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PROPERTY CONDITION ASSESSMENT

Performed on:

Franklin North Office Buildings
556, 560, 564 Franklin Street
Buffalo, New York 14202 

BBG Project No.: 0517000389
Loan/Asset No.: Client_Proj_#

Prepared for:
Client_Company

Client_Address

Client_City_State_Zip
Prepared by:

BBG Assessment

4615 Southwest Freeway, Suite 810

Houston, Texas 77027

Date Issued: Report_Date
Report_Date
Client_Contact

Client_Company

Client_Address

Client_City_State_Zip
RE
Property Condition Assessment of

Franklin North Office Buildings

556, 560, 564 Franklin Street

Buffalo, New York 14202

BBG Project No.: 0517000389

Client Project No.: Client_Proj_#

 (delete if not applicable)
Dear Mr./Ms. Client Last Name:

AWA, LLC dba BBG Assessment (BBG) has completed a Property Condition Assessment (PCA) of the above referenced Property.  The PCA was completed in accordance with ASTM International (ASTM) E2018-15 Standard Guide for Property Condition Assessments: Baseline Property Condition Assessment Process, any client specific scope of work provided, and generally accepted industry standards.

This report was prepared solely for the use of Client_Company (hereinafter “Client” or “User”) and any party specifically referenced in Section 2.6 of this report.  No other party shall have the right to rely on this report or the finding herein, without the prior written consent of BBG.

Sincerely,

BBG Assessment

Stephen Major, Field Assessor 

Project_Manager, Quals
Title

Title
	PROPERTY CONDITION ASSESSMENT SUMMARY

	FRANKLIN NORTH OFFICE BUILDINGS

	556, 560, 564 FRANKLIN STREET

	BUFFALO, ERIE COUNTY, NEW YORK 14202

	BBG PROJECT NO.: 0517000389

	

	OPINION OF COST TO REMEDY PHYSICAL DEFICIENCIES

	Repair Item
	Cost Basis
	Estimated Cost

	Repair potholes
	Estimated allowance
	$500

	Repair degraded exterior wood trim, replace slate shingles
	Estimated allowance
	$2,500

	Repaint highly degraded exterior painted surfaces
	Estimated allowance
	$1,000

	Repair active roof leaks
	Estimated allowance
	$750

	Install GFCI receptacles where needed
	Estimated allowance
	$300

	
	TOTAL
	$5,050.00

	MODIFIED CAPITAL RESERVE SUMMARY

	Capital Reserve Term
	Uninflated
Reserve
	Annual Cost
Per SF
	Inflated
Reserve
	Annual Cost
Per SF

	12-Year
	$32,525.00
	$0.09
	$55,357.00
	$0.16


Based upon the assessment of the Property conducted by BBG, the above immediate needs or physical needs reserves are recommended.  Conditions noted in the Property Condition Assessment Summary are representative of the overall conditions of the Property.  There may be more detail on specific assessment components in the Report text, therefore the Property Condition Assessment Summary should not be used as a standalone document.
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1.0 EXECUTIVE SUMMARY

1.1 Property Description
	Property Name:
	Franklin North Office Buildings

	Property Address:
	556, 560, 564 Franklin Street

	City, State Zip Code:
	Buffalo, New York 14202


The Property consists of three contiguous parcels of land totaling 0.95 acres and improved with two buildings, as follows:

· 556 Franklin Street, located on the west side of Franklin Street, is a three-story building with a child advocacy center on the first two floors and a residential apartment on the third floor.  This building was built prior to 1890 and is of wood construction with a brick masonry exterior and asphaltic shingle roofing.  Roofline trim and some window/door trim is painted wood.  The building is constructed on a stone masonry basement foundation. The basement space is used for offices, utilities, and storage.

· 560-564 Franklin Street, located on the southwest corner of the intersection of Franklin Street and North Street, is a two- and three-story building occupied by medical/dental offices and a recording studio.  This building was built circa 1890 and is of wood construction with a brick masonry exterior.  Roofline trim and some window/door trim is painted wood.  The roofs are a combination of sloping asphaltic shingle roofing, flat built-up and bituminous membranes, and EPDM membranes.  Additionally, mansard roofs at the upper perimeter of 564 are clad with painted slate shingles.  The building is constructed on a stone masonry basement foundation. The basement space is used for utilities and storage.
A Property Location Map and a Property Diagram are included in Appendix 1.  Photographs of the Property are provided in Appendix 2.
1.2 General Physical Condition
	General Condition
	Good 

	Level of Maintenance
	Good to fair 

	Expected Remaining Useful Life
	30 to 35 years

	Recent Capital Improvements
	· Some shingle roofing has been recently replaced.

