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Executive Summary

Overall  the condition  of  this structure,  it's associated  land  and hard scape,
equipment and ancillary systems is in serviceable condition.  There are some
defects  that call for immediate  attention. There are some maintenance and
preventive  maintenance  issues  that  call  for  attention  in  a  timely  manner.
There are operational decisions that contribute to unsafe conditions such as
the storage near the electrical  panels.  These can easily be changed.  There
are  many  items  noted  in  this  report  that  individually  do  not  account  for
major  expenditures  to  bring  about  their  correction.   However,  sweeping
changes taken on all at once can be significant.  Some of the items brought
forth in this report may be non consequential within the confines of potential
renovations  to the property.  Regardless, this inspection and report address
the  condition  of  the  property  in  it's  present  condition  and  issues  of
functionality, serviceability, and safety in it's current state.  

I  will  make  myself  available  to  further  explain  or  elaborate  on  any
information set forth in this report. I will also make myself available to meet
with  the  buyer,  seller  and/or  their  representatives  to  facilitate  the
clarification and repercussions of these findings.

Please feel free to contact me at any time.

Sincerely,

Scott Harris
Chief Inspector
Shipshape Property

Opinions of Probable Costs

Immediate Cost Total CostCost/UnitUnits

Replace parrepet wall siding 4,000.004,000.001.00

Replace retaining wall 16,500.0016,500.001.00

Replace/Upgrade sink outlets to GFCI's 2,925.0025.00117.00

Total Immediate Cost:  23,425.00

Shipshape Property
Full Service Commerical and Residential Property Inspection

4004 SE Yamhill St., Portland, OR, 97214
Office: 503-679-7184, Fax: 503-296-2735

This report has been produced in accordance with our signed contract and is subject to the terms and conditions agreed upon therein.  All
printed comments and the opinions expressed herein are those of the inspection company.
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5-year Projected Total CostCost/UnitUnits

electrical distribution repairs 6,500.006,500.001.00

New Roof surface 15,000.0015,000.001.00

Replace/Renovate Building facade 30,000.0030,000.001.00

Total 5-year Projected:  51,500.00

Maintenance Total CostCost/UnitUnits

Elevator Service 1,300.00650.002.00

Plumbing repairs to Bathtub drains and sinks 1,500.0075.0020.00

re seal parking lots 3,000.003,000.001.00

Repair Building facade 6,000.006,000.001.00

Repair drywall damage in rooms 5,000.005,000.001.00

repair non functioning "through the wall" HVAC units 
(estimated number)

1,500.00150.0010.00

Swimming pool rebuild 12,000.0012,000.001.00

Swimming pool repairs 2,200.002,200.001.00

Total Maintenance:  32,500.00

3-year Projected Total CostCost/UnitUnits

resurface parking lots 14,000.0014,000.001.00

Total 3-year Projected:  14,000.00

Projected Total CostCost/UnitUnits

Replacement of out dated Fire Extinguishers 780.0065.0012.00

Total Projected:  780.00
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Scope of the PCA

As indicated  in our  proposal, the  property condition  assessment,  or  PCA,  conforms  to
ASTM  standards.  These  standards  have  clearly  defined  limitations  with  which  you
should  be  aware.  However,  the  assessment  is  essentially  visual  and  non-destructive
and relies on random sampling techniques, as opposed to comprehensive analysis, and
is not technically exhaustive. The PCA is intended to identify defects or deficiencies, or
alert you to the need for further evaluation by specialists, and to recommend necessary
improvements  that  could  affect  your  evaluation  of  the  property.  Nevertheless,  the
following  specialized  assessments  are  beyond  the  scope  of  our  service,  but  can  be
undertaken for a revised fee.

Termite & Pest Assessment
Termite  and  pest  assessments  are  usually  mandated  by  lending  institutions,  and  are
generally the sellers’ responsibility.

Code Compliance Assessment
Commercial buildings commonly meet the code requirements for the year in which they
were constructed, but may not have been  retrofitted to meet current  codes. Therefore,
you may wish to have a specialist  conduct a comprehensive assessment to determine
compliance with current codes. 

Seismic Vulnerability Assessment
Prior  to  1970,  there  were  no  published  seismic  codes  for  commercial  buildings.
Consequently, many buildings remain susceptible to seismic damage. We can elaborate
on this issue, however the Federal Emergency Management Association, or FEMA, has
published information detailing building types and their components that are seismically
vulnerable, which are available on the web at www.fema.org, but you may also wish to
have a structural engineer evaluate, either for purposes of information or with a view to
having the building retrofitted.

