET SOLT 00€T 0 00€T 8201 € 0207$ 00v'ETS 0z/10/zt 60v
066 6LvT oSt 066 [ 066 JNOH MoT £68 T [5 0§ £0/12/80 80V
00vZ 6Lyt ooz o0V [ [0 T VEB'SS 8bY6TS St/6t/ot L0v
066 6LYT 066 [ 066 £68 [ 00Z'11S LEELES £0/12/80 90v
j7%33 SoLT LTt [ Tz 8201 € 6IL'8ES Y9061 60/10/50 SO
SLTT soLt T8LT It [ SITT JWOH MoT 80CL € 60L'VS 969'SLS £0/02/80 [
SOLT SoLT orze 992¢ v X 6vZL € 18095 vZT0ZS ST/€0/80 €0V
SSTL SOLT SSTT 0 SSTL L1210 3 v06'92S 189685 £0/02/80 [
[ 766 3 ozt T80€ 881 3WOH MoT X %OE 9811 095 YT 0z £0/v7/60 Tov
Tovz 6LvT st Tov [543 182 3WOHMOT %05 ZSL [ VLB £0/12/80 BIE
6101 3 T0b: 195T ves X %05 62L T61'8S YOELT 0z/6z/0t AT
298 298 298 ) 298 %0E 65L 6862 0£9'9Z 12/22/10 olE
oz6 3 046 ) 026 %05 5L T Tieezs ELEVL S1/v0/60 Ste
T9ET T9ET T9€T o T9ET papnpx3| 8L 3 [ [ viE
S8 Lezt ¥8ZT S8 [ S8 JNOH Mo1 %05 €65 T SETTIS YBLOYS S1/82/80 ETE
oztt 3343 Vel ozit 0 ozt 3WOH Mo %05 €65 T 11055 w@ots 02/€0/10 [
ob6T. [iz43 ov6T S0LT 3 %05 €65 T 605€S 169TTS 80/TZ/TT e
oztt 343 [ ozt [ [ 3INOH MoT %05 85 T 05 [
vt 6LVT 2 0 3 %0S 8LS z £L5'82S WT'S6S 2/10/€0 60€
598 3343 598 0 598 %05 €65 T 86185 8CELLS TEL/eL 80E
129 258 vezt 129 o 129 3WOH MoT %SE €65 T 065'21S 2€9'855 T/0E/¥0 LOE
58 58 9v6T 19T 753 X %SE £65 1 05 05 /EL/E0 90€
€L €L Op6T oLt (13 X X %OE 8LS T SEV'ES 6YY'ITS L0/t2/80 SO
00T 64T ISt 00T 0 0 3WOH Mo %05 5L [ 0$ VOE
So00t 6T S00T [ S00T %05 €6 z ELTTS LS T1/10/L0 €0
298 298 1oV 6vST 58 X %0E 291 z 620615 OEV'EVS £0/€1/60 20
090T 6LvT st 0901 ) 090T IWOH Mo %05 L z 00LTTS 000'6ES £0/22/80 T0€
0T 6Lyl ST 1ovz (i3 (233 3WOH MoT %05 St z TV'ES SETCLS 60/91/E0 8LC
298 798 10vT €0ST v06 X HOE 62L 52015 OT8SES 91/20/€0 1z
166 6LYT 166 0 L66 %05 65L 65L°LS 298'67S v1/10/21 9L
066 6LvT ST 066 [ 066 IWOH Mo %05 8L T16'5S €0L°6TS 80/92/80 STz
S8 I3 sv8 ) 5v8 %05 8LS 605°€S 16911 £0/02/80 iz
6T [Z43 Tw6T 0g9 TIET %05 €65 T LELES SSYTT: St/€z/80 €17
€2L €L o6t 2L 622 X X %0E €65 T LEVES LSVTL 21/ST/L0 [
€2L €L ov6T o1z (53 X X %0E €65 T LEVES L5Vt £0/ET/60 353
1343 1343 Tv6l 89L €1 X %05 8LS T [3 05 12/50/90 oLz
€261 €L €z6T 90L Jiz3 X %0E 85 T 66675 96665 01/10/90 602
£2L ETL ov6T 68ST ISE X X %OE £65 T SET'SS BUVLLS 51/82/60 80T
[543 [543 Ev6T 60T vez 3 X %05 €65 T 60S'ES £69TTS ST/10/50 £0T
ozL [ SS8T o [ X X %0E 65 T [S 0 90z
058 2343 058 o 058 %05 8.5 T 60193 Y9E0ZS £0/2z/80 S0z
298 798 €6EC 0091 €61 X %0E 5L z 0LL7S 106525 21/60/80 V0L
szor 6Lyt szot ] szo0T %05 €61 T 566925 86685 St/€e/z0 €0z
5201 6Lyt 5201 [ s201 %05 9L z VZ0ETS TUEVS t/ez/ot [
S00T 60T S00T 0 S00T %05 €L T 0$ 0 ot/L1/80 T0Z

8886002 V) HIVOL
V/N TH§ UoR>35
/N TH515Id] R A
£SSBETY-€1 THQTXEL 15 e

| 101U OYUAWRIIES



NV €€:01 ¢2oz/9Lie

I Jo | abed

sieak G Jano o).l Jeaouln) ebelaay %9'G ST = juno)
1e0z/st/en SJIYM uesnq 01€
120Z/1/01 UnodUSNBG UUeZNS €Tz
%E'6 1202/S/L piema1S-swel|im eysleiy 90¢
120¢/S/9 swel)|im eysinbag 012
1202/S2/ URWIS}OD) UNSN( 91¢
%l€ 0202/6/9 oqezs uolep 60
0202/9/1 19¥epm ebueien LI€
6102/61/11 p.ejiH Breid 71€
%9'G 6102/1/9 Ansam edi||yd JAS4
6T02/P1/€ LoSUIOY yesawey 114
%L°€ 810¢/12/21 S{IPH 91UO | o1E
810Z/5/9 J9|ng endep 012
L10z/9/z1 suaydais essiply 90z
%9'G L102/5/6 eams ausjieq 01¢
L10T/L1/s 2100} SNLIBWAQ 012
sjeY J9AouINL INO SAOW juepisoy aun




