
Building Condition Assessment & Capital
Reserve Fund

Service Buildings in West Lorne Ontario
8662 Graham Road,
West Lone, Ontario

Prepared for:
Ontario Clean Water Agency
Suite 370 - 450 Sunset Drive

St. Thomas, ON
N5R 5V1

IRC Building Sciences Group
Engineers and Consultants

4026 Meadowbrook Drive, Suite 131 Date August 12, 2020
London, Ontario, N6L 1C7
Tel: (519) 652-5985 IRC LB20-024CR-23145
Fax: (519) 652-9926



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 i

Table of Contents
1 Introduction ....................................................................................................................................................... 4

1.1 Terms of Reference .................................................................................................................................................. 4
1.2 Scope of Work .......................................................................................................................................................... 4
1.3 Buildings Description ................................................................................................................................................ 4

2 Methodology...................................................................................................................................................... 8
2.1 General ..................................................................................................................................................................... 8
2.2 Limitations................................................................................................................................................................. 8
2.3 Code Compliance ..................................................................................................................................................... 8
2.4 Information provided to IRC...................................................................................................................................... 8
2.5 Documentation Provided to IRC ............................................................................................................................... 8
2.6 Condition Ratings ..................................................................................................................................................... 8
2.7 Priority Rating ........................................................................................................................................................... 9
2.8 Expenditure Type.................................................................................................................................................... 10
2.9 Expected Life Cycle ................................................................................................................................................ 10
2.10 Maintenance ........................................................................................................................................................... 10
2.11 Mechanical, Electrical & Fire System Review ......................................................................................................... 11

3 Executive Summary........................................................................................................................................ 12
3.1 Building Condition Assessment .............................................................................................................................. 12

3.1.1 Component Summary....................................................................................................................................... 12
3.1.2 Prioritization Summary...................................................................................................................................... 14
3.1.3 Maintenance ..................................................................................................................................................... 14

3.2 Capital Reserve Fund Study ................................................................................................................................... 15
3.2.1 5-Year Summary Table of Expenditure............................................................................................................. 15

4 Building Condition Assessment.................................................................................................................... 16
4.1 Structural Components ........................................................................................................................................... 16

4.1.1          Foundations & Structure - Building A ............................................................................................................... 16
4.1.2          Foundations & Structure - Building B ............................................................................................................... 18
4.1.3          Foundation & Structure - Building C................................................................................................................. 20

4.2 Building Exterior Components ................................................................................................................................ 22
4.2.3          Low Slope Roofing - BUR (Building A)............................................................................................................. 22
4.2.4          Low Slope Roofing - PVC (Building B) ............................................................................................................. 24
4.2.5          Low Slope Roofing - Exposed Concrete (Building C)....................................................................................... 26
4.2.8          Concrete Block Masonry .................................................................................................................................. 28
4.2.10        Siding - Building A............................................................................................................................................ 31
4.2.14        Windows .......................................................................................................................................................... 33
4.2.15        Skylights - Building B ....................................................................................................................................... 35
4.2.21        Exterior Doors - Entrance Doors ...................................................................................................................... 37
4.2.22        Exterior Doors - Metal Roll-up.......................................................................................................................... 39
4.2.39        Sealants/Caulking ............................................................................................................................................ 41

4.3 Building Interior Components.................................................................................................................................. 44
4.3.3          Washroom - Building A .................................................................................................................................... 44
4.3.10        Interior Finishes - Building A ............................................................................................................................ 46

4.4 Mechanical & Plumbing Systems............................................................................................................................ 48
4.4.1          Ventilation Units ............................................................................................................................................... 48
4.4.3          Electric Space Heaters..................................................................................................................................... 50
4.4.16        Domestic Hot Water (DHW) Heater ................................................................................................................. 52

4.5 Electrical Systems .................................................................................................................................................. 53
4.5.1          Power & Distribution ........................................................................................................................................ 53
4.5.11        Interior Lighting Fixtures................................................................................................................................... 55
4.5.17        Emergency Generator & Transfer Switch......................................................................................................... 57

4.6 Fire & Life Safety Systems...................................................................................................................................... 59
4.6.1          Fire & Life Safety Components -All Buildings................................................................................................... 59

4.8 Site Components .................................................................................................................................................... 61
4.8.1          Asphalt Pavement ............................................................................................................................................ 61
4.8.4          Concrete Components ..................................................................................................................................... 63



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 ii

4.8.14        Chain Link Fencing .......................................................................................................................................... 65
4.8.19        Site Lighting ..................................................................................................................................................... 67
4.8.20        Retaining Walls ................................................................................................................................................ 68

4.9 Organizational Elements......................................................................................................................................... 70
4.9.10        Mould Assessment........................................................................................................................................... 70
4.9.11        BCA & CRF...................................................................................................................................................... 72

5 Capital Reserve Fund Study .......................................................................................................................... 73
5.1 Reserve Fund Calculations..................................................................................................................................... 73

5.1.1 Annual Contribution .......................................................................................................................................... 73
5.1.2 Future Cost Method .......................................................................................................................................... 73
5.1.3 Professional Fees ............................................................................................................................................. 74
5.1.4 Predicted Future Costs ..................................................................................................................................... 74
5.1.5 Capital v. Operating/Maintenance Costs........................................................................................................... 74
5.1.6 Description of Reserve Fund Table Columns ................................................................................................... 75

5.2 Capital Reserve Fund Summary............................................................................................................................. 75
5.2.1 Table 1.............................................................................................................................................................. 75
5.2.2 Table 2.............................................................................................................................................................. 75

6 Limitations ....................................................................................................................................................... 76
7 Reference Information....................................................................................................................................78

7.1 Project Team .......................................................................................................................................................... 78
7.2 Abbreviations .......................................................................................................................................................... 78
7.3 Client Notes: ........................................................................................................................................................... 80



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 iii

THIS PAGE INTENTIONALLY BLANK



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 4

1 Introduction
1.1 Terms of Reference
IRC Building Sciences Group (IRC) was authorized by Ontario Clean Water Agency to perform a Building Condition
Assessment & Capital Reserve Fund Planning for Service Buildings in West Lorne Ontario property located at 8662 Graham
Road in West Lone, Ontario.
The purpose of the assessment was to evaluate the condition of the primary building components, complete with
recommendations for repair and/or replacements within the next 30-year period (Building Condition Assessment).

1.2 Scope of Work
The work was performed in general accordance with IRC proposal LO11237P dated June 16, 2020 and Ontario Clean Water
Agency’s Request For Proposal (RFP). It is noted that the scope of work excludes all the mechanical, plumbing and electrical
systems that serve the water treatment operations of the buildings.  The scope of work is limited to the review of systems and
elements that serve the buildings. This work included:

- Review of all drawings and documentation made available to IRC for review.

- Performance of a site review of the buildings’ primary components to evaluate the physical condition and standard of
components.

- Preparation of Building Condition Assessment report noting general observations and component conditions, together
with recommendations for future repair options and associated budgetary costing.

- Develop a 30-year cash expenditures projection, listing each of the identified components that will require repair, retrofit or
replacement.

- Identify all financial factors and assumptions used in the expenditures projections (if applicable).

1.3 Buildings Description

Old Water Treatment Plant – Site Building A

Year Constructed Building
Footprint No. of Stories Primary Use Basement Balconies

Circa 1989 840 sq. ft. Two Electrical service None None

Low-lift Building – Site Building B

Year Constructed Building
Footprint No. of Stories Primary Use Basement Balconies

Circa 1992 1249 sq. ft. One plus
mezzanine

Pump and
electrical service

building
None None

Chlorine Building – Site Building C

Year Constructed Building
Footprint No. of Stories Primary Use Basement Balconies

Circa 1989 455 sq. ft. One Service Building Yes None

Buildings Construction

Foundation & Exterior Wall
Components

Building A:
The building is constructed with cast-in-place, concrete slab-on-grade (no basement level)
concrete foundation walls and a steel framed (steel columns and open web steel joists
supporting a composite steel roof decking) support structure.  The second floor office
consists of a composite (concrete laid within a steel pan) floor decking supported on steel
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Buildings Construction
columns.  The exterior walls are cladded with prefinished metal siding with concrete block
masonry backup.
Site Building B:
The building is constructed with cast-in-place, concrete slab-on-grade (no basement level)
and loadbearing concrete walls supporting a steel framed roof support structure.  The
exterior walls are cladded with split-faced concrete masonry units, with cast-in-place
concrete back-up system.
Site Building C:
The building is constructed with a basement level cast-in-place concrete slab-on-grade.
The substructure consists of concrete foundation walls supporting open web joists and a
composite (concrete laid within a steel pan) floor slab.  The superstructure consists of
loadbearing concrete block masonry walls supporting a composite roof slab.  The exterior
walls are cladded with vertical split-faced concrete block masonry units.

Roof Components

Building A:
The roof system consist of a gravel surfaced, Built-Up asphalt Roof (BUR) system
installed a top a rigid thermal insulation and corrugated metal roof decking supported on
open web steel joists.

Building B:
The roof system consists of single-ply, Poly-Vinyl Chloride (PVC) membrane installed
atop a rigid thermal insulation on a corrugated metal roof decking supported on steel
beams and purlins. There are four dome-shaped operable skylights on the roof.

Site Building C:
The roof system consists of exposed concrete surface of a composite decking (i.e.,
concrete laid within a steel pan), supported on open web steel joists.  The underside of
the decking is finished with what appears to be Spray Polyurethane Foam (SPF)
insulation.  No waterproofing membrane exists atop the roof decking.

Windows & Doors

Building A:
There are two windows within the second story office portion.  The windows consist of
operable and fixed Insulated Glass (IG) panels installed within punched window openings.
Based on the date stamp on the window spacers they were installed in 1989.

Building B:
Windows are located on the south elevation.  The windows consist of fixed, sloped IG
units in metal frames in a horizontal strip configuration, along the roofline on the south
elevation. There are six panels, two fixed and four operable (i.e., casement) IGUs located
on the top portion of the south wall beneath the sloped glazing. Based on the date stamps
on the window spacers they were installed in 1992.

Building C:
Building C does not have any exterior windows there is one internal window at the main
entrance lobby. Ventilation louvers and dampeners are on three elevations.

Electrical Systems
600A, 3-Phase main distribution with 600V complete with square D, disconnect switch
located within Building A serves all buildings. A 600 A, 600 V sub panel exists in Building
B.

Mechanical Systems
Buildings are heated with suspended electric space heaters.
An electric Domestic Hot Water (DHW) heater tank was located in Building A which
appeared to be decommissioned.

Passenger Elevator No Sprinklered No
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Other

Site Components Asphalt paved driveway.  Metal chain-link fence and a gate. Stone masonry retaining
walls throughout the site.  Grassed areas with trees, shrubs and natural vegetation.

Reference Direction Graham Road runs north-south and is located west of Building A.

Photographs

A

B

C

Source:
https://gaia.elginmapping.ca/Html5Viewer/?viewer=public
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Photographs
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2 Methodology
2.1 General
A survey of the building was conducted on July 8, 2020 by IRC staff. Observations of the exterior wall assemblies and roofs
were made from the ground and roof levels.
This report was prepared based on the findings of the visual assessment and includes:

- evaluations of the building components reviewed

- recommendations for repairs and replacement

- budget estimates, for all rehabilitation work, and

- photographs of typical deficiencies

2.2 Limitations
Only the specific information or locations noted in the report have been reviewed. Although every reasonable effort was taken
to identify defects, latent and hidden defects may affect the accuracy of this report. No physical or destructive testing and no
design calculations have been performed unless indicated elsewhere in this report.

2.3 Code Compliance
During the visual reviews of the buildings and properties, it has been generally determined, “in a global sense”, that
compliance with the current laws and regulations governing its operations are correct unless specifically noted. Comments
provided are detailed as to the nature of the non-conformance. A full code compliance review was not required as part of the
Scope of Work.

2.4 Information provided to IRC
Financial information with regards to the Capital Reserve Fund was not provided to IRC; as such, cash flow planning and/or,
reserve fund balance/contribution adequacy analysis has not been completed as part of this assessment.

2.5 Documentation Provided to IRC
Construction Drawings

- Structural Drawing S110 titled ‘Existing WTP Building Modification’, prepared by Stantec Consultants Ltd. Dated June 25,
2010

- Structural Drawing S101 titled ‘Low Lift Pumping Station Roof Modifications’ prepared by Stantec Consultants Ltd. Dated
June 25, 2010.

Other Documents
- Roof inspection Report – Low Lift Building, prepared by Tremco, dated August 08, 2018.

