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Office of the City Manager
WORKSESSION

July 1, 2014
To: Honorable Mayor and Members of the City Council
From: Christine Daniel, City Manager
Submitted by: Andrew Clough, Director, Public Works
Subject: Facility Condition Assessments and Maintenance Management Options

for Parks Recreation & Waterfront and Public Works Departments

INTRODUCTION

This work session was scheduled to provide an opportunity for the City Council to
discuss the Facility Condition Assessment that was completed earlier this year and
provided to the Council with an Information Report (Attachment 1) on April 1, 2014. The
Assessment updates similar surveys undertaken in 1997 and 2000 regarding the
physical condition of the City’s buildings.

CURRENT SITUATION AND ITS EFFECTS

The City operates 95 buildings, not including Library facilities and buildings leased to
other entities. The 95 facilities include: 39 buildings in the Parks Recreation &
Waterfront Department’s inventory and 56 buildings in the Public Works Department’s
inventory. The April 1 Information Report identified maintenance and repair needs,
and the tables attached to the report summarize the results of the Assessment and
identify backlogs of repairs. A facility grade was also assigned to each facility
describing its condition:

“‘A” Good:  Facility will look clean and functional

“B” Fair: Facility will begin to show signs of wear

“C” Average: Facility will look worn with apparent and increasing deterioration
“D” Critical:  Facility will look worn with obvious deterioration

“F” Unusable: Facility is unusable

The Assessment identified five (5) categories of Maintenance Management Options and
three (3) categories of Capital Improvement Projects. These categories are further
defined and described in the attached report.
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Facility Condition Assessment Report WORKSESSION
July 1, 2014

BACKGROUND

Public Works strives to provide safe, accessible, functional facilities so City programs
can provide service to their customers. Annual budget allocations include $300,000 for
deferred maintenance CIP projects, $500,000 for urgent building repairs, and $100,000
for ADA upgrades. During the past 25 years, the City has deferred maintenance on
many City buildings, decreasing the value of the assets, and diminishing the utility of the
buildings for City programs. To partially address the problem, bonds have been
approved to rebuild a number of City buildings: Civic Center, Animal Shelter, and
various Fire Stations. However, many outdated structures remain (e.g. recreation,
community and senior centers) that require major improvements. Additionally, a number
of City facilities need to be seismically upgraded.

ENVIRONMENTAL SUSTAINABILITY
Improving the quality of the City’s facilities and thereby reducing the energy
consumption in those buildings is consistent with the City’s Climate Action Plan goals.

POSSIBLE FUTURE ACTION
The Council may wish to continue the discussion of under-funded maintenance and
capital needs as the City prepares its FY 2016 and FY 2017 biennial budget.

FISCAL IMPACTS OF POSSIBLE FUTURE ACTION
The attached Information Report suggests consideration of a maintenance management
option that would require an additional allocation of $1.85 million annually.

CONTACT PERSON
Phil Harrington, Deputy Director, Public Works, 981-6601
Lorin Jensen, Supervising Civil Engineer, Public Works, 981-6411

Attachments:
1: April 1, 2014 Information Report and all attachments
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Office of the City Manager
INFORMATION REPORT

April 1, 2014

To: Honorable Mayor and Members of the City Council

From: CQ Christine Daniel, City Manager
Submitted by: Andrew Clough, Director, Public Works

Subject: Facility Condition Assessments and Maintenance Management Options
for Parks Recreation & Waterfront, and Public Works Departments

SUMMARY AND REPORT STRUCTURE
The obijective of the facility condition assessment was to augment and update pricing
information of surveys done in 1997 and 2000, and to:
v Determine the physical condition of each City facility by identifying and documenting
backlog repairs (deficiencies) through a visual assessment of key building systems;
v Recommend corrective action; and
v Provide a budget-level cost estimate for correcting each identified repair.

Effective maintenance management of City facility assets requires documenting the
current condition of the City’s facilities, and identifying continuing maintenance and
capital repair requirements. This report is intended to serve as a guidance document for
identifying and allocating resources over the next 5 years for the maintenance and
repair of building systems and components. It should be viewed as a dynamic document
subject to change, enhancement, and amendment, in order to reflect changing facility
operations parameters, facility utilization and City funding priorities.

