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1 .  E X E C U TI V E  S U M M A R Y  

1.1. PROPERTY INFORMATION AND GENERAL PHYSICAL CONDITION 

The property information is summarized in the table below.  Descriptions that are more detailed may be found in the various sections of 

the report and in the Appendices. 

PROPERTY INFORMATION 

Address: 2400 Marshall Street, Wausau, Marathon County, Wisconsin  54403 

Year Constructed/Renovated: 1986  

Current Occupants: Mount View Care Center 

Management Point of Contact: 

Troy A. Torgerson for Marathon County Facilities and Capital Management 

715.261.6989 – phone  

TROY.TORGERSON@CO.MARATHON.WI.US – email 

Property Type: Skilled Nursing Facility 

Site Area: Not Applicable 

Building Area:   108,463 GSF 

Number of Buildings: 1 

Number of Stories: 2 

Parking Type and Number of Spaces: 
Shared parking area; adjacent stalls total approximately 180 parking stalls in an 

open lot 

Building Construction: CMU and concrete bearing walls with precast concrete floor decks and roof deck 

Roof Construction: Flat EPDM roofing system with large aggregate 

Exterior Finishes: Fluted concrete and concrete veneer 

Heating, Ventilation and Air 

Conditioning: 

Central Plant Heating; two gas fired boilers serving medium capacity AHUs, fan 

coil units, perimeter cabinet and baseboard heaters 

Central Plant Cooling; one chilled water line from adjacent building serving  

medium capacity AHUs and fan coil units 

Fire and Life/Safety: 
Fire sprinklers, hydrants, smoke detectors, alarms, strobes, extinguishers, pull 

stations, alarm panel, and exit signs 

Dates of Visit: May 15, 2017,  May 16, 2017, and May 17, 2017 

On-Site Point of Contact (POC): Mr. Keith Anklam 

Assessment and Report Prepared by: Joseph Abbate 

Reviewed by: 

Daniel White, 

Report Reviewer for 

Bill Champion, 

Program Manager 

BChampion@emgcorp.com  

800.733.0660 x6234 

mailto:troy.torgerson@co.marathon.wi.us
mailto:PromNemail@emgcorp.com
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SYSTEMIC CONDITION SUMMARY 

Site Fair HVAC Fair 

Structure Fair Plumbing Fair 

Roof Fair Electrical Good 

Vertical Envelope Fair Elevators Fair 

Interiors Fair Fire Good 

The following bullet points highlight the most significant short term and modernization recommendations:  

 The property has 180 parking stalls requiring six stalls; five standard and one van accessible stall.  There are currently eight 

designated stalls; none is fully compliant.  There are three accessible stalls adjacent to the main entrance.  It is recommended two 

standard and one van accessible stall be placed at this location.  The remaining three stalls should be placed at the existing location 

within the parking area adjacent to the main entrance path leading to the entrance doors.   

 The half bathrooms are not fitted with compliant grab bars.  Install complaint grab bars within all resident rooms.   

 The vanities within the half bathrooms and living area of the resident rooms are not fitted with pipe wrap to protect against abrasions.  

Install pipe wrap at all resident room vanities.     

 The south parking, west drive lanes, and site asphalt walkways asphalt pavement has numerous map cracks and slight areas of 

depressions.  There are forming alligator cracks within the east drive lane.  There areas of cracked and damaged pavement at the 

loading dock.  The walkways have isolated areas of significant deterioration including alligator cracks and slight displacements.  

There are numerous transverse cracks along the walkways with evidence of past repairs.  The repaired areas are failing requiring 

additional repairs.  The points of transition from asphalt to the building entrance concrete pads are displaced forming trip hazards at 

the connecting corridor and the main entrance adjacent to the accessible stalls.  Areas of settled pavement occur at the west patio 

transition to the stone pavers.  The property management indicated there is a budget in place to repair the damaged areas of 

pavement considered within the boundary of this project as well as areas adjacent to the other buildings and parking areas.  It was 

stated there is sectional replacement to occur at the west drive lane and additional areas.  It is recommended the scope of work 

include removal and repair of walkway trip hazards identified within the pavement.  The disclosed estimated budget is approximately 

$132,000.00.  The repair is considered an Immediate/Critical Item. 

 As indicated above, the building concrete pads located at the entrances have areas of displacement and sections of broken 

pavement.  The damaged sections of pavement require removal and replacement to maintain a level pavement with the adjacent 

asphalt walkway.  The repair is considered an Immediate/Critical Item. 

 The foundations and footings cannot be directly observed.  There is evidence and statements from the property management 

indicating water intrusion into the main electrical room 010.  The source of the water was identified as ponding conditions or driving 

rain at the point of contact between the asphalt drive and the building exterior wall.  The affected area had areas of past repair, with 

basic sealant; however, it did not appear to resolve the issue.  The area requires minor excavation and proper foundation wall 

waterproofing.  The repair is recommended as the room affected contains the main electrical distribution panels.  The repair is 

considered an Immediate/Critical Item. 

 The EPDM roofing system covering the facilities office and the connecting corridor have evidence of past repaired leaks.  The 

property management indicated these roof sections have exceeded their EUL.  The roofs’ aggregate is removed in numerous 

locations indicating past leaks.  The roofs were recommended for replacement.  EMG concurs with the roofing replacement at the 

facilities offices and connecting corridor.  The repair is considered a Potentially Critical Items. 
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 The EIFS panels at the roof penthouses were installed in at the time of construction.  The panels have evidence of numerous past 

repairs to the formed cracks.  The panels have been properly sealed with caulking to prevent water intrusion.  However, the panels 

require additional repairs to the existing cracks, typically minor hairline to approximate damaged areas of 0.25 inches.  The cracks 

are typically located at the building corners and at the door or window penetrations.  The damage is resulting from weathering and 

impact damage from air born debris.  The panels require crack repair, sealant, and protective coating to restore their integrity.  The 

repair is considered an Immediate/Critical Item.   

 The original wood and metal windows display significant evidence of leaks, condensation and water-damaged frames and adjacent 

interior finishes.  The original windows have areas of leaks and broken gaskets.  The exterior sealant to the adjacent concrete is 

damaged and missing in numerous locations along the building elevations.  The windows require replacement as it is a source of 

water intrusion.  The property management indicated replacement of the original windows is a high priority.  The repair is considered 

an Immediate/Critical Item.   

 The patio pavers have isolated areas of depressions occurring at the points of transitions to the adjacent concrete or asphalt 

pavement.  The displaced sections require removal and setting to eliminate potential trip hazards.  The repair is considered an 

Immediate/Critical Item.   

Generally, the property appears to have been constructed within industry standards in force at the time of construction.  The property 

appears to have been well maintained since it was first occupied and is in good overall condition. 

According to property management personnel, the property has had a limited capital improvement expenditure program over the past 

three years, primarily consisting of installation of a new domestic hot water system.  Supporting documentation was not provided in 

support of these claims but some of the work is evident. 

1.2. FACILITY CONDITION INDEX (FCI) 

 
One of the major goals of the FCA is to calculate the FCI, which gives an indication of a building’s overall condition.  Two FCI ratios are 

calculated and presented, the Current Year and Ten-Year.  The Current Year FCI is the ratio of Immediate Repair Costs to the 

building’s Current Replacement Value.  Similarly, the Ten-Year FCI is the ratio of anticipated Capital Reserve Needs over the next ten 

years to the Current Replacement Value. 
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FCI CONDITION RATING DEFINITION PERCENTAGE VALUE 

Good 
In new or well-maintained condition, with no visual evidence 

of wear, soiling or other deficiencies 
0% to 5% 

Fair 
Subjected to wear and soiling but is still in a serviceable and 

functioning condition 
> than 5% to 10% 

Poor 
Subjected to hard or long-term wear.  Nearing the end of its 

useful or serviceable life 
> than 10% to 60% 

Very Poor 
Has reached the end of its useful or serviceable life.  Renewal 

is now necessary 
> than 60% 

The graphs above and tables below represent summary-level findings for the FCA.  The deficiencies identified in this assessment can 

be combined with potential new construction requirements to develop an overall strategy that can serve as the basis for a portfolio-wide 

capital improvement funding strategy.  Key findings from the assessment include: 

KEY FINDING METRIC 

 Current Year Facility Condition Index (FCI)    FCI = (IR)/(CRV) 2% Good  

10-Year Facility Condition Index (FCI)          FCI = (RR)/(CRV) 18.4% Poor 

Current Replacement Value (CRV) 108,643 SF * 288.88 / SF = $31,332,443 

Year 0 (Current Year) - Immediate Repairs (IR) $627,878 

Years 1-10 – Replacement Reserves (RR) $5,757,202 

TOTAL Capital Needs $6,385,080 

The major issues contributing to the Immediate Repair Costs and the Current Year FCI ratio are summarized below: 

 The property has 180 parking stalls requiring six stalls; five standard and one van accessible stall.  There are currently eight 

designated stalls; none is fully compliant.  There are three accessible stalls adjacent to the main entrance.  It is recommended two 

standard and one van accessible stall be placed at this location.  The remaining three stalls should be placed at the existing location 

within the parking area adjacent to the main entrance path leading to the entrance doors.   

 The half bathrooms are not fitted with compliant grab bars.  Install complaint grab bars within all resident rooms.   

 The vanities within the half bathrooms and living area of the resident rooms are not fitted with pipe wrap to protect against abrasions.  

Install pipe wrap at all resident room vanities.     

 The south parking, west drive lanes, and site asphalt walkways asphalt pavement has numerous map cracks and slight areas of 

depressions.  There are forming alligator cracks within the east drive lane.  There areas of cracked and damaged pavement at the 

loading dock.  The walkways have isolated areas of significant deterioration including alligator cracks and slight displacements.  

There are numerous transverse cracks along the walkways with evidence of past repairs.  The repaired areas are failing requiring 

additional repairs.  The points of transition from asphalt to the building entrance concrete pads are displaced forming trip hazards at 

the connecting corridor and the main entrance adjacent to the accessible stalls.  Areas of settled pavement occur at the west patio 

transition to the stone pavers.  The property management indicated there is a budget in place to repair the damaged areas of 

pavement considered within the boundary of this project as well as areas adjacent to the other buildings and parking areas.  It was 

stated there is sectional replacement to occur at the west drive lane and additional areas.  It is recommended the scope of work 

include removal and repair of walkway trip hazards identified within the pavement.  The disclosed estimated budget is approximately 

$132,000.00.  The repair is considered an Immediate/Critical Item. 

 As indicated above, the building concrete pads located at the entrances have areas of displacement and sections of broken 

pavement.  The damaged sections of pavement require removal and replacement to maintain a level pavement with the adjacent 

asphalt walkway.  The repair is considered an Immediate/Critical Item. 
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 The foundations and footings cannot be directly observed.  There is evidence and statements from the property management 

indicating water intrusion into the main electrical room 010.  The source of the water was identified as ponding conditions or driving 

rain at the point of contact between the asphalt drive and the building exterior wall.  The affected area had areas of past repair, with 

basic sealant; however, it did not appear to resolve the issue.  The area requires minor excavation and proper foundation wall 

waterproofing.  The repair is recommended as the room affected contains the main electrical distribution panels.  The repair is 

considered an Immediate/Critical Item. 

 The EPDM roofing system covering the facilities office and the connecting corridor have evidence of past repaired leaks.  The 

property management indicated these roof sections have exceeded their EUL.  The roofs’ aggregate is removed in numerous 

locations indicating past leaks.  The roofs were recommended for replacement.  EMG concurs with the roofing replacement at the 

facilities offices and connecting corridor.  The repair is considered a Potentially Critical Items. 

 The EIFS panels at the roof penthouses were installed in at the time of construction.  The panels have evidence of numerous past 

repairs to the formed cracks.  The panels have been properly sealed with caulking to prevent water intrusion.  However, the panels 

require additional repairs to the existing cracks, typically minor hairline to approximate damaged areas of 0.25 inches.  The cracks 

are typically located at the building corners and at the door or window penetrations.  The damage is resulting from weathering and 

impact damage from air born debris.  The panels require crack repair, sealant, and protective coating to restore their integrity.  The 

repair is considered an Immediate/Critical Item.   

 The original wood and metal windows display significant evidence of leaks, condensation and water-damaged frames and adjacent 

interior finishes.  The original windows have areas of leaks and broken gaskets.  The exterior sealant to the adjacent concrete is 

damaged and missing in numerous locations along the building elevations.  The windows require replacement as it is a source of 

water intrusion.  The property management indicated replacement of the original windows is a high priority.  The repair is considered 

an Immediate/Critical Item.   

