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‘ Professional Building Inspection Service

11757 W Ken Caryl Ave F219, Littleton, CO 80127
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Inspection Address: 123 Main Street
Report Number: 02.0628

Commercial Property Buyer / Owner
987 Main Street
City, State Zip

At your request, an inspection of the above property was performed on 6/17/02. InspectPro is
pleased to submit the enclosed report. This report is a professional opinion based on a visual inspection
of the accessible components of the property. This report is not an exhaustive technical evaluation. An
evaluation of this nature would cost many times more.

Please understand that there are limitations to this inspection. Many components of the property
are not visible during the inspection and very little historical information is provided in advance of the
inspection. While we can reduce your risk of purchasing a property, we cannot eliminate it, nor can we
assume it. Even the most comprehensive inspection cannot be expected to reveal every condition you
may consider significant to ownership. In addition to those improvements recommended in our report, we
recommend that you budget for unexpected repairs. On average, we have found that setting aside
roughly one percent of the value of the property on an annual basis is sufficient to cover unexpected
repairs.

Your attention is directed to your copy of the Inspection agreement. It more specifically explains
the scope of the inspection and the limit of our liability in performing this inspection. We are not
associated with any other party to the transaction of this property, except as may be disclosed to you.

The information provided in this report is solely for your use. InspectPro will not release a copy of
this report without your written consent.

Thank you for selecting our company. We appreciate the opportunity to be of service. Should you
have any questions about the general condition of the property in the future, we would be happy to
answer these. There is no fee for this telephone consulting. Our fees are based on a single visit to the
property. If additional visits are required for any reason, additional fees may be assessed.

Sincerely,

InspectPro, LLC

William D. Low
Member/Manager
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1.0 Report Summary

1.1 THE PROPERTY IN PERSPECTIVE

This appears to be a good quality 17-year-old (approximate age) property that has been maintained in good condition. Some
of the systems of the building are aging and will require updating over time. Aswith all properties, ongoing maintenanceis
also required. Despitethe older systems, the improvements that are recommended in this report are not considered
unusual for a property of this age and location.

1.2 CONVENTIONS USED IN THIS REPORT

For your convenience, the following conventions have been used in this report.
Defect: The condition is considered deficient, defective, or one that requires immediate attention.
Safety Concern: The condition is considered a safety concern.

Typical Flaw: The condition does not present immediate functional problems, but improvements should be considered.
Item to Monitor: Further investigation and/or monitoring is recommended.

Please note that those observations listed under “ Discretionary Improvements” are not essential repairs, but represent logical
long-term improvements.

1.3 IMPROVEMENT RECOMMENDATION HIGHLIGHTS

Thefollowing is asynopsis of the more significant items that should be addressed over the short term. Other significant
improvements, both within the report and outside the scope of thisinspection, may also be necessary. Please refer to the
body of this report for further details.

The asphalt paving isin mild disrepair but considered serviceable. All depressions at the south and west parking areas
should be repaired. The asphalt in the east parking area has settled and is damaged as a result of heavy traffic (trash
trucks). The areas of surface deterioration at the southeast area should be renewed and reinforced to handle such traffic.
Generally speaking, the asphalt badly cracked and replacement will ultimately be necessary. A standing puddie was
noted in the west parking area. Grading improvements should be performed to have the area drain properly. Sealingis
recommended where the asphalt was cut out for the new curb islands.

The parking lot damage, potholes and displacement presents ahazard. This condition should be for improved safety and
durability.

The soil below the walkway has settled and/or heaved. The west walk near the florist boutique appears to have been
mudjacked. Improvements should be considered to minimize moisture penetration. All joints should be sealed. The
walk at various store front doors appears to slope toward the building. Moisture may enter the building at these
locations.

The maintenance and repairs records to the roof are unknown. Roof service records were requested by not provided.
Ceiling stains and damaged tiles were noted in most of the units. Leakage appears to be an on going problem. Generally
speaking, the manufacture advises to completely renovate the field seams by re-covering with a new layer of seaming
material after the end of the warranty period (normally ten to fifteen years). It isunknown if or when thiswas done. If
this has not been done it should be done to extend the life of theroof. All membrane damage and any blisters should be
repaired. Small punctures and temporary flashing (paint cans on two roof penetrations) were observed on the single ply
membrane. Missing gravel should be replaced otherwise this usually leads to a shortened life expectancy and increases
the potential for ultraviolet damage to the membrane. This must be done carefully in order to avoid damage to the
membrane. Ballast should not be added to aroof without areview of the roof load capacity by a structural engineer.

