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PROPERTY CONDITION ASSESSMENT 
 

870 Santa Cruz Avenue, Menlo Park, CA 94025 
              
 
 
I. EXECUTIVE SUMMARY 
        

 
AllWest has completed a Property Condition 
Assessment of the above referenced site in 
accordance with ASTM E2018-24. On October 2, 2024, 
AllWest visited the property and observed the condition 
of the structure and the exterior site elements. Pete 
Rubio of Wheatley Properties, the property 
management company, served as our site escort. 
Yvette Yamagata, also of Wheatley Properties, 
coordinated the site visit provided documents and 
information concerning the maintenance history of the 
property. 
 
This Property Condition Assessment was conducted on 
behalf of Little Tree Management, LLC, c/o Ardent 
Law Group for acquisition purposes. 
 
We conducted research with the Menlo Park Building and 
Planning Departments, and the Menlo Park Fire Protection 
District for violations information, 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 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 a two-story commercial 
building; the roof deck has been developed as an 
outdoor furniture display area. The building contains 
30,293 square feet (sq ft) of rentable floor area per a 
BOMA survey; that figure includes 6,923 sq ft of roof 

area reported as rentable. Without the roof area, the 
rentable floor area is 23,370 sq ft.  
 
Original building construction was completed in 1959. 
Following a fire in 1983, the building was rebuilt into its 
current configuration in 1984. A complete building 
rehabilitation project (BRP) was undertaken in 2021; 
both the interior and exterior of the building were 
extensively remodeled. Shell construction of the BRP 
was completed in 2022, with the final interior tenant 
improvement (TI) project for the second floor tenant in 
Suite 201 concluding toward the middle of 2024. Suite 
201, though leased was unoccupied by the tenant 
during our site visit. 
 
The building is located on one rectangular legal parcel 
of 0.299 acres. The property is bound on the north and 
south by adjacent developed parcels, to the east by 
Santa Cruz Avenue, and by a municipal surface 
parking lot to the west. The building occupies almost 
the entirety of the site with a setback along the west 
property line. The elevation along Santa Cruz Avenue 
is considered the east elevation for the purposes of this 
report. 
 
Santa Cruz Avenue runs NE-SW, roughly 35° east of 
north. The site is essentially flat with no more than one 
foot of elevation change, descending from south to 
north. Concrete public sidewalks, with concrete curbs 
line Santa Cruz Avenue. The municipal parking lot 
behind the building is asphalt-paved. 
 
The property’s zoning designation is SP-ECR-D (El 
Camino Real/Downtown Specific Plan). Neighboring 
development consists of similarly and smaller scaled 
commercial buildings, typically no greater than two 
stories in height. The subject property is reportedly 
100% leased with three tenants. 
 
The likely current occupancy classifications are Group 
B: (Business—office) and Group M: (Mercantile—
retail store). The site is in FEMA Flood Zone X 
(unshaded). Construction is Type V, non-Fire Resistive 
Rated, fully fire sprinklered. 
 
The building has primarily wood structural framing with 
glulam beams and additional structural steel beams. 
The building has a plywood second floor and roof 
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decks. The long walls along the E-W axis are of 
reinforced concrete masonry unit (CMU) construction. 
High-strength square steel tube columns provide 
vertical support at the short walls along the N-S axis of 
the building, and at interior column locations. The 
building has a reinforced concrete slab-on-grade 
foundation, with shallow footings around the perimeter 
and interior columns. Several of the interior column 
footings were enlarged and the steel columns had 
plates added for reinforcement during the BRP. Other 
structural upgrades—such as adding new concrete 
shear walls—were undertaken to bring the building 
into conformance with the seismic structural 
requirements of the 2019 edition of the California 
Building Code (CBC), as noted in the structural 
drawings for the BRP. 
 
Site improvements appeared in “Good” condition. 
Landscaping is minimal and consists of street trees 
along Santa Cruz Avenue. Artificial landscaping is 
provided on the roof terrace and in a planter at-grade 
along the west elevation. Irrigation systems are not 
installed. 
 
On-site parking is not provided, nor is it required. 
 
The roofing system appeared in “Good” condition. A 
single-ply, white polyvinyl chloride (PVC) system by 
Sika Sarnafil was installed in the last months of 2020. 
This roofing system should have an expected useful 
life (EUL) extending well beyond the five-year term of 
our analysis. The PVC system has a twenty-year 
warranty, which commenced on December 16, 2020. 

Building exterior finishes appeared in “Good” 
condition. They consist of painted CMU walls, painted 
smooth-trowel concrete stucco, and wood finish 
composite panels. The exterior finishes were recently 
installed as part of the BRP; exterior repainting during 
the reserve term appears unlikely.  

Windows and exterior doors appeared in generally 
“Good” condition. New windows and exterior doors 
were installed as part of the BRP. The east and west 
elevations have large expanses of glass curtain wall 
systems and ribbon windows in punched openings. 
Clear anodized aluminum window frames are 
provided with dual-pane fixed glazing with a light 
green or light gray integral tint.  
 
Interior finishes appeared in “Excellent” to “Good” 
condition. Common areas are provided; they include 
the ground floor entrance lobbies, elevator lobbies on 
both floors, restrooms, corridors, and exit stairs. 
Restrooms are provided on both floors. The interior 
finishes in unoccupied Suite 201 appeared in 
“Excellent” condition. Elsewhere, the interior finishes 
approach “Excellent” condition.  
 

The MEP and FLS systems appeared in “Good” 
condition. New MEP and FLS equipment was installed 
as part of the BRP. 
 
Primary cooling and heating is provided by six Carrier 
packaged cooling units with natural gas-fired furnaces. 
Total cooling capacity is 75 tons. Additionally, four split-
system heat pumps provide dedicated conditioned 
air—and heat, if needed—to specialty spaces, such as 
server rooms; these four split-system units have a 
combined cooling capacity of 5.5 tons. The main 
service room and the restrooms are ventilated with 
one roof- and three ceiling-mounted exhaust fans; 
manufactured by Greenheck. All HVAC equipment was 
installed in 2022, with the exception of the 2.5 ton heat 
pump, installed in 2024. 
 
A utility-owned transformer, located in an underground 
vault on the west side of the building, provides 480-
277/120 volt, 3-phase, 4-wire electrical service to a 600 
amp main service entrance panel manufactured by 
Eaton in 2022. It’s located in the first floor main service 
room near the southwest corner of the building. Copper 
wire-in-conduit runs feed building sub-panels 
elsewhere on the first and second floors and on the 
roof level.  
 
Interior water supply lines are copper; waste lines are 
hubless cast iron. The Menlo Park Municipal Water 
District provides water service to the property; sewer 
service is handled by the West Bay Sanitary District. 
Domestic hot water is provided by one natural gas-fired 
water heater located on the second floor and by 
tankless instantaneous electric water heaters beneath 
kitchenette sinks. 
 
Pacific Gas & Electric supplies natural gas to the 
property. Gas is consumed by six rooftop furnaces and 
one water heater. All gas-fired equipment is fitted with a 
flexible gas line connection. An automatic seismic shut-
off valve is not installed. 
 
The building is fully fire sprinklered with a wet-pipe 
system. A twin Fire Department Connection (FDC) is 
installed at street level at the northeast corner of the 
building. A digital fire alarm system with a fully 
addressable fire alarm control panel (FACP) is 
provided. Battery back-up emergency lights and 
illuminated exit signs provide path of egress lighting. 
New fire protection equipment was installed in 2022. 
 
A new hydraulic passenger elevator and control 
equipment were also installed in 2022; this equipment 
is evaluated in “Good” condition. The elevator was 
manufactured by Otis and has a 3,500 lb capacity. It 
serves floors one, two and the roof. 
 
The subject property demonstrates a generally 
“Good” level of compliance with current Disabled 
Accessibility requirements.  
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B. SUMMARY OF FINDINGS 
 

AllWest found the subject property in generally 
"Good” overall condition with the interior finishes in 
“Excellent” to “Good” condition. We recommend the 
following remedial measures to correct deficiencies, 
summarized as follows: 
 
Immediate Repair Needs or Life 
Safety Issues  

 
• Install an automatic seismic shut-off valve on 

the main gas service line; 
 

• Provide underground sewer line video snake 
inspection and hydrostatic test; 

 
• Provide remedial measures to address minor 

deficiencies for restroom Accessibility. 
 
Capital Expenditures 
 
• Perform infrared scans on electrical panels 

every three years. 
 
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.  
 
No Modernization expenses were identified. 
 
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 a significant escalation in repair costs. 

 
Immediate repair needs as indicated in the Immediate 
Needs & Replacement Reserves Analysis are 
estimated at $2,250. Expenditures include the 
installation of a seismic shut-off valve, sewer line 
inspections, and remedial measures for minor 
deficiencies in restroom Accessibility. 
 
 

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 have realized or 
exceeded their 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. AllWest applies 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 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 
$3,619, which includes a 2.5 % per year inflation 
factor. The sole expenditure is to perform infrared 
scans on electrical panels every three years. 
 
 

II. REGULATORY REVIEW 
        

 
The building was likely originally designed in 
conformance with the requirements of the 1956 
edition of the Uniform Building Code (UBC). Online 
building permit records only go back to 2002. A copy 
of the original 1959 building permit was not obtained. 
 
The 1984 rebuild following a fire was likely permitted 
in conformance with the 1979 edition of the UBC. 
Both of these are pre-Northridge earthquake editions 
of the building code. Beginning with the 1996 edition 
of the UBC, the first edition following that earthquake, 
which occurred on January 17, 1994—the seismic 
requirements defined in the building code were made 
significantly more stringent. 
 
The more recent shell and core improvements were 
permitted in conformance with the 2019 CBC. 
Upgrades to the building’s structural systems were 
undertaken to meet the more stringent seismic 
requirements of this edition of the code. 
 
Copies of the BRP core and shell construction 
documents were provided to AllWest during the 
preparation of this report; these drawings are dated 
July 27, 2021. 
 
Information for Certificates of Occupancy is also not 
available online. The typical time required to request 



Project No: 24117.60
Bldg Age in Years: 40
No. of Floors:  2
Floor Area (SF): 30,293

SITE WORK  

EXTERIOR ENVELOPE  
.