220T/I9LIT L1 Jo | abed
0!
0!
0!
0!
0!
0!
8¥5'61 $26'9% 8L/6L/1CL )4 UOSjepn Bauul | ON 992% 9.$ 06L$ 14 € ON LY 10016-50-YO
LLL'EE SyS'LES 61/92/L1L S Auaqly elewe | ON £69% 9.8 1468 )4 € ON Ly 10016-G0-VD
882'Sl e LvS L0/LE/B0 14 olaA0y omie | ON 9IT’LS 9.8 ovL'LS 14 € ON Il 10016-50-YO
#N 828'LES orL'vS 01/82/60 0 Japuexa|y ellawod ON 6525 9L £89% 14 € ON Sy 100L6-60-VO
TTL'Ly$ SZE'9LS 21/82/60 S JESIN pewweyniy ON SEL'LS 9. 6S0'L$ 2 € ON 1424 10016-G0-YO
1/9'98 290'¥2 LL/ELIZ0 4 Raileg euusg ON 180°LS 29 S20'L$ S Z ON 1454 10016-G0-VD
099°0€ 199'0€! LZ/0€/L0 14 uospJeyory eylwed ON (144 9. {413 14 [4 ON Ly L0016-G0-VD
508'02 2SE'LL 61/¥0/0)L € S EENE] ON LS 29 OLp! € 4 ON LIy 10016-G0-VD
FHIN A +60'GL 0L/90/2L 0 USION eysieT ON 00€: 9. j£44 € € ON 0154 100L6-G0-VD
ZyL'LS 0Zl'62 02/L0/2) Z Jaysi4 tejid ON 9.8°L$ 9. 00€'L$ 14 € ON 607 100L6-G0-VD
0% z28'zes 10/12/80 € BUNMUOS3 8dead ON 990°L$ 9L 066$ [ C: ON 80% 100L6-G0-VD
#N 8Yv'6L$ $0L'v$ SL/6LIOL 0 uosduwleg ews|og ON 29% 29 0% [4 Z ON L0t 100L6-G0-VD
988'8€$ 9¥6'Se. 20/12/80 € Zanbupoy eionbag ON 990° 9. 066$ € < ON 90% 10016-G0-VD
¥90'621$ L09'Gt! 60/L0/50 9 Sojues auer ON LPE' 9L 122'L$ )4 € ON SO 10016-G0-VD
212'08! 00082 10/02/80 S Hewwe|y wejesnpqy ON 4 9L S/L'LS 14 € ON 14 100L6-G0-VD
#Hin ¥ZL'02g $$S'8¢C S1/€0/80 0 Uigug uoseg ON 08% 9L S 9 > ON €0t 10016-G0-VD
LZE'VE 8ZE e £0/02/80 14 waly waiyd3y ON LETLS 9L SSL'LS 14 € ON [404 10016-G0-VD
LyL'02 870'Sl L0/¥2/60 8 uosuyor epuly ON $92% 9L 881 Z € ON LoV 10016-60-VO
Sy.'81L 61201 £0/12/80 14 1199 331sIN ON 6VES 29 182 Z 14 ON 8LE 10016-60-vD
9Th' LY $0€'22$ 02/62/0L 4 uosJawuwir elysaye ON 968% 29 e8! Z Z ON LLE 10016-50-VO
0£9'92! 0€9'92$ 12/22/L0 14 ubaba | 3oo.g ON 26$ 29 298! 14 (4 ON 9lE 10016-G0-VO
CLE'VL. 6EL'8YS S1/v0/60 S sineq As|ysy ON ZE0'LS 29 0.6$ € [4 ON SLE 100L6-G0-VD
1dW3X3 0% 4 1433 100L6-G0-VD
¥8.'0%! 050'62$ S1/82/80 1 SPOOAM-UMOLG Jaquy ON 226% LY G/8$ l 1 ON €Le 100L6-G0-VD
2TL'91 910°'2E! 02/€0/L0 L Jaysng uinay ON 291°LS PA% ozl'L$ l 13 ON 453 10016-50-VO
#N 169°'LL 0vy'olL 80/L2/LL 0 ano( Ajanag ON 2828 LY S€T$ L 3 ON LLE 10016-G0-VO
03 LzisLiet juedep 0$ 3 oLe 100L6-G0-VD
#N Zre'S6! 00%'€2 12/10/€0 0 syeds euujey ON 687'LS 29 L2Y'Ls £ 4 ON 60€ 10016-G0-VD
82E'LT! L1.'v2 ELIELICL 3 suows|) eg ON 216$ Ly 598% 3 3 ON 80€ 10016-G0-VD
#N 2€9'85$ 681l 0L/0€/¥0 0 Mayoejeg |smeys ON 699$ 8! 129% 3 3 ON L0€ 10016-G0-VD
0$ 60/€1/€0 JUEOBA 03 3 90€ 10016-G0-VO
6vP'LLS 2L2018 £0/42/80 3 alowneT epury ON LLES L¥$ ¥92$ 2 | ON S0€ 10016-G0-VO
0$ L2/i8LiLL juedep 0% [4 0 100L6-G0-VO
ZLS'L$ ZEE'LYS LL/L0/ILO £ Jaysi4 euizng ON /90°L$ 29 S00'L$ 4 4 ON £0€ 100L6-G0-VD
[ S¥9'8$ L0/€L/60 [4 HPIO Imelweg ON 7163 29 258% Z Z ON 20€ 100L6-G0-VO
000'6£$ 800°.$ £0/42/80 Z bzesol Jausy ON 2zLLS 29 090'L$ € 14 ON L0€ 100L6-60-VD
#N SEL'CL 9G6G'€2S 60/9L/€0 0 Kalypog Auiey ON 62$ 29$ {434 3 4 ON 1:1%4 10016-G0-VO
018'GE! ¥90'2¢ 91/20/€0 £ 19|99 Wa|v ON 996% 29% 706! € 4 ON L2 10016-G0-VD
298'se$ 008'0Z! yL/L0ZL l poojgBuno 8a.isag ON 650°LS 29% 166! 4 4 ON %4 10016-G0-VD
€0.'61L Y.¥'ST 80/92/80 3 110118 suyd ON 250°L$ 29% 066! 3 Z ON 124 100L6-G0-VD
169'L1L YLE'ET £0/02/80 3 uewzjisp\ uiepy ON 268% JA4 S$8$ 3 3 ON 1424 10016-G0-VD
¥0'LS 2E€L'9$ L2I6LILL 3 SXoo.g 3dujed ON 8SE'LS LY LLE'LS 3 I ON 1424 1001L6-G0-¥O
LSY'LL 092°0L$ ZLIS2/L0 3 Usanbop yesogag ON 9.2 JA4 62¢$ 3 3 ON cle 100L6-G0-VD
LSP'LL 2.2'0LS L0/ELIB0 3 uosdwig asiuag ON LL LY 0£2$ l 3 ON 124 100L6-G0-VO
¥9'04 /$0'8LS$ 12/L0/80 14 Kauyig 1ol ON 021 L¥$ €L1$ 1 3 ON o124 100L6-G0-VO
#N 966'6S 16118 0L/10/90 0 Bueing sjiByaIN ON 92 LY yA%4 L L ON 60 10016-G0-VO
6vY'LLS #0L°9L$ G1/82/60 3 uosiydjeT Jeg ON 86E LY LGE l l ON 802 10016-G0-VD
169'LLS 220'LLS S1/L0/S0 3 0}3S BIYUAD ON (314 Ly 14%4 l 3 ON 02 10016-G0-YO
0% 12/50/L0 JUBBA 0% 3 902 10016-G0-YO
$9€'02! 999'GZ. 10/22/80 3 EEENEIEIN ON 168% LS 058$ L 3 ON S0¢C 10016-60-vO
+92'0€ $92'0€! 12/L0/0) 4 AquaQ 8juoQg ON 5585 29% £6.$ Z [4 ON 02 10016-60-VO
+86'68 9/1'GE! S1/€2I20 £ SPIOM 3ssiwag ON 280" 29$ S20'L$ € Z ON £0¢ 10016-50-VO
ZLY'EP £19'Lt LLILZ/0L S ouepoyjeg Auays ON 280" 293 S20'L$ 14 14 ON 202 10016-S0-YO
FHN 0% 9E6'6E. 0L/.1/80 0 soluueg ew|y ON 290" 293 S00'L$ 4 14 ON 102 10016-G0-VO
n jun I wex: jue jjun eakodie 1dN3X3 BLIOINY el un J0 i SN LdWax3 LdEx3 SEClisie SIUN LdW3X3 pue
o __ozaﬁhnomuwomﬁuaﬁﬁwz Sl o LoV e | LGRS e e e hw:ﬂ-whcm,__cﬁuh_ wnogy [ CANOVA zﬁw_hnu,« Eae e e ) o | vy | invovn oy 30Ny
NOILYQITVA Viva IWOONI IWOINI 31VA AONVIVA SWVN INVNIL a3uIH1v4| "IN 'ssoNs | FoNvMmoTIV | INSN aivd LNVNIL siooaag [iitin pejdinsey | HIEWNN LIND HITWNN
IVONNY LN3¥NND | TYANNV NI-FSAOW | /3LvaNI-3AOW | @T0H3SNOH -aNVYD ALIILA QI0H3SNOH | 40 u3EWNN | puog jesepey oNIaTIng
NI ¥38WNN ANVN3L NI NIEWNN
SWOONQIE 40 HIBWNN uS S IEI0L SoA S6RIIRN Buled sjueue) ey
(LN3HHNO) TOHISNOH NI §38WNN ‘#HH 0 u"s ¥Z N8z epawely :Ajunoy
AN3¥ QIVd INYNIL :ANIN 0 uEY 81 2\ 2€50-186 (015) 4equiny auoyd
FONVMOTTIV ALITILA LA uped Wes JOejuod
(NI-3AOW) GTOHISNOH NI H3EWNN “#IN d 'sejeioossy syo Aqusy :Aueduwio juswebeuely
JWOONI TYNNNY NI-SAOW :3NOINI S S)un [BjoL syo Aqusy :eweN 3oefold
3LV ADNVOVA ‘3LVAA ST Y T 0L6-5002 -¥O :¥3EWNN OVOL
3Lva NI-SAOW :31VaiN } apun ey 830 | 2202 ‘S| Aienuga4 :pesedeid Msd ejed
:MOT3F “HOMNT OL AN ¥ 18U JuBDEA SVINWNO0S 80 SLVIWNOA S.13IHSAVINAS SIHL OL STONVHO INVIN 107 svald (£°GA L102)
01 ‘s10M3 ¢ ¥ 30 1equinn| F LYY e | (MSd) L¥Od3Y SNLVLS L93r0¥d - 33LLINWOD NOILYDO11V LIa3y VINYO4ITVD