The owner should be consulted as to the maintenance history of the roof and the purpose of the additional larger stone
ballast. Since the roof is covered with stone ballast (asit should be), the membrane could not be closely examined.
However thereis evidence that suggest problemsto the roof covering exists. While waking on the roof, it was noted that
the roof insulation appeared to be “soft” under foot, which generally indicates that it has absorbed excessive moisture.
Older roofs degrade over time resulting in a higher level of repairs to reduce leakage. If neglected or ignored, the
moisture can cause the roofing material to fail prematurely, damaging insulation, creating soft and low spots and adding
weight to theroof. Additionally, alarger size of ballast stone was placed on the perimeter of the structure; this would
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suggest that windstorms might have caused damage. The effect of the wind can exert aforce on the roof system and
attachments that causes excessive stress on the seams and connection points, displacement of roof ballast and even
separation from the roof deck and building. Placing larger stone ballast is usually an indication that the wind may have
been aproblem in the past and the smaller lighter ballast was not adequate to resist the uplift forces.

The ceiling tile and HV AC duct displays moisture penetration that appears to aresult of the roof top heating/cooling unit.
Frequently the metal housings around these units allow water entry. Missing or broken weather seal's on equipment
housings (not visible) may allow weather seals and sheet metal joints to loose water-tightness. A mechanica contractor
should further evaluate the roof top mechanical units for leakage and repair as necessary.

1.4 SUMMARY OF REPAIRS

SUMMARY OF NECESSARY REPAIRS

The following table summarizes the recommendations made in this report that are of an immediate, necessary nature.

Recommendations

Report Reference

Budget Cost (2002 Dollars)

Asphalt paving repairs at the west and south 11.2 $5000 and up
parking areas.*

General localized roof repairs. 9.2 $15000 - $20000
Replace Localized Damaged / Soft Insulation. 12.2 $5000 and up
Service heating equipment. 5.2 $5000 or more

SUMMARY OF SHORT-TERM REPAIRS

The following table summarizes the recommendations made in this report that should be addressed within the next 2 years.

Recommendations

Report Reference

Budget Cost (2002 Dollars)

Repair crack in brick and monitor for future 3.2 Minor
movement.

Electrical distribution wiring repairs. 4.2 Minor
Asphalt paving renewal* 11.2 $3 - $4 per sq. ft.
Replace older heating and cooling rooftop units, as 5.2 $1500 per ton each

necessary.*

SUMMARY OF UNPREDICTABLE REPAIRS

The following table summarizes the recommendations made in this report that are unpredictable by nature, but may require

addressing within the next few years.

Recommendations

Report Reference

Budget Cost (2002 Dollars)

Replace older heating and cooling rooftop units, as 5.2 $1500 per ton each
necessary.

Replace water damaged celling tiles. 10.2 Minor
Reroof the Single Ply Membrane* 9.2 $5-8 per sq. ft.
Improve roof insulation when reroofing. 12.2 Over $20000

* Thetiming for replacement of this component is unpredictable. Statistically, it is near the end of its life expectancy at this

time.
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2.0 Introduction

As per the request of the buyer / owner and in accordance with our inspection agreement, a visual inspection was performed
on the above referenced the property. This report is a professional opinion, based on the accessible features of the building.
We evaluated the current physical condition; we did not perform adesign analysis. We visually reviewed the performance,
looking for evidence of distress. It should be understood that there are limitations to such an inspection. Throughout any
inspection, inferences are often drawn which cannot be confirmed by direct observation. Therefore, it should be understood
that we can reduce the number of unforeseen repairs; however, we cannot eliminate them. Consequently, no guarantee or
warranty can be offered or implied. Only the items specifically addressed in this report were examined. No comment is
offered on fire protection equipment or on fire regulation, building code and building bylaw compliance, or environmental
concerns.

The building sis asingle-story Retail / Commercia Office Space structure covering approximately 35, 000 square feet (very
rough estimate). The visible evidence suggests that the building was constructed in 1984. For the purpose of thisreport, it is
assumed that the property faces west.

A set of structural, architectural, electrical and mechanical plans by Commercial Builders was provided for review. These
included drawings AO to A12, P1-P2, M1-M2, and E1-E2. These plans were not marked “as-built,” which limits their
usefulness. There are several areas where obvious deviation exists between the actual construction and the proposal on the
plans. Thisis not uncommon as changes are regularly made at the time of construction and over the life of the property. The
plans were reviewed for general information only. The plans were not reviewed to ascertain fidelity of construction, verify
building code compliance, or for the purposes of design analysis.