STRUCTURAL  

INTERIOR FINISHES  

EQUIPMENT & SYSTEMS  
1 F.03 59-62 3 N/A N/A 1 LS Allowance $1,700.00 $1,700 $1,700 $3,400

2 F.04 63 N/A N/A N/A 1 LS Estimate $700.00 $700

3 F.05 11 N/A N/A N/A 1 LS Estimate $1,200.00 $1,200

ACCESSIBILITY
4 G.03 48, 49 N/A N/A N/A 1 EA Allowance $350.00 $350

ABBREVIATIONS: TOTAL IMMEDIATE NEEDS COSTS
LS = Lump Sum Allowance COST ESTIMATE SOURCES: Sub-Total $1,700 $0 $0 $1,700 $0 $3,400
EA = Each 2.5% Inflation Factor 1.025 1.051 1.077 1.104 1.131

SF = Square Foot Inflation Amount $42 $0 $0 $176 $0 $219
RUL = Remaining Useful Life Total with Inflation $1,743 $0 $0 $1,876 $0

EFF AGE = Effective Age TOTAL ANNUAL RESERVES
UNK = Unknown $0.12

V = Various $0.02

EUL = Expected Useful Life

N/A = Not Applicable or Not Assessable

VDA = See VDA Elevator Evaluation

MCA = For Photos: See MCA Exterior Elements Evaluation

SIM = Similar

Modernization 
Costs (Optional)

Years 
1-5 Cumulative2028

Year 4
2029

Year 5
2026

Year 2
2027

Year 3

Replacement Reserves

Immediate Needs

Provide video snake sewer line inspection and hydrostatic test by a licensed plumber.

Perform infrared scanning of electrical distribution system.

$0TOTAL MODERNIZATION COSTS (Optional)

Provide remedial measures to address minor deficiencies for restroom Accessibility.

Estimate: Based on presumed or calculated quantities and unit costs based on based on 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.

$2,250

Total Annual Reserves ($ Per SF)

Total Annual Reserves ($ Per SF Per Year)

$3,619

No Sec Photos

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

IMMEDIATE REPAIRS & REPLACEMENT RESERVE ANALYSIS

Avg 
EUL 
(yr)

EFF 
AGE 
(yr)

RUL 
(yr)

870 Santa Cruz Avenue
Menlo Park, California

ITEM Quantity Unit
Cost 

Estimate 
Source

Unit 
Cost 2025

Year 1

4A



Accessibility, 
$350

Equipment and 
Systems, $5,300

Accessibility

Equipment and Systems

TOTAL EXPENSES BY 
CATEGORY

(Immediate Needs and 
Replacement Reserves)



$0

$500

$1,000

$1,500

$2,000

$2,500

$3,000

$3,500

$4,000

$2,250

$3,619

$0

Immediate Needs Replacement Reserves Modernization Costs

EXPENSE BY TYPE
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and receive copies of original building permits and 
Certificates of Occupancy—if issued—likely place 
receipt of any such document well beyond the due 
date of this report. Additionally, Certificates of 
Occupancy were not routinely issued for shell 
construction in California prior to 1976. Even after that 
year, issuance of these Certificates was uneven. 
 
AllWest researched the records of the Menlo Park 
Building and Planning Departments and the Menlo 
Park Fire Protection District for building, zoning, 
planning, and fire violations information. No 
derogatory information was reported by the Building 
and Planning Departments; a response had not been 
received from the Fire Department at time of 
publication. 
 
The parcel is also located in the SP-ECR-D (El 
Camino Real/Downtown Specific Plan) Zoning District. 
The purpose and intent of this district is to preserve 
and enhance community life, character, and vitality 
though public space improvements, mixed use infill 
projects sensitive to the small-town character of 
Menlo Park, and improved connectivity.   
 
With the exception of electric vehicle charging 
requirements listed in §16.72 of the Municipal Code 
(Off-Street Parking), uses, development regulations, 
guidelines, definitions, off-street parking 
requirements, and other parameters for public and 
private development are established through the El 
Camino Real/Downtown Specific Plan. All 
modifications to the requirements of this chapter or to 
the El Camino Real/Downtown specific plan require 
review and recommendation by the planning 
commission, and review and approval by the city 
council through public hearings in accordance with 
§16.88 and applicable law. The SP-ECR-D Zoning 
District is discussed in §16.58 of the Menlo Park 
Municipal Code. 
 
The City of Menlo Park has a sidewalk maintenance 
and repair requirement, outlined in §13.08 of the 
Municipal Code. Additional information can be found 
here: 
 
https://www.codepublishing.com/CA/MenloPark/#!/Me
nloPark13/MenloPark1308.html#13.08 
 
The City of Menlo Park does not appear to have a 
sewer lateral inspection requirement prior to the sale 
of real property. Nonetheless, we recommend that a 
licensed plumber conduct a hydrostatic test and a 
video snake inspection of the underground sewer 
lines at the property; this recommendation is made 
under Section F.05 in the cost’s spreadsheet. 
 
Documents and websites reviewed during the 
preparation of this report include: 

 

1. Menlo Park Municipal Code;  
2. Menlo Park GIS Map; 

 
3. Menlo Park Zoning Map; 
 
4. San Mateo County Assessor’s Parcel Map; 

 
5. Menlo Park Building Department building 

permit information; 
 

6. Various City of Menlo Park information 
websites; 
 

7. Various San Mateo County information 
websites; 
 

8. BRP architectural drawings prepared by Arc 
Tec, Inc., dated September 10, 2021; 
 

9. BRP structural drawings prepared by 
Structural Engineers, Inc., dated October 5, 
2020; 
 

10. ALTA survey prepared by AEI Consultants, 
dated November 12, 2020. 
 

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  
 
Original construction occurred in 1959. Following a 
fire, the building was reconstructed in 1984. For 
information concerning the fire which took place on 
July 31, 1983, see here: 
 
https://inmenlo.com/2023/07/31/remembering-flegels-
furniture-store-fire-40-years-ago-today/ 
 
Beginning in 2021, an extensive BRP was begun with 
work being performed on the interior and exterior. The 
subject property is configured for three tenants and is 
100% leased, though it was not yet fully occupied on 
the day of our site visit. Luminaire Inc. is the largest 
tenant, occupying the entirety of the first floor—except 
for common areas—and also renting space on the 

https://www.codepublishing.com/CA/MenloPark/#!/MenloPark13/MenloPark1308.html
https://www.codepublishing.com/CA/MenloPark/#!/MenloPark13/MenloPark1308.html
https://inmenlo.com/2023/07/31/remembering-flegels-furniture-store-fire-40-years-ago-today/
https://inmenlo.com/2023/07/31/remembering-flegels-furniture-store-fire-40-years-ago-today/
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roof for an outdoor furniture display area. Two tenants 
are located on the second floor. 
 
There are two pedestrian entrances along Santa Cruz 
Avenue on the east elevation; the one at the center of 
this elevation provides access into the first floor 
tenant space. The entrance near the northeast corner 
of the building provides access to a lobby and 
stairwell leading to the second floor and roof level. On 
the west elevation, there is another entrance at the 
center of the building providing access to the first floor 
tenant space. The entrance at the northwest corner of 
the building provides access to the elevator lobby and 
a second set of stairs. The elevator and stairs provide 
access to the second floor and roof level. A concrete 
public sidewalk is provided along Santa Cruz Avenue; 
a new concrete walkway extends along the foot of the 
west elevation. 
  
The facility’s design quality—as evidenced by 
materials, finishes, and equipment—appears 
“Excellent” to “Good.” The building gives evidence of 
minimal interior and exterior wear and tear. 
 
A.02 Property Summary Data  

 
Assessor Parcel Number:  

071-092-270 
 

Address: 
870 Santa Cruz Avenue 
Menlo Park, CA 94025 
 

Zoning District:  
SP-ECR-D (El Camino Real/Downtown Specific 
Plan) 

 
Likely Original Occupancy Type (1959):  

Group F-2 (Business, retail, and factory [furniture 
store]) 

 
Likely Current Occupancy Types:  

Group B: (Business—office) 
Group M: (Mercantile—retail store) 
 

Year of Original Completion of Construction:  
 1959 
 
Year of Rebuild after Fire:  
 1984 
 
Years of Complete Rehabilitation Project:  
 2021-2024 
 
Construction System:  

The building has primarily conventional wood 
framing with glulam beams and additional 
structural steel beams. The building has plywood 
second floor and roof decks. The walls along the 
E-W axis are of reinforced CMU. Square steel tube 

columns also provide vertical support. A reinforced 
concrete slab-on-grade foundation—with shallow 
footings around the perimeter and at interior 
columns—is provided. 

 
Construction Type:  

Type V, non-Fire Resistive Rated, fully fire 
sprinklered  
 

Seismic Upgrades:  
Seismic upgrades were performed as part of the 
BRP in conformance with the requirements of the 
2019 edition of the CBC. 

 
Flood Zone:  

FEMA Flood Zone X (unshaded); 
 
Site Area:  

0.299 acres (13,000 sq ft) 
 
Number of Buildings:  

One 
 
BOMA Rentable Floor Area:  

30,293 sq ft 
 

BOMA Rentable Interior Floor Area:  
23,370 sq ft 

 
No. of Stories:  

Two 
 
Approximate Height:  

27’-4” to top of parapet  
 
Parking:  

None provided, nor required. 
 
Accessible Parking:  

None provided, nor required. 
 
Path of Travel:  

“Good” level of compliance meeting current 
Accessibility code requirements. 

 
Restrooms:  

“Good” level of compliance meeting current 
Accessibility code requirements, though a small 
number of minor deficiencies were observed. 

 
A.03 Property Directory 
 
Owner: 

Windy Hill PV Nine CM, LLC 
530 Emerson Street, Suite 150 
Palo Alto, CA 94301 

 
Property Manager: 

Wheatley Properties LP 
755 Page Mill Road, Suite BT-100 
Palo Alto, CA 94304 
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Architect (2021): 
Arc Tec, Inc. 
1731 Technology Drive, Suite 750 
San José, CA 95110 
 

Structural Engineering (2021):  
Structural Engineers, Inc. 
2901 Taman Drive, Suite 100 
Santa Clara, CA 95054 
 

MEP Engineering (2021):  
Acies Engineering. 
3371 Olcott Street 
Santa Clara, CA 95054 
 

General Contractor (2021):  
Cody Brock Commercial Builders. 
1021 Howard Avenue, Suite D 
San Carlos, CA 94070 

 
HVAC Maintenance: 

Pacific Northstar Mechanical 
10381 North Portal Avenue 
Cupertino, CA 95014 
 

Roof Maintenance: 
Stone Roofing 
730 North Coney Avenue 
Azusa, CA 91702 
 

Fire Alarm Monitoring: 
Code Red Communications 
14850 Highway 4, Suite A-324 
Discovery Bay, CA 94505 

 
Fire Sprinkler Testing: 

Lund Pearson McLaughlin 
897 Independence Ave # 1E,  
Mountain View, CA 94043 

 
Elevator Maintenance:  

Otis Elevator Company 
1070 Commercial Street, #106 
San José, CA 95112 
 

A.04 Utility Services 
 

Water: Menlo Park Municipal Water District 
 

Sewer: West Bay Sanitary District 
 
Electricity: Pacific Gas & Electric (PG&E) 

 
Gas: PG&E 
 
B. SITE DEVELOPMENT AND 

LANDSCAPING 
 

The site is developed with one building which 
occupies almost the entirety of the site. Landscaping 

is minimal, and off-street parking is not provided on 
the subject property. Good drainage characteristics 
should prevail. 
 