2.6 Condition Ratings
The following definitions have been used in the text to describe the condition of each component reviewed:

Good Condition: No deficiencies or concerns noted. No capital expenditure is anticipated within next 10-years.

Good / Fair Condition: Reasonable condition as whole; minor deficiencies noted. No capital expenditure is anticipated
within next 10-years.

Fair Condition: Reasonable condition as whole; deterioration and/or damage noted. Capital expenditure is
anticipated within 5 – 10 years.

Fair / Poor Condition: Deterioration and/or damage noted; component is nearing end of service life. Capital expenditure
is recommended in 2 – 5 years.

Poor Condition: Deterioration and/or damage noted; component at end of service life. Capital expenditure is
recommended in 0 – 2 years.

Very Poor Immediate action is recommended to repair or improve the condition and further investigation is
recommended.
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n/a Component does not currently exist and installation is recommended for building functionality or
as a cost-effective upgrade.

2.7 Priority Rating
To assess the priorities of the short-term repairs/replacements required within the next 5 years for the various components
at each property, the following ratings from “A” to “E” have been used:

Priority A – Health & Safety
Hazardous conditions which cannot be deferred and which could lead to loss of life or critical or extremely severe injury.
Guideline:
This priority is for those conditions which are extremely hazardous and which, if not corrected, could lead to critical injury or
loss of life. The required scope of work will generally be localized and normally include only a portion of a particular building
element or building system.

Priority B – Structural Integrity
Conditions that lead to the deterioration of structural elements of a property must be investigated and corrected if necessary.
Failure to do so may lead to unsafe, life threatening conditions and will eventually render the building structurally unsound and
physically obsolete; incapable of performing the task it was designed to do.
Guideline:
This priority is to be assigned to the rehabilitation of structural building elements which have deteriorated to such an extent that
they are no longer structurally sound and are not capable of performing their intended task. Examples such as cracked
columns, severe spalling or cracked shear walls, failing shelf angles, corroded structural steel supporting members and
decaying wood support members are characteristic of the priority.

Priority C – Code Requirement
All buildings and building systems must be upgraded so that they comply with revision to existing legislation or to the
requirements of newly adopted legislation.
Guideline:
This priority is to be assigned to work that is required to ensure that buildings comply with new requirements brought about by
changes to applicable existing legislation, such as the Fire Code, or newly adopted legislation. Building elements that have
deteriorated to an extent that they no longer comply with existing codes are not assigned this priority.

Priority D – Building Functionality
Replacement required for building components which have a direct and significant impact on the building or operation of the
building as a whole – generally limited to the building structure and envelope as well as the primary mechanical and electrical
systems. These building components and systems must be maintained in order to protect the value and operational viability of
the asset. This work is necessary in order to maintain building users health/comfort and to prevent the building from becoming
physically or functionally obsolete.
Guideline:
Certain building systems must be maintained in order to protect the “value” and operational viability of the asset. According ly,
work that directly and significantly affects the overall performance of a primary building system, or a major part thereof, is
assigned this priority.

Priority E – General Upgrades
Upgrades of components that have surpassed their useful service life, that do not have a direct bearing on the safe operation
or functionality of the building,  i.e. not building envelope components or primary mechanical and electrical systems. Also
includes upgrades with either cost-effective or other initiatives that improve the operational efficiency or marketability of the
property and which are considered to have a reasonable payback or add non-tangible value.
Guideline:
General replacement of components that have surpassed their useful life but replacement may be deferred without affecting
the safe operation and functionality of the property as a whole. Examples include carpets, appliances, asphalt paving and
concrete components. This rating is also assigned to components where operating efficiencies and initiatives, and upgrades
with a perceived payback may be achieved. Typically energy management, water conservation programs; and/or upgrades to
improve non-tangibles such as ‘curb appeal’, aesthetic appearance and marketability of the buildings as a whole.
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Priority – None
This priority is assigned to components where no significant repairs or replacement is expected within the next 5-year period,
or where the component has no significant bearing on the operation or function of the property as a whole.
Guideline:
A projected priority rating of a component beyond a 5-year period cannot be accurately assessed due to the many variables
that may affect the condition beyond this period. Variables such as regular maintenance, weather deterioration, general wear
and tear, new technologies, changing code requirements etc. Priority ratings should be re-assessed every 5-year period when
updates to the building condition assessment are recommended.
Components that are considered to have no significant bearing on the operation or function of the property as a whole, such
as furnishings, office equipment, maintenance/storage sheds, benches, general site signage etc. may be assigned this rating.

2.8 Expenditure Type
Recommended
Costs accounted for in the Table of Expenditures account for the quantifiable cost of replacement recommended within the
foreseeable future, i.e. next 5-years, based on the condition assessment and the industry norm for typical service life between
replacement/upgrades/restoration.

Projected
Costs accounted for in the Table of Expenditures account for the quantifiable cost of replacement or an estimated allowance
for components where the replacement date cannot be accurately assessed, i.e. 5-years and beyond, based on the condition
assessment and the industry norm for typical service life between replacement/upgrades/restoration.

Allowance
A cash allowance is accounted for in the Table of Expenditures as the costs cannot be accurately measured either due to the
work being non-cyclical in repair or replacement, or that the ‘quantity’ to account for cannot be calculated as a single entity.
Examples include partial restoration of concrete components and foundation leak repairs.

Discretionary
Costs are accounted for in the Table of Expenditures for upgrades/replacement of components that are considered to be cost
effective or worthwhile; however, are not necessary for the continued operation of the building as it currently is. Costs may be
omitted or discounted from budgets if deemed not necessary. Examples include application of concrete balcony waterproofing
and installation of roof anchors, upgrade of attic insulation and replacement of older ‘standard’ flush toilets.

Operating
Costs are not accounted for in the Table of Expenditures. Expenditures that are considered to be a small capital value under
$500 and that may be performed by maintenance staff or by contractors by under general work order. Examples include repair
of damaged insect screens and singular replacements such as exterior doors that are not part of the planned expenditures.

Maintenance
Costs are not accounted for in the Table of Expenditures. Minor costs for the day-to-day maintenance of the building that may
be completed by maintenance staff. Examples include replacement of bathtub sealants and adjustment of doors.

2.9 Expected Life Cycle
Each component has been assessed with an expected life cycle for the component reviewed. The numbers shown indicate the
industry ‘norm’ for that component with the average value bolded. For example, Roof Shingles: 15 – 20 – 25 + indicates that
the average life expectancy for roof shingles is approximately 20 years, with a deviation of approximately ± 5 years depending
upon variables such as material quality, standard of installation and level of preventative maintenance.

2.10 Maintenance
Items that require general maintenance have been identified and outlined within the report. Costs associated with these items
are considered to be maintenance costs and have not been accounted for in the Table of Expenditures.
Samples of types of items that are considered to be maintenance are:

- Repair of sealants around the vanities

- Securing of handrails
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- Repairs to damaged insect screens to and windows

- Fixing loose edges of sheet vinyl or carpets

- Weather-stripping around doors and windows

- Weather-stripping around attic access hatch

- Secure loose eavestroughs fixings and connectors

- Installing splash-pads at downspout locations

2.11 Mechanical, Electrical & Fire System Review
The estimated service life and basic remaining life of mechanical and electrical systems may be highly variable due to the
quality of equipment, local environment and installation as well as the level of maintenance performed during the life of the
equipment.
The remaining life expectancy for each component or system is based upon the industry norms for the equipment; including an
assessment of any maintenance information provided by the Client. By using this approach, monies required for replacement
or upgrades are identified in the reserve fund at the expected time of replacement. Predicting the exact replacement year is
very difficult, and actual replacement may be based upon current technologies, energy efficiencies, availability of replacement
parts and frequency of repairs rather than failure of the component.
The review process for this building condition assessment does not include for a design review for the adequacy and function
of the system for the particular use at this property. It is assumed that the design was to the standards of the day of insta llation
and that the system is considered to meet the needs of the Client unless identified as deficient during interviews. See specific
system Observations for details.
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3 Executive Summary
3.1 Building Condition Assessment
3.1.1 Component Summary

Priority A – Health & Safety Hazardous conditions which cannot be deferred and which could lead to loss
of life or critical or extremely severe injury.

Priority B – Structural Integrity Conditions that lead to the deterioration of structural elements of a property
must be investigated and corrected if necessary.

Priority C – Legislative Requirements Components or systems must be upgraded so that they comply with revision
to existing legislation.

Priority D – Building Functionality Replacement required for building components which have a direct and
significant impact on the building as a whole.

Priority E – General Upgrades Upgrades of components that have surpassed their useful service life, that do
not have a direct bearing on the safe operation or functionality of the building.

Priority – None This priority is assigned to components where no significant repairs or
replacement is expected within the next 5-year period.

Structural Components

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.1.1 Foundations & Structure - Building A D Good / Fair 5 - 10 Years

4.1.2 Foundations & Structure - Building B None Good / Fair 10 - 20 Years

4.1.3 Foundation & Structure - Building C B Poor 0 - 2 Years

Building Exterior Components

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.2.3 Low Slope Roofing - BUR (Building A) D Fair/Poor 5 - 10 Years

4.2.4 Low Slope Roofing - PVC (Building B) D Poor 2 - 5 Years

4.2.5 Low Slope Roofing - Exposed Concrete
(Building C)

E Fair / Poor 2 - 5 Years

4.2.8 Concrete Block Masonry D Fair / Poor 2 - 5 Years

4.2.10 Siding - Building A None Fair 5 - 10 Years

4.2.14 Windows D A: Poor
B: Fair/Good

0 - 2 Years
20 – 25 Years

4.2.15 Skylights - Building B D Good/Poor 0 - 2 Years

4.2.21 Exterior Doors - Entrance Doors D Fair / Poor 2 - 5 Years

4.2.22 Exterior Doors - Metal Roll-up None Good / Fair 10 - 20 Years

4.2.39 Sealants/Caulking D Poor 0 - 2 Years

Building Interior Components

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.3.3 Washroom - Building A E Poor 0 - 2 Years
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Building Interior Components

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.3.10 Interior Finishes - Building A E Poor 0 - 2 Years

Mechanical & Plumbing Systems

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.4.1 Ventilation Units D Poor 0 - 2 Years

4.4.3 Electric Space Heaters D Poor 0 - 2 Years

4.4.16 Domestic Hot Water (DHW) Heater D Various Annually

Electrical Systems

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.5.1 Power & Distribution None Good / Fair 10 - 20 Years

4.5.11 Interior Lighting Fixtures None Fair 5 - 10 Years

4.5.17 Emergency Generator & Transfer Switch None Fair 5 - 10 Years

Fire & Life Safety Systems

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.6.1 Fire & Life Safety Components -All
Buildings

A None Fair 5 - 10 Years

Site Components

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.8.1 Asphalt Pavement E Fair / Poor 2 - 5 Years

4.8.4 Concrete Components None Fair 5 - 10 Years

4.8.14 Chain Link Fencing None Fair 5 - 10 Years

4.8.19 Site Lighting None Good / Fair 10 - 20 Years

4.8.20 Retaining Walls D Fair / Poor 2 - 5 Years

Organizational Elements

Component Priority Rating Condition
Rating

Expenditure
Recommended

4.9.10 Mould Assessment A Poor 0 - 2 Years

4.9.11 BCA & CRF None Good 2 – 5 Years
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3.1.2 Prioritization Summary

Priority A – Health & Safety

- Un-illuminated ‘Exit’ signs were noted within the Buildings, which may pose safety hazards for the Building users.

- Presence of mould is suspected within the second level of Building A. Mould remediation is recommended prior to any
repair work.

Priority B – Structural Integrity

- Corrosion was noted on the underside of main floor composite decking (basement ceiling) of Building C.

Priority C – Code Requirements

- There were no items that were considered to be a code violation/deficient noted during the site review.

Priority D – Building Functionality

- The foundation of Building A was noted in fair to good condition. A corroding cut-section of a non-functional beam was
imbedded in the concrete which may cause delamination of concrete. Concrete repair and coating of the section of the
beam is recommended.

- The Built-Up asphalt Roof (BUR) system of Building A, will reach the end of its useful life in 5 – 6 years, replacement is
recommended.

- The Poly-Vinyl Chloride (PVC) roof membrane atop Building B was noted in poor condition with areas of surface
deterioration, membrane tenting and ponding water. Replacement allowance has been carried in 0 – 2 years.

- Areas of damaged concrete block masonry and mortar joints were noted throughout.  Repair allowances have been
carried within 2 – 5 years.

- Windows of Building A were noted in poor condition.  Replacement is anticipated within 0 - 2 years.

- Failed and leaking skylights were noted on Building B.  Allowance for replacement has been carried in 2 – 5 years.