Hurricane Vulnerability Assessment
Many  building  components  are  susceptible  to  hurricane  forces,  particularly  those  with
large  glazed  openings.  The  Federal  Emergency  Management  Association,  or  FEMA,
has published information describing the features of building that are most vulnerable to
hurricane forces, which you can review on the web at www.fema.org, but you may also
wish to have a structural engineer evaluate, either for purposes of information or with a
view to having the building retrofitted.

Environmental Assessment
There  are  different  types  or  levels  of  environmental  inspections.  Phase  One  Site
Inspections are the commonest, and are typically mandated by banks and other lending
institutions.  However,  such  inspections  rarely  cover  the  testing  of  indoor  air  quality,
which can be adversely affected by multiple contaminates that have been described by
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which can be adversely affected by multiple contaminates that have been described by
the  Environmental  Protection  Agency.  You can  learn more about  these on  the web at
[insert the web address].  

Americans with Disabilities Act Assessment
The Americans with Disabilities Act, or ADA, was passed in 1999 to set federal building
accessibility  standards  for  the  accommodation  of  disabled  persons.  There  are  three
levels  of  assessment  that  are  available:  the  first  level  is  the  least  expensive,  and  is
comprised of a purely visual survey of accessibility; the second level is similar to the first
but  more  specific  and  includes  generalized  measurements;  the  third  level  entails  a
complete  assessment  for  ADA  compliance.  Please  be  aware  that  state  and  local
municipalities  may have  incorporated  all  or  part  of  these  standards  into  their  by-laws,
and may have even stipulated more stringent ones.  

Fire Suppression Assessment
Depending  on  the  use,  or  intended  use  of  a  building,  insurance  companies  will
commonly require an evaluation of fire suppression systems and their components, and
particularly as it relates to the safety of the public.  

Tele-communications Assessment
Telecommunications  and  data  systems  are  constantly  evolving  and  require  an
evaluation by specialists.

Elevator Assessment
Whereas  we  attempt  to  provide  relevant  information  regarding  the  age,  type,  and
capacity  of  elevators,  we  recommend  that  they  be  evaluated  by  the  current  service
contractor, who is likely to have the most recent and comprehensive knowledge of their
condition and maintenance. 

Recreational Equipment Assessment
We will  describe  the  overall  condition  of  recreational  equipment.  However,  we do  not
have the knowledge of a specialist and cannot apprise you as to its relative value, etc.
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Howard Johnson's: General Information

Building Address: SE Somewhere
Portland, OR

Structural Details: Floors . . . . . . . . . . . . . . . . . . . . 4

Style . . . . . . . . . . . . . . . . . . . . . Hotel

Orientation . . . . . . . . . . . . . . . . North

Construction Type . . . . . . . . . . Concrete tilt-up

Approx. Year Built . . . . . . . . . . . 1970's

Approx. Area . . . . . . . . . . . . . . . 65,000 sq. ft.

Weather Conditions: General Conditions . . . . . . . . . . Clear / Dry

Temperature . . . . . . . . . . . . . . . 70's

Humidity . . . . . . . . . . . . . . . . . . 20%
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Howard Johnson's: Hotel

