20 POINT CHECKLIST

WHAT YOU NEED TO UNDERSTAND
ABOUT YOUR COMMERCIAL PROPERTY
BEFORE YOU MAKE A DEAL

If you’re in the process of acquiring a commercial property to buy or
lease for your business, it’s important to do your due diligence in
becoming familiar with the property history and conditions. These can
affect just about every step of the design and build process (and its
respective expense), and are one of the largest fixed costs for any
business. Here are 20 factors we recommend you consider before you
sign the deal.
Obtaining clarification on these factors will help you to understand the
true costs for your tenant improvement (TI), potential time delays, any
limitation of design, and will mitigate your overall risk in the leasing and
construction process.
A qualified pre-construction property analysis from a licensed tenant
improvement general contractor can help you best negotiate your lease.
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Zoning
You must confirm with your local municipality that your
accurately described business is allowed at the address of your
space. A less-than-thorough investigation of your proposed
use for the space can make for an insurmountable hurdle later
on, especially devastating after lots of time and money have
been spent.
Rent Abatement & TI Allowance
What are the conditions of the lease and rent requirements
during the time period you are seeking a permit? For example,
if your permit is delayed for 6 months due to unforeseen
administrative processes at your local municipality, how does
this impact your lease? How are lein releases handled?
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Electrical System
In California, the electrical scope of work in commercial TI is
typically one of the most expensive overall costs. It’s
important to understand the total amount of available amps,
phase types, amount of available new circuit connections, the
code compliance status of the existing electrical system, the
condition and efficiency of lighting (e.g. incandescent,
fluorescent, or LED), and barriers to changes in the electrical
system. It's also important to understand how Title 24 energy
conservation requirements will affect your project (See #17).
Plumbing System
Know the size, condition, and location of the water supply
pipes as well as the sewer. We recommend, and routinely
perform, a camera inspection prior to scoping to obtain a
visual of the condition of the piping and the depth of sewer at
locations where new plumbing will occur. This information
will have an impact on both design and usability of the space.
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Structural
Are there load bearing walls or other structural elements you
need to know about before space planning? Establish the slab
or foundation type.
Roof
Are there any signs of roof leaks, past or present? The roof is
almost always the landlord's responsibility, but what would be
the impact of a roof leak on your business?
Mechanical (HVAC) System
Know the details of the mechanical system, including service
conditions, history, age and condition of the equpment, and
the system's capacity. Confirm who will be responsible for
the ongoing service: tenant or landlord? It is highly
recommended to obtain an audit from a qualified mechanical
(HVAC) contractor. If any problems or concerns are
discovered, request the landlord perform adequate repair,
servicing, and provide warranties prior to move-in.
Accessible Restrooms
Do the restrooms meet
all current guidelines for
accessibility? Restroom
dimension are critical,
and non-compliant
spaces can require
significant expense to
bring up to current code.
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Demolition & Hazardous Materials
What's the most practical way to carry out the necessary
demolition? Have subsurface, roof, behind walls and above
ceilings inspected for hazmats, e.g. asbestos, 9”x 9” black glue
tiles, or PCBs. Hazardous materials may need to be removed
or their presence is very likely to otherwise hinder design
considerations. Containment and removal of these materials
require careful planning and safe, professional handling.
Exterior Signage
Establish all the available locations for exterior sign
installations, and know the sign criteria mandated by the
landlord and the City. Is there already available power at the
preferred sign locations?
Building Envelope
Are the door seals and window seals complete? Are there
possible flood threats from the exterior? Is there protection
and adequate drainage? Is there insulation at the roof? Who
pays for damage in the result of a flood event: landlord or
tenant?
Design
Are as-built plans available for the space and the entire
property, including parking calculations, structural
information and MEP information (.DWG preferred)?
Preliminary ballpark estimates for TIs can be much lower
than the actual costs identified once construction drawings
and details are provided. Keep in mind also that the landlord
may need to approve the proposed vision for the space, and
be provided with the 3D renderings, space plan, and demo
plan. How long will the approval take from the landlord?
