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PROPERTY CONDITION ASSESSMENT 

 

511 Forest Lodge Road, Pacific Grove, CA 93950 
              

 

I. EXECUTIVE SUMMARY 
        

 

Ryan Miller Architects has completed a Property 

Condition Assessment of the above referenced site in 

accordance with ASTM E2018-24. On March 16, 2026, 

we visited the property and observed the condition of 

the structure and the exterior site elements. Phyllis 

O’Shea of Phillips Real Estate, the property manager, 

facilitated access to the property. We conducted our 

site visit without a site escort.  

 

This Property Condition Assessment was conducted 

on behalf of Branagh Development for acquisition 

purposes. We conducted research with the Pacific 

Grove Building, Planning, and Fire Departments for 

information concerning violations, building permits, 

inspections, and reports.  

 

This Executive Summary is provided solely for the 

purpose of overview. Any party who relies on this 

report must read the full report. The Executive 

Summary may have omitted important details, any 

one of which could be crucial to the proper 

understanding and subject matter risk assessment. 

 

The purpose of this report is to inform the reader of 

the existing condition of the civil, architectural, and 

landscape components, as well as the mechanical, 

electrical, plumbing (MEP), and fire and life safety 

(FLS) equipment, that comprise the property and 

identify what conditions, if any, should be corrected  

to improve building systems, appearance, and 

performance over the next five years. 

 

 

 

 

 

 

A. PROPERTY DESCRIPTION 
 

The subject property is developed with a two-story 

office building reportedly constructed in 1986 with a 

total of 21,469 square feet (SF) of floor area per the 

rent roll provided to us.  All dimensions in this report 

are approximate, unless otherwise noted. 

 

The subject building is irregularly shaped in plan—it 

has somewhat of a butterfly shape—and is situated 

on one slightly doglegged shaped legal parcel 

containing 2.220 acres per the Assessor’s Parcel 

Report. The property is bound on the north by Forest 

Lodge Road and on all other sides by adjacent 

developed parcels. The building occupies 

approximately 11.1% % of the site; the remainder 

contains an asphalt-paved parking lot, drive aisles, 

landscaping, and concrete sidewalks and walkways.  

 

In the vicinity of the subject property, Forest Lodge 

Road has a gently curvilinear form running from 

roughly E to SW along the site’s northern boundary. 

The frontage along that street is somewhat less than 

600 feet. The building elevations facing Forest Lodge 

Road, and roughly parallel to it, are considered the 

north elevations for the purposes of this report. The 

site has a downward slope from south to north with 

25 feet of elevation change.  

 

Concrete public sidewalks with concrete curbs and 

two curb cuts are found along Forest Lodge Road. 

Neighboring development consists of a similarly-
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scaled office and retail development to the south and 

multi-family residential buildings to the southwest 

and west. Across Forest Lodge road, single-family 

residential buildings are found to the northwest; 

Pacific Grove High School is directly to the north of 

the subject property. 

 

The parcel is located in the City of Pacific Grove C-FH 

(Forest Hill Commercial) zoning district. The 

occupancy classification is Group B (Business—

offices). The site is located within FEMA Flood Zone 

X (unshaded), an area of minimal flood hazard. 

 

Construction is Type V-B non-fire resistive rated, fully 

fire sprinklered. The building’s wall, roof, and second 

floor structural systems consist of conventional Type 

V wood framing.  The second floor and flat roof deck 

are supported by metal web and wood truss joists; 

panelized plywood decks are installed on the roof and 

second floor levels. The ground floor is a reinforced 

concrete slab-on-grade. The foundation likely 

consists of a continuous shallow spread footing 

around the building perimeter. No records that 

seismic structural upgrades have been performed 

were found in building permit records, and no 

upgrades were reported by the property manager. 

 

Site improvements appeared in “Good” to “Fair” 

condition, with the bias towards “Fair”. Landscaping 

consists of mature trees and shrubs and grassy areas. 

An irrigation system is installed, but it does not serve 

the overwhelming majority of the grassy areas. The 

grassy areas have a purposefully untended, native 

appearance.   

 

The asphalt paving appeared in generally “Fair” 

condition. On-site parking is provided in an asphalt-

paved surface lot with 86 stalls. Parking is provided 

at a rate of 4.01 stalls per 1,000 SF of floor area. The 

provided parking appears compliant with the current 

Municipal Code requirements for off-street parking. 

The asphalt paving was last resealed and restriped in 

October of 2015. Four Disabled Accessible stalls are 

provided, one of which is Van Accessible. This 

combination of Accessible stalls (3 standard + 1 Van 

Accessible) is compliant with current Accessibility 

requirements.  Asphalt repairs, resealing, and 

restriping are recommended as near-term 

replacement reserve items. The asphalt paving is a 

core site element and the cost for the recommended 

remedial measures can be considered significant. 

The roofing systems are evaluated in “Good” to 

“Poor” condition. The building has two significantly 

different roofing systems. The flat roof area of the 

HVAC equipment well has a 4-ply built-up roofing 

(BUR) system with a mineral granule top sheet 

(“Poor”). Around the perimeter of the building, a 

concrete tile roofing system is installed on the 

mansard pitched roof areas (“Good” to “Fair”). 

Building permit records indicate that the BUR roof 

may have been replaced in August of 2007; available 

permit information is scant and does not specify the 

type of roofing system involved.  The age of the 

concrete tile roof is unknown.  Replacement of the 

BUR roofing systems is recommended as a near-term 

replacement reserve item. This is a core building 

element and the cost for replacement can be 

considered significant. Replacement of the concrete 

tile roofing systems is suggested as an optional 

Moderniozation item; the cost for this can also be 

considered significant. 

 

Exterior finishes, windows, and doors appeared in 

“Good” to “Fair” condition, with the overall bias 

towards “Fair”. Exterior finishes consist of wood 

plank siding with a vertical orientation with an 

elastomeric paint finish. Horizontal and vertical 

wood trim pieces are painted in a darker accent 

color. The age of the last compete exterior 

repainting is unknown.  

 

Exterior door and windows appeared in “Good” to 

“Fair” condition. Black anodized aluminum frame 

windows are installed on all elevations. The single-

pane glazing has a light gray integral tint. A pair of 

black anodized aluminum storefront doors is 

installed at the main entrance. Painted wood doors 

are provided at secondary exits and at the balconies.  

 

Interior finishes appeared in generally “Good” 

condition. Common areas—main entrance and 

elevator lobbies, corridors, restrooms, and 

stairwells—are provided. Restrooms are provided on 

both floors, though the first floor restrooms are 

within a tenant space. At the time of our site visit, the 

building was almost 96% occupied by three tenants, 

with one small vacant tenant space (856 SF) on the 

second floor.  

 

The MEP equipment is evaluated as in “Good” to 

“Fair” condition, with the bias towards “Fair”. 

Twelve packaged units with natural gas-fired 
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furnaces are installed on the HVAC equipment well 

level in the flat roof portion of the building. Six are 

on the east wing; six are on the west wing. Total 

cooling capacity is 43 tons; total heating input 

capacity is 864,000 BTU/hr. The packaged units were 

manufactured by Bryant in 2007. The provided core 

cooling capacity appears inadequate to meet current 

tenant needs. A 3 ton mini split-system has been 

installed by the primary tenant, California American 

Water, to provide dedicated cooling to their server 

room; this split-system does not contribute to core 

building cooling. Roof-mounted exhaust fans and 

static vents provide ventilation for the restrooms, 

breakrooms, and janitor’s closets. Replacement of 

the packaged unit HVAC equipment is recommended 

as a near-term replacement reserve item. This is a 

core building element and the cost for replacement 

can be considered significant.   

 

Utility-owned transformers are located on a 

concrete pad and in underground vaults on the 

adjacent parcel to the south; this equipment is near 

the southeast corner of the subject building and 

near its main electrical service entrance equipment. 

We assume one of these transformers serves the 

subject property. PG&E provides 208Y/120 volt, 3-

phase, 4-wire electrical service to the property. The 

main electrical service entrance switchboard is 

installed in an exterior enclosure; the primary 

switchboard, the sub-main panels, and the main 

disconnect are rated at 1,200 amps. Copper wire-in-

conduit runs feed building electrical needs. An 

emergency generator is installed on a concrete pad 

along the east elevation of the east wing; it was 

installed and is maintained by California American 

Water and serves only their tenant space. 

Replacement of the main electrical service entrance 

equipment is recommended as an Immediate Need 

owing to rust and rust-though on the enclosures. 

This equipment is a core building element and the 

cost for replacement can be considered significant.   

 

Where observable, interior branch water supply 

lines are copper and waste lines are hubless cast 

iron. California American Water supplies domestic, 

fire, and irrigation water to the property; it appears 

water is provided via underground feeds from the 

adjacent property to the south. Domestic hot water 

is provided by one natural gas-fired 40 gallon water 

heater. 

 

PG&E supplies natural gas to the property. Gas is 

consumed by the twelve rooftop furnaces inside the 

packaged units and by the water heater. A gas meter 

cluster is located on the adjacent parcel to the 

south; we assume one of the meters serves the 

subject property. 

 

The FLS equipment is evaluated as in generally 

“Good” condition.  The building is fully fire 

sprinklered and a fire alarm system is installed. The 

fire alarm system appears to be generally compliant 

with current Disabled Accessibility code requirements. 

Fire extinguishers were observed throughout the 

building on both floors. 

 

A 2,500 lb hydraulic passenger elevator is installed; it 

likely dates to original construction. The elevator 

controller, hydraulic pump equipment, and cab 

interior and control panel were modernized in 2007. 

The new controller is a digital unit. 

 

The subject property demonstrates a “Good” level of 

compliance with current Disabled Accessibility 

requirements. However, the slope of the site is such 

that achieving full compliance with all current 

Accessibility requirements would very likely be 

problematic. 

 

B. SUMMARY OF FINDINGS 
 

We found the subject property in generally “Good” 

condition for interior elements. Building exterior and 

site elements appeared in generally “Fair” condition.  

Though the building is operational, several major 

building elements and systems are at or near the 

end of their effective useful life (EUL) and will 

require near-term capital investment. 

 

A total of $1,037,623 is estimated as the combined 

cost for our recommended Immediate Needs and 

five-year reserve term items.  This amount is largely 

driven by site and building elements reaching the 

end of their EUL, and the total represents the 

necessary capital to maintain operations and tenant 

occupancy. 

 

Operational and leasing considerations will be 

affected by some of our recommended remedial 

measures. HVAC and main electrical service entrance 

equipment replacement will possibly have a 

detrimental effect on tenant habitability and 
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rentability, owing to the downtime these 

replacements will likely require. 

 

We recommend the following remedial measures to 

correct deficiencies, summarized as follows: 

 

Immediate Needs 

 
• Allowance to perform concrete grinding to 

eliminate smaller tripping hazards; 

 

• Allowance to provide sidewalk concrete panel 

replacement to eliminate more egregious 

tripping hazards; 

 

• Conduct a video sewer line inspection; 

 

• Replace 1,200 amp main electrical service 

entrance equipment. 

 

Capital Expenditures 
 

• Allowance to provide general landscape 

upgrades, including stump grinding; 

 

• Perform full depth and minor repairs to 

address degraded surface condition of asphalt 

paving to return it to “Good” condition; 

 

• Reseal asphalt-paved parking lot and drive 

aisles; 

 

• Restripe standard (non-Accessible) parking 

stalls; 

 

• Allowance to provide remedial measures for 

problematic drain inlet; 

 

• Provide new TPO roofing system on horizontal 

portion of flat roof HVAC equipment well; 

 

• Provide new TPO membrane on vertical 

portion of flat roof HVAC equipment well on 

parapets; 

 

• To promote better roof drainage, provide 

additional tapered insulation. This work should 

be performed in conjunction with the 

installation of the above TPO roofing systems; 

 

• Provide complete exterior repainting of all 

exterior elements with a paint finish; 

 

• Allowance to replace rotten exterior wood; 

 

• Annual contingency allowance for window seal 

repair/replacement; 

 

• Provide four new skylights. This work should be 

performed in conjunction with the installation 

of the TPO roofing systems; 

 

• Conduct calcium chloride water pressure 

testing of concrete floor slab where VCT is 

currently installed; 

 

• Replace existing packaged unit HVAC 

equipment; provide 55 tons of cooling capacity 

for cost estimating purposes; 

 

• Perform infrared scanning of electrical 

distribution systems; 

 

• Install an automatic seismic shutoff valve on 

the gas service line at the meters; 

 

• Allowance to replace obsolete fire alarm 

control panel; 

 

• Restripe all four Accessible parking stalls and 

their Access aisles; 

 

• Provide additional truncated domes at 

Accessible parking access aisles; 

 

• Provide visually contrasting stripes on each 

tread of the north exterior stairs; 

 

• Provide new code compliant railings for north 

exterior stairs. 

 

Modernization/Improvement 
 

Items in this category are not mandatory or 

essential, but are recommendations for general 

improvements and modernization to bring the 

property up to current standards or best practices.  

 

• Provide new concrete tile roofing system on 

pitched roof areas; 
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• Provide remedial measures to concrete slab and 

flooring finishes if water migration though slab is 

identified. 

 

• Provide new code compliant guardrails on the 

L-shaped balconies. 

 

C. IMMEDIATE REPAIRS & REPLACEMENT 

RESERVES 

 

Immediate Needs  
 

Immediate Needs are defined as physical 

deficiencies that require immediate action to 

correct: (1) existing or potentially unsafe conditions; 

(2) significant negative conditions impacting 

marketability or habitability; (3) material building 

code violations; (4) poor or deteriorated condition of 

critical element or system; or (5) a condition that if 

left "as is” would cause or contribute to critical 

element or system failure within one year or to a 

significant escalation in repair costs. 

 

While no excessively egregious life-safety hazards 

were observed, some site elements and building 

systems cause concern; these matters may require 

near-term intervention as Immediate Needs 

remedial measures to avoid failure or service 

disruption. The tripping hazards in the public 

sidewalk pose a liability issue for the property 

owner. The rust-through on the main electrical 

enclosures poses a possible water penetration 

problem and ensuing electrical service disruption 

issue. 

 

The Immediate Needs are estimated at $268,500. 

Expenditures include remedial measures to address 

tripping hazards in concrete site work, conducting a 

video snake sewer line inspection, and the 

replacement of the main electrical service entrance 

equipment. 

 

Replacement Reserves  
 

Replacement Reserves are funds allocated for: (1) 

priority-based repairs of physical deficiencies 

resulting from poor design, faulty installation, or the 

substandard quality of original systems or materials; 

(2) deferred maintenance; and (3) replacements of 

components or systems that will realize during the 

reserve term or have exceeded their Expected Useful 

Life (EUL). 

  

EUL is defined as the average amount of time in 

years that an item, component, or system is 

estimated to function when installed new, assuming 

routine maintenance is practiced. We apply EUL 

standards established by such organizations as the 

American Society of Heating, Refrigeration and Air-

conditioning Engineering, Inc. (ASHRAE) and the U.S. 

Department of Housing and Urban Development 

(HUD), but we may modify them following a 

subjective evaluation of an item, component, or 

system, by experienced licensed professionals. 

 

The five-year replacement reserves are estimated at 

$776,980, which includes a 2.5% per year inflation 

factor. Expenditures include the installation of new, 

tear-off roofing systems on the flat roof areas and 

parapets, new HVAC equipment, and new main 

electrical service entrance equipment. 

 

Modernization 
 

Optional Modernization expenses are estimated at 

$279,475. The suggested work calls for the 

installation of a new concrete tile roofing system and 

new guardrails on the L-shaped balconies. 

 

II. REGULATORY REVIEW 

 

The building was likely originally designed in 

conformance with the requirements of the 1982 

edition of the Uniform Building Code (UBC).  

 

An original Certificate of Occupancy for shell 

construction, if issued, was not found in City online 

records. Certificates of Occupancy were not 

routinely issued in California prior to 1976. Even 

after that year, issuance of Certificates of Occupancy 

or Certificates of Final Completion was not routinely 

made—until the 2000s—and rarely for shell 

construction completion.  

 

Building permit records available online for the 

subject property only go back to 1999. The typical 

time required to request and to obtain a copy of an 

original building permit and older Certificates of 

Occupancy, if still available as archived paper 

documents, would very likely place receipt beyond 

the due date of this report. 
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Original construction drawings from the 1980s were 

requested, but were not provided. We researched 

the records of and contacted the Pacific Grove 

Building, Planning, and Fire Departments for 

building, zoning, planning, and fire violations 

information. No derogatory information was 

reported by any City agency.  

 

The property has a zoning designation of C-FH 

(Forest Hill Commercial). The C-FH zone was created 

to replace the previous C-1 (Light Commercial) 

zoning with a broader list of allowed uses to better 

serve the community; the allowed uses follow: 

• Commercial & Retail: Allows for retail 

businesses, restaurants, gift shops, and 

specialty shops like those found in the Forest 

Hill Shopping Center. 

• Service & Office: Accommodates various 

professional office spaces and service-

oriented businesses. 

• Residential & Mixed-Use: Permitted uses 

include residential housing, often as part of 

mixed-use developments. 

• Food & Beverage: Regulations specifically 

allow for establishments like restaurants, 

wine bars, pubs, and wine tasting rooms. 

The C-FH zoning district is discussed in §23.12.010 

and §23.31.040 of the Pacific Grove Municipal Code, 

which can be accessed here: 

 

https://ecode360.com/48188616?highlight=c-

fh&highlight=commercial&highlight=district&highlig

ht=districts&highlight=forest&highlight=hill&searchI

d=13780226371649807#48188616 

 

And here: 

 

https://ecode360.com/48188985?highlight=c-

fh&highlight=commercial&highlight=district&highlig

ht=districts&highlight=forest&highlight=hill&searchI

d=13780226371649807#48188985 

 

The City of Pacific Grove has a sidewalk 

maintenance requirement. If damaged, the City can 

demand that the property owner make repairs to 

or replace damaged sidewalks. Additional 

information can be found here: 

 

https://files.cityofpacificgrove.org/Document_Cent

er/Resolutions%20&%20Ordinances/Ordinances/20

18/18-007-sidewalk-repair-procedures-ord.pdf 

 

The site does not appear to be located in a 

liquefaction zone. The interactive California 

Geological Survey Liquefaction Map can be found 

here: 

 

https://maps.conservation.ca.gov/cgs/information

warehouse/eqzapp/ 

 

It is our interpretation that the City of Pacific Grove 

has a requirement for a sewer lateral inspection 

prior to the transfer of real property and the City 

requires that property owners maintain their 

private laterals. The sewer inspection form can be 

found here: 

 

https://files.cityofpacificgrove.org/Document_Cent

er/Form/Community%20development/Building/san

itary-sewer-lateral-inspection-form-pdf.pdf 

 

Documents and websites reviewed during the 

preparation of this report include: 

 

1. Pacific Grove Municipal Code;  

 

2. Pacific Grove GIS Map; 

3. Monterey County GIS Map; 

4. Monterey County Assessor’s Parcel Map; 

 

5. Monterey County Assessor’s Parcel 

Information Summary; 

 

6. Pacific Grove building permit information; 

 

7. Various City of Pacific Grove information 

websites; 

 

8. Historical aerial photos; 

 

9. Chicago Title Preliminary Report. 

 

An easement for parking access for the adjacent 

parcel to the south has been granted to Country 

Club Gate Center. An easement for gas and electric 

utility service has been granted to PG&E. An 

easement for water utility service has been granted 

to California American Water. 
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Copies of pertinent documents are included in the 

Appendix.  

 

III. PROPERTY CONDITION ASSESSMENT 
        

 

Please refer to the attached Figures and Photos to 

supplement the site descriptions and building 

conditions. 

 

A. GENERAL 

 

A.01 Introduction  
 

The primary pedestrian entrance to the building is 

located in the reentrant angle at the southwest 

portion of the building. Concrete public sidewalks— 

which meander—with concrete street curbs and curb 

cuts are situated along Forest Lodge Road; there are 

two curb cuts for vehicular ingress and egress. 

 

At the time of our site visit, the building was almost 

96% occupied by three tenants with one small vacant 

tenant space. The shopping/office center to the south 

of the subject property is the Country Club Gate 

Center. The subject property was originally developed 

as a part of that facility. 

 

The quality of maintenance appears average for 

interior elements to below average for building 

exterior and site elements. Perhaps the most 

egregious evidence of deferred maintenance is seen 

on the BUR roofing system, the building exterior 

finishes, and the asphalt paving. 