- Entrance doors are expected to require replacement within the next 3 – 5 years.

- Failed sealants were noted at the perimeters of doors, windows and at the control joints.  Replacement is
recommended within 0 – 2 years.

- Emergency Generator & Transfer Switch despite being functional will reach the end of their useful life within 5 to 10
year.

Priority E – General Upgrades

- The exposed concrete surface of the roof composite decking on Building C is prone to excessive damaged due to
water, elements and freeze-thaw cycles.  Installation of a roofing membrane despite being an upgrade is highly
recommended. Allowance has been carried in 2 – 5 years.

- The washroom located on the second level of Building A, appeared to be in poor condition. Upgrades are needed
within the early portion of the term of analysis.

- Interior finishes of the of the second level of Building A, were noted to be in poor condition. Upgrades are
recommended within 0 – 2 years.

3.1.3 Maintenance
Items that require general maintenance were noted during the review and have been listed below. This is not intended to be
an exhaustive list of all the repair maintenance items required, rather those noted during general review. Costs associated with
these items are considered to be maintenance costs and have not been accounted for in the Table of Expenditures.

- Repair of sealants around the vanities

- Securing of handrails

- Repairs to damaged insect screens to and windows
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- Fixing loose edges of sheet vinyl or carpets

- Weather-stripping around doors and windows

- Weather-stripping around attic access hatch

- Secure loose eavestroughs fixings and connectors

- Installing splash-pads at downspout locations

3.2 Capital Reserve Fund Study
3.2.1 5-Year Summary Table of Expenditure
Below is a summary table of expenditures expected within the next 5-year period – see Table of Expenditures in Section 5 –
Reserve Fund Study for full projected expenditures. The costs indicated are future value and account for inflation as outlined in
Section 5.
Assessment and priority rating for each component cannot be accurately rated beyond a period of approximately five (5) years
as the level of deterioration and maintenance within a defined period may have significant impact on the assessed rating. It is
recommended that the condition assessment and reserve fund be reviewed each year and updated every five (5) years to re-
assess condition and deterioration of each component item and to ensure that the current contribution is sufficient and meets
the planning needs.

2020 2021 2022 2023 2024

4.1       Structural Components $9,605 – – – –

4.2       Building Exterior Components – $13,970 $40,654 – $26,053

4.3       Building Interior Components – $10,604 $7,642 – –

4.4       Mechanical & Plumbing Systems – $5,187 $5,290 $1,199 $1,223

4.5       Electrical Systems – – – – –

4.6       Fire & Life Safety Systems – – – – –

4.8       Site Components – – $64,661 $65,954 $139,109

4.9       Organizational Elements $2,825 – – – –

TOTALS $15,114 $35,091 $140,787 $78,569 $201,278

Average Calculated Annual Expenditures
The averaged present day calculated annual expenditure for the initial 5-year period is $88,965.
The averaged present day calculated annual expenditure for the 30-year study period is $39,831.
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4 Building Condition Assessment
4.1 Structural Components

4.1.1          Foundations & Structure - Building A

General Condition

Installed / Last Major Repairs 1989 Typical Restoration Period - 20 – 50 – 80 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$4,500 Item 5 - 10 Years Allowance Contingency for potential repairs

n/a Item As required Operating One-off repairs, minor crack injection repairs

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The structural components include concrete slab-on-grade and foundation walls as well as loadbearing steel columns.

- There were no visible signs of structural concern in terms of settlement, major cracking of foundation/exterior walls or
other related components.

- Continued assessment every 5-year period as part of building condition assessment.

- An exposed cut-section of a corroding steel beam was noted to be imbedded at the foundation wall of Building A.

- The beam section does not appear to have any structural significance and may have been part of a former adjacent
structure which has been removed.

- The corroding beam section will cause the concrete to delaminate over time and must either be removed or coated with
a corrosion resistant coating.

- Some minor cracks were noted at the foundation walls.

- The allowance carried here is for repair of the foundation walls and coating of the exposed cut-section of the beam.

General Comments

- Budgetary costs, if included in the Table of Expenditures, account for any further structural assessment that may be
determined from the site review. The costs do not include for major structural repair or complete installation of
waterproofing. Observation of the structural components is limited to exposed sections from the interior and exterior.

- No destructive investigation was undertaken to review hidden structural components.

- The building foundations and structure should last the life of the building, i.e. 80+ years and generally should require little
or no repair. Structural deficiencies may become evident in the first 5 – 20 years of operation; however, it may be longer
periods before any deficiencies are evident.
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Photographs

Concrete sub structural components were noted in fair to
good condition.

Exposed corroded steel was noted imbedded at the
foundation wall of Building A.  Epoxy coating may be

considered.

Minor cracking was noted on the foundation wall.

End of Foundations & Structure - Building A Section



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 18

4.1.2          Foundations & Structure - Building B

General Condition

Installed / Last Major Repairs 1992 Typical Restoration Period - 20 – 50 – 80 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$4,500 Item 10 - 20 Years Allowance Repair the corroded area of the flooring decking.
Repair cracked concrete foundation walls.

n/a Item As required Operating One-off repairs, minor crack injection repairs

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- There were no visible signs of major structural concern in terms of settlement or major cracking of foundation, exterior
walls or other related components.

- Isolated minor cracks and areas of minor delaminated concrete were noted on the exterior face of the concrete
foundation walls.

- Areas of corrosion stains were also noted on the exterior face of the foundation walls.

- Continued assessment every 5-year period as part of building condition assessment.

General Comments

- Budgetary costs, if included in the Table of Expenditures, account for any further structural assessment that may be
determined from the site review. The costs do not include for major structural repair or complete installation of
waterproofing. Costs associated with any foundation leaks or waterproofing have been accounted for under
Miscellaneous Capital Components.

- Observation of the structural components is limited to exposed sections from the interior and exterior.

- No destructive investigation was undertaken to review hidden structural components.

- The building foundations and structure should last the life of the building, i.e. 80+ years and generally should require litt le
or no repair. Structural deficiencies may become evident in the first 5 – 20 years of operation; however, it may be longer
periods before any deficiencies are evident.
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Photographs

General view of the slab-on-grade floor of building B. The steel framing of building B were noted to be in good
condition.

Surface cracks minor delamination and moisture staining
were noted on the exterior face of foundation walls.

Cracks and staining on the exterior face of the west wall of
Building B.

End of Foundations & Structure - Building B Section
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4.1.3          Foundation & Structure - Building C

General Condition

Installed / Last Major Repairs 1989 Typical Restoration Period - 10 – 15 – 20 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$8,500 Item 0 - 2 Years Recommended Repair the damaged foundation walls, slab-on-grade
and underside of the floor slab.

n/a Item 0 – 1 Year Recommended
(Optional)

IRC recommends waterproofing of the foundation
walls.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- Corrosion was noted on the underside of composite decking.

- IRC noted corroded and leaking water pipes within the basement of Building C, which are contributing to the water
damage of the foundation walls. IRC recommends replacement of all piping within the basement. The piping is part of
the Water Treatment Operations within the building and has therefore, been excluded from this assessment.

- Evidence of water infiltration was noted in the basement of Building C.

- IRC recommends that consideration be given to waterproofing the foundation walls of Building C, as the basement is
roughly at the same level as the neighbouring lake.

- Waterproofing of the walls is considered an upgrade since it is not part of the original design and therefore, excluded
from the BCA.

General Comments

- Observation of the structural components is limited to exposed sections from the interior and exterior.

- No destructive investigation was undertaken to review hidden structural components.

- The building foundations and structure should last the life of the building, i.e. 80+ years and generally should some
repairs. Structural deficiencies may become evident in the first 5 – 20 years of operation; however, it may be longer
periods before any deficiencies are evident.
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Photographs

The basement of Building C was noted to be wet. Corrosion was noted on the underside of the floor decking.

Water infiltration was noted within the basement of Building
C.

Surface deterioration was noted at the basement floor slab.

Corroding piping and valves noted n the basement of
Building C.

End of Foundation & Structure - Building C Section
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4.2 Building Exterior Components

4.2.3          Low Slope Roofing - BUR (Building A)

General Condition

Installed / Replaced 2007 Typical Service Life - 15 – 20 – 25 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$15,480 968 sq. ft. 5 - 10 Years Projected Replace the roofing system

n/a Item As required Operating Add gravel to cover the areas of exposed membrane.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Blisters  Severe  Moderate  Minor  None

Membrane
Bleedthrough

 Severe  Moderate  Minor  None

Ponding  Severe  Moderate  Minor  None

Reported Roof Leaks  Yes  No

- The low slope roof of Building A consists of Built Up asphalt Roof (BUR) installed atop a layer of rigid thermal insulation
and corrugated metal decking. A single-ply modified bitumen membrane was noted on the control joint located at the
central portion of the roof.

- The roof was noted to be in fair to poor condition.

- Deficiencies in the form of wind scouring, blisters and asphalt membrane bleed through were noted throughout.

- Exposed deteriorated membrane was noted on the southeast corner of the roof. IRC recommends that gravel be added
to cover the exposed area.

- Hardened and cracked sealants were noted on the parapet flashing joints.

- Based on the provided information the roof was replaced in 2007 (i.e., ~ 13 years old).

General Comments

- Annual walk around review is recommended by a qualified consultant to ensure the integrity of the roof system and to
extend the service life.

- Before undertaking any repairs to the roofing membrane always check the installers warranty statement so as to avoid
invalidating any warranty.
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Photographs

General view of the BUR system atop Building A. Modified bitumen roof membrane on the control joint of
Building A

Exposed deteriorated membrane was noted on the
southwest corner of the roof.

Hardened and deteriorated sealants were noted on the joints
of parapet flashing.

End of Low Slope Roofing - BUR (Building A) Section
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4.2.4          Low Slope Roofing - PVC (Building B)

General Condition

Installed / Replaced 2007 Typical Service Life - 15 – 20 – 25 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$22,480 1249 sq. ft. 0 – 2 Years Recommended Replace PVC roof membrane

n/a Item As required Operating Clean the debris atop the roof to allow drainage.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Tenting  Severe  Moderate  Minor  None

Seam Problems  Severe  Moderate  Minor  None

Ponding  Severe  Moderate  Minor  None

Reported Roof Leaks  Yes  No

- The low slope roof atop the Building B consists of a single ply PVC roof membrane system.

- As per information provided the roof was likely replaced in 2007 (i.e., 13 years old).

- The roof membrane was noted in poor condition with deficiencies in the form of tenting along base of the parapets and
surface deterioration.

- Debris accumulation and organic growth were noted on the roof.

- The roof membrane is nearing the end of its useful life and will require replacement within the 0 to 2 years.

General Comments

- Annual walk around review is recommended by a qualified consultant to ensure the integrity of the roof system and to
extend the service life.

- Before undertaking any repairs to the roofing membrane always check the installers warranty statement so as to avoid
invalidating any warranty.
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Photographs

General view of the PVC membrane atop Building B. Deteriorated surface of the PVC membrane.

Debris accumulation and growth on the roof. Wrinkled and tented membrane noted along the roof edge.

Ponding water and deteriorated membrane atop the roof. Tenting was noted to be severe along the west edge.

End of Low Slope Roofing - PVC (Building B) Section
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4.2.5          Low Slope Roofing - Exposed Concrete (Building C)

General Condition

Installed / Replaced 1989 Typical Service Life - 25 – 35 – 45 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure
Type Summary Recommendation

$8,800 550 sq. ft. 2 - 5 Years Recommended Install a waterproofing membrane on the concrete
decking of the roof.

n/a Item As required Operating Fix minor leaks, small repairs under $500

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The roof of Building C consists of exposed concrete surface of a composite (i.e., concrete laid within steel pan) decking.
Urethane based Sprayed Foam Insulation has been installed on the underside of the underside of the decking.

- This particular type of decking is not designed for exterior usage without waterproofing on top of it.  Concrete is porous
by nature and being exposed to all weather elements will cause the water to infiltrate the decking cause delamination
and corrosion, as such IRC recommends that a roofing membrane is installed atop the decking.

- Areas of cracking, delamination, pitting and previous repair patches were noted on the roof of Building C.

- Due to presence of spray foam insulation on the underside of decking the condition of steel portion of the decking could
not be determined. However, some areas of staining were noted on the underside of the decking.

- Corrosion was noted on the open web steel joists supporting the composite decking.

General Comments

- Annual walk around review is recommended by a qualified consultant to ensure the integrity of the roof system and to
extend the service life.

- Before undertaking any future repairs to the roofing membrane always check the installers warranty statement so as to
avoid invalidating any warranty.
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Photographs

General view of exposed concrete decking atop Building C. Evidence of previous repairs and damaged concrete decking
was noted on the roof.