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Food Service
What are the grease trap provisions? Note the possible
locations and limitations, and also consider the need for hood
systems, exhaust, and make-up air.
Construction Restrictions
Ask your landlord what, if any, specific requirements there
are pertaining to construction activities. For example, some
landlords require work to be done only after normal business
hours and/or over the weekend, so as not to conflict with
usual business operation or traffic. They may also require
barricades to shield off the construction from neighbors and
clientele. Such restrictions can raise overall construction costs
by 5-15%, depending on the factors involved.
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Flooring
The existing flooring could be concealing costly subsurface
conditions, like elevation or moisture issues, which require
repair work before new flooring can be installed, or require
new flooring installation even if you weren't planning on
upgrading.
Fire Suppression (FS) & Protection
Is the space/building sprinklered? What is the condition of
the current FS backflow? What is the capacity of the existing
FS supply?
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Title 24
Title 24 is a set of energy efficiency code requirements
established in 2014 by the California Energy Commission for
new construction of, and additions and alterations to,
residential and nonresidential buildings. Title 24 applies to all
building occupancies and related features and equipment
throughout the state. It contains requirements for structural,
mechanical, electrical, and plumbing systems, and requires
stringent and enforceable measures for energy conservation,
green design, construction and maintenance, fire and life
safety, and accessibility.
Call APS for details on understanding how Title 24 standards
may impact your property.
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Parking & Accessibility
Is there available parking for your space? Is there handicap
accessible parking? What is the total parking available? Is
there an existing parking analysis on file? Do the accessible
parking spaces meet current code? Is the path of travel to the
front door code compliant? Is the height difference between
exterior and interior of your space ½” or less? Do the door
sizes, function, swing direction, and clearance meet building
code and accessibility requirements?
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Understand Neighboring Tenants
What are the lease terms and customer base of the anchor
tenants or neighboring companies on or near the property?
Are they satisfied with their relationship? How will their
activities impact your business (if at all), and vice versa?
Period of Tenure
Do you plan on staying in the building for 5 years, 10 years,
longer? Existing and planned finishes and equipment which
require replacement or costly service sooner than your lease
term, for example, could end up costing you more than
planned in the long run. Asses your space's flooring, painting,
finishes, and other equipment for depreciation and shelf life.
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The more elements you can collect information about, and assign
values to, the more enabled you will be to arrive at an even-handed
negotiation table. You're investing your time and money, so don't
overlook possible deal breakers that can only be surfaced with the
valuable insight of a design-build General Contractor (DBGC).
Most DBGCs will be inclined to help in this stage of the process, and
drawing upon their unique experience and perspective can save you
tens of thousands of dollars. Knowing the ins and outs of structural
conditions, city inspections, and the nitty gritty of the work required
before your dream design can take shape will help elucidate the true
scope of work and cost of your project.
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If you’re in our part of town and are getting ready to begin the due
diligence process on a commercial property, let us help! To get the
most value out of this checklist and your property, call APS General
Contractor to schedule a detailed site analysis.
Projects Pictured
cover Priority Public House, Encinitas, Exterior and New Building Construction,
5,000sf TI
SparkCycle, Liberty Station, Design, CD’s, Permits & 5,000sf TI
Moniker Commons CoWorking, Liberty Station, 8,000sf TI
p3 Keller Williams CPA, Liberty Station, 3,000sf TI
p6 Pipirins Carne Asada, Downtown San Diego, 1,850sf Restaurant
p7 Pure Barre, Downtown San Diego, 2,000sf TI
Title Boxing, Chula Vista, Design, CD’s & 5,500sf TI
p8, 10 Olmstead CPA, Costa Mesa, Design, CD’s, & 2,000sf TI
p9 Moniker Commons CoWorking, Liberty Station, 8,000sf TI
p11 Robek’s Juice, Rancho Bernardo, 1,500sf TI
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