Site
Environmental Issues
Environmental Report
Neighborhood Environmental Report

Informational

1.1.1 There is a Neighborhood Environmental Report included as an addendum to this inspection.

Mold Contamination
General Comments

Informational

1.1.2 Mold is a microorganism comprised of tiny seeds, or spores, that are spread on the air, come to rest,
and  feed  on  organic  matter.  Mold  has  been  in  existence  throughout  human  history  and  takes
different forms, many of which are benign, like mildew. Some that are characterized as allergens are
relatively  benign  but  can  provoke  allergic  reactions  among  sensitive  people,  and  others  that  are
characterized  as pathogens can have adverse health effects on large segments  of  the  population,
such as the very young, the elderly, and people with suppressed immune systems. However, there
are less  common  molds  that  are  called  toxigens  that  represent  a  serious  health  threat.  All  molds
flourish in the  presence of  moisture, and we make a concerted  effort  to  look for  any evidence of  it
wherever there could be a water source,  including that from condensation.  Nevertheless, mold can
appear  as  though  spontaneously  at  any  time,  so  it  is  essential  to  monitor  all  building  surfaces.
Naturally, it is equally important to  maintain clean air-supply ducts and to change filters as soon as
they become  soiled,  because  contaminated  ducts  are  a  common  breeding  ground for  dust  mites,
rust,  and  other  contaminants.  Regardless,  although  some  mold-like  substances  may  be  visually
identified,  the  specific  identification of  molds  can only be determined by specialists and laboratory
analysis,  and  is  absolutely  beyond  the  scope  of  our  inspection.  Nonetheless,  we  categorically
recommend having buildings  tested as a  prudent  investment  in environmental  hygiene.   Also,  you
can learn  more  about  mold  from  an  Environmental  Protection  Agency  document  entitled  "A  Brief
Guide  to  Mold,  Moisture  and  Your  Home,"  which  is  available  on  their  web  site:
http://www.epa.gov/iaq/molds/moldguide.html/, from which it can be downloaded.

Pest Infestation
Specific Comments

Needs Service

1.1.3 There is  evidence  of  pest  infestation  in the  Trash  Dumpster  holding  area, in the  form of  rodents.
Therefore,  we  recommend  that  you  contact  an  exterminator  and  arrange  for  an  evaluation  and
service of the building and its components.
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General Topography
Grading
General Comments

Informational

1.1.4 Moisture is a perennial problem. It involves a host of interrelated factors, and can be unpredictable,
intermittent,  or  constant.  When  moisture  intrusion  is  not  self-evident,  it  can  be  inferred  by  musty
odors,  peeling paint or plaster,  efflorescence, or salt  crystal  formations,  rust on metal components,
and  wood  rot.  However,  condensation  and  humidity  can  produce  similar  conditions  if  the
temperature in a building is not maintained above the dew point. Regardless, if the interior floors of a
building are at the same elevation or lower than the exterior grade we could not rule out the potential
for moisture intrusion, and could not sensibly endorse any such areas.

Flat & Level Pad

Informational

1.1.5 The building  is situated on a flat  level pad,  which would typically not  need a geological  evaluation.
However,  inasmuch  as  we  do  not  have the  authority  of  a  geologist  you  may  wish  to  have a  site
evaluation.

Int. & Ext. Elevations

Informational

1.1.6 There is an adequate difference  in elevation  between the  exterior grade and the  interior  floors that
should ensure that moisture intrusion would not  threaten the living space, but  of  course we cannot
guarantee that.

Drainage
Drainage Mode

Informational

1.1.7 Drainage on this site is facilitated by hard surfaces, area drains, and full or partial gutters, and we did
not observe any evidence of moisture threatening the interior space. However, the area drains must
be kept clean or moisture intrusion could result.

Drains & Swales

Informational

1.1.8 The site  is served by area drains that appear to  be in acceptable condition. However, because it is
impossible  to  see  inside  them,  the  seller  should  guarantee  that  the  drains  are  functional,  or  they
should be flushed through to the street or other discharge points. This is important, because surface
water carries silt and debris that is deposited inside the pipes and can harden in the summer months
to the consistency of wet concrete, which can impede drainage and require the pipes to be cleared
by a rooter service.

1.1.9 The drainage  swales  on  the  site  are  clear  and  clean,  and  should  be  kept  clean  for  the  general
maintenance of the property.
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Recreational Facilities
Pool
General Comments

Informational

1.1.10 The  interior  finish  of  pools  rarely  remains  perfect,  and  particularly  those  on  pools  with  colored
plasters, and certainly if the  proper  chemical balance of  the  water is not  maintained. Also, calcium
and other minerals have a tendency to leech through the material and mar the finish. This is equally
true  of  pool  tiles,  on  which  mineral  scaling  is  not  only  common  but  difficult  to  remove.  Even  the
harshest  abrasives  will  not  remove  some  scaling,  which  sometimes  has  to  be  removed  by  bead-
blasting,  which  in  turn  reduces  the  luster  of  the  tiles.  However,  such  imperfections  have  only  a
cosmetic significance. Similarly, the decks around pools tend to develop small cracks that have only
a  cosmetic  significance.  The  commonest  are  relatively  small,  and  are  often  described  as  being
curing cracks. Some cracks are often found to contour the outline of  the pool, or the point at  which
the  bond  beam,  or  structural  wall  of  the  pool,  meets  the  surrounding  soil.  These  too  have  little
structural  significance, but others can be larger and result from seismic motion, or from settling due
to poorly compacted soils, but they can also confirm the presence of expansive soils, which can be
equally  destructive,  but  which would need to  be confirmed  by a geo-structural engineer.  However,
any crack in the shell of a pool should be dye-tested or otherwise evaluated by a specialist.