Surface pitting noted on the exposed roof concrete. Heavy corrosion noted on the open web steel joist systems
supporting the roof decking.

End of Low Slope Roofing - Exposed Concrete (Building C) Section
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4.2.8 Concrete Block Masonry

General Condition

Installed / Last Major Repairs varies Typical Restoration Period - 15 – 20 – 25 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$10,500 Item 2 - 5 Years Recommended Allowance for general block masonry repairs

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Cracks  Severe  Moderate  Minor  None

Spalling  Severe  Moderate  Minor  None

Efflorescence  Severe  Moderate  Minor  None

Mortar Joint Problems  Severe  Moderate  Minor  None

Building A:

- In Building A, the concrete block masonry is mostly protected behind metal cladding.

- In Building A, the south wall was constructed in 2007 while masonry in other walls are likely to be original (i.e., more than
30 years old).

- Areas of efflorescence and masonry deterioration were noted on the interior face of the walls in Building A.

Building B:

- In Building B, the block masonry is a decorative split-face block.

- Areas of mortar joint deterioration were noted on the exterior walls of Building B.

- Moisture staining was noted on all elevations of Building B. Moisture damage and missing mortar were noted at the
corner of the window on the south wall.

- Efflorescence was noted on the lower layer of concrete block masonry on the south wall of Building B.

- Missing section of a downpipe appears to have caused water damage on the north elevation of Building B.

- An unsealed pipe penetration was noted on the north elevation of Building B.

Building C:

- In Building C, the exterior walls consist of vertical split faced concrete block masonry.

- Spalled masonry units were noted on all elevations of Building C.

- IRC recommends that a phased allowance be carried regular general repairs of the exterior walls every 10-years
beginning in 2 – 5 years.

General Comments

- The typical life of concrete block masonry is equal to the life of the property, i.e., 80+ years; however, it may be expected
that masonry repairs will be required approximately every 10- year period.

- Budgetary costs include for general masonry repairs such as repointing of failed mortar joints, rebuild of cracked or
spalled areas, foundation parging repairs etc. The cost do not account for major structural repair or reconstruction of the
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General Comments
concrete block masonry as a whole.

Photographs

Moisture staining and efflorescence were noted on the
interior walls of Building A.

The east and south walls appeared in better condition than
the west wall.

Moisture stained walls on the south elevation of Building B. Missing mortar was noted below corner of the window.
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Photographs

Areas of damaged mortar joints were noted on all elevations
of Building B.

Missing piece of a downpipe on the north elevation of
Building B.

Unsealed pipe-penetration on the north wall of Building B. Spalled concrete blocks on the northwest corner of Building
C.

Spalled concrete blocks on the southeast corner of Building
C.

Moisture staining and damaged on the north elevation of
Building C.

End of Concrete Block Masonry Section
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4.2.10        Siding - Building A

General Condition

Installed / Replaced varies Typical Service Life - 25 – 35 – 45 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Varies

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$16,270 2541 sq. ft. 5 - 10 Years Allowance Replace all original siding.

n/a Item As required Operating Fix minor damaged sections, loose siding etc.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Siding Type  Vinyl  Aluminum  Metal  Wood

- The exterior walls of Building A are cladded with prefinished metal siding on all elevations.

- Based on the observations and provided documentation, the siding on the south elevation appears to have been
installed in 2007 while the remaining appeared to be older.

- Impact damaged areas were noted on the north and west elevations of Building A.

- The siding on the west and north elevations was noted to be fading with some areas of staining and damaged noted
throughout.

- Replacement of siding may be considered by the client as an aesthetic preference as the current siding despite the
dated look is considered to be functional.

General Comments

- The eventual replacement of the siding may be coordinated with replacement of similar components such as soffits and
Fascias for cost efficiency and improved detailing at any joint/interfaces.

- Consideration may be given to cleaning the siding every few years to maintain the finish and for appearances. Routine
reviews and maintenance is required to prevent more costly future repair. Cleaning of the siding should be done with a
soft broom and garden hose with medium pressure nozzle. Do not use high pressure or a power washer that may
penetrate water behind the siding.

- The typical service life of siding is 30+ years and is often replaced for aesthetic reasons rather than failure of the siding.
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Photographs

View of prefinished metal siding on north (right) and west
(left) elevations of Building A.

Impact damage on the cladding on the west elevation of
Building A.

Damaged siding on the north elevation of Building A. Prefinished metal siding on the south elevation was noted to
be in good condition.

End of Siding - Building A Section
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4.2.14        Windows

General Condition

Installed / Replaced 2007 Typical Service Life - 25 – 30 – 35 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$18,650 278 sq. ft. 20 – 25 Years Allowance Future allowance for replacement of windows of
Building B.

$3,520 44 Sq. Ft. 0 - 2 Years Recommeded Replace the windows of Building A.

n/a Item As required Maintenance Replace weather-stripping and latches, lubrication,
cleaning, repairs of insect screens etc.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

General window
construction

The windows of Building A are located with the second level, office area consisting of aluminum frames
with Insulated Glass (IG) units. The window on the north elevation is a fixed IG panel set atop operable
(horizontally sliding units).  The window on the east elevation consists of horizontally sliding panels. The
windows were dated 1989 on their spacers.
In Building B: Windows are located on the south elevation.  The windows consist of fixed, sloped IG units
in metal frames in a horizontal strip configuration along the roof line. Additionally, there are six panels,
two fixed and four operable (i.e., casement) IGUs located on the top portion of the south wall. Based on
the date stamp on the window spacers they are installed in 1992.

- Evidence of heavy leakage and mould growth was noted on the interior window sill of Building A.  The windows of
Building A appeared in poor condition.

- IRC recommends and has carried an allowance to replace the windows of Building A within the 0 to 2 years.  IRC also
recommends that the interior frames of the windows and the wall assembly within the vicinity of the window openings, be
investigated for presence of mould.

- The windows of Building B were noted to be in fair to good condition.  Assuming regular general maintenance is
completed, no major expenditures are anticipated within the early portion of the term of analysis.

- Windows of Building B are south facing and some are sloped at an angle to allow maximum influx of sunlight. This
reportedly results in overheating of the Building in summer months.   IRC recommends that consideration be given to
installing mechanical sun-shades on the windows.  Since installing shades will be considered an upgrade and outside
the scope of this assessment, no costs have been carried.

General Comments

- Replacement of weather-stripping, repairs to damaged screens and lubrication and adjustment of windows are
considered to be operating expenditure.

- The construction of the windows may have a bearing on the degree of condensation noted on the windows, i.e. single or
double glazed, thermally broken, window material etc.; however, the humidity and building use also have a large impact
on the degree of condensation.

- The window perimeter sealant has been addressed under the Sealants/Caulking component.

- Budgetary costs for window replacement may be highly variable depending upon the style and construction of window
selected by the Client.

- Government grants may be available for new window installation.
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Photographs

Exterior view of the window on the north elevation of Building
A.

Evidence of heavy leak and mould growth on the window
frame was noted on the north face of Building A.

View of windows on the south elevation of Building B. Interior view of the sloped window panels on the south
elevation of Building B.

End of Windows Section
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4.2.15        Skylights - Building B

General Condition

Installed / Replaced 2007 Typical Service Life - 25 – 30 – 35 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor  Varies

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$7,000 2 No. 0 - 2 Years Allowance Replace the failed and leaking skylights

$3,500 25% 5 – 10 Years Contingency Contingency allowance for replacement of skylights as
they fail.

n/a Item As required Maintenance Replace weather-stripping and latches, lubrication,
cleaning.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

General window
construction

The skylights are essentially dome-shaped transparent acrylic roof hatches located on the north portion
of the roof of Building B.

- The hermetic seal between the acrylic panels of one of the skylights was noted to have failed.  This was evident through
the presence of condensation between the acrylic panels.

- Moisture/corrosion staining was noted on the inner side of a skylight frame opening. This is more likely due to failure of
the perimeter sealants. Other skylights were noted to be in fair to good condition.

- The perimeter sealants are anticipated to be replaced in conjunction with roof replacement cycles.

- The skylights were likely replaced in 2007 as shown on the repair design drawings.

- IRC has carried a contingency allowance to replace the skylights every 10 years being in year 0 with the replacement of
the failed an leaking ones.

- It is recommended to install vinyl framed units incorporating thermal break, gas filled IGUs with low-e coatings at the
time of replacement.

General Comments

- The construction of the skylights may have a bearing on the degree of condensation noted on the windows, i.e. single or
double glazed, thermally broken, material etc.; however, the humidity and building usage also have a large impact on the
degree of condensation.

- Budgetary costs for skylight replacement may be highly variable depending upon the style and construction of units
selected.

- Government grants may be available for new energy efficient system installation. .
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Photographs

Presence of condensation between the panels of the skylight
indicates failure of the hermetic seal.

Moisture staining on the inner side of the skylight opening
indicates leakage, likely caused by failure of perimeter

sealant.

Apart from the two, all other skylights were noted to be in fair
to good condition.

End of Skylights - Building B Section
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4.2.21        Exterior Doors - Entrance Doors

General Condition

Installed / Replaced 1989 Typical Service Life - 30 – 35 – 40 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$12,500 5 No. 2 - 5 Years Recommended Replace all exterior doors

n/a Item As required Maintenance Replace weather-stripping & hardware, lubrication and
adjustment etc.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The entrance doors consist of painted hollow metal service doors consisting of single and one double door located on
the east elevation of Building B.

- The doors despite being functional were noted to be in poor condition with faded finish and corrosion of the frames and
hardware.

- The entrance doors were noted to be difficult to operate.

- Unsealed holes were noted on the double doors of Building B.

General Comments

- Replacement of weather-stripping, replacement hardware, lubrication and adjustment of the doors are all considered to
be maintenance.

- Painting of the exterior doors has been accounted for in the Exterior Painting component of this report.

- The door perimeter sealant has been addressed under the Sealants/Caulking component.

- The service life of exterior doors may be highly variable due to the treatment and care by users.

- Government grants may be available for new exterior door installation.
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Photographs

View of the secondary entrance door to Building A. View of main entrance to the main entrance.

Unsealed holes on the secondary entrance door of Building
B.

Fading and deteriorated finish on entrance of Building B.

Secondary entrance door to the basement of Building C was
noted to be difficult to operate.

Corrosion was noted on the main entrance door and door
hardware of Building C.

End of Exterior Doors - Entrance Doors Section
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4.2.22        Exterior Doors - Metal Roll-up

General Condition

Installed / Replaced 1989 Typical Service Life - 30 – 35 – 40 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$7,000 2 No. 10 - 20 Years Projected Replace the metal roll-up doors at the end of their
useful life.

n/a Item As required Maintenance Replace weather-stripping & hardware, lubrication and
adjustment etc.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- There are two metal roll-up doors in Building A; one on the west elevation and one on the north elevation.

- The west door serves a loading dock.  The doors appeared to be old however, intact, during the site visit.

- It is not clear whether these doors are used at present or will be used in the near future.

- Being capital items, a replacement allowance has been carried in 10 years as the doors will reach the end of their useful
life.

General Comments

- Replacement of weather-stripping, replacement hardware, lubrication and adjustment of the doors are all considered to
be maintenance.

- A contingency for replacement of failed door hardware has been accounted for in the Small Capital Costs component of
this report.

- The door perimeter sealant has been addressed under the Sealants/Caulking component.

- The service life of exterior doors may be highly variable due to the treatment and care by building users.
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Photographs

Prefinished metal roll-up door on the north elevation of
Building A.

Metal roll-up door serving a loading dock on the west
elevation of Building A.

End of Exterior Doors - Metal Roll-up Section
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4.2.39        Sealants/Caulking

General Condition

Installed / Replaced 1989 Typical Service Life - 8 – 12 – 16 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$3,200 800 ft. 0 - 2 Years Recommended Replace all sealants at the perimeter of windows,
doors and louvers as well as the control joints

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Dry / Cracked  Severe  Moderate  Minor  None

Split / De-bonded  Severe  Moderate  Minor  None

- Sealants are at the perimeter of windows, doors, louvers, the control joints and at the flashing joints on the parapet walls
of the roof.

- The sealants at the roof flashings are expected to be replaced in conjunction with roof replacement cycles.

- The allowance carried here are for replacement of the sealants at the perimeter of the windows, doors, ventilation louvre
openings and the control joints.

- Sealant was missing at a wall penetration on the north elevation of Building B. IRC recommends that all penetrations
(wire, ducts, and plumbing) be sealed to avoid water infiltration within the wall cavity.

- All of the sealants observed were very poor with cracks, splitting and de-lamination noted. Poor sealants will result in air
leakage and poor weather seals.