	Planned Capital Improvements
	· Expand parking areas, new paving and striping, additional roof work.


1.3 Opinions of Cost
BBG has provided an opinion of the cost to address the identified areas of physical deficiency, if any, identified based on the property reconnaissance, interviews conducted and information collected during the course of conducting this assessment.  The opinion of cost does not address items that would be considered normal maintenance.  These opinions of cost are provided as Table 1 in Appendix 3.  In addition, BBG provided an estimate of the minimum capital reserves that will be required to maintain and operate the Property in its current use and its current market positon.  The Modified Capital Reserve Schedule only addresses major site improvements and systems and is not designed to be an all-inclusive inventory of replacements.  The Modified Capital Reserve Schedule is provided as Table 2 in Appendix 3.
1.4 Deviations from the ASTM Standard Guide
Based on the ASTM Standard Guide, deviations from ASTM Standard Guide are required to be discussed in the PCA Report.  The ASTM Standard Guide characterizes issues which are beyond the scope of a PCA as Out of Scope Considerations.  BBG’s deviations from the guides are intended to make the PCA more comprehensive and to meet the requirements of Client.  Deviations and Out of Scope Considerations are listed below:  

· Section 9.3.1 of the ASTM Standard Guide provides a threshold amount for opinions of cost of $3,000 below which items may be omitted from the report.  BBG may consider and include some items below the threshold amount in order to identify items related to code violations or life safety issues, unless directed otherwise by the Client. 
· The ASTM Guide differentiates between Immediate Costs and Short-Term Costs.  BBG has combined these costs in Table 1 – Opinion of Cost to Address Physical Deficiencies.
· This PCA includes a Modified Capital Reserve Schedule which estimates the minimum capital reserves necessary to maintain the Property for its current usage and market position.  The inclusion of a Modified Capital Reserves Schedule is not included in the ASTM Standard Guide.
· This PCA includes a discussion of seismic and Wind Zone and Hurricane Susceptible Region considerations, microbial growth and accessibility issues, all of which are non-scope considerations under the ASTM Standard Guide.

1.5 Findings, Opinions and Recommendations
BBG recommends the following immediate repairs:

· Active roof leaks should be repaired. 

· Potholes in the asphalt pavement should be repaired.

· Areas of degraded wood trim at the soffit at 556 should be repaired or replaced.  

· Missing slate shingles at the 564 mansard should be replaced.  

· Areas of severely peeling paint on the south side of 556 and the south mansard of 564 should be repainted.

· GFCI receptacles should be installed in lavatories and any other wet areas where required by current codes.

2.0 INTRODUCTION
2.1 Purpose

BBG was retained to conduct a Property Condition Assessment of the Property to assist Client in their underwriting of a proposed mortgage loan.  The purpose of the assessment was to identify areas of physical deficiencies and provide an objective, independent, professional opinion of the general physical condition of the Property.
The term physical deficiencies includes the presence of conspicuous defects and material deferred maintenance of a Property’s material systems, components, or equipment as observed during completion of the PCA.  This definition excludes deficiencies that may be remedied with routine maintenance, miscellaneous minor repairs, normal operating maintenance, etc. and excludes de minimis conditions that generally do not present material physical deficiencies of the Property.

2.2 Scope of Work

The assessment was conducted in accordance with ASTM E2018-15 Standard Guide for Property Condition Assessments: Baseline Property Condition Assessment Process, the scope of work provided by Client and generally accepted industry standards.  A more detailed scope is included in Section 7.
2.3 Significant Assumptions
· BBG assumes the Property has been correctly identified by the User, designated representative of the User, property owner or operator, and/or the designated representative of the property owner or operator.

· BBG assumes that the User, designated representative of the User, property owner or operator, and/or the designated representative of the property owner or operator used good faith in answering questions about and providing information for the Property.