 

Though the building is currently operational and 

generally serviceable, several major building systems 

are at or approaching the end of their EUL, and will 

require near-term capital investment. The primary 

cost drivers include asphalt paving, roofing, HVAC, 

and electrical infrastructure, all of which are core 

site and building elements. Remedial measures to 

address deficiencies in these elements should be 

viewed as necessary capital expenditures rather than 

discretionary upgrades in the near future. The 

estimated $1,037,623 in Immediate Needs and five-

year replacement reserves costs is largely 

attributable to these elements and systems reaching 

end of their EUL during the reserve term. This 

amount represents the required investment to 

maintain ongoing operations and to support tenant 

occupancy. In addition, certain existing conditions— 

including HVAC capacity and performance 

limitations, aging building systems, and deferred 

exterior finishes and roof maintenance—may impact 

tenant experience, leasing competitiveness, and 

potential building downtime during future capital 

work.  

 

Further investigation is also recommended in key 

areas, including sewer lateral compliance; seismic 

performance, given the building’s age; and utility 

service configuration. All of these factors introduce 

additional uncertainty that may affect future capital 

planning. 

 

A.02 Property Summary Data  
 

Assessor’s Parcel Number:  

007-102-019-000 

 

Address: 

511 Forest Lodge Road 

Pacific Grove, CA 93950 

 

Zoning District:  

C-FH (Forest Hill Commercial) 

 

Likely Occupancy Type:  

Group B: (Business—office) 

 

Reported Year of Completion of Construction:  

1986 

 

Construction Type:  

Type V-B, non-fire resistive rated, fully fire 

sprinklered 

 

Construction System:  

The building’s wall, roof, and second floor 

structural systems consist of conventional Type V 

wood stud framing.  The flat roof deck and the 

second floor are supported by metal web and 

wood truss joists; panelized plywood decks are 

installed on the roof and second floor levels.  

 

The ground floor is a reinforced concrete slab-

on-grade. The foundation likely consists of a 

continuous shallow spread footing around the 

building perimeter. 
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Seismic Upgrades:  

Seismic upgrades have reportedly not been 

performed, and no evidence of such was 

observed. We found no building permits for 

such upgrades. 

 

Flood Zone:  

FEMA Flood Zone X (unshaded) 

 

Site Area:  

2.220 acres (96,703.2 SF) 

 

Number of Buildings:  

One 

 

Reported Floor Area:  

21,469 SF 

 

Number of Stories:  

Two 

 

Approximate Height:  

28’-0”  

 

Parking:  

86 Total stalls (by count) 

 

Accessible Parking:  

Compliant: Four Accessible stalls are provided, 

one of which is Van Accessible. 

 

Path of Travel:  

Generally “Good” level of compliance meeting 

current Accessibility code requirements. The 

slope of the site is problematic for complete 

compliance with all current Accessibility codes 

concerning exterior path of travel. 

 

Restrooms:  

“Good” level of compliance meeting current 

Accessibility code requirements. 

 

A.03 Property Directory 
 

Owner: 

Wolf Family Investments LP 

PO Box 1067 

Monterey, CA 93942 

  

 

 

Roof Maintenance:  

YSS Builders 

3062 Vaughn Avenue,  

Marina, CA 93933 

 

Fire Sprinkler Testing:  

A & B Fire Protection 

627 Brunken Avenue, Suite A2 

Salinas, CA 93901 

 

Fire Alarm Monitoring & Inspection:  

Precision Alarms & Automation Solutions 

121 Spreckels Blvd., Bldg. # 4 

Spreckels, CA 93962 

 

A.04 Utility Services 

 
Water: California American Water 

 

Sewer: City of Pacific Grove 

 

Electricity & Natural Gas: PG&E 

 

B. SITE DEVELOPMENT AND 

LANDSCAPING 

 
The subject parcel is developed with one building, 

concrete-paved public sidewalks and walkways, and 

an asphalt-paved, at-grade parking lot. Landscaping 

is provided; an irrigation system is installed. Good 

drainage characteristics should prevail. 

 

B.01 Landscaping and Irrigation 
 

The physical condition of the landscaping and 

irrigation system appeared “Good” to “Fair”, with 

the bias towards “Fair”. 

 

Landscaping consists of mature trees and shrubs and 

grassy areas. The grassy areas contain volunteer 

growth, and have a purposefully untended, native 

appearance.  We evaluate the grassy areas—which 

could also be described as weeds—in overall “Fair” 

condition, but we make no recommendation for 

remedial measures since the native aspect appears 

purposeful. Many of the “grassy areas” are not 

particularly grassy, as they are in abundant shade 

which hinders plant and ground cover growth. 
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Many of the trees have Spanish moss on them; this is 

not a necessarily a deficiency, merely an observation. 

Landscaping elements directly adjacent to the 

building perimeter are sparse.  Numerous tree stumps 

were observed around the site. We recommend 

stump grinding as an aesthetic measure.  

 

An irrigation system with two programmable 

controllers is installed, but the system does not serve 

the overwhelming majority of the grassy areas. Only 

those grassy areas quite close to the building 

perimeter purposefully receive irrigation water. We 

make no recommendation to extend the irrigation 

system to cover the entirety of the grassy areas. No 

irrigation vault covers were removed during our site 

visit. 

 

We are including an allowance for general landscape 

upgrades; this allowance includes within it funds for 

stump grinding. The allowance is included as a single 

line item in the Immediate Needs and Replacement 

Reserves Analysis Spreadsheet (the Spreadsheet). 

 

B.02 Parking, Driveways, and Concrete 

Site Work 
 

The physical condition of the parking, driveways, and 

concrete site work appeared “Good” to “Fair”. 

 

On-site parking is provided in an asphalt-paved 

surface lot with a total of 86 stalls. The subject 

property’s parking area is contiguous with that of 

the adjacent property to the south. To reach the 

other property’s parking area, one must use the 

drive aisles on the subject property. An easement for 

parking access is in effect and is assigned to Country 

Club Gate Center. 

 

The asphalt paving was last resealed and restriped in 

October of 2015. We typically recommend resealing 

and restriping on a five year schedule; this work is 

recommended during the reserve term. 

 

The current municipal code requirement for off-

street parking for office occupancies is 1 per 300 SF 

of floor area; this would require 71 stalls for the 

subject building. The provided parking exceeds that. 

 

The asphalt paving has several meandering and 

linear cracks; alligator cracking was also observed, as 

was evidence of past asphalt repairs. Overall surface 

degradation was also observed in several areas 

where a rough, deteriorated surface is evident. Full-

depth and minor repairs are recommended along 

with resealing and restriping the asphalt paving.  

 

Concrete public sidewalks and concrete curbs are 

installed along Forest Lodge Road. There are two 

concrete curb cuts for vehicular access.  A concrete 

curb ramp for wheelchair access is located on the site 

to the south of the main building entrance. Concrete 

walkways are provided adjacent to the building. 

Concrete site work appeared in generally “Good” 

condition though some minor deficiencies were 

observed, such as meandering cracks and cracks 

creating voids in the concrete; these deficiencies are 

minimal and do not warrant a recommendation for 

remedial measures since they are primarily an 

aesthetic concern. Concrete cracks naturally as part 

of its aging process.  

 

We also observed several locations where there are 

changes in elevations in excess of ¼ inch between 

concrete sidewalk panels or at cracks. These 

represent tripping hazards. We recommend concrete 

grinding to eliminate the minor changes in elevation. 

In those places where the elevation change or 

damage is more egregious, we recommend that 

complete concrete panel replacement be 

undertaken.   

 

Costs estimates for concrete repairs and for asphalt 

paving repairs, resealing, and stall restriping are 

included in the Spreadsheet. 

 

B.03 Site Drainage 
 

The physical condition and adequacy of site drainage 

appeared “Good”.  

 

The property was observed in dry weather. 

Walkways, landscaping, and the asphalt-paved areas 

are sloped to convey water away from the building. 

Surface drainage is by sheet flow to drain inlets 

located in the parking lot and in other areas around 

the site, as well as to drive aisles and street gutters. 

Storm water is conveyed to the municipal storm 

water main beneath the Forest Lodge Road. Parking 

lot and other drain inlets were generally clear of 

dead vegetation and other debris.  
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There is however one drain inlet near the main 

building entrance that requires attention. It 

presently has a small wooden frame around it with a 

plywood cover. The frame and the plywood cover 

are in a degraded condition. Much of the drain grate 

is covered with rocks and dead vegetation. We 

recommend that the drain be cleared and that a 

more permanent solution for an inlet cover and 

frame be designed and constructed. 

 

Minor accumulations of dead vegetation were 

observed at some drain inlets; cleaning is 

recommended. This is a matter of routine 

maintenance and a cost estimate is not included in 

the Spreadsheet. 

 

The site is located within FEMA Flood Zone X 

(unshaded) per FIRM Panel No. 06053C02306H, 

dated June 21, 2017. FEMA describes Flood Zone X 

(unshaded) as an area of minimal flood hazard, 

usually depicted on flood maps as above the 500-

year flood level. Zone X is the area determined to be 

outside the 500-year flood and protected by levee 

from a 100-year flood. 

 

The property manager reported no instances of 

flooding into the building over the last six years, the 

time period about which we inquired. 

 

A cost estimate for remedial measures to address the 

problematic drain inlet is included in the Spreadsheet. 

 

B.04 Miscellaneous Items and Support 

Structures 
 

The physical appearance of the miscellaneous items 

appeared “Good” to “Fair”. 

 

There is a small, detached wood-framed garage to 

the east of the subject property. That building is on 

an adjacent parcel and is not within the scope of 

work for this project. 

 

A concrete masonry unit (CMU) trash enclosure is 

located along the east elevation of the east wing. 

The enclosure is open to the sky and has a pair of 

chain-link gates. Unpainted wood slats are 

interwoven into the chain-link. The wood slats are in 

a degraded condition; slat replacement is 

recommended. This is a minor repair and a cost 

estimate is not included in the Spreadsheet. 

The property manager reported that this trash 

enclosure and its dumpster are shared with the 

building—likely the office building—on the parcel to 

the south. 

 

Short CMU retaining walls are located on the subject 

parcel.   A taller set of CMU retaining walls is located 

along the south site perimeter on its east side. It is 

unknown on whose property the taller retaining wall 

and fences are situated. 

 

The CMU trash enclosure and the retaining walls 

have a generally run-down appearance. For the 

exterior elements that are the responsibility of the 

owner of the subject property, pressure washing is 

recommended. This is a matter of routine 

maintenance and a cost estimate is not included in 

the Spreadsheet. 

 

B.05 Fencing and Screening 
 

The physical condition of the fencing appeared 

“Good” to “Fair”. 

 

As noted above, a black-painted chain-link fence is 

located along a length of the south property line in 

the eastern portion of the parcel. It is unknown on 

whose property this fence is situated. 

 

The fence has peeling paint. Should this fence be the 

responsibility of the owner of the subject property, 

repainting is recommended as part of the general 

exterior repainting discussed in Section C.02. A 

separate line item for the fence is not included in the 

Spreadsheet.  

 

B.06  Signs and Identification 

 
The physical condition of signage appeared “Good”.  

 

A small monument sign, approximately 54 inches in 

height, is located near the east curb cut on its west 

side. The sign is double-faced and non-illuminated; it 

is mounted on a small, precast concrete slab. The 

sign is likely metal-framed and has painted, textured 

finishes on metal face panels. The sign carries the 

address of the subject building (511) and that of the 

office building on the adjacent parcel to the south 

(220), in addition to some tenant names. 
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A freestanding painted, wood-framed tenant 

directory sign is located in a landscaped area near 

the main entrance of the subject building. 

 

Painted elements of the signs should be repainted as 

part of the general exterior repainting discussed in 

Section C.02. 

 

B.07 Stairs, Landings, and Railings 
 

The physical condition of the stairs, landings, and 

railings appeared “Good” to “Fair”.  

 

Two sets of exterior stair are provided.  At the main 

entrance, the set of concrete-paved stairs with brick 

accents has only two risers. A wheelchair ramp is 

adjacent to these stairs. Painted steel tube handrails 

are provided at the stairs and ramp. These site 

elements appeared in generally “Good” condition.  

 

Along the north elevation of the west wing, a set of 

cast-in-place concrete stairs with wood railings is 

installed. These stairs have a generally run-down 

appearance with peeling and faded paint in evidence 

on the railings; we evaluate these stairs as in “Fair” 

condition. In lieu of recommending remedial 

measures for these stairs, we are recommending in 

Section G.02 that new, fully Accessibility compliant 

railings be installed. 

 

Deficiencies for stairs and railings for Accessibility 

are discussed in Section G.02. 

 

B.08 Support and Dock Areas 
 

Support and loading dock areas in the sense of a 

dedicated deck or apron served by large doors—

typically overhead coiling doors—are not provided.  

Deliveries can be made at the main pedestrian 

entrance door. 

 

Though there is a small overhead coiling door near 

the southeast corner of the east wing, it has been 

walled-off on its interior side, making it inaccessible. 

The exterior of this door should be repainted as part 

of the general exterior repainting discussed in 

Section C.02. 

 

 

 

C. EXTERIOR ENVELOPE 

 
The building’s exterior envelope includes a flat roof 

HVAC equipment well with a BUR system. Around 

the building perimeter, a concrete tile roofing 

system is installed on the mansard pitched roof 

areas. Exterior finishes consist of wood plank siding 

with a vertical orientation with an elastomeric paint 

finish. Black anodized aluminum-framed windows 

are installed on all elevations.  

 

C.01   Roof and Accessories 
 

The physical condition of the roofing systems and 

accessories is evaluated as “Good” to “Poor”.  

 

A 4-ply BUR system is installed in the HVAC 

equipment well where a flat roof with minimal 

slopes is provided. The roofing system has a white 

mineral granule top sheet; granule separation from 

the cap sheet is evident.  Small accumulations of 

separated granules were observed in numerous 

locations, particularly near roof drains and in areas 

of past ponded water. We evaluate the BUR system 

as in generally “Poor” condition. 

 

We assume the BUR system dates to August of 2007. 

A building permit for a re-roofing project, No. 6529, 

was finaled on the 28
th

 day of that month. The BUR 

system has an overall run-down appearance with 

evidence of past repairs and past ponding observed 

in numerous locations.  

 

Owing to the observed degraded condition and 

evidence of egregious deferred maintenance, the 

remaining useful life of the BUR system is uncertain 

and likely shorter than typical reserve assumptions. 

Though the system is still possibly within its nominal 

20-year EUL, deferred maintenance over the life of 

this roof causes us to evaluate that the effective age 

of the roof is well beyond 20 years. We recommend 

replacement of the BUR system during the reserve 

term.  This recommendation is made primarily to 

mitigate leak risk, damage to interior finishes, 

damage to structural elements, and tenant 

disruption. 

 

A gray mineral granule cap sheet is applied on the 

vertical inside faces of the 8 foot tall parapets at the 

equipment well; this membrane should also be 

replaced in conjunction with the replacement of the 
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horizontal roofing system. We suggest that a single-

ply thermoplastic polyolefin (TPO) roofing system be 

chosen as the new roofing system for both the 

vertical and horizontal surfaces of the equipment 

well. New flashings and parapet caps should also be 

provided. 

 

Around the perimeter of the building, a concrete tile 

roofing system is installed on the mansard pitched 

roof areas. The age of the concrete tile roofing 

system is unknown, though we assume it may well 

date to original construction in 1986. 

 

The concrete tile roofing system appeared in 

generally “Good condition, though its assumed 

age—40 years old—is readily apparent. Lichen 

growth is evident. Though several broken tiles were 

observed—and should be repaired as a matter of 

routine maintenance—these types of roofs can last 

50 years or longer provided leaks are addressed in a 

timely manner and damage to the substrate is 

avoided.  

 

We typically do not include items of routine 

maintenance as line items in the Spreadsheet, 

except in the instance where egregious damage was 

observed or appears imminent. Where damaged 

tiles were observed, the quantity of them is not 

egregious and no current known leaks through the 

roofing systems were reported by the building 

manager. 

 

Replacement of the concrete tiles does not appear 

necessary during the reserve term. However, should 

leaks though the concrete tile roofing system 

become problematic, replacement as an optional 

Modernization item is recommended. 

 

Roof warranty information was requested, but not 

provided at time of writing. We assume that the 

original installer’s warranties long ago expired. It is 

possible that the warranty for the BUR system 

installed in 2007 has not yet time expired; the 

roofing system may have carried a 20-year warranty, 

though this is only speculation.  For all intents and 

purposes, it appears safe to assume that roof 

warranties are no longer in effect, or that they will 

expire early in the reserve term. 

 

Roof maintenance and repair costs are paid for by 

the owner with the costs passed through to the 

tenants. Routine roof maintenance is provided on a 

quarterly schedule, and also if and when needed. 

 

We recommend an annual contract be initiated and 

maintained to provide scheduled periodic 

inspections, cleanings, and minor repairs of the new 

roofing systems, when installed. This contract is a 

matter of routine maintenance and a cost estimate 

is not included in the Spreadsheet. 

 

Roof Drainage 

 

The flat roof equipment wells have minimal slopes 

conveying storm water to atrium-grated roof drains 

located in shallow sumps; open pipe overflow drains 

are provided for overflow protection. Copper HVAC 

condensate drain lines are routed to roof drain 

locations. 

 

To promote improved drainage and mitigate ponded 

water, we recommend that new tapered insulation 

be installed in conjunction with the new flat roof 

system. 

 

Our cost estimates for the new roofing systems are 

for complete tear-off systems and are included in the 

Spreadsheet; the line item for the concrete tile roof 

replacement is included in the separate 

Modernization category.  

 

C.02 Exterior Finishes  

 
The physical condition of the building exterior 

appeared in “Good” to “Fair” condition, with the bias 

towards “Fair”. 

 

Exterior finishes consist of irregular width wood 

plank siding with a vertical orientation; the siding 

has an elastomeric paint finish (cream color). 

Horizontal and vertical wood trim pieces are painted 

in a darker accent color (rust red). The age of the 

exterior paint finishes is unknown. The exterior of 

the building has a somewhat run-down appearance. 

Spider and insect webs are in evidence in numerous 

locations. Repainting of all exterior elements provided 

with a paint finish is recommended during the reserve 

term; the webs should be cleaned off before 

repainting. 

 

Rotten wood was observed in several locations. It is 

most egregious on the west elevation L-shaped 
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balcony on the west wing.  We recommend that all 

rotten wood be replaced in conjunction with the 

complete exterior repainting recommended in this 

section. 

 

The current condition of the exterior finishes may 

negatively impact potential and current tenant 

perception and leasing competitiveness. We 

observed what we categorize as egregious deferred 

maintenance with the building’s exterior finishes—

especially regarding the rotten wood—and we note 

that the exterior appearance of the building plays an 

outsized role in the perception of overall asset 

condition. 

 

Lichen growth on the balcony floor outer edge trim 

and at the pitched roof eave outermost trim was 

observed. Lichen growth should be removed prior to 

repainting to identify if rotten wood is present 

beneath the growth. 

 

Cost estimates for complete exterior repainting and 

an allowance for rotten wood replacement are 

included in the Spreadsheet. 

 

C.03 Doors, Windows, and Skylights 
 
The physical condition of doors, windows, and 

skylights appeared “Good” to “Fair”. 

 

We assume all these building elements date to 

original construction, with the possible exception of 

the main entrance doors. 

 

Black anodized aluminum frame windows in 

elongated punched openings are installed on all 

elevations. The single-pane glazing has a light gray 

integral tint. Windows have both fixed and operable 

lites. We observed no drooping, shrunken, or 

displaced rubber window seals, but our examination 

of these building elements was not comprehensive. 

Observations of second floor windows were typically 

made from grade, except for those windows 

adjacent to the balconies. 

 

No known, current leaks at window and exterior wall 

systems were reported by the property manager. A 

recent window leak has reportedly been repaired. 

Though the tenant, California America Water, told us 

during the site visit that leaks at two windows on the 

first floor—that had reportedly been repaired—are 

believed to persist. Should leaks still be present, the 

cost to provide remedial measures is covered by the 

contingency allowance described in the following 

paragraph. 

 

Owing to the assumed age of the windows, we are 

including an allowance for window seal repairs/ 

replacement during the reserve term, should water 

penetration issues at windows develop. This 

recommendation is not predictive, but it is made as 

a contingency measure to maintain the windows in 

“Good” condition.  

 

Two displaced window screens were observed on 

the L-shaped balconies; replacement is 

recommended. This is a minor repair and a cost 

estimate is not included in the Spreadsheet. 

 

The exterior main entrance doors are black anodized 

aluminum storefront type with laminated glazing 

matching the windows. Painted wood doors, likely 

hollow-core, are provided at secondary exits.  