General Comments

- The purpose of the perimeter and control joint caulking is to prevent moisture entry and air filtration to ensure the
integrity of the building envelope and internal climate.

- The service life of sealants/caulking is highly variable depending upon the type of sealant used (silicone or
polyurethane), exposure to weather elements, cleanliness of preparation and the standard of installation by the
contractor.

- Careful selection of sealants is required to ensure compatibility and correct adhesion with the adjacent materials.
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Photographs

Window perimeter sealants were noted to be in poor
condition in Building A.

Deteriorated sealants at perimeter of a garage door of
Building A.

Split sealants around the windows of Building B. Deteriorated sealants at the door perimeter of Building C.
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Photographs

An unsealed pipe penetration on the exterior wall of Building
B.

End of Sealants/Caulking Section
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4.3 Building Interior Components

4.3.3          Washroom - Building A

General Condition

Installed / Replaced 1989 Typical Upgrade Period - 15 – 20 – 25 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$5,200 Item 0 - 2 Years Recommended Allowance for upgrades to bathrooms

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The washroom located on the second level of Building A, appeared to be in poor condition.

- It appears that the washroom has not been used for a long time.

- In order to bring it to a functional state a full renovation will be required. Alternatively, the washroom along with piping
and other plumbing fixtures must be removed to avoid structural deterioration caused by leaking fixtures and plumbing
(see section 4.3.10).

General Comments

- The service life of the bathroom components is highly variable depending upon the treatment and care from users.

- Bathroom upgrades include for replacement of vanity and wash basins.

- Basin faucets, shut-off valves etc., should be reviewed during annual reviews to extend the service life of the
components. This is considered to be an operating expenditure.

- Replacement of bathroom exhaust fan is also included in the budget.
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Photographs

The bathroom fixtures and finishes appeared in poor
condition.

End of Washroom - Building A Section



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 46

4.3.10        Interior Finishes - Building A

General Condition

Installed / Replaced 1989 Typical Service Life - 15 – 25 – 35 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$6,500 Item 0 - 2 Years Allowance Allowance for flooring replacement within the second
level of Building A.

$4,000 Item 0 – 1 Years Optional Allowance for a feasibility/decommissioning
assessment of Building A.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The interior finishes within the second floor office of Building A appeared to be in poor condition throughout.

- The second floor of Building A appeared derelict and in poor condition.

- Water damage was noted on the window sills, mould growth is also suspected within the wall assembly.

- The allowance carried here is to make the space suitable for use as offices and must be considered preliminary, as the
actual cost will depend on the level of finishes chosen and future intended use of the second floor of the building.

- If the client does not intend to use the second floor office space of Building A, then IRC recommends it to be
decommissioned properly. At the time of the site visit the office portion of Building A was noted have acquired a derelict
look and appeared to be in a state of disrepair.  Any items that are not used (furniture/plumbing/electrical/mechanical)
must be removed and disposed-off rather than leaving them in-situ to further deteriorate.

- IRC has carried an optional allowance to conduct a feasibility assessment to explore renovation vs
downsizing/removal/decommissioning options of certain features of Building A. The assessment will help the client see
the long-term cost benefits or renovating or downsizing/decommissioning certain features of Building A and help them
make an informed decision regarding the future of this Building. .

General Comments

- Timely repairs to damaged or loose edges and seams of sheet vinyl are recommended to extend the service life of the
flooring.

- The typical service life of sheet vinyl is 15 – 20 years, vinyl composite tile (VCT) 20 – 25 years and ceramic tiling 30 – 40
years.
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Photographs

General view of interior finishes within the second floor of
Building A.

Interior finishes within an office space on the second floor of
Building A.

Flooring within the corridor of the second floor of Building A. Moisture damage on the window sill on the north portion.

End of Interior Finishes - Building A Section
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4.4 Mechanical & Plumbing Systems

4.4.1          Ventilation Units

General Condition

Installed / Replaced / Refurbished 2007 Typical Service Life - 20 – 25 – 30 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$15,000 6 No. 0 - 2 Years Projected Phased allowance for replacement of ventilation units.

$3,500 1 item 0 – 1 Year Option Optional cost to complete a specialist assessment of
the ventilation system of Building B.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The buildings are equipped with wall and roof mounted hooded exhausts and ventilation fans.

- In addition to the fan units the buildings are equipped with ventilation louvres, air intake systems and dampeners.

- The ventilation systems exhibited some surface corrosion on the dampeners.

- IRC has carried a phased allowance to replace these ventilation units on an as needed basis or as they fail.

- It was reported to IRC that some of the ventilation units of Building B do not work properly and Building B overheats in
summer.  IRC recommends that an in-depth assessment of the mechanical units of Building B be completed by a
qualified mechanical consultant and an option to install a de-humidification unit be considered.  As Building currently
does not have an air conditioning/de-humidification unit, installation will be considered an upgrade and outside the scope
of work for BCA, as such, no costs have been added.

General Comments

- Regular maintenance of the ventilation system is required to achieve or extend the expected design life of the
component, i.e. replace filters, clean unit and fan blades, preventative maintenance (PM). This is considered to be
operating expenditure.
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Photographs

Hooded ventilation fan on the east elevation of Building A. Ventilation louvre on the west elevation of Building A.

Rooftop hooded ventilation units atop Building B. Air intake units on the roof of Building B

Wall-mounted hooded ventilation units serving Building C. Interior view of emergency air intake unit in Building C.

End of Ventilation Units Section
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4.4.3          Electric Space Heaters

General Condition

Installed / Replaced varies Typical Service Life - 18 – 23 – 28 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Varies

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$10,000 10 No. 0 - 2 Years Recommended Phased allowance to replace the heaters.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The Buildings are heated by suspended electric space heater units.

- The heaters were noted to consist of various sizes and conditions.

- Some of the units were noted to be in poor condition.

- Given their varying condition and age, IRC has carried a phased allowance to cover their replacement over a period of
10-years.

General Comments

- Regular maintenance of the heaters is required to achieve or extend the expected design life of the component, i.e.,
clean appliance, annual preventative maintenance (PM). This is considered to be operating expenditure.

Photographs

An older space heater in Building A. Typical heater unit within Building B.
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Photographs

An heater unit in Building C.

End of Electric Space Heaters Section



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 52

4.4.16        Domestic Hot Water (DHW) Heater

General Condition

Installed / Replaced varies Typical Service Life - 10 – 13 – 16 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost

(2020)
Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$3,500 1 Item 0 – 2 Years Recommended Allowance for replacement of the DHW tank in Building
A.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Hot Water Heaters One (1), 3,000 Watt, ‘Cascade 40’.electrical DHW heater unit

Observations & Recommendations

- The DHW heater is located on the second floor of building A.

- The DHW appeared to be non-functioning at the time of site visit.

- IRC has carried an allowance to replace the heater with a similar sized functioning unit within the early portion of the
term of analysis.

Photographs

DHW heater on the second floor of Building A.

End of Domestic Hot Water (DHW) Heater Section
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4.5 Electrical Systems

4.5.1          Power & Distribution

General Condition

Installed / Replaced 1989 Typical Service Life - 40 – 50 – 60 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$50,000 Item 10 - 20 Years Allowance Allowance for replacement/re-build of electrical
switchgear & common electrical panels

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Main Distribution
Building A

600A, 600V 3 Phase, 4 wire Square D Disconnect Switch

Main Distribution
Building B

600A, 600V 3 Phase, 4 wire Square D Disconnect Switch

Observations & Recommendations

- The main distribution is located on the main floor of Building A and is supplied from a pad-mounted transformer located
outside adjacent to the west elevation.

- There is sub-panel located on the mezzanine level in Building B.

- The vicinities of the electrical panels were noted to be clear of obstructions.

- All electrical components observed appear to be in good condition with no apparent signs of sub-standard work.

- The electrical circuits are identified and labelled on the electrical panel doors. The circuits are not verified for accuracy of
identification label.

- It is considered that under normal conditions the main distribution switchgear should last the life of the building; however,
replacement or a major re-build may be required due to parts becoming obsolete. An allowance has been accounted for
in the Table of Expenditures for potential major repairs during the life of the equipment; however, this can be re-
assessed in later years to determine the requirement, if any, for replacement/re-build.

General Comments

- This report does not include a review of the adequacy of the original design or a review of the safety aspects of the
installation as this falls under the jurisdiction of Electrical Safety Authority (ESA).

- This item accounts for potential replacement or major upgrade to the electrical distribution equipment. Wiring is assumed
to last the life of the building.

- Electrical devices such as switches, receptacles, light fixtures etc., should be replaced on an as needed basis as part of
operating budget.

- Under normal operating conditions, common area panels will not be changed during the life of the building. Replacement
may be required due to spares and parts being obsolete rather than failure of the components.

- Preventative maintenance of the electrical service and distribution is recommended. The scope of the work would
include verifying the torque on the main terminal lugs and branch breakers, checking loading on circuits to identify hot
spots, identifying and correcting evidence of arcing, test breaker trips. This is considered to be operating expenditure.
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Photographs

Main electrical distribution and disconnect switch serving all
buildings.

Sub- panels within building B.

End of Power & Distribution Section
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4.5.11        Interior Lighting Fixtures

General Condition

Installed / Replaced / Upgraded 2007 Typical Service Life - 15 – 20 – 25 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$6,300 Item 5 - 10 Years Allowance Upgrade all interior lighting to energy efficient lighting.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- All rooms are controlled by manual light switches. Consider installing occupancy motion sensor switches in all storage
and utility rooms, or rooms that are infrequently used.

- Lighting fixtures predominantly consisted of T8 fluorescent tubes installed in diffusers.

- Over all the lighting components were noted to be functional for the current building use.

- Energy efficient LED lights will reduce operating and maintenance costs in the long run.

- The allowance carried here is to cover the cost of future replacements and functional upgrades to the lighting systems.

General Comments

- The lighting was not examined to determine adequate levels of lighting other than areas where it is inherently apparent
that the lighting levels are below that what would be expected to be the norm.

- Replacement of individual failed lighting fixtures is considered to be an operating expenditure.

- Lighting fixtures may be replaced for energy efficiency reasons rather than failure of the component.

Photographs

Light fixtures suspended at the ceiling. Typical light fixtures and diffusers in Building B.
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Photographs

Typical light panels in Building C.

End of Interior Lighting Fixtures Section
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4.5.17        Emergency Generator & Transfer Switch

General Condition

Installed / Replaced / Re-built 1989 Typical Service Life - 25 – 30 – 35 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$45,000 Item 5 - 10 Years Projected Replace generator and transfer switch

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Generator Kohler Power Systems – Unknown size

Diesel Storage Tank CF Industrial Products Inc.

Observations & Recommendations

- In the event of an emergency, this generator provides power to emergency exit lights, emergency lighting, and pumps
that serve the operations within the service buildings. .

- Generator and diesel storage tank are located on the east portion of the site.

- Age and correct size of the generator is unknown.

- The records for the running of the generator were not viewed by IRC.

General Comments

- CSA C282-15 - Emergency Electrical Power Supply for Buildings standard requires that emergency generators are
tested monthly at full load for 60 minutes. Records are required to be kept of the test results for the running of the
generator.

- The service life of this component is highly variable depending on the amount of run-time the generators operates in a
life-time; but more importantly depending upon regular and routine review and preventative maintenance.

- Single wall storage tanks must be located within dyke walls to contain any leaks that may development during the life of
the storage tank. Double wall storage tanks may be installed without dyke walls. All storage tanks must be vented
directly to the exterior and must bear a ULC label. Underground storage tanks are required to be replaced every 20
years.

- Emergency generators provide backup power to building services such as emergency lighting, exit signs, elevators,
sprinkler pumps and fire alarm controllers such that the occupants may safely evacuate the building in the event of an
emergency. Other building components may also be powered by the generator including make-up air units, sump
pumps, domestic water pumps, and exhaust fans – the inclusion of these components is discretionary.

- The Ontario Building Code requires the runtime of an emergency system to be at least 30 minutes if 6 storeys or less
and at least 2 hours if greater that 6 storeys.
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Photographs

Generator set on the east portion of the site. Generator storage tank.

End of Emergency Generator & Transfer Switch Section
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4.6 Fire & Life Safety Systems

4.6.1          Fire & Life Safety Components -All Buildings

General Condition

Installed / Replaced 2007 Typical Service Life - 20 – 25 – 30 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$6,300 Item 5 - 10 Years Allowance Allowance for general upgrades to fire safety systems.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- This item accounts for upgrades to fire safety components in the Common Unit such as Exit signs, fire extinguishers,
emergency lighting and smoke detectors.