2.4 Limiting Conditions
· The scope of work completed was designed solely to meet the needs of BBG’s Client.  BBG’s recommendations and opinions of cost are only as of the date the walk-through performed, documentation reviewed and interviews conducted.  Conditions at a property and the costs to remedy them can change significantly over a relatively short period of time due to levels of maintenance, acts of nature and other factors. BBG shall not be liable for any unintended usage of this report by another party.  
· No PCA can wholly eliminate uncertainty regarding the potential for physical deficiencies at a property.  There is an inherent subjective nature of opinions as to such issues as workmanship, quality of original installation, and estimating the remaining useful life of any given component or system.  This PCA was designed to reduce but not eliminate uncertainty regarding the existence of such conditions in a manner that recognizes reasonable limits of time and cost.  BBG has completed this PCA in accordance with generally accepted consulting practices, and makes no other warranties, either expressed or implied, as to the character and nature of such services or product.  
· A PCA is intended to be a non-intrusive investigation.  No destructive testing was completed and concealed areas, such as inside plenums, behind walls or within machinery, were not accessed.  As such, BBG makes no warranties regarding exterior insulation and finishing systems (EIFS), curtain walls or other building skin conditions that would not be readily observable and, therefore, outside the scope of this assignment.

· This PCA is not intended to be a Professional Architectural or Engineering Service and the person conducting the walk-through survey or reviewing the report should not be considered practicing architecture or engineering.  This PCA does not constitute a regulatory or code compliance audit of the building or management systems at the property.  Testing, measuring, or preparing calculations for any system or component to determine adequacy, capacity, or compliance with any standard or code is outside the scope of this assessment.  

· Information needed to complete the PCA is based on personal interviews, government records and published resources.  Accuracy and completeness of information varies among information sources and is often inaccurate or incomplete.  BBG is not required by the ASTM Standard Guide to verify independently the information provided and may rely on information provided to the extent that the information appears reasonable or unless it is obvious that certain information is incorrect based on other information obtained or otherwise actually known to BBG. 
· Future engineering calculations, testing, exploratory probing, and removal of materials may identify additional concerns or other alternate or more appropriate schemes or methods to remedy the physical deficiency.  An asbestos survey was not completed as part of this PCA.  Should asbestos be present, additional costs associated with the removal of the asbestos may occur.

· While the general environmental setting of the property is described, this assessment is not intended to be a formal flood plain determination.  Any fungi or mold reference included in this report does not constitute a professional mold inspection and is not based upon any sampling.  BBG merely notes the visual presence or absence of fungi or mold while in the course of preparing this report. 

· BBG shall have no on-going obligation to obtain and include information that was not reasonably ascertainable, practically reviewable, or provided to BBG in a reasonable timeframe to formulate an opinion and complete the assessment by the agreed upon due date.

2.5 Property Access and Non-Access Disclosure
	Assessor:
	Stephen Major, Field Assessor

	
	The Assessor’s qualifications are included in Appendix 4.

	Date of Reconnaissance:
	March 17, 2017

	Weather Conditions:
	Clear with temperatures around 40 degrees Fahrenheit

	Property Escorts:
	Wayne Kwiatkowski, Director of Operations, Sinatra & Company Real Estate
Tom Connolly, Property Maintenance Manager, Sinatra & Company Real Estate

	Areas Accessed:
	BBG was provided access to the following units: 
· Child & Adolescent Treatment Services (556)
· Allentown Pediatric & Adolescent Medicine (560)
· Chameleon Communications West (564)

· Vacant suite, second floor (564)

· Vacant suite, third floor (564)

BBG also accessed basement spaces in both buildings, common stairwells, and the flat roof at 564.


	Inaccessible Areas:
	BBG was unable to access the following tenant spaces due to lack of tenant permission:

· Residential apartment (556)
· Wood Dental (564)


	Other Limitations:
	Portions of the roofs were covered with snow, preventing the viewing of some areas. 


2.6 User Reliance

STANDARD-1
This investigation was conducted on behalf of and for the exclusive use of Client_Company (Client).  This report, and the findings contained herein, shall not, in whole or part, be disseminated or conveyed to or used by any other party without the prior written consent of BBG.  Any unauthorized party using or relying upon the Report shall be liable to BBG for equitable compensation and appropriate punitive damages, and shall be responsible to reimburse BBG for and indemnify, defend and hold BBG harmless from and against any and all costs, claims, liabilities, expenses, lost profits and damages arising as a direct or indirect result of such unauthorized use or reliance.