 The patio pavers have isolated areas of depressions occurring at the points of transitions to the adjacent concrete or asphalt 

pavement.  The displaced sections require removal and setting to eliminate potential trip hazards.  The repair is considered an 

Immediate/Critical Item.   

Additional detail on the specific costs that make up the Immediate Repair Costs can be found in the cost tables at the beginning of this 

report. 

1.3. SPECIAL ISSUES AND FOLLOW-UP RECOMMENDATIONS 

As part of the FCA, a limited assessment of accessible areas of the building(s) was performed to determine the presence of mold, 

conditions conducive to mold growth, and/or evidence of moisture.  Property personnel were interviewed concerning any known or 

suspected mold, elevated relative humidity, water intrusion, or mildew-like odors.  Sampling is not a part of this assessment. 

Areas of suspect mold growth and water damaged pipe insulation were noted in the following areas: 

 Mechanical Penthouse; the pipe insulation affected by the moisture resulting from condensation or repaired leaks was approximately 

30-LF in size. 

 Boiler Room: the pipe insulation affected by the moisture resulting in suspect mold growth was approximately 20-LF in size with an 

additional 50-LF of water damaged pipe insulation.  The water damaged is resulting from condensation or repaired leaks. 

The presence of mold in exterior and interior environments is normal and unavoidable.  Exposure to mold or mold producing materials 

can be hazardous and should be avoided.  The presence of mold does not necessarily constitute an exposure.  This assessment does 

not constitute a comprehensive mold survey of the Project, and any conclusions are based solely on conditions readily observable in 

accessed areas. 

As the source of the water has been identified and extent of the mold quantified; a mold assessment is not recommended.  The mold 

can be abated by the on-site maintenance staff as part of the property’s routine maintenance program.  Such persons should receive 

training in accordance with OSHA on proper clean-up methods, personal protection, and potential health/safety hazards.  The cost of 

this work is not included in the cost tables.  The cost to repair the pipe insulation is considered of minimal.  The repair can be completed 

as part of general maintenance.  There are no associated costs for this work.  
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1.4. OPINIONS OF PROBABLE COST 

Cost estimates are attached at the front of this report following the cover page.  These estimates are based on Invoice or Bid 

Document/s provided either by the Owner/facility and construction costs developed by construction resources such as R.S. Means and 

Marshall & Swift, EMG’s experience with past costs for similar properties, city cost indexes, and assumptions regarding future economic 

conditions. 

Opinions of probable costs should only be construed as preliminary, order of magnitude budgets.  Actual costs most probably will vary 

from the consultant’s opinions of probable costs depending on such matters as type and design of suggested remedy, quality of 

materials and installation, manufacturer and type of equipment or system selected, field conditions, whether a physical deficiency is 

repaired or replaced in whole, phasing of the work (if applicable), quality of contractor, quality of project management exercised, market 

conditions, and whether competitive pricing is solicited, etc.  ASTM E2018-08 recognizes that certain opinions of probable costs cannot 

be developed within the scope of this guide without further study.  Opinions of probable cost for further study should be included in the 

FCA. 

1.4.1. METHODOLOGY 

Based upon site observations, research, and judgment, along with referencing Expected Useful Life (EUL) tables from various industry 

sources, EMG opines as to when a system or component will most probably necessitate replacement.  Accurate historical replacement 

records, if provided, are typically the best source of information.  Exposure to the elements, initial quality and installation, extent of use, 

the quality, and amount of preventive maintenance exercised, etc., are all factors that affect the effective age of a system or 

component.  As a result, a system or component may have an effective age that is greater or less than its actual chronological age.  

The Remaining Useful Life (RUL) of a component or system equals the EUL less its effective age.  Projections of Remaining Useful Life 

(RUL) are based on continued use of the Property similar to the reported past use.  Significant changes in occupants and/or usage may 

affect the service life of some systems or components. 

Where quantities could not be derived from an actual take-off, lump sum costs or allowances are used.  Estimated costs are based on 

professional judgment and the probable or actual extent of the observed defect, inclusive of the cost to design, procure, construct, and 

manage the corrections. 

1.4.2. IMMEDIATE REPAIRS  

Immediate repairs are opinions of probable costs that require immediate action as a result of: (1) material existing or potential unsafe 

conditions, (2) material building or fire code violations, or (3) conditions that, if not addressed, have the potential to result in, or 

contribute to, critical element or system failure within one year or will most probably result in a significant escalation of its remedial cost. 

1.4.3. REPLACEMENT RESERVES 

Replacement Reserves are for recurring probable expenditures, which are not classified as operation or maintenance expenses.  The 

replacement reserves should be budgeted for in advance on an annual basis.  Replacement Reserves are reasonably predictable in 

terms of both frequency and cost.  However, Replacement Reserves may also include components or systems that have an 

indeterminable life but, nonetheless, have a potential for failure within an estimated period. 

Replacement Reserves exclude systems or components that are estimated to expire after the reserve term and are not considered 

material to the structural and mechanical integrity of the subject property.  Furthermore, systems and components that are not deemed 

to have a material effect on the use of the Property are also excluded.  Costs that are caused by acts of God, accidents, or other 

occurrences that are typically covered by insurance, rather than reserved for, are also excluded. 

Replacement costs are solicited from ownership/property management, EMG’s discussions with service companies, manufacturers' 

representatives, and previous experience in preparing such schedules for other similar facilities.  Costs for work performed by the 

ownership’s or property management’s maintenance staff are also considered. 
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EMG’s reserve methodology involves identification and quantification of those systems or components requiring capital reserve funds 

within the assessment period.  The assessment period is defined as the effective age plus the reserve term.  Additional information 

concerning system or component’s respective replacement costs (in today's dollars), typical expected useful lives, and remaining useful 

lives were estimated so that a funding schedule could be prepared.  The Replacement Reserves Schedule presupposes that all 

required remedial work has been performed or that monies for remediation have been budgeted for items defined in the Immediate 

Repair Cost Estimate. 
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2 .  P U R PO S E A N D  S C O P E  

2.1. PURPOSE 

EMG was retained by the client to render an opinion as to the Property’s current general physical condition on the day of the site visit.  

Based on the observations, interviews and document review outlined below, this report identifies significant deferred maintenance 

issues, existing deficiencies, which affect the Property’s use.  Opinions are rendered as to its structural integrity, building system 

condition, and the Property’s overall condition.  The report also notes building systems or components that have realized or exceeded 

their typical expected useful lives. 

FORMAT OF THE BODY OF THE REPORT: 

Throughout sections 5 through 9 of this report, each report section will typically contain three subsections organized in the following 

sequence: 

 A descriptive table (and/or narrative), which identifies the components assessed, their condition, and other key data points.  

 A simple bulleted list of Anticipated Lifecycle Replacements, which lists components and assets typically in Excellent, Good, or Fair 

condition at the time of the assessment but that will require replacement or some other attention once aged past their estimated 

useful life.  These listed components are typically included in the associated inventory database with costs identified and budgeted 

beyond the first several years. 

 A bulleted cluster of Actions/Comments, which include more detailed narratives describing deficiencies, recommended repairs, and 

short term replacements.  The assets and components associated with these bullets are/were typically problematic and in Poor or 

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

CONDITIONS: 

The physical condition of building systems and related components are typically defined as being in one of five conditions:  Excellent, 

Good, Fair, Poor, Failed or a combination thereof.  For the purposes of this report, the following definitions are used: 

Excellent = New or very close to new; component or system typically has been installed within the past year, sound and 

performing its function.  Eventual repair or replacement will be required when the component or system either 

reaches the end of its useful life or fails in service. 

Good = Satisfactory as-is; component or system is sound and performing its function, typically within the first third of its 

lifecycle.  However, it may show minor signs of normal wear and tear.  Repair or replacement will be required 

when the component or system either reaches the end of its useful life or fails in service. 

Fair = Showing signs of wear and use but still satisfactory as-is, typically near the median of its estimated useful life.  

Component or system is performing adequately at this time but may exhibit some signs of wear, deferred 

maintenance, or evidence of previous repairs.  Repair or replacement will be required due to the component or 

system’s condition and/or its estimated remaining useful life. 

Poor = Component or system is significantly aged, flawed, functioning intermittently, or unreliably; displays obvious 

signs of deferred maintenance; shows evidence of previous repair or workmanship not in compliance with 

commonly accepted standards; has become obsolete; or exhibits an inherent deficiency.  The present condition 

could contribute to or cause the deterioration of contiguous elements or systems.  Either full component 

replacement is needed or repairs are required to restore to good condition, prevent premature failure, and/or 

prolong useful life. 

Failed 

 

= Component or system has ceased functioning or performing as intended.  Replacement, repair, or other 

significant corrective action is recommended or required. 

Not Applicable 

 

 

= Assigning a condition does not apply or make logical sense, most commonly due to the item in question not 

being present. 
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PLAN TYPES: 

Each line item in the cost database is assigned a Plan Type, which is the primary reason or rationale for the recommended 

replacement, repair, or other corrective action.  This is the “why” part of the equation.  A cost or line item may commonly have more 

than one applicable Plan Type; however, only one Plan Type will be assigned based on the “best” fit, typically the one with the greatest 

significance.  The following Plan Types are listed in general weighted order of importance: 

Safety = An observed or reported unsafe condition that if left unaddressed could result in an injury; a system 

or component that presents a potential liability risk. 

Performance/Integrity = Component or system has failed, is almost failing, performs unreliably, does not perform as 

intended, and/or poses a risk to overall system stability. 

Accessibility = Does not meet ADA, UFAS, and/or other handicap accessibility requirements. 

Environmental = Improvements to air or water quality, including removal of hazardous materials from the building or 

site. 

Modernization/Adaptation 

 

= Conditions, systems, or spaces that need to be upgraded in appearance or function to meet current 

standards, facility usage, or client/occupant needs. 

Lifecycle/Renewal 

 

 

= Any component or system in which future repair or replacement is anticipated beyond the next 

several years and/or is of minimal substantial early-term consequence. 

PRIORITIZATION SCHEME: 

One of EMG’s data-sorting exercises and deliverables of fundamental value is to evaluate and rank the recommendations and needs of 

the facility via a logical and well-developed prioritization scheme.  The factors under consideration and built into the evaluation criteria 

include Plan Type (the “why”), Uniformat/building component type or system (the “what”), and condition/RUL (the “when”).  The facility 

type or importance is also factored into the overall portfolio if relevant information is provided and applicable.  EMG utilizes the following 

prioritization scheme:      

Priority 1 = Immediate/Critical Items: Require immediate action to either (a) correct a safety hazard or (b) 

address the most important building performance or integrity issues or failures. 

Priority 2 = Potentially Critical Items: Include (a) those safety/liability, component performance or building 

integrity issues of slightly less importance not captured in Priority 1 and/or (b) issues that if left 

unchecked could escalate into Immediate/Critical items.  Accessibility and 'stabilized' environmental 

issues are also typically included in this subset. 

Priority 3 = Necessary/Recommended Items: Items of concern that generally either require attention or are 

suggested as improvements within the near term to: (a) improve usability, marketability, or efficiency; 

(b) reduce operational costs; (c) prevent or mitigate disruptions to normal operations; (d) modernize 

the facility; (e) adapt the facility to better meet occupant needs; and/or (f) should be addressed when 

the facility undergoes a significant renovation. 

Priority 4 = Anticipated Lifecycle Replacements: Renewal items, which are generally associated with building 

components performing acceptably now but will likely require replacement or other future attention 

within the timeframe under consideration. 

2.2. SCOPE 

The standard scope of the Facility Condition Assessment includes the following: 

 Visit the Property to evaluate the general condition of the building and site improvements, review available construction documents in 

order to familiarize ourselves with, and be able to comment on, the in-place construction systems, life safety, mechanical, electrical, 

and plumbing systems, and the general built environment. 
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 Identify those components that are exhibiting deferred maintenance issues and provide cost estimates for Immediate Costs and 

Replacement Reserves based on observed conditions, maintenance history and industry standard useful life estimates.  This will 

include the review of documented capital improvements completed within the last five-year period and work currently contracted for, if 

applicable. 

 Provide a full description of the Property with descriptions of in-place systems and commentary on observed conditions. 