- The service life of these components varies greatly.

- The fire extinguisher in Building B was noted on the floor. IRC recommends that it be secured to a wall.

- Emergency lighting located in throughout the buildings.

- Exit sign were located above all required exit doors, and appear to be adequately positioned to direct occupants to the
nearest exit. Some exit signs with burnt-out bulbs were noted.

- There were no reports of concerns or problems with the current fire safety components. Any issues that may arise
should be addressed immediately with the servicing contractor.

General Comments

- The review of the fire alarm and life safety components is a visual review only for the purpose of this building condition
assessment. The review did not include for any physical testing of the components to verify correct operation.

- It is mandatory that the fire alarm system components are to be reviewed and tested annually. This is considered to be
operating expenditure.

- It is not mandatory to install carbon monoxide detectors in existing buildings to meet current code requirements;
however, it is highly recommended as a Life Safety concern.

- It is recommended that battery or hard wired smoke alarms be installed.

- Portable fire extinguisher replacement is legislated by the Ontario Fire Code. The fire extinguishers should be reviewed
annually.
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Photographs

Typical portable fire extinguisher in Building A. Portable fire extinguisher located on the floor near the
entrance of Building B.

Fire extinguisher on the mezzanine level of Building B. Typical emergency light and battery pack located within
Building A.

Typical emergency light and battery pack located within
Building B.

An exit sign with burnt-out light bulb in Building B.

End of Fire & Life Safety Components -All Buildings Section
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4.8 Site Components

4.8.1          Asphalt Pavement

General Condition

Installed / Replaced 1989 Typical Service Life - 20 – 25 – 30 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$165,000 27500 sq.
ft. 2 - 5 Years Recommended An allowance for repaving of the site asphalt.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Settled  Severe  Moderate  Minor  None

Cracked  Severe  Moderate  Minor  None

Rutting  Severe  Moderate  Minor  None

- Asphalt paving includes general access road around site that starts at the gate northeast of Building A and provides
vehicular access to Buildings B and C.  Also included in this allowance are the areas adjacent to north and west
elevations of Building A

- On the north portion near the entrance severe alligator cracking was noted.  Areas of moderate to severe cracking were
also noted in the central and south portions.

- At some areas vegetation growth was noted on the asphalt pavement.

- Areas of longitudinal cracks and surface degranulation were also noted throughout.

- IRC has carried a phased allowance for the resurfacing of asphalt pavement within the 2 – 5 years.  This will allow the
client to prioritize the work based on the condition of asphalt pavement.

General Comments

- Petroleum products such as gasoline and oil will increase the deterioration of asphalt paving, breaking down the bond
between asphalt and aggregate. This will shorten the service life of the paving; hence cleaning of oil stains is
recommended as part of the regular maintenance.

- Settlement and rutting of asphalt paving may shorten the service life of the paving as moisture can seep into the paving
and base course, causing soft spots and erosion, and also spalling of the asphalt during freeze/thaw cycles. Cut and
patch repairs will extend the service life of the paving as a whole.

- Thermal expansion and contraction may cause longitudinal cracks in the paving, allowing moisture to seep in causing
spalling of the asphalt during freeze/thaw cycles and shortening the service life. Routing and sealing of the asphalt will
extend the service life of the paving as a whole.

- The service life of asphalt paving is highly variable depending upon the quality of installation, amount of vehicle usage
and weight of vehicles and correct design for such vehicles.

- Budgetary costs include for milling and overlay of the existing asphalt paving. Increased cost may be expected for
repairs to any soft spots in the base course.
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Photographs

Asphalt pavement deterioration manifested in the form of
severe alligator cracking on the north portion of the site.

General view of asphalt pavement roadway at the central
portion of the site.  Areas of longitudinal cracks noted.

Cracking and growth within the cracks of the asphalt
pavement.

Cracking and growth within the cracks of the asphalt
pavement.

End of Asphalt Pavement Section
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4.8.4          Concrete Components

General Condition

Installed / Last Major Repairs 2007 Typical Restoration Period - 10 – 15 – 20 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$2,500 Item 5 - 10 Years Allowance Replace/repair of damaged concrete components

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- The concrete components at the site include concrete pads and walls around the transformer.

- Concrete components were noted to be in generally good condition.

- Typically an allowance of 10% of the total concrete costs will be accounted for every 15 years based upon the degree of
concrete damage noted during the site review. As the concrete was noted to be in good condition the allowance has
been deferred to 7 years.

General Comments

- The typical life of concrete components is 50+ years, and complete replacement of concrete components would not be
expected in any one period.

- The degree of concrete damage is highly variable and factors such as concrete strength, correct design of concrete mix
and quality of sub-base preparation will affect the potential for concrete failures.

- Budgetary costs account for a replacement of a portion of the total concrete replacement costs. The cost allocated is a
contingency and is not actual calculated costs based upon the deficiencies noted on site.

Photographs

Concrete screen walls near the transformer were noted to be
in good condition.

Concrete pad at the entrance to Building B.
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Photographs

Concrete pad adjacent to the south elevation of Building B,
likely atop an underground storage tank was noted in good

condition.

End of Concrete Components Section
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4.8.14        Chain Link Fencing

General Condition

Installed / Replaced 1989 Typical Service Life - 25 – 30 – 35 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$13,750 550 ft. 5 - 10 Years Projected Replace all chain link fencing

n/a Item As required Operating Fix minor sections of damaged fence, small repairs
under $500

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Leaning  Severe  Moderate  Minor  None

Damaged / Broken  Severe  Moderate  Minor  None

Corroding  Severe  Moderate  Minor  None

- There is galvanized chain link fencing and gate located northeast of Building A.  Chain link fencing also exists on east
and south of Building A.

- The fencing appeared to be intact for the most part with some areas of surface corrosion on the posts.

- On the south portion minor leaning was also noted.

- Given that regular general maintenance is completed, no major expenditures are anticipated within the next 3 to 5 years.

General Comments

- The service life of chain link fencing can be highly variable, and is generally more dependent upon damage from
vandalism or mistreatment rather than failure of the fencing.

- Minor repairs to damaged sections of chain fencing and re-setting of posts is considered to be operating expenditure.

- Timely repair and maintenance is recommended for overall curb-appeal of the property.
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Photographs

General view of the fencing south of Building A. Areas of corrosion noted on the posts.

End of Chain Link Fencing Section
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4.8.19        Site Lighting

General Condition

Installed / Replaced 2007 Typical Service Life - 25 – 35 – 45 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$10,500 3 No. 10 - 20 Years Projected Replace the site lighting.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- Site lighting is provided by light fixtures mounted on 20’ high painted steel posts installed on concrete footings.

- The posts and footing appeared in good condition.  Site visit was conducted during day light hours and the lights were
not tested for functionality and light levels.

- There are no further recommendations other than as outlined under General Comments.

General Comments

- The typical service life for light posts varies between 20 to 30 years.

- The lighting was not examined to determine adequate levels of lighting.

- Replacement of individual failed lighting fixtures is considered to be an operating expenditure.

- Lighting fixtures may be replaced for energy efficiency reasons rather than failure of the component.

Photographs

Exterior light posts on the central portion of the site. Concrete base of the light posts were noted in good
condition.

End of Site Lighting Section
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4.8.20        Retaining Walls

General Condition

Installed / Last Major Repairs 1989 Typical Restoration Period - 20 – 25 – 30 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$58,730 940 sq. ft. 2 - 5 Years Recommended Repair the damaged retaining wall on the south.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- There are stone retaining walls at the upper middle portion (south of Building A) and on the south boundary of the site
near the lake.

- The upper middle retaining wall is Gabion style (stone protected by chain-link boxes) and is topped by chain-link fence.

- The south boundary retaining wall consists of loosely laid, free standing stone masonry.

- The upper wall was noted to be in good condition.

- The south wall exhibited some dislocated and shifting units. Evidence of erosion was also noted.

- IRC has carried a repair allowance for the south wall as it is a line of defence against flooding and potential high waves
from Lake Erie.

- Actual age of the retaining walls are unknown.

General Comments

- The typical service life of wooden retaining walls is 25-years.

- The typical service life of interlocking-block and/or brick masonry retaining walls is 25+years before rebuilding is
generally required. It is expected that the wall can be rebuilt using the existing retaining wall sections.

- The typical life of stone retaining walls is 50+ years, and complete replacement of stone components would not be
expected in any one period; however, it may be expected that major repairs and re-setting of masonry units will be
required at some period.



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 69

Photographs

General view of the south retaining wall. Shifted and leaning units were noted on the south wall.

Evidence of minor erosion and shifted units observed at the
south wall.

General view of the Gabion style retaining wall in the middle
portion of the site.

End of Retaining Walls Section
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4.9 Organizational Elements

4.9.10        Mould Assessment

General Condition

Previous Assessment 1989 Survey Period n/a

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$2,500 Item 0 - 2 Years Allowance Conduct mould assessment survey

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

- During the site review, there were instances where possible mould growth is evident. This is mainly within the second
floor office of Building A.

- Second level of Building A is currently unoccupied, and the future use is not known.

- IRC recommends that a mould investigation of the wall assembly is completed prior to any renovation work in the
second floor of Building A, should it be decided to be used again as an office space.

- A full mould assessment survey should be conducted by an Environmental consultant to determine the type, extent and
air quality of the affected areas, if any.

- The cost accounted for in the table is for the Mould Assessment Survey only. This cost does not account for any mould
abatement work that may be required as part of the survey recommendations.

General Comments

- Mould assessment surveys should be conducted by a qualified Environmental Engineer.
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Photographs

Damaged window sill of Building A where mould growth is
suspected.

Mould growth is evident on the exterior face of window
frame.

End of Mould Assessment Section
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4.9.11        BCA & CRF

General Condition

Previous Assessment 2020 Survey Period 3 – 5 – 7 +

Priority Safety Structural Code Function General  None

Condition  Good Good / Fair Fair Fair / Poor Poor

Summary Budgetary Costs

Budgetary
Cost (2020) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$6,500 Item 2 – 5 Years Allowance Complete BCA & CRF

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Existing report provided to IRC  Yes  No

- The Building Condition Assessment & Capital Reserve Fund was completed by:

IRC Building Sciences Group
4026 Meadowbrook Drive, Suite 131
London, Ontario, N6L 1C7
Tel: (519) 652-5985
Fax: (519) 652-9926
Email: aazeez@ircgroup.com Contact: Aimal Azeez, B.Tech

- The BCA & CRF were completed in accordance with the Request for Proposal as issued by the Ontario Clean Water
Agency.

- The Building Condition Assessment & Capital Reserve Fund was completed in accordance with IRC Proposal
LO11237P dated June 16, 2020.

- A brief scope of work for the project included
 Review of all drawings and documentation made available to IRC for review.
 Performance of a site review of the buildings’ primary components to evaluate the physical condition and standard

of components.
 Preparation of Building Condition Assessment report noting general observations and component conditions,

together with recommendations for future repair options and associated budgetary costing.
 Develop a 30-year cash flow projection, listing each of the identified components that will require repair, retrofit or

replacement.
 Identify all financial factors and assumptions used in the cash flow projections.

End of BCA & CRF Update Section
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5 Capital Reserve Fund Study
5.1 Reserve Fund Calculations
Based on the site review, various repairs are required at the building. Budget costs have been prepared to a Class 3 Estimate
as outlined by Association for the Advancement of Cost Engineering and ASTM E2516-11 Standard Classification for Cost
Estimate Classification System. Class 3 estimates are generally prepared to form the basis for budget authorization,
appropriation, and/or funding. As such, they typically form the initial control estimate against which all actual costs and
resources will be monitored.
Typically the preparation methodology includes:

(i) Prepared from measured and priced quantities, all obtained from the project information that is available.

(ii) A significant portion of the estimate may be in the form of allowances

For an inclusive budget estimate a +30/-15% variance should be allocated to costs provided in the Table of Expenditures of
the Reserve Fund Study for the recommended replacements and upgrades. It must be noted that in preparing the budgets for
individual items, it has been assumed that a group of repairs will be completed at the same time.  If individual repairs are
completed increases should be expected.
The cost of repairs is based upon the deterioration present at the time of the investigation and average unit prices obtained
from our experience on similar projects and from estimates using RS Means CostWorks data.  It is important to realize that the
prices are not based on tendered specifications, but instead on general approaches and assumed quantities. The actual repair
costs will depend on the prices received at the time of tendering and/or the actual quantities removed during the repair
contract.

The following assumptions have been made with regard to capital replacement project costs:

HST Rate:
HST has been included on capital expenditures and shown as a separate line item in the Tables.
HST Rebates may be applicable for the Client for capital replacement projects. The HST rebate has been calculated at of the
total HST costs for this property, and shown as a separate line item in the Tables.