B.01 Landscaping and Irrigation 
 
The physical condition of the landscaping appeared 
“Good.”  
 
An irrigation system is not installed. 
 
Landscaping is minimal. Three street trees are planted 
in voids in the concrete sidewalk. Street trees are 
typically installed and maintained at City expense. 
Artificial landscaping is provided on the roof terrace and 
in an at-grade planter along the west elevation.  
 
B.02 Parking, Driveways, and 

Concrete Site Work 
 
The physical condition of the concrete site work 
appeared “Good.”  
 
On-site parking is not provided, nor is it required. 
Free off-street parking is located in the adjacent 
municipal lot to the west of the subject property and on-
street parking is available along nearby streets. 
 
A new concrete walkway was installed along the full 
length of the west elevation as part of the BR P. The 
sidewalk along Santa Cruz Avenue combines concrete 
panels and brick pavers. 
 
B.03 Site Drainage 

 
The physical condition and adequacy of site drainage 
appeared “Good.”  
 
The property was observed in dry weather. 
 
The walkway along the west elevation and the public 
sidewalk are sloped to convey water away from the 
building and toward the adjacent parking lot and 
street. Surface drainage is by sheet flow to street 
curbs and catch basins. Area drains are installed in 
the municipal lot. 
 
The subject property is located in FEMA Flood Zone 
X (unshaded) per FIRM Panel No. 06081C0308E, 
dated October 16, 2012. No instances of flooding into 
the building in the last 36 months were reported by 
the property manager. 
 
B.04 Miscellaneous Items and 

Support Structures 
 
Miscellaneous and support structures are not 
provided. Trash and recycling bins are stored in the 
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main service room at the southwest corner of the 
building. 
 
B.05 Fencing and Screening 

 
Screening appeared in “Good” condition. 
 
There is no exterior fencing at the property. There is 
screening on the roof level around the furniture 
display areas. The roof screening is clad with the 
same wood finish composite panels used on the east 
and west elevations and mounted on steel stud 
framing. Additional screening is provided to shield 
rooftop HVAC equipment; it has aluminum facings 
with a gray Kynar coating. 
 
A chain-link fence and gate enclose the electrical 
service entrance equipment in the man service room. 
 
B.06  Signs and Identification 

 
The physical condition of signage appeared “Good.”  
 
Signage is limited to tenant installed and maintained 
signs along Santa Cruz Avenue and on the elevation 
facing the parking lot. A metal address sign with a 
vertical orientation—simply saying “870”—is located 
at the entrance into the east lobby at the northeast 
corner of the building. 
 
B.07 Stairs, Landings, and Railings 
 
There are no exterior stairs, landings, and railings. 
 
B.08 Support and Dock Areas 

 
Support and loading dock areas are not provided. 
Move-ins and move-outs can be accomplished via the 
entrances along the west elevation. 
 
C. EXTERIOR ENVELOPE 

 
The exterior envelope includes a flat roof with minimal 
slopes covered with a single-ply white PVC roofing 
system surrounded by parapets.  
 
The exterior finishes consist of painted CMU walls, 
painted concrete smooth-trowel stucco, and wood 
finish composite panels. Clear anodized window 
frames contain dual-pane glazing. 
 
C.01 Roof and Accessories 
 
The physical condition of the roofing systems and 
their accessories appeared “Good.” 
 
A single-ply PVC system by Sika Sarnafil was 
installed in November of 2020. The penthouses have 

the same type of roofing systems. These 60 mil 
roofing systems should have EULs extending well 
beyond the five-year term of our analysis. The PVC 
systems have a twenty-year warranty, which 
commenced on December 16, 2020. 
 
A copy of the warranty is included in the Appendix. 
The Sika Sarnafil website says its roof warranties are 
transferable to a new building owner. All\West 
recommends that the buyer contact Sika Sarnafil 
following purchase to implement the transfer; there is 
no cost estimate associated with this 
recommendation. 
 
No known leaks were reported through the roofing 
systems by the property manager.  
 
Roof Drainage 
 
The main roofing system has minimal slopes 
conveying storm and condensation water to atrium 
grated roof and overflow drain combinations located 
near the four corners of the building. Roof drains are 
inspected twice annually. Annual roof maintenance 
occurs in the fall. 
 
The roof drain sumps were largely clear of debris. 
Roof drains are tied to the municipal storm water 
system; overflow drains discharge water through 
lamb’s tongue drain outlets which discharge slightly 
above grade at the four corners of the building. 
Penthouse roof drainage is handled by scuppers, 
gutters, and downspouts; the latter discharge directly 
onto the main portion of the roof. 
 
An annual contract to provide semi-annual roof drain 
checks and annual maintenance is in effect. AllWest 
recommends that this practice be continued as a part 
of routine maintenance; there is no cost estimate 
associated with this recommendation. 
 
C.02 Exterior Finishes  
 
The physical condition of the building exterior 
appeared “Good.” 

The exterior finishes consist of painted CMU walls 
along the E-W axis of the building and painted 
smooth-trowel concrete stucco and wood finish 
composite panels on the short elevations. New paint 
finishes and exterior materials were provided as part 
of the BRP. Complete exterior repainting during the 
reserve term is not anticipated.  
 
C.03 Doors, Windows, and Skylights 
 
The physical condition of doors and windows 
appeared “Good.” 
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Clear anodized window frames contain low-E dual-
pane glazing with an integral light green or light gray 
tint. All windows are non-operable. The east and west 
elevations have large expanses of glass curtain walls 
and ribbon windows in punched openings. There are 
no windows on the north and south elevations where 
the CMU walls are located. 
 
No known leaks were reported at windows and 
exterior walls by the property manager.  
 
Two rectangular, pyramidal skylights are installed. 
The east skylight measures 16’ x 16’; the smaller west 
skylight measures 8’ x 8’.The skylights have 
translucent plastic lites and anodized aluminum 
frames. 
 
Exterior doors are storefront type and have clear 
anodized aluminum frames and tinted glass lites 
which match the glass used in the adjacent windows. 
A painted, hollow steel door is provided at the service 
room near the northwest corner of the building. 
 
C.04 Patios, Terraces, & Balconies 

 
The physical condition of the roof terrace appeared 
“Good.” 
 
Patios and balconies are not provided. 
 
The roof is developed as a furniture display area for 
the first floor tenant. A pedestal flooring system is 
provided. 
 
D. Structural Elements 
 
The rectangular building is a two-story CMU and 
wood-framed structure with a concrete slab-on-grade 
foundation. The building was likely designed originally 
in conformance with the requirements of the 1956 
edition of the UBC. The 1984 rebuild following a fire 
was likely permitted in conformance with the 1979 
edition of the UBC. The more recent shell and core 
improvements were permitted in conformance with 
the 2019 edition of the CBC and included seismic 
structural upgrades. 
 
D.01 Foundation 
 
The physical condition of the foundation appeared 
“Good.”  
 
The building has a reinforced concrete slab-on-grade 
foundation, with shallow footings around the perimeter 
and interior columns. Seismic upgrades were 
performed as part of the BRP. Twelve of the sixteen 
interior column footings were significantly enlarged for 
reinforcement as part of the structural upgrades. 
 

No signs of significant building settlement, distress, or 
overloading were noted at any of the foundation 
elements; none were reported to be known by the 
building manager. Minor cracks in the concrete slab 
were observed in many locations. Concrete cracks as 
a normal occurrence as it ages. The cracks we 
observed do not warrant a recommendation for 
remedial measures. 
 
D.02 Wall Construction 
 
The physical condition of the wall construction 
appeared “Good.”  
 
The long walls along the E-W axis are of reinforced 
CMU construction. High-strength square steel tube 
columns provide vertical support at interior column 
locations. At the short walls along the N-S axis, W-
section structural steel columns are employed. New 
concrete shear walls were added on the east and west 
elevations as part of the BRP. 
 
Interior partition and demising walls are of steel stud 
and gypsum board construction and are not load 
bearing. 
 
D.03 Roof/Floor Framing 
 
The physical condition of roof and intermediate floor 
framing appeared “Good.”  
 
The building has primarily wood structural framing with 
glulam beams, parallel strand lumber beams, and 
additional structural steel beams. The building has 
plywood second floor and roof decks.  
 
E. Interior Finishes 
 
The installation and maintenance of all tenant space 
interior finishes are generally a tenant responsibility, 
depending on the conditions defined in individual 
leases. Common areas—such as corridors, restrooms, 
stairs, lobbies, and mechanical and service rooms—are 
the responsibility of the building owner. The costs to 
replace and maintain tenant space floor, wall, and 
ceiling finishes are an ongoing maintenance expense 
and a tenant responsibility; costs for these are not 
included in spreadsheet. The costs to replace and 
maintain common area floor, wall, and ceiling finishes 
are an ongoing, routine maintenance expense for the 
building owner and costs for these also are not typically 
included in the spreadsheet, except in the case of 
egregious degradation, none of which was observed at 
this building. 
 
E.01 Floor & Base Finishes 
 
The physical condition of floor and base finishes 
appeared “Excellent” to “Good.”  
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Lobbies & Corridors 
 
Large rectangular ceramic tiles are the floor finish in 
the first and second floor lobbies. A painted wood 
base molding is installed 
 
Tenant Areas 
 
The polished and sealed concrete slab is the floor 
finish in the first floor tenant space. Office areas on 
the second floor are most often provided with carpet 
squares; wood plank flooring is installed in selected 
areas. A painted wood base molding is typical. 
 
Restrooms 
 
Large square slate tiles are the floor finish in the first 
and second floor restrooms. A matching base is 
provided. 
 
Service and Mechanical Rooms 
 
In service rooms, the floor finish is the exposed, 
unpainted concrete slab with no base molding. 
Janitor’s closets have VCT flooring with a 4” top set 
rubber base. 
 
E.02 Wall Finishes & Doors 
 
The physical condition of wall finishes and doors 
appeared “Excellent” to “Good.”  
 
Tenant area interior doors consist of factory-finished 
solid-core wood doors in metal frames. Clear 
anodized aluminum frame, storefront type interior 
windows and doors with clear glazing are also 
provided in a few locations. Lever door handle 
hardware is provided on wood doors. Push bar 
hardware is installed on storefront doors. 
 
The observed condition of the doors correlates with 
that of the adjacent interior finishes. 
 
Lobbies & Corridors 
 
White-painted gypsum board walls are provided in 
these portions of the building. 
 
Tenant Areas 
 
White-painted gypsum board walls are typical. In some 
areas, wood or ceramic tiles are applied as wall 
accents. 
 
Restrooms 
 
White-painted gypsum board walls are typical. 
Ceramic tiles are applied near sinks and counters and 
in selected areas. 

Service and Mechanical Rooms 
 
Wall finishes are unpainted CMU and painted or , 
more often, unpainted gypsum board.  
 