 Provide a general statement of the subject Property’s compliance to Title III of the Americans with Disabilities Act.  This will not 

constitute a full ADA survey, but will help identify exposure to issues and the need for further review. 

 Perform a limited assessment of accessible areas of the building(s) for the presence of mold, conditions conducive to mold growth, 

and/or evidence of moisture.  EMG will also interview Project personnel regarding the presence of any known or suspected mold, 

elevated relative humidity, water intrusion, or mildew-like odors.  Potentially affected areas will be photographed.  Sampling will not 

be considered in routine assessments. 

 List the current utility service providers. 

 Review maintenance records and procedures with the in-place maintenance personnel. 

 Observe a representative sample of the interior spaces/units, including vacant spaces/units, in order to gain a clear understanding of 

the property’s overall condition.  Other areas to be observed include the exterior of the property, the roofs, interior common areas, 

and the significant mechanical, electrical and elevator equipment rooms. 

 Provide recommendations for additional studies, if required, with related budgetary information. 

 Provide an Executive Summary at the beginning of this report.  

 Prepare a mechanical equipment inventory list. 

2.3. PERSONNEL INTERVIEWED 

The management and maintenance staff, and building engineer were interviewed for specific information relating to the physical 

property, available maintenance procedures, historical performance of key building systems and components, available drawings, and 

other documentation.  The following personnel from the facility and government agencies were interviewed in the process of conducting 

the FCA: 

NAME AND TITLE ORGANIZATION PHONE NUMBER / EMAIL 

Troy A. Torgerson 

Facilities Director 
Mount View Care Center 715.848.4502 

Mr. Keith Ankla 

Building Systems Technician 
Mount View Care Center 715.848.4502 

The FCA was performed with the assistance of Mr. Keith Anklam, Maintenance, for Mount View Care Center the onsite Point of Contact 

(POC), who was cooperative and provided information that appeared to be accurate based upon subsequent site observations.  The 

onsite contact is completely knowledgeable about the subject property and answered most questions posed during the interview 

process.  The POC’s management involvement at the property has been for the past 15 years. 

2.4. DOCUMENTATION REVIEWED 

Prior to the FCA, relevant documentation was requested that could aid in the knowledge of the subject property’s physical 

improvements, extent and type of use, and/or assist in identifying material discrepancies between reported information and observed 

conditions.  The review of submitted documents does not include comment on the accuracy of such documents or their preparation, 

methodology, or protocol.  The Documentation Request Form is provided in Appendix E. 

Appendix E provides a summary of the requested or obtained documents.  The following list provides additional specific details 

regarding the documents reviewed, obtained, or observed during the site visit.  The list is not all-inclusive. 
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 Original construction documents prepared by Tilleman Associates, Inc. Architects dated July 1985 

2.5. PRE-SURVEY QUESTIONNAIRE 

A Pre-Survey Questionnaire was sent to the POC prior to the site visit.  The questionnaire is included in Appendix E.  Information 

obtained from the questionnaire has been used in preparation of this report. 

2.6. WEATHER CONDITIONS 

May 15, 2017 to May 17, 2017, the days were cloudy with periods of rain.  The temperatures were in the 50s (°F) with light winds. 
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3 .  A C C E S SI B I L I T Y  &  P R O P E R T Y R E S E A R C H  

3.1. ADA ACCESSIBILITY 

Generally, Title III of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access and use of “areas of public 

accommodations” and “commercial facilities” based on disability.  Regardless of its age, these areas and facilities must be maintained 

and operated to comply with the Americans with Disabilities Act Accessibility Guidelines (ADAAG). 

Buildings completed and occupied after January 26, 1992 are fully required to comply with ADAAG.  Existing facilities constructed prior 

to this date are held to the lesser standard of compliance to the extent allowed by structural feasibility and the financial resources 

available.  As an alternative, a reasonable accommodation pertaining to the deficiency must be made. 

During the FCA, a limited visual observation for ADA accessibility compliance was conducted.  The scope of the visual observation was 

limited to those areas set forth in EMG’s Abbreviated Accessibility Checklist provided in Appendix D of this report.  It is understood by 

the Client that the limited observations described herein does not comprise a full ADA Compliance Survey, and that such a survey is 

beyond the scope of EMG’s undertaking.  Only a representative sample of areas was observed and, other than as shown on the 

Abbreviated Accessibility Checklist, actual measurements were not taken to verify compliance.   

At a skilled nursing facility and property, the areas considered as a public accommodation besides the site itself and parking, are the 

exterior accessible route, the interior accessible route up to and including the patient rooms, any of the common activity areas, the 

common area restrooms, and the patient rooms. 

A minimum 50%, or greater than one, of each type of patient room are required to be accessible as a requirement of the ADAAG, 

however, deficiencies in existing patient room facilities do not need to be remedied until the room undergoes renovation.  Currently, 0% 

of each type of patient room is accessible. 

The facility does not appear accessible with Title III of the Americans with Disabilities Act.  Elements as defined by the ADAAG that are 

not accessible as stated within the priorities of Title III are as follows: 

Parking 

 The property has 180 parking stalls requiring six stalls; five standard and one van accessible stall.  There are currently eight 

designated stalls; none is fully compliant.  There are three accessible stalls adjacent to the main entrance.  It is recommended two 

standard and one van accessible stall be placed at this location.  The remaining three stalls should be placed at the existing location 

within the parking area adjacent to the main entrance path leading to the entrance doors.   

Based upon the date of construction, the interior of the resident rooms do not require compliance with UFAS as the property does not 

receive federal funding.  Modifications to the resident rooms are not required unless the units undergo substantial renovations.  

However, the listing below includes items noted as readily achievable, that is installation without significant modifications to the resident 

rooms or disruption to the residents.  The items considered as non-achievable, that is, require, significant interior modifications, are 

provided without an associated cost.   

Readily Achievable Items; UFAS Unit Accessibility – General and Bathroom 

 The half bathrooms are not fitted with compliant grab bars.  Install complaint grab bars within all resident rooms.   

 The vanities within the half bathrooms and living area of the resident rooms are not fitted with pipe wrap to protect against abrasions.  

Install pipe wrap at all resident room vanities.     

Significant Modification’ UFAS Unit Accessibility –Bathroom 

 The semi-private room shared half bathrooms and private room private half bathrooms require reconfiguration including wall 

relocation, door relocation, and fixture relocation to provide clear space.  The half bathroom requires installation of all accessible 

accessories, including, but not limited to, grab bars, pull cords, paper dispenser, and light fixture switch.   
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A full ADA Compliance Survey may reveal additional aspects of the property that are not in compliance.  Corrections of these conditions 

should be addressed from a liability standpoint, but are not necessarily code violations.  The Americans with Disabilities Act 

Accessibility Guidelines concern civil rights issues as they pertain to the disabled and are not a construction code, although many local 

jurisdictions have adopted the Guidelines.  The cost to address the achievable items noted above is included in the cost tables. 

3.2. MUNICIPAL INFORMATION, FLOOD ZONE AND SEISMIC ZONE 

Municipal Information 

Not applicable; municipal research for code compliance with building, zoning and fire codes is not within the scope of this report.   

Flood Zone 

According to the Flood Insurance Rate Map, published by the Federal Emergency Management Agency (FEMA) and dated July 22, 

2010, the property is located in Zone X, defined as an area outside the 500-year flood plain with less than 0.2% annual probability of 

flooding with an Annual Probability of Flooding of Less than one percent. 

Seismic Zone 

According to the 1997 Uniform Building Code Seismic Zone Map of the United States, the property is located in Seismic Zone 0, 

defined as an area of very low probability of damaging ground motion. 
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4 .  E X I S T I N G B U I L D I N G A S S E S S M EN T  

4.1. UNIT OR SPACE TYPES 

The property is currently licensed by the State of Wisconsin Department of Health Services effective January 1, 2017 for 220 beds; with 

67 private rooms and 153 semi-private rooms.   

UNITS OBSERVED 

RESIDENT 

ROOM NUMBER 
LOCATION 

RESIDENT 

ROOM NUMBER 
LOCATION 

RESIDENT 

ROOM NUMBER 
LOCATION 

2114 
Southern 

Reflections 
2123 

Southern 

Reflections 
2128 

Southern 

Reflections 

2106 
Southern 

Reflections 
2109 

Southern 

Reflections 
2101 

Southern 

Reflections 

2228 
Southern 

Reflections 
2227 

Southern 

Reflections 
2201 

Southern 

Reflections 

2225 
Southern 

Reflections 
2518 Second Floor Hall 2516 Second Floor Hall 

2514 Second Floor Hall 2512 Second Floor Hall 2510 Second Floor Hall 

2508 Second Floor Hall 2506 Second Floor Hall 2504 Second Floor Hall 

2319 
Northern 

Reflections 
2404 

Northern 

Reflections 
2402 

Northern 

Reflections 

2427 
Northern 

Reflections 
2408 

Northern 

Reflections 
2416 

Northern 

Reflections 

2327 
Northern 

Reflections 
2328 

Northern 

Reflections 
2301 

Northern 

Reflections 

2303 
Northern 

Reflections 
2310 

Northern 

Reflections 
1314 North Winds 

1314 North Winds 1310 North Winds 1328 North Winds 

1327 North Winds 1209 South Shore 1103 South Shore 

1204 South Shore 1206 South Shore 1208 South Shore 

The following table identifies the resident room types based upon the total bed count per the license. 

RESIDENT ROOM TYPES AND MIX 

NUMBER OF 

ROOMS/BEDS 
TYPE FLOOR AREA 

67/67 Private Room with private Half Bathroom 240 SF 

78/153 Semi-private Room with Shared Half Bathroom 210 SF 

10/20 [excluded] Down Units; resulting from conversion of resident room to other utilization  

145/220 TOTAL  

4.2. INACCESSIBLE AREAS OR KEY SPACES NOT OBSERVED 

Approximately 50 percent of the resident rooms and the complete interior common areas were observed in order to gain a clear 

understanding of the property’s overall condition.  Other areas accessed included the site within the property boundaries, exterior of the 

property and the roof.  Areas of note that were either inaccessible or not observed for other reasons are listed in the table below: 
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KEY SPACES NOT OBSERVED  

ROOM # AREA ACCESS ISSUES 

Occupied 

Resident Rooms 
All wing sections 

HIPAA prevents entry into an occupied room with 

patients 

A “down unit” or area is a term used to describe a unit or space that cannot be occupied due to poor conditions such as fire damage, 

water damage, missing equipment, damaged floor, wall or ceiling surfaces, or other significant deficiencies.  There are no down units or 

areas. 
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5 .  S I T E  I M PR O V E M EN T S  

5.1. UTILITIES 

The following table identifies the utility suppliers and the condition and adequacy of the services. 

SITE UTILITIES 

UTILITY SUPPLIER 
CONDITION 

ADEQUACY 

Sanitary sewer Wausau Water Works Good 

Storm sewer Wausau Water Works Good 

Domestic water Wausau Water Works Good 

Electric service Wisconsin Public Service  Good 

Natural gas service Wisconsin Public Service  Good 

Fuel Oil One 4,000-gallon UST Good 

Actions/Comments: 

 According to the POC, the utilities provided are adequate for the property.  There are no unique, onsite utility systems such as, septic 

systems, water or wastewater treatment plants, or propane gas tanks. 

5.2. PARKING, PAVING, AND SIDEWALKS 

ITEM DESCRIPTION 

Main Ingress and Egress East perimeter along Marshall Street 

Additional Entrances Southwest corner access to west drive lane from Lake View Drive  

 

ITEM MATERIAL CONDITION 

Entrance Driveway Apron Asphalt Fair 

Parking Lot Asphalt Fair 

Drive Aisles Asphalt Fair 

Service Aisles Asphalt Fair 

Sidewalks Asphalt with concrete adjacent to the building entrances  Fair 

Curbs None NA 

 

PARKING COUNT 

Total Parking Stalls Shared parking area with adjacent buildings; approximately 180 in open lots 

Standard Accessible Stalls  6 
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PARKING COUNT 

Van Accessible Stalls 2 

Parking Ratio (Stalls per Bed) 0.82 

Determination of Stalls Physical count  

Anticipated Lifecycle Replacements: 

 Asphalt seal coating 

 Asphalt pavement 

Actions/Comments: 

 The south parking, west drive lanes, and site asphalt walkways asphalt pavement has numerous map cracks and slight areas of 

depressions.  There are forming alligator cracks within the east drive lane.  There are areas of cracked and damaged pavement at 

the loading dock.  The walkways have isolated areas of significant deterioration including alligator cracks and slight displacements.  