Attachment B

Resident Services



SAHA

SATELLITE
AFFORDABLE
HO U S I NG
ASSOCIATES

Ashby Lofts Supportive Services Plan

Satellite Affordable Housing Associates will act as the lead Service Provider and provide on-site services
as well as linkages to community-based services for all tenants at Ashby Lofts, a large family and special
needs property located in Berkeley, CA. The following describes SAHA’s comprehensive supportive
service plan, emphasizing tailored opportunities for individuals with disabilities and low income families.
The services program, along with the building’s design and amenities, will support Ashby Lofts residents
in maintaining a healthy, active, and independent lifestyle.

POPULATION SERVED

Ashby Lofts includes fifty-four (54) apartments for low-income families and a two-bedroom apartment
for the resident manager. The building will include nine units reserved for tenants with a disability.

AMENITIES FOR PROGRAMMING ON-SITE

Ashby Lofts includes the following design features that make it ideal for conducting a resident services
program:

e Spacious community / multipurpose room. The community/multipurpose room is located on the
first floor, and convenient to outdoor space. This room can be configured for large group
meetings and activities such as exercise classes and youth programs, yet is also comfortable for
smaller groups to gather simultaneously (for coffee hour, crafts, book club, etc.).

e Services office. Office is located near the community room, providing easy access for residents
to meet with the Service Coordinator. The Service Coordinator will be responsible for arranging
activities on-site as well as connecting individuals to any number of services within the
community.

ON-SITE BONAFIDE SERVICES COORDINATOR

Ashby Lofts will have its own on-site Service Coordinator (SC) dedicated to supporting residents build
and maintain a healthy and purposeful life. In order to so, the Services Coordinator will:

= Work with the residents on collaborative financial, functional, and social assessments;

= Stay well versed in, and providing linkages to: job training, financial literacy, adult education classes,
youth development opportunities, benefit/entitlement programs;

= Help residents navigate health care coverage choices for their families.

= Foster trusting relationships in order to create a safe and useful place for residents to come for help.

= Address barriers to housing stability through close partnership with Property Management.

= Design community building, health and wellness, and educational activities.

The Service Coordinator will hold welcome orientations at the time of move-in, explain the programs
available for youth and adults, and learn about the households’ needs and goals. From there the Service
Coordinator will link residents with the related community based resources that are available to help meet
these goals.

SAHA has far reaching ties throughout the Bay Area and in Berkeley and Alameda County Communities
that will enrich the delivery of supportive services to the Ashby Lofts residents. For example, when a
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Service Coordinators make a referral, they also work with the resident to identify how they will actually
get to and return from meetings, groups, and appointments. They assist the resident in navigating
enrollment and preparing any required documentation. These practices increase residents’ successful
access to local service providers.

SPECIALIZED SERVICES

Ashby Lofts’ Services Coordinator will provide individual case management to tenants with disabilities.
SAHA uses a person centered, strengths approach to collaboratively build individualized service plans.
We acknowledge that individuals with disabilities may have experience discrimination or marginalization.
Our focus is to collaborate with residents and follow their lead as we provide support.

The Service Coordinator is expected to have knowledge of specialized benefits, programs, and
entitlements available to seniors, adults, and children with disabilities. System navigation and advocacy
are critical to ensure residents receive all the related benefits for which they are entitled. Annually,
Service Coordinators connect with residents to reassess any needs, ensure benefits are in place, and share
new opportunities/resources.

The Services Coordinator will work hard to build an inclusive program of group activities available to all
residents with an intentional focus on accessibility. These activities will be planned with input from all
residents so that offerings can be tailored to their unique interests, and can suit everyone in the building
regardless of their physical or cognitive levels of functioning, their cultural background, or their age.
Group activities are critical to combating social isolation, particularly among residents with disabilities.

Examples of such offerings may include:
e Drum circles

e Tai Chi e Dancing
e Youth programming e  Book clubs
e Cooking and nutrition classes e Movie night
o  Wellness process group e Mah Jong tournaments
e Jump and go exercise e Games groups
o Playgroups o Coffee hours
¢ Homework clubs e Resilience circles
e Mosaics e Parenting groups
e Quilting e Job seekers support groups
o Still life watercolor o Meditation/mindfulness
e Block/Safety walks e Intercultural potlucks
e Yoga for all ages e Men’s groups
e Wii bowling and racecar driving e Women’s groups
e Field trips to museums, the putting e LGBT groups
range, fruit picking, the beach, etc. e ESL classes

e Embroidery

In addition to the above services, SAHA will also provide the following:

e SAHA will train all staff on the program goals and organizational mission, values, principles,
and philosophy behind our approach to providing affordable housing to vulnerable
populations.

e All staff will be trained in our policies and procedures in order to protect the privacy and
confidentiality of all residents.
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e  We will also train staff in first-aid measures and enact other policies and procedures in order
to ensure the safety and security of all staff and residents.
e SAHA will implement fair and accessible grievance procedures.

COMMUNITY ENGAGEMENT PROGRAMMING

In addition to the service coordination and case management services described above, the residents at
Ashby Lofts will benefit from SAHA’s Community Engagement program, which includes:

Securing annual donations for residents, such as, holiday gifts, school supplies, and household
goods.

Civic engagement, such as, voter registration drives, voter education workshops, and advocacy
opportunities.

Intergenerational program in collaboration with SAHA senior properties.

In-kind service partnerships, such as monthly food/grocery distributions.

Volunteer program which recruits, places, and trains volunteers to facilitate additional health,
wellness, and educational activities virtually and on-site.