Painted wood doors with glass lites are also provided 

for balcony access and at the southwest corner of 

the building. The exterior wood doors and their 

frames should be repainted as part of the general 

exterior repainting discussed in Section C.02. 

 

Four skylights are installed in the flat roof area; there 

are two skylights on each wing. The skylights 

appeared in “Fair” condition. They have Kynar-

coated aluminum frames and square domed 

polycarbonate or acrylic lenses. The frames measure 

60” x 60”. One lens is transparent and bronze 

colored; the other three are translucent white. We 

recommend that the skylights be replaced during the 

re-roofing discussed in Section C.01. 

 

Cost estimates for window seal maintenance and for 

new skylights are included in the Spreadsheet. 

  

C.04 Patios, Terraces, & Balconies 

 
The physical condition of the balconies appeared 

“Good” to “Fair”, with the bias towards “Fair”. 

 
Patios and terraces are not provided. 

 

There are two L-shaped balconies, one on each wing 

of the building. They are accessible from the interior. 

They have a concrete deck and painted wood-
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framed guardrails; the railings do not comply with 

current codes for baluster spacing. Though not 

measured, the railings do not appear to meet the 

current code height requirement (42 inches). We 

recommend as an optional Modernization item, that 

new compliant guardrails be installed. 

 

A third balcony with a seating area is located in the 

reentrant angle above the main entrance on the 

west wing. This balcony has a wood-framed deck and 

a solid, wood-framed guardrail. Though not 

measured, this railing does appear compliant with 

code for height. 

 

A cost estimate for new code compliant guardrails on 

the L-shaped balconies is included in the Spreadsheet 

in the separate Modernization category. 

 

D. Structural Elements 
 

The building was likely designed and constructed to 

meet the requirements of the 1982 edition of the 

UBC. This is a pre-Northridge earthquake edition of 

the building code which had significantly less 

stringent seismic resistance requirements than code 

editions published after that earthquake, which 

occurred on January 17, 1994. The first post-

Northridge edition of the code was the 1997 UBC. 

No evidence that seismic structural upgrades have 

been performed was found in building permit 

records and none was observed in visible structural 

elements. The property manager also reported that 

none had been performed to her knowledge. 

 

We observed no anomalies in the structural 

members which were visible, though opportunities 

for observations of such members are highly limited 

in this building. 

 

 D.01 Foundations 
 

The physical condition of the foundation appeared 

“Good”.  

 

The ground floor is a reinforced concrete slab-on-

grade. The foundation likely consists a continuous 

shallow spread footing around the building 

perimeter. The slab is visible in only a very small 

portion of the building in the first floor janitor’s 

closet. 

 

No signs of significant building settlement, distress, 

or overloading were noted at any of the foundation 

elements we observed during our site visit. The 

property manager reported no instances of known 

soil subsidence or differential settlement of the 

concrete slab. 

 

In first floor breakrooms where vinyl composite tile 

(VCT) is installed, some typically minor edge 

puckering of the tiles was observed; this can be 

caused by water migration through the concrete 

foundation slab when an impermeable floor finish—

such as VCT—is installed. We recommend that 

calcium chloride testing be performed to determine 

the water pressure through the slab as an 

informational measure.  

 

Should the water pressure be of a threshold high 

enough to justify the installation of a new surface 

applied waterproof membrane, we recommend that 

the VCT be removed in the affected areas and the 

surface of the concrete slab be bead blasted and 

sealed with a waterproof membrane. Thereafter, a 

new floor finish can be installed. Complete re-sealing 

and re-flooring would be best accomplished during a 

tenant improvement (TI) project when the space has 

been vacated. 

 

We are including an allowance for this testing in the 

Spreadsheet. We are also including a contingency 

cost estimate for remedial measures to mitigate 

water migration and for the installation of new floor 

finishes. Since the results of the recommended 

water pressure testing are unknown—as is the floor 

area for which remedial measures would need to be 

applied—our estimate must be understood to be an 

order-of-magnitude figure only. The cost for these 

remedial measures and for the application of new 

VCT flooring is in the $8.00 to $10.00/SF range. Our 

optional Modernization estimate is based on an 

assumed 1,000 SF of affected area. 

 

D.02 Wall Construction 
 

The physical condition of the wall construction 

appeared “Good”.  

 

The perimeter and interior walls are of conventional 

Type V wood stud framing.  All observed walls 

appeared plumb. No leaks through exterior walls were 

reported. 
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D.03 Roof/Floor Framing 
 

The physical condition of roof and floor framing 

appeared “Good”.  

 

The roof and second floor structural systems consist 

of conventional Type V wood framing.  The second 

floor and flat roof deck are framed with metal web 

and wood truss joists; panelized plywood decks are 

installed on the roof and second floor levels. The 

pitched roofs have 2x wood stud rafters and struts 

and a plywood deck. 

 

E. Interior Finishes 

 
Common areas are provided; the building is 

currently configured for four tenants.  

 

The installation and maintenance of tenant space 

interior finishes are a tenant responsibility under the 

terms of typical triple-net leases. The costs to 

replace and maintain tenant space interior finishes 

are an ongoing maintenance expense and a tenant 

responsibility.  

 

The costs to replace and maintain common area 

interior finishes are an ongoing maintenance 

expense and the responsibility of the building owner.  

 

Costs for both tenant space and common area 

interior spaces are not included in the Spreadsheet 

unless egregious damage or deterioration is present, 

none of which was observed during our site visit. 

 

E.01 Floor & Base Finishes 
 

The physical condition of floor and base finishes 

appeared “Good”. 

 

Office Areas 

 

Broadloom carpet is installed with a 4” top-set 

rubber base. 

 

Corridors and Lobbies 

 

Broadloom carpet with a 4” top-set rubber base is 

provided in corridors and the second floor elevator 

lobby. The first floor lobby has polished stone floor 

tiles with a matching stone base. 

Restrooms 

 

Restrooms are provided with ceramic tile flooring 

and matching base.  

 

Secondary Spaces 

 

Breakrooms, storerooms, and copier rooms have 

VCT as the typical floor finish; a 4” top-set rubber 

base is provided. The first floor janitor’s closet has 

the exposed concrete slab as the floor finish. The 

second floor janitor’s closet has the exposed 

plywood deck as the floor finish. No base molding is 

provided in the janitor’s closets. 

 

E.02 Wall Finishes & Doors 
 

The physical condition of wall finishes and doors 

appeared “Good”. 

 

Hollow core doors with wood veneer facings are 

installed in the overwhelming majority of interior 

locations; the doors likely have a cellular core of 

expanded corrugated kraft paper with particleboard 

lock blocks. Lever door handle hardware is provided. 

  

Office Areas 

 

Painted gypsum board walls are provided. 

 

Corridors and Lobbies 

 

Painted gypsum board walls are provided. 

 

Restrooms 

 

Ceramic tile wall facings are the predominant wall 

finish. Fluted fiber composite wall panels are also 

installed.  

 

Secondary Spaces 

 

Painted gypsum board walls are typically provided. 

The walls are unpainted gypsum board in the 

janitor’s closets. 

 

E.03  Ceiling Finishes 
 

The physical condition of ceiling finishes appeared 

generally “Good”.  
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Office Areas 

 

Suspended 24” x 48” acoustical ceiling tiles systems 

are installed. 

 

Corridors and Lobbies 

 

Suspended 24” x 48” acoustical ceiling tiles systems 

are installed in the second floor corridor and 

elevator lobby. Painted gypsum board is the ceiling 

finish in the first floor lobby. 

 

Restrooms 

 

Painted gypsum board is the ceiling finish. 

 

Secondary Spaces 

 

Breakrooms, storerooms, and copier rooms have 

suspended 24” x 48” acoustical ceiling tiles systems. 

The janitor’s closets have painted gypsum board 

ceilings. A small service room on the second floor 

has the exposed roof structure above as the ceiling 

finish. 

 

E.04 Interior Stairs 
 

The physical condition of interior stairs appeared 

“Good”. 

 

Three sets of wood-framed interior stairs are 

provided.  The stairs are carpeted with closed risers 

and painted steel tube or stained wood railings. The 

stairs, railings, dimensions—though not measured—

and tread striping appear to meet current building 

code requirements, including those for Accessibility.  

 

F. EQUIPMENT AND SYSTEMS  
 

Twelve roof-mounted packaged units with natural 

gas-fired furnaces are installed. The total cooling 

capacity is 43 tons; total heating input capacity is 

864,000 BTU/hr.  

 

The building’s electrical system consists of a 1,200 

amp, 208Y/120 volt, three-phase, four-wire main 

service entrance switchboard fitted with a 1,200 

amp main disconnect. Copper wire-in-conduit runs 

are installed for distribution needs.  

 

California American Water provides water service. 

The City of Pacific Grove provides sewer service. The 

building is fully fire sprinklered. A fire alarm system 

is installed.  

 

Natural gas is consumed by the twelve rooftop 

packaged unit furnaces and the water heater. 

 

An easement for gas and electric utility service has 

been granted to PG&E. An easement for water utility 

service has been granted to California American 

Water. 

 

F.01 Meters 
 

The physical condition of the observed utility meters 

appeared “Good”. 

 

One PG&E Smart Meter is installed on the main 

electrical service entrance equipment, which is 

located in an exterior set of enclosures along the 

east elevation of the east wing. There are also four 

empty meter slots. 

 

PG&E provides natural gas to the property from a 

meter cluster on the adjacent parcel to the south. 

An automatic seismic shutoff valve is not installed. 

 

California American Water supplies domestic, fire, 

and irrigation water service to the property; it 

appears water is provided via an underground feed 

from the adjacent property to the south. Two 

pressure reducing valves (PRV) are installed where 

the domestic water service enters the building 

adjacent to the south elevation of the east wing. 

 

Several water utility vaults are located on the parcel 

to the south in close proximity to the subject 

building near the PRVs. No vault covers were 

removed during our site visit. 

 

F.02 Mechanical - HVAC  
 

The HVAC systems are evaluated in “Good” to “Fair” 

physical and operational condition, with the bias 

towards “Fair”. 

 

All cooling units use R-22 refrigerant, which is being 

phased-out as part of the Montreal Protocol, which 

the United States committed to as a collaborative, 

international effort to regulate and phase out ozone-
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depleting substances. In 2010, the U.S. called for the 

end of newly manufactured air conditioning units 

and heat pumps that use R-22 because of its 

particularly harmful impact on the ozone layer when 

released into the air. On January 1, 2020, the 

U.S. Environmental Protection Agency (EPA) banned 

the production and import of R-22. R-22 will become 

more scarce and costly during the evaluation period.  

 

Space Cooling and Heating 

 

Twelve roof-mounted packaged units with natural 

gas-fired furnaces are installed. Total cooling 

capacity is 43 tons; total heating input capacity is 

864,000 BTU/hr. The packaged units were 

manufactured by Bryant. Overall cooling density is 

499 SF per ton. The density is higher (worse) than the 

range (250 to 450 SF per ton) considered normal for 

buildings in this service and geographical location. 

The tenant California American Water indicated that 

the cooling capacity seems inadequate for their 

tenant space in the open office areas. Indeed, on the 

day of our site visit—a day when the outside 

temperature was in the high 80s—the temperature 

in those portions of the building felt warm. The 

provided cooling capacity is not meeting standard 

occupancy cooling requirements and may impact 

tenant comfort and usability during peak conditions. 

 

The heating density is 40.2 BTU/hr per SF. This is well 

above (better than) what is considered a normal 

range for buildings in this service and geographical 

location (12-18 BTU/hr per SF) and appears 

adequate for current tenant needs.  

 

The packaged units were manufactured and installed 

in 2007. They will reach their nominal 20-year EUL 

during the reserve term. Replacement of the twelve 

packaged units is recommended as a near-term 

item. This recommendation is made in no small part 

owing to the approaching functional obsolescence of 

the installed packaged units due to R-22 refrigerant 

phase-out and the increasing difficulty and cost of 

future servicing.  

 

Control System 

 

Digital, programmable thermostats regulate interior 

temperatures in their dedicated zones.  

 

 

Ventilation 

 

Roof-mounted exhaust fans and static vents provide 

ventilation for the restrooms, breakrooms, and 

janitor’s closets. The packaged units are also likely 

fitted with economizers to utilize outside air when 

weather conditions are favorable. 

 

Equipment 

 

HVAC equipment maintenance and repair costs are 

paid for by the owner with the costs passed through 

to the tenants. The attached mechanical equipment 

list provides a brief description of the installed core 

HVAC equipment and indicates the age and estimated 

remaining useful life expectancy of the installed units.  

 

Based on the age of the equipment, the one-year 

installer and manufacturer’s limited warranties for the 

HVAC equipment have all expired. 

 

A 3 ton mini split-system has been installed by 

California American Water to provide dedicated 

cooling to their server room; this split-system does 

not contribute to core building cooling. The system 

was manufactured by CAC/BDP (Carrier) in 2021 and 

installed in 2022. 

 

A cost estimate to replace the existing roof-mounted 

HVAC equipment is included in the Spreadsheet.  We 

further recommend that more than 43 tons of cooling 

capacity be provided by the new equipment. For cost 

estimating purposes, we are using 55 tons in the 

Spreadsheet. This tonnage would yield a cooling 

capacity of 390 SF/ per ton. We recommend that a 

mechanical engineer be consulted to determine more 

definitively the amount of cooling capacity required; 

there is no cost estimate associated with this 

recommendation. 

 

F.03 Electrical 
 
The physical condition of the electrical systems 

appeared “Good” to “Fair”. 

 

Power Supply  

 

PG&E transformers are located on a concrete pad 

and in underground vaults on the adjacent parcel to 

the south; this equipment is near the southeast 

corner of the subject building and near its main 
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electrical service entrance equipment. We assume 

one of these transformers serves the subject 

property.  

 

The property is provided with 208Y/120 volt, 3-

phase, 4-wire electrical service. The main electrical 

service entrance switchboard is installed in an 

exterior enclosure; the switchboard, the sub-mains, 

and the main disconnect are rated at 1,200 amps. 

This equipment and the smaller branch circuit 

breaker panels inside the building were 

manufactured by Square D. This equipment likely 

dates to original construction, though it is possible 

that the interior branch panels may be newer. 

Copper wire-in-conduit runs feed building electrical 

needs.  Ground fault circuit interrupter (GFCI) 

receptacles were observed at all required wet 

locations. 

 

Using 1,200 amps as the total building amperage 

capacity, overall building electrical density is 16.1 

watts per SF, which is within a range considered 

adequate for buildings in this service and geographical 

location (12 to 18 watts per SF).  

 

No evidence of infrared scanning of the electrical 

distribution system was observed. Scanning detects 

hot spots and loose connections that develop over 

time, identifying problems early and preventing 

costly repairs in the future. We recommend that 

infrared scanning be conducted on a triennial basis. 

 

Circuit breakers rated at 1,000 amps and higher are 

not required to be tested on 208 volt systems. 

 

We observed rust on the exterior switchboard 

enclosures with rust-through in places. Owing to the 

likely age of this equipment (40 years old) and the 

degraded condition because of the rust, we 

recommend that the main service entrance 

equipment be replaced. 

 

Cost estimates for infrared scanning and to provide 

new main service entrance equipment are included 

in the Spreadsheet.  Main electrical service entrance 

equipment replacement is recommended as an 

Immediate Need line item owing to the corrosion and 

the age of the equipment. We further note the 

increased risk of failure and potential service 

disruption posed by the rust-through and possible 

water intrusion into the enclosures and the impact 

such a failure would have on tenant habitability. 

 

Lighting 

 

We assume that LED lighting fixtures are installed in 

the two tenant spaces we entered and in the common 

areas. The majority of fixtures are recessed 2-lamp 

strip fixtures with acrylic diffusers installed in the 

ceiling grids. Recessed 4 inch can fixtures and pendant 

downlights are installed in restrooms. Lighting 

operates on 120 volts. 

 

Exterior Lighting 

 

Surface mounted LED downlights are provided on 

the eaves and in the main entrance canopy. Single-

head, pole-mounted LED fixtures are installed in the 

parking lot. 

 

Energy Management System 

 

A building management system (BMS) for the HVAC 

equipment is not installed. Time clocks control both 

interior and exterior lighting. Proximity sensor and 

manual light switches are installed. 

 

Emergency Power 

 

A diesel-fired Kohler emergency generator is 

installed on a concrete pad along the east elevation 

of the east wing; it was installed and is maintained 

by California American Water. As tenant-installed 

equipment, its evaluation is outside the scope of 

work for this report. 

 

Emergency lights and illuminated exit signs have 

battery back-up power. The batteries were last 

replaced in February of 2023. 

 

F.04 Gas 
 

The physical condition of the gas equipment and 

distribution system is evaluated as “Good”.  

 

A gas meter cluster is located on the adjacent parcel 

to the south; we assume one of the meters serves 

the subject property. An automatic seismic shutoff 

valve is not provided at any meter in the cluster or 

for the primary gas service line itself; installation of a 

shutoff valve is recommended.  
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Gas is consumed by the twelve roof-mounted 

furnaces in the packaged units and by the single water 

heater. Flexible gas line connectors are installed on all 

gas-fired equipment. 

 

A cost estimate to provide an automatic seismic 

shutoff valve is included in the Spreadsheet. 

 

F.05 Plumbing 
 

The physical condition of the plumbing appeared 

“Good”. 

 

Supply Piping 

 

California American Water supplies domestic, fire, 

and irrigation water service to the property; it 

appears water is provided via underground feeds 

from the adjacent property to the south. Above-

ground backflow prevention devices were not 

observed. 

 

Waste Piping 

 

Wastewater and vent piping within in the building is 

hubless cast iron. Underground waste piping is 

polyvinyl chloride (PVC).  

 

The City of Pacific Grove requires a sewer lateral 

inspection as a mandatory measure prior to the sale 

of real property; we recommend that a video snake 

inspection of the underground sewer lines be 

conducted by a licensed plumber to evaluate the 

condition of the underground sewer lines. This 

inspection must be conducted prior to title transfer. 

 

Fixtures 

 

Men’s and women’s restrooms are provided on both 

floors. The first floor restrooms are within the tenant 

space of California American Water, who occupies the 

entirety of the first floor. Second floor restrooms are 

in a common area. Low flush volume toilets and 

urinals are installed. Toilets are floor-mounted, flush 

valve units. All toilet room fixtures have proximity 

sensor flush actuation. White ceramic sinks are 

mounted under-counter. Proximity sensor faucet 

controls are provided. 

 

All four restrooms received new interior finishes and 

plumbing fixtures in the early 2020s. 

Domestic Hot Water 

 

Domestic hot water is provided by one Bradford 

White gas-fired heater with a 40 gallon capacity. It 

was manufactured in October of 2017 and is located 

in the second floor janitor’s closet. We assign a 15-

year EUL to residential tank-type water heaters.  The 

unit has a flexible gas line connection and compliant 

seismic strapping. Replacement during the reserve 

term appears unlikely, barring premature failure. 

 

The cost estimate for a video snake sewer line 

inspection is included in the Spreadsheet. 

 

F.06 Fire Protection  
 

The physical condition of the fire protection systems 

appeared generally “Good”. 

 

Firewater Distribution and Suppression Devices 

 

The building is fully fire sprinklered with a wet pipe 

system.  Both the annual (March 2026) and five-year 

(March 2024) sprinkler system inspections are 

current.  Spare sprinkler heads are found in a wall-

mounted box in the first floor janitor’s closet. The 

riser is in an exterior location near the southwest 

corner of the west wing. Water pressure at the riser 

was observed at 116 psi. 

 

Five lb. ABC fire extinguishers are installed throughout 

the building, typically in semi-recessed wall cabinets; 

some are simply wall-mounted. All observed 

extinguishers had current annual inspection tags 

(October 3, 2025). 

 

Fire Alarm Systems 

 

The building is protected by a Honeywell FireLite 

addressable fire alarm control panel (FACP), model 

MS-9200UDLS. The fully addressable panel with 198 

points monitors smoke detectors, manual pull 

stations, and riser tamper and flow switches. If alerted 

the panel signals building horns, strobes, and the 

building fire bell. The panel also transmits system 

status (alarms, supervisories, troubles, AC loss, etc.) to 

a Central Station via the public telephone network. 

Both remote and local programming of the FACP is 

possible. 
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Fire alarm device placements appeared compliant 

with current codes, including those for Accessibility. 

The required annual fire alarm inspection is current, 

dated February 2026. 

 

The existing FACP is no longer made and supported by 

the manufacturer. Owing to its obsolescence, we 

recommend FACP replacement during the reserve 

term. 

 

Smoke Detectors 

 

Ceiling mounted smoke detectors were observed 

throughout the building. We assume that in-duct 

smoke detectors are installed for the HVAC system.  