INQUIRIES TO LOCAL AUTHORITIES

No inquiries were made to the local building department for any outstanding building code violations or to ensure a
certificate of occupancy was issued for the building. It may be wise to check with local authorities and the local fire
department to for any outstanding violations.

WEATHER CONDITIONS

Dry wesather conditions prevailed at the time of the inspection. The estimated outside temperature was 90 degrees F.
Westher conditions leading up to the inspection have been relatively dry.

2.1 SCOPE OF THE INSPECTION

Thisreport isintended for the exclusive use of our client. Use of the information contained within the report by any other
party is not intended and, therefore, we accept no responsibility for such use. This report provides recommendations,
preliminary cost estimates and priorities for: « remedying major deficiencies, « updating ageing major components, and ¢
undertaking further detailed investigations. The recommendations are for remedial actionsthat are considered to be beyond
the normal maintenance of the building. Costs are provided for recommendations expected to exceed $3,000. The costs are
only intended to provide an order of magnitude. Contractors should be contacted for exact quotations.

Our inspection was limited to identify the existing conditions of the following readily visible building components:
Structure « Electrical System ¢ Heating System ¢ Air-conditioning System « Plumbing System ¢ Roofing System « Ventilation
System ¢ Exterior Components ¢ Insulation ¢ Interior Components. This assessment meets or exceeds the ASTM standard
E2018-99 for Property Condition Assessments, except as may be noted in the “ Limitations of Inspection” sections within this

report.

Thisreport isan opinion of the general condition of the property based on alimited visual inspection and is not an
engineering evaluation. Representative samples of components are viewed in areas that are accessible at the time of the
inspection. No destructive testing or dismantling of building components is performed. Often, following the Inspector’s
advice will result in enhanced safety or improved performance and/or extended life for the component in question. In listing
these items, your Inspector is not offering any opinion as to who, among the parties to your transaction, should take
responsihility for addressing any of these concerns. As with most other facets of your transaction, we recommend
consultation with your Real Estate Professional for further advice with regards to the items contained in thereport. It isthe
goal of the inspection to assist the buyer to make an informed decision. Not all improvements will be identified during this
inspection. Unexpected repairs should still be anticipated. The inspection should not be considered a guarantee or warranty
of any kind. Please refer to the inspection agreement for afull explanation of the scope.
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3.0 Structural Components

3.1 DESCRIPTION OF STRUCTURAL COMPONENTS

Foundation: - Poured Concrete - Concrete Block
- Pier/Post
Floor Structure: - Slab on Grade
Wall Structure: -Masonry - Post and Beam
Roof / Ceiling Structure: - Steel Beams and Roof Open Web Joists
- Suspended Ceiling .
Roof Sheathing: - Steel Deck - Method Of Inspection: Spot ?

Checked Viewed From Interior

e
Structure

3.2 STRUCTURAL COMPONENT OBSERVATIONS AND DISCUSSION

The construction of the building is considered to be good quality. The materials and workmanship, where visible, are above
average. The building exhibits no evidence of substantial structural movement. The building is of steel frame construction.
with concrete foundations that support the steel frame structure. Open web stedl joists support the steel roof deck with the
exterior walls and steel beams and columns supporting the roof joists. The structure has all masonry constructed exterior
walls and the floors appear to be reinforced concrete slabs.

Typical minor cracks were observed in the exterior wallsin many locations. It is suspected that the cracks are caused by
slight movement in the exterior concrete slab adjacent to the wall.

Slightly larger than typical exterior wall cracks were observed at the south west corner. The amount of movement does
not suggest a serious structural problem. This area should, of course, be monitored. The rate of movement cannot be
predicted during a one-time visit to the property. These cracks are not cause for alarm.

Common minor cracks were observed in the foundation walls in various locations. Thisimplies that some structural
movement of the building has occurred. Thistype of cracking is usually the result of shrinkage of the concrete as it
cures. Shrinkage cracks are very common and should not be cause for alarm.

Typical concrete floor cracks were observed. These cracks are very common. Minor unevenness was observed in the
floor slab. It may be the result of the materials, installation methods and settlement.

No evidence of significant moisture penetration at the foundation level was evident at the time of the inspection. It
should be understood that it is impossible to predict whether moisture penetration will pose a problem in the future. The
vast majority of leakage problems are the result of insufficient control of stormwater at the surface. Please refer to the
Roofing and Exterior sections of the report for more information.