There are numerous transverse cracks along the walkways with evidence of past repairs.  The repaired areas are failing requiring 

additional repairs.  The points of transition from asphalt to the building entrance concrete pads are displaced forming trip hazards at 

the connecting corridor and the main entrance adjacent to the accessible stalls.  Areas of settled pavement occur at the west patio 

transition to the stone pavers.  The property management indicated there is a budget in place to repair the damaged areas of 

pavement considered within the boundary of this project as well as areas adjacent to the other buildings and parking areas.  It was 

stated there is sectional replacement to occur at the west drive lane and additional areas.  It is recommended the scope of work 

include removal and repair of walkway trip hazards identified within the pavement.  The disclosed estimated budget is approximately 

$132,000.00.  The repair is considered an Immediate/Critical Item. 

 As indicated above, the building concrete pads located at the entrances have areas of displacement and sections of broken 

pavement.  The damaged sections of pavement require removal and replacement to maintain a level pavement with the adjacent 

asphalt walkway.  The repair is considered an Immediate/Critical Item. 

5.3. DRAINAGE SYSTEMS AND EROSION CONTROL 

DRAINAGE SYSTEM AND EROSION CONTROL 

SYSTEM EXISTS AT SITE CONDITION 

Surface Flow 

The west drive lane is sloped and contoured to drain into the adjacent 

Wisconsin River.  The transition occurs through installed rip rap rocks;  

areas of the east parking area utilize surface flow into the adjacent 

landscaping;  the east drive lane perimeter has contours creating small 

recharge basins and snow removal basins 

Good 

Inlets 
Area drains are located within the parking area on the east side of the 

building 
Fair 

Underground Piping 
The area drains connect to the municipal storm water system located 

in adjacent Marshall Street 
Good 

Sump Pumps 

There are three sets of sump pumps located within the partial 

basement and ground floor; each system is fitted with one or two 

pumps rated for approximately 3-Hp 

Good 

Anticipated Lifecycle Replacements: 

 Sump pumps 



FACILITY CONDITION ASSESSMENT         
 

MOUNT VIEW CARE CENTER 

2400 MARSHALL STREET 

WAUSAU, WISCONSIN 54403 EMG PROJECT NO:  125533.17R000-014.322 

   

18 

   
 

 

Actions/Comments: 

 There is no evidence of storm water runoff from adjacent properties.  The storm water system appears to provide adequate runoff 

capacity.  There is no evidence of major ponding or erosion. 

 The riprap rocks and the bridge above had been replaced resulting from heavy rains and flooding of the adjacent area.  The water 

flow deteriorated the landscaped area causing the bridge structure to fail.  The riprap rocks require general maintenance during the 

reserve term.     

5.4. TOPOGRAPHY AND LANDSCAPING 

ITEM DESCRIPTION 

Site Topography 

The property is relatively flat with contoured berms to aid drainage of area fields.  The 

property slopes steeply along the west perimeter at the property line down  to the 

abutting river. 

Landscaping 
TREES GRASS 

FLOWER 

BEDS 
PLANTERS 

DROUGHT 

TOLERANT 

PLANTS 

DECORATIVE 

STONE 
NONE 

☒ ☒ ☒ ☒ ☒ ☒ ☐ 

Landscaping Condition Good 

Irrigation 

AUTOMATIC 

UNDERGROUND 
DRIP HAND WATERING 

EXTERIOR HOSE 

CONNECTIONS 

☒ ☐ ☒ ☒ 

Irrigation Condition Good 

 

RETAINING WALLS 

TYPE LOCATION CONDITION 

CMU Along west drive lane adjacent to walkway bridge Fair 

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  

Actions/Comments: 

 The topography and adjacent uses do not appear to present conditions detrimental to the property.  There are no significant areas of 

erosion. 

 The ornamental CMU retaining walls have isolated areas of impact damage units requiring general maintenance repairs to restore 

their integrity.   

5.5. GENERAL SITE IMPROVEMENTS 

PROPERTY SIGNAGE 

Property Signage 
Monument signage at the entrance drive along Marshall Street; post mounted 

interior directional signage and building identification signage 
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PROPERTY SIGNAGE 

Street Address Located on entrance signage 

 

SITE AND BUILDING LIGHTING 

Site Lighting 

NONE 
POLE 

MOUNTED 

BOLLARD 

LIGHTS 

GROUND 

MOUNTED 

PARKING LOT 

POLE TYPE 

☐ ☒ ☐ ☒ ☒ 

OVERALL SITE LIGHTING CONDITION Good 

Building Lighting 

NONE WALL MOUNTED RECESSED SOFFIT 

☐ ☒ ☒ 

OVERALL BUILDING LIGHTING CONDITION Good 

 

SITE FENCING 

TYPE LOCATION CONDITION 

Chain link with metal posts 
The west perimeter is lined with fencing at the beginning of the 

steep slope down to the Wisconsin River 
Poor 

 

REFUSE DISPOSAL 

LOCATION AND TYPE MOUNTING ENCLOSURE CONTRACTED CONDITION 

Adjacent Building; complex trash 

compactors 
Concrete pad None Yes Good 

 

OTHER SITE AMENITIES 

 DESCRIPTION LOCATION CONDITION 

Baseball Field 
Chain link backstop with open 

dugout benches 
Northeast field Good 

Picnic Areas 
Wood and resin picnic tables 

with adjacent metal grilles  
Northeast field Good 

Walkway and Site Benches 
Wood and metal set on 

pavement of within field  
Northeast field Good 

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  

Actions/Comments: 

 There are no significant actions identified.  On-going periodic maintenance is highly recommended.   
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6 .  B U I L D I N G A R C H I T E C T U R A L  A N D  S T R U C T U R A L  S Y S T E M S  

6.1. FOUNDATIONS 

BUILDING FOUNDATION 

ITEM DESCRIPTION CONDITION 

Foundation 
Concrete foundation walls; concrete slab on grade with perimeter 

footings and interior column pads 
Good 

Basement and Crawl Space Concrete perimeter retaining walls and interior CMU bearing walls Poor 

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  

Actions/Comments: 

 Isolated areas of the foundation systems are exposed, which allows for limited observation.  There are no significant signs of 

settlement, deflection, or movement.  The basement walls appear intact and structurally sound.   

 The foundations and footings cannot be directly observed.  There is evidence and statements from the property management 

indicating water intrusion into the main electrical room 010.  The source of the water was identified as ponding conditions or driving 

rain at the point of contact between the asphalt drive and the building exterior wall.  The affected area had areas of past repair, with 

basic sealant; however, it did not appear to resolve the issue.  The area requires minor excavation and proper foundation wall 

waterproofing.  The repair is recommended as the room affected contains the main electrical distribution panels.  The repair is 

considered an Immediate/Critical Item. 

6.2. SUPERSTRUCTURE 

BUILDING SUPERSTRUCTURE 

ITEM DESCRIPTION CONDITION 

Framing / Load-Bearing Walls Precast concrete perimeter and CMU interior Good 

Ground Floor Concrete slab Good 

Upper Floor Framing Concrete beams Good 

Upper Floor Decking Concrete, precast planks Good 

Roof Framing Concrete beams Good 

Roof Decking Concrete, precast planks Good 

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  

Actions/Comments: 

 The superstructure is exposed in some locations, which allows for limited observation.  Walls and floors appear to be plumb, level, 

and stable.  There are no significant signs of deflection or movement.  
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6.3. ROOFING 

ROOFING SYSTEM 

Type / Geometry Flat or low-sloping Finish 
EPDM with large stone 

aggregate 

Maintenance Outside contractor Roof Age 31 years 

Flashing 
Flashings match main 

membrane  
Warranties No 

Parapet Copings Sheet metal Roof Drains Internal drains 

Fascia None Insulation Rigid board 

Soffits Concealed Skylights No 

Attics No Ponding No 

Ventilation Source-1 None Leaks Observed No 

Ventilation Source-2 -- Roof Condition Poor 

Anticipated Lifecycle Replacements: 

 EPDM with aggregate  

 Roof flashings included as part of overall membrane replacement 

 Parapet wall copings included as part of overall membrane replacement 

 Skylights 

Actions/Comments: 

 The roof finishes are original.  The roofs are not covered by a warranty.  The roofs are maintained by an outside contractor. 

 According to the POC, there are no active roof leaks.  There is no evidence of active roof leaks.  Roof leaks have occurred in the past 

year.  The leaks have since been repaired, and no active roof leaks are evident.   

 There is no evidence of roof deck or insulation deterioration.  The roof substrate and insulation should be inspected during any future 

roof repair or replacement work.    

 Roof drainage appears to be adequate.  Clearing and minor repair of drain system components should be performed regularly as part 

of the property management’s routine maintenance and operations program.   

 The EPDM roofing system covering the facilities office and the connecting corridor have evidence of past repaired leaks.  The 

property management indicated these roof sections have exceeded their EUL.  The roofs’ aggregate is removed in numerous 

locations indicating past leaks.  The roofs were recommended for replacement.  EMG concurs with the roofing replacement at the 

facilities offices and connecting corridor.  The repair is considered a Potentially Critical Items. 

 During severe windstorms, roofing aggregate (ballast) may become wind-borne and may harm nearby persons or may damage 

surrounding properties, building, or site elements of the subject property.  National, regional, and local building codes vary widely in 

the treatment of this issue.  The proper applicable codes should be consulted during any future roofing repairs or replacements. 
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6.4. EXTERIOR WALLS 

BUILDING EXTERIOR WALLS 

TYPE LOCATION CONDITION 

Primary Finish Fluted and flat precast concrete panels Poor 

Secondary Finish EIFS panels at the rooftop penthouses Poor 

Soffits Concealed with stucco Fair 

Transitional Finish 
Caulking at the window and door penetrations; expansion joints 

between the concrete panels 
Fair 

Anticipated Lifecycle Replacements: 

 EIFS panel replacement  

 Concrete panel paint and repair as require with sealant and expansion joint repairs 

Actions/Comments: 

 The EIFS panels at the roof penthouses were installed in at the time of construction.  The panels have evidence of numerous past 

repairs to the formed cracks.  The panels have been properly sealed with caulking to prevent water intrusion.  However, the panels 

require additional repairs to the existing cracks, typically minor hairline to approximate damaged areas of 0.25 inches.  The cracks 

are typically located at the building corners and at the door or window penetrations.  The damage is resulting from weathering and 

impact damage from air born debris.  The panels require crack repair, sealant, and protective coating to restore their integrity.  The 

repair is considered an Immediate/Critical Item.   

 In addition, the EIFS panels based upon their condition and EUL will require replacement.  The repair is considered a   

Necessary/Recommended Item. 

 The fluted and concrete panels have isolated areas of minor damage, including but not limited to, isolated areas of chipped concrete 

occurring throughout the elevations, isolated cracks were noted, specifically at the northeast corner of the building and isolated 

hairline cracks occurring at the door and window openings.  The building sealants and expansion joints also have isolated damage 

occurring throughout the elevations.  Significant areas occur at the window transitions, the repair for these areas is included within 

Section 6.6 of this report.  The exterior envelope requires general maintenance repairs to restore its integrity.  It is recommended to 

complete the work upon completion of the window replacement described in Section 6.6 to minimize mobilization costs and to repair 

additional damages occurring with the installation.  Based upon the condition, the complete exterior is recommended for general 

repairs.  The cost is in the form of painting per square foot is included to account for the damage areas requiring repairs. 

 In addition, the concrete panels will require general repairs and painting based upon their condition.  The repair is considered a   

Necessary/Recommended Item. 

6.5. EXTERIOR AND INTERIOR STAIRS 

BUILDING EXTERIOR AND INTERIOR STAIRS 

TYPE DESCRIPTION RISER HANDRAIL BALUSTERS CONDITION 

Building Interior Stairs 
Steel framed with pan-filled 

concrete 
Closed Metal Metal Good 

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  
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Actions/Comments: 

 There are no significant actions identified.  On-going periodic maintenance is highly recommended.   