Specific Comments

Informational

1.1.11 See an addendum to this report regarding a specialist evaluation of the pool.

1.1.12 The pool is functional and in acceptable condition.
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Needs Service

1.1.13 We recommend  that  a  specialist  make  the  following repairs:Pump "O"  ring  wrong size.  Dial  valve
stem leak, Heater  at  end of  service life  but  operational  for  now.  Automatic fill  not  shutting off  and
leaking. Water chemistry OK but murky. Skimmers (2) breaking down should be replaced. Handrails
not  secure.  Deep end  discharge  missing  "eyeball"  flow  control.  Tile  needs grout  repair.  plaster  is
stined and delminated in some areas. coping stones are cracked.  Skimmer is cracked and broken.
voids in skimmer throats, possible cause of  determined water leakage/loss. Water running into pool
at all times, keeping up with loss maintaining level.

Deck & Coping

Informational

1.1.14 The deck has minor cracks, or cosmetic defects, but no significant damage.

Needs Service

1.1.15 A section of the deck has lifted off the bond-beam, as is evident by a gap between the tiles and the
deck. This is generally caused by moisture activating expansive soils, but  this should be confirmed
by a specialist.

1.1.16 The deck has damaged or loose coping stones, which should be serviced by a specialist.

Ladder & Rails

Needs Service

1.1.17 The rails are too loose and should be secured, for safety reasons.
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Interior Finish

Needs Service

1.1.18 The  interior  finish  is  plaster,  which  has  cosmetic  damage  commensurate  with  its  age,  such  as
roughness,  discoloration,  pockmarks,  or  small  cracks  that  you should view for  yourself,  but  which
you may wish to have a pool specialist evaluate.

Tiles

Informational

1.1.19 The tiles  are in acceptable condition, but  can eventually become degraded by mineral deposits that
leave a film on their surface and reduce their luster.

Pool Light

Informational

1.1.20 The pool  light  is  functional  and  has been  confirmed  to  have ground-fault  protection.  However,  for
reasons of safety, the circuit should be tested periodically to ensure that its ground fault protection is
working.

Skimmer

Informational

1.1.21 The skimmer box and its cover are functional.

Pool Motor

Needs Service

1.1.22 The pool motor is a functional newer type with a weather-resistant plastic casing. needs a new o ring
seal

Pipes & Valves

Informational

1.1.23 The visible portions of the supply and return lines and their valves are in acceptable condition.

Needs Service

1.1.24 There is a leak at a valve on a return line in the equipment area, which should be repaired.

Filter

Informational

1.1.25 The filter is functional.

Heater

Informational

1.1.26 The heater  is  functional,  but  should be  kept  clean and  serviced  seasonally.  It  is  at  the  end  of  it's
expected service life but is working.
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Sauna
Specific Comments

Informational

1.1.27 We have evaluated the sauna in compliance with ASTM standards, and found it to be in acceptable
condition.

Steam Room
Specific Comments

Informational

1.1.28 We  have  evaluated  the  steam  room  in  compliance  with  ASTM  standards,  and  found  it  to  be  in
acceptable condition.

Parking Facilities
Ground Level
Parking Spaces

Informational

1.1.29 Based on occupancy status, the current parking space should be adequate. There are 116 parking
spaces.

Surface Condition

Informational

1.1.30 The parking surfaces have been evaluated and found to be in serviceable condition.

Needs Service

1.1.31 The parking  stripes  are  worn  and  not  as  distinct  as  they  could  be,  and  should  be  scheduled  for
service. This is primarily in the lower rear lot.  Ther rest of the striping is fine.

1.1.32 Curb bumpers broken or missing.

ADA Compliant

Informational

1.1.33 Based on current occupancy  status, the  handicapped  parking  should be adequate. For the  time of
construction.   However,  if  renovations  are  to  be  made,  upgrades  will  be  required  and  additional
handicap parking will need to be assigned.
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Lights

Informational

1.1.34 The lights are functional.

Outlets

Needs Service

1.1.35 The outlets should be upgraded to have ground fault protection.

Landscape
Vegetation
General Comments

Informational

1.1.36 Landscaping  is  an  important  feature  of  a  commercial  building,  and  the  cost  of  maintenance  and
improvements should be included in the operating budget.