 

The cost estimate for a new FACP is included in the 

Spreadsheet. 

 

F.07 Other Systems 
 

Other systems were not observed. 

 

F.08 Security System 
 

Only one tenant, California American Water, has a 

security system installed. It has been installed and is 

maintained by the tenant. Evaluation of this system is 

outside the scope of work for this report. 

 

F.09 Vertical Transportation and  

 Conveying Systems 
 

The physical condition of the vertical transportation 

system appeared “Good”. 

 

One hydraulic elevator rated at 2,500 lbs. is installed; 

it likely dates to original construction. The hydraulic 

pump equipment, controller, cab interior, and control 

panel were modernized in 2007. The new controller is 

a digital unit, likely replacing older relay-type 

equipment. Operation appeared normal during our 

rides on the elevator with nominal wait times.  

 

The two-stop elevator has polished stone tile flooring, 

wood veneer laminate wall panels, an acrylic diffuser 

suspended ceiling grid, and brushed stainless steel 

control panels and door jambs. Strip fixtures above 

the diffuser grid provide lighting. A stainless steel tube 

handrail is affixed to the rear wall of the cab.  

The inspection permit on display in the cab has 

expired. However, the property manager provided us 

with a copy of the recently received valid permit; a 

copy is included in the Appendix. 

 

The latest five-year load test of the hydraulic elevator 

was performed by Schindler Elevator and occurred in 

February of 2026. An elevator maintenance contract 

is in effect with Schindler. 

 

G. ACCESSIBILITY COMPLIANCE 
 

The Accessibility Standards of the California Building 

Code (CBC), as adopted by the Pacific Grove Building 

Department, establish guidelines to afford access and 

mobility to a site or building to persons with 

disabilities. The standards are modeled on the 

Americans with Disabilities Act (ADA) which prohibits 

discrimination to access and use of areas of public 

accommodation and commercial facilities on the basis 

of disability.  

 

Public-accessible facilities completed and occupied 

after January 26, 1992, are required to comply fully 

with the Americans with Disabilities Act Guidelines 

(ADAAG). In California, all new construction, as well as 

substantial renovations and upgrades to existing 

facilities, are required to meet the current 

Accessibility requirements of the CBC for public, 

quasi-public, and multi-residential environments.  

 

Where CBC or local Accessibility requirements differ 

from those found in the ADA and are equal to or more 

stringent than those found in the ADA, the CBC or 

local requirements shall govern. 

 

Older facilities are often held to a lesser standard of 

compliance to the extent allowed by structural 

feasibility, design logistics, historical status, or 

economics. Yet, regardless of age, areas accessible by 

the public must be maintained and operated to 

comply with the federal mandates of the ADA.  

 

During the Property Condition Survey, a limited visual 

observation for Accessibility compliance was 

conducted. The visual observation scope was limited 

to areas of common use, such as the exterior site, 

entry areas, restrooms, doors, and hardware directly 

related to common areas. Off-site areas are typically 

not evaluated. The limited observation described 

herein is not a full Accessibility Compliance Survey. 
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Due to the variable nature of Accessibility compliance 

required of existing buildings and the variable nature 

of enforcement and interpretation of Accessibility 

requirements from community to community, 

analysis of what may be required in any future 

building permit application is outside the scope of 

work for this report, as is an analysis of the possible 

ramifications of legal and financial liability for any 

deficiencies in site and building Accessibility which are 

not remedied. It also bears mentioning that a set of 

plans that have been approved for a building permit 

by the Pacific Grove Building Department will not 

necessarily meet all the applicable requirements of 

the ADA. 

 

Both the tenants and the building owner may be held 

responsible and financially liable for fines, penalties, 

settlements, and for correcting any deficiencies with 

exterior, interior, and toilet room Accessibility in the event 

that a complaint or lawsuit is filed in connection with 

deficiencies in Accessibility at the subject property. 

 

It is outside the scope of work for this report to 

speculate on what degree of Accessibility would be 

required of any future TI project at the subject 

property by the Pacific Grove Building Department. 

Existing buildings—especially somewhat older ones 

built well before the existence of the ADA—can often 

be allowed to provide a significantly lower level than 

full Accessibility compliance owing to financial 

hardship and structural or site constraint infeasibility.  

 

Discussions and negotiations with an Accessibility Plan 

Check engineer both before and during the Plan 

Check process can often result in a lower level of 

Accessibility compliance required with an existing 

building. It is not possible to predict in this report 

what that possible, speculative lower level of 

compliance would entail. 

 

It bears mentioning that full compliance at this 

property is problematic owing to inherent site 

constraints because of the slope. Measures 

undertaken to provide a higher level of Accessibility 

code compliance than currently exists could trigger 

disproportionate costs during future improvements 

or repositioning. 

 

 

 

 

G.01 Parking 
 

The physical condition of parking for Accessibility 

appeared “Good”. 

 

Four Disabled Accessible parking stalls are provided, 

one of which is Van Accessible. This combination of 

Accessible stalls (3 standard + 1 Van Accessible) is 

compliant with current Accessibility requirements.  

The Accessible stalls are located in close proximity to 

the primary pedestrian entrance at the reentrant 

angle on the west side of the building. Compliant 

Accessible stall signage is provided. The towing 

information sign required at the parking lot 

entrances or near the Accessible stalls is provided 

at both curb cuts along Forest Lodge Road. 

 

The Accessible parking stalls and access aisles will 

require restriping in conjunction with the asphalt 

repairs and resurfacing recommended in Section 

B.02. The cost estimates for this are included in the 

Spreadsheet. 

 

G.02 Path of Travel 
 

The physical condition of the Path of Travel 

appeared generally “Good”. 

 

An Accessible path of travel from the public 

sidewalk along Forest Lodge Road to the main 

entrance is not provided. Owing to the slope of the 

site, providing such an Accessible path is 

problematic. 

 

An Accessible path of travel from the Accessible 

parking stalls to the main entrance is provided. One 

set of truncated domes are provided near the 

Accessible stalls. However, it is our interpretation 

that current Accessibility code requires truncated 

domes at the head of each parking stall access 

aisle. Installing two additional sets of truncated 

domes is recommended. 

 

Throughout the building, door widths and 

hardware, thresholds, under-sink clearances, and 

interior stairs appear in general compliance with 

current Accessibility codes. The required ISA 

(International Symbol of Accessibility) sign is 

displayed at the main entrance. 
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The exterior stairs on the north side of the building 

have railings that are not compliant with current 

Accessibility codes; the baluster spacing is too 

wide. Additionally, they have an overall degraded 

physical appearance. The treads of these stairs lack 

the required visually contrasting stripe on each 

tread. We recommend that the existing railings be 

replaced with new, compliant railings and that the 

required stripes be provided on each tread. 

 

Costs estimates to provide new stair railings and 

tread stripes and additional truncated domes are 

included in the Spreadsheet. 

 

G.03 Toilets/Plumbing Fixtures 
 

The physical condition of the toilet rooms and 

plumbing fixtures for Accessibility appeared 

“Good”. 

 

The restrooms on both floors were both remodeled 

in the early 2020s. They appear compliant with 

current Accessibility requirements for hardware, 

mounting heights, drain pipe insulation, and 

dimensions. Horn and strobe alarm devices are 

installed, as required. 

 

Water fountains are not installed.  

 

G.04 Elevators  
 

The physical condition of the elevator for 

Accessibility appeared “Good.” 

 

One passenger elevator is installed. It appeared 

largely compliant with current Accessibility 

requirements. Audible and visual signals and Braille 

control indications are provided. A hands-free 

communications device is installed. Compliant door 

closure arrestors are provided.  Jamb-mounted floor 

designation signage is not provided on either floor, 

installation of the required signage on both sides of 

the elevator door openings is recommended. This is 

a minor repair and a cost estimate is not included 

in the spreadsheet. 

 

 

 

 

 

IV.  CONSULTANT'S QUALIFIERS 
        

 

A. Scope of Work  

 
Ryan Miller Architects was retained to assess the 

existing site’s physical condition, improvements , 

and the building at the subject property; research 

available records; and interview individuals familiar 

with facility operations. We were tasked to identify 

construction and/or code deficiencies and to 

prepare a five-year spreadsheet for immediate and 

replacement reserve expenditures.  

  

B. Methodology 
 

We used industry standard cost estimating guides 

such as R. S. Means and Current Costs by Saylor 

Publications as well as our experience and judgment. 

We conducted spot-check pricing and used prices 

provided by local general contractors. 

 

In preparing the report, we utilized industry 

standard guidelines as a basis for our inquiry 

including the “Standard Guide for Property Condition 

Assessments: Baseline Property Condition 

Assessment Process,” outlined in ASTM E2018-24.  

 

C. Assessment Criteria 

 

In evaluating the property, “Excellent” is the best 

maintained property condition or new construction, 

with all the building equipment operational and no 

repairs necessary. A “Good” rating is for a condition 

that demonstrates consistent building and grounds 

maintenance, and all building equipment in sound 

operating condition, with only a few minor repairs 

needed. A “Fair” rating is for a condition that 

demonstrates some wear or damage present in the 

building and/or grounds elements, requiring repair 

or replacement work. A “Poor” rating is for a 

condition that is clearly the worst, with a uniform 

run-down appearance, damaged building elements, 

or inoperable building systems present. 

 

D. Limiting Conditions 
 

We conducted our site visit without a site escort. We 

accessed both floors and entered two of the three 

occupied tenant suites; the vacant tenant suite was 
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not made available to us.  The third occupied tenant 

suite was locked and no one was in the suite during 

our site visit. We observed open office areas, some 

private offices, conference rooms, service rooms, the 

breakrooms, and all restrooms. We accessed both 

janitor’s closets and a small closet where the FACP is 

located on the second floor. Some doors were locked 

and access into the rooms beyond was not possible. 

 

We directly accessed the flat roof HVAC equipment 

well. We did not directly access the pitched roof 

areas; they were observed from grade and from the 

HVAC well by standing on the HVAC units when those 

were close enough to the parapets to afford a view 

below. The well parapets are 8 feet tall, which 

prohibited wide-scale visual access to the pitched 

roofs. 

 

During the preparation of this report: 

 

• Original construction drawings from the 

mid-1980s were not available; 

 

• TI drawings from the early 2020s were not 

provided; 

 

• An ADA survey was not provided;  

 

• An ALTA survey was not provided;  

 

• Roof warranty information was not 

available. We assume the roof warranties 

for both roofing systems have expired or 

will expire no later than 2027 for the BUR 

roof (if still in effect); 

 

• HVAC system service contract documents 

were not provided; 

 

• HVAC equipment warranties have expired; 

 

• HVAC repair documents were not provided; 

 

• Vendor service agreements were not 

provided, with the exception of the elevator 

service contract; 

 

• Contracts for proposed future work were 

not provided. 

 

An appraisal was not made available for the subject 

property. Quantities were arrived at with input from 

various sources—such as construction drawings, 

when available—and by our own count. We relied 

upon field observations and measurements. We 

typically recommend that, if feasible and permissible, 

all building materials or finishes be replaced in kind. 

We did not operate any building systems or 

equipment and did not perform any tests. This report 

does not confirm the presence or absence of 

hazardous materials. 

 

This evaluation represents our opinion based on our 

site observations. It should be recognized that items 

other than those specifically identified in this report 

might require repair or replacement. Furthermore, 

this review is not intended to preempt in any way the 

technical or professional responsibility of the original 

design consultants. 

 

The inspection procedures do not address termite or 

environmental inspection. The investigation scope 

was limited to accessible building areas, its structure, 

and its components. Physical removal of wall panels 

or similar items was not performed to determine 

structural soundness or equipment reliability. 

 

We have visually assessed the subject property, both 

the land and the improvements thereon, where 

applicable. It is impossible to personally observe 

conditions that may exist below the surface or those 

that may be hidden within the structure or the site 

improvements. Therefore, it cannot be guaranteed 

that hidden or unexpected problems with the facility’s 

structural integrity or soil conditions do not exist. 

 

The inspection findings contained in this report are 

based upon quantitative and qualitative factors that 

existed on the inspection date. There can be no 

assurance that intervening factors will not affect the 

report’s conclusions. 

 

Sketches, floor plans, and maps used in this report are 

included to aid the reader’s visual understanding and 

should not be considered surveys or engineering 

studies. All dimensions and estimates of building size, 

net or gross, are approximations. 

 

The report is intended only for the internal use of 

the addressee or their authorized representative, 

and possession does not imply the right to 
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publication or the use for any other purpose, 

without the written consent of Ryan Miller 

Architects. 

 

Neither all nor part of this report shall be conveyed 

to the public through advertising, public relations, 

news, sales, or other media without the prior 

written consent of Ryan Miller Architects. 

 

This report is not intended, in any manner, to 

include any critique or evaluation of the design 

concept, or the structural, mechanical, or electrical 

systems, which may be incorporated into the 

subject property. It is not intended as an opinion 

with respect to any legal relationship or 

responsibilities between the design architect and 

engineers, the contractor(s), or the subject 

property owner.  

 

While we have reviewed some documents, our 

statements are not intentional legal opinions. In 

making this review and preceding on-site 

inspection, Ryan Miller Architects does not assume 

any legal responsibilities for the design architects 

or engineers, or contractors for the subject 

property, nor is any other warranty or 

representation expressed or implied, included or 

intended. 

 

E. Previous Reports & Information 

Sources  
 

A previous property inspection and due diligence 

report was provided to us during the preparation of 

this evaluation. It was prepared by Silicon Valley 

Building Inspections and dated August 21, 2014. 

 

• A rent roll, dated simply 2026, was 

provided;  

 

• Some historical repair or improvement 

information was provided by the property 

manager and was also researched online in 

building permit records;  

 

• Some roof maintenance/repair information 

was provided by the property manager;  

 

• FLS inspection information was observed 

on-site; 

 

• Elevator maintenance documents were 

reviewed on-site; 

 

• A copy of the elevator service contract was 

provided; 

 

• A copy of the current elevator permit was 

provided; 

 

• A list of some vendors who provide services 

to the property was provided;  

 

• The property manager provided responses to 

our project-specific due diligence questions. 

 

F. Consultant Qualification 
 

Ryan Miller is a California Licensed Architect with 

more than 40 years of related experience. 

 

Charles Bucher is a California Licensed Architect 

with more than 27 years of related experience. 

 

G.    Reliance Language 

 
This report was prepared for the sole and exclusive 

use of Branagh Development, the only intended 

beneficiary of this work. No excerpts may be taken as 

representative of the findings of this assessment. The 

scope of services performed in the execution of this 

investigation may not be appropriate to satisfy other 

users, and any use or reuse of this document or its 

findings, conclusions, and recommendations is at the 

user’s sole risk. 

 

The information contained in this report has received 

appropriate technical review and approval. The 

conclusions represent professional judgments and are 

founded upon the investigation findings identified in 

the report and the interpretation of such data based 

on our experience and expertise according to the 

existing standard of care. No other warranty or 

limitation exists, either expressed or implied. 

 

Our opinion of probable costs has been prepared 

solely as a general reference document for the use of 

Branagh Development. Our estimate has not been 

prepared by a cost estimator or contractor and, as 

such, should not be considered a guaranteed 

maximum of costs. Our estimate has been prepared 
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to meet the unique needs of Branagh Development. 

No other parties may rely on the estimate without 

Ryan Miller Architects’ consent. This report is not a 

specification for further work and is not intended as a 

substitute RFP (Request for Proposal). All area costs, 

unit costs, and line-item estimates are order-of-

magnitude only. 

 

Neither Ryan Miller Architects nor any staff member 

assigned to this investigation has any interest or 

contemplated interest, financial or otherwise, in the 

subject or surrounding properties, or in any entity 

which owns, leases, or occupies the subject or 

surrounding properties, or which may be responsible 

for issues identified during the course of this 

investigation, and has no personal bias with respect to 

the parties involved. 
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Project 26007.60 511 Forest Lodge Road, Pacific Grove, CA 

 

 
1. Main pedestrian entrance at west reentrant angle.  

The angle contains the south elevation of the west  

wing and the west elevation of the east wing. 

 
2. West elevation of west wing. This is the primary 

elevation facing the parking lot. 

 
3. North elevation of west wing. 

 
4. East elevation of west wing. 

 
5. North elevation of east wing. 

 
6. East elevation of east wing. 



Project 26007.60 511 Forest Lodge Road, Pacific Grove, CA 

 

 
7. South elevation of east wing. 

 
8. Small monument sign on west side of east curb cut. 

 
9. South portion of parking lot, looking west. 

 
10. West portion of parking lot, looking south-southwest. 

 
11. North portion of parking lot, looking northeast. 

 
12. Drive aisle connecting north and south parking areas. 



Project 26007.60 511 Forest Lodge Road, Pacific Grove, CA 

 

 
13. Degraded condition of asphalt paving—past repairs 

and general surface degradation shown. 

 
14. Degraded condition of asphalt paving—alligator 

cracking shown. 

 
15. Degraded condition of asphalt paving—past repairs 

shown. 

 
16. Degraded condition of asphalt paving—meandering 

cracking shown. 

 
17. Restriping of all parking stalls will be required during 

the reserve term in conjuction with asphalt repairs. 

 
18. Degraded condition of asphalt paving—general  

surface and pavement marking degradation shown. 
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19. Much of the landscaping has a purposefully untended 

appearance. 

 
20. The ground cover is largely grass-like, volunteer 

vegetation. 

 
21. Some of what we have called the “grassy areas” are 

not particularly grassy. 

 
22. Purposefully planted vegetation immediately adjacent 

to the building is minimal. 

 
23. The irrigation system is only installed in proximity to 

the building perimeter. The grassy areas are typically 

unserved by the irrigation system. 

 
24. Numerous tree stumps are present. 
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25. East wing: A BUR roofing system is installed. 

 
26. Both wings: The BUR system is in a generally run-down 

condition. East wing shown. 

 
27. Both wings: The BUR system is in a generally run-

down condition. East wing shown. 

 
28. Both wings: We recommend that a TPO roofing system 

replace the exisiting BUR system. East wing shown. 

 
29. Both wings: A gray mineral granule cap sheet is 

applied to the inside face of the parapets. East wing 

shown. 

 
30. Both wings: The roof and overflow drains are located 

in shallow sumps. West wing shown. 
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31. West wing: A BUR roofing system is installed. 

 
32. Both wings: Areas of past ponding are prevalent. West 

wing shown. 

 
33. Both wings: Small accumulations of separated mineral 

granules were observed in several locations. West 

wing shown. 

 
34. Both wings: Areas of past ponding are prevalent. East 

wing shown. 

 
35. Four skylights are installed; two on each wing. East 

wing shown. 

 
36. A concrete tile roofing system is installed on the 

pitched roofs. Broken tile in left foreground. 
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37. The concrete tile roof likely dates to original 

construction. 

 
38. Most of our observations of the concrete tile roof  

were conducted from grade. 

 
39. Accumulations of dead vegetaion on the tile roof at 

southeast corner of east wing. 

 
40. Cracked tiles on the pitched roofs were observed in 

various locations. Broken tile shown at right-center in 

foreground. 

 
41. Interior finishes in main lobby. 

 
42. Interior finishes and fixtures in main lobby. 
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43. Interior finishes and fixtures in open office area. 

 
44. Interior finishes and fixtures in conference room. 

 
45. Interior finishes and fixtures in private office. 

 
46. Interior finishes and fixtures in copier room. 

 
47. Interior finishes and fixtures in breakroom. 

 
48. Interior finishes in storeroom. 
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49. Interior finishes and fixtures in open office area. 

 
50. Interior finishes and fixtures in private office. 

 
51. Interior finishes and fixtures in private office. 

 
52. A small number of water stained ceiling tiles was 

observed in the second floor office areas we accessed. 

 
53. Interior finishes at stairs near main lobby. 

 
54. Interior finishes at secondary stairs. 



Project 26007.60 511 Forest Lodge Road, Pacific Grove, CA 

 

 
55. Interior finishes and fixtures in restrooms. The same 

finishes and fixtures are used in all four restrooms. 

 
56. Interior finishes and fixtures in restrooms. 

 
57. Interior finishes and fixtures in restrooms. 

 
58. Interior finishes and fixtures in restrooms. 

 
59. Horn/strobe alarm devices are installed in all 

restrooms. 

 
60. Accessibility signage with Braille (at right) is installed  

at restroom entrances. 
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61. Twelve packaged units are installed. AC 9 shown. All 

twelve are generally similar in physical appearance. 

 
62. All packaged units were manufactured by Bryant in 

2007. AC 2 shown. 

 
63. The furnaces all have flexible gas line connections. AC 

7 shown. 