3.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs Time Frame
Repair crack in the brick and monitor for Minor OneYear
future movement.

LIMITATIONS OF STRUCTURAL COMPONENT INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. Assessing the structural integrity of abuilding is
beyond the scope of atypical inspection. A more detailed analysis is recommended where there are structural concerns about
the building. Inspection of structural components was limited by (but not restricted to) the following conditions:

Structural components concealed behind finished surfaces, furniture, and/or storage could not be inspected.

Only arepresentative sampling of visible structural components were inspected.

The evaluation of the building’s structure was limited because of the interior finishes.

Please al so refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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4.0 Electrical System

4.1 DESCRIPTION OF ELECTRICAL SYSTEM

Size of Electrical Service: - Unable to determine Transformer
Size
Service Entrance Wires: -Underground - Conductors Not
Visible
Main Disconnect: - Breakers - Located Exterior
-Main Service Disconnect Rating 2
@ 1200 Amps
Service Ground: - Ground Connection Not Visible Electrical
(plansindicate water pipe and
foundation steel)
Main Distribution Panel: - Breakers - Located South Exterior
- Panel Rating 125 to 400 Amps
Branch/Auxiliary Panel: - Breakers - Located at Each Unit
Distribution Wiring: - Copper
Receptacles: - Grounded
Ground Fault Circuit Interrupters: - Bathroom(s)

4.2 ELECTRICAL OBSERVATIONS AND DISCUSSION

Generally speaking, the electrical systemisin good order. While detailed load cal culations were not performed, no problems
are suspected with the service capacity. The current occupants indicated that no power interruptions have been encountered.
The distribution equipment appears to be well arranged. The electrical service to the building is underground. Thereisa
transformer at the south end of the building that appears to provide a 120/208-volt, three-phase service for the main building
panels. The building is equipped with 2 - 1200 amp, 120/208-volt, three-phase, four-wire service panels. The main serviceis
divided into the following sub-services. Each sub-service isindividually metered.

All outlets and light fixtures that were tested operated satisfactorily. Inspection of the electrical system reveaed the need for
minor improvements, as is typical of most properties. Although these improvements are not costly to repair, they should be
considered high priority for safety reasons. Unsafe electrical conditions represent a shock hazard. A licensed electrician
should be consulted to undertake the improvements recommended below.

Loose electrical connections or abandoned wire within the distribution panels should be improved. Abandoned wiring
was noted in the panel for unit 13. This should be removed or appropriately terminated.

Missing or damaged outlet cover plates should be replaced.
Wiring exposed on interior finishes should be relocated or protected by arigid conduit.
Extension cords were noted in the unit 18. These should be replaced with permanent wiring.

Improper electrical connectionsin the ceiling space of unit 3 should be improved. All electrical connections should be
made inside junction boxes fitted with cover plates.

"

It could not be verified that the electrical system is properly grounded.
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4.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs Time Frame

Electrical distribution wiring repairs. Minor Immediate

LIMITATIONS OF ELECTRICAL INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. The inspection does not include low voltage
systems, telephone wiring, intercoms, alarm systems, TV cable, timers or smoke detectors. The inspection of the electrical
system was limited by (but not restricted to) the following conditions:

Electrica components concealed behind finished surfaces, furniture, and/or storage could not be inspected.

Only arepresentative sampling of outlets and light fixtures were tested.

Not al auxiliary panel cover plates (dead front) were removed.

Please also refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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5.0 Heating System

5.1 DESCRIPTION OF HEATING SYSTEM

Primary Energy Source: - Gas

Heating System Type: - Forced Air - Manufacturer: Rheem BTU
Rating: Various (See Appendix B RTU
Table)

Heat Distribution Methods: - Ductwork

5.2 HEATING OBSERVATIONS

The heating systemis in generally good condition, when compared to systems of a similar age and configuration. The
building is heated by several roof-mounted, gas-fired, heating (electric cooling) units. Appendix B gives details of the roof -
mounted equipment. The heating system is older and may require ahigher level of service. Theroof top units vary in age but
are generally estimated to be 17 years old. Thetypical life cycle for units such astheseis 20-25 years. Some units will last
longer; others can fail prematurely. While detailed heat |oss calculations were not performed, no problems are suspected
with heating capacity. There are individual unit gas meters at the rear of the building. The climate control system (heating
and cooling) has been maintained by Broomhall Brothers Mechanical contractors. A service record for each unit has been
provided with a letter of warranty to the current property manager. The records appear to be complete and we simply refer
to them rather that restating the information contained in those documents. The limited warranty should be verified for
compliance and transferability.