6.6. EXTERIOR WINDOWS AND DOORS 

BUILDING WINDOWS 

WINDOW  GLAZING LOCATION 
WINDOW 

SCREEN 
CONDITION 

Original metal exterior – wood interior 

framed  
Double pane 

Complete 2
nd

 Floor and 

South Shore 
☐ Poor 

Replacement metal framed Double pane 
1

st
 Floor Common Area 

Hall and North Winds 
☐ Excellent 

 

BUILDING DOORS 

LOCATION DOOR TYPE CONDITION 

East and West Entrance Doors 

Storefront entrance with swing doors, double glazed fixed pane 

glazing; the doors are fitted with push button automatic accessible 

openers 

Good 

Secondary Entrance Doors 
Storefront entrance doors fitted with panic bars and push button 

accessible openers 
Good 

Service Doors Metal, insulated Good 

Overhead Doors Steel Fair 

Anticipated Lifecycle Replacements: 

 Exterior storefront entrances 

Actions/Comments: 

 The original wood and metal windows display significant evidence of leaks, condensation and water-damaged frames and adjacent 

interior finishes.  The original windows have areas of leaks and broken gaskets.  The exterior sealant to the adjacent concrete is 

damaged and missing in numerous locations along the building elevations.  The windows require replacement as it is a source of 

water intrusion.  The property management indicated replacement of the original windows is a high priority.  The repair is considered 

an Immediate/Critical Item.   

6.7. PATIO, TERRACE, AND BALCONY 

BUILDING PATIO, TERRACE AND BALCONY 

TYPE DESCRIPTION CONDITION 

West Patio 

Stone pavers adjacent to center hall; the patio is not enclosed fitted with 

picnic tables, benches, accessible metal swings and an partially covered with 

a wooden sitting pavilion.  The landscaping includes concrete and wooden 

planters 

Poor 



FACILITY CONDITION ASSESSMENT         
 

MOUNT VIEW CARE CENTER 

2400 MARSHALL STREET 

WAUSAU, WISCONSIN 54403 EMG PROJECT NO:  125533.17R000-014.322 

   

24 

   
 

 

BUILDING PATIO, TERRACE AND BALCONY 

TYPE DESCRIPTION CONDITION 

East Entrance Patio 
Concrete paved set under entrance canopy fitted with benches and concrete 

planters 
Fair  

Southeast Patio  
Stone pavers adjacent to connecting corridor; patio is not enclosed fitted with 

picnic tables, and benches 
Poor 

Walkway Bridge Treated wood with wood guardrails and wood timber deck Excellent 

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  

Actions/Comments: 

 The patio pavers have isolated areas of depressions occurring at the points of transitions to the adjacent concrete or asphalt 

pavement.  The displaced sections require removal and setting to eliminate potential trip hazards.  The repair is considered an 

Immediate/Critical Item.   
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7 .  B U I L D I N G M E C H AN I C AL  A N D  PL U M B I N G S Y S T E M S  

7.1. BUILDING HEATING, VENTILATING, AND AIR CONDITIONING (HVAC) 

SYSTEM SUMMARY 

The building is heated and cooled with a base building central hot water system and a supplied chiller water from the adjacent 

building central cooling system. 

The central hot water heating system is provided by two hot water boilers located in the basement boiler room.  The chilled water is 

supplied to the building via one circulation pump located in the basement boiler room.  The hot and chilled water is supplied to the 

air-handling units, located in the roof penthouses and the resident room fan coil units located above the ceilings in each room.  The 

hot water is also distributed to interior cabinet heaters and perimeter fin heaters.   

The chilled water and hot water is supplied to seven AHUs.  The units range from 4,000-CFM to 10,000-CFM.  The resident room 

and common area fan coil units have capacities of 300-CFM or 700-CFM   

Air distribution is provided to supply air registers by ducts concealed above the ceilings.  Return air grilles are located adjacent to 

the supply grilles.  The ducts are also equipped with dampers and electric reheat coils.  The heating and cooling system are 

controlled by local thermostats. 

Building ventilation is provided by the air-handling units supplied with return air and make up air units.  The units were located in 

the basement, above the ceilings or in the penthouses.  The stairwells, bathrooms, and other areas are ventilated by mechanical 

exhaust fans.  Large capacity ventilation fans are mounted on the roof and connected by concealed ducts to each ventilated space.  

The system operates twenty-four hours a day.  Mechanical ventilation is provided in the bathrooms by ceiling exhaust fans.  The 

resident rooms and common areas have operable windows.   

 

CENTRAL HEATING SYSTEM 

Primary Heating System Type Hot water boilers 

Quantity and Capacity of Major Components Two base building boilers each rated for 6,277-MBH 

Total Heating Capacity 12,554-MBH 

Heating Fuel Natural gas 

Location of Major Equipment Room 007 

Space Served by System Entire building 

Age Range 1986 

Boiler Condition Fair 

 

CENTRAL COOLING SYSTEM 

Primary Cooling System Type Chilled water from adjacent building 

Quantity and Capacity  One chilled water pump, CW-3 rated for 15-Hp  

Total Cooling Capacity Not applicable  

Refrigerant Not applicable  
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CENTRAL COOLING SYSTEM 

Cooling Towers Not applicable  

Location of Major Equipment Adjacent building 

Space Served by System Entire building  

Age Ranges 1986 

Condition Fair 

 

DISTRIBUTION SYSTEM 

HVAC Water Distribution System Four-pipe  

Heating Water Pump  

Four primary pumps rated for 5-Hp each, nine approximate 2-Hp primary pumps 

are located in the north and south penthouse 

Each of the boilers and distribution pumps are fitted with secondary, and back up 

pumps totaling approximately fifteen approximate 1-Hp units 

Chilled Water Pump  One chilled water pump, CW-3 rated for 15-Hp  

Condenser Water Pump  Not applicable; the condenser water loop pumps are not located within the building 

Pump Condition Fair 

Air Distribution System Air handling units fitted with VFDs and fan coil units  

Quantity and Capacity of Air Handlers 
AHU-2, AHU-6, AHU-7; approximately 4,500-CFM – AHU-1 is 10,000-CFM, AHU-5 

is 8,000-CFM and AHU-3 IS 6,000-CFM 

Location of Air Handlers Roof penthouse  

Age of Air Handlers 1986 

Air Handler Condition Good 

Terminal Units Hydronic cabinet and ceiling mounted space heaters 

Quantity and Capacity of Terminal Units 

Eight cabinet heaters, perimeter fin tube heating, two split systems at 3-tons, and 

space heaters in mechanical or storage rooms; the hydronic heating units range 

from 15-MBH to 50-MBH 

Terminal Unit Condition Fair 

 

CONTROLS AND VENTILATION 

HVAC Control System 
BAS, pneumatic controls for the boilers and individual thermostats for room specific 

temperature control   

HVAC Control System Condition Fair 

Building Ventilation Central fans ranging in capacity from 1,000-CFM to 10,000-CFM 

Ventilation System Condition Fair 
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Anticipated Lifecycle Replacements: 

 Boilers 

 Air handling units  

 Distribution pumps and motors 

 Fan coil units 

 Split system  

 Suspended unit heaters 

 Cabinet heaters 

 Ventilation fans 

Actions/Comments: 

 The HVAC systems are maintained by an outside contractor for major repairs and the central plant items.  The remainder of the 

HVAC systems is maintained by the in-house maintenance staff.  Records of the installation, maintenance, upgrades, and 

replacement of the HVAC equipment at the property have been maintained since the property was first occupied. 

 Approximately 95 percent of the HVAC equipment is original as indicated in the database.  HVAC equipment is replaced on an "as 

needed" basis. 

 The base building boilers were installed at the time of construction, which is greater than 30 years old.  The boilers are functional and 

well maintained.  However, the parts are becoming obsolete and the units will have increasing maintenance costs.  The units are also 

highly inefficient with respect to current standards.  The property management indicated replacement of the units is anticipated to 

occur within in approximately three years.  Based upon condition, efficiency, and EUL, it is recommended the boilers be replaced 

within three to five years.  The repair is considered a   Necessary/Recommended Item. 

 The HVAC distribution lines are reported to have issues with their connection valves throughout the building.  The blue colored valves 

are located within the system, typically located adjacent to the distribution pumps.  The total quantity was not provided or determined 

from visual inspection.  An estimated number is included within the cost.  The replacement of the valves is recommended to occur at 

the time of the base building boiler replacement.  The repair is considered a   Necessary/Recommended Item. 

7.2. BUILDING PLUMBING AND DOMESTIC HOT WATER 

BUILDING PLUMBING SYSTEM 

TYPE DESCRIPTION CONDITION 

Water Supply Piping Copper  Good 

Waste/Sewer Piping Cast iron original with PVC sectional replacement Fair 

Vent Piping Cast iron original with PVC sectional replacement Fair 

Water Meter Location Basement Room  

 

EXISTING DOMESTIC HOT WATER SERVICE  

Components Commercial water heaters with circulation pumps  

Fuel Natural gas 

Quantity and Input Capacity 
Two units each rated with an approximate input capacity of 500-MBH and 300-

gallons storage capacity  
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EXISTING DOMESTIC HOT WATER SERVICE  

Condition Fair 

Domestic Hot Water Circulation Pumps 3-Hp Circulation pumps 

Adequacy of Hot Water Adequate 

Adequacy of Water Pressure Adequate 

 

UNDER CONSTRUCTION DOMESTIC HOT WATER SERVICE 

Components 
Condensing boilers and storage tanks with integral heat exchangers and circulation 

pumps 

Fuel Natural gas 

Quantity and Input Capacity Two boilers each rated for 6000-MBH 

Condition Excellent 

Storage Tank Quantity & Volume Two approximate 300-gallon tanks 

Condition Excellent 

Domestic Hot Water Circulation Pumps  3-Hp Circulation pumps 

Adequacy of Hot Water Adequate 

Adequacy of Water Pressure Adequate 

 

PLUMBING FIXTURES 

Water Closets Commercial  

Toilet (Water Closet) Flush Rating 1.0 to 1.5-GPF 

Common Area Faucet Nominal Flow Rate 1.0-GPM 

Condition Fair 

Anticipated Lifecycle Replacements: 

 Renovate common area restrooms and resident shower rooms; includes fixtures and finishes 

Actions/Comments: 

 The plumbing systems appear to be well maintained and functioning adequately.  The water pressure appears to be sufficient.  No 

significant repair actions or short-term replacement costs are required.  Routine and periodic maintenance is recommended.  Future 

lifecycle replacements of the components or systems listed above will be required. 

7.3. BUILDING GAS DISTRIBUTION 

Gas service is supplied from the gas main on the Marshall Street.  The gas meters and regulators are located on the east elevation at 

the south end of the building.  The gas distribution piping within the building is malleable steel (black iron). 

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  
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Actions/Comments: 

 The pressure and quantity of gas appear to be adequate. 

 The gas meters and regulators appears functional and adequate requiring routine maintenance. 

 Only limited observation of the gas distribution piping can be made due to hidden conditions.   

7.4. BUILDING ELECTRICAL 

BUILDING ELECTRICAL SYSTEMS 

Electrical Lines Underground Transformer Pad-mounted 

Main Service Size 2,000 Amps Volts 277/480 Volt, three-phase 

Meter & Panel Location Room 010 Branch Wiring Copper 

Conduit Metallic 
Step-Down 

Transformers 
Yes 

Security and Surveillance System Yes 
Building Intercom 

System 
Yes 

Lighting Fixtures T-8, T-12, CFL, and LED in isolated locations 

Main Distribution Condition Good 

Secondary Panel and Transformer 

Condition 
Good 

Lighting Condition Good 

 

BUILDING EMERGENCY SYSTEM 

Size One 350-kW Generator Fuel Diesel 

Generator / UPS Serves 

Building fire and life safety, 

specific outlets, and 

elevators for functionality 

Tank Location 
South Elevation adjacent to 

South Shore 

Testing Frequency Weekly Tank Type UST 

Location Room 005 Capacity  4,000-gallons 

Generator / UPS Condition Fair 

Anticipated Lifecycle Replacements: 

 Emergency Generator  

  breaker panels 

 Main switchgear 

 Step-down transformers 

Actions/Comments: 

 The onsite electrical systems up to the meters are owned and maintained by the respective utility company. 
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 The electrical service and capacity appear to be adequate for the property’s demands. 

 The building generator is original to construction, 31 years old.  The generator automatic transfer switches were replaced in 2016.   