Inflation Rate: 2.00% for the study period.
The inflation rate used for the 30-year study period is 2.00%. This number has been assumed from Bank of Canada –
Consumer Price Index. The future level of inflation is unpredictable and may be highly variable. Further assessment of the
level of inflation can be completed when updates to the Building Condition Assessment and Reserve Fund Study are
completed every 5-year period as recommended.

Interest Rate: 1.25% for the study period.
The interest rate used for the 30-year study period is 1.25%. This average interest rate was taken from the past 10-year as
posted by Bank of Canada - Canadian interest rates and monetary policy variables: 10-year lookup.

Minimum Balance:
The minimum balance recommended to be kept in the reserve fund is calculated at $1,000 per unit; $0 for this property inflated
at 2.00% per annum.

5.1.1 Annual Contribution
The future cost method was used to estimate the annual contribution to the reserve fund.  The building components included
in the Reserve Fund Study are outlined in Table 1 of the Reserve Fund Study.
Within the study period all components requiring some form of remedial work have been accounted for by determining both
the years in which repair/replacement is expected to occur and the future value of the remedial work.
Replacement costs, interest/ inflation rates, are estimated based on current data and assumed future trends. As such, these
values cannot be expected to be completely accurate over the life of the study.  It is recommended that this study be reviewed
every year, and updated every five (5) years to ensure cost data, building deterioration and repair/replacement records are
kept current and relevant.

5.1.2 Future Cost Method
The future cost method was also used to illustrate the significance of interest rates and inflation on the sufficiency of funds.  In
this method, the future cost of each element is estimated using the future value formula and estimated interest and inflation
rates. It has been assumed that an average construction cost rate of inflation will be in effect over the remaining life of the
building.  The value used for inflation rates and interest rates has been outlined in section 5.1 – Reserve Fund Calculations



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 74

above. The assumption is that the inflation and interest rates used are conservative figures that will not result in underfunding
of reserves.
Once the costs are determined and totalled for each year of the life span of the building, the required annual contribution to
offset these costs is found through iteration.  This means that an annual contribution is first assumed and then lowered, or
increased, depending on the cash flow, until the minimum annual contribution that will result in a positive cash flow is
determined, i.e., no deficit, is maintained for the life of the project.  The iterative process takes into account the existing
Reserve Fund balance. However, reserves are not maintained at or near a "zero" balance to account for unforeseen repairs
requiring emergency expenditures.

5.1.3 Professional Fees
Professional fees for the recommended capital replacement and repairs have been accounted for in the Tables on the
components where engineering and/or third party review is recommended. The degree of engineering and project
management that may be involved make it difficult to determine a standard rate for each component. Engineering fees
typically range between 3% - 20% depending upon the project and complexity of engineering and also the professional
discipline.
Professional fees for components noted with (*) (**) in the Tables have been included in the total expenditures at 8% for
design and specification, and 7% for review and contract administration – a total addition of 15% on the budget costs..
Professional fees for components noted only with (**) in the Tables have been included in the total expenditures at 7% for
review and contract administration only. It is considered that these components are of a less technical nature where design
and specification is not essential; however, third party review to ensure an adequate standard of installation/replacement is
recommended.
Review and contract administration for general projects for licensed trades such as electricians and plumbers has not been
included as this type of work is generally subject to review by other parties such as local authorities.

5.1.4 Predicted Future Costs
The replacement cost for each component identified has been estimated with respect to current day replacement prices, and
inflation rates. Variances may be expected in periods of high workload by contractors.
The costs allowed in the reserve fund tables can be highly variable depending upon factors such as:

- Market costs at the time of replacement

- Materials shortages

- Standard of replacement components

- ‘Volume’ discounts offered by contractors

- Seasonal prices on projects

- Warranties offered, and

- Contractors’ workloads

5.1.5 Capital v. Operating/Maintenance Costs
The following items are NOT considered to be capital expenditure items. Costs associated with these items are considered to
be an operating expenditure.

- Minor expenditures under a specified reasonable dollar limit established from similar project undertakings (e.g., $500).

- Cost of replacing building components or mechanical services that are still operating and performing satisfactorily and
meet all regulatory requirements, even if they are now obsolete and would not meet building regulations and codes for
new construction.

- Normal cyclical repairs and maintenance such as bathtub caulking, rectifying deficiencies from annual reviews or move-
outs, replacements of drapes and blinds, replacement of plumbing fittings and controls during regular routine
maintenance, repairing fences and re-sod parts of the grounds and other general grounds maintenance.

- Regular preventative maintenance (for example, replacement of equipment parts, furnace filters, torqing of electrical panel
connections, replacement of faucet cartridges etc.) to restore the component to an efficient operating condition.

- Costs of replacing capital items that have been damaged or destroyed as a result of deliberate abuse of vandalism. In
these cases the Client should try to recover the cost of replacement from the occupant(s) or from other persons who
caused the damage, or through the Client’s insurance policy. Where recovery is not possible, these types of replacement
expenditures may be charged to the reserve.



Building Condition Assessment & Capital Reserve Fund
Service Buildings in West Lorne Ontario – 8662 Graham Road , West Lone, Ontario

IRC LB20-024CR-23145 75

- Typical items not included as capital expenditure include lawn care, door hardware, unit mail boxes, galvanized window
wells, unit door bells, laundry tubs, replacement floor registers, weather-stripping, screen repairs, handrail securement,
blocked drains, termite control, furnace thermocouples, stove elements, interior painting, carpet cleaning etc.

5.1.6 Description of Reserve Fund Table Columns
Date of Installation
The year at which the building components are known or estimated to have been installed, received substantial repair,
overhaul or partial replacement, or were commissioned for use.  It is assumed that the item is as new at the time of acquisit ion.

Percent Total Cost
For some items it is not expected that full replacement will be required, only a partial repair or replacement.  In such situations
a percentage factor has been used to estimate the value of replacement costs to be included in the reserve.

Estimated Life Span
This column provides the estimated normal expected life span of the building component in years. The life expectancies are
based on recorded past performance of similar items and may vary based on the severity and type of use and the
maintenance measures implemented to keep items in good serviceable condition.

Present Age
The present age of the item is generally the chronological age from the date of installation.

Basic Remaining Life
This column provides the useful life, in years, of the building component remaining from the date of visual condition
assessment and assuming a normal level of maintenance. Due to extenuating circumstances such as routine maintenance or
misuse by users, the remaining life is sometimes adjusted to reflect an anticipated extended or reduced life.

5.2 Capital Reserve Fund Summary
The current capital reserve fund balance has been set to $0 as of December 31, 2019, and the current annual contribution is
set to $0. The averaged calculated annual expenditure for the 20-year period is $39,831.
The estimates in the tables, based on an engineered approach, provide a conservative plan for accumulating a reserve for
future repairs and replacement.  It relies on costs based on the work performed to date, the current state of knowledge of
performance of building systems, present technology and on commonly used economic factors.
The actual economic conditions experienced during the cash flow period will vary.  Therefore the cash flow tables should only
be used for planning purposes.  It is also possible that some work may be postponed due to extended service life of the
system component.  Postponing replacement will tend to lower the required annual contribution.   An attempt should be made
to postpone replacements (without incurring significant deterioration, which could result in building damage).
The annual contributions formulated in this report were based on information required to keep the components of the building
in a good state of repair.  It is recommended that the reserve fund study be reviewed each year and updated every five (5)
years to ensure that the current contribution is sufficient and meets the planning needs of Service Buildings in West Lorne
Ontario.

5.2.1 Table 1
This table shows the date of install of components, typical service life ranges, projected annual contribution to the reserve and
basic remaining life of each component.
From the Reserve Fund to Date column (G) total, it has been estimated that the balance of the reserve fund should be
approximately $453,720 and that from the Yearly Contribution column (F) total, an annual contribution to the reserve fund
account should be approximately $22,420.

5.2.2 Table 2
Table 2 indicates the itemized projected expenditures for the 30-year study period in a calendar format. This table shows
Future Cost Value of the anticipated capital repair/replacement projects, to assist the client with their planning and budgeting
process. In this table the cost of capital expenditures are increased by inflation of 2.00% per year., and the averaged
calculated annual expenditure for the 30-year study period is $39,831.
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CRF No.          Component Date of Installation /
Last major upgrade

Current Replacement
Costs

Percent of Total Cost Corrected Cost Typical Life Span Range Yearly Contribution Required Reserve Fund
to Date

Present Age IRC Estimated Basic
Remaining Life

(A) (B) (C) (D) (E) (F) (G) (H) (J)
4.1       Structural Components
4.1.1          Foundations & Structure - Building A (*) (**) 1989 $4,500 100% $4,500 - 10 - 40 - 70 + $120 $3,720 31 9
4.1.2          Foundations & Structure - Building B  (**) 1992 $4,500 100% $4,500 - 10 - 40 - 70 + $120 $3,360 28 12
4.1.3          Foundation & Structure - Building C (*) (**) 1989 $8,500 100% $8,500 - 47 - 50 - 53 + $170 $5,270 31 0
4.2       Building Exterior Components
4.2.3          Low Slope Roofing - BUR (Building A) (*) (**) 2007 $15,480 100% $15,480 - 16 - 20 - 24 + $780 $10,140 13 7
4.2.4          Low Slope Roofing - PVC (Building B) (*) (**) 2007 $22,480 100% $22,480 - 11 - 15 - 19 + $1,500 $19,500 13 2
4.2.5          Low Slope Roofing - Exposed Concrete (Building C) (*) (**) 1989 $8,800 100% $8,800 - 30 - 35 - 40 + $260 $8,060 31 4
4.2.8          Concrete Block Masonry  (**) varies $21,000 50% $10,500 - 7 - 10 - 13 + $1,050 $8,400 varies 2
4.2.10        Siding - Building A varies $20,330 80% $16,270 - 38 - 38 - 38 + $430 $13,330 varies 7
4.2.14        Windows  (**) 2007 $22,200 84% $18,650 - 30 - 34 - 38 + $550 $7,150 13 21
4.2.15        Skylights - Building B  (**) 2007 $14,000 25% $3,500 - 6 - 10 - 14 + $350 $3,500 13 5
4.2.21        Exterior Doors - Entrance Doors  (**) 1989 $12,500 100% $12,500 - 30 - 35 - 40 + $360 $11,160 31 4
4.2.22        Exterior Doors - Metal Roll-up   (**) 1989 $7,000 100% $7,000 - 27 - 32 - 37 + $220 $6,820 31 10
4.2.39        Sealants/Caulking  (**) 1989 $3,200 100% $3,200 - 13 - 16 - 19 + $200 $3,200 31 1
4.3       Building Interior Components
4.3.3          Washroom - Building A 1989 $5,200 100% $5,200 - 20 - 25 - 30 + $210 $5,200 31 1
4.3.10        Interior Finishes - Building A (*) (**) 1989 $6,500 100% $6,500 - 20 - 24 - 28 + $280 $6,500 31 2
4.4       Mechanical & Plumbing Systems
4.4.1          Ventilation Units  (*) (**) 2007 $15,000 100% $15,000 - 21 - 25 - 29 + $600 $7,800 13 12
4.4.3          Electric Space Heaters   (**) varies $10,000 100% $10,000 - 12 - 15 - 18 + $670 $9,380 varies 1
4.4.16        Domestic Hot Water (DHW) Heater varies $3,500 100% $3,500 Annually $240 $3,120 varies 2
4.5       Electrical Systems
4.5.1          Power & Distribution (*) 1989 $50,000 100% $50,000 - 40 - 45 - 50 + $1,120 $34,720 31 14
4.5.11        Interior Lighting Fixtures 2007 $6,300 100% $6,300 - 15 - 20 - 25 + $320 $4,160 13 7
4.5.17        Emergency Generator & Transfer Switch (*) (**) Unknown $45,000 100% $45,000 - 28 - 28 - 28 + $1,610 $35,420 unknown 6
4.6       Fire & Life Safety Systems
4.6.1          Fire & Life Safety Components -All Buildings 2007 $6,300 100% $6,300 - 20 - 20 - 20 + $320 $4,160 13 7
4.8       Site Components
4.8.1          Asphalt Pavement  (**) 1989 $165,000 100% $165,000 - 20 - 24 - 28 + $6,880 $165,000 31 2
4.8.4          Concrete Components 2007 $25,000 10% $2,500 - 15 - 30 - 45 + $170 $2,210 13 7
4.8.14        Chain Link Fencing 1989 $13,750 100% $13,750 - 30 - 35 - 40 + $400 $12,400 31 6
4.8.19        Site Lighting 2007 $10,500 100% $10,500 - 20 - 25 - 30 + $420 $5,460 13 12
4.8.20        Retaining Walls (*) (**) 1989 $234,900 25% $58,730 - 35 - 35 - 35 + $1,680 $52,080 31 4
4.9       Organizational Elements
4.9.10        Mould Assessment 1989 $2,500 100% $2,500 - 30 - 30 - 30 + $90 $2,500 31 0
4.9.11        BCA & CRF 2020 $6,500 100% $6,500 - 5 - 5 - 5 + $1,300 $0 0 5