The ceiling tile and HVAC duct displays moisture penetration that appears to aresult of the roof top heating/cooling unit.
Frequently the metal housings around these units allow water entry. Missing or broken weather seal's on equipment
housings (not visible) may allow weather seals and sheet metal joints to loose water-tightness. A mechanical contractor
should further evaluate the roof top mechanical units for leakage and repair as necessary.

Stains on Duct & RTU Access Panel Caulking

5.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs Time Frame
Service heating equipment. $5000 or more Immediate
Replace older heating and cooling rooftop units $5000 (or more each) Five Years

LIMITATIONS OF HEATING INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. The inspection of the heating system is general
and not technically exhaustive. A detailed evaluation of the heating components is beyond the scope of thisinspection. The
inspection was limited by (but not restricted to) the following conditions:
Thiswas avisual review only. No load calculations or equipment testing was undertaken.
To avoid unnecessary stress on the system, the heating system was not tested because the air conditioning system was
operating.
Please al so refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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6.0 Cooling System

6.1 DESCRIPTION OF COOLING SYSTEM

Energy Source: - Electricity - 240 Volt Power Supply

System Type: - Air Cooled Central Air Conditioning -
Manufacturer: Rheem Location: Roof Top
Units BTU Rating: See Appendix B

] Cooling

6.2 COOLING SYSTEM OBSERVATIONS

The building is air-conditioned by several packaged rooftop units (see Appendix B). Thetotal available cooling capacity for
the building is approximately 24 units at 3 tons each. While detailed heat gain calcul ations were not performed, no problems
are suspected with cooling capacity. Asis not uncommon, the system is showing some signs of age and may require a
dlightly higher level of maintenance. These units are approximately 17 years old. The air-conditioning compressor normally
determines the life expectancy of this equipment. Therefore, replacement may be necessary within the next few years. The
climate control system (heating and cooling) has been maintained by Broomhall Brothers Mechanical contractors. A service
record for each unit has been provided with a letter of warranty to the current property manager. The records appear to be
complete and we simply refer to them rather that restating the information contained in those documents. The limited
warranty should be verified for compliance and transferability.

The type of refrigerant used in the air conditioning systems could not be verified but is noted in the Broomhall
documents.

Evidence of prior leakage was observed in the ceiling tile at various locations below the air conditioning system. Thisis
a common condition that should be repaired as necessary.

A supply duct was noted to be disconnected in the ceiling space of unit 3.

6.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs Time Frame
Replace older heating and cooling rooftop $5000 (or more each) Unpredictable
units, as necessary.

LIMITATIONS OF COOLING SYSTEM INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. Air conditioning systems, like most mechanical
components, can fail at any time. The inspection of the cooling system was limited by (but not restricted to) the following
conditions:

The adequacy of distribution of cool air within the structureis difficult to determine during a one-time inspection.

Not al units were operated at the time of the inspection.

Please also refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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7.0 Ventilation

7.1 DESCRIPTION OF INSULATION / VENTILATION

Roof / Attic Ventilation: - Power Ventilator -NoneVisiblefor Flat
Roof

Ventilation

7.2 INSULATION / VENTILATION OBSERVATIONS

Insulation levels are typical for abuilding of this age and construction.  Individual exhaust fan units ventilate the
washrooms.

The property manager stated that the kitchen equipment in unit 19/20 could not be operated due to the exhaust / venting
system. The owner should be consulted and improvements made as desired. A service person should be consulted.

The ductwork should be better insulated. This should reduce energy costs.

7.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs | Time Frame

Improve Exhaust System in Unit 19/20. Unknown Discretionary

LIMITATIONS OF INSULATION / VENTILATION INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. The inspection of insulation and ventilation was
limited by (but not restricted to) the following conditions:

Insulation/ventilation type and levels in concealed areas cannot be determined. No destructive tests are performed.

An analysis of indoor air quality (including mold and mildew) is beyond the scope of this inspection.

Limited access was gained to the roof cavity of the flat roof. Only spot checks were made.