 
64. The provided cooling capacities (43 tons) appears 

inadequate for current tenant needs. AC 5 shown. 

 
65. The main electrical service entrance equipment is 

located in an exterior location on the east side of the 

building. 

 
66. The main service equipment and the main disconnect 

are both rated at 1,200 amps. 
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67. Rust-through at bottom of main disconnect enclosure. 

 
68. Rust was observed in all exterior electrical enclosures. 

 
69. One electic meter is installed. 

 
70. Each sub-main breaker is typically rated at 200 amps. 

 
71. Four meter blanks are provided. 

 
72. Branch sub-panels are found in interior locations. 
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73. A 40 gallon gas-fired water heater is installed in the 

second floor janitor’s closet. 

 
74. Water utility service is likely supplied from the 

adjacent parcel to the south. 

 
75. One sprinkler riser serves the building; it is located 

near the southwest corner of the building on the 

south elevation of the east wing. 

 
76. The FACP is no longer made and supported by the 

manufacturer. 

 
77. The  spare sprinkler heads are found in the first floor 

janitor’s closet. 

 
78. All observed fire extinguishers had valid inspection 

tags. 
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79. Required jamb-mounted floor designation sigange is 

absent on both floors at elevator doors. 

 
80. Interior finishes and stainless steel handrail in elevator 

cab. 

 
81. Elevator control panel in cab. 

 
82. Ceiling diffuser grid in elevator cab. 

 
83. Hydraulic pump for elevator. 

 
84. The elevator equipment was modernized in 2007. 
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85. Elevator controller panel. 

 
86. The elevator controller was modernized in 2007. A 

fully digital unit was installed. 

 
87. The CAC/BDP mini split-system was installed and is 

maintained by California American Water. It provides 

conditioned air to their server room only. 

 
88. The emergency generator was installed and is 

maintained by California American Water. It provides 

electricity to their tenant space only. 

 
89. The trash enclosure on the east side of the subject 

building (at left) is shared, likely with the office 

building on the parcel to the south. 

 
90. Changes in elevation in excess of ¼ inch in concrete 

panels create tripping hazards. 
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91. More egregious tripping hazards are also present. 

 
92. Rotten wood was observed in several exterior 

locations. 

 
93. We are included an annual contingency allowance in 

the Spreadsheet for window rubber seal maintenance. 

 
94.  Two L-shaped balconies are provided. 

 
95.  A balcony with a seating area is located at the west 

reentrant angle. 

 
96.  Edge puckering of VCT was observed. 
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97.  Natural gas service is likely supplied from the 

adjacent parcel to the south. 

 
98.  We recommend that a video snake sewer line 

inspection be conducted. 

 
99.  The Accessble parking stalls are located in close 

proximity to the main pedestrian entrance. 

 
100.  Truncated domes are located in only one required 

location near the Accessible parking stalls. 

 
101.  The north exterior stairs lack visually contrasting 

stripes on each tread, as required. 

 
102.  The railings of the north exterior stairs are non-

compliant with current codes. 
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103.  An area drain near the main building entrance is be 

fitted with a temprary plwood cover. 

 
104.  Electrical service is likely supplied from the adjacent 

parcel to the south. 
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Project No: 26007.60

Bldg Age in Years: 40

No. of Floors:  2

Floor Area (SF): 21,469

SITE WORK  

1 B.01 19-24 N/A N/A N/A 1 LS Allowance $75,000.00 $75,000 $75,000

2 B.02 9-18 N/A N/A N/A 1 LS Allowance $100,000.00 $100,000 $100,000

3 B.02 9-18 5 11 0 38,550 SF Estimate $0.26 $10,023 $10,023

4 B.02 9-18 5 11 0 82 EA Estimate $13.50 $1,107 $1,107

5 B.02 90 N/A N/A N/A 1 LS Allowance $7,000.00 $5,000 $1,000 $1,000 $2,000

6 B.02 91 N/A N/A N/A 1 LS Allowance $27,500.00
$27,500

$0

7 B.03 103 N/A N/A N/A 1 LS Allowance $1,500.00 $1,500 $1,500

EXTERIOR ENVELOPE  

8 C.01 25-28, 30-35 20 25 0 6,300 SF Estimate $20.00 $126,000 $126,000

9 C.01 29 20 25 0 2,350 SF Estimate $15.00 $35,250 $35,250

10 C.01 25-28, 30-35 N/A N/A N/A 1 LS Allowance $16,500.00 $16,500 $16,500

11 C.01 36-40 40 50 N/A 10,235 SF Allowance $25.00 $0 $255,875

12 C.02 1-8 10 UNK 0 11,000 SF Allowance $7.25 $79,750 $79,750

13 C.02 92 N/A N/A N/A 1 LS Allowance $75,000.00 $75,000 $75,000

14 C.03 93 N/A N/A N/A 1 LS Allowance $15,000.00 $3,000 $3,000 $3,000 $3,000 $3,000 $15,000

15 C.03 35 N/A N/A N/A 4 EA Estimate $1,350.00 $5,400 $5,400

16 C.04 94 N/A N/A N/A 170 LF Estimate $80.00 $0 $13,600

.

STRUCTURAL  

17 D.01 96 N/A N/A N/A 1 LS Allowance $1,000.00 $1,000 $1,000

18 D.01 96 N/A N/A N/A 1,000 SF Estimate $10.00 $0 $10,000

INTERIOR FINISHES  

EQUIPMENT & SYSTEMS  

19 F.02 61-64 20 19 1 55 Ton Estimate $3,300.00 $181,500 $181,500

20 F.03 66-72 3 UNK 0 1 LS Allowance $2,000.00 $2,000 $2,000 $4,000

21 F.03 66-71 40 40 0 1 LS Allowance $235,000.00 $235,000 $0

22 F.04 97 N/A N/A N/A 1 EA Estimate $1,000.00 $1,000 $1,000

23 F.05 98 Conduct a video snake sewer line inspection. N/A N/A N/A 1 LS Allowance $1,000.00 $1,000 $0

24 F.06 76 10 UNK 0 1 LS Allowance $16,000.00 $16,000 $16,000

ACCESSIBILITY

25 G.01 99 5 11 0 3 EA Estimate $115.00 $345 $345

26 G.01 99 5 11 0 1 EA Estimate $140.00 $140 $140

27 G.02 100 N/A N/A N/A 2 EA Estimate $650.00 $1,300 $1,300

28 G.02 101 N/A N/A N/A 1 LS Allowance $600.00 $600 $600

29 G.02 102 N/A N/A N/A 50 LF Estimate $80.00 $4,000 $4,000

ABBREVIATIONS: TOTAL IMMEDIATE NEEDS COSTS

LS = Lump Sum Allowance COST ESTIMATE SOURCES: Sub-Total $554,915 $184,500 $4,000 $5,000 $4,000 $752,415

EA = Each 2.5% Inflation Factor 1.025 1.051 1.077 1.104 1.131

SF = Square Foot Inflation Amount $13,873 $9,340 $308 $519 $526 $24,565

RUL = Remaining Useful Life
Total with Inflation $568,788 $193,840 $4,308 $5,519 $4,526

EFF AGE = Effective Age TOTAL ANNUAL RESERVES

UNK = Unknown $36.19

V = Various $7.24

EUL = Expected Useful Life

Line 

Item No.
Sec Photos

Allowance to provide general landscape upgrades, including stump grinding.

Reseal asphalt-paved parking lot and drive aisles.

IMMEDIATE REPAIRS & REPLACEMENT RESERVE ANALYSIS

Avg 

EUL 

(yr)

EFF 

AGE 

(yr)

RUL 

(yr)

511 Forest Lodge Road
Pacific Grove, California

ITEM Quantity Unit

Cost 

Estimate 

Source

Unit 

Cost
2026

Year 1

2027

Year 2

2028

Year 3

Replacement Reserves

Immediate Needs

$279,475

$268,500

Total Annual Reserves ($ Per SF)

Total Annual Reserves ($ Per SF Per Year)

$776,980

Provide new TPO membrane on vertical portion of flat roof equipment well on parapets.

To promote better roof drainage, provide additional tapered insulation. This work should be 

performed in conjunction with the installation of the above TPO roofing systems.

TOTAL MODERNIZATION COSTS (Optional)

Restripe Van Accessible parking stall and access aisles.

Estimates are based on assumed or calculated quantities and unit costs derived from research or previously 

documented amounts. Allowances are an amount established to cover the cost of a recommended remedial 

measure, the parameters of which are not specified in detail.

SIM = Similar

N/A = Not Applicable or Not Assessable

Restripe standard Accessible parking stalls and access aisles.

MODERNIZATION: Provide new concrete tile roofing system on pitched roof areas.

Allowance to replace rotten exterior wood.

Annual contingency allowance for window seal repair/replacement.

Provide new TPO roofing system on horizontal portion of flat roof equipment well.

Restripe standard (non-Accessible) parking stalls.

Allowance to perform concrete grinding to eliminate smaller tripping hazards.

Perform full depth and minor repairs to address degraded surface condition of asphalt paving to 

return it to "Good" condition.

Allowance to provide sidewalk concrete panel replacement to eliminate more egregious  tripping 

hazards.

Allowance to provide remedial measures for problematic drain inlet.

Modernization 

Costs (Optional)

Years 

1-5 Cumulative
2029

Year 4

2030

Year 5

Provide four new skylights. This work should be performed in conjunction with the installation of 

the above TPO roofing systems.

MODERNIZATION: Provide new code compliant guardrails on the L-shaped balconies.

Provide complete exterior repainting of all exterior elements with a paint finish.

Conduct calcium chloride water pressure testing of concrete floor slab where VCT is currently 

installed.

Replace 1,200 amp main electrical service entrance equipment.

MODERNIZATION: Provide remedial measures to concrete slab and flooring finishes if water 

migration though slab is identified.

Allowance to replace obsolete FACP.

Provide new Accessibility code compliant railings for north exterior stairs.

Provide additional truncated domes at Accessible parking access aisles.

Provide visually contrasting stripes on each tread of the north exterior stairs.

Replace existing packaged unit HVAC equipment; provide 55 tons of cooling capacity.

Install an automatic seismic shutoff valve on the gas service line at the meters.

Perform infrared scanning of electrical distribution systems.
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Property Information

Assessor Parcel Number(APN) 007-102-019-000

Assessment Number 007-102-019-000

Tax Rate Area(TRA) 004000

Current Document Number 2014046596

Current Document Date 9/30/2014

Assessee WOLF FAMILY INVESTMENTS L P

Property Type MULTI STORY OFF BLDGS

Lot Size(Acres) 2.22

Lot Size(SqFt) 96703.00

Asmt Description

Asmt Status ACTIVE

Ownership

Owner Name Owner Pct

WOLF FAMILY INVESTMENTS L P 100.000000%

Roll Values

Land $1,802,770

Structural Imprv $3,827,889

Fixtures Real Property $0

Growing Imprv. $0

Total land & Improvemnets $5,630,659

Fixtures Personal Property $0

Personal Property $0

Manufactured Homes $0

Homeowners Exemption(HOX) $0

Other Exemptions $0

Net Assessed Value $5,630,659
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The subject property at 511 Forest Lodge Road, Pacific Grove, CA, is located in FEMA Flood Zone X 

(unshaded) per FIRM Panel No. 06053C02306H, dated June 21, 2017. 

FEMA describes Flood Zone X (unshaded) as an area of minimal flood hazard, usually depicted on flood 

maps as above the 500‐year flood level. Zone X is the area determined to be outside the 500‐year flood 

and protected by levee from a 100‐year flood. 

 



 

 

The subject property at 511 Forest Lodge Road, Pacific Grove, CA, is located in the C-FH (Forest Hill Commercial) zoning district. 
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511 FOREST LODGE, PACIFIC GROVE,2026

CAL AM  18,847 SF, Lease exp. 12/31/2027 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $34,395.78 $412,749.36
CANDID CAMERA  857 SF, Lease exp. MtoM $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $1,086.59 $13,039.08
MARC COOK  909 SF Lease exp. MtoM $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $1,300.00 $15,600.00
VACANT, 856 SF

 TOTAL RENTS $36,782.37 $441,388.44
ESTIMATED OPERATING EXPENSES, 2026 JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC TOTAL

     UTILITY EXPENSES
6600-01 CAM/Parking Lot Mntnce $445.00 $445.00 $445.00 $445.00 $445.00 $445.00 $445.00 $445.00 $445.00 $445.00 $445.00 $445.00 5,340.00
6600-03 CAM/Insurance $1,531.25 $1,531.25 $1,531.25 $1,531.25 $1,531.25 $1,531.25 $1,531.25 $1,531.25 $1,682.00 $1,682.00 $1,682.00 $1,682.00 18,978.00
6600-04 CAM/Property Tax $5,176.03 $5,176.03 $5,176.03 $5,176.03 $5,176.03 $5,176.03 $5,383.07 $5,383.07 $5,383.07 $5,383.07 $5,383.07 $5,383.07 63,354.60
6600-05 CAM/Elevator Telephone $35.00 $35.00 $35.00 $35.00 $35.00 $35.00 $35.00 $35.00 $35.00 $35.00 $35.00 $35.00 420.00
6600-07 CAM/HVAC $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 $1,250.00 15,000.00
6600-08 CAM/Trash Removal  3% inc. estimated/7.1.26 $629.87 $629.87 $629.87 $629.87 $629.87 $629.87 $631.87 $631.87 $631.87 $631.87 $631.87 $631.87 7,570.44
6600-09 CAM/Mntnce & Lighting 10.00 10.00 10.00 10.00 10.00 10.00 10.00 10.00 10.00 10.00 10.00 10.00 120.00
6600-11 CAM/Landscape/Trees (tree trimming) $500.00 $500.00 $500.00 $500.00 $500.00 $500.00 $500.00 $500.00 $500.00 $500.00 $500.00 $500.00 6,000.00
6600-12 CAM/Janitorial Service, Interior $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 $1,583.00 18,996.00
6600-13 CAM/Janitorial Supplies $100.00 $100.00 $100.00 $100.00 $100.00 $100.00 $100.00 $100.00 $100.00 $100.00 $100.00 $100.00 1200.00

6600-14 CAM/Elevator Mntnce, Compliance,insp fee $275.00 $275.00 $275.00 $275.00 $275.00 $275.00 $275.00 $275.00 $275.00 $275.00 $275.00 $275.00 3,300.00
6600-17 CAM/Sewer $367.00 $367.00 $367.00 $367.00 $367.00 $367.00 $367.00 $367.00 $367.00 $367.00 $367.00 $367.00 4,404.00
6600-18 CAM/Water $542.00 $542.00 $542.00 $542.00 $542.00 $542.00 $542.00 $542.00 $542.00 $542.00 $542.00 $542.00 6,504.00
6600-19 CAM/PGE,Gas 625.00 625.00 625.00 625.00 625.00 625.00 625.00 625.00 625.00 625.00 625.00 625.00 7,500.00
6600-20 CAM/PGE,Electric/est. 4600.00 4600.00 4600.00 4600.00 4600.00 4600.00 4600.00 4600.00 4600.00 4600.00 4600.00 4600.00 55,200.00
6600-21 CAM/Fire Alarm Service/ $1200 Ann'l insp,3 F.E. 234.00 234.00 234.00 234.00 234.00 234.00 234.00 234.00 234.00 234.00 234.00 234.00 2,808.00
6600-22 CAM/Bldg, exterior, window washing,$1000. 83.00 83.00 83.00 83.00 83.00 83.00 83.00 83.00 83.00 83.00 83.00 87.00 1,000.00
6600-23 CAM/Elevator contract/inc. in October,est. 5% inc 220.00 220.00 220.00 220.00 220.00 220.00 220.00 220.00 220.00 220.00 220.00 220.00 2,640.00
6600-24 CAM/Management Fee, 4% 1444.91 1444.91 1444.91 1444.91 1444.91 1444.91 1444.91 1444.91 1444.91 1444.91 1444.91 1444.91 17,338.92
6600-25 CAM/Plumbing 210.00 210.00 210.00 210.00 210.00 210.00 210.00 210.00 210.00 210.00 210.00 210.00 2,520.00

 19861.06 19861.06 19861.06 19861.06 19861.06 19861.06 20070.10 20070.10 20220.85 20220.85 20220.85 20224.85 240,193.96
240,193.96

TOTAL  RECOVERABLE CAM EXPENSES $240,193.96

Monthly/CAM Annual/CAM
CalAm share 89.57% $17,928.48 215,141.73$     

 CalAm per s.f.:  18,847 $0.95 11.42$             

Candid Camera  4.07% $814.66 9,775.89$        
Candid Camera per s.f.:  857 s.f. $0.95 $11.41

Gross Lease 4.32%
   909 s.f.

Vacant space 4.07%
856 s.f.
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Colliers International
225 West Santa Clara Street, 10th Floor
San Jose, CA 95113
Attn: John Serex
Ref. No.:

Title Officer.: James Jack

Escrow Officer: Laurie Balding-Smith
Email: baldingl@ctt.com
1676 N California Blvd, Suite 117
Walnut Creek, CA 94596
Phone No.: (925)288-8351
Fax No.: (925)287-8007

Loan No.:
Property: APN:  007-102-019-000 (511 Forest Lodge Road, Pacific Grove, CA)

In response to the application for a policy of title insurance referenced herein, Chicago Title Company hereby
reports that it is prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title
insurance describing the land and the estate or interest therein hereinafter set forth, insuring against loss which
may be sustained by reason of a defect, lien or encumbrance not shown or referred to as an exception herein or
not excluded from coverage pursuant to the printed Schedules, Exclusions from Coverage, and Conditions of said
policy forms.

With respect to any contemplated owner's policy, the printed Exceptions and Exclusions from the coverage and
Limitations on Covered Risks of said policy or policies are set forth in Attachment One.  The policy to be issued
may contain an arbitration clause.  When the Amount of Insurance is less than that set forth in the arbitration
clause, all arbitrable matters shall be arbitrated at the option of either the Company or the Insured as the exclusive
remedy of the parties.  Limitations on Covered Risks applicable to the CLTA/ALTA Homeowner's Policy of Title
Insurance, which establish a Deductible Amount and a Maximum Dollar Limit of Liability for certain coverages are
also set forth in Attachment One.  Copies of the policy forms should be read.  They are available from the office
which issued this report.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth in
Attachment One of this report carefully.  The exceptions and exclusions are meant to provide you with
notice of matters which are not covered under the terms of the title insurance policy and should be
carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all liens, defects, and encumbrances affecting title to the land.

https://shared.inhere.com?id=24A62AE0-680D-4E68-A8FC-A2011D8E90CA
https://shared.inhere.com?id=24A62AE0-680D-4E68-A8FC-A2011D8E90CA
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This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby.  If it is desired that liability be assumed
prior to the issuance of a policy of title insurance, a binder or commitment should be requested.

Chicago Title Insurance Company

By:

Michael J. Nolan, President
Countersigned By: Attest:

Semiko Prim
Authorized Officer or Agent

Marjorie Nemzura, Secretary
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PRELIMINARY REPORT

Order No.: FWAC-3632500305

EFFECTIVE DATE:  January 26, 2026 at 07:30 AM

The form of policy or policies of title insurance contemplated by this report is:

CLTA Standard Coverage Owner's Policy - 2022

ALTA Loan Policy 2021

1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:

A Fee as to Parcel I

Easement(s) more fully described below as to Parcel II

2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:

Wolf Family Investments, L.P.

3. THE LAND REFERRED TO IN THIS REPORT IS DESCRIBED AS FOLLOWS:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

https://shared.inhere.com?id=403CCE44-9A4E-4DAA-9356-CBAB29D48640
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For APN/Parcel ID(s): 007-102-019-000

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF PACIFIC GROVE, COUNTY OF
MONTEREY, STATE OF CALIFORNIA AND IS DESCRIBED AS FOLLOWS:

PARCEL I:

PARCEL B AS SAID PARCEL IS SHOWN AND SO DESIGNATED ON THE PARCEL MAP FILED FOR RECORD
DECEMBER 20, 2002 IN VOLUME 21, PAGE 76, OF PARCEL MAPS, OFFICIAL RECORDS, MONTEREY
COUNTY.