Or add client specific language here
3.0 PROPERTY DESCRIPTION
3.1 Property Details
	Property Size:
	0.95 acres 

	Source:
	Erie County GIS

	Property Usage:
	Mixed Use: offices and residential 

	Number of Buildings:
	Two

	Date of Construction:
	Circa 1900

	Source:
	Sanborn insurance maps and Erie County GIS

	Gross Building Size:
	556: 7,200 SF

560-564: 22,310 SF

29,510 SF Total

	Source:
	Rent roll

	Net Rentable Area:
	556: 7,200 SF

560-564: 22,310 SF

29,510 SF Total

	Source:
	Rent roll 

	No. of Units:
	One residential apartment
Four occupied suites
Vacant space
Total: 5


	Legal Description:
	The property manager provided the following legal description:
ALL THAT TRACT OR PARCEL OF LAND, situate in the City of Buffalo, County of Erie and State of New York, being part of Lot No. 52, Township 1, Range 8 of the Holland Land Company's Survey, described as follows:

Beginning in the westerly line of Franklin Street at the distance of 160.0 feet southerly from its intersection with the southerly line of North Street; thence southerly along the westerly line of Franklin Street 108.0 feet 9 inches; thence westerly at right angles with Franklin Street 134.0 feet. Thence northerly parallel with Franklin Street 59.67 feet; thence westerly at right angles with Franklin Street 40.0 feet to the southeasterly corner of lands owned by Amelia Stevenson; thence northerly parallel with Franklin Street and along the easterly line of lands of Amelia Stevenson 49.08 feet; thence easterly at right angles with Franklin Street 174.0 feet to the point of beginning. 

Expecting and reserving therefrom that portion thereof conveyed to John J. Giardino by a Warranty Deed recorded in Erie County Clerk's Office in Liber 9831 of Deeds at page 523.

The Erie County Parcel IDs are as follows:

· 556 Franklin Street: 100.70-4-3

· 558 or 560 Franklin Street: 100.70-4-2 

· 564 Franklin Street: 100.70-4-1



3.2 Tenant and Lease Information 
	Tenants:
	The Property is a mixed use office and residential complex with multiple tenants.   A rent-roll is included in Appendix 5. 

The Property is occupied by the following tenants:

· Residential apartment

· Child & Adolescent Treatment Services

· Allentown Pediatric & Adolescent Medicine

· Wood Dental

· Chameleon Communications West

	Lease Information:
	According to property management, the leases are as follows:

· Residential apartment: Gross lease, tenant pays electric.
· Child & Adolescent Treatment Services: Gross lease.
· Allentown Pediatric & Adolescent Medicine: Gross lease.
· Wood Dental: Modified gross lease.
· Chameleon Communications West: Gross lease.



3.3 Utility and Service Providers 

	Electricity:
	National Grid

	Gas:
	National Fuel

	Potable Water:
	Buffalo Water

	Sanitary Sewer:
	City of Buffalo

	Storm Water:
	City of Buffalo

	Solid Waste:
	Modern Disposal

	HVAC Maintenance:
	T-Mark Mechanical

	Fire/Security:
	Contractor not provided, was previously Simplex-Grinell

	Elevator Maintenance:
	Schindler (elevator is currently out of service)

	Roof Maintenance:
	Belvedere Home Improvement Co.


4.0 INTERVIEWS, RECORDS AND MUNICIPAL INFORMATION
4.1 Property Owner, Operator and/or Escort
	Property Contact, Escort
	Wayne Kwiatkowski, Director of Operations, Sinatra & Company Real Estate

	Telephone/Email/Website:
	716-220-8468

	Pertinent Information:
	Mr. Kwiatkowski has been associated with the property for five years, and completed the Pre-Survey Questionnaire.  He provided general property information as well as a brief description of recent capital improvements and planned capital improvements.  Mr. Kwiatkowski stated that they were not aware of any fire, building, or other code violations, such as ADA. 