Attachment C
Physical Needs and Property Reserves

In 2018 the building experienced significant water damage, dry rot, and leaks in units related to
water infiltration of exterior stucco. SAHA performed extensive destructive testing to determine
the problem and locations, and has installed shoring under walkways of concern. Further repairs
at the exterior decks and stairs is needed to maintain safe access and walkways over the
building’s lifetime. The project has also collaborated with the Berkeley Office of Energy and
Sustainable Development and will move the building towards electrification by replacing the
central gas domestic hot water heating system (nearing its usable life) with a central electrical
heat pump system. The roof will be replaced and the existing photovoltatic system (including
replacement of the interior) will be repaired and expanded to help offset the building’s higher
electrical load. The entire building exterior will be painted and stucco repaired as needed. The
Capital Needs Assessment shows immediate need of $981,500. Beyond that, the property is
expected to need close to $8.3M of improvements in the next 20 years.

The property currently has $91,198 in Replacement Reserves, not nearly enough to fund
immediate needs and rehabilitation project.
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Certification

Bureau Veritas has completed a Capital Needs Assessment (CNA) of the subject property, Ashby Lofts, located at 2909
and 2919 9™ Street in Berkeley, CA 94701. The CNA was performed on September 1, 2021.

The CNA was performed at the Housing Authority’s request using methods and procedures consistent with good commercial
and customary practice conforming to ASTM E2018-15, Standard Guide for Property Condition Assessments: Baseline
Property Condition Assessment Process. Within this Capital Needs Assessment Report, Bureau Veritas's follows the ASTM
guide’s definition of User, that is, the party that retains Bureau Veritas for the preparation of a baseline CNA of the subject
property. A User may include, without limitation, a purchaser, potential tenant, owner, existing or potential mortgagee,
lender, or property manager of the subject property.

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

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 Bureau Veritas. Any reuse or distribution
without such consent shall be at the client’s or recipient’s sole risk, without liability to Bureau Veritas.

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

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

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

Any questions regarding this report should be directed to Matt Anderson at matt.anderson@bureauveritas.com or at
800.733.0660 x7613.

Prepared by: Allen Manning, Reviewed by:
Project Manager

James Bryant,
Technical Report Reviewer
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1. Executive Summary

1.1. Summary of Findings

The Satellite Affordable Housing Associates contracted with Bureau Veritas to conduct a Capital Needs Assessment (CNA)
of the subject property, Ashby Lofts, located at 2909 and 2919 9™ Street in Berkeley, CA 94710. The CNA was performed
on September 1, 2021.

i # # #Apt #Units  Year Built/ s .
sluiiding Type fNaime Bldgs Stories Units Assessed Renovated s ee
Mid Rise 2 5 27 3 2007 33,658 SF
Mid Rise 2 5 28 3 2007 32,823 SF

The site area is approximately 0.63 acres.

Summary of Capital Needs Assessment:
On-site amenities include a children's playground and one laundry room.

Generally, the property appears to have been constructed within industry standards in force at the time of construction, to
have been well maintained during recent years, and is in good overall condition. The exterior stairs show signs of water
intrusion and wood and fastener deterioration in multiple locations. The existing photovoltaic system was reportedly
unreliable.

According to property management personnel, the property has had a limited capital improvement expenditure program
over the past three years, primarily consisting of maintenance. Supporting documentation was not provided but some of
the work is evident.

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

Immediate Needs:

Location Location UF Code Description Condition Plan Type

Description

ADA Miscellaneous.
Level lll Study. Includes

3272687 Ashby Lotts Throughout Y1090 NA Accessibility $12.400
Measurements.
Evaluate/Report
ADA Living Spaces.
: Apartment Unit, Fu .
3271281 (& Ashby Lofts Throughout building Y1090 P I, sul NA Accessibility $41,400

Mobility Conversion,
Upgrade

ADA Living Spaces.
3271280 Ashby Lofts Throughout Y1070 Visual Bell & Strobe. NA Accessibility $3,600

Hearing-Impaired, Install

Solar Power. Inverter.
3270074 Ashby Lofts Roof D5010 Replace Poor Performance/Integrity $59,700
Wood Stair Damage.

3295463 Ashby Lofts Exterior stairs B1080 3
Concealed. Repair

Poor Performance/Integrity $273,900

. Stairs. Concrete, =
3270061 Ashby Lofts Throughout building ~ B1080 s Poor Performance/integrity $465,000
Exterior, Replace

Total (6 items) $856,000

www.us.bureauveritas.com | p 800.733.0660




ASHBY LOFTS BUREAU VERITAS PROJECT: 152227.21R000-001.152
o e e s e i o o o et i

Systems Expenditure Forecast:

Systems Expenditure Forecast

System Immediate Short Term Near Term Med Term Long Term TOTAL
(1-2 yr) (3-5 yr) (6-10yr)  (11-20 yr)
Structure $738,946 $8.206 - - $8.206 $755,358
Facade - 9285141 - - $1,081,213  $1.366,354
Roofing - - $210.407 - - $210,407
Interiors - - $230.610 $784,470 $291,750  $1,306,860
Conveying - - 529,840 $629,964 £29,840 $689,644
Plumbing $125,328 - $15.251 $35,145 $152,181 $327,905
HVAC - - $50.562 $974,785 $59,845  $1,085,192
Fire Protection - - - $112,523 - $112,523
Electrical $59,680 $596.808 $33.156 $637,605 $44 760  $1,372,008
Fire Alarm & Electronic Systems - - S6.631 $227 665 36,631 $240,927
Equipment & Furnishings - - $222.409 $281.826 $222,409 $726.644
Site Development - - $25.861 $33,156 . $59,017

Site Pavement - “ 5 Z "

Accessibility $57,525 - - - - $57,525

TOTALS $981,500 $890,200 $824,800 $3,717,200 $1,896,900 $8,310,600
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Key Findings
Stairs in Poor condition. Priority Score: 81.9
Concrete, Exterior Plan Type: '
Ashby Lofts Throughout building Performance/Integrity
Uniformat Code: B1081 Cost Estimate: $465,000

Recommendation: Replace in 2021

$$8%

Exterior stairs show deterioration of wooden members and corrosion of metal elements. - AssetCALC |D
3270061

Solar Power in Poor condition. Priority Score: 81.9
Inverter Plan Type:

Ashby Lofts Roof Performance/Integrity
Uniformat Code: D5013 Cost Estimate: $59,700

Recommendation: Replace in 2021

$$%

System is reported to be unreliable. - AssetCALC ID: 3270074

Wood Stair Damage in Poor Priority Score: 81.9

condition. Plan Type:

Concealed Performance/Integrity

Ashby Lofts Exterior stairs Cost Estimate: $273,900
Uniformat Code: B1081
Recommendation: Repair in 2021 $$$$

Repair damage to exterior structure surround staircases based on current evidence of moisture intrusion from
staircases to surrounding building structure. - AssetCALC ID: 3295463

Solar Power in Poor condition. Priority Score: 81.8
> ‘ Photovoltaic (PV) Panel, 24 SF Plan Type: .
Ashby Lofts Roof Performance/Integrity
Uniformat Code: D5013 Cost Estimate: $596,800

Recommendation: Replace in 2022

$$5%

Photovoltaic system reported to be unreliable. - AssetCALC ID: 3270068
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ADA Living Spaces Priority Score: 63.9
Visual Bell & Strobe, Hearing-Impaired Plan Type: Accessibility

Ashby Lofts Throughout
Cost Estimate: $3,600

Uniformat Code: Y1071

Recommendation: Install in 2021 $

Convert 2 units to be ADA A/V accessible - AssetCALC ID: 3271280
ADA Living Spaces Priority Score: 63.9
Apartment Unit, Full Mobility Conversion Plan Type: Accessibility

Ashby Lofts Throughout building )
Cost Estimate: $41,400

Uniformat Code: Y1091

Recommendation: Upgrade in 2021 $$

Add one unit to bring number of accessible units to 5% threshold. - AssetCALC ID: 327128
ADA Miscellaneous Priority Score: 63.9
Level Il Study, Includes Measurements Plan Type: Accessibility

Ashby Lofts Throughout )
Cost Estimate: $12,400

Uniformat Code: Y1091
Recommendation: Evaluate/Report in 2021 $9

Perform ADA survey as part of recommended ADA upgrades. - AssetCALC |D: 3272687

1.2. Follow Up Recommendations

No Additional studies are recommended. To determine the full extent of the wood rot at the stairs destructive investigation
will be required.