Please al so refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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8.0 Plumbing System

8.1 DESCRIPTION OF PLUMBING SYSTEM

Water Supply Source: - Public Water Supply

Service Pipe to Property: -Not Visible

Main Valve Location: - Not Found

Supply Piping: - Copper

Waste Disposal System: - Public Sewer System

Drain / Waste / Vent Piping: -Not Visible

Cleanout Location: - Store Front @ Slab in front of each
door

Water Heaters: Manufacturer/ Sizef/Age and Type:
Varies per Area Serviced FIumbing

Other Components: - Landscape Sprinkler

8.2 PLUMBING OBSERVATIONS

The plumbing systemisin generally good condition. The water pressure supplied to the fixtures is reasonably good. A
typical drop in flow was experienced when two fixtures were operated simultaneously. The main shutoff valve was not
located (plans indicated at the northwest corner of the building). Electric and gas domestic water heaters are employed in
various units. No sump pumps were observed in the building.

The plumbing fixtures that were tested operated satisfactorily.

Installation of plumbing and fixtures wasin progress in two units under renovation.

An inspection of the fire suppression system (unit 19/20), hydrants (3), lawn sprinkler system, manholes and catch basins
is outside the scope of this inspection.

8.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs | Time Frame
No Significant Improvements are Recommended at Discretionary
thisTime

LIMITATIONS OF PLUMBING INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. The inspection of the plumbing system was
limited by (but not restricted to) the following conditions:
Portions of the plumbing system concealed by finishes and/or storage (below sinks, etc.), below the structure, and
beneath the yard were not inspected.
Water quality is not tested. The effect of lead content in solder and or supply linesis beyond the scope of the inspection.

Please al so refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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9.0 Roofing System

9.1 DESCRIPTION OF ROOFING SYSTEM

Roof Covering: - Single Ply Membrane - Number of
roofing layers observed: One

Gutters and Downspouts: - Galvanized Steel - Downspouts
Discharge Above Grade

Method of Inspection: -Walked On Roof

Roof

9.2 ROOFING OBSERVATIONS

The building is covered by a single-ply EPDM rubber membrane on three levels. The membrane is covered by small stonein
the field and large-stone ballast around the perimeter. It is reported that this roof covering is approximately 17 yearsold. The
roof drainageis via scupper drains at the roof perimeter. At the north section, the roof drainage is via galvanized steel gutters
and downspouts. When re-roofing, it is recommended that all flashings and damaged insulation be replaced at that time.

The maintenance and repairs records to the roof are unknown. Roof service records were requested by not provided.
Ceiling stains and damaged tiles were noted in most of the units. Leakage appears to be an on going problem. Generally
speaking, the manufacture advises to completely renovate the field seams by re-covering with anew layer of seaming
material after the end of the warranty period (normally ten to fifteen years). It isunknown if or when thiswas done. If
this has not been done it should be done to extend the life of the roof. All membrane damage and any blisters should be
repaired. Small punctures and temporary flashing (paint cans on two roof penetrations) were observed on the single ply
membrane. Missing gravel should be replaced otherwise this usually leads to a shortened life expectancy and increases
the potential for ultraviolet damage to the membrane. This must be done carefully in order to avoid damage to the
membrane. Ballast should not be added to aroof without a review of the roof load capacity by a structural engineer.

The owner should be consulted as to the maintenance history of the roof and the purpose of the additional larger stone
ballast. Sincetheroof iscovered with stone ballast (asit should be), the membrane could not be closely examined.
However thereis evidence that suggest problems to the roof covering exists. While waking on the roof, it was noted that
the roof insulation appeared to be “ soft” under foot, which generally indicates that it has absorbed excessive moisture.
Older roofs degrade over time resulting in a higher level of repairs to reduce leakage. If neglected or ignored, the
moisture can cause the roofing material to fail prematurely, damaging insulation, creating soft and low spots and adding
weight to the roof. Additionally, alarger size of ballast stone was placed on the perimeter of the structure; this would
suggest that windstorms might have caused damage. The effect of the wind can exert aforce on the roof system and
attachments that causes excessive stress on the seams and connection points, displacement of roof ballast and even
separation from the roof deck and building. Placing larger stone ballast is usually an indication that the wind may have
been aproblem in the past and the smaller lighter ballast was not adequate to resist the uplift forces.

The parapet wall flashing in various locations is loose and should be resecured and sealed. As necessary re-attach and
re-seal metal components. The Mechanical / Plumbing Penetrations flashing in many locations should be carefully
monitored. The proximity and configuration of this flashing is extremely vulnerable to leakage. Maintenance of metal
flashings and caulking joints typically can be performed either by aroofing contractor or trained maintenance personnel.