	
	

	Property Escort:
	Tom Connolly, Property Maintenance Manager, Sinatra & Company Real Estate

	Telephone/Email/Website:
	716-220-8468

	Pertinent Information:
	Mr. Connolly has been associated with the Property for five years. He provided specific building systems information including ages of roofs, HVAC equipment, etc.  He stated that the main flat roof on 564 is of unknown age, and has some leaks which have caused interior damage, primarily to the vacant suite on the third floor.  

	
	


4.2 Municipal Agencies
	Fire Department Contact:
	City of Buffalo Fire Headquarters

	Department Name:
	Garnell W. Whitfield, Jr.

	Telephone/Email/Website:
	716-851-5333

	Pertinent Information:
	BBG contacted the fire department in an effort to obtain information pertaining to any fire code violations or other known concerns at the Property.  As of the date of this report, no response has been received.

	
	

	Building Department Contact:
	James Comerford, Jr.

	Department Name:
	City of Buffalo Permit and Inspection Services

	Telephone/Email/Website:
	716-851-4972

	Pertinent Information:
	BBG submitted a Freedom of Information Act (FOIA) request to the building department in an effort to obtain information pertaining to any building code violations or other known concerns at the Property.  As of the date of this report, no response has been received.

	
	

	Zoning Department Contact:
	James Comerford, Jr.

	Department Name:
	City of Buffalo Permit and Inspection Services

	Telephone/Email/Website:
	716-851-4972

	Pertinent Information:
	BBG requested information regarding the current zoning of the Property and whether the property usage is a legal conforming use or a legal non-conforming use according to density, parking, use and current codes.  BBG has not received a response as of the date of this report.  A formal zoning determination is outside the scope of work for this project.


4.3 Other Contacts

BBG contacted Simplex-Grinell to inquire about the sprinkler system, and was told that they no longer service that property.
BBG contacted Amherst Alarm and was told that they provide a fire alarm system for Allentown Pediatric (560 Franklin Street) only. 
4.4 Document and Report Review
	Title:
	Finance Package

	Prepared By:
	Rose Hill Group

	Date:
	March 2017

	Pertinent Information:
	Included rent roll and property description

	
	


5.0 PROPERTY CHARACTERISTICS 
5.1 Site
5.1.1 Topography and Drainage

	Topography:
	The property slopes slightly to the northeast.

	Property Drainage:
	Storm water flows off the Property by sheet flow and discharges to the municipal storm water system.  Storm water also infiltrates lawn areas.

	On-Site Water Bodies:
	There are no surface water bodies on or bordering the Property.


	General Condition:
	Good 

	Age/Last Action:
	The topography and drainage are original and are handled as part of routine maintenance.

	Concerns:
	No major drainage problems, such as ponding, erosion or water being directed toward the buildings, were noted by or reported to BBG.

	Recommendations:
	No immediate repairs were identified.  The topography and drainage should be handled as part of routine maintenance. 


5.1.2 Paving and Curbing
	Access and Egress:
	Access and egress to the both parking areas is provided from Franklin Street via paved driveways. 

	Pavement:
	The driveways consist of asphalt over a stabilized base.

	Covered Parking:
	No covered parking is provided.

	Curbs:
	Poured concrete curbs are provided in a few areas.  Primarily, the asphalt pavement abuts the lawn areas without curbing.   

	Other:
	N/A

	Parking:
	Number of uncovered spaces: 55
Number of covered spaces: 0
Number of ADA spaces: 3
TOTAL parking spaces: 55


	General Condition:
	Good to fair

	Age/Last Action:
	Driveways and parking areas are repaired or replaced as needed, on an on-going basis.
The age of the pavement is unknown.

	Concerns:
	

	Inadequate ingress or egress
	No significant concerns relating to access or egress from the property were noted or reported.

	Inadequate number of spaces
	Management reports that additional parking spaces will be added in 2017.

	Faded pavement striping
	Striping is faded.

	Damaged Paving
	Linear cracking was observed throughout the parking areas, as well as a few small potholes.

	Other
	No other concerns relating to the paving and curbing were noted or reported.

	Recommendations:
	Potholes should be repaired.  An estimated cost is included in the Immediate Needs Table.

Asphalt parking areas typically have a EUL of 20 to 25 years depending on the level of maintenance, traffic and weather conditions.  The EUL can be extended significantly with periodic sealing of these surfaces.  BBG has included costs for periodic sealing and striping of the parking areas in the Modified Capital Reserve Table.  In addition, costs for overlaying of 20-30% of the most heavily worn or trafficked areas during the evaluation period are accounted for in the Modified Capital Reserve Table.