7.5. BUILDING ELEVATORS AND CONVEYING SYSTEMS 

BUILDING ELEVATORS 

Manufacturer 
ThyssenKrupp Elevator and 

Dover Elevator Company 
Machinery Location 

Basement; elevator 1, 2, 4 

Penthouse; elevator 3 

Safety Stops Electronic Emergency Equipment 
Accessible compliant push 

button 

Cab Floor Finish Vinyl-tiled  Cab Wall Finish Plastic laminated wood  

Hydraulic Elevators 
Four cars; three serving Floor 1 and 2; one serves basement to 2

nd
 Floor each rated 

for 3,500-pounds at 100-FPM 

Machinery Condition Good 

Controls Condition Good 

Cab Finish Condition Good 

Anticipated Lifecycle Replacements: 

 Elevator controls 

 Hydraulic machinery 

 Elevator cab finishes 

Actions/Comments: 

 The elevators are serviced by ThyssenKrupp Elevator on a routine basis.  The elevator machinery, cabs, and controls were 

modernized in 2011. 

 The elevators appear to provide adequate service.  The elevators are serviced by ThyssenKrupp Elevator on a routine basis.  The 

elevators will require continued periodic maintenance.  

 The elevators are inspected on an annual basis by the State of Wisconsin, and a certificate of inspection is displayed in each elevator 

cab. 

 The emergency communication equipment in the elevator cabs appears to be functional.  Equipment testing is not within the scope of 

the work. 

7.6. FIRE PROTECTION AND SECURITY SYSTEMS 

ITEM DESCRIPTION 

Type Wet pipe 

Fire Alarm 

System 

Central Alarm Panel ☒ 
Battery-Operated Smoke 

Detectors 
☐ Alarm Horns ☒ 

Annunciator Panels ☒ 
Hard-Wired Smoke 

Detectors 
☒ Strobe Light Alarms ☒ 
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ITEM DESCRIPTION 

Type Wet pipe 

Pull Stations ☒ 
Emergency Battery-Pack 

Lighting 
☒ Illuminated EXIT Signs ☒ 

Alarm System 

Condition 
Fair 

Sprinkler 

System 

Municipal water pressure ☒ Standpipes ☐ Backflow Preventer ☒ 

Hose Cabinets ☒ Fire Pumps ☐ Siamese Connections ☒ 

Suppression 

Condition 
Good 

Central Alarm 

Panel System 

Location of Alarm Panel Installation Date of Alarm Panel 

Insert Location here Insert Approximate Date of Alarm Panel 

Fire 

Extinguishers 

Last Service Date Servicing Current? 

Not determined Yes 

Hydrant 

Location 
Drive lanes 

Siamese 

Location 
East elevation 

Special 

Systems 
Kitchen Suppression System ☐ Computer Room Suppression System ☒ 

Anticipated Lifecycle Replacements: 

 Central alarm panel 

Actions/Comments: 

 There are no significant actions identified.  On-going periodic maintenance is highly recommended.  Future lifecycle replacements of 

the components listed above will be required.   

 The building appeared compliant with NFPA-13.    
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8 .  I N T E R I O R  S P A C E S  

8.1. INTERIOR FINISHES, EQUIPMENT, FIXTURES AND FURNISHINGS 

The main entrance on the east side of the building contains and visitor sitting area.  The building reception and administrative offices 

are located adjacent to the lobby.  Corridors beyond the lobby lead to resident rooms, activity rooms and dining areas for the residents.  

A passage through an activity room and dining room leads to the west side patio.  The visiting restrooms are located adjacent to the 

lobby.  The adjacent stairway and elevators lead to the upper floor resident rooms.   

There is activity rooms located at the end of each resident wing corridor.  The day and activity rooms serve as dining areas, activity, 

and lounges.  The building is fitted with a beauty salon, physical therapy rooms, craft rooms and shower rooms.   

Each of the wings and elevator lobbies are fitted with common restrooms, designated for staff and residents.  The restrooms are men, 

women, and unisex rooms.  The interior common doors are wood or metal doors set in metal frames fitted with lever handle hardware 

and keyed locksets.   

The common area rooms have sofas, chairs, tables, and decorations.  The dining rooms have small appliances, ice machines, and 

steam tables for serving.  The room furnishings include television sets, musical instruments, and butlers.  The staff conference rooms 

were typically located adjacent to the dining rooms.   

The nursing stations are located in each section of the building at the wing crossings.  The stations contain desks, sitting chairs and the 

annunciation systems.  Exam rooms and offices are located adjacent to the stations.    

Staff and general storage closets are located throughout the building sections.  Resident storage of large items is placed in a room on 

each floor.  Additional storage of smaller items utilized by staff and residents are located in localized closets.  Large items are placed in 

the basement storage room.   

Each resident room has one or two single beds with bedding, drapes, linens, and decorations, known as soft goods.  The hard goods 

consist of over the bed table, easy chair, end table and dresser drawers.  Each of the rooms has a built-in wardrobe closet.   

The resident room bathroom, resident shower rooms and common area restrooms have water closet, enameled steel sink, vanity, 

shower stalls and therapy tubs.  The resident room bathrooms accessories include medicine cabinets, towel bars, and mirrors. 

The resident rooms are not supplied with any appliances.  The type of unit design is normal and consistent with similar healthcare 

facilities around the same area.  The following table generally describes the locations and typical conditions of the interior finishes 

within the facility:      

TYPICAL FLOOR FINISHES 

LOCATION DESCRIPTION  
GENERAL 

CONDITION 

Resident Rooms 
Vinyl tiled floors, painted concrete structure and painted drywall walls and 

ceilings 
Good 

Dining Rooms 
Vinyl tiled floors, painted concrete structure and painted drywall walls and 

ceilings 
Good 

Activity Rooms 
Vinyl tiled floors, painted concrete structure and painted drywall walls and 

ceilings 
Good 

Corridors 
Vinyl tiled floors, painted concrete structure and painted drywall walls and 

ceilings 
Good 

Lounges 
Vinyl tiled and carpeted floors, painted concrete structure and painted drywall 

walls and ceilings 
Good 

Administrative Offices 
Vinyl tiled and carpeted floors, painted concrete structure and painted drywall 

walls and ceilings 
Good 
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INTERIOR DOORS 

ITEM TYPE 
GENERAL 

CONDITION 

Interior Doors Hollow core and solid core wood and metal doors Good 

Door Framing Metal Good 

Fire Doors Yes       Good 

Anticipated Lifecycle Replacements: 

 Common area vinyl  tiles 

 Interior painting 

Actions/Comments: 

 It appears that the interior finishes have been renovated within the last ten years. 

 There are no significant actions identified.  On-going periodic maintenance is highly recommended.  Future lifecycle replacements of 

the components listed above will be required.   

8.2. COMMERCIAL KITCHEN & LAUNDRY EQUIPMENT 

The building is not fitted with a commercial kitchen or laundry equipment.  The services are located within the adjacent building and 

provided through a connecting corridor between the two buildings.  The building dining rooms have only steam tables, serving butlers 

and ice machines.  Additional small appliances provide methods of reheating and temperature control.  Refrigeration is provided by 

residential style and small commercial refrigeration units.   

The building maintains residential style washers and dryers for staff utilization.  Each fitted with at least one set of washer and dryer 

four laundry rooms.   

Anticipated Lifecycle Replacements: 

 There are no components of significance requiring lifecycle replacements  

Actions/Comments: 

 There are no significant actions identified.  On-going periodic maintenance is highly recommended.   
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9 .  O T H E R  S T R U C T U R E S  

Not applicable; there are no major accessory structures. 
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1 0  C E R T I F I C A T I O N  

Marathon County retained EMG to perform this Facility Condition Assessment in connection with its continued operation of Mount View 

Care Center, 2400 Marshall Street, Wausau, Wisconsin, the “Property.”  It is our understanding that the primary interest of Marathon 

County is to locate and evaluate materials and building system defects that might significantly affect the value of the property and to 

determine if the present Property has conditions that will have a significant impact on its continued operations. 

The conclusions and recommendations presented in this report are based on the brief review of the plans and records made available 

to our Project Manager during the site visit, interviews of available property management personnel and maintenance contractors 

familiar with the Property, appropriate inquiry of municipal authorities, our Project Manager’s walk-through observations during the site 

visit, and our experience with similar properties. 

No testing, exploratory probing, dismantling or operating of equipment or in depth studies were performed unless specifically required 

under Section 2 of this report.  This assessment did not include engineering calculations to determine the adequacy of the Property’s 

original design or existing systems.  Although walk-through observations were performed, not all areas were observed (See Section 4.2 

for areas observed).  There may be defects in the Property, which were in areas not observed or readily accessible, may not have been 

visible, or were not disclosed by management personnel when questioned.  The report describes property conditions at the time that 

the observations and research were conducted. 

This report has been prepared on behalf of and exclusively for the use of Marathon County for the purpose stated within Section 2 of 

this report.  The report, or any excerpt thereof, shall not be used by any party other than Marathon County or for any other purpose than 

that specifically stated in our agreement or within Section 2 of this report without the express written consent of EMG.   

Any reuse or distribution of this report without such consent shall be at Marathon County and the recipient’s sole risk, without liability to 

EMG. 

 

Prepared by: Joseph Abbate, 

Project Manager 

 

Reviewed by: 

 

 

 

 Daniel White, 

Report Reviewer for 

Bill Champion, 

Program Manager 

BChampion@emgcorp.com  

800.733.660 234 

 

mailto:PromNemail@emgcorp.com


FACILITY CONDITION ASSESSMENT         
 

MARATHON/MOUNT VIEW CARE CENTER 

2400 MARSHALL STREET 

WAUSAU, WISCONSIN 54403 EMG PROJECT NO:  125533.17R000-014.322 

   

36 

   
 

 

1 1  A P P E N D I C E S  

  APPENDIX A: PHOTOGRAPHIC RECORD

APPENDIX B: SITE PLAN 

APPENDIX C: SUPPORTING DOCUMENTATION 

APPENDIX D: EMG ACCESSIBILITY CHECKLIST 

APPENDIX E: PRE-SURVEY QUESTIONNAIRE 
 
 
 
 



FACILITY CONDITION ASSESSMENT         
 

MARATHON/MOUNT VIEW CARE CENTER 

2400 MARSHALL STREET 

WAUSAU, WISCONSIN 54403 EMG PROJECT NO:  125533.17R000-014.322 

   

 

   
 

  APPENDIX A:
PHOTOGRAPHIC RECORD



MARATHON/MOUNT VIEW CARE CENTER 

2400 MARSHALL STREET PHOTOGRAPHIC SURVEY 

WAUSAU, WISCONSIN 54403 EMG PROJECT NO: 125533.17R000-014.322 

   

 

   

 

 

 

PHOTO 

#1: 
EAST ELEVATION LOOKING NORTH 

 
PHOTO 

#2: 
ENTRANCE EAST ELEVATION 

 

 

 

PHOTO 

#3: 

PARTIAL EAST AND NORTH END 

ELEVATION  

 
PHOTO 

#4: 

NORTH END ELEVATION AND HALL 

WEST ELEVATION   

 

 

 

PHOTO 

#5: 

NORTH REFLECTIONS  NORTH AND 

WEST END ELEVATIONS 

 
PHOTO 

#6: 

NORTH REFLECTION SOUTH AND 

HALL WEST ELEVATION 



MARATHON/MOUNT VIEW CARE CENTER 

2400 MARSHALL STREET PHOTOGRAPHIC SURVEY 

WAUSAU, WISCONSIN 54403 EMG PROJECT NO: 125533.17R000-014.322 

   

 

   

 

 

 

PHOTO 

#7: 
HALL WEST ELEVATION AT PATIO  

 
PHOTO 

#8: 

SOUTH SHORE NORTH AND WEST 

END ELEVATION  

 

 

 

PHOTO 

#9: 
SOUTH SHORE WEST ELEVATION 

 
PHOTO 

#10: 

INTERIOR WEST  ELEVATIONS OF 

SOUTH SHORE AND REFLECTIONS  

 

 

 

PHOTO 

#11: 

INTERIOR WEST  ELEVATION OF 

SOUTH SHORE AND REFLECTIONS  

 
PHOTO 

#12: 

WEST END OF SOUTH SHORE AND 

REFLECTIONS  
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PHOTO 

#13: 

WEST END LOADING DOCK AT SOUTH 

SHORE  

 
PHOTO 

#14: 

SOUTH  ELEVATION OF SOUTH 

SHORE AND REFLECTIONS  

 

 

 

PHOTO 

#15: 

SOUTH SIDE OF CONNECTING 

CORRIDOR  

 
PHOTO 

#16: 

WEST SIDE OF CONNECTING 

CORRIDOR  

 

 

 