1.3. Opinions of Probable Cost

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

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

Based upon site observations, research, and judgment, along with referencing Expected Useful Life (EUL) tables from
various industry sources, Bureau Veritas 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, whether explicitly or implicitly stated. Projections of Remaining Useful Life
(RUL) are based primarily on age and condition with the presumption of continued use and maintenance of the Property
similar to the observed and reported past use and maintenance practices, in conjunction with the professional judgment of
Bureau Veritas’'s assessors. Significant changes in occupants and/or usage may affect the service life of some systems or
components.

Where quantities could not be or were not derived from an actual construction document take-off or facility walk-through,
and/or where systemic costs are more applicable or provide more intrinsic value, budgetary square foot and gross square
foot costs 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.

1.5. Immediate Needs

Immediate Needs are line items that require immediate action as a result of: (1) material existing or potential unsafe
conditions, (2) failed or imminent failure of mission critical building systems or components, 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.

For database and reporting purposes the line items with RUL=0, and commonly associated with Safety or
Performance/Integrity Plan Types, are considered Immediate Needs.

1.6. Replacement Reserves

Cost line items traditionally called Replacement Reserves (equivalently referred to as Lifecycle/Renewals) are for recurring
probable renewals or 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 generally 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, Bureau Veritas’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.

Bureau Veritas'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 systems 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 as Immediate Needs.

For the purposes of ‘bucketizing’ the System Expenditure Forecasts in this report, the Replacement Reserves have been
subdivided and grouped as follows: Short Term (years 1-3), Near Term (years 4-5), Medium Term (years 6-10), and Long
Term (years 11-20).
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1.7. Key Findings

In an effort to highlight the most significant cost items and not be overwhelmed by the Replacement Reserves report in its
totality, a subsection of Key Findings is included within the Executive Summary section of this report. Key Findings typically
include repairs or replacements of deficient items within the first five-year window, as well as the most significant high-dollar
line items that fall anywhere within the ten-year term. Note that while there is some subjectivity associated with identifying
the Key Findings, the Immediate Needs are always included as a subset.
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2. Capital Needs Assessement - Purpose and Scope

2.1. Purpose

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

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

The physical condition of building systems and related components are typically defined as being in one of five conditions:
Excellent, Good, Fair, Poor, Missing/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.

Missing/Failed Component or system has either failed or is missing where it should be present. Replacement,

repair, or addition of component(s) or system(s) is recommended or required.

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 Missing/Failed condition at the time of the assessment, with corresponding costs included
within the first few years.

10
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2.2. Deviations from the ASTM E2018-15 Guide

ASTM E2018-15, Standard Guide for Property Condition Assessments: Baseline Property Condition Assessment Process
requires that any deviations from the Guide be so stated within the report. Bureau Veritas's probable cost threshold limitation
is reduced from the Guide’'s $3,000 to $2,000, thus allowing for a more comprehensive assessment on smaller scale
properties. Therefore, Bureau Veritas’s opinions of probable costs that are individually less than a threshold amount of
$2,000 are omitted from this CNA. However, comments and estimated costs regarding identified deficiencies relating to
life/safety or accessibility items are included regardless of this cost threshold.

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

2.3. Additional Scope Considerations

Items required by ASTM E2018-15 and Fannie Mae’s Exhibit Ill Specific Guidance to the Property Evaluator are included
within the Capital Needs Assessment (CNA). Additional “non-scope” considerations were addressed at the
recommendation of Bureau Veritas and subsequent contract with the Client. These additional items are identified as follows:

Property disclosure information was obtained from the Bureau Veritas’'s Pre-Survey Questionnaire
An assessment of accessibility utilizing Bureau Veritas’s Accessibility Checklist

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

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

2.4. Property’s Remaining Useful Life Estimate

Subject to the qualifications stated in this paragraph and elsewhere in this report, the Remaining Useful Life (RUL) of the
property is estimated to be not less than 35 years. The Remaining Useful Life estimate is an expression of a professional
opinion and is not a guarantee or warranty, expressed or implied. This estimate is based upon the observed physical
condition of the property at the time of Bureau Veritas’s visit and is subject to the possible effect of concealed conditions or
the occurrence of extraordinary events such as natural disasters or other “acts of God” that may occur subsequent to the
date of Bureau Veritas's site visit.

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

il
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2.5. Personnel Interviewed

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

Name and Title Organization Phone Number

Sam Fakir, Property Manager Satellite Affordable Housing Associates 1510-981-0532

The CNA was performed with the assistance of Sam Fakir, Property Manager, Satellite Affordable Housing Associates the
on-site Point of Contact (POC), who was cooperative and provided information that appeared to be accurate based upon
subsequent site observations. The on-site contact is completely knowledgeable about the subject property and answered
all questions posed during the interview process. The POC’s management involvement at the property has been for the
past 2.5 years.

2.6. Documentation Reviewed

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

A Building Envelope Assessment prepared by Aquatech Consultancy, Inc., dated July 30, 2021, was provided for review.
A Repair proposal for roofing and other work prepared by A1 Construction, dated August 21, 2021, was provided for review.

2.7. Pre-Survey Questionnaire

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

2.8. Weather Conditions

Weather conditions at the time of the site visit were clear, with temperatures in the 70s (°F) and moderate winds.

12
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3. Code Information, Accessibility, and Mold

3.1. Code Information and Flood Zone

No relevant information about potential local building code violations was available from the municipal website and to date
Bureau Veritas has been unable to contact a representative directly. A copy of the RFI letter sent to the agency is included
in Appendix G.

No relevant information about potential local fire code violations was available from the municipal website and to date
Bureau Veritas has been unable to contact a representative directly. A copy of the RFI letter sent to the agency is included
in Appendix G.

According to the Flood Insurance Rate Map, published by the Federal Emergency Management Agency (FEMA) and dated
December 21, 2018, the property is located in:

Zone X, defined as an area outside the 500-year flood plain with less than 0.2% annual probability of flooding. Annual
Probability of Flooding of Less than one percent.

3.2. ADA Accessibility

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

Reasonable Accommodations as described in 24 CFR 8.4(b)(i), 8.24 and 8.33 are described as follows: When a family
member requires an accessible feature(s) or policy modification to accommodate a disability, property owners must provide
such feature(s) or policy modification unless doing so would resulting in a fundamental alteration in the nature of its program
or result in a financial and administrative burden.

The Uniform Federal Accessibility Standard (UFAS) 24 CFR part 40 was adopted by HUD and made effective October 4,
1984. The UFAS applies only to new construction or to alterations to the existing buildings. Alterations are defined as work
that costs 50 percent or more of the building’s value when the work performed occurs within a twelve-month period.
Apartments modified for mobility impaired residents are to comply with UFAS.

Title Ill of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access and use of “areas of public
accommodations” on the basis of disability. Generally, the rental office and access from the site to the rental office must be
maintained and operated to comply with the Americans with Disabilities Act Accessibility Guidelines (ADAAG).