5.1.3 Flatwork

	Sidewalks/Steps:
	Most sidewalks and associated steps consist of standard poured concrete slabs.  
Some sidewalk areas are constructed of dry-laid brick pavers.

One exterior stair along North Street is constructed of stone slabs.  

	Patios/Decks:
	No patios or decks are present.

	Other:
	N/A


	General Condition:
	Good to fair 

	Age/Last Action:
	Flatwork is repaired or replaced as needed, on an on-going basis.



	Concerns:
	In general, the concrete flatwork and associated stairs are in good condition, as are the brick sidewalk areas.

The stone staircase (7 risers) on North Street has settled, making the steps uneven.  No hand rail is provided.  


	Recommendations:
	Normally, BBG would recommend repairing the uneven exterior stairs and installing a hand rail.  However, this area is reported to be slated for removal and re-grading as part of the planned 2017 expansion of the north parking lot.  As such, no immediate repairs are recommended.
The flatwork at the property should be maintained as part of routine maintenance.




5.1.4 Landscaping and Appurtenances

	Landscaping:
	The landscaping consists of a mixture of lawns, shrubs and trees.

	Sprinkler System:
	No irrigation sprinkler systems are present at the Property

	Property Lighting:
	Building-mounted floodlights illuminate the driveways, parking lots and the perimeter of the Property.  Incandescent fixtures illuminate the entry doors.

	Fencing/Walls:
	A short section of wooden fencing with brick columns protects the wooden walkway/ramp at the south side of 564.   

	Property Signage:
	Several wooden monument signs are located at the street sides of the property.  Each appears to have been installed and maintained by the individual tenants. 

	Other:
	N/A


	General Condition:
	Good 

	Age/Last Action:
	Areas are repaired or replaced as needed on an on-going basis.

	Concerns:
	

	Poor landscaping
	The landscaping was seasonally dormant at the time of inspection, and some lawn areas were covered with snow.  However, no significant areas of overgrown or dead landscaping were observed or reported.

	Inadequate lighting
	BBG conducted its assessment during daylight hours and was unable to observe the property lighting.  No inoperable or non-functional property lighting was reported to BBG and no obvious damage to the lighting fixtures was noted.

	Damaged fences/walls
	No damaged fences or walls were noted or reported.

	Damaged signs
	No damaged signs were noted or reported.

	Other
	No other major concerns relating to landscaping and appurtenances were noted or reported.

	Recommendations:
	No immediate repairs were identified.

The landscaping and appurtenances should be addressed as part of routine maintenance.


5.1.5 Ancillary Structures and Site Amenities
	Ancillary Structures:
	The Property does not contain any ancillary structures.  

	Site Amenities:
	The Property does not contain any exterior amenities. SEQ CHAPTER \h \r 1


5.2 Structural Frame and Building Envelope
5.2.1 Substructure
	Foundation:
	The foundations were visible in the basement areas and consist primarily of thick stone masonry foundation walls, which are common for buildings of this vintage.   

	Basements/Crawl Spaces:
	Basements are present in both buildings.  Basement floors are poured concrete.   Interior wood or steel beams provide internal support.

	Other:
	N/A


	General Condition:
	Good 

	Age/Last Action:
	The foundations are original.

	Concerns:
	

	Cracks/settlement
	No significant foundation cracks or other signs of settlement were noted by or reported to BBG.

	Flooding/Water damage
	No major areas of flooding or water damage that would be associated with foundation concerns were noted by or reported to BBG.

	Other
	No additional concerns relating to the foundation were noted by or reported to BBG.

	Recommendations:
	No immediate repairs were identified.  The foundations should be monitored and addressed as part of routine maintenance.
No major foundation related expenditures are anticipated during the evaluation period.


5.2.2 Building Frame
	Framing System:
	The buildings are of wood-frame construction.

	Decking Between Floors:
	Wood decking is present between the floors.

	Roof Framing and Decking:
	Roof construction is conventional wood framing with board sheathing.  The third floor of 564 has wood-framed mansard roofs at the perimeter of the flat roof areas.  

	Other:
	N/A


	General Condition:
	Good

	Age/Last Action:
	The building framing is original and is maintained as needed.