E.03  Ceiling Finishes 
 
The physical condition of ceiling finishes appeared 
“Excellent” to “Good.” 
 
Lobbies & Corridors 
 
The ceilings of the main entrance lobby, elevator 
lobbies, and corridors have white-painted gypsum 
board ceilings. 
 
Tenant Areas 
 
Ceilings have white-painted gypsum board on the 
second floor, or the painted underside of the structure 
above on the first floor. Suspended 24” x 24” smooth 
ceiling tile systems are also provided in some areas 
on the second floor, such as private offices and 
conference rooms. 
 
Restrooms 
 
The ceilings are white-painted gypsum board. 
 
Service and Mechanical Rooms 
 
Ceilings are the unpainted underside of the structure 
above. 
 
E.04 Interior Stairs 
 
The physical condition of interior stairs appeared 
“Good.”  
 
Two sets of interior stairs are installed. Both stairs 
provide access from grade level to the roof. The 
interior stairs are of steel frame construction with 
closed risers and precast concrete treads and 
landings. Stained wood handrails—circular in 
section—are provided. Guardrails have black-painted 
steel frames with a perforated metal infill.  
 
The stairs appeared fully compliant with current 
Accessibility codes. 
 
F. EQUIPMENT AND SYSTEMS  
 
Primary heating and cooling is handled by six roof-
mounted packaged unit air conditioners with natural 
gas-fired furnaces. The building’s electrical system 
consists of a 600 amp, 480-277/120 volt, three-phase, 
four-wire service. The Menlo Park Municipal Water 
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District provides water service. Sewer service is 
provided by the West Bay Sanitary District. The 
building is fully fire sprinklered. A fire alarm system 
and a digital FACP are installed. Portable fire 
extinguishers are provided throughout the building. 
 
New MEP and FLS systems were provided as part of 
the BRP. 
 
F.01 Meters 
 
The physical condition of the utility meters appeared 
“Good.” 
 
Three PG&E Smart Meters are installed on the main 
electrical service switchgear in the main service room; 
there is a blank space for a fourth meter. The first 
floor tenant has its own meter; the second floor 
tenants pay a pro rata share of the main meter for that 
floor. The third meter is presumably for the common 
areas and exterior lighting. 
 
PG&E provides natural gas to the property through a 
2” main. The meter is located in an exterior location 
near the southwest corner of the building and is 
protected from vehicular contact—and shielded from 
view—by a CMU wall 64” in height. An automatic 
seismic shut-off valve was not observed on the gas 
service line.  
 
Water meters are located in sidewalk vaults in the 
Santa Cruz Avenue sidewalk. No vault covers were 
removed during our site visit. 
 
F.02 Mechanical - HVAC  
 
The physical condition of the HVAC systems 
appeared “Good.”  
 
The cooling equipment uses R-410A refrigerant, 
which is considered a relatively environmentally 
friendly refrigerant and should be in abundant supply 
throughout the expected life of the units. 
 
Space Cooling and Heating 
 
Primary cooling and heating is provided by six Carrier 
packaged cooling units with natural gas-fired furnaces. 
Total primary cooling capacity is 75 tons.  Additionally, 
one Samsung and three Daikin split-system heat 
pumps provide dedicated conditioned air—and heat, if 
needed—to specialty spaces, such as server rooms; 
these four split-system units have a combined cooling 
capacity of 5.5 tons.  
 
Using 75 tons as the total core cooling capacity, overall 
building cooling density is 312 sq ft/ton, which is within 
a range considered adequate for buildings in this 
service and geographical location (250 to 450 sq ft/ton). 
 

Using an estimated 934,000 BTU/hr/sq ft as the total 
building heating input capacity, overall building heating 
density is 40 BTU/hr/sq ft, which is well above (better 
than) the range considered adequate for buildings in 
this service and geographical location (12 to 18 
BTU/hr/sq ft). 
 
Control System 
 
Digital thermostats are located throughout the building 
in each tenant space and in common areas. A 
building automation system is not installed. 
 
Ventilation 
 
The main service room and the restrooms are 
ventilated with one roof-mounted and three ceiling-
mounted exhaust fans, all manufactured by 
Greenheck. The provided ventilation system appears 
adequate to meet the current needs of the building. 
 
The observed exhaust fans appeared to operate in 
“Good” condition and were running without excessive 
noise or vibration. 
 
Equipment 
 
All HVAC units were installed in 2022, with the 
exception of the Samsung heat pump which was 
installed in 2024. Replacement of any HVAC 
equipment during the reserve term is not anticipated. 
 
All HVAC equipment is owned by the building owner 
and maintained by an outside service contractor. The 
HVAC equipment cited above can be expected to have 
EULs that extend well beyond the five-year term of our 
analysis, provided normal routine maintenance 
practices are followed. 
 
All one-year limited manufacturer’s parts warranties for 
the HVAC equipment are presumed expired, with the 
exception of the Samsung warranty. Other packaged 
unit components, such as the heat exchangers (nine 
years) and the air compressors and air economizers 
(both four years) are still within their presumed limited 
warranty periods. It was reported to AllWest that these 
warranties are transferable to a new owner. All\West 
recommends that the buyer contact the equipment 
manufacturers—Carrier, Samsung, and Daikin—
following the purchase of the building to implement 
the warranty transfers; there is no cost estimate 
associated with this recommendation. Concerning the 
small heat pumps: Daikin has a twelve-year limited 
parts warranty; Samsung has a seven-year limited 
parts warranty. 
 
HVAC service is provided by Pacific Northstar 
Mechanical of Cupertino. 
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An equipment list for the HVAC units, listing heating 
and cooling capacities and EUL information is included 
with this report. 
 
F.03 Electrical 
 
The physical condition of the installed electrical 
systems appeared “Good.” 
 
Power Supply  
 
A PG&E transformer located in an underground vault 
on the west side of the building provides 480-277/120 
volt, 3-phase, 4-wire electrical service to a 600 amp 
main electrical service entrance panel manufactured in 
2022 by Eaton. The transformer supplies power via an 
underground conduit to the main service entrance 
panel in the service room at the northwest corner of the 
building. Copper wire-in-conduit runs serve distribution 
requirements to sub-panels—located on each floor and 
the roof and also manufactured by Eaton—and the 
HVAC and elevator machine equipment.  
 
Using 600 amps as the total building amperage 
capacity, overall building electrical density is 17.1 watts 
per sq ft, which is within a range—on the high end—
considered adequate for buildings in this service and 
geographical location (12 to 18 watts per sq ft).  
 
Evidence of infrared scanning of the electrical 
distribution system was not observed. Scanning 
detects hot spots and loose connections that develop 
over time, identifying problems early and preventing 
costly repairs in the future. AllWest recommends that 
infrared testing be conducted on a triennial basis. The 
first scanning should occur a minimum of six months 
after full occupancy by all three tenants has been 
achieved. 
 
Ground fault circuit interrupter (GFCI) receptacles were 
observed at the kitchenettes, restrooms, and other wet 
locations.  
 
A cost estimate for infrared scanning is included in the 
Immediate Needs and Replacement Reserves Analysis 
Spreadsheet. 
 
Lighting 
 
Tenant spaces and common areas use a variety of 
wall-mounted, ceiling-mounted, suspended, recessed, 
and lay-in fixtures with LED lamps. 
 
Exterior Lighting 
 
Exterior wall-mounted LED downlights and soffit- 
mounted fixtures are provided. 
 
 
 

Energy Management System 
 
An energy managements system is reportedly not 
installed. 
 
Emergency Power 
 
An emergency generator is not provided. Fire alarm 
devices and illuminated exit signs use battery backup. 
 
F.04 Gas 
 
The physical condition of the gas equipment and 
distribution system appeared “Good.”  
 
PG&E provides natural gas to the property through a 
2” main service, with an exterior-mounted meter near 
the southwest corner of the building. An automatic 
seismic shut-off valve was not observed; installation is 
recommended. 
 
Natural gas is consumed by six rooftop furnaces and 
by one water heater. The HVAC equipment and water 
heater were installed in 2022; all are fitted with flexible 
gas line connections. Compliant seismic strapping is 
provided at the water heater. The water heater was 
manufactured by A.O. Smith, and should have an 
EUL which extends well beyond the end of the five-
year reserve term.  
 
A cost estimate for a seismic shut-off valve at the 
meter is included in the Immediate Needs and 
Replacement Reserves Analysis Spreadsheet. 
 
F.05 Plumbing 
 
The physical condition of the plumbing appeared 
“Good.” 
 
Supply Piping 
 
The Menlo Park Municipal Water District provides 
water service to the property from a main beneath 
Santa Cruz Avenue. Domestic water piping inside the 
building is copper tubing. 
 
Information provided to AllWest indicates two 
backflow prevention devices (BPD) are installed; they 
were not observed and we presume they are located 
in underground vaults. They were last inspected on 
April 4, 2024. 
 
Waste Piping 
 
Wastewater and vent piping is cast iron. It was 
reported that the 6” sewer lateral was replaced in 
2022. AllWest recommends that a sewer line video 
snake inspection and hydrostatic test be conducted 
by a licensed plumber. 
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No instances of underground sewer line leaks or 
replacements, other than the lateral already 
mentioned, were reported.  
 
Fixtures 
 
Toilets are wall-mounted with proximity sensor flush 
valves. Low flush volume toilets and urinals are 
installed. White ceramic sinks are installed under-
counter; faucets and soap dispensers have proximity 
sensor actuation. 
 
Domestic Hot Water 
 
Domestic hot water is provided by one natural gas-fired 
100 gallon tank-type water heater located on the 
second floor in the janitor’s closet and by tankless 
under-counter instantaneous electric water heaters at 
kitchenette sinks. The tank-type water heater has 
compliant seismic strapping. 
 
A cost estimate for the sewer line inspection and 
testing is included in the Immediate Needs and 
Replacement Reserves Analysis Spreadsheet. 
 
F.06 Fire Protection  
 
The physical condition of the installed fire protection 
systems appeared “Good.” 
 
Firewater Distribution and Suppression 
Devices 
 
The building is fully fire sprinklered. A wet-pipe fire 
system provides fire protection. A wall-mounted box of 
spare sprinkler heads is located near the FACP in the 
main service room 
 
A copy of the latest NFPA25 Inspection, Testing, and 
Maintenance Cover Sheet, performed by Lund Pearson 
McLaughlin indicated the fire suppression system last 
received an annual inspection on August 13, 2024; two 
minor deficiencies were identified. The property 
manager informed AllWest that steps to resolve these 
deficiencies have been undertaken. A fee proposal was 
received on August 20, 2024; Lund Pearson 
McLaughlin is waiting for parts. We make no further 
recommendation for remedial measures. 
 
The new system sprinkler inspection was conducted in 
March of 2022. This serves as the equivalent of a five-
year inspection; it remains valid until 2027. 
 