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

During the CNA, Bureau Veritas performed a limited accessibility review of the facility non-specific to any local regulations
or codes. The scope of the visual observation was limited to the areas of focus and categories set forth in the checklist that
is included in the appendix. It is understood by the Client that the observations described herein do not comprise a full
Accessibility Compliance Survey, and that such a survey is beyond the scope of this particular assessment. A full measured
ADA survey would be required to identify the full spectrum of all specific potential accessibility issues at the site. Additional
clarifications are as follows:

=  This survey was visual in nature and actual measurements were not taken to verify compliance
»  Barriers and potential issues are identified regardless of applicable code/act or construction date of the facility

13
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=  Only a representative sample of units was observed
= Costs for non-compliant items are budgeted and included in the dataset

=  Two overview photos were taken for each subsection in the checklist regardless of perceived compliance or non-
compliance

= A “No” response to any question in the checklist does not alone guarantee full compliance with that guideline; all is
subject to the limitations described elsewhere

The site was originally constructed in 2007. The site has not since been substantially renovated.

According to management, currently there are two units designated for mobility impairments and no units designated for
audio-visual impairments. As such, the number of fully compliant units corresponds to 4% and 0% respectively, falling short
of the respective 5% mobility and 2% audio-visual requirements. To meet the accessible unit percentage requirements, an
additional one mobility unit and an additional two audio-visual units need to be converted.

The property’s common areas include the rental office, community room, laundry room, play area, and public parking to
those areas. Based on Bureau Veritas’s limited review, the property is in general compliance with the applicable
accessibility guidelines for those areas. Specific barriers or potential issues are itemized in the accompanying dataset and
following the checklist included in the appendix.

During the interview process with the client representatives, no complaints or pending litigation associated with potential
accessibility issues was reported.

A detailed follow-up accessibility study is included as a recommendation because additional full apartment unit conversions
are needed and the budgetary sum of the corrective costs identified at the subject site is more than $10,000. Reference
the appendix for specific data, photos, and the checklists associated with this limited accessibility survey.

3.3. Interior Moisture and Suspect Fungal Growth

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

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

The exterior stairs showed signs of water intrusion and wood structural member deterioration in multiple locations for the
exterior stairs and the surrounding building structure.

14
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4. Existing Building Evaluation

41. Apartment Unit Types and Unit Mix

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

Apartment Unit Types and Mix

Quantity Type Floor Area
20 1 Bedroom/ 1 Bathroom 550 SF
24 2 Bedroom/ 1 Bathroom 700 SF
4 2 Bedroom/ 2 Bathroom 850 SF
7 3 Bedroom/ 2 Bathroom 1,400 SF

There are currently 2 vacant units.
There are currently 0 down units.
55 | TOTAL

42. Apartment Units Observed

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

Apartment Units Observed

Unit # Floor Type Comments
204 2nd 2 Bedroom/ 1 Bathroom | Vacant. Good condition.

206 2nd 1 Bedroom/ 1 Bathroom | VVacant. Good condition.

203 2nd 2 Bedroom/ 1 Bathroom | Occupied. Good condition.

214 2nd 1 Bedroom/ 1 Bathroom | Occupied. Good condition.

417 4th 3 Bedroom/ 2 Bathroom | Occupied. Good condition.

412 4th 3 Bedroom/ 2 Bathroom | Occupied. Good condition.

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

A “down unit” is a term used to describe a non-rentable apartment unit due to poor conditions such as fire damage, water
damage, missing appliances, damaged floor, wall or ceiling surfaces, or other significant deficiencies. According to the
POC, there are no down units.

15
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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.

Utilities :
Utility Supplier Condition
Sanitary sewer East Bay MUD Fair
Storm sewer East Bay MUD Fair
Domestic water East Bay MUD Fair
Electric service Pacific Gas and Electric Fair
Natural gas service Pacific Gas and Electric Fair

Anticipated Lifecycle Replacements:
= No components of significance

5.2. Parking, Paving, and Sidewalks

Site Access & Egress

Main Ingress and Egress Ninth Street

Access from West
Additional Entrances N/A
Additional Access from N/A

Parking Count

Open Lot Carport Private Garage Subterranean Garage Freestg?rclijlcnt%rl‘:arkmg
NA NA NA 32 NA
Total Parking Spaces 32
Total Number of ADA Compliant Spaces 1
Number of ADA Compliant Spaces for Vans 1
16
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Parking Lots and Pedestrian Walkways

Item Material Condition
Entrance Driveway Apron Concrete Fair
Parking Lot Concrete Fair
Drive Aisles Choose an item Missing
Service Aisles None Missing
Sidewalks Concrete Fair
Curbs None Missing
Pedestrian Ramps None Missing
Ground Floor Patio or Terrace Concrete Fair
Location Material Handrails Condition

None -- -- --

Anticipated Lifecycle Replacements:
= No items of significance

Comments:
= No significant actions are identified at the present time. Ongoing periodic maintenance is highly recommended.

5.3. Drainage Systems and Erosion Control

Drainage System and Erosion Control

System Exists at Site Condition
Surface Flow Fair
Inlets O --
Swales O -
Detention pond O -
Lagoons O --
Ponds O -
Underground Piping Fair
Pits O -
Municipal System Fair
Dry Well O -
17
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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

ltem Description :

Site Topography Slopes gently down from the east side of the property to the west property line.
Drought .
) Trees Grass FEI;ower Planters | Tolerant Deeoralive None

Landscaping eds Plants Stone

X O O O O O
Landscaping Condition Fair

Automatic . ;

Dri Hand Waterin None
Irrigation Underground P 9
X O O O
Irrigation Condition Fair
Retaining Walls
Type Location Condition

None NA Missing

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.

18
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5.5. General Site Improvements

Property Signage

Property Signage Building mounted

Street Address Displayed?| Yes

Site Fencing

Type Location Condition

Tube steel South side Fair

Dumpster Enclosures

Dumpster Locations Surface Enclosure Condition
Parking garage Concrete pads No enclosures Fair
Site & Exterior Lighting
None Pole Mounted Bollard Lights oot Eelindioiiole
Mounted Type
Missing
None Wall Mounted Recessed Soffit
Building-Mounted Lighting ] O
Fair

Other Site Amenities

Description Location Condition

Playground Equipment Wood Site Fair

The play area is surrounded by a tube steel fence.

Anticipated Lifecycle Replacements:

= Playground equipment
» Playground surfaces

Actions/Comments:

= No significant actions are identified at the present time. Ongoing 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

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:
= 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 Cast-in-place concrete Good
Ground Floor Concrete slab Good
Upper Floor Framing Wood joists Fair
Upper Floor Decking Plywood or OSB Fair
Roof Framing Wood joists, purlins, rafters Good
Roof Decking Plywood or OSB Good

Anticipated Lifecycle Replacements:

« The exterior staircases show signs of water intrusion and building material deterioration in multiple locations.
Replacements are recommended in the short term.

Actions/Comments:

« The superstructure is concealed. Walls and floors appear to be plumb, level, and stable. There are no significant signs

of deflection or movement.
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6.3. Roofing
Primary Roof
Finish Modified bituminous Coatings None
Type / Geometry Flat Installation Year 2007
Flashing Sheet metal Warranties Unlikely (based on age)
Parapet Copings Pargpet with sheet metal Reof Draling Scupper, leaders and
coping downspouts
Fascia None Insulation Indeterminable
Soffits None Skylights No
Attics None Ventilation Source (primary) None
Roof Condition Fair Ventilation Source (secondary) | NA

Anticipated Lifecycle Replacements:
= Modified bituminous roof finish

Actions/Comments:
= The roof finishes were installed in 2007. Information regarding roof warranties or bonds was not available.
= According to the POC, there are no active roof leaks. 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.