TOTALS $770,440 $543,160 $22,420 $453,720

TABLE 1: Component List
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Note: 2020 refers to the Corporations' Fiscal Year starting January 1, 2020 and ending December 31, 2020
CRF No.          Component 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

1 2 3 4 5 6 7 8 9 10 11 12 13 14
4.1       Structural Components
4.1.1          Foundations & Structure - Building A (*) (**) $6,077
4.1.2          Foundations & Structure - Building B  (**) $6,449
4.1.3          Foundation & Structure - Building C (*) (**) $9,605
4.2       Building Exterior Components
4.2.3          Low Slope Roofing - BUR (Building A) (*) (**) $20,093
4.2.4          Low Slope Roofing - PVC (Building B) (*) (**) $26,429
4.2.5          Low Slope Roofing - Exposed Concrete (Building C) (*) (**) $10,764
4.2.8          Concrete Block Masonry  (**) $12,344 $15,048
4.2.10        Siding - Building A $21,119
4.2.14        Windows  (**) $4,057
4.2.15        Skylights - Building B  (**) $8,068 $4,367
4.2.21        Exterior Doors - Entrance Doors  (**) $15,289
4.2.22        Exterior Doors - Metal Roll-up   (**) $9,642
4.2.39        Sealants/Caulking  (**) $1,844 $1,881
4.3       Building Interior Components
4.3.3          Washroom - Building A $5,994
4.3.10        Interior Finishes - Building A (*) (**) $4,610 $7,642
4.4       Mechanical & Plumbing Systems
4.4.1          Ventilation Units  (*) (**) $4,034 $4,299 $4,385 $4,473
4.4.3          Electric Space Heaters   (**) $1,153 $1,176 $1,199 $1,223 $1,248 $1,273 $1,298 $1,324 $1,350 $1,377
4.4.16        Domestic Hot Water (DHW) Heater $4,115
4.5       Electrical Systems
4.5.1          Power & Distribution (*) $74,551
4.5.11        Interior Lighting Fixtures $8,177
4.5.17        Emergency Generator & Transfer Switch (*) (**) $57,265
4.6       Fire & Life Safety Systems
4.6.1          Fire & Life Safety Components -All Buildings $8,177
4.8       Site Components
4.8.1          Asphalt Pavement  (**) $64,661 $65,954 $67,273
4.8.4          Concrete Components $3,245
4.8.14        Chain Link Fencing $17,498
4.8.19        Site Lighting $15,048
4.8.20        Retaining Walls (*) (**) $71,836
4.9       Organizational Elements
4.9.10        Mould Assessment $2,825
4.9.11        BCA & CRF $8,109 $8,954

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
LINE A EXPENDITURE - PRESENT  DAY VALUE $12,430 $29,177 $113,655 $63,280 $153,714 $12,430 $67,518 $54,071 $1,130 $6,215 $16,385 $32,205 $3,390 $59,890
LINE B INFLATION RATE 0.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
LINE C COMPOUND INFLATION RATE 1.000000% 1.020000% 1.040400% 1.061208% 1.082432% 1.104081% 1.126162% 1.148686% 1.171659% 1.195093% 1.218994% 1.243374% 1.268242% 1.293607% 1.319479%
LINE D EXPENDITURE - FUTURE COST VALUE $12,430 $29,760 $118,247 $67,153 $166,385 $13,724 $76,036 $62,110 $1,324 $7,428 $19,973 $40,844 $4,385 $79,024
LINE E HST @ 13%  (PST @ 8%  + GST @ 5%) incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl.
LINE F PROFESSIONAL FEES incl. HST (*) & (**) $1,441 $2,355 $10,715 $4,701 $18,255 $393 $8,679 $3,105 $93 $1,006 $771 $2,150 $658 $6,635
LINE K CONSTRUCTION CONTINGENCY @ 10% $1,243 $2,976 $11,825 $6,715 $16,638 $1,372 $7,604 $6,211 $132 $743 $1,997 $4,084 $439 $7,902
LINE L TOTAL EXPENDITURE - FUTURE COST VALUE $15,114 $35,091 $140,787 $78,569 $201,278 $15,489 $92,318 $71,426 $1,549 $9,176 $22,742 $47,078 $5,482 $93,561

Chart 2
Reserve Fund

Cash-Flow

Chart 1
Table of Annual

Expenditures

Table 2:   30-Year Cash Flow and Projected Expenditures

* Engineering Design Fees applied to this
component @ 8%

** Project Management Fees applied to this
component @ 7%
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CRF No.          Component

4.1       Structural Components
4.1.1          Foundations & Structure - Building A (*) (**)
4.1.2          Foundations & Structure - Building B  (**)
4.1.3          Foundation & Structure - Building C (*) (**)
4.2       Building Exterior Components
4.2.3          Low Slope Roofing - BUR (Building A) (*) (**)
4.2.4          Low Slope Roofing - PVC (Building B) (*) (**)
4.2.5          Low Slope Roofing - Exposed Concrete (Building C) (*) (**)
4.2.8          Concrete Block Masonry  (**)
4.2.10        Siding - Building A
4.2.14        Windows  (**)
4.2.15        Skylights - Building B  (**)
4.2.21        Exterior Doors - Entrance Doors  (**)
4.2.22        Exterior Doors - Metal Roll-up   (**)
4.2.39        Sealants/Caulking  (**)
4.3       Building Interior Components
4.3.3          Washroom - Building A
4.3.10        Interior Finishes - Building A (*) (**)
4.4       Mechanical & Plumbing Systems
4.4.1          Ventilation Units  (*) (**)
4.4.3          Electric Space Heaters   (**)
4.4.16        Domestic Hot Water (DHW) Heater
4.5       Electrical Systems
4.5.1          Power & Distribution (*)
4.5.11        Interior Lighting Fixtures
4.5.17        Emergency Generator & Transfer Switch (*) (**)
4.6       Fire & Life Safety Systems
4.6.1          Fire & Life Safety Components -All Buildings
4.8       Site Components
4.8.1          Asphalt Pavement  (**)
4.8.4          Concrete Components
4.8.14        Chain Link Fencing
4.8.19        Site Lighting
4.8.20        Retaining Walls (*) (**)
4.9       Organizational Elements
4.9.10        Mould Assessment
4.9.11        BCA & CRF

LINE A EXPENDITURE - PRESENT  DAY VALUE
LINE B INFLATION RATE
LINE C COMPOUND INFLATION RATE
LINE D EXPENDITURE - FUTURE COST VALUE
LINE E HST @ 13%  (PST @ 8%  + GST @ 5%)
LINE F PROFESSIONAL FEES incl. HST (*) & (**)
LINE K CONSTRUCTION CONTINGENCY @ 10%
LINE L TOTAL EXPENDITURE - FUTURE COST VALUE

Chart 2
Reserve Fund

Cash-Flow

Chart 1
Table of Annual

Expenditures
* Engineering Design Fees applied to this

component @ 8%

** Project Management Fees applied to this
component @ 7%
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Service Buildings in West Lorne Ontario
8662 Graham Road, West Lone, Ontario

2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049
15 16 17 18 19 20 21 22 23 24 25 26 27 28 29

$29,858
$35,569

$18,343

$31,942
$5,323 $6,489

$2,532 $2,582

$9,833
$12,291

$4,562 $4,654
$1,551 $1,582 $1,614 $1,646 $1,679 $1,713 $1,747 $1,782 $1,818 $1,854

$5,538 $5,877 $5,994 $6,114 $6,237 $6,361 $6,489 $6,618 $6,751 $6,886 $7,023

$12,151

$12,151

$104,003 $106,083 $108,205
$4,367

$9,885 $10,914 $12,050

2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049
$14,690 $4,520 $32,295 $2,938 $1,130 $12,430 $26,160 $19,775 $5,085 $5,085 $16,385 $79,326 $97,835 $66,105 $3,955
2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%

1.345868% 1.372786% 1.400241% 1.428246% 1.456811% 1.485947% 1.515666% 1.545980% 1.576899% 1.608437% 1.640606% 1.673418% 1.706886% 1.741024% 1.775845%
$19,771 $6,205 $45,221 $4,196 $1,646 $18,470 $39,649 $30,572 $8,019 $8,179 $26,881 $132,746 $166,994 $115,090 $7,023

incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl. incl.
$1,057 $807 $5,623 $294 $115 $118 $2,356 $1,406 $125 $127 $584 $9,124 $11,904 $7,574
$1,977 $620 $4,522 $420 $165 $1,847 $3,965 $3,057 $802 $818 $2,688 $13,275 $16,699 $11,509 $702

$22,805 $7,632 $55,367 $4,910 $1,926 $20,435 $45,970 $35,035 $8,945 $9,124 $30,153 $155,144 $195,598 $134,174 $7,726

Table 2:   30-Year Cash Flow and Projected Expenditures

2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049
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6 Limitations

IRC prepared this report solely for the client named. The responsibilities of IRC are as described in the Terms of Reference
and The Scope of Work. The material in this report reflects the opinion of IRC at the time of preparation and within the terms of
reference as agreed. Any use, which a Third Party makes of this report, or any reliance on decisions based on it, are the
responsibility of such Third Parties.
IRC does warrant the accuracy of the identified information provided to IRC at the time of the report preparation. Unless
provided in writing, but not limited to, mistakes, contacts, insufficient information or certification of such information is not the
responsibility of IRC.
Only the specific information or locations noted in the report have been reviewed. Although every reasonable effort was taken
to identify defects, latent and hidden defects may affect the accuracy of this report. No physical or destructive testing and no
design calculations have been performed unless indicated elsewhere in this report.
We trust that the above is satisfactory for your purposes. If you have any questions or comments concerning the above please
do not hesitate to contact our office.

Yours very truly,
IRC Building Sciences Group

Aimal Azeez, B.Tech Brian DeFrias, C.E.T., BSSO
Project Manager Manager of Building Sciences
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7 Reference Information

7.1 Project Team

IRC Building Sciences Group
4026 Meadowbrook Drive, Suite 131
London, Ontario
N6L 1C7
Tel: (519) 652-5985 Contact: Aimal Azeez, B.Tech, Project Manager

www.ircgroup.com

IRC was responsible for review of the entire building components and systems; as well as production and coordination of the
report.

7.2 Abbreviations
A Amps or Amperes
ABS Acrylonitrile- butadiene-styrene plastic pipe, which is resistant to heat, impact, and chemicals.
A/C Air Conditioning
ACM Asbestos Containing Material
ACT Acoustic Ceiling Tile (Suspended grid tile ceiling)
BCA Building Condition Assessment
BUR Built-up Roofing
CATV Cable Television
CDP Central Distribution Panel
CO Carbon Monoxide
C/T’s & P/T’s Current transducers and Potential Transformers
DCW Domestic Cold Water
DHW Domestic Hot Water
DHWR Domestic Hot Water Return
DWV Drain Waste and Vent
DVR Digital Video Recorder
EPDM Ethylene Propylene Diene Monomer (rubber roof membrane)
FHP Fractional Horse Power
GFCI or GFI Ground Fault Circuit Interrupt
HID High intensity discharge
HVAC Heating, Ventilation & Air Conditioning
HID High Intensity Discharge
HP Horsepower
HPS High Pressure Sodium
HWH Hot Water Heater
KVA Kilo Volt Amperes
KW Kilowatt
M&E Mechanical and Electrical
MUA Make-Up Air
OSB Orientated Strand Board (A type of wood sheathing)
OWSJ Open Web Steel Joist (A structural steel member)
P Pole(s)
PH Phase(s)
PM Periodic / Preventative Maintenance
PSD Private Sewage Disposal
PT Pressure Treated
PVC Polyvinyl Chloride
RFP Request for Proposal
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RFS Reserve Fund Study
RWL Rainwater Leader
TPS Trap Seal Primer
TTW Through-the-wall (load bearing brickwork)
VCT Vinyl Composite Tile (12” x 12” floor tile)
V or VAC Volts, Alternating Current
W wire
w watts
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7.3 Client Notes:
These blank pages have been provided for your convenience for notes/comments etc…
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