An FDC was observed at street level at the northeast 
corner of the building. Fire hydrants are situated in 
various locations in the vicinity of the property, the 
nearest one being located almost directly across from 
the southeast corner of the building along Santa Cruz 
Avenue.  

Fire extinguishers were observed throughout the 
building. All observed extinguishers had valid 
inspection tags. 
 
Fire Alarm Systems 
 
A fire alarm system with a fully addressable, digital 
FACP is provided; the FACP is installed in the main 
service room. The panel is a FireLite model ES-200, 
installed in 2022. The model is still in production and 
supported by Honeywell. A Teleguard TG-7FS cellular 
monitor panel is also installed.  
 
The FACP comes with a pre-installed communicator, 
and supports up to 198 addressable devices. The 
communicator will signal activation, restoration, and 
trouble conditions on any of four inputs. The panel 
monitors initiation devices such as manual pull stations, 
smoke detectors, heat detectors, and riser flow and 
tamper switches. If activated, the panel signals 
notification devices such as horns and strobes and the 
building fire bell.  
 
Smoke Detectors 

 
Ceiling- and wall- mounted smoke detectors were 
observed in several locations and are hard-wired units 
tied to the FACP.  
 
F.07 Other Systems 
 
Other systems were not observed. 
 
F.08 Security System 
 
It was reported that the tenants have installed their own 
security systems. These systems are installed and 
maintained by the tenants.  
 
F.09 Vertical Transportation and  
 Conveying Systems 
 
The physical condition of vertical transportation and 
conveying systems appeared “Good.”  
 
A new hydraulic passenger elevator and control 
equipment were installed in 2022; this equipment is 
evaluated in “Good” condition. The elevator was 
manufactured by Otis in 2022 and has a 3,500 lb 
capacity and serves floors one and two and the roof.  
 
The elevator car operated smoothly and wait times 
were reasonable. The elevator cars utilize low-pile 
carpeting for flooring; wood laminate paneling for the 
walls; stainless steel ceiling panels, car wall trim, and 
control panels; and recessed LED downlights installed 
in the ceiling panels.  
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The elevator machine room appeared well maintained. 
Documents in the machine room indicate that Otis 
provides elevator service; their last annual service 
inspection occurred on January 22, 2024. The 
hydraulic load test was last conducted on that date. 
 
The temporary license on display in the elevator cab is 
current with an August 19, 2024, inspection date. 
 
G. ACCESSIBILITY COMPLIANCE 

 
The Accessibility Standards of the California Building 
Code (CBC), as adopted by the Menlo Park 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. 

 
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 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 Menlo Park Building 

Department will not necessarily meet all the 
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 Menlo Park 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. 
 
Per our discussions with the property owner, we are 
including no cost estimates to upgrade deficiencies 
for Accessibility for path of travel issues and with 
plumbing fixtures and restrooms. Nonetheless, be 
aware that, in the event of tenant improvement 
projects seeking a building permit, the Menlo Park 
Building Department may require upgrades to these 
building elements as part of the Plan Check process 
to obtain a building permit. 
 
G.01 Parking 
 
On-site parking is not provided, nor is it required. 
 
G.02 Path of Travel 

 
The physical condition of the Path of Travel appeared 
“Good.” 
 
The path of travel from the public sidewalk to the main 
entrances along Santa Cruz Avenue appeared 
generally Accessibility compliant, as did the entrances 
on the west side of the building. The walking surfaces 
at the entrances, though not measured for slope, 
appear generally level and free of obstructions.  
 
Throughout the building, door widths, thresholds, and 
hardware appear in general compliance with current 
Accessibility codes.  
 
The International Symbol of Accessibility (ISA) signage 
at entrance doors is provided. 
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The reception desk in the first floor tenant suite does 
not have a dual-height feature. Some under-counter 
areas at kitchenette sinks lack clearance for wheelchair 
Accessibility. AllWest recommends that these 
deficiencies be addressed. These deficiencies are 
fundamentally the tenant’s responsibility and cost 
estimates are not included in the spreadsheet. 
 
G.03 Toilets/Plumbing Fixtures 

 
The physical condition of the toilet rooms and 
plumbing fixtures for Accessibility appeared “Good.” 
 
Restrooms are provided on both floors; they have 
been remodeled from their original configurations to a 
significant extent, and demonstrate a “Good” level of 
compliance for Accessibility in terms of interior 
dimensions, signage, faucets, hardware, drainpipe 
insulation, grab bars, and hardware mounting heights.  
 
One restroom sink on the second floor lacks the 
required drainpipe insulation. All restroom doors lack 
the California-required geometric Accessibility door 
signage. Remedial measures to address these minor 
deficiencies for Accessibility are recommended. 
Though this is a minor expense, a cost estimate is 
included in the spreadsheet. 
 
An Accessible high-low water fountain and an 
additional bottle fill fountain are installed near the 
restrooms on the second floor.  
 
A cost estimate to remedy minor deficiencies for 
restroom Accessibility is included in the Immediate 
Needs and Replacement Reserves Analysis 
Spreadsheet. 
 
G.04 Elevators  
 
The physical condition of the elevators for 
Accessibility appeared “Good.” 
The elevator appeared to be sized large enough to 
meet Accessibility requirements, though it was not 
measured. The signal fixtures in the cars and lobbies 
appeared Accessibility compliant. Braille signage is 
provided for floor designation, and controls on the car 
control panel. Handrails are provided on the back wall 
of the elevator car. Audible signals announce car 
arrival and direction of elevator car travel. Hands-free 
communication devices are installed.  
 
 

IV. CONSULTANT'S QUALIFIERS 
        

 
A. Scope of Work  
 
AllWest was retained to assess the existing site’s 
physical condition, improvements and buildings at the 
subject property, research available records, and 

interview individuals familiar with facility operations. 
AllWest was tasked to identify construction and/or 
code deficiencies and to prepare a five-year 
spreadsheet for immediate and replacement reserve 
expenditures.  
  
B. Methodology 
 
AllWest used industry standard cost estimating guides 
such as R. S. Means and Current Costs by Saylor 
Publications as well as our experience and judgment. 
AllWest conducts spot-check pricing and uses prices 
provided by local general contractors. 
 
In preparing the report, AllWest 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 accessed both floors and the roof; we accessed all 
three tenant spaces. We did access the roofs of the 
penthouses. We accessed all four restrooms. We 
observed the main electrical service equipment, though 
it is inside a chain-link enclosure in the main service 
room; the door of this enclosure was locked and our 
site escort did not have a key. We observed and 
photographed this equipment from four feet away and 
through the chain-link. Additionally, some rooms were 
locked and our site escort did not have the correct key. 
We observed the fire sprinkler riser, FACP, elevator 
equipment room, smaller electrical rooms on both 
floors, and janitor’s closets. 
 
During the preparation of this report: 
 

• An ALTA survey dated November 12, 2020, 
was provided;  
 

• An ADA survey was not provided;  



 

   
 

15 

• The architectural, structural, and MEP 
drawings for the BRP were provided and 
reviewed during the preparation of this 
report; 

 
• A rent roll, dated August 1, 2024 was 

provided; 
 

• HVAC system service contract documents 
were provided; 
 

• Elevator system service documents were 
reviewed on-site and some elevator 
documents were also provided; 
 

• Information concerning testing and 
inspections of the fire and life safety systems 
was provided; 
 

• Roof warranty information for the PVC 
roofing system was provided; 
 

• HVAC warranty information was provided or 
researched online; 
 

• Roof maintenance/repair information was 
provided; 
 

• A list of vendors who provide services to the 
property was provided;  

 
• Some vendor service agreements were 

provided; 
 

• Historical repair or improvement information 
was provided;  

• Contracts for proposed future work were not 
provided;  
 

• The completed AllWest PCA client 
questionnaire was returned; 

 
• We received responses to several questions 

submitted to the property manager. 
 
An appraisal was not made available for the subject 
property. Quantities were arrived at with input from the 
property manager and by our own count. AllWest relied 
upon field observations and measurements. AllWest 
recommends that, if feasible and permissible, all 
building materials or finishes be replaced in kind. 
AllWest 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 AllWest’s 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, structure, and its 
components. Physical removal of wall panels or similar 
items was not performed to determine structural 
soundness or equipment reliability. 
 
AllWest has 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 of those 
that may be hidden within the structure of the 
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 of publication or the 
use for any other purpose without the written consent 
of AllWest Environmental, Incorporated. 
 
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 AllWest Environmental, Incorporated. 
 
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 architect, 
the engineers, the contractor, or the subject property 
owner. While AllWest Environmental, Inc., has 
reviewed some documents, our statements are not 
intentional legal opinions. In making this review and 
preceding on-site inspection, AllWest Environmental, 
Inc. 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. 
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E. Previous Reports 
 
A previous Property Condition Report, prepared by 
AEI Consultants, dated November 13, 2020, was 
provided and reviewed during the preparation of this 
report. 
 
F. Consultant Qualification 
 
Ryan Miller is a California Licensed Architect with 
more than 40 years of related experience. 
 
Miguel Enguidanos is a California Licensed Architect 
with more than 43 years of related experience. 
 
G. Reliance Language 

 
This report was prepared for the sole and exclusive use 
of Little Tree Management, LLC, c/o Ardent Law 
Group, 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. 

 
AllWest’s opinion of probable costs has been prepared 
solely as a general reference document for the use of 
Little Tree Management, LLC, c/o Ardent Law Group. 
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 to meet the unique needs 
of Little Tree Management, LLC, c/o Ardent Law 
Group. No other parties may rely on the estimate 
without AllWest’s consent. This report is not a 
specification for further work and is not intended as a 
substitute RFP. All area costs, unit costs, and line-item 
estimates are order-of-magnitude only. 
 
Neither AllWest 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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AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
1. East elevation along Santa Cruz Avenue.  

2. Portion of south elevation (white CMU wall) at center of 
photo above adjacent building. 

 
3. West elevation. 

 
4. North elevation (white CMU wall) above adjacent 

building. 

 
5. Clear anodized aluminum storefront window and door 

assemblies are installed along the Santa Cruz Avenue 
elevation (shown) and on the west elevation. 

 
6. Primary address signage at northeast corner of 

building. FDC shown at right. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
7. View along Santa Cruz Avenue sidewalk, looking 

south. 

 
8. View along west elevation walkway, looking north. The 

large vault is for the PG&E transformer. 

 
9. The sidewalk along Santa Cruz Avenue combines 

concrete panels and brick pavers. 
 

 
10. Three street trees along Santa Cruz Avenue are the 

only live landscaping elements. 

 
11. Various vaults are located in the sidewalk along Santa 

Cruz Avenue. A sewer clean-out vault is shown. 

 
12. Threshold plate and new concrete pour at main 

entrance along Santa Cruz Avenue into first floor tenant 
space. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
13. The parking lot behind the building is owned by the 

City. 

 
14. The bollards in the parking lot are presumed to be the 

responsibilty of the City. The CMU enclosure behind 
the bollards contains the gas meter for the subject 
property. 