6.4. Exterior Walls

Exterior Walls

Type Location Condition
Primary Finish Stucco Fair
Secondary Finish Wood siding Fair
Accented with None =
Soffits NA -
Bufldig wesiamts Between dissimilar materials, at joints, Fair
9 around windows and doors
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Anticipated Lifecycle Replacements:
= Exterior paint

Actions/Comments:

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

6.5. Exterior and Interior Stairs

Type Description Riser Handrail Balusters Condition
gglicrislng Exianer Wood framed with precast concrete | Closed Metal - Fair
Buﬂ_dmg InjeHor Wood-framed Closed Metal -- Fair
Stairs

Anticipated Lifecycle Replacements:
= Exterior stairs

Actions/Comments:

= The wood stairs have isolated evidence of dry-rotted treads and plywood overhangs throughout. The damaged stair
components and surrounding building structural components must be replaced.

6.6. Windows and Doors

Exterior Windows
Window Framing Glazing Condition
Aluminum-framed storefront Double glaze Fair
Aluminum-framed, fixed Double glaze Fair

Exterior Doors

Building Doors Condition
Main Entrance Doors Metal, insulated --
Secondary Entrance Doors Metal, insulated --
Service Doors Metal, insulated --
Overhead Doors Aluminium --
Apartment Unit Doors Condition
Apartment Unit Entrance Doors Metal-Framed Door With Glass Fair
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Apartment Unit Patio Doors Aluminum framed sliding doors --
Cylindrical Security Door
Lockset Handle Chain Deadbolts | Spy-Eyes | wroiiers
Apartment Entrance Door Hardware Yes Lever Yes NA No No

Anticipated Lifecycle Replacements:
» No items of significance.

Actions/Comments:
= No significant actions are identified at the present time. Ongoing periodic maintenance is highly recommended.

6.7. Patio, Terrace, and Balcony

Balcony Construction

ltem Description Condition
Balcony Framing None --
Balcony Decking None -
Balcony Deck Toppings NA --
Balcony Guardrails NA -

Anticipated Lifecycle Replacements:
= No components of significance

Actions/Comments:

= The concrete walkway superstructure is concealed. The concrete walkways appear to be plumb, level, and stable. There
are no significant signs of deflection or movement.

6.8. Common Areas and Interior Finishes

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

Interior Finishes

Common Area Floors Walls Ceilings
Lobby Unfinished Painted stucco Stained wood
Laundry Room Vinyl Tile Painted Drywall Painted drywall
Common Area Kitchen Vinyl Tile Painted Drywall Painted drywall
Common Area Restroom Ceramic Tile Ceramic Tile Painted drywall
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Laundry Equipment
Equipment Comment Condition
Commercial Washing Machines Six machines rated at 50 LB each Fair
Commercial Dryers S;);r?as dryers rated at 2500 BTUH Eair

Anticipated Lifecycle Replacements:
= Vinyl Tile

= Ceramic tile

= Interior paint

Actions/Comments:

= |t appears that the interior finishes in the common areas have not been renovated within the last five years.
= No significant repair actions or short term replacement costs are required.

The washers and dryers are owned and maintained by an outside contractor.
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7. Building Mechanical and Electrical Systems

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

Overall System Description:

There are no central systems at the facility and common areas are limited to hallways, rental offices and commercial spaces.
More details are provided within the tables that follow in this section and in section 8.3.

There are no central systems at the property and no shared common interior spaces. Details about heating and cooling the
apartment spaces are provided within the tables that follow in this section and in section 8.3.

Packaged, Split and Individual Units

Primary Components Ductless split system heat pumps
Cooling (if separate from above) Performed via components above
Heating Fuel Electric
Location of Equipment Building exterior
Spaces Served by Units Offices, common areas
Controls and Ventilation
HVAC Control System Individual non-programmable thermostats/controls
Building Ventilation Roof top exhaust fans

The parking garage is equipped with a mechanical ventilation system. The system consists of exhaust fans and a network
of sheet metal ducts.

Anticipated Lifecycle Replacements:
= Split system heat pumps
= Rooftop exhaust fans

Actions/Comments:

» Records and other on-site evidence suggest the HVAC systems and components have been regularly maintained since
the property was first occupied. The HVAC systems are maintained by outside contractors.

= Approximately 100 percent of the HVAC equipment is original. HVAC equipment is replaced on an as-needed basis.

» The HVAC system appears to be functioning adequately overall. The maintenance staff were 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.
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7.2. Building Plumbing

Domestic Water Distribution & Common Area Fixtures

Type Description Condition
Water Supply Piping Copper Fair
Water Meter Curbside Fair
Restroom Fixtures Urinals, toilets, and sinks of residential grade

Domestic Water Heaters or Boilers
Components Boilers
Fuel Natural gas
Distribution Pumps Small circulation pumps
Supplementary Storage Tanks One unit at 200 gallons
Adequacy of Hot Water Adequate
Adequacy of Water Pressure Adequate
Domestic Hot Water System Age 14 years
Domestic Hot Water System Condition Fair
Sanitary Drainage

Type Description Condition
Waste/Sewer Piping Cast iron Fair
Vent Piping Castiron Fair

Anticipated Lifecycle Replacements:
= Boilers

« Circulation pumps

= Water heaters

= Toilets

= Urinals

= Sinks

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 meters and regulators are located along
the exterior walls of the buildings. The gas distribution piping within each 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

Distribution and Lighting

Electrical Lines Underground Transformer Pole-mounted

Main Service Size 2000 Amps Volts 120/208 Volt, three-phase
Meter Location Electrical room Branch Wiring Copper

Conduit Metallic Step-Down Transformers No

Main Distribution Condition | Fair

Secondary Panel and

Transformer Condition Eair

Most Prevalent: T-8, LED, CFL
Supplemental/Accent: T-8, LED, CFL
Special Areas: None

Interior Lighting Fixtures &
Lamps

Interior Lighting Condition Fair

Building Emergency Systems

Generator/s Present? O UPS Present?

Size NA Fuel Type UPS system with batteries

Emergency lights, elevators,

Generator / UPS Serves otes Tank Location NA
Testing Frequency Unknown Tank Type --
Generator / UPS Condition | Fair
Anticipated Lifecycle Replacements:
« UPS System
= Photovoltaic system
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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 photovoltaic system is reported to be unreliable, and the inverters are near the end of EUL.

7.5. Building Elevators and Conveying Systems

Vertical Conveying (Building Elevators)

Manufacturer Otis Machinery Location Gr_ound floor or basement
adjacent to shaft
Emergency
Safety Stops Electronic Communication
Equipment
Cab Floor Finish Vinyl tile Cab Wall Finish Stainless steel
Cab Finish Condition Fair Elevator Cab Lighting CFL
Hydraulic Elevators Two cars at 2,500 LB each
Overhead Traction
None
Elevators
Freight Elevators None
Machinery Condition Fair Controls Condition Fair
Other Conveyances None Other. Qonveyance -
Condition

Anticipated Lifecycle Replacements:

= Elevator controls
= Hydraulic machinery
= Elevator cab finishes

Actions/Comments:
= A report was completed for the Ashby Lofts elevator services on April 9, 2021, by National Elevator Inspection Services
for Satellite Homes and is included in the appendices.

= The elevators appear to provide adequate service. The elevators are serviced by Otis on a routine basis. The elevator
machinery and controls are the originally installed system. The elevators will require continued periodic maintenance.

= The elevators are inspected on an annual basis by the municipality, and a certificate of inspection is displayed in each
elevator cab.

« The emergency communication equipment in the elevator cabs appears to be functional. Equipment testing is not within
the scope of the work.
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= The finishes in the elevator cabs will require replacement.