Landscaping Comments

Needs Service

1.1.37 Vegetation is encroaching on the buildings, and should be kept a minimum of twelve inches away for
the general welfare of the structure.

Trees

Needs Service

1.1.38 The trees need to be pruned, or otherwise serviced.

Shrubs

Needs Service

1.1.39 The shrubs need to be pruned, or otherwise serviced.

Enclosures
Yard Walls

Needs Service

1.1.40 Wooden  Yard  walls show  signs  of  advanced dry  rot  and deterioration.  Primarily at  the  rear  of  the
structure.
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Irrigation
Specific Comments

Informational

1.1.41 We  did  not  evaluate  the  irrigation  system,  which  should  be  demonstrated  by  the  sellers  of  their
representative.

Hardscape
Concrete Paving
Walkways

Informational

1.1.42 The walkways are in acceptable condition.

Needs Service

1.1.43 There are offsets in the walkways that could prove to be trip-hazards, which should be serviced.

Asphalt Paving
Driveways

Informational

1.1.44 The driveway is in acceptable condition.

1.1.45 Asphalt  driveways  are  not  as  durable  as  concrete  ones,  and  typically  develop  cracks.  They  are
expected to last approximately fifteen to twenty years, and typically need maintenance service.

1.1.46 There are predictable cracks in the driveway that would not necessarily need to be serviced.
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Needs Service

1.1.47 There are significant cracks or offsets in the driveway, which could prove to be trip-hazards that you
may wish to have repaired. The area to the west side and lower rear were not resurfaced when the
rest of the parking area was and are past due for resurfacing.

Signage
Elevated sign
Structure

Needs Service

1.1.48 Structure  in serviceable  condition.  There is  non  standard/mixture of  types of  conduit  servicing  the
Main Sign.  There is also substandard wiring exposed beneath the sign with open or exposed wiring.
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Structural
Foundation Type
Slab On-Grade
General Comments

Informational

1.1.49 This building  has a slab foundation.  Such foundations vary considerably from older ones that have
no moisture  barrier  under them and no reinforcing steel  within them to  newer ones that have both.
Our  inspection of  slab foundations conforms to  ASTM standards, which is that of  a generalist  and
not  a  specialist.  We  check  the  visible  portion  of  the  stem walls  on  the  outside  for  any significant
cracks or structural deformation, but we do not move furniture or lift carpeting and padding to look for
cracks or moisture  penetration,  and we do not  use any of  the  specialized devices that are used to
establish relative elevations and confirm differential movement. Significantly, many slabs are built or
move out of level, but the average person may not become aware of this until there is a difference of
more than one inch in twenty feet, which most authorities regard as being tolerable.

Many slabs are found to contain cracks when the carpet and padding are removed, including some
that  contour the edge and can be quite wide.  They typically result from shrinkage and usually have
little structural significance. However, there is no absolute standard for evaluating cracks, and those
that  are  less  than  1/4"  and  which  exhibit  no  significant  vertical  or  horizontal  displacement  are
generally  not  regarded  as  being  significant.  Although  they  typically  do  result  from  common
shrinkage,  they  can also be caused  by a  deficient  mixture  of  concrete,  deterioration through  time,
seismic activity, adverse soil conditions, and poor drainage, and if they are not sealed they can allow
moisture  to  enter  a  residence,  and  particularly  if  the  residence  is  surcharged  by  a  hill  or  even  a
slope,  or  if  downspouts  discharge  adjacent  to  the  slab.  However,  in  the  absence  of  any  major
defects, we may not recommend that you consult with a foundation contractor, a structural engineer,
or  a geologist,  but  this  should not  deter  you from seeking  the  opinion  of  any such  expert,  and we
would be happy to refer one.