PHOTO 

#17: 
PATIO AT EAST SIDE OF BUILDING 

 
PHOTO 

#18: 

VISITOR ENTRANCE PATH FROM 

PARKING AREA 
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PHOTO 

#19: 
SITE PARKING AREA  

 
PHOTO 

#20: 
ENTRANCE DRIVE LANE  

 

 

 

PHOTO 

#21: 

ADJACENT AREA OPEN MUNICIPAL 

FIELD 

 
PHOTO 

#22: 

ADJACENT BACK STOP AT MUNICIPAL 

FIELD  

 

 

 

PHOTO 

#23: 

ADJACENT MUNICIPAL WALKWAY 

AND SITTING AREA 

 
PHOTO 

#24: 
BUILDING ADJACENT WALKWAYS  
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PHOTO 

#25: 
ADJACENT MUNICIPAL PICNIC AREA  

 
PHOTO 

#26: 
WEST PATIO LANDSCAPED PLANTERS  

 

 

 

PHOTO 

#27: 
WEST PATIO PICNIC PAVILION  

 
PHOTO 

#28: 
WEST SIDE GARDEN PATIO  

 

 

 

PHOTO 

#29: 
WEST  SIDE PATHWAY BRIDGE  

 
PHOTO 

#30: 

SITE DRAINAGE RIP RAP UNDER 

BRIDGE TO LAKE 
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PHOTO 

#31: 

WEST SIDE LANDSCAPED RETAINING 

WALLS  

 
PHOTO 

#32: 
WEST SIDE SMOKERS SHED  

 

 

 

PHOTO 

#33: 

BUILDING ROOFING SYSTEM WITH 

LARGE STONE AGGREGATE  

 
PHOTO 

#34: 
MECHANICAL PENTHOUSE  

 

 

 

PHOTO 

#35: 

ROOF FLASHINGS AND PARAPET 

COPINGS  

 
PHOTO 

#36: 

CONNECTOR AND FACILITY OFFICE 

ROOFING  
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PHOTO 

#37: 
EAST SIDE BUILDING GAS MAIN  

 
PHOTO 

#38: 
EAST SIDE GENERATOR UST 

 

 

 

PHOTO 

#39: 
PAD MOUNTED CONDENSING UNIT  

 
PHOTO 

#40: 
GENERATOR RADIATOR  

 

 

 

PHOTO 

#41: 

BUILDING TRANSFORMER AT 

LOADING DOCK 

 
PHOTO 

#42: 
HYDRAULIC ELEVATOR MOTOR 
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PHOTO 

#43: 
ELEVATOR CAB DISPATCHER  

 
PHOTO 

#44: 
SUPPLEMENTAL SPACE HEATER  

 

 

 

PHOTO 

#45: 
EXHAUST FAN  

 
PHOTO 

#46: 

SECONDARY HEATING HOT WATER 

PUMPS  

 

 

 

PHOTO 

#47: 

BOILER EXPANSION TANKS NAD 

HVAC AIR HANDLING UNITS  

 
PHOTO 

#48: 
CEILING MOUNTED FAN COIL UNITS  
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PHOTO 

#49: 
ELECTRICAL SUB-PANELS 

 
PHOTO 

#50: 
PERIMETER BASEBOARD HEATERS  

 

 

 

PHOTO 

#51: 
CEILING MOUNTED FAN COIL UNIT  

 
PHOTO 

#52: 
BUILDING EMERGENCY GENERATOR  
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#53: 
MAIN ELECTRICAL TRANSFORMERS  

 
PHOTO 

#54: 
BUILDING ELECTRICAL MAINS  
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PHOTO 

#55: 

DOMESTIC HOT WATER STORAGE 

BOILERS  

 
PHOTO 

#56: 
HOT WATER HEATING BOILERS 

 

 

 

PHOTO 

#57: 

NEW DOMESTIC HOT WATER 

BOILERS UNDER INSTALLATION  

 
PHOTO 

#58: 
SEWAGE EJECTOR PIT  
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#59: 
WING NURSE STATION  

 
PHOTO 

#60: 
RESIDENT ROOM CORRIDOR  
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PHOTO 

#61: 

RENOVATED RESIDENT COMMON 

SHOWER ROOM 

 
PHOTO 

#62: 

RENOVATED RESIDENT COMMON 

BATHROOM  

 

 

 

PHOTO 

#63: 

ORIGINAL RESIDENT  COMMON 

RESTROOM 

 
PHOTO 

#64: 

ORIGINAL RESIDENT COMMON 

SHOWER ROOM 

 

 

 

PHOTO 

#65: 
RESIDENT LOUNGE  

 
PHOTO 

#66: 
BEAUTY SALON  
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PHOTO 

#67: 
RESIDENT DINING ROOM  

 
PHOTO 

#68: 
STAFF CONFERENCE ROOM 

 

 

 

PHOTO 

#69: 

STAFF ASSISTED RESIDENT 

LAUNDRY ROOM  

 
PHOTO 

#70: 
INTERIOR FIRE EXIT STAIRWELL  

 

 

 

PHOTO 

#71: 
RESIDENT WING ACTIVE ROOM 

 
PHOTO 

#72: 

FIRE AND LIFE SAFETY IN RESIDENT 

WING 
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PHOTO 

#73: 
ARTS AND CRAFTS ROOM  

 
PHOTO 

#74: 
PHYSICAL THERAPY ROOM  

 

 

 

PHOTO 

#75: 

OCCUPATIONAL THERAPY 

BATHROOM  

 
PHOTO 

#76: 
ELEVATOR LOBBY  

 

 

 

PHOTO 

#77: 

SEMI-PRIVATE RESIDENT ROOM 

SHARED HALF BATHROOM  

 
PHOTO 

#78: 

SEMI-PRIVATE RESIDENT ROOM 

VANITY  
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PHOTO 

#79: 

PRIVATE RESIDENT ROOM HALF 

BATHROOM 

 
PHOTO 

#80: 
RESIDENT ROOM FURNISHINGS   

 

 

 

PHOTO 

#81: 
RESIDENT ROOM WARDROBE  

 
PHOTO 

#82: 
RESIDENT ROOM BEDS  

 

 

 

PHOTO 

#83: 

REPAIRED AND EXISTING CRACKS IN 

PENTHOUSE EIFS  

 
PHOTO 

#84: 

REPAIRED AND EXISTING EIFS 

CRACKS AT LOUVERS  
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PHOTO 

#85: 

CRACKS ALONG EXTERIOR 

PENTHOUSE WALLS  

 
PHOTO 

#86: 

FACILITY OFFICE AND CORRIDOR 

ROOF WITH HISTORY OF LEAKS  

 

 

 

PHOTO 

#87: 

ORIGINAL WOOD SASH WINDOWS 

WITH EVIDENCE OF WATER DAMAGE  

 
PHOTO 

#88: 

MISSING PIPE WRAP AT RESIDENT 

ROOM VANITY  

 

 

 

PHOTO 

#89: 

NON-COMPLIANT GRAB BARS IN 

RESIDENT ROOM BATHROOM  

 
PHOTO 

#90: 

DESIGNATED COMPLIANT RESTROOM 

1609 WITH NON-COMPLIANT OR 

MISSING ACCESSORIES  
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PHOTO 

#91: 

ENTRANCE LOBBY RESTROOM WITH 

MISSING PIPE WRAP  

 
PHOTO 

#92: 

ENTRANCE LOBBY RESTROOM WITH 

NON-COMPLIANT STALL 

CONFIGURATION  

 

 

 

PHOTO 

#93: 

MINOR AREAS OF WATER INTRUSION 

INTO BASEMENT GENERATOR ROOM  

 
PHOTO 

#94: 

AREA OF WATER INTRUSION FROM 

EXTERIOR AT GENERATOR ROOM  

 

 

 

PHOTO 

#95: 

WATER DAMAGED PIPE INSULATION 

REQUIRING REPLACEMENT  

 
PHOTO 

#96: 

WATER DAMAGED PIPE INSULATION 

REQUIRING REPLACEMENT  
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PHOTO 

#97: 

SURFACE CRACKS AND 

DETERIORATION IN CONCRETE 

VENEER 

 
PHOTO 

#98: 

POORLY REPAIRED TRIP HAZARD AT 

CONNECTING CORRIDOR EXIT  

 

 

 

PHOTO 

#99: 

FULLY SEPARATED EXPANSION 

JOINT AT BOILER STACK 

 
PHOTO 

#100: 

CRACKS IN ASPHALT PAVEMENT 

ALONG SOUTH ELEVATION  

 

 

 

PHOTO 

#101: 

NON-COMPLIANT ACCESSIBLE 

PARKING STALLS AT MAIN ENTRY 

 
PHOTO 

#102: 

TRIP HAZARD ALONG ACCESSIBLE 

PATH AT MAIN ENTRY 
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PHOTO 

#103: 

SECONDARY ACCESSIBLE STALLS 

WITH NON-COMPLIANT STRIPING AND 

SIGNAGE  

 
PHOTO 

#104: 

WORN SEAL COATING AND SURFACE 

CRACK IN PARKING AREA 

 

 

 

PHOTO 

#105: 

TREE ROOT AND EXPANSION ALONG 

MUNICIPAL PATH 

 
PHOTO 

#106: 

EAST END BUILDING ADJACENT 

WALKWAY WITH DETERIORATION  

 

 

 

PHOTO 

#107: 

ISOLATED CRACK IN CONCRETE 

VENEER AT SOUTHEAST CORNER  

 
PHOTO 

#108: 

ISOLATED PITTING IN CONCRETE 

ALONG NORTH ELEVATION  
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PHOTO 

#109: 

WORN AND DETERIORATED GASKETS 

AT ORIGINAL WINDOWS  

 
PHOTO 

#110: 
LOOSE STONES IN RETAINING WALL  

 

 

 

PHOTO 

#111: 
CORROSION AT LOADING DOCK 

 
PHOTO 

#112: 

POORLY REPAIRED PAVEMENT AT 

SMOKING SHED  

 

 

 

PHOTO 

#113: 

SURFACE CRACK AT MAIN PARKING 

AREA PEDESTRIAN ENTRANCE  

 
PHOTO 

#114: 

PIPE INSULATION IN BOILER ROOM 

WITH SUSPECT MOLD GROWTH  
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PHOTO 

#115: 

WATER DAMAGED PIPE INSULATION 

IN BOILER  

 
PHOTO 

#116: 

WATER DAMAGED PIPE INSULATION 

IN MECHANICAL PENTHOUSE  
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Date Completed: May 15, 2017 

Property Name: Marathon/Mount View Care Center 

EMG Project 
Number: 

125533.17R000-014.322 

 

 Building History Yes No Unk Comments 

1 Has an ADA survey previously been completed 
for this property? 

    

2 Have any ADA improvements been made to the 
property? 

    

3 Does a Transition Plan or Barrier Removal Plan 
exist for the property? 

    

4 
Has building ownership or management received 
any ADA related complaints that have not been 
resolved? 

    

5 Is any litigation pending related to ADA issues?     

 Parking Yes No NA Comments 

1 
Are there sufficient accessible parking spaces 
with respect to the total number of reported 
spaces?   

   

The property has 180 parking stalls requiring six 
stalls; five standard and one van accessible stall.  
There are currently eight designated stalls; none is 
fully compliant.  There are three accessible stalls 
adjacent to the main entrance.  It is recommended 
two standard and one van accessible stall be placed 
at this location.  The remaining three stalls should be 
placed at the existing location within the parking area 
adjacent to the main entrance path leading to the 
entrance doors 

2 Are there sufficient van-accessible parking spaces 
available?   

    

3 
Are accessible spaces marked with the 
International Symbol of Accessibility?  Are there 
signs reading “Van Accessible” at van spaces? 

    

4 

Is there at least one accessible route provided 
within the boundary of the site from public 
transportation stops, accessible parking spaces, 
passenger loading zones, if provided, and public 
streets and sidewalks? 

    

5 Do curbs on the accessible route have depressed, 
ramped curb cuts at drives, paths, and drop-offs? 

    

6 
If required does signage exist directing you to 
accessible parking and an accessible building 
entrance?   

    

http://www.emgcorp.com/
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 Ramps Yes No NA Comments 

1* 
Do all ramps along accessible path of travel 
appear to meet slope requirements?  ( 1:12 or 
less) 

    

2 Are ramps that appear longer than 6 FT complete 
with railings on both sides? 

    

3 Does the width between railings appear at least 
36 inches? 

    

4 
Is there a level landing for approximately every 30 
FT horizontal length of ramp, at the top and at the 
bottom of ramps and switchbacks? 