PARCEL II:

THE RIGHTS OF INGRESS AND EGRESS AS SET FORTH IN THAT CERTAIN DECLARATION OF
COVENANTS, CONDITIONS AND RESTRICTIONS AND GRANT OF EASEMENTS FOR COUNTRY CLUB
GATE CENTER, BY FPA COUNTRY CLUB ASSOCIATES, L.P. AND FPA COUNTRY CLUB ASSOCIATES II,
L.P. AS RECORDED DECEMBER 30, 2004, INSTRUMENT NO. 2004138205, OFFICIAL RECORDS,
MONTEREY COUNTY.

https://shared.inhere.com?id=BFC9BDCC-9220-4462-B770-D8D668D0344B
https://shared.inhere.com?id=24A62AE0-680D-4E68-A8FC-A2011D8E90CA
https://shared.inhere.com?id=24A62AE0-680D-4E68-A8FC-A2011D8E90CA
https://shared.inhere.com?id=82BCC31F-D58B-48F2-8FB2-851DA243A921
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AT THE DATE HEREOF, EXCEPTIONS TO COVERAGE IN ADDITION TO THE PRINTED EXCEPTIONS AND
EXCLUSIONS IN SAID POLICY FORM WOULD BE AS FOLLOWS:

1. Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes
to be levied for the fiscal year 2026-2027.   

2. Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

3. The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the
provisions of Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4,
respectively, of the Revenue and Taxation Code of the State of California as a result of the transfer of title
to the vestee named in Schedule A or as a result of changes in ownership or new construction occurring
prior to Date of Policy.

4. Assessments and charges due the Monterey Regional Water Pollution Control Agency.

*Further information may be obtained by contacting:
District Billing Manager, P.O. Box 2109, Monterey, CA 93942, (831) 372-2385

5. Permit to enter granted to the City of Pacific Grove as disclosed in a Deed for Street Widening, recorded
December 11, 1974 in Reel 948, Page 703, of Official Records.

6. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: Pacific Gas and Electric Company, a California corporation
Purpose: Public utilities
Recording Date: December 17, 1975
Recording No.: Book 1104, Page 769, of Reels
Affects: As stated therein

7. Intentionally Deleted

8. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: California-American Water Company
Purpose: Installation, operation, maintenance, repair and replacement of water 

distribution system
Recording Date: June 7, 1989
Recording No.: Book 2372, Page 888, of Reels
Affects: As set forth therein

In connection therewith we note the following:

Partial Release of Easement

Recorded: June 28, 1999, Instrument No. 9949010, Official Records

https://shared.inhere.com?id=114903B5-F18F-4BFF-9BD1-9609AF400E30
https://shared.inhere.com?id=6EDA9660-FCA6-4A4A-A5A3-FD33C65F87DE
https://shared.inhere.com?id=9CD303CB-0F68-4A3C-8A5E-1617BE9643AB
https://shared.inhere.com?id=A528C729-BF84-41BA-8F14-D659902549F8
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9. Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not
limited to those based upon age, race, color, religion, sex, gender, gender identity, gender expression,
sexual orientation, marital status, national origin, ancestry, familial status, source of income, disability,
veteran or military status, genetic information, medical condition, citizenship, primary language, and
immigration status, as set forth in applicable state or federal laws, except to the extent that said covenant
or restriction is permitted by applicable law, as set forth in the document

Recording Date: December 30, 2004
Recording No.: 2004138205, of Official Records

Said instrument, among other things, provides: easements.

Modification(s) of said covenants, conditions and restrictions

Recording Date: January 6, 2017
Recording No.: 2017000892, of Official Records

10. A deed of trust to secure an indebtedness in the amount shown below, 

Amount: $2,500,000.00
Dated: April 16, 2021
Trustor/Grantor Wolf Family Investments, LP
Trustee: U.S. Bank Trust Company, National Association
Beneficiary: U.S. Bank National Association
Loan No.: None Shown
Recording Date: April 28, 2021
Recording No.: 2021030572, of Official Records

11. The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance from the limited partnership named below.

Name:  Wolf Family Investments, L.P.

a. A complete copy of the limited partnership agreement and all amendments thereto.

b. Satisfactory evidence that the partnership was validly formed and is in good standing

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.  

https://shared.inhere.com?id=BFC9BDCC-9220-4462-B770-D8D668D0344B
https://shared.inhere.com?id=BFC9BDCC-9220-4462-B770-D8D668D0344B
https://shared.inhere.com?id=628B15DA-EB1E-4852-8F56-48D5EEB65068
https://shared.inhere.com?id=628B15DA-EB1E-4852-8F56-48D5EEB65068
https://shared.inhere.com?id=D942CD52-7D08-43A3-A953-130D6FBF8708
https://shared.inhere.com?id=D942CD52-7D08-43A3-A953-130D6FBF8708
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12. The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance by the corporation named below:

Name of Corporation:  Alec Adams and Branagh Land, Inc., a California corporation

a) A Copy of the corporation By-laws and Articles of Incorporation

b) An original or certified copy of a resolution authorizing the transaction contemplated herein

c) If the Articles and/or By-laws require approval by a ‘parent’ organization, a copy of the Articles 
and By-laws of the parent

d) A current dated certificate of good standing from the proper governmental authority of the state in
which the entity was created

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

13. The Company will require that an Owner’s Affidavit be completed by the party(s) named below before the
issuance of any policy of title insurance.

Party(ies): Wolf Family Investments, L.P.  

The Company reserves the right to add additional items or make further requirements after review of the
requested Affidavit.

14. Any rights of the parties in possession of a portion of, or all of, said Land, which rights are not disclosed by
the public records.

The Company will require, for review, a full and complete copy of any unrecorded agreement, contract,
license and/or lease, together with all supplements, assignments and amendments thereto, before issuing
any policy of title insurance without excepting this item from coverage.  

The Company reserves the right to except additional items and/or make additional requirements after
reviewing said documents.

15. Any easements not disclosed by the public records as to matters affecting title to real property, whether or
not said easements are visible and apparent.

16. Any lien or right to a lien for services, labor or material not shown by the Public Records.

17. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other matters which a
correct survey would disclose and which are not shown by the public records.

18. Matters which may be disclosed by an inspection and/or by a correct ALTA/NSPS Land Title Survey of
said Land that is satisfactory to the Company, and/or by inquiry of the parties in possession thereof.
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19. The transaction contemplated in connection with this Report is subject to the review and approval of the
Company’s Corporate Underwriting Department.  The Company reserves the right to add additional items
or make further requirements after such review.

END OF EXCEPTIONS
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NOTES

Note 1. Note:  The Company is not aware of any matters which would cause it to decline to attach CLTA
Endorsement Form 116 indicating that there is located on said Land a Commercial Property, known as
511 Forest Lodge Road, Pacific Grove, CA, to an Extended Coverage Loan Policy.

Note 2. Note:  The name(s) of the proposed insured(s) furnished with this application for title insurance is/are:

Name(s) furnished: Alec Adams and Branagh Land, Inc., a California corporation

If these name(s) are incorrect, incomplete or misspelled, please notify the Company.

Note 3. Note:  There are NO conveyances affecting said Land recorded within 24 months of the date of this
report.

Note 4. Note:  Property taxes for the fiscal year shown below are PAID.  For proration purposes the amounts
were:

Tax Identification No.: 007-102-019-000
Fiscal Year: 2025-2026
1st  Installment: $31,056.16
2nd Installment: $31,056.16
Exemption: $0.00
Land: $1,802,770.00
Improvements: $3,827,889.00
Code Area: 004000

Note 5. Note:  The charge for a policy of title insurance, when issued through this title order, will be based on
the Basic Title Insurance Rate.

Note 6. The application for title insurance was placed by reference to only a street address or tax identification
number. The proposed Insured must confirm that the legal description in this report covers the
parcel(s) of Land requested to be insured. If the legal description is incorrect, the proposed Insured
must notify the Company and/or the settlement company in order to prevent errors and to be certain
that the legal description for the intended parcel(s) of Land will appear on any documents to be
recorded in connection with this transaction and on the policy of title insurance.

Note 7. Note:  If a county recorder, title insurance company, escrow company, real estate broker, real estate
agent or association provides a copy of a declaration, governing document or deed to any person,
California law requires that the document provided shall include a statement regarding any unlawful
restrictions.  Said statement is to be in at least 14-point bold face type and may be stamped on the first
page of any document provided or included as a cover page attached to the requested document. 
Should a party to this transaction request a copy of any document reported herein that fits this
category, the statement is to be included in the manner described.

Note 8. Note:  Any documents being executed in conjunction with this transaction must be signed in the
presence of an authorized Company employee, an authorized employee of a Company agent, an
authorized employee of the insured lender, or by using Bancserv or other Company-approved
third-party service.  If the above requirement cannot be met, please call the Company at the number
provided in this report.

https://shared.inhere.com?id=A77B0D50-4515-4573-B086-4F8E26C5C8C3
https://shared.inhere.com?id=A77B0D50-4515-4573-B086-4F8E26C5C8C3
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Note 9. Notice:  Please be aware that due to the conflict between federal and state laws concerning the
cultivation, distribution, manufacture or sale of marijuana, the Company is not able to close or insure
any transaction involving Land that is associated with these activities. 

Note 10. Pursuant to Government Code Section 27388.1, as amended and effective as of 1-1-2018, a
Documentary Transfer Tax (DTT) Affidavit may be required to be completed and submitted with each
document when DTT is being paid or when an exemption is being claimed from paying the tax.  If a
governmental agency is a party to the document, the form will not be required. DTT Affidavits may be
available at a Tax Assessor-County Clerk-Recorder.

Note 11. Note:  The policy of title insurance will include an arbitration provision.  The Company or the insured
may demand arbitration.  Arbitrable matters may include, but are not limited to, any controversy or
claim between the Company and the insured arising out of or relating to this policy, any service of the
Company in connection with its issuance or the breach of a policy provision or other obligation.  Please
ask your escrow or title officer for a sample copy of the policy to be issued if you wish to review the
arbitration provisions and any other provisions pertaining to your Title Insurance coverage.

END OF NOTES
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WIRE FRAUD ALERT
This Notice is not intended to provide legal or professional advice.

If you have any questions, please consult with a lawyer.

All parties to a real estate transaction are targets for wire fraud and many have lost hundreds of thousands of
dollars because they simply relied on the wire instructions received via email, without further verification.  If funds
are to be wired in conjunction with this real estate transaction, we strongly recommend verbal verification
of wire instructions through a known, trusted phone number prior to sending funds.

In addition, the following non-exclusive self-protection strategies are recommended to minimize exposure to
possible wire fraud.

 NEVER RELY on emails purporting to change wire instructions.  Parties to a transaction rarely change wire
instructions in the course of a transaction.

 ALWAYS VERIFY wire instructions, specifically the ABA routing number and account number, by calling the
party who sent the instructions to you.  DO NOT use the phone number provided in the email containing the
instructions, use phone numbers you have called before or can otherwise verify.  Obtain the number of
relevant parties to the transaction as soon as an escrow account is opened.  DO NOT send an email to
verify as the email address may be incorrect or the email may be intercepted by the fraudster.

 USE COMPLEX EMAIL PASSWORDS that employ a combination of mixed case, numbers, and symbols. 
Make your passwords greater than eight (8) characters.  Also, change your password often and do NOT reuse
the same password for other online accounts.

 USE MULTI-FACTOR AUTHENTICATION for email accounts.  Your email provider or IT staff may have
specific instructions on how to implement this feature.

For more information on wire-fraud scams or to report an incident, please refer to the following links:

Federal Bureau of Investigation: Internet Crime Complaint Center:
http://www.fbi.gov http://www.ic3.gov

http://www.fbi.gov
http://www.ic3.gov
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FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE

Effective January 1, 2026

Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, "FNF," "our," or "we")
respect and are committed to protecting your privacy.  This Privacy Notice explains how we collect, use, and
protect personal information, when and to whom we disclose such information, and the choices you have about
the use and disclosure of that information.
A limited number of FNF subsidiaries have their own privacy notices.  If a subsidiary has its own privacy notice, the
privacy notice will be available on the subsidiary's website and this Privacy Notice does not apply.
Collection of Personal Information
FNF may collect the following categories of Personal Information:
 contact information (e.g., name, address, phone number, email address);
 demographic information (e.g., date of birth, gender, marital status);
 identity information (e.g., Social Security Number, driver's license, passport, or other government ID number);
 financial account information (e.g., loan or bank account information);
 biometric data (e.g., fingerprints, retina or iris scans, voiceprints, or other unique biological characteristics; and
 other personal information necessary to provide products or services to you.
We may collect Personal Information about you from:
 information we receive from you or your agent;
 information about your transactions with FNF, our affiliates, or others; and
 information we receive from consumer reporting agencies and/or governmental entities, either directly from

these entities or through others.
Collection of Device and Browsing Information
FNF automatically collects the following categories of Browsing Information when you access an FNF website,
online service, or application (each an "FNF Website") from your Internet browser, computer, and/or device:
 Internet Protocol (IP) address and operating system;
 browser information, such as version, language, and type;
 device type and operating system;
 domain name system requests; and
 browsing history on the FNF Website, such as date and time of your visit to the FNF Website and visits to the

pages within the FNF Website.
Like most websites, our servers automatically log each visitor to the FNF Website and may collect the Browsing
Information described above.  We use Browsing Information for system administration, troubleshooting, fraud
investigation, and to improve our websites.  Browsing Information generally does not reveal anything personal
about you, though if you have created a user account for an FNF Website and are logged into that account, the
FNF Website may be able to link certain browsing activity to your user account.
Other Online Specifics
Website Analytics.  We use Google Analytics to understand how visitors interact with FNF Websites.  Google
Analytics may collect information such as your IP address, device type, and pages visited to help us analyze site
traffic and to personalize your browsing experience on our site.  If you don't want Google Analytics to be used in
your browser, you can install the Google Analytics browser add-on, which Google makes available online.
Cookies.  When you visit an FNF Website, a "cookie" may be sent to your computer.  A cookie is a small piece of
data that is sent to your Internet browser from a web server and stored on your computer's hard drive.  Information
gathered using cookies helps us improve your user experience.  For example, a cookie can help the website load
properly or can customize the display page based on your browser type and user preferences.  You can choose
whether or not to accept cookies by changing your Internet browser settings.  Be aware that doing so may impair
or limit some functionality of the FNF Website.
Web Beacons.  We use web beacons to determine when and how many times a page has been viewed.  This
information is used to improve our websites.
Do Not Track.  Currently our FNF Websites do not respond to "Do Not Track" features enabled through your
browser.
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Links to Other Sites.  FNF Websites may contain links to unaffiliated third-party websites.  FNF is not responsible
for the privacy practices or content of those websites.  We recommend that you read the privacy policy of every
website you visit.
Use of Personal Information
FNF uses Personal Information for these main purposes:
 To provide products and services to you or in connection with a transaction involving you.
 To improve our products and services.
 To prevent and detect fraud;
 To maintain the security of our systems, tools, accounts, and applications;
 To verify and authenticate identities and credentials;
 To communicate with you about our, and our affiliates' services, jointly or independently;
 To provide reviews and testimonials about our services, with your consent.
When Information Is Disclosed
We may disclose the categories of Personal Information and Browsing Information listed above for the following
purposes:
 to enable us to detect or prevent criminal activity, fraud, material misrepresentation, or nondisclosure;
 to affiliated or nonaffiliated service providers who provide or perform services or functions on our behalf and

who agree to use the information only to provide such services or functions;
 to affiliated or nonaffiliated third parties with whom we perform joint marketing, pursuant to an agreement with

them to jointly market financial products or services to you;
 to law enforcement or authorities in connection with an investigation, or in response to a subpoena or court

order; or
 in the good-faith belief that such disclosure is necessary to comply with legal process or applicable laws, or to

protect the rights, property, or safety of FNF, its customers, or the public.
The law does not require your prior authorization and does not allow you to restrict the disclosures described
above.  Additionally, we may disclose your information to third parties for whom you have given us authorization or
consent to make such disclosure.  We do not otherwise share your Personal Information or Browsing Information
with nonaffiliated third parties, except as required or permitted by law.
We reserve the right to transfer your Personal Information, Browsing Information, and any other information, in
connection with the sale or other disposition of all or part of the FNF business and/or assets, or in the event of
bankruptcy, reorganization, insolvency, receivership, or an assignment for the benefit of creditors.  By submitting
Personal Information and/or Browsing Information to FNF, you expressly agree and consent to the use and/or
transfer of the foregoing information in connection with any of the above described proceedings.
Security of Your Information
We maintain physical, electronic, and procedural safeguards to protect your Personal Information.
Choices With Your Information
Whether you submit Personal Information or Browsing Information to FNF is entirely up to you.  If you decide not
to submit Personal Information or Browsing Information, FNF may not be able to provide certain services or
products to you.
State-Specific Consumer Privacy Information:
For additional information about your state-specific consumer privacy rights, to make a consumer privacy request,
or to appeal a previous privacy request, please follow the link Privacy Request, or email privacy@fnf.com, or call
(888) 714-2710.
Certain state privacy laws require that FNF disclose the categories of third parties to which FNF may disclose the
Personal Information and Browsing Information listed above. Those categories are:
 FNF affiliates and subsidiaries;
 Non-affiliated third parties, with your consent;
 Businesses in connection with the sale or other disposition of all or part of the FNF business and/or assets;
 Service providers;
 Law enforcement or authorities in connection with an investigation, or in response to a subpoena or court

order.

https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/aa627f3c-451e-4ad3-aad8-8314b2c83f3e
mailto:privacy@fnf.com
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For California Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated
third parties, except as permitted by California law.  For additional information about your California privacy rights,
please visit the "California Privacy" link on our website (fnf.com/california-privacy) or call (888) 413-1748.
For Nevada Residents:  We are providing this notice pursuant to state law.  You may be placed on our internal Do
Not Call List by calling FNF Privacy at (888) 714-2710 or by contacting us via the information set forth at the end of
this Privacy Notice.  For further information concerning Nevada's telephone solicitation law, you may contact:
Bureau of Consumer Protection, Office of the Nevada Attorney General, 555 E. Washington St., Suite 3900,
Las Vegas, NV 89101; Phone number:  (702) 486-3132; email:  aginquiries@ag.state.nv.us.
For Oregon Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated
third parties for marketing purposes, except after you have been informed by us of such sharing and had an
opportunity to indicate that you do not want a disclosure made for marketing purposes.  For additional information
about your Oregon consumer privacy rights, or to make a consumer privacy request, or appeal a previous privacy
request, please email privacy@fnf.com or call (888) 714-2710
FNF is the controller of the following businesses registered with the Secretary of State in Oregon:
Chicago Title Company of Oregon, Fidelity National Title Company of Oregon, Lawyers Title of Oregon, LoanCare,
Ticor, Title Company of Oregon, Western Title & Escrow Company, Chicago Title Company, Chicago Title
Insurance Company, Commonwealth Land Title Insurance Company, Fidelity National Title Insurance Company,
Liberty Title & Escrow, Novare National Settlement Service, Ticor Title Company of California, Exos Valuations,
Fidelity & Guaranty Life, Insurance Agency, Fidelity National Home Warranty Company, Fidelity National
Management Services, Fidelity Residential Solutions, FNF Insurance Services, FNTG National Record Centers,
IPEX, Mission Servicing Residential, National Residential Nominee Services, National Safe Harbor Exchanges,
National Title Insurance of New York, NationalLink Valuations, NexAce Corp., ServiceLink Auction, ServiceLink
Management Company, ServiceLink Services, ServiceLink Title Company of Oregon, ServiceLink Valuation
Solutions, Western Title & Escrow Company
For Vermont Residents:  We will not disclose information about your creditworthiness to our affiliates and will not
disclose your personal information, financial information, credit report, or health information to nonaffiliated third
parties to market to you, other than as permitted by Vermont law, unless you authorize us to make those
disclosures.
Information From Children
The FNF Websites are not intended or designed to attract persons under the age of eighteen (18).  We do not
collect Personal Information from any person that we know to be under the age of thirteen (13) without permission
from a parent or guardian.
International Users
FNF's headquarters is located within the United States.  If you reside outside the United States and choose to
provide Personal Information or Browsing Information to us, please note that we may transfer that information
outside of your country of residence.  By providing FNF with your Personal Information and/or Browsing
Information, you consent to our collection, transfer, and use of such information in accordance with this Privacy
Notice.
FNF Website Services for Mortgage Loans
Certain FNF companies provide services to mortgage loan servicers, including hosting websites that collect
customer information on behalf of mortgage loan servicers (the "Service Websites").  The Service Websites may
contain links to both this Privacy Notice and the mortgage loan servicer or lender's privacy notice.  The sections of
this Privacy Notice titled When Information is Disclosed, Choices with Your Information, and Accessing and
Correcting Information do not apply to the Service Websites.  The mortgage loan servicer or lender's privacy
notice governs use, disclosure, and access to your Personal Information.  FNF does not share Personal
Information collected through the Service Websites, except as required or authorized by contract with the
mortgage loan servicer or lender, or as required by law or in the good-faith belief that such disclosure is
necessary:  to comply with a legal process or applicable law, to enforce this Privacy Notice, or to protect the rights,
property, or safety of FNF or the public.

https://fnf.com/california-privacy
mailto:aginquiries@ag.state.nv.us
mailto:privacy@fnf.com
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Your Consent to this Privacy Notice; Notice Changes
By submitting Personal Information and/or Browsing Information to FNF, you consent to the collection and use of
the information in accordance with this Privacy Notice.  We may change this Privacy Notice at any time.  The
Privacy Notice's effective date will show the last date changes were made.  If you provide information to us
following any change of the Privacy Notice, that signifies your assent to and acceptance of the changes to the
Privacy Notice.
Accessing and Correcting Information; Contact Us
If you have questions or would like to correct your Personal Information, visit FNF's Privacy Request website or
contact us by phone at (888) 714-2710, by email at privacy@fnf.com, or by mail to:

Fidelity National Financial, Inc.
601 Riverside Avenue,

Jacksonville, Florida 32204
Attn:  Chief Privacy Officer

https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
mailto:privacy@fnf.com


ATTACHMENT ONE

Attachment One (11/04/22)

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY - 1990 (11-09-18)

EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys'
fees or expenses which arise by reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations)

restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the character, dimensions or
location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or
area of the land or any parcel of which the land is or was a part; or (iv) environmental protection, or the effect of any violation of
these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a
defect, lien, or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records
at Date of Policy.