Method of Evaluation

Informational

1.1.50 We evaluated the only visible portions of the slab on the exterior, which are the short stem walls.

Superstructure
Wall Type
Tilt-up Concrete

Informational

1.1.51 The building walls are tilt-up, and comprised of pre-cast concrete elements.

Floor Type
Steel Framed

Informational

1.1.52 The  building  floors  are  comprised  of  open-web  steel  joists  [OWSJ]  with  pans  and  lightweight
concrete.
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Building Envelope
Cladding
Concrete Tilt-Up
General Comments

Informational

1.1.53 It is important to maintain a building, including painting or sealing the building walls, which provides
the only barrier  against  deterioration. Unsealed  cracks  around windows, doors, and thresholds can
permit  moisture  intrusion,  which  is  the  principle  cause  of  the  deterioration  of  any  surface.
Unfortunately,  the  evidence  of  such  intrusion  may  only  be  obvious  when  it  is  raining.  We  have
discovered  leaking  windows  and  doors  while  it  was  raining  that  may  not  have  been  apparent
otherwise, and too often damage progresses to a point at which a window or door must be replaced.
Such  occurrences  are  not  uncommon,  and  demonstrate  why  the  cost  of  renovating  a  neglected
property will always exceed that of having maintained it.

Specific Comments

Informational

1.1.54 The building walls consist of concrete tilt-up units that are in acceptable condition.

Needs Service

1.1.55 The wooden trim on the outside of the building is showing signs of weathering and dry rot.

Openings
Ingress & Egress
General Comments

Informational

1.1.56 The use and occupancy of  a building dictates ingress and egress requirements, and particularly as
they  relate  to  safety.  However,  provisions  for  the  handicapped  must  also  be  taken  into  account
under the standards outlined in the ADA, or Americans with Disabilities Act of 1999. As indicated in
our proposal, we do not evaluate safety systems, such as fire suppression and compliance with ADA
standards, a service that can be provided at an additional cost.
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Windows

Informational

1.1.57 The windows are in acceptable condition. However, in accordance with ASTM standards, we do not
test  every  window  in  the  house,  and  particularly  if  the  house  is  furnished.  We  do  test  every
unobstructed window in every bedroom to ensure that at least one facilitates an emergency exit.

1.1.58 In accordance with ASTM standards, we only test a representative sample of windows. However, the
windows appear to be the same age as the building and will not necessarily function smoothly.

Entry
components

Needs Service

1.1.59 Entry components need service. The entry island concrete is cracked.  There is untreated lumber in
contact with the concrete that shows dryrot and WDO (wood destroying organism) damage.

ADA Compliant
General Comments

Informational

1.1.60 The use and occupancy of  a building dictates ingress and egress requirements, and particularly as
they  relate  to  safety.  However,  provisions  for  the  handicapped  must  also  be  taken  into  account
under  the  standards  outlined  in  the  ADA,  or  Americans  with  Disabilities  Act.  As  indicated  in  our
proposal,  we do  not  evaluate  safety  systems,  such  as fire  suppression and compliance  with ADA
standards,  a  service  which  can  be  provided  at  an  additional  cost.   The  current  building  is  ADA
compliant  for  the  time  it  was  construcdted.   However,  in the  event  of  substantial  renovation,  The
entrys will need to be made more accessable for ADA.
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Doors

Informational

1.1.61 The main building doors were examined, and found to be in acceptable condition.

1.1.62 The main building doors are functional, but do not include panic-hardware.

Stairwells
No recommended service

Informational

1.1.63 We have evaluated the stairwells, and found them to be in acceptable condition.

Insulation
Roofs
Type & Thermal Value

Informational

1.1.64 The roof insulation is covered, and neither it nor its potential thermal value can be identified.

Roofing
Specific Roof Type
Flat or Built-Up
General Comments

Needs Service

1.1.65 Flat  roofs are designed to  be waterproof, not  just  water  resistant, and to  last  approximately  fifteen
years. They are rarely flat, and generally slope toward drains, in or near surrounding parapet walls.
However,  water  ponds on many of  these roofs that  will only be dispersed by evaporation.  For  this
and related  reasons,  flat  roofs  have  always  been  problematic  and  must  be  maintained.  They  are
comprised  of  several  layers  of  rolled  roofing  materials,  which  are  either  hot-mopped  or  torched-
down,  that  expand  and  contract  in  the  daily  and  sometimes  radical  temperature  extremes,  and
eventually buckle, split, separate, and finally deteriorate. When this happens, the roof is susceptible
to leaks. However, although gradual decomposition of the roofing materials is inevitable, most leaks
result from poor maintenance. Therefore, regardless of  the age of  a flat roof, it should be inspected
seasonally,  kept clean, and serviced frequently. Although less  expensive that other roofs,  they can
end up  costing  more  if  they  are not  maintained. This  is  important,  because  our inspection  service
does not include a guarantee against leaks. For such a guarantee, you would need to have a roofing
company perform a water test and issue a roof certification.  However, the sellers  or the occupants
will generally have the most intimate knowledge of the roof, and you ask them about its history, and
then schedule  a  regular  maintenance  service.   This  roof  is  coverd  with  rolled  roofing  sections.   It
appears  to  be  serviceable  at  theis  time  but  in  need  of  general  maintenance  and  sealing.   The
Awning roof is in poorer condition than the main roof and will require resurfacing soonest.  The entire
roof will likely need to be resurfaced within 3-5 Years