    

 Entrances/Exits Yes No NA Comments 

1 
Do all accessible entrance doorways appear 
either at least 32 inches wide or not a revolving 
door? 

    

2 If the main entrance is inaccessible, are there 
alternate accessible entrances? 

    

3 
Is the door hardware easy to operate (lever/push 
type hardware, no twisting required and not higher 
than approximately 48 inches above the floor)? 

    

 Paths of Travel Yes No NA Comments 

1 
Are all paths of travel free of obstruction and wide 
enough for a wheelchair (appear at least 36 
inches wide)? 

    

2 Are wheelchair-accessible facilities (toilet rooms, 
exits, etc.) identified with signage? 

    

3 Is there a path of travel that does not require the 
use of stairs? 

    

 Elevators Yes No NA Comments 

1 
Do the call buttons have visual and audible 
signals to indicate when a call is registered and 
answered when car arrives? 

    

2 Are there visual and audible signals inside cars 
indicating floor change? 

    

3 
Are there standard raised and Braille marking on 
both jambs of each hoist way entrance as well as 
all cab/call buttons? 
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 Elevators Yes No NA Comments 

4 

Do elevator doors have a device, which will stop 
or reopen a car door if object or a person 
obstructs the door? 

    

5 

Are elevator controls low enough to be reached 
from a wheelchair (appears to be between 15 and 
48 inches)? 

    

6 

If a two-way emergency communication system is 
provided within the elevator cab, is it usable 
without voice communication? 

    

 Toilet Rooms Yes No NA Comments 

1 Are common area public restrooms located on an 
accessible route? 

    

2 Are pull handles push/pull or lever type?     

3 Are there audible and visual fire alarm devices in 
the toilet rooms? 

    

4 Are toilet room access doors wheelchair-
accessible (appear to be at least 32 inches wide)? 

    

5 
Are public restrooms large enough to 
accommodate a wheelchair turnaround (appear to 
have 60” turning diameter)? 

    

6 In unisex toilet rooms, are there safety alarms with 
pull cords? 

    

7 Are toilet stall doors wheelchair accessible 
(appear to be at least 32” wide)? 

    

8 Are grab bars provided in toilet stalls?     

9 Are sinks provided with clearance for a wheelchair 
to roll under (appear to have 29” clearance)? 

    

10 Are sink handles operable with one hand without 
grasping, pinching, or twisting? 

    

http://www.emgcorp.com/
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 Toilet Rooms Yes No NA Comments 

11 Are exposed pipes under sink sufficiently 
insulated against contact? 

    

 Guest Rooms Yes No NA Comments 

1 

How many total accessible sleeping rooms does 
the property management report to have?  Are 
there sufficient reported accessible sleeping 
rooms with respect to the total number of reported 
guestrooms?  See attached hot sheet. 

   
 

 

2 

How many of the accessible sleeping rooms per 
property management have roll-in showers?  Are 
there sufficient reported accessible rooms with 
roll-in showers with respect to the total number of 
reported accessible guestrooms?  See attached 
hot sheet. 

    

3 

How many assistive listening kits and/or rooms 
with communication features are available per 
property management?  Are there sufficient 
reported assistive listening devices with respect to 
the total number of rooms?  See attached hot 
sheet. 

 

    

 Pools  Yes No NA Comments 

1 
Are public access pools provided?  If the answer 
is no, please disregard this section. 

    

2 
How many accessible access points are provided 
to each pool/spa?  Is at least one fixed lift or 
sloped entry to the pool provided?   

    

 Play Area Yes No NA Comments 

1 
Has the play area been reviewed for accessibility?  
All public playgrounds are subject to ADAAG 
standards. 

    

 Exercise Equipment Yes No NA Comments 

1 
Does there appear to be adequate clear floor 
space around the machines/equipment (30” by 
48” minimum)?   

    

 
*Based on visual observation only; the slope was not confirmed through measurements. 
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APPENDIX E:   

PRE-SURVEY QUESTIONNAIRE 



FCA (EMG-Dude Solutions) 
Pre-Survey Questionnaire 

 

January 2017 Update 

 

This questionnaire must be completed by the property owner, the owner's designated representative, or someone 

knowledgeable about the subject property. If the form is not completed, EMG’s Project Manager will require additional 

time during the on-site visit with such a knowledgeable person in order to complete the questionnaire.  During the site visit, 

EMG's Field Observer may ask for details associated with selected questions.  This questionnaire will be utilized as an 

exhibit in EMG's final report. 

 

Name of Institution: Marathon County 

Name of Building: Facilities and Capital Management Building #: Mount View Care Center 

Name of person completing questionnaire: Bob Gierman – Terry Kaiser 

Length of Association With the Property: 30 years Phone Number: 715-261-6980 

 

Site Information 

Year of Construction? 1986 

No. of Stories? 3 

Total Site Area? 27 Acres – NCHC Total 

Total Building Area? 108,643 Sq Ft 

 

Inspections 
Date of Last 

Inspection 
List of Any Outstanding Repairs Required 

1. Elevators 1st Quarter 2017 Quarterly Inspection done on all elevators 

2. HVAC Mechanical, Electric, 

Plumbing? 
November 2016 PLBG backflow preventors 

3. Life-Safety/Fire? Monthly MC Conducts Monthly Inspections 

4. Roofs?  N/A EPDM ballasted approx. 18 + years old 

 
Key Questions Response 

Major Capital Improvements in Last 3 yrs. 

Major renovation remodel was planned not completed 2013 – no 

improvements since. Generator control panel and controls on transfer 

switches  

Planned Capital Expenditure For Next Year? Hot water heater replacement 

Age of the Roof? 18 years 

What bldg. Systems Are Responsibilities of 

Tenants? (HVAC/Roof/Interior/Exterior/Paving) 

MARATHON COUNTY FACILITIES IS RESPONSIBLE FOR ALL 

SYSTEMS ON SITE. 

  

 
Mark the column corresponding to the appropriate response.  Please provide additional details in the Comments column, or 

backup documentation for any Yes responses.  (NA indicates “Not Applicable”,  Unk indicates “Unknown”) 

QUESTION Y N Unk NA COMMENTS 

ZONING, BUILDING DESIGN &  LIFE SAFETY ISSUES 

1 
Are there any unresolved building, 

fire, or zoning code issues? 
 x    

2 
Is there any pending litigation 

concerning the property? 
 x    

3 
Are there any other significant 

issues/hazards with the property? 
 x    



FCA (EMG-Dude Solutions) 
Pre-Survey Questionnaire 

 

January 2017 Update 

 

4 
Are there any unresolved 

construction defects at the 

property? 

x    Windows need to be replaced. 

5 
Has any part of the property ever 

contained visible suspect mold 

growth? 

 x    

QUESTION Y N Unk NA COMMENTS 

6 
Is there a mold Operations and 

Maintenance Plan? 
 x    

7 
Are there any recalled fire sprinkler 

heads (Star, GEM, Central, and 

Omega)? 

 x    

8 
Have there been indoor air quality 

or mold related complaints from 

tenants?  

 x   .  

GENERAL SITE 

9 
Are there any problems with 

erosion, storm water drainage or 

areas of paving that do not drain? 

 x    

10 
Are there any problems with the 

landscape irrigation systems? 
 x    

BUILDING  STRUCTURE 

11 
Are there any problems with 

foundations or structures? 
 x    

12 
Is there any water infiltration in 

basements or crawl spaces? 
 x    

13 
Has a termite/wood boring insect 

inspection been performed within 

the last year? 

 x    

BUILDING  ENVELOPE 

14 
Are there any wall, or window 

leaks? 
x    Windows leak  

15 
Are there any roof leaks? 

 x    

16 
Is the roofing covered by a 

warranty or bond? 
x    

20 year warranty – 18 year old roof – remainder of 

warranty 

17 
Are there any poorly insulated 

areas? 
 x    

18 
Is Fire Retardant Treated (FRT) 

plywood used? 
 x    
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19 
Is exterior insulation and finish 

system (EIFS) or a synthetic 

stucco finish used? 

 x    

Mark the column corresponding to the appropriate response.  Please provide additional details in the Comments column, or 

backup documentation for any Yes responses.  (NA indicates “Not Applicable”,  Unk indicates “Unknown”) 

QUESTION Y N Unk NA COMMENTS 

BUILDING HVAC AND ELECTRICAL 

20 
Are there any leaks or pressure 

problems with natural gas service? 
 x    

21 
Does any part of the electrical 

system use aluminum wiring? 
  x  Feed to the building is unknown. 

22 
Do Residential units have a less 

than 60-Amp service? 
   x  

23 
Do Commercial units have less 

than 200-Amp service? 
 x    

24 
Are there any problems with the 

utilities, such as inadequate 

capacities? 

 x    

ADA 

25 
Has the management previously 

completed an ADA review? 
 x    

26 
Have any ADA improvements 

been made to the property? 
 x    

27 
Does a Barrier Removal Plan exist 

for the property?  
 x    

28 
Has the Barrier Removal Plan 

been approved by an arms-length 

third party? 

 x    

29 
Has building ownership or 

management received any ADA 

related complaints? 

 x    

30 
Does elevator equipment require 

upgrades to meet ADA standards? 
 x    

PLUMBING 

31 
Is the property served by private 

water well? 
 x    

32 
Is the property served by a private 

septic system or other waste 

treatment systems? 

 x    

33 
Is polybutylene piping used? 

 x    
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34 
Are there any plumbing leaks or 

water pressure problems? 
 x    

 
 

 
Additional Issues or Concerns That EMG Should Know About? 

 

1.  

2.  

3.  

 
Items Provided to EMG Auditors 

 Yes No N/A Additional Comments? 

Access to All Mechanical Spaces x    

Access to Roof/Attic Space x    

Access to Building As-Built Drawings   x As builts not available  

Site plan with bldg., roads, parking and other features x    

Contact Details for Mech, Elevator, Roof, Fire 

Contractors: 
x    

List of Commercial Tenants in the property   x MVCC   

Previous reports pertaining to the physical condition of 
property. 

  x  

ADA survey and status of improvements implemented.   x  

Current / pending litigation related to property 

condition. 
  x  

Any brochures or marketing information.   x  

 

 

________________________________     ___________ 

Signature of person Interviewed or completing form       Date 
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On the day of the site visit, provide EMG's Field Observer access to all of the available documents listed below.  
Provide copies if possible. 

 

INFORMATION REQUIRED 
 
1. All available construction documents (blueprints) for 
the original construction of the building or for any tenant 
improvement work or other recent construction work. 
 
2. A site plan, preferably 8 1/2" X 11", which depicts the 
arrangement of buildings, roads, parking stalls, and other 
site features. 
 
3. For commercial properties, provide a tenant list, which 
identifies the names of each tenant, vacant tenant units, 
the floor area of each tenant space, and the gross and 
net leasable area of the building(s). 
 
4.  For apartment properties, provide a summary of the 
apartment unit types and apartment unit type quantities, 
including the floor area of each apartment unit as 
measured in square feet. 
 
5.  For hotel or nursing home properties, provide a 
summary of the room types and room type quantities. 
 
6.  Copies of Certificates of Occupancy, building permits, 
fire or health department inspection reports, elevator 
inspection certificates, roof or HVAC warranties, or any 
other similar, relevant documents. 
 
7. The names of the local utility companies, which serve 
the property, including the water, sewer, electric, gas, 
and phone companies. 

8.  The company name, phone number, and contact 
person of all outside vendors who serve the property, 
such as mechanical contractors, roof contractors, fire 
sprinkler or fire extinguisher testing contractors, and 
elevator contractors. 
 
9.  A summary of recent (over the last 5 years) capital 
improvement work which describes the scope of the 
work and the estimated cost of the improvements.  
Executed contracts or proposals for improvements.  
Historical costs for repairs, improvements, and 
replacements. 
 
10.  Records of system & material ages (roof, MEP, 
paving, finishes, furnishings). 
 
11. Any brochures or marketing information. 
 
12. Appraisal, either current or previously prepared. 
 
13.  Current occupancy percentage and typical turnover 
rate records (for commercial and apartment properties). 
 
14.  Previous reports pertaining to the physical condition 
of property. 
 
15. ADA survey and status of improvements 
implemented. 
 
16.  Current / pending litigation related to property 
condition. 

 

Your timely compliance with this request is greatly appreciated. 

 