Abandoned Vent Locations That Should Be Properly Terminated And Sealed.
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It should be noted that all roofs require periodic inspection and maintenance in order to perform as designed and to provide a
long and effective service life. Typically two inspections should be conducted each year, one in the spring and onein the late
fall. Itisrecommended that alicensed roofing contractor be obtained for ongoing inspection and maintenance services. Itis
unknown if there is any roof warranty or bond in effect.

9.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

[ Recommendations | Costs | Time Frame
General roof repairs. $15000 - $20000 Immediate
Reroof (when necessary) $5 - $8 per SF Three Years

LIMITATIONS OF ROOFING INSPECTION

As prescribed in the inspection agreement, thisis avisua inspection only. Roofing life expectancies can vary depending on
severa factors. Any estimates of remaining life are approximations only. This assessment of the roof does not preclude the
possibility of leakage. Leakage can develop at any time and may depend on rain intensity, wind direction, ice build up, etc.
The inspection of the roofing system was limited by (but not restricted to) the following conditions:

The entire underside of the roof is not inspected for evidence of leakage.

Interior finishes may disguise evidence of prior leakage.

Grave on theflat roof prevented an inspection of the membrane.
Please also refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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10.0 Interior Components

10.1 DESCRIPTION OF INTERIOR
Wall Finishes: - Drywall
Ceiling Finishes: - Suspended Tile

Floor Surfaces:
Doors:

Window Styles and Glazing:

Kitchen Appliances Tested:

Laundry Appliances Tested:

Laundry Facility:

- Carpet - Tile - Vinyl/Resilient - Concrete
- Steel - Hollow Core - Solid Core

- Fixed Pane - Double Glazed

- Not Inspected

- Not Inspected

- Unit 18 (Fantastic Sam’s) 240 Volt Circuit
for Dryer - 120 Volt Circuit for Washer

- Hot and Cold Water Supply for Washer

- Waste Standpipe for Washer

** Abandoned VTR’ sin unit #23 for past
Laundromat tenant

10.2 INTERIOR OBSERVATIONS

Interior

Sinceinterior components are subjective to some degree, our comments here will be general, except where functional
concerns are noted. On the whole, the interior finishes of the property are considered to be in average condition. Typical
flaws were observed in some areas. The mgjority of the doors and windows are average quality. Walls arerelatively
plumb, doorjambs are square and floors are reasonably level.

RECOMMENDATIONS / OBSERVATIONS

Minor cracks in the interior finish were noted at various locations. Thistype of cracking is usually the result of
shrinkage and minor movement. These cracks are very common and should not be cause for alarm.

The plumbing fixtures are aging and show evidence of minor wear. Updating faucets over time should be anticipated.
The hot water valve for the basin in unit 15 would not operate.

Damage vinyl flooring was noted in unitl.

The ceiling in many locations shows evidence of staining. This condition is suspected to be the result of roof and
mechanical unit leakage. The locations of staining and the suspected sources of moisture are as follows:

Location of stain

Suspected source

Ceiling Tile (All units various locations) Roof and RTU Leakage

Duct in unit 14 Big Dog Ddli RTU Leakage

10.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations

Costs

Time Frame

Replace water damaged ceiling tiles. Minor

As Necessary
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LIMITATIONS OF INTERIOR INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. Assessing the quality and condition of interior
finishesis highly subjective. Issues such as cleanliness, pet damage, cosmetic flaws, quality of materials, architectural appeal
and color are outside the scope of this inspection. Comments will be general, except where functional concerns exist. No
comment is offered on the extent of cosmetic repairs that may be needed after removal of existing wall hangings and
furniture. Theinspection of the interior was limited by (but not restricted to) the following conditions:

Furniture, storage, appliances and/or wall hangings restricted the inspection of the interior.

Appliance thermostats, timers and other specialized features and controls are not tested.

The Units 11 & 21 was under remodel construction at the time of the inspection.

The Unit 4 & 5 (martial arts) was not accessible at the time of the inspection.

Theinstallation of smoke and fire detection per local authorities is recommended.

Please al so refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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11.0 Exterior Components

11.1 DESCRIPTION OF EXTERIOR

Lot Grading: -Level Grade (graded generally
to the south and east)
Driveways: - Asphalt
Walkways / Patios: - Concrete
Sprinkler System: - Automatic Timers (Not Tested)
- Timer Location: Unit 2
Porches, Decks, and Steps: - Steel - Concrete
Soffit and Fascia: - Stucco - Wood
Wall Cladding: -Brick - Stucco -Block _
Window Frames: -Meta Exterior
Entry Doors: -Glass - Metal

11.2 EXTERIOR OBSERVATIONS

The exterior of the property shows signs of normal wear and tear for this age and construction. The landscaping is
considered to be good quality. The signs and lighting appear to be in good condition.