Method of Evaluation

Informational

1.1.66 We evaluated the roof and its components by walking its surface.
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Estimated Age

Informational

1.1.67 The roof  appears  to  be  approximately  ten  years  old,  but  this  is  just  an  estimate  and  you  should
request  the  installation  permit  from  the  sellers,  which  will  reveal  its  exact  age  and  any  warranty
guarantee that might be applicable.   It  will need to be kept clean and inspected annually. However,
our service does not include any guarantee against leaks. For such a guarantee, you would need to
hire a  local  roofing  company  to  perform  a  water-test  and  issue  a  roof  certification.  The expected
service life of a flat roof is about 15 years.

Specific Comments

Informational

1.1.68 The roof is in acceptable condition, but  this  is not  a guarantee against  leaks. For a guarantee,  you
would need to have a roofing company perform a water-test and issue a roof certification. There are
some areas of standing water and debris is building up there.

Needs Service

1.1.69 Fungus growth on roofs is a typical problem.  It deteriorates the roof and shortens the service life.  It
is reccomended that every roof be cleaned of completely each year to maintain it and keep the roof
serviceable for it's intended service life (15 years for a flat roof).
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1.1.70 Debris on roof

1.1.71 A  section  of  plywood  sheathing  has  lifted  or  buckled,  but  could  not  be  easily  serviced  without
removing shingles in the area.

Parapet Walls

Needs Service

1.1.72 The parapet  walls  are  in  acceptable  condition  on  the  metal  caps.   They  could  use  some  sealant
service as they will every 2-3 years.  The parapet walls are covered with wooden sheeting and it is in
bad  condition  showing  early  and  advanced  stages  of  dryrot.   Most  of  this  plywood  should  be
replaced and kept painted.

Scuppers & Drains

Needs Service

1.1.73 The drains and scuppers need to be cleaned and serviced to drain properly.

Metal Flashings

Informational

1.1.74 The flashings appear to be in acceptable condition.

1.1.75 The drip  edge  is  a  raised metal  type  that  is  designed to  hold  pea-gravel  but  also  traps  moisture.
Therefor the eaves should be monitored for any signs of water damage.
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Spanish Tile
General Comments

Informational

1.1.76 There are several  types of  Spanish  tile,  all of  which are made  of  clay  and are easily broken.  Like
most inspectors, we elect not to walk on them but view them instead from a variety of vantage points
using a ladder and binoculars. They can be installed in different  ways, using various fasteners and
mortar, over one or more waterproof membranes of varying weights. Sometimes the tiles appear to
be careless installed, or randomly layered and irregularly placed, but this is characteristic of a classic
Spanish  tile  roof.  As  with other  pitched  roofs,  they  are  not  designed to  be  waterproof  only  water-
resistant,  and are dependant  on the  integrity of  the  membrane  beneath  them,  which is concealed,
but  which  can  be  split  by  movement,  or  deteriorated  through  time  and  ultra-violet  contamination.
These  roofs  can  leak,  and  sometimes  without  there  being  any  obvious  damage  to  the  tiles,  and
particularly if damaged tiles have been replaced over a deteriorated membrane. However, the most
common form of  leakage occurs when the  valleys  or other  drainage channels  become blocked  by
debris, which causes water to back up and be directed under the flashing. Therefore, it is important
to inspect these roofs annually and to have them cleaned. This is important, because our inspection
service  does not  include  any guarantee  against  leaks.  For  such  a  guarantee,  you would  need  to
have a roofing company water-test the roof and issue a roof-certification. However, the sellers or the
occupants  of  the  building  will  generally  have  the  most  intimate  knowledge  of  the  roof,  and  you
should ask them about  its  history,  and then schedule a regular maintenance  service with a roofing
company that specializes in the maintenance of Spanish tile roofs.