 
15. The PVC roofing system was installed in November 

and December of 2020. 

 
16. The PVC roofing system appeared in “Good” condition. 

 
17. The PVC roofing sysem should be cleaned as part of 

routine maintenance. 

 
18. Most of the roof is covered with a pedestal flooring 

system upon which outdoor furniture is displayed. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
19. The inner face of the mechanical equipment roof 

screens is shown at left. 

 
20. The roofing system should be inspected and cleaned 

as part of routine maintenance. 

 
21. The rooftop pedestal flooring system and wood finish 

composite panel screens. 

 
22. Roof and overflow drain combinations are located near 

the four corners of the buillding. 

 
23. First floor: Interior finishes and fixtures in showroom 

area of tenant space. 

 
24. First floor: Interior finishes and fixtures in showroom 

area. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
25. First floor: Interior finishes and fixtures in showroom 

area. 

 
26. First floor: Interior finishes and fixtures in showroom 

area. 

 
27. First floor: Interior finishes and fixtures in showroom 

area.The underside of the intermediate floor structure 
above is the painted. 

 
28. First floor: Interior finishes in showroom area.The 

outline of the enlarged column footing can be seen. 

 
29. First floor: Interior finishes and fixtures in showroom 

area. 

 
30. First floor: Interior finishes and fixtures in showroom 

area. Reception desk lacks dual-height feature for 
Accessibilty. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
31. Suite 201: Interior finishes and fixtures. The suite is 

leased, though still unoccupied. 

 
32. Suite 201: Interior finishes and fixtures. 

 
33. Suite 201: Interior finishes and fixtures. 

 
34. Suite 201: Interior finishes and fixtures in kitchenette. 

 
35. Suite 201: Interior finishes and fixtures. 

 
36. Suite 201: Interior finishes, skylight and fixtures. 
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37. Suite 202: Interior finishes and fixtures. 

 
38. Suite 202: Interior finishes and fixtures. 

 
39. Suite 202: Interior finishes and fixtures. 

 
40. Suite 202: Interior finishes and fixtures in kitchenette. 

 
41. Suite 202: Interior finishes and fixtures. 

 
42. Suite 202: Interior finishes and fixtures. Reception desk 

has dual-height feature for Accessibilty. 
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43. Two sets of interior stairs are provided. 

 
44. Both sets of stairs appeared compliant with current 

Accessibility requirements. 

 
45. First floor: Interior finishes and fixtures in restrooms. 

 
46. First floor: Interior finishes and fixtures in restrooms. 

 
47. First floor: Interior finishes and fixtures in restrooms. 

 
48. All restroom doors lack the Califiornia-required 

geometric door sign for Accessibility. First floor shown. 
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49. Second floor: Interior finishes and fixtures in restrooms. 

This sink drainpipe lacks required insulation. 

 
50. Second floor: Interior finishes and fixtures in restrooms. 

 
51. Second floor: Interior finishes and fixtures in restrooms. 

 
52. Horn and strobe fire alarm devices are installed in all 

restrooms. Second floor restroom shown. 

 
53. Four Carrier packaged units are located on the south 

side of the roof. Screens for HVAC equipment also 
shown. 

 
54. Two Carrier packaged units are located on the north 

side of the roof. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
55. The Carrier packaged units were installed in 2022 and 

apeared in “Good” condition. 

 
56. All six rooftop furnaces have flexible gas line 

connections. 

 
57. One Samsung 2.5 ton heat pump is installed on the 

south side of the roof. 

 
58. Three Daikin heat pumps are installed on the north side 

of the roof; each has a one ton cooling capacity. 

 
59. The main service entance panel is rated at 600 amps. It 

is located in the main service room near the southwest 
corner of the building. 

 
60. A total of three electric meters are installed with one 

meter blank. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
61. Electric distribution system sub-panels are located in 

secondary service rooms on both floors. 

 
62. No evidence of infrared scanning of the electrical 

distribution equipment was observed. 

 
63. The gas service line lacks an automatic seismic shut-

off valve. 

 
64. A 100 gallon natural gas-fired water heater is installed 

in the second floor janitor’s closet. Flexible gas line 
connection shown. 

 
65. The water heater has compliant seismic strapping. 

 
66. Janitor’s sinks are provided in each janitor’s closet. 



AllWest Project 24117.60 870 Santa Cruz Avenue, Menlo Park, CA 
 

 
67. Instananeous electric water heters are installed in 

tenant suites in under-counter locations. 

 
68. Interior finishes in elevator. 

 
69. Interior finishes and fixtures in elevator. 

 
70. A handrail is installed on the back wall of the elevator 

cab. 

 
71. Elevator cab control panel. 

 
72. The temporary elevator permit is current, dated August 

19, 2024. 
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73. The elevator hydraulic load test was last conducted on 

January 22, 2024. 

 
74. All observed fire extinguisher inspection tags were 

current, dated May 8, 2024. 

 
75. The two 6” fire sprinkler risers are located in a service 

closet near the northeast corner of the building. 

 
76. The FACP is located in the main service room. 

 
77. The FACP is a FireLite model ES-200, installed in 2022. 

 
78. Only two spare sprinkler heads are in the sprinkler head 

spares box; six are required, as is a wrench (shown). 
The box is in the main service room next to the FACP. 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX A 





Date Record Number Record Type Description Project Name Address Status

3/23/2023 BLD2023-00714 Building Permit
An 8,433 sf commercial tenant improvement on the second floor of an 

existing building. Market ready Office
COM/ALT

870 SANTA CRUZ 

AVE, MENLO PARK 

CA 94025

Finaled

7/12/2022 BLD2022-01912 Building Permit
A commercial tenant improvement of 4,240 square feet to the 2nd floor for 

ECubed Capital.
COM/ALT

870 SANTA CRUZ 

AVE, MENLO PARK 

CA 94025

Closed

4/21/2022 BLD2022-01169 Building Permit

Install qty. 2 internally illuminated cabinets with LED illumination. Cabinets 

to have push-through lettering. Each sign to both photo-cell and electronic 

timer with disconnect switch. Both signs to be UL Listed. Signs to be  

installed 50" AFF.

NEW/SGN

870 SANTA CRUZ 

AVE, MENLO PARK 

CA 94025
Closed

5/17/2021 BLD2021-01451 Building Permit

This is a 9,480 S.F. interior improvement within the first level retail space. 

Work includes construction of partitions, doors, ceilings, millwork, and 

interior finishes. Work also includes installing lighting on the roof deck to 

accommodate the rooftop retail layout. There are no exterior modifications 

as a result of this submittal.

870 Santa Cruz - Comm TI for 

DZINE

870 SANTA CRUZ 

AVE, MENLO PARK 

CA 94025 Issued

4/5/2021 BLD2021-00987 Building Permit
Sub-surface transformer for an existing 23,740 S.F. mixed use retail and 

office building.

870 Santa Cruz -Sub Surface 

Transformer

870 SANTA CRUZ 

AVE, MENLO PARK 

CA 94025

Expired

7/29/2020 BLD2020-01618 Building Permit

A two story 23,521 square feet interior commercial tenant improvement 

including exterior modifications that consists of enlarging the existing 

storefront window openings on the first floor, adding new window openings 

to the second floor, and new exterior finishes on both the front and rear 

facades, a new roof deck with associated elevator and stair egress and 

access. 6/1/21 Revision to permit to reduce the scope of the work on the 

first floor due to a new tenant taking over the first floor and a majority of 

the roof deck. A new permit application will be applied for the for the new 

tenant DZine. Reduction of 9,480 sf. of remodel10-25-21- Revision for Steel 

Stair Deferred Submittal Package.10/25/21- Revision to minor Architectural 

and Structural revisions. Bulletin 5 Delta 10

870 SANTA CRUZ- WINDY HILL

870 SANTA CRUZ 

AVE, MENLO PARK 

CA 94025

Closed

1/25/2005 BLD2005-00086 Building Permit Comm Ti - New Wall and Door - this address should be 870 Santa Cruz FLEGEL'S

870 SANTA CRUZ 

AVE, Menlo Park CA 

94025

Withdrawn

10/14/2003 BLD2003-01262 Building Permit Commercial Reroof FLEGELS FURNITURE

870 SANTA CRUZ 

AVE, Menlo Park CA 

94025

Finaled

2/13/2003 BLD2003-00135 Building Permit one wall and kitchenette FLEGEL'S

870 SANTA CRUZ 

AVE, Menlo Park CA 

94025

Expired

2/13/2003 ELE2003-00078 Building Permit one wall and kitchenette FLEGEL'S

870 SANTA CRUZ 

AVE, Menlo Park CA 

94025

Issued

2/13/2003 PLM2003-00093 Building Permit one wall and kitchenette FLEGEL'S

870 SANTA CRUZ 

AVE, Menlo Park CA 

94025

Issued

12/30/2002 BLD2002-01187 Building Permit comm  ti FLEGEL FURNITURE

870 SANTA CRUZ 

AVE, Menlo Park CA 

94025

Withdrawn









 

 

The subject property at 870 Santa Cruz Avenue, Menlo Park, CA, is located in FEMA Flood Zone X 

(unshaded) per FIRM Panel No. 06081C0308E, dated October 16, 2012. 

Flood Zone X (unshaded) 

FEMA describes Flood Zone X (unshaded) as an area of minimal flood hazard that is determined to be outside the 
Special Flood Hazard Area and higher than the elevation of the 0.2 percent annual chance (or 500-year) flood. 