7.6. Fire Protection Systems

Fire Suppression Description
a

Wet-pipe system X | Dry-pipe system O | No sprinklers
Sprinkler System & ; i .
Suppression Components Standpipes Backflow preventer Siamese connections
Hose cabinets O | Fire pump O | Fire extinguishers
Sprinkler System :
Condition Falf
Last Service Date Servicing Current?
Fire Extinguishers
October, 2020 Yes, serviced within last year
Hydrant Location 9" Street
Siamese Location N/A
Special Systems Kitchen Suppression System a Computer Room Suppression System | [

Fire Alarm Description
Central Alarm Panel Paan - OpeiedSmoke O | Alarm Horns O
Detectors
Fire Alarm System Annunciator Panels RardANired Smake X | Strobe Light Alarms
Detectors
Pull Stations O Emergengy Ballery-Pack O | Nluminated Exit Signs
Lighting
Fire Alarm System .
Condition Far
Location Installation Date
Central Alarm Panel
Electrical room 2007
Anticipated Lifecycle Replacements:
= Sprinkler heads
= Central alarm panel
= Alarm devices and system
Actions/Comments:
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= No significant actions are identified at the present time. Ongoing periodic maintenance is highly recommended. Future
lifecycle replacements of the components listed above will be required.
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8. Dwelling Units

8.1. Interior Finishes

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

Typical Apartment Unit Finishes

Room Floors Walls Ceilings
Living Room VCT, Sheet Vinyl, Carpet Painted gypsum board Painted gypsum board
Kitchen VCT, Sheet Vinyl Painted gypsum board Painted gypsum board
Bedroom VCT, Sheet Vinyl, Carpet Painted gypsum board Painted gypsum board
Bathroom VCT, Sheet Vinyl Painted gypsum board Painted gypsum board
Stairwell Carpet Painted gypsum board Painted gypsum board
Hallways VCT, Sheet Vinyl, Carpet Painted gypsum board Painted gypsum board

Apartment Unit Interior Doors

Item

Type

Condition

Interior Doors

Hollow Core Wood

Door Framing

Wood

Closet Doors (Type 1)

Painted Hollow Core

Closet Doors (Type 2)

Painted Hollow Core

varies; see Component Condition
Report in the appendix for an
extrapolated data set based on the
apartment units sampled

Anticipated Lifecycle Replacements:

Carpet

Vinyl tile
Sheet vinyl
Ceramic tile
Interior paint
Interior doors
Closet doors

Actions/Comments:

The interior finishes in the apartment units vary in age and condition and will require regular lifecycle replacements per the

above list, typically performed upon unit turnover. Painting is considered to be routine maintenance.
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8.2. Dwelling Appliances

Each apartment unit kitchen typically includes the following appliances:

Apartment Unit Kitchen Appliances

Item Type Condition
5 Frost-free
RETGerEion 14 cubic feet
Cooking Range Electric
Range Hood Ductless
) : varies; see Component Condition
Dishwasher Provided Report in the appendix for an
. y extrapolated data set based on the
Garbage Disposal Provided apartment units sampled
Kitchen Cabinet Stained wood
Kitchen Countertop Granite
Apartment Laundry NA

Anticipated Lifecycle Replacements:

Refrigerators
Ranges

Range hoods
Dishwashers
Kitchen cabinets
Kitchen countertops

Actions/Comments:

The vast majority of the kitchen appliances are original. Apartment appliances are replaced on an "as needed" basis.

No significant repair actions or short term replacement costs are required beyond the anticipated lifecycle replacements
listed above. Routine and periodic maintenance is recommended.

8.3. HVAC

Apartment Unit Heating

Central boiler system feeds terminal fan-coil units within the apartment unit spaces as described in Section 7.1.
Capacities and other information generally per below.

Unit Type Heating Input Condition

varies; see Component Condition Report in the appendix for an

One Bedrooms 40 MEH extrapolated data set based on the apartment units sampled
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Two Bedrooms 60 MBH

Three Bedrooms 75 MBH

Apartment Unit Cooling

None; no cooling provided
Unit Type Cooling Capacity Condition
One Bedrooms NA
Two Bedrooms NA NA
Three Bedrooms NA

Distribution, Controls & Ventilation

ltem Description
Ductwork None
Non-programmable thermostats located on the walls
Controls
Exhaust & Ventilation Ceiling fans in bathrooms

Anticipated Lifecycle Replacements:
Fan coil units

Actions/Comments:

The HVAC systems are maintained by an outside contractor. 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 100 percent of the HVAC equipment is original.

The HVAC equipment appears to be functioning adequately overall. The maintenance staff were 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.
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8.4. Plumbing

Apartment Unit Plumbing

Domestic Hot Water

Central domestic hot water system feeds the apartment units as described in Section 7.2.

Unit Type Water Heater Size Condition
One Bedrooms NA
Two Bedrooms NA NA
Three Bedrooms NA

Unit Plumbing Fixtures

Item Description / Rating Condition
Toilet & Sink Residential grade
Bathtub Fiberglass varies; see Component Condition Report in the
appendix for an extrapolated data set based on
Tub/Shower Surround Fiberglass the apartment units sampled
Bathroom Vanity Cabinet | Wood

Anticipated Lifecycle Replacements:

Toilets
Vanities
Tubs and shower surrounds

Actions/Comments:

The pressure and quantity of hot water appear to be adequate, and the water pressure appears to be sufficient in the
apartment units. No significant repair actions or short term replacement costs are required. Routine and periodic
maintenance is recommended.

8.5. Electrical

Apartment Unit Electrical

Distribution Item Description

Apartment Unit Service Size 100 Amps
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Panel Circuit-breaker type and located on the wall adjacent to the unit entrance /
(ngtér;;j Fault:Cireyit nterapiien Outlets observed in kitchens and bathrooms
Space/Room Light Fixture Description
Living Room Compact Fluorescent Lamps (Cfls)
Kitchen T8 - Linear Fluorescent
Bedrooms Compact Fluorescent Lamps (Cfls)
Hallways Compact Fluorescent Lamps (Cfls)
Bathrooms Compact Fluorescent Lamps (Cfls)
Entry and Patio Compact Fluorescent Lamps (Cfls)

Anticipated Lifecycle Replacements:
No components of significance

Actions/Comments:

No significant repair actions or short term replacement costs are required. Routine and periodic maintenance is
recommended.

8.6. Furniture, Fixtures and Equipment (FF&E)

Not applicable. There are no furnished apartments.
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9. Ancillary Structures

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

APPENDIX A: Photographic Record

APPENDIX B: Site and Floor Plans

APPENDIX C: Pre-Survey Questionnaire
APPENDIX D: Abbreviated Accessibility Checklist
APPENDIX E: Component Condition Report
APPENDIX F: Replacement Reserves
APPENDIX G: Other Supporting Documents
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APPENDIX A:
Photographic Record
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Photographic Overview
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Photographic Overview
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Photographic Overview

Nh—1y

R ] s ey

24 — ELECTRIC DISTRIBUTION PANEL

23 - HYDRAULIC ELEVATOR EQUIPMENT

www.us.bureauveritas.com | p 800.733.0660



ASHBY LOFTS BUREAU VERITAS PROJECT: 152227.21R000-001.152

25 - PHOTOVOLTAIC SYSTEM 26 — ELECTRIC SWITCHBOARD

27 - SPLIT SYSTEM DUCTLESS 28 - HYDRONIC FAN COIL

29 - WALL-MOUNTED EXHAUST FAN
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Photographic Overview
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APPENDIX B:
Site Plan
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