	Concerns:
	

	Cracked/Bowed Walls
	No significant signs of cracking or evidence of bowed walls were observed by or reported to BBG.

	Sagging ceilings/floors
	No evidence of sagging ceilings or floors was noted by or reported to BBG.

	Sticking doors/windows
	No evidence of sticking doors or windows, indicative of significant building movement was noted by or reported to BBG.

	Fire Retardant Wood Decking
	Given the type of construction, plywood decking is not present.

	Other
	No additional concerns relating to the building framing were noted or reported.

	Recommendations:
	No immediate repairs were identified.

The building framing should be monitored and addressed as part of routine maintenance.


5.2.3 Facades
	Exterior Walls:
	The exterior walls consist of brick masonry.  Roofline trim and some window/door trim is painted wood.

	Fascia, Soffits and Trim:
	The soffits and trim consist of combination of painted wood.
The mansard roofs are nearly vertical and consist of original painted slate shingles. These surfaces are considered to be part of the exterior wall system for this evaluation. 

	Exterior doors/Windows:
	The entrance doors vary from space to space.  Some are original wood paneled doors, and some are aluminum-framed storefront-type doors.  
Most windows have been replaced with fixed glass panels in painted wood frames.  A few windows are operable painted wood.  

	Stairs/Landings/Balconies
	A decorative balcony is located on  the east facade of 560.  The deck is covered with an EPDM membrane roof and railings are painted wrought iron.  
Otherwise, no exterior stairs, landings, balconies or walkways are present.

	Other:
	N/A


	General Condition:
	Fair 

	Age/Last Action:
	The exterior walls are original and are repaired as needed on an on-going basis.
The date of last painting is not known.  

	Concerns:
	

	Problematic Materials
	No significant use of EIFS, hardboard siding or other problematic materials was noted by or reported to BBG.

	Deteriorated wood
	Deteriorated wood soffits were observed at three locations at 556.  

	Deteriorated paint
	Deteriorated paint on wood windows and trim was observed in several locations at 556, particularly on the south facade.
Deteriorated paint on slate shingles was observed in several locations at 564, particularly on the south mansard.

	Deteriorated sealing/caulking
	No major concerns relating to deteriorating sealing or caulking were noted by or reported to BBG.

	Deteriorated masonry/pointing
	No damaged or deteriorated masonry was observed by or reported to BBG.  The pointing appeared to be in generally good condition.

	Damaged doors/windows
	No damaged exterior doors or broken or failing windows were noted by BBG.  No concerns regarding the exterior doors or windows were reported to BBG.

	Water/Moisture penetration
	Two areas of missing slate shingles were observed at the south mansard of 564.  No felt or other vapor barrier is present, and thus water is presumed to be infiltrating these areas.  

	Other
	No other major concerns relating to the building facades were noted or reported.

	Recommendations:
	The areas of deteriorated paint, deteriorated wood trim, and missing slate shingles should be repaired or otherwise refurbished.  Cost estimates are included in the Immediate Needs Table.

Exterior maintenance such as painting, power washing, caulking, and sealing is typically required every eight to ten years and/or brick pointing/wet sealing every 15 to 20 years, depending on the quality of preparation of the surfaces, the quality of materials used and weather conditions.  The buildings are likely to require exterior maintenance during the evaluation period and costs are included in the Modified Capital Reserve Table.  Minor areas of rotting or damaged wood and trim should be replaced as noted as part of the on-going routine maintenance of the property and during pre-painting preparation.



5.2.4 Roofing
	Roof Type:
	The roofing systems are a combination of sloping shingled roofs and flat or low-slope built-up or bituminous membranes.  

	Drainage:
	Concealed (Yankee) gutters are located along the eaves or perimeters which lead to downspouts that discharge into landscaped or paved areas near the buildings.

	Parapets and Coping:
	No parapet walls are present.

	Other:  
	Typical roof penetrations such as HVAC units, sanitary vents, etc., are present.


	General Condition:
	Good to fair 

	Age/Last Action:
	Several of the sloping shingled roofs and smaller areas of flat membrane roofs were replaced in 2012.  

Other areas of sloping shingled roofs are older, estimated to be over 20 years old.  The age of the main flat roof on 564 is not known, and appears to be at least 20 years old.

	Concerns:
	