 

 



 

The subject property at 870 Santa Cruz Avenue, Menlo Park, CA, is located in the SP-ECR-D (El Camino 

Real/Downtown Specific Plan). 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX B 



AllWest Environmental Project No. 24117.60

Due Diligence Questionnaire

Please return by:

General Information

Property Name

Property Owner

Owner Address

City, State, Zip

Site Contact

Building Information

Construction Date

Building sq ft Gross Rentable

Service Providers

Maintenance:

Fire Sprinkler Inspection Lund Pearson McLaughlin Contact Number:

Address: 897 Independence Ave, Ste 1E, Mountain View, CA 94043

Fire Alarm Monitoring Contact Number:

Company Name: Code Red Communications Address: 14850 Hwy 4 Ste A-324 Discovery Bay, CA 94505

HVAC Service Contact Number:

Address: PO Box 2729 Cupertino, CA 95014

Roof Maintenance Contact Number: 925.556.0400

Company Name: Stone Roofing

Elevator Maintenance Contact Number: 408.328.0300

Company Name: Otis Elevator

Utilities: YES NO

Electrical Adequate? x q

Gas Adequate? x q

Water Adequate? x q

Sewer Adequate? x q

Property Condition

Site:

Asphalt sealing n/a Year replaced: Cost:

Irrigation System n/a Yes No

Building Envelope: YES NO

Roof Type: PVC Single-ply? Year replaced: Cost: Current leaks? q x

YES NO

Structural (cracks, settlement) q q q q

Seismic Retrofit: x q Year: q q

shear walls q q shear frames Yes No q q

Mechanical Systems: YES NO

HVAC  Equipment List Yes No see plans in folder 5. Misc PDF? Yes No Attached q q

Equipment Age installed in 2022

Recent major replacement costs: none, new build 2022

Documentation

Lists/Reports: YES NO YES NO

Previous Property Reports x q PDF? x q

Brochures—OM q q PDF? q q

Warranties (Roof) x q folder 5. Misc PDF? x q

Warranties (HVAC equip) q q PDF? q q

Rent Roll x q Folder 1. Financial PDF? x q

Testing Reports: YES NO

Backflow Preventer q q YES NO

Fire Sprinkler 1 Year x q 5 year q q

Fire Alarm q q

Elevator Current license expiration date: 5 year load test date:

Drawings: YES NO YES NO

ALTA survey x q folder 5. Misc PDF? x q Attached q q

Original Construction Docs x q folder 5. Misc PDF? x q Received q q

Site Plan x q folder 5. Misc PDF? x q Received q q

Tenant Improvement Docs x q folder 5. Misc PDF? x q Attached q q

Prepared By: Yvette Yamagata Date: 09.25.2024 Contact # 650.924.8170

870 Santa Cruz Avenue, Menlo Park, CA

650.961.9460

925.307.7700

408.353.4145

PG&E

ASAP

Windy Hill PV Nine CM LLC

870 Santa Cruz LLC

755 Page Mill Road, Ste BT100

Palo Alto, CA 94304

Yvette Yamagata

1984

YES  NO

PG&E

Menlo Park Municpal Water

West Bay Sanitary District

Known Deficiencies (For example: water infiltration, plumbing system, sewer line leaks or blockages, sewer line replacements, HVAC, electrical deficiencies, deferred maintenance, leaks 

though window or wall systems) 

30,293

Plywood sheathing

Pacific Northstar Mechanical



Questions.01 for 870 Santa Cruz Avenue, Menlo Park, CA  

 
1. Are there any known, current leaks though the roofing systems? 

• Not to our knowledge 

2. Is roof maintenance provided on a regular, scheduled basis? Or is it just scheduled as-needed? 

• Semi-annual roof drain check, annual maintenance completed 09.16.2024 

3. Are there any known, current leaks though the window/wall systems? 

• Not to our knowledge 

4. Have there been any instances of fire or flooding at the property in the last 36 months? 

• No 

5. Have there been any sewer line blockages, breaks, or underground sewer line replacements in 

any of the buildings in the last 36 months? 

• No 

6. Has a sewer lateral inspection been conducted in conformance with Menlo Park Municipal Code 

Section 7.38.432?  

https://law.cityofsanmateo.org/us/ca/cities/san-mateo/code/7.38.432 

• Yes, a 6” lateral was installed when the shell was built out in 2022. 

7. Can a copy of the Carrier—the manufacturer, not the HVAC contractor—AC warranty be 

provided? (I don’t need all six; one should be sufficient to tell me what I need to know.) 

• Carrier Unit Warranty – linked and saved in Due Diligence folder 

8. Are the Carrier AC warranties transferrable to a new owner? 

• Yes – warranties are directly tied to the unit by factory model and serial number 

9. Is an energy management system installed? 

• Not that I am aware of 

10. Are there any known issues of foundation or soil settlement at the property? 



• Not to our knowledge 

11. Can a copy of the most recent annual or 5-year fire sprinkler inspection report be provided? 

• Annual fire sprinkler inspection 
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 File No: S24339 CCN: UUFX 
Service Center No: 1 
Expires: 03/21/2027 
Issued: 03/21/2022 

 

CENTRAL STATION - FIRE 
FIRE ALARM SYSTEM CERTIFICATE 

(NFPA 72) 
 

 

 

THIS CERTIFIES that the Alarm Service Company is included by UL LLC in its Directory as qualified to use the UL Listing Mark  in 
connection with the certificated Alarm System . This Certificate is the Alarm Service Company's representation that the Alarm System  
including all connecting wiring and equipment has been installed and will be maintained in compliance with requirements established 
by UL. This Certificate does not apply in any way to the installation of any additional signaling systems, such as; fire, smoke, waterflow, 
burglary, holdup, medical emergency, or otherwise, that may be connected to or installed along with the Certificated Alarm System . 
This Certificate does not apply in any way to the communication channel between the protected property and any facility that monitors 
signals from the protected property unless the use of a UL listed or Classified Alarm Transport Company is specified on the C ertificate. 
 
LIMITATION OF LIABILITY: UL LLC makes no representations or warranties, express or implied, that the Alarm System  will in all 
cases prevent any loss by fire, smoke, water damage, burglary, hold-up or otherwise, or that the Alarm System  will in all cases provide 
the protection for which it is installed or intended. By the Alarm Service Company providing this Certificate and the Protected Property 
acceptance of this Certificate, the Alarm Service Company and the Protected Property acknowledge and agree that UL does not 
assume or undertake to discharge any liability of the Alarm Service Company or any other party. UL is not an insurer and assumes no 
liability which may result directly or indirectly from inspection of the equipment, failure of the equipment, failure to conduct inspections, 
incorrect certification, nonconformity with requirements, failure to discover nonconformity with requirements, cancellation o f the 
Certificate or withdrawal of the Alarm Service Company from  inclusion in ULs Directory prior to the expiration date appearing on this 
Certificate. 
 
OPERATIONAL REQUIREMENTS : The Alarm Service Company bears the responsibility for the correctness of the installation; 
maintenance of the system documentation; periodic system inspection and testing; maintaining and providing any necessary repairs. 
All operations and maintenance shall be conducted in the manner prescribed by the NFPA standard referenced.  All required ser vice 
is to be provided for in an appropriate contract.  System documentation is defined to include any "As Built Drawings"; the records of 
any "Acceptance Testing"; and the records of all periodic system testing and maintenance. 

 
SYSTEM DESCRIPTION: This system is installed and operated in accordance with standard NFPA 72,2019 edition. 
Area Covered: Floors 1, 2 & Roof 
Authority Having Jurisdiction: Menlo Park Fire District 
Responding Fire Department: Menlo Park Fire 

SYSTEM DEVIATIONS FROM REFERENCED NFPA STANDARDS 
None. Approved per AHJ. 

Protected Property: 
WINDY HILL PV NINE CM LLC 
870 SANTA CRUZ AVE 
MENLO PARK, CA  94025 

Alarm Service Company: 
CODE RED COMMUNICATIONS, INC. 
SUITE A-324 
14850 HWY 4 
DISCOVERY BAY CA 94505 

SN: FC112674201  
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 CENTRAL STATION - FIRE 

FIRE ALARM SYSTEM CERTIFICATE DESCRIPTION 
FOR Certificate Serial No: FC112674201 

 

 

Protected Property: 
WINDY HILL PV NINE CM LLC 
870 SANTA CRUZ AVE 
MENLO PARK, CA  94025 
 
 

Alarm Service Company: 
CODE RED COMMUNICATIONS, INC. 
SUITE A-324 
14850 HWY 4 
DISCOVERY BAY CA 94505 
 
 

System Description: 
  Area Covered: Floors 1, 2 & Roof 
  Authority Having Jurisdiction: Menlo Park Fire District 
  Responding Fire Department: Menlo Park Fire 
  Testing and Maintenance Contract date: 03/10/2022 
SYSTEM DEVIATIONS FROM REFERENCED NFPA STANDARDS 
  None. Approved per AHJ. 
Automatic Fire Detection and Alarm Service 
  Coverage is Selected Area 
     4 - Smoke Detectors :  0 - Ionization  4 - Photoelectric 
     7 - Duct Smoke Detectors :  0 - Ionization  7 - Photoelectric 
     1 - Heat Detector:  0 - ROR (Rate of temperature rise)  1 - Fixed Temperature  0 - Combination 
Sprinkler System Waterflow Alarm and Supervisory Service 
  Sprinkler System Type: Wet Pipe 
     2 - Waterflow Switches  
     4 - Sprinkler Valve Supervisory Services  
Manual Fire Alarm and Guard's Tour Supervisory Service 
     1 - Manual Fire Alarm Box 
Alarm Notification and Annunciation Devices 
    14 - Visual Signals : Type - Strobe 
    24 - Audible/Visual Signals : Type - Strobe 
Control and Transmitter Unit 
  Firelite,ES-200X 
Remote Monitoring 
   UL Listed Central Station 
   File: S3779, Service Center Number: 1 
   ALL-GUARD ALARM SYSTEMS INC, DBA GRAND 
   CENTRAL STATION 
   1306 STEALTH STREET 
   LIVERMORE CA 94551-9356 
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 CENTRAL STATION - FIRE 

FIRE ALARM SYSTEM CERTIFICATE DESCRIPTION 
FOR Certificate Serial No: FC112674201 

 

 

    Alarm Retransmission to Fire Department 
      Public Telephone Network and Public Telephone Network 
      Alarm Transmission Method: Digital Alarm Communicator 
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Job # 24117.60

Quantity
Brand/ 

Refrigerant

Line item 
capacity 

(tons)
Replace

Year of 
Installation

Age EUL RUL

Carrier 12.5 ton 12.5

R-410A

Carrier 20 ton 20

R-410A

Carrier 20 ton 20

R-410A

Carrier 12.5 12.5

R-410A

Carrier 5 ton 5

R-410A

Carrier 5 ton 5

R-410A

Quantity Brand Replace Age EUL RUL

Samsung 2.5 ton 2.5

R-410A

Daikin 1 ton 3

R-410A

Mark Brand Replace Age EUL RUL

100 gallon

75
23,370
311.6 SF/ton

2 30

1 A.O. Smith N 2022 2 20

1

0 30
30,000 Btu/hour input

12,000 Btu/hour input

180,000 Btu/hour input

220,000 Btu/hour input

MECHANICAL EQUIPMENT TABLE
870 Santa Cruz Avenue, Menlo Park, CA

PRIMARY SPACE HEATING & COOLING EQUIPMENT

Equipment Cooling / Heating Size

28

2 30 28

302
Rooftop boxcar packaged 
cooling units (AC-1) 1

Natural gas-fired water heater 
(2nd floor)

Rooftop boxcar packaged 
cooling units (AC-3) 1 N

2022

N 2022 28
Rooftop boxcar packaged 
cooling units (AC-6)

Rooftop boxcar packaged 
cooling units (AC-2) 1 N 2022

220,000 Btu/hour input

67,000 Btu/hour input

67,000 Btu/hour input

180,000 Btu/hour input
Rooftop boxcar packaged 
cooling units (AC-5) 1 N 2022 2 30

N 2022

Total Cooling Tonnage
Total Square Footage
Cooling Load

WATER HEATERS

Equipment Size

18

HEAT PUMPS

Equipment Size

Rooftop spilt-system heat 
pump

1 N 2024 30

Rooftop spilt-system heat 
pump

3 N 2022 2 30 28

28

28

Rooftop boxcar packaged 
cooling units (AC-4) 1 N 2 30 28

2022 2 30
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	 APPLICATION FOR AUTHORIZATION TO USE 
 
 

REPORT TITLE:  PROPERTY CONDITION ASSESSMENT 
  
 870 Santa Cruz Avenue 
 Menlo Park, CA 94025 
 
PROJECT NUMBER:  24117.60 
 
To: AllWest Environmental, Inc. 