Estimated Age

Informational

1.1.77 The roof  appears  to  be  approximately  eight  to  ten years  old,  but  this  is  just  an  estimate  and  you
should  request  the  installation  permit  from  the  sellers,  which  will  reveal  its  exact  age  and  any
warranty guarantee that might be applicable.   It  will need to  be kept  clean and inspected annually.
However,  our  service  does  not  include  any  guarantee  against  leaks.  For  such  a  guarantee,  you
would need to hire a local roofing company to perform a water-test and issue a roof certification.

Specific Comments

Informational

1.1.78 The roof is in acceptable condition, but  this  is not  a guarantee against  leaks. For a guarantee,  you
would need to  have a roofing  company perform a water-test  and issue  a roof  certification.  The tile
sections of  roofing are across the front and are actually more of  a facade for appearances than an
actual roofing.  There are several damaged tiles and moss growth throughout that needs service.
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Electrical
Single Phase Power
Main Service Panels
General Comments

Informational

1.1.79 There are a wide variety of  electrical systems with an even greater variety of  components,  and any
one particular system may not conform to current standards or provide the same degree of service
and safety. What  is most significant about  electrical  systems however is that the  national electrical
code [NEC] is not retroactive, and therefore many commercial systems do not comply with the latest
safety  standards.  Common national  safety  standards  require electrical  panels  to  be  weatherproof,
readily  accessible,  and  have  a  minimum  of  thirty-six  inches  of  clear  space  in  front  of  them  for
service.  Also,  they  should  have  a  main  disconnect,  and  each  circuit  within  the  panel  should  be
clearly  labeled.  ASTM  standards  only  require  us  to  test  a  representative  number  of  accessible
switches,  receptacles, and light fixtures. However, if the building is reasonably small, we attempt to
test every one that is unobstructed, but if a building is furnished we will obviously not be able to test
each one.

Sub Panels
General Comments

Informational

1.1.80 Sub-panels  are  commonly  located  inside  buildings  but  they  should  not  be  located  inside  clothes
closets,  where  they  would  not  be  obvious  or  readily  accessible.  However,  when  they  are  located
outside,they are required to be weatherproof, unobstructed, and easily accessible, and their circuits
should be clearly labeled.

Size & Location

Informational

1.1.81 The building is served by 200  amp, 208 volt, sub panels, located on each floor in a utility room.

Specific Comments

Informational

1.1.82 We have evaluated  the  sub panels in accordance with ASTM standards,  and  found  them to  be  in
acceptable condition.

Type of Wiring

Informational

1.1.83 The sub panel includes wiring within rigid extruded metal tubing.

Sub Panel

Informational

1.1.84 The electrical sub panel has no visible deficiencies.

Cover Panels

Informational

1.1.85 The exterior cover is in acceptable condition.
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Panel Wiring

Informational

1.1.86 There are no visible deficiencies with the electrical wiring in the sub panel.

Circuit Breakers

Informational

1.1.87 The circuit breakers have no visible deficiencies.

Grounding

Informational

1.1.88 The grounding system in the sub panel is correct.

Exterior Electrical
Outlets

Needs Service

1.1.89 The exterior outlets should be upgraded to have ground fault protection, which is an essential safety
feature that is mandated by current standards. on the roof.

1.1.90 An outlet  on  the   roof  wall is  defective,  but  should be  replaced  with a  ground fault  protected  type.
There are  temparary  extention  cords  on  the  roof  being  used  to  power  "christmas"  lights  that  are
seriously deteriorated and a hazard.

Three Phase Power
Main Service Panels
General Comments

Informational

1.1.91 There are a wide variety of  electrical systems with an even greater variety of  components,  and any
one particular system may not conform to current standards or provide the same degree of service
and safety. What  is most significant about  electrical  systems however is that the  national electrical
code [NEC] is not retroactive, and therefore many commercial systems do not comply with the latest
safety  standards.  Common national  safety  standards  require electrical  panels  to  be  weatherproof,
readily  accessible,  and  have  a  minimum  of  thirty-six  inches  of  clear  space  in  front  of  them  for
service.  Also,  they  should  have  a  main  disconnect,  and  each  circuit  within  the  panel  should  be
clearly  labeled.  ASTM  standards  only  require  us  to  test  a  representative  number  of  accessible
switches,  receptacles, and light fixtures. However, if the building is reasonably small, we attempt to
test every one that is unobstructed, but if a building is furnished we will obviously not be able to test
each one.
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