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a
defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records
at Date of Policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not
excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the rights of a purchaser for
value without knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters:
(a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured

claimant;
(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not

disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this
policy;

(c) resulting in no loss or damage to the insured claimant;
(d) attaching or created subsequent to Date of Policy; or
(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage or

for the estate or interest insured by this policy.
4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or

failure of any subsequent owner of the indebtedness, to comply with the applicable doing business laws of the state in which the land is
situated.

5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the
insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.

6. Any claim, which arises out of the transaction vesting in the insured the estate or interest insured by this policy or the transaction
creating the interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency or similar creditors' rights
laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by
reason of:
1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on

real property or by the public records.
Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the
records of such agency or by the public records.

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of the
land or which may be asserted by persons in possession thereof.

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records.
4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose,

and which are not shown by the public records.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,

claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public records.
6. Any lien or right to a lien for services, labor or material unless such lien is shown by the public records at Date of Policy.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART II
(Variable exceptions such as taxes, easements, CC&R’s, etc., are inserted here)



ATTACHMENT ONE
(CONTINUED)

Attachment One (11/04/22)

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE OWNER'S POLICY (02-04-22)

EXCLUSIONS FROM COVERAGE
The following matters are excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or
expenses that arise by reason of:
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates,

prohibits, or relates to:
i. the occupancy, use, or enjoyment of the Land;
ii. the character, dimensions, or location of any improvement on the Land;
iii. the subdivision of land; or
iv. environmental remediation or protection.

b. any governmental forfeiture, police, regulatory, or national security power.
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b.
Exclusion 1 does not modify or limit the coverage provided under Covered Risk 5 or 6.

2. Any power of eminent domain. Exclusion 2 does not modify or limit the coverage provided under Covered Risk 7.
3. Any defect, lien, encumbrance, adverse claim, or other matter:

a. created, suffered, assumed, or agreed to by the Insured Claimant;
b. not Known to the Company, not recorded in the Public Records at the Date of Policy, but Known to the Insured Claimant and not

disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

c. resulting in no loss or damage to the Insured Claimant;
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered

Risk 9 or 10); or
e. resulting in loss or damage that would not have been sustained if consideration sufficient to qualify the Insured named in

Schedule A as a bona fide purchaser had been given for the Title at the Date of Policy.
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the transaction vesting

the Title as shown in Schedule A is a: 
a. fraudulent conveyance or fraudulent transfer;
b. voidable transfer under the Uniform Voidable Transactions Act; or
c. preferential transfer:

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous
exchange for new value; or 

ii. for any other reason not stated in Covered Risk 9.b. 
5. Any claim of a PACA-PSA Trust. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 8. 
6. Any lien on the Title for real estate taxes or assessments imposed or collected by a governmental authority that becomes due and

payable after the Date of Policy.
Exclusion 6 does not modify or limit the coverage provided under Covered Risk 2.b.

7 Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land.
EXCEPTIONS FROM COVERAGE

Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law.  This policy treats any
Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated,
removed, and not republished or recirculated. Only the remaining provisions of the document are excepted from coverage.
This policy does not insure against loss or damage and the Company will not pay costs, attorneys’ fees, or expenses resulting from the terms
and conditions of any lease or easement identified in Schedule A, and the following matters:

PART I
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on

real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an
inspection of the Land, or (b) asserted by persons or parties in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy.
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by

an accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,

claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy.
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas,

uranium, clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights
arise by lease, grant, exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and
easements associated therewith or appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public
Records or are shown in Schedule B.

PART II
(Variable exceptions such as taxes, easements, CC&R’s, etc., are inserted here)



ATTACHMENT ONE
(CONTINUED)

Attachment One (11/04/22)

CLTA/ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (7-01-21)
EXCLUSIONS FROM COVERAGE

The following matters are excluded from the coverage of this policy and We will not pay loss or damage, costs, attorneys' fees, or expenses
that arise by reason of:
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates,

prohibits, or relates to:
i. the occupancy, use, or enjoyment of the Land;
ii. the character, dimensions, or location of any improvement on the Land;
iii. the subdivision of land; or
iv. environmental remediation or protection.

b. any governmental forfeiture, police, or regulatory, or national security power.
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b.
Exclusion 1 does not modify or limit the coverage provided under Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23, or 27.

2. Any power to take the Land by condemnation.  Exclusion 2 does not modify or limit the coverage provided under Covered Risk 17.
3. Any defect, lien, encumbrance, adverse claim, or other matter:

a. created, suffered, assumed, or agreed to by You;
b. not Known to Us, not recorded in the Public Records at the Date of Policy, but Known to You and not disclosed in writing to Us by

You prior to the date You became an Insured under this policy;
c. resulting in no loss or damage to You;
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered

Risk 5, 8.f., 25, 26, 27, 28, or 32); or
e. resulting in loss or damage that would not have been sustained if You paid consideration sufficient to qualify You as a bona fide

purchaser of the Title at the Date of Policy.
4. Lack of a right:

a. to any land outside the area specifically described and referred to in Item 3 of Schedule A; and
b. in any street, road, avenue, alley, lane, right-of-way, body of water, or waterway that abut the Land.
Exclusion 4 does not modify or limit the coverage provided under Covered Risk 11 or 21.

5. The failure of Your existing structures, or any portion of Your existing structures, to have been constructed before, on, or after the Date
of Policy in accordance with applicable building codes. Exclusion 5 does not modify or limit the coverage provided under Covered Risk
14 or 15.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights law, that the transfer of the Title
to You is a:
a. fraudulent conveyance or fraudulent transfer;
b. voidable transfer under the Uniform Voidable Transactions Act; or
c. preferential transfer:

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous
exchange for new value; or

ii. for any other reason not stated in Covered Risk 30.
7. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.
8. Negligence by a person or an entity exercising a right to extract or develop oil, gas, minerals, groundwater, or any other subsurface

substance.
9. Any lien on Your Title for real estate taxes or assessments, imposed or collected by a governmental authority that becomes due and

payable after the Date of Policy.  Exclusion 9 does not modify or limit the coverage provided under Covered Risk 8.a or 27.
10. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:
• For Covered Risk 16, 18, 19 and 21 Your Deductible Amount and Our Maximum Dollar Limit of

Liability shown in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount Our Maximum Dollar Limit of Liability

Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$  10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$   5,000.00



ATTACHMENT ONE
(CONTINUED)

Attachment One (11/04/22)

CLTA/ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13)
EXCLUSIONS

In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning:

a. building;
b. zoning;
c. land use;
d. improvements on the Land;
e. land division; and
f. environmental protection.
This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.

2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes.  This
Exclusion does not limit the coverage described in Covered Risk 14 or 15.

3. The right to take the Land by condemning it.  This Exclusion does not limit the coverage described in Covered Risk 17.
4. Risks:

a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;
b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;
c. that result in no loss to You; or
d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28.

5. Failure to pay value for Your Title.
6. Lack of a right:

a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
b. in streets, alleys, or waterways that touch the Land.
This Exclusion does not limit the coverage described in Covered Risk 11 or 21.

7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy,
state insolvency, or similar creditors’ rights laws.

8. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake or subsidence.
9. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:
• For Covered Risk 16, 18, 19 and 21, Your Deductible Amount and Our Maximum Dollar Limit of

Liability shown in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount Our Maximum Dollar Limit of Liability

Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$  10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$   5,000.00



ATTACHMENT ONE
(CONTINUED)

Attachment One (11/04/22)

ALTA OWNER’S POLICY (07-01-2021)
EXCLUSIONS FROM COVERAGE

The following matters are excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or
expenses that arise by reason of:
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates,

prohibits, or relates to:
i. the occupancy, use, or enjoyment of the Land;
ii. the character, dimensions, or location of any improvement on the Land;
iii. the subdivision of land; or
iv. environmental remediation or protection.

b. any governmental forfeiture, police, regulatory, or national security power.
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b.
Exclusion 1 does not modify or limit the coverage provided under Covered Risk 5 or 6.

2. Any power of eminent domain.  Exclusion 2 does not modify or limit the coverage provided under Covered Risk 7.
3. Any defect, lien, encumbrance, adverse claim, or other matter:

a. created, suffered, assumed, or agreed to by the Insured Claimant;
b. not Known to the Company, not recorded in the Public Records at the Date of Policy, but Known to the Insured Claimant and not

disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

c. resulting in no loss or damage to the Insured Claimant;
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered

Risk 9 or 10); or
e. resulting in loss or damage that would not have been sustained if consideration sufficient to qualify the Insured named in

Schedule A as a bona fide purchaser had been given for the Title at the Date of Policy.
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights law, that the transaction vesting

the Title as shown in Schedule A is a:
a. fraudulent conveyance or fraudulent transfer;
b. voidable transfer under the Uniform Voidable Transactions Act; or
c. preferential transfer:

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous
exchange for new value; or

ii. for any other reason not stated in Covered Risk 9.b.
5. Any claim of a PACA-PSA Trust.  Exclusion 5 does not modify or limit the coverage provided under Covered Risk 8.
6. Any lien on the Title for real estate taxes or assessments, imposed or collected by a governmental authority that becomes due and

payable after the Date of Policy.  Exclusion 6 does not modify or limit the coverage provided under Covered Risk 2.b.
7. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land.

EXCEPTIONS FROM COVERAGE
Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law.  This policy treats any
Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated,
removed, and not republished or recirculated.  Only the remaining provisions of the document are excepted from coverage.
This policy does not insure against loss or damage and the Company will not pay costs, attorneys' fees, or expenses resulting from the terms
and conditions of any lease or easement identified in Schedule A, and the following matters:
NOTE:  The 2021 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage.  In addition to variable
exceptions such as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the
Western Regional Standard Coverage Exceptions listed as 1 through 7 below:
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on

real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an
inspection of the Land or (b) asserted by persons or parties in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy.
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by

an accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,

claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy.
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas,

uranium, clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights
arise by lease, grant, exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and
easements associated therewith or appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public
Records or are shown in Schedule B.



ATTACHMENT ONE
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Attachment One (11/04/22)

2006 ALTA OWNER’S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs,
attorneys' fees, or expenses that arise by reason of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,

prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk 5.

(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not

disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk

9 and 10); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting
the Title as shown in Schedule A, is
(a) a fraudulent conveyance or fraudulent transfer; or
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of
Policy and the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in
Schedule A.

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees, or expenses that arise by reason of:
NOTE:  The 2006 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage. In addition to variable
exceptions such as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the
Western Regional Standard Coverage Exceptions listed below as 1 through 7 below:
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on

real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an
inspection of the Land, or (b) asserted by persons or parties in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy.
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by

an accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,

claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy.]
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas,

uranium, clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights
arise by lease, grant, exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and
easements associated therewith or appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public
Records or are shown in Schedule B.



Notice of Available Discounts
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Pursuant to Section 2355.3 in Title 10 of the California Code of Regulations Fidelity National Financial, Inc. and its
subsidiaries ("FNF") must deliver a notice of each discount available under our current rate filing along with the
delivery of escrow instructions, a preliminary report or commitment.  Please be aware that the provision of this
notice does not constitute a waiver of the consumer's right to be charged the filed rate.  As such, your transaction
may not qualify for the below discounts.

You are encouraged to discuss the applicability of one or more of the below discounts with a Company
representative.  These discounts are generally described below; consult the rate manual for a full description of
the terms, conditions and requirements for such discount.  These discounts only apply to transactions involving
services rendered by the FNF Family of Companies.  This notice only applies to transactions involving property
improved with a one-to-four family residential dwelling.

Not all discounts are offered by every FNF Company.  The discount will only be applicable to the FNF Company as
indicated by the named discount.

FNF Underwritten Title Companies Underwritten by FNF Underwriters
CTC - Chicago Title Company CTIC - Chicago Title Insurance Company
CLTC - Commonwealth Land Title Company CLTIC - Commonwealth Land Title Insurance Co.
FNTC - Fidelity National Title Company FNTIC - Fidelity National Title Insurance Co.
FNTCCA - Fidelity National Title Company of California NTINY - National Title Insurance of New York
TICOR - Ticor Title Company of California
LTC - Lawyer's Title Company
SLTC - ServiceLink Title Company

Available Discounts
CHURCHES OR CHARITABLE NON-PROFIT ORGANIZATIONS (CTIC, CLTIC, FNTIC, NTINY)
On properties used as a church or for charitable purposes within the scope of the normal activities of such entities,
provided said charge is normally the church's obligation the charge for an owner's policy shall be fifty percent
(50%) to seventy percent (70%) of the appropriate title insurance rate, depending on the type of coverage
selected.  The charge for a lender's policy shall be forty percent (40%) to fifty percent (50%) of the appropriate title
insurance rate, depending on the type of coverage selected.

DISASTER AREA TRANSACTIONS (CTIC, CLTIC, FNTIC, NTINY)
This rate is available for individuals or entities that were victims of a national or state disaster.  The rate can be
used for a Lender's Policy (Standard or Extended), or an Owner's Policy (Standard or Homeowners coverage).
To qualify for this rate, the applicant must, prior to the closing of the applicable transaction, make a written
request, including a statement meeting the following criteria:

A. The subject property is in a disaster area declared by the government of the United States or the State of
California.

B. The subject property was substantially or totally destroyed in the declared disaster.

C. The subject property ownership has not changed since the time of the disaster.

The rate will be fifty percent (50%) of the applicable rate, and the transaction must be completed within sixty (60)
months of the date of the declaration of the disaster.



Notice of Available Discounts
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DISASTER AREA ESCROWS (CTC, CLTC, FNTC, TICOR, LTC)
This rate is available for individuals or entities that were victims of a national or state disaster.  The rate can be
used for a loan or a sale escrow transaction.  To qualify for this rate, the applicant must, prior to the closing of the
applicable transaction, make a written request, including a statement meeting the following criteria:

A. The subject property is in a disaster area declared by the government of the United States or the State of
California.

B. The subject property was substantially or totally destroyed in the declared disaster.

C. The subject property ownership has not changed since the time of the disaster.

The rate will be fifty percent (50%) of the applicable rate, and the transaction must be completed within sixty (60)
months of the date of the declaration of the disaster.  Standard minimum charge applies based upon property
type.  No other discounts or special rates, or combination of discounts or special rates, shall be applicable.
Applies to a single transaction per property.

This rate is applicable to the following Zones/Counties:
Zone 1.A:  Orange County
Zone 1.B:  Riverside and San Bernardino Counties
Zone 2:  Los Angeles County
Zone 3:  Ventura County
Zone 10:  San Diego County
Zone 12:  Imperial County

If used for a sale transaction, the application of this rate assumes the charge for the Residential Sale Escrow
Services (RSES) fee will be split evenly between buyer and seller.  As such and regardless of how the calculated
applicable RSES will be split between the disaster victim and the other principal, the rate will be applied only to
one half (1/2) of the calculated applicable RSES fee, regardless of whether the disaster victim is paying half (1/2)
of the RSES fee (as is customary) or paying the entire fee.  The rate under this provision will be fifty percent (50%)
of disaster victims' one half (1/2) portion only and shall not apply to any portion paid by non-disaster victim.
Additional services will be charged at the normal rates.

MILITARY DISCOUNT RATE (CTIC, CLTIC, FNTIC)
Upon the Company being advised in writing and prior to the closing of the transaction that an active duty,
honorably separated, or retired member of the United States Military or Military Reserves or National Guard is
acquiring or selling an owner occupied one-to-four family property, the selling owner or acquiring buyer, as
applicable, will be entitled to a discount equal to fifteen percent (15%) of the otherwise applicable rates such party
would be charged for title insurance policies.  Minimum charge:  Four Hundred Twenty-Five And No/100 Dollars
($425.00)

The Company may require proof of eligibility from the parties to the transaction verifying they are entitled to the
discount as described.  No other discounts or special rates, or combination of discounts or special rates, shall be
applicable.

MILITARY RATE (SLTC)
A discount of twenty percent (20%) off the purchase transaction closing and settlement fee or a discount of
One Hundred And No/100 Dollars ($100.00) off the refinance closing and settlement fee, will be applied when the
loan is guaranteed by the United States Veterans Administration and the escrow fee is being paid by the consumer
and is listed as paid by borrower on the Closing Disclosure and final Settlement Statement.



This map/plat is being furnished as an aid in locating the herein described 

Land in relation to adjoining streets, natural boundaries, and other land, and 

is not a survey of the land depicted. Except to the extent a policy of title 

insurance is expressly modified by endorsement, if any, the Company does 

not insure dimensions, distances, location of easements, acreage or other 

matters shown thereon. 
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Mark Brand/ Refrig Model/Serial Number Replace
Year 

Made
Age EUL RUL

Bryant 581BV048 4

R-22 2907G46497 72,000

Bryant 581BV036 3

R-22 3407G10490 72,000

Bryant 581BV048 4

R-22 2907G46499 72,000

Bryant 581BV048 4

R-22 2907G46498 72,000

Bryant 581BV036 3

R-22 3407G10489 72,000

Bryant 581BV036 3

R-22 3407G10492 72,000

Bryant 581BV036 3

R-22 3407G10491 72,000

Bryant 581BV036 3

R-22 3407G10488 72,000

Bryant 581BV048 4

R-22 2907G46494 72,000

Bryant 581BV048 4

R-22 2907G46495 72,000

Bryant 581BV048 4

R-22 2907G46496 72,000

Bryant 581BV048 4

R-22 2907G46493 72,000

43

* Notes:

Total Cooling Capacity in Tons

20 1

Packaged unit with natural gas-

fired furnace
13 Y 2007 19 20 1

Packaged unit with natural gas-

fired furnace
12 Y 2007 19

1

Packaged unit with natural gas-

fired furnace
11 Y 2007 19 20 1

10 Y 2007 19 20

20 1

Packaged unit with natural gas-

fired furnace
8 Y 2007 19 20 1

Packaged unit with natural gas-

fired furnace
7* Y 2007 19

Packaged unit with natural gas-

fired furnace
9 Y 2007 19 20 1

Packaged unit with natural gas-

fired furnace

20 1

Packaged unit with natural gas-

fired furnace
4 Y 2007 19 20 1

Packaged unit with natural gas-

fired furnace
3 Y 2007

20 1
Packaged unit with natural gas-

fired furnace
5 Y 2007 19

2 Y 2007 19

19

MECHANICAL EQUIPMENT TABLE

Project # 26007.60 511 Forest Lodge Road, CA

COOLING & HEATING UNITS

Equipment
Cooling (tons) / Heating Input 

Size (BTU/hr)

There is no rooftop unit marked "6".