This report has separated the City’s facility program into 2 main parts: 1) Parks
Recreation & Waterfront Facilities Program (PRW-FP); and 2) Public Works Facilities
Program (PW-FP). There is a total of 95 buildings being maintained with 39 buildings in
PRW-FP and 56 buildings in PW-FP. The City’s 5 Library Facilities and City facilities
leased to independent entities are not included in this report. Future leases will require
the lessee to perform maintenance repairs, capital renovations/improvements, and
upgrades to leased facilities, and some recent leases already include this requirement.

PRW-FP and PW-FP are subdivided into operational categories to better focus
maintenance planning/programming for each of the programs. The operational
categories for PRW-FP in Attachment 1, Table 1A are:

1. Community/Recreation Centers 5. Marina Administration
2. Pools and Swim Centers 6. Marina Corporation Yard
3. Parks 7. Marina Restrooms

4. Park Restrooms

2180 Milvia Street, Berkeley, CA 94704 o Tel: (510) 981-7000 e TDD: (510) 981-6903 e Fax: (510) 981-7099
E-Mail: manager@CityofBerkeley.info Website: http://www.CityofBerkeley.info/Manager




Facility Condition Assessments and Maintenance Management Options INFORMATION CALENDAR
April 1, 2014

The operational categories for PW-FP in Attachment 2, Table 1B are:

Administration

Police/Fire

Fire Facilities (Other than Stations)
Fire Stations

Health Services

Community Services
Corporation Yard — Maintenance
Zero Waste — Transfer Station
Others

GIESERENES
© 0N

CURRENT SITUATION AND ITS EFFECTS

Existing Condition of Facilities and Repair Backlog

This facility condition assessment, along with those conducted in 1997 and 2000,
provides the City with baseline data for multi-year maintenance planning and
programming for its facilities. The 3 maintenance management options in Attachment 3,
Table 2 for PRW and PW were based on physical inspections done in 2013 (11
facilities'), 2000 (24), and 1997 (19); for the balance of facilities, facility condition
mathematical modeling was used.

Facility Condition Assessment is performed by a qualified group of trained professionals
analyzing the condition of a group of facilities that may vary in terms of age, design,
construction methods, and materials. The industry professionals are typically architects
and engineers of various disciplines and skilled-trade technicians. The analysis can be
done by walk-through inspection, mathematical modeling, or a combination of both. The
most accurate way of determining the condition requires a walk-through to collect
baseline data.

The purpose of conducting this facility condition assessment is to augment and update
pricing information of previous condition surveys done approximately 15 years ago, and
to comprehensively review maintenance and repair (M&R) needs. Once the baseline
data is quantified, the City is able to: 1) establish a list of M&R priorities; 2) analyze
budget implications and maintenance management options; and 3) develop protocols
for on-going monitoring of facilities’ conditions, work performed, and record information.

Tables 1A and 1B (Attachments 1 and 2) summarize the results of the facility condition
assessments, and identify backlog repairs (meaning deficiencies, which are distinct from
Renovation/Improvements and Seismic Retrofits that are discussed later in the report)
for PRW-FP of $4.9 million; and for PW-FP of $16.4 million. Seismic retrofit costs are not
included in Tables 1A and 1B, but it should be noted that if major renovation work is
planned for any individual facility, some cost savings for both maintenance repairs and
seismic retrofit costs could be realized. A facility grade has been assigned to each facility
which describes its condition:

‘A” Good ......... Facility will look clean and functional.

“‘B” Fair............ Facility will begin to show signs of wear.

“C” Average.....Facility will look worn with apparent and increasing deterioration.

! A total of 16 facilities were assessed by Kitchell CEM; 5 facilities assessed are City-owned facilities
leased to independent entities.
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Facility Condition Assessments and Maintenance Management Options INFORMATION CALENDAR
April 1, 2014

“D” Critical ....... Facility will look worn with obvious deterioration.
“F” Unusable...Facility is unusable.