The asphalt paving isin mild disrepair but considered serviceable. All depressions at the south and west parking areas
should be repaired. The asphalt in the east parking area has settled and is damaged as a result of heavy traffic (trash
trucks). The areas of surface deterioration at the southeast area should be renewed and reinforced to handle such traffic.
Generally speaking, the asphalt badly cracked and replacement will ultimately be necessary. A standing puddie was
noted in the west parking area. Grading improvements should be performed to have the area drain properly. Sealingis
recommended where the asphalt was cut out for the new curb islands.

The parking lot damage, potholes and displacement presents ahazard. This condition should be for improved safety and
durability.

The walkway shows evidence of minor cracking. The soil below the walkway has settled and/or heaved. The west walk
near the florist boutique appears to have been mudjacked. |mprovements should be considered to minimize moisture
penetration. All joints should be sealed. Thewalk at various store front doors appears to slope toward the building.
Moisture may enter the building at these locations.

Localized damage was observed in the fascia and soffit at the front wall. Water stains were noted on the eave. This
condition suggests that the roof may be leakingin thisarea. Repairs should be performed.

L ocalized damage of the stucco surfaces should be repaired.
The stair railings at the rear wall exits are loose. 1t is recommended that this be repaired for improved safety.

Storage tanks were noted on the construction plan. This should be addressed as identified the environmental assessment
(assessment by others.)

Parking Lot Damage
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11.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs Time Frame
Asphalt paving repairs $5000 and up Immediate
Asphalt paving (when necessary) Over $20000 ($3-$4 per Discretionary
sq. ft.)

DISCRETIONARY IMPROVEMENTS
Re-surfacing of the parking lot would be alogical improvement.

It should be noted that the plans indicate that the number of parking spaces provided (167) is less than what was required
(177) at the time of the design. If the parking areaisto be modified and parking spaces eliminated, the county should be
consulted prior to developing such revisions.

LIMITATIONS OF EXTERIOR INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. The inspection of the exterior was limited by (but
not restricted to) the following conditions:

A representative sample of exterior components was inspected.

The inspection does not include an assessment of geological conditions and/or site stability.

Please also refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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12.0 Insulation

12.1 DESCRIPTION OF INSULATION

Roof Insulation: - Unknown
Exterior Wall Insulation: - Unknown
Air / Vapor Barrier(s): - Unknown

Insulation

12.2 INSULATION / VENTILATION OBSERVATIONS

The presence of insulation in the exterior walls could not be verified. It is quite possible that little or no insulation is present.
The amount of insulation in the flat roof could not be ascertained. The plansindicate R-20 on the flat roof.

While waking on the roof, it was noted that the roof insulation appeared to be “soft” under foot, which generally
indicates that it has absorbed excessive moisture. Damage / soft roof insulation should be replaced when re-roofing.

During any planned re-roofing, overhead insulation and ventilation levels should be investigated and improved where
necessary.

12.3 RECOMMENDATIONS, COSTS, AND PRIORITIES

Recommendations Costs | Time Frame
Replace Damaged / Soft Insulation. Over $5000 1Year
Improve roof insulation when reroofing. Over $20000 3 years

LIMITATIONS OF INSULATION / VENTILATION INSPECTION

As prescribed in the inspection agreement, thisis avisual inspection only. The inspection of insulation and ventilation was
limited by (but not restricted to) the following conditions:

Insulation/ventilation type and levels in concealed areas cannot be determined. No destructive tests are performed.

An analysis of indoor air quality (including mold and mildew) is beyond the scope of this inspection.

Any estimates of insulation R-values or depths are rough average values.

Please al so refer to the inspection agreement for a detailed explanation of the scope of this inspection.
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13.0 Closing Comments

This report provides you with an overview of the condition of the major componentsin the building. Please find photographs
documenting several conditions noted in Appendix A and asummary of the rooftop heating and cooling equipment in
Appendix B.

FOLLOW UP INFORMATION

Please feel free to contact our office should you have any questions regarding the inspection or the contents of the report.
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Appendix A:
Photographs

General Site Location

Site Aerial
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Structure Typical Store Front

North building elevation

South building elevation
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East building elevation

West building elevation
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General Parking Lot

West Side Parking
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General roof area

Typical building interior
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Appendix B:
Summary of Rooftop Equipment
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