1
Packaged unit with natural gas-

fired furnace
1 Y 2007 19 20

20 1
Packaged unit with natural gas-

fired furnace
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Questions.01 for 511 Forest Lodge Road, Pacific Grove, CA  

1.  What is the age of the roofing systems (both roofing types—the systems on the pitched roofs and the 

systems on the flat roof equipment wells.)?Don’t know 

2.  Who has responsibility for roof maintenance (owner or tenants)?  Owner, but all costs are pass 

through costs to tenants 

3. If you have copies of the roof warranties, can those be sent to me?I don’t have them, but if they exist 

they would probably be in a box.  I can ask John Serex to look 

4. Are there any known, current leaks though the roofing systems?No 

5. Is roof maintenance provided on an as-needed basis vs. having a maintenance contract providing 

regularly scheduled service visits?Both  Qrtly visits include cleaning the roof along with HVAC 

maintenance 

6. If there is a contract for regular roof maintenance, how often are roof maintenance visits 

conducted?Verbal contract with YSS on a qrtly basis 

7. Are there any known, current leaks though the window/wall systems?  I recall one leak in one of 

CalAm’s offices which was just caulked on the exterior 

8. When were the building exterior elements s last completely repainted? Don’t know 

9. When was the asphalt parking lot last re-sealed/re-striped ?  In 6/2022 root damage repairs were 

completed in designated spots.  In 10/2015 ADA spots added and all surface areas sealed 

10. Have there been any underground sewer line replacements in the last six years?No 

11. Have there been any underground gas line replacements in the last six years?  No 

12. Have there been any instances of fire at the buildings in the last six years?  No 

13. Have there been any instances of flooding into the building in last six years?  No 

14. Are there any known issues with soil settlement around the site or with differential settlement of the 

concrete foundation slab?  No 



15. Has an ADA survey been conducted for the property?  Not interior, just parking lot in 2015 

16. If yes to above, can a copy of the survey be provided?  I have all plans permits for lot 

17. Have there been any ADA related complaints, fines, or lawsuits?  No 

18. Is a building management systems (BMS) installed for the HVAC systems?  No 

19. Who has responsibility for HVAC equipment maintenance?  Owner and costs included in annual pass 

through to tenants 

20. I assume a security system is installed? If so, please describe briefly.  Only CalAm as far as I know. 

21. Has the building ever received seismic structural upgrades?  No 

22. Do you have an ALTA survey?  No 

23. Are there any known deficiencies with the building, other than those mentioned previously in this list 

(such as roof or window leaks)? These deficiencies could include—but not limited to—rotten wood, fire 

damage, water damage, structural damage, leaking pipes, egregiously damaged interior finishes, out-of-

plumb walls?  No 

24. Have seismic structural upgrades been performed?  No 

25. Do the windows date to original construction?  Don’t know…I believe windows were upgraded prior to 

COE in 2014 

26. Is the provided heating and air conditioning adequate for all tenants?  Appears to be 

27. Is the emergency generator still in use?  If yes, is it tested monthly?  Generator is CalAm responsibility 

28. Can a copy of the latest 5-year fire alarm inspection be provided?  Completed.  5 year test was sent in 

previous email 

29. Who does fire sprinkler testing  Recent test was completed by A&B Fire Sprinkler 

30. Who does fire alarm testing?  Precision Alarm 

31. Who does fire alarm monitoring?  Precision Alarm 



32. Was the termite damage mentioned in the 2014 report ever repaired?  I am not aware of any termite 

damage presently.  If a report of completion was done in accordance with the COE in 2014, it’s 

probably in one of those boxes I mentioned 

33. Do you know if access to the main electrical enclosure is possible?  Yes 

34. IN the 2014 condition report, a roof report was mentioned. Do you have a copy of that report?  I do not, 

but if one exists it’s probably in one of those boxes. 

35. W 

 



 

 

 

 

 

 

 

 

 

APPENDIX F 

 



GENERAL CONDITIONS TO THE AUTHORIZATION FOR WORK AGREEMENT 
 
It is hereby agreed that the Client retains Ryan Miller Architects to provide services as set forth 
in the Authorization for Work attached hereto (the "Work"). This contract shall be controlled by 
the following terms and conditions, and these terms and conditions shall also control any 
further assignments performed pursuant to this Authorization for Work. Client’s signature on 
this Authorization for Work constitutes Client’s agreement to the all terms to this contract, 
including these General Conditions. 

 
FEES AND COSTS 

 
1. Ryan Miller Architects shall charge for work performed by its personnel at the rates 
identified in the Authorization for Work. These rates are subject to reasonable increases by 
Ryan Miller Architects upon giving Client 30 days advance notice. Reimbursable Costs will be 
charged to the Client in addition to the fees for the basic services under this Agreement and all 
Additional Services (defined below) under the Agreement. Reimbursable Costs include, but are 
not limited to, expenses for travel, including transportation, meals, lodging, long distance 
telephone, and other related expenses, as well as the costs of reproduction of all drawings for 
the Client's and/or Ryan Miller Architects’ use, costs for specifications and type-written reports, 
permit and approval fees, automobile travel reimbursement, costs and fees of subcontractors. 
No overtime is accrued for time spent in travel. All costs incurred which relate to the services or 
materials provided by a contractor or subcontractor to Ryan Miller Architects shall be invoiced 
by Ryan Miller Architects on the basis of cost plus twenty percent (120%). Automobile travel 
reimbursement shall be at the rate of seventy-two and one-half cents ($0.725) per mile. All 
other reimbursable costs shall be invoiced and billed by Ryan Miller Architects at the rate of 1.1 
times the direct cost to Ryan Miller Architects.  
 
Reimbursable costs will be charged to the client only as outlined in the Authorization for Work 
if the scope of work is for Phase I Environmental Site Assessment, Property Condition 
Assessment, Seismic Assessment or ALTA survey. Invoices for work performed shall be 
submitted monthly. Payment will be due upon receipt of invoice. Client shall pay interest on the 
balance of unpaid invoices which are overdue by more than 30 days, at a rate of 18% per 
annum as well as all attorney fees and costs incurred by Ryan Miller Architects to secure 
payment of unpaid invoices. Ryan Miller Architects may waive such fees at its sole discretion.  

 
STANDARD OF CARE 

 
2. Ryan Miller Architects will perform its work in accordance with the standard of care of its 
industry, as it is at the time of the work being performed, and applicable in the locale of the 
work being performed. Ryan Miller Architects makes no other warranties, express or implied 
regarding its work.  

 
LIMITATION OF REMEDIES 

 



3.  Client expressly agrees that to the fullest extent permitted by law, Client’s remedies for any 
liability incurred by Ryan Miller Architects, and/or its employees or agents, for any and all 
claims arising from the performance of services by Ryan Miller Architects, shall be $50,000.00 
or the Client’s fees relating to such claims, whichever is smaller, except, however, this limitation 
of remedies shall apply only to Client’s recovery against Ryan Miller Architects and shall not 
limit Client’s recovery against or from any insurance policy maintained by Ryan Miller 
Architects.  
 
Client may request a higher limitation of remedies, but must do so in writing. Upon such 
written request, Ryan Miller Architects may agree to increase this limit in exchange for a 
mutually negotiated higher fee commensurate with the increased risk to Ryan Miller Architects. 
Any such agreed increase in fee and limitation of remedies amount must be memorialized by 
written agreement which expressly amends the terms of this clause.  
 
As used in this section, the term "limitation of remedies" shall apply to claims of any kind, 
including, but not limited to, claims brought in contract, tort, strict liability, or otherwise, for 
any and all injuries, claims, losses, expenses, or damages whatsoever arising out of or in any 
way related to Ryan Miller Architects’ services or the services of Ryan Miller Architects’ 
subcontractors, consultants, or agents from any cause(s). Ryan Miller Architects shall not be 
liable for any claims of loss of profits or any other indirect, incidental, or consequential 
damages of any nature whatsoever, except, however, this limitation of remedies shall apply 
only to Client’s recovery against Ryan Miller Architects and shall not limit Client’s recovery 
against or from any insurance policy maintained by Ryan Miller Architects.  

 
 

INDEMNIFICATION 
 

4. Notwithstanding any other provision of this Agreement, Client agrees, to the fullest extent 
permitted by law, to waive any claim against, release from any liability or responsibility for, and  
indemnify and hold harmless Ryan Miller Architects, its employees, agents and sub-consultants 
(collectively, Consultant) from and against any and all damages, liabilities, claims, actions or 
costs of any kind, including reasonable attorney’s fees and defense costs, arising or alleged to 
arise out of or to be in any way connected with the Project or the performance or non- 
performance of Consultant of any services under this Agreement, except to the extent any such 
liabilities are determined by a court or other forum of competent jurisdiction to have been 
caused by the negligence or willful misconduct of Consultant.  
 
Client further agrees to indemnify Consultant for any liability Consultant suffers to a third 
person to the extent that liability exceeds the limitation of liability amounts stated in Limitation 
of Remedies paragraph. This provision shall be in addition to any rights of indemnity Consultant 
may have under the law and shall survive and remain in effect following the termination of this 
Agreement for any reason. Should any part of this provision be determined to be 
unenforceable, Ryan Miller Architects and Client agree the rest of the provision shall apply to 
the maximum extent permitted by law. The Client’s duty to defend Ryan Miller Architects shall 



arise immediately upon tender of any matter potentially covered by the above obligations to 
indemnify and hold harmless. 

Ryan Miller Architects agrees to indemnify and hold harmless CLIENT, its officers, directors, 
partners, employees, and any other entity or person for which Ryan Miller Architects is legally 
liable, from and against any damages, losses, liabilities, judgments, settlements, expenses, and 
costs (including reasonable attorneys' fees, costs and expenses recoverable under applicable 
law), that CLIENT incurs from claims by third parties, to the extent caused by negligent acts, 
errors or omissions or willful misconduct of Ryan Miller Architects in the performance of 
professional services under this Agreement and any other entity or person for which Ryan 
Miller Architects is legally liable.  

Notwithstanding the foregoing, if Ryan Miller Architects’ obligation to defend, indemnify, 
and/or hold harmless arises out of Ryan Miller Architects’ performance of “design professional” 
services (as that term is defined under California Civil Code Section 2782.8), Ryan Miller 
Architects’ obligations shall be as stated in California Civil Code Section 2782.8, which is fully 
incorporated herein as it was in effect as of the date of this Agreement. Ryan Miller Architects’ 
indemnification obligation shall be limited to claims to the extent caused by the negligence, 
recklessness, or willful misconduct of Ryan Miller Architects, and, upon Ryan Miller Architects 
obtaining a final adjudication by a court of competent jurisdiction, Ryan Miller Architects’ 
liability for such claim, including the cost to defend, shall not exceed Ryan Miller Architects’ 
proportionate percentage of fault. Ryan Miller Architects is not obligated to indemnify and hold 
harmless CLIENT for CLIENT’S active or sole negligence, or willful misconduct. 

MEDIATION & JUDICIAL REFERENCE 
 

5. In an effort to resolve any conflicts or disputes that arise regarding the performance of this 
agreement, the Client and Ryan Miller Architects agree that all such disputes shall be submitted 
to non-binding mediation, using a mutually agreed upon mediation service experienced in the 
resolution of construction disputes. Unless the parties mutually agree otherwise, such 
mediation shall be a condition precedent to the initiation of any other adjudicative 
proceedings. It is further agreed that any dispute that is not settled pursuant to such mediation 
shall be adjudicated by a court appointed referee in accordance with the Judicial Reference 
procedures as set forth in California Code of Civil Procedure Section 638 et seq. The parties 
hereby mutually agree to waive any right to a trial by jury regarding any dispute arising out of 
this agreement. 
 
The parties further agree to include a similar mediation, Judicial Reference & waiver of jury trial 
provision in their agreements with other independent contractors & consultants retained for 
the project and require them to similarly agree to these dispute resolution procedures. The cost 
of said Mediation shall be split equally between the parties. This agreement to mediate shall be 
specifically enforceable under the prevailing law of the jurisdiction in which this agreement was 
signed. 

 



HAZARDOUS WASTE 
 

6. The PCA does not address the presence or absence of any hazardous materials, chemicals, 
or biological growths (such as mold or mildew) at the subject property. Any evaluation or 
description of environmental matters or concerns is outside the scope of work of the PCA. 

 
 

FORCE MAJUERE 
 

7. Neither party shall be responsible for damages or delays in performance under this 
Agreement caused by acts of God, strikes, lockouts, accidents or other events or conditions 
(other than financial inability) beyond the other Party’s reasonable control. 

 
TERMINATION 

 
8. This Agreement may be terminated by either party upon ten (10) days' written notice 
should the other party substantially fail to perform in accordance with its duties and 
responsibilities as set forth in this Agreement and such failure to perform is through no fault of 
the party initiating the termination. Client agrees that if it chooses to terminate Ryan Miller 
Architects for convenience, and Ryan Miller Architects has otherwise satisfactorily performed 
its obligations under this Agreement to that point, Ryan Miller Architects shall be paid no less 
than eighty percent (80%) of the contract price, provided, however, that if Ryan Miller 
Architects shall have completed more than eighty percent of the Work at the time of said 
termination, Ryan Miller Architects shall be compensated as provided in the Authorization for 
Work for all services performed prior to the termination date which fall within the scope of 
work described in the Authorization for Work and may as well, at its sole discretion and in 
accordance with said Schedule of Fees, charge Client, and Client agrees to pay Ryan Miller 
Architects’ reasonable costs and labor in winding up its files and removing equipment and other 
materials from the Project. 
 
Upon notice of termination by Client to Ryan Miller Architects, Ryan Miller Architects may issue 
notice of such termination to other consultants, contractors, subcontractors and to governing 
agencies having jurisdiction over the Project, and take such other actions as are reasonably 
necessary in order to give notice that Ryan Miller Architects is no longer associated with the 
Project and to protect Ryan Miller Architects from claims of liability from the work of others. 

 
DOCUMENTS 

 
9. Any documents prepared by Ryan Miller Architects, including, but not limited to proposals, 
project specifications, drawings, calculations, plans and maps, and any ideas and designs 
incorporated therein, as well as any reproduction of the above are instruments of service and 
shall remain the property of Ryan Miller Architects and Ryan Miller Architects retains copyrights 
to these instruments of service. Ryan Miller Architects grants to Client a non-exclusive license 
to use these instruments of service for the purpose of completing and maintaining the Project. 



The Client shall be permitted to retain a copy of any instruments of service, but Client expressly 
agrees and acknowledges that the instruments of service may not be used by the Client on 
other projects, or for any other purpose, except the project for which they were prepared, 
unless Client first obtains a written agreement expanding the license to such use from Ryan 
Miller Architects, and with appropriate compensation to Ryan Miller Architects. Client further 
agrees that such instruments of service shall not be provided to any third parties without the 
express written permission of Ryan Miller Architects. 
 
Client shall furnish, or cause to be furnished to Ryan Miller Architects all documents and 
information required by Ryan Miller Architects for the proper performance of its services. If 
Client fails to provide Ryan Miller Architects with all materials in the Client’s possession 
requested during the period that Ryan Miller Architects is actively providing its services, Client 
shall release Ryan Miller Architects from any and all liability for risks and damages the Client 
incurs resulting from its reliance on Ryan Miller Architects’ professional opinion. Ryan Miller 
Architects shall be entitled to rely upon Client-provided documents and information in 
performing the services required in this Agreement; however, Ryan Miller Architects assumes 
no responsibility or liability for the accuracy or completeness of Client-provided documents. 
Client-provided documents will remain the property of the Client. 

 
ACCESS TO PROJECT 

 
10. Client grants to Ryan Miller Architects the right of access and entry to the Project at all 
times necessary for Ryan Miller Architects to perform the Work. If Client is not the owner of the 
Project, then Client represents that Client has full authority to grant access and right of entry to 
Ryan Miller Architects for the purpose of the performance of their Work. This right of access 
and entry extends fully to any agents, employees, contractors or subcontractors of Ryan Miller 
Architects upon reasonable proof of association with Ryan Miller Architects. Client’s failure to 
provide such timely access and permission shall constitute a material breach of this Agreement 
excusing Ryan Miller Architects from performance of its duties under this Agreement. 

 
CONFIDENTIAL INFORMATION 

 
11. Both Client and Ryan Miller Architects understand that in conjunction with Ryan Miller 
Architects' performance of the Work on the project, both Client and Ryan Miller Architects may 
receive or be exposed to Proprietary Information of the other. As used herein, the term 
"Proprietary Information" refers to any and all information of a confidential, proprietary or 
secret nature which may be either applicable to, or relate in any way to: (a) the personal, 
financial or other affairs of the business of each of the Parties, or (b) the research and 
development or investigations of each of the Parties. Proprietary Information includes, for 
example and without limitation, trade secrets, processes, formulas, data, know-how, 
improvements, inventions, techniques, software technical data, developments, research 
projects, plans for future development, marketing plans and strategies. Each of the Parties 
agrees that all Proprietary Information of the other party is and shall remain exclusively the 
property of that other party. The parties further acknowledge that the Proprietary Information 



of the other party is a special, valuable, and unique asset of that party, and each of the Parties 
agrees that at all times during the terms of this Agreement and thereafter to keep in confidence 
and trust all Proprietary Information of the other party, whether such Proprietary Information 
was obtained or developed by the other party before, during or after the term of this 
Agreement. Each of the Parties agrees not to sell, distribute, disclose or use in any other 
unauthorized manner the Proprietary Information of the other party. Ryan Miller Architects 
further agrees that it will not sell, distribute or disclose information or the results of any 
investigation conducted by Ryan Miller Architects during the performance of the Work without 
the prior written approval of Client, unless required to do so by federal, state or local statute, 
ordinance or regulation. 

 
INDEPENDENT CONTRACTOR 

 
12. Both Client and Ryan Miller Architects agree that Ryan Miller Architects is an independent 
contractor in the performance of the Work under this Agreement. All persons or parties 
employed by Ryan Miller Architects in connection with the Work are the agents, employees, or 
subcontractors of Ryan Miller Architects and not of the Client. Accordingly, Ryan Miller 
Architects shall be responsible for payment of all taxes arising out of Ryan Miller Architects’ 
activities in performing the Work under this Agreement. 

 
ENTIRE AGREEMENT 

 
13. This Agreement contains the entire agreement between the Parties pertaining to the 
subject matter contained in it and supersedes and replaces in its entirety all prior and 
contemporaneous proposals, agreements, representations and understandings of the Parties. 
The Parties have carefully read and understand the contents of this Agreement and sign their 
names to the same as their own free act. 

 
INTEGRATION 

 
14. This is a fully integrated Agreement. The terms of this Agreement may be modified only by a 
writing signed by both Parties. The terms of this Agreement were fully negotiated by the Parties 
and shall not be construed for or against the Client or Ryan Miller Architects but shall be 
interpreted in accordance with the general meaning of the language in an effort to reach the 
intended result. 

 
MODIFICATION / WAIVER / PARTIAL INVALIDITY 

 
15. Failure on the part of either party to complain of any act or omission of the other, or to 
declare the other party in default, shall not constitute a waiver by such party of its rights 
hereunder. If any provision of this Agreement or its application be unenforceable to any extent, 
the Parties agree that the remainder of this Agreement shall not be affected and shall be 
enforced to the greatest extent permitted by law. 
 



INUREMENT / TITLES 
 

16. Subject to any restrictions on transfers, assignments and encumbrances set forth herein, 
this Agreement shall inure to the benefit of and be binding upon the signatory Parties and their 
respective heirs, executors, legal representatives, successors, and assigns. Paragraph titles or 
captions contained in this Agreement are inserted only as a matter of convenience, and for 
reference only, and in no way limit, define, or extend the provisions of any paragraph, et al., 
incurred in that action or proceeding, in addition to any other relief to which it or they may be 
entitled.  

 
AUTHORITY 

 
17.  Each of the persons executing this Agreement on behalf of a corporation does hereby 
covenant and warrant that the corporation is duly authorized and existing under the laws of its 
respective state of incorporation, that the corporation has and is qualified to do business in its 
respective state of incorporation, that the corporation has the full right and authority to enter 
into this Agreement, and that each person signing on behalf of the corporation is authorized to 
do so. If the Client is a joint venture, limited liability company, or a partnership, the signatories 
warrant that said entity is properly and duly organized and existing under the laws of the state 
of its formation and pursuant to the organizational and operating document of the entity, and 
the laws of the state of its formation, said signatory has authority to act on behalf of and to 
commit the entity to this Agreement. 

 
COUNTERPARTS 

 
18.  This Agreement may be signed in counterparts by each of the Parties hereto and, taken 
together, the signed counterparts shall constitute a single document. 

 
THIRD PARTY BENEFICIARIES / CONTROLLING LAW 

 
19.  There are no intended third party beneficiaries of this Agreement. The services, data, and 
opinions expressed by Ryan Miller Architects are for the sole use of the client, are for a 
particular project, and may not be relied upon by anyone other than the client. This Agreement 
shall be controlled by the laws of the State of California; any action by either party to enforce 
this Agreement shall be brought in Sonoma County, California.  

 
TIME BAR TO LEGAL ACTION 

 
20.  Any legal actions by either party against the other related to this Agreement, shall be barred 
after one year has passed from the time the claimant knew or should have known of its claim, and 
under no circumstances shall be initiated after two years have passed from the date by which Ryan 
Miller Architects completes its services. 
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