For comparability and analysis, the identified backlog repairs were divided into 5 years,
with a 3% escalation factor per year applied for years 2 through 5. Then a budgetary
annual maintenance amount was calculated based on industry standards of 1-4% of the
replacement value of the facility. The annual budgetary amount was determined for
industry historical maintenance records to keep a facility in line with “A” to “B” (good to
fair) criteria, and to extend the useful life of the facility. Again, for analysis purposes and
based on the existing condition, size, construction type, and age of the facilities a 3%
value was used for PRW-FP and 1% for PW-FP.

Maintenance Management Options
For use of these Maintenance Management Options, all maintenance, repair and
renovation/improvement activities are classified into 5 categories:

1. Scheduled Maintenance* 4. Capital Repair
2. Minor Repair* 5. Renovation/Improvement.
3. Recurring Maintenance

*Scheduled Maintenance and Minor Repair are not included in this analysis, since
they fall under the operating fund. In addition, City facilities leased to outside entities
are not included in this analysis, since their maintenance and repairs needs are
negotiated with, and become the responsibility of the facility tenants.

The remaining 3 maintenance categories fall under the Capital Improvement Projects
(CIP) funding classification. Capital Repair is 1-time, large dollar items repairs, usually
involving major equipment and/or component replacement. Recurring Maintenance is
unscheduled major maintenance items, the need for which can be expected to reoccur
with some regularity every few years. Typical activities would include large area painting,
roof re-coating and asphalt surface resealing. Renovation/Improvement is 1-time
activities designed to substantially improve or upgrade a facility, typically replacement of
a large number of building systems or extensive interior and/or exterior building
modifications. Existing budgeted funds have often been used as matching funds for
other, often external funding sources for larger capital renovations/improvements.

Attachment 3, Table 2 compares maintenance management options for PRW and PW
facilities programs. Option 1 is the optimal maintenance management option for each

program. It completes all backlog repairs in a 5 year period and establishes an annual
maintenance budget to keep facilities in line with “A” to “B” (good to fair) criteria.

Option 3 is the current funding level option. It’s important to note that PRW does not
currently have funding for maintenance activities, and at the current funding level it will
take PW-FP 19.3 years to complete the identified backlog repairs. Based on the annual
maintenance funding needs, PRW-FP is underfunded by approximately $1.5 million and
PW-FP is underfunded by $3.5 million. Buildings in both programs will continue to
deteriorate to the “D” to “F” (critical to unusable) criteria.
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Facility Condition Assessments and Maintenance Management Options INFORMATION CALENDAR
April 1, 2014

Option 2 for PW and Option 2a for PRW are the recommended maintenance
management option levels, which establishes the annual CIP funding level for PRW-FP
at $750,000 (no existing funding), and increases PW-FP funding to $2.0 million (existing
funding $900,000). It would take 7 years to complete the backlog repairs for PRW-FP
and 8.7 years for PW-FP. With this funding, buildings in each program could be
maintained at the “B” to “C” criteria level; and a portion of the funding could be used as
matching funds to attract outside funding for capital renovation/improvements, as well
as to provide aesthetically pleasing and operationally functional buildings for the public
and municipal programs.

A gradual transition could be pursued between current funding levels and Options 2 and
2a funding levels. However, with no funding for PRW-FP and the current funding
level for PW-FP buildings will continue to deteriorate at an ever increasing rate,
and deferred maintenance needs and costs will continue to grow each year.

The City has been focusing efforts on scheduled, periodic maintenance activities to
reduce the frequency of equipment breakdowns and to maximize the available
maintenance costs and to try to extend the life expectancy of buildings and building
components. The useful life of an asset (facility) is not necessarily equivalent to its
physical life or economic life, a number of other factors may result in an asset’s useful
life being reduced, including: 1) obsolescence; 2) changes in community expectations;
3) increased demands on capacity; and 4) new legal requirements (code requirements).
The useful life of most buildings and building components will naturally depend on a wide
range of environmental factors, but it is usually necessary to adopt a standard useful life
for a range of asset types for asset management, preventative maintenance, and
budgeting purposes. Attachment 4, Table 3 is a list of the average estimated useful lives
for building components, building services, park improvements, marina improvements,
and street lights.

PRW CIP RENOVATION/IMPROVEMENTS (HIGH USE PARK BUILDINGS)

Of the 39 City Parks buildings (excluding the resident camps), 4 community centers and
2 swimming pools have by far the highest use and are visited by thousands of Berkeley

residents each year. These high-use buildings have outdated systems and are in a state
of disrepair and degraded appearance.

The Facilities Condition Assessment consultant performed a seismic “screening phase”
evaluation on the Live Oak and MLK Community Centers, and budgetary estimates of
the seismic retrofits have been added to the costs. SOHA Engineers/Structural
Engineering Services performed a detailed seismic review of the James Kenny
Community Center, and its estimated cost was part of the Council report from PRW on
February 11, 2014.2 Initial recommendations for capital improvements for selected
parks buildings are presented in the table below.

2 PRW Department Facilities Assessment and Funding Options:
www.ci.berkeley.ca.us/Clerk/City Council/2014/02 Feb/Documents/2014-02-
11 WS Item 01b Parks Recreation and Waterfront Department.aspx
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Facility Condition Assessments and Maintenance Management Options INFORMATION CALENDAR
April 1, 2014

High Use Park Buildings — Renovations Needed (Unfunded)

Unfunded ($2,250,000): Renovation of locker room, piping, and
new sprinkler system

Unfunded ($1,950,000): Renovation of locker room, piping, and
new sprinkler system

Unfunded ($959,918): Renovate doors, floors, walls, windows,
roof coverings, plumbing, heat & distribution, sprinklers, electrical,
lighting, communication & security.

Unfunded ($2,298,000): Renovate Entry, Lobby, Inclusion room,
Kiln room, doors, HVAC, sprinkler, restroom upgrades, siesmic
upgrades, and exterior cladding replacement

Unfunded ($1,528,364): Renovate doors, floors, walls, windows,
roof coverings, plumbing, heat & distribution, sprinklers, electrical,
lighting, communication & security, ADA improvements.

Unfunded ($914,074): Renovate doors; floors; walls, windows,
roof coverings, plumbing, heat & distribution, sprinklers, electrical,
lighting, communication & security, Front office, kiln room, kitchen

King Pool*

West Campus*

MLK Community
Center**

James Kenny
Community Center*

Live Oak Community
Center**

Frances Albrier
Community Center**

High Use Park Buildings Total Unfunded ................... $9,900,356
Seismic Retrofits*** Added since Feb 2014 Report $2,000,000
Revised Total Unfunded..........coooveeeovieeiiiiieeieeee $11,900,356

* Cost estimate developed in 2011-2012 by an independent professional estimator in collaboration
with Public Works Engineering staff.

** Cost estimate developed in 2013 by Kitchell CEM, plus additional programmatic elements
estimated in 2011-2012 by an independent professional estimator in collaboration with Public
Works Engineering staff.

*** Seismic Reports and estimates were not available for PRW's February 2014 Worksession

PW CAPITAL RENOVATION/IMPROVEMENTS

Public Works’ goal is to provide safe, accessible, functional facilities so City programs
can provide service to their customers. Annual budget allocations include $300,000 for
deferred maintenance CIP projects, $500,000 for urgent building repair costs, and
$100,000 for ADA upgrades. During the past 25 years, the City has deferred
maintenance on many City buildings, decreasing the value of the assets and diminishing
the utility of the buildings for City programs. To partially address the problem, bonds
have been approved to rebuild a number of City buildings, including the Civic Center
Building, Animal Shelter, and various Fire Stations. However, many outdated structures
remain (e.g.: recreation, community and senior centers) that require major
improvements. FY 2014 projects include:

Civic Center Building and Public Safety Building Data Center Upgrades
Fire Station No. 1 — Planning & Design Renovations

North Berkeley Senior Center Roofing

Health Clinic (830 University) — Building (Energy) Management System
Public Safety Building — Building (Energy) Management System

1947 Center Street — Cooling Tower & Boiler Replacement
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e Street Light Conversion to LED Project
e Center Street Garage — Planning & Design

Seismic Retrofits
The following seismic upgrade projects are planned in FY 2014 and FY 2015.

e James Kenny Recreation Center: (In conjunction with PRW-FP planned renovation
above.) Staff has been working with CalEMA and FEMA to re-allocate a $734,000
grant for non-structural seismic upgrades of the Veteran’s Building for seismic
improvements of the James Kenny Recreation/Community Center, which is
identified as an emergency shelter. The City has tentative approval, and is finishing
the application and cost-benefit analysis to be submitted by the end of March 2014.
The grant requires a 25% local match.

e Adult Mental Health Clinic: The Department of Health, Housing and Community
Services is evaluating the existing facility at 2640-2636 MLK, Jr. Way to determine
the best approach to renovating the facility. Public Works and an outside
architectural consultant are working with HHCS staff to analyze programming needs
at this location. Mental Health Service Act capital funding is the likely source of
funding for a renovation, along with a portion of PW-FP annual funding to renovate
and seismically upgrade the facility. A seismic upgrade will most likely need to be
phased because of funding limitations. The Mental Health programming analysis is
currently underway, and a decision is expected in FY 2015.

o Center Street Garage: The City’s Center Street Garage needs to be replaced, as it
was previously deemed infeasible to perform a seismic upgrade on the existing
structure. Estimated project costs are $25 to $35 million. The Off-Street Parking
Fund has a projected balance of $10 million as of FY 2013, and a portion of funding
may come from project partners, including the Peralta Community College District.
The remainder of the replacement costs needs to be financed. Work on developing
project partnerships and beginning project design has started in FY 2014.

The City’s estimate of $78 million worth of unfunded seismic retrofitting (or replacement)
needs to be updated, since it’'s over 5 years old. Replacement of the Center Street
Parking Garage ($25 to $35 million, described above); retrofit of the Veteran’s Memorial
Building ($20 million); and retrofit of Old City Hall ($30 million; or $35 million) make up
over half of unfunded seismic retrofit estimates. There are about 20 other facilities
important in an emergency response effort that have not yet been fully evaluated, and
are estimated to require $15 — $40 million of work. The total unfunded needs for seismic
retrofits are $93 to $118 million. Below is a partial list of facilities.

Frances Albrier Center Grove (MLK) Center Live Oak Center

North Berkeley Senior Ctr South Berkeley Senior Ctr  West Berkeley Senior Ctr
TS* Tipping Floor Bldg TS Fuel Pumps & Tanks CY** Fuel Pumps & Tanks
Other CY Buildings Marina Admin Bldg 1947 Center Street

*TS: Transfer Station; **CY: Corporation Yard
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FACILITY PROGRAMS FUNDING NEEDS

The table below is a summary of Maintenance Management Backlog Repairs, separated
for each Department’s facility program of Unfunded Capital Renovation/Improvements,
and Seismic Retrofit needs discussed in this report. Each element is manageable, and
when grouped together there are some savings realized, versus doing each element
separately. Staff in both the PRW and Public Works Departments continue to seek
outside funding sources that can be utilized to supplement available funding. To reiterate:
at the current funding levels maintenance, renovations and/or improvements will
continue to be planned and implemented, however deferred maintenance (backlog
repairs) will continue to grow, and existing facilities will continue to deteriorate at
an increasing rate.

FY 2013 $DOLLARS
PRW PW Total

$4,920,651 $16,394,078 $21,314,729

Maintenance Management
(Backlog Repairs)

Unfunded Capital Renovation or
Improvements $9,900,356
(Excluding Seismic Retrofits)
Seismic Retrofits

(Rough Estimates Only* — needs
additional evaluation to determine
construction costs)

Program Total $29,821,007 $119,394,078 | $149,215,085
*Upper range of estimated seismic retrofit costs was used, broken out between PRW and PW.

Not quantified

at this time $9,900,356

$15,000,000 $103,000,000 | $118,000,000

BACKGROUND

In 1997 and 1998 a comprehensive facility condition survey (1997 Municipal Facility
Condition Survey) was conducted for 40 facilities included in the PRW-FP and PW FP.
The focus of the survey was to identify and document deficiencies (backlog repairs) that
would qualify as capital repair projects, and to further identify deficiencies that should be
addressed as part of the operational facility maintenance process. The survey consisted
of a comprehensive assessment of structural, roof, HVAC, plumbing, and electrical
systems, as well as select site components. A total of 452 deficiencies were identified,
with an estimated 1997 repair cost of $5.8 million (or a 2013 value of $9.6 million). The
City has made progress on about 66% of the projects identified in the 1997 report, and
the remaining projects are estimated to cost about $5.2 million in 2013 dollars.

The Kitchell CEM, Inc. contract was approved by Council in April 2013 and effective that
June for a term ending June 30, 2014. The initial phase has focused on 16 facilities
identified as essential for use in case of emergency or disaster situations. The City
needed to update the facilities condition assessments done between 1997 and 2000, as
staff was working off the list of deficiencies (backlog repairs) listed in those existing
reports. There was a critical need to re-evaluate the facilities and establish a new
priority list for maintenance and repairs. The new condition assessment was conducted
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April 1, 2014

in an electronic format that uses checklist-type forms for rapid evaluations, and specifies
deficiencies observed, and probable repair costs. A life-cycle cost analysis is included
for each facility as the basis for an operating plan, preventive and deferred maintenance
planning, and schedules for short-term maintenance and repair priorities and long-term
maintenance budgeting needs.

ENVIRONMENTAL SUSTAINABILITY

The City’s Facility Program is implementing sustainable development and green
building practices in its project design and maintenance activities. Water and energy
efficiency and material resource conservation considerations were integrated into the
facility condition assessments. The initial phase of the project included assessing the
condition of water and energy systems, in order to identify energy and water efficiency
upgrades for inclusion with capital renovations and improvements. Structural and
seismic improvements are inherently sustainable because they improve durability of the
building stock, reducing waste and conserving material resources.

POSSIBLE FUTURE ACTION
Staff will continue to seek outside funding sources to augment available funding for
maintenance management; capital renovations/improvements, and seismic retrofits.

FISCAL IMPACTS OF POSSIBLE FUTURE ACTION

The fiscal impacts will depend upon future budgetary decisions, but could include the
need for additional CIP funding of $1.85 million annually if the maintenance
management option suggested above is approved.

CONTACT PERSON
Phil Harrington, Deputy Director, Public Works, 981-6601
Lorin Jensen, Supervising Civil Engineer, Public Works, 981-6411

Attachments:

1: Table 1A Parks Recreation Waterfront — Facility Program — Maintenance Needs
2: Table 1B Public Works — Facility Program — Maintenance Needs

3: Table2 Comparison of Three Maintenance Management Options

4: Table 3  Useful Life — Buildings, Building Components, and Other Assets
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Table 3
Useful Life

Building, Building Componets & Other Assets

Buildings, building components and building services

Permanent structures 50 years
Portable structures 25 years
Excavation 50 years
Foundation 50 years
Frame 50 years
Floor structure 50 years
Floor covering includes vinyl,
Floor covering tiles, timber parquetry 15 years
Carpeting 5-10 years
Computer flooring 10 years
Building envelope 50 years
Building Envelope include:
external walls; internal weight-
bearing walls; cladding
Exterior painting 8-10 years
Roof cover includes: roof 10-25 years
sheeting, gutters, and
Roof cover downpipes
Interior construction 15 years
Interior renovation 10 years
Ceiling finish 10 years
Plumbing 20 years
HVAC 20 years
Electrical 20 years
Light fittings 20 years
Fire system Fire system include: fire 25 years
extinguishers; fire hoses; fire
panels; sprinkler systems;
smoke detectors; heat
detectors
Elevators 20 years
Landscaping 10 years
Asphalt - parking lots 20 years
Sidewalks - concrete 30 years
Parks Improvements
Playground Equipment 15 years
Fencing, gates 20 years
Landscaping 10 years
Outside Sprinkler systems 25 years
Atheltic fields 15 years
Swimming pools 20 years
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Table 3

Useful Life

Building, Building Componets & Other Assets
Tennis courts 20 years
Fountains 20 years
Retaining walls 20 years
Bleachers 20 years
Soccer fields 15 years
Running track 15 years
Outdoor lighting 20 years
Bike/Jogging Paths
Asphalt 20 years
Concrete 30 years
Gravel 15 years
Dirt 10 years
Marinas
Piers 50 years
Seawalls 50 years
Bulkheads 50 years
Docks - wood 10 years
Docks - concrete 20 years
Docks - metal 15 years
Street Lighting
Mast arms 20 years
Hung wire 15 years
Poles - concrete 30 years
Poles - metal 20 years
Poles - wood 15 years
Luminaires Manufacturer

dependent