 2141 Mission Street, Suite 100 
 San Francisco, CA 94110 

 
From (Applicant): ______________________________________________________________________________________________________ 
 
 
 ______________________________________________________________________________________________________ 
 
 
 ______________________________________________________________________________________________________ 

(Please clearly identify name and address of person/entity applying for permission to  
use or copy this document) 

 
Ladies and Gentlemen: 
 
Applicant states they have thoroughly reviewed the report and had the opportunity to discuss with AllWest the report’s 
methodology, findings and conclusion(s).  
 
Applicant hereby applies for permission to rely upon AllWest’s work product, as described above, for the purpose of (state 
here the purpose for which you wish to rely upon the work product): 
 
 
Applicant only can accept and rely upon AllWest work product under the strict understanding that Applicant is bound by all 
provisions in the General Conditions to the Work Authorization Agreement provided below.  Every report, recommendation, 
finding, or conclusion issued by AllWest shall be subject to the limitations stated in the Agreement and subject report(s). If 
this is agreeable, please sign below and return one copy of this letter to us along with the applicable fees.  Upon receipt and 
if acceptable, our signed letter will be returned.  AllWest may withhold permission at its sole discretion or require additional 
re-use fees or terms. 
 
FEES:  A $1,950 coordination and reliance fee, payable in advance, will apply. If desired, for an additional $250 report 
reproduction fee, we will reissue the report in the name of the Applicant; the report date, however, will remain the same. All 
checks will be returned if your request for reliance is not approved. 
 
 REQUESTED BY APPROVED BY 
 
 
 _____________________________________________________________ AllWest Environmental, Inc. 
 Applicant Company 
 
 
 
 _____________________________________________________________ _____________________________________________________________ 
 Print Name and Title Print Name and Title 
 
 
 
 _____________________________________________________________ _____________________________________________________________ 
 Signature and Date Signature and Date



 __________________________________________________________________________________________________________________________________________________________  

9/1/21 Page 2 of 5 

GENERAL CONDITIONS TO THE WORK AUTHORIZATION AGREEMENT 
 
It is hereby agreed that the Client retains AllWest to provide services as set forth in the Work Authorization 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 Work Authorization.  Client’s signature on this Work Authorization constitutes Client’s agreement to the all terms to this contract, including these 
General Conditions. 

 
FEES AND COSTS 

 
1. AllWest shall charge for work performed by its personnel at the rates identified in the Work Authorization.  These rates are subject to reasonable 
increases by AllWest 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 use, costs for specifications and type-written reports, permit and approval fees, automobile travel reimbursement, costs and 
fees of subcontractors, and soil and other materials testing.  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 AllWest shall be invoiced by AllWest on the basis of cost plus twenty percent (20%).  
Automobile travel reimbursement shall be at the rate of fifty- eight cents ($0.58) per mile.  All other reimbursable costs shall be invoiced and billed by 
AllWest at the rate of 1.1 times the direct cost to AllWest.  Reimbursable costs will be charged to the client only as outlined in the Work Authorization 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 AllWest to secure payment of 
unpaid invoices.  AllWest may waive such fees at its sole discretion.  

 
STANDARD OF CARE 

 
2. AllWest 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.  AllWest 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 AllWest, and/or its employees or 
agents, for any and all claims arising from AllWest’s services, shall be $50,000 or its fees, whichever is greater.   
 
Client may request a higher limitation of remedies, but must do so in writing.  Upon such written request, AllWest may agree to increase this limit in 
exchange for a mutually negotiated higher fee commensurate with the increased risk to AllWest.  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 AllWest’s 
services or the services of AllWest’s subcontractors, consultants, agents, officers, directors, and employees from any cause(s).  AllWest shall not be 
liable for any claims of loss of profits or any other indirect, incidental, or consequential damages of any nature whatsoever.  Client & AllWest have 
specifically negotiated this limitation.   

 
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 AllWest, 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, AllWest and Client agree the rest of the provision shall apply to the maximum extent permitted by law.  The Client’s duty to defend 
AllWest shall arise immediately upon tender of any matter potentially covered by the above obligations to indemnify and hold harmless. 
 
AllWest agrees to indemnify and hold harmless CLIENT, its officers, directors, partners, employees, and any other entity or person for which AllWest 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 AllWest in the performance of professional services under this Agreement and any other entity or person for which 
AllWest is legally liable.  
 
Notwithstanding the foregoing, if AllWest’s obligation to defend, indemnify, and/or hold harmless arises out of AllWest’s performance of “design 
professional” services (as that term is defined under California Civil Code Section 2782.8), AllWest’s 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.  AllWest’s indemnification obligation shall be 
limited to claims to the extent caused by the negligence, recklessness, or willful misconduct of AllWest, and, upon AllWest obtaining a final adjudication 
by a court of competent jurisdiction, AllWest’s liability for such claim, including the cost to defend, shall not exceed AllWest’s proportionate percentage of 
fault.  AllWest is not obligated to indemnify and hold harmless CLIENT for CLIENT’S active or sole negligence, or willful misconduct. 
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MEDIATION & JUDICIAL REFERENCE 
 

5. In an effort to resolve any conflicts or disputes that arise regarding the performance of this agreement, the Client & AllWest 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. Client acknowledges that AllWest and its sub-contractors have played no part in the creation of any hazardous waste, pollution sources, nuisance, 
or chemical or industrial disposal problem, which may exist, and that AllWest has been retained for the sole purpose of performing the services set out in 
the scope of work within this Agreement, which may include, but is not necessarily limited to such services as assisting the Client in assessing any 
problem which may exist and in assisting the Client in formulating a remedial program.  Client acknowledges that while necessary for investigations, 
commonly used exploration methods employed by AllWest may penetrate through contaminated materials and serve as a connecting passageway 
between the contaminated material and an uncontaminated aquifer or groundwater, possibly inducing cross contamination. While back-filling with grout 
or other means, according to a state of practice design is intended to provide a seal against such passageway, it is recognized that such a seal may be 
imperfect and that there is an inherent risk in drilling borings of performing other exploration methods in a hazardous waste site. 
 
AllWest will not sign or execute hazardous waste manifests or other waste tracking documents on behalf of Client unless Client specifically establishes 
AllWest as an express agent of Client under a written agency agreement approved by AllWest.  In addition, Client agrees that AllWest shall not be 
required to sign any documents, no matter requested by whom, that would have the effect of AllWest providing any form of certification, guarantee, or 
warranty as to any matter or to opine on conditions for which the existence AllWest cannot ascertain.  Client also agrees that it shall never seek or 
otherwise attempt to have AllWest provide any form of such certification, guarantee or warranty in exchange for resolution of any disputes between 
Client and AllWest, or as a condition precedent to making payment to AllWest for fees and costs owing under this Agreement.   
 
Client understands and agrees that AllWest is not, and has no responsibility as, a generator, operator, treater, storer, transporter , arranger or disposer 
of hazardous or toxic substances found or identified at the site, including investigation-derived waste.  The Client shall undertake and arrange for the 
removal, treatment, storage, disposal and/or treatment of hazardous material and investigation derived waste (such as drill cuttings) and further, 
assumes full responsibility for such wastes to the complete exclusion of any responsibility, duty or obligation upon AllWest.  AllWest's responsibilities 
shall be limited to recommendations regarding such matters and assistance with appropriate arrangements if authorized by Client. 

 
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 condition (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 AllWest for convenience, and AllWest has otherwise satisfactorily performed its obligations 
under this Agreement to that point, AllWest shall be paid no less than eighty percent (80%) of the contract price, provided, however, that if AllWest shall 
have completed more than eighty percent of the Work at the time of said termination, AllWest shall be compensated as provided in the Work 
Authorization for all services performed prior to the termination date which fall within the scope of work described in the Work Authorization and may as 
well, at its sole discretion and in accordance with said Schedule of Fees, charge Client, and Client agrees to pay AllWest’s 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 AllWest, AllWest 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 AllWest is 
no longer associated with the Project and to protect AllWest from claims of liability from the work of others. 

 
DOCUMENTS 

 
9. Any documents prepared by AllWest, 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 AllWest and 
AllWest retains copyrights to these instruments of service.  AllWest 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 AllWest, and with appropriate 
compensation to AllWest.  Client further agrees that such instruments of service shall not be provided to any third parties without the express written 
permission of AllWest. 
 
Client shall furnish, or cause to be furnished  to AllWest all documents and information known to Client that relate to the identity, location, quantity, 
nature, or characteristics of any asbestos, PCBs, or any other hazardous materials or waste at, on or under the site.  In addition, Client will furnish or 
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cause to be furnished such reports, data, studies, plans, specifications, documents and other information on surface or subsurface site conditions, e.g., 
underground tanks, pipelines and buried utilities, required by AllWest for proper performance of its services.  IF Client fails to provide AllWest with all 
hazardous material subject matter reports including geotechnical assessments in its possession during the period that AllWest is actively providing its 
services (including up to 30 days after its final invoice), Client shall release AllWest from any and all liability for risks and damages the Client incurs 
resulting from its reliance on AllWest’s professional opinion.  AllWest shall be entitled to rely upon Client - provided documents and information in 
performing the services required in this Agreement; however, AllWest 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 AllWest the right of access and entry to the Project at all times necessary for AllWest 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 AllWest for the purpose of AllWest's performance 
of the Work.  This right of access and entry extends fully to any agents, employees, contractors or subcontractors of AllWest upon reasonable proof of 
association with AllWest.  Client’s failure to provide such timely access and permission shall constitute a material breach of this Agreement excusing 
AllWest from performance of its duties under this Agreement. 

 
CONFIDENTIAL INFORMATION 

 
11. Both Client and AllWest understand that in conjunction with AllWest's performance of the Work on the project, both Client and AllWest 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.  AllWest further agrees that it will not sell, distribute or disclose 
information or the results of any testing obtained by AllWest 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 AllWest agree that AllWest is an independent contractor in the performance of the Work under this Agreement.  All persons or 
parties employed by AllWest in connection with the Work are the agents, employees or subcontractors of AllWest and not of Client.  Accordingly, AllWest 
shall be responsible for payment of all taxes arising out of AllWest's 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 AllWest 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 undersigned 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 below warrant that said entity is properly 
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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 act on behalf of and 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 & opinions expressed by AllWest 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 and any action by either party to enforce this Agreement shall be brought in San Francisco 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 AllWest completes its 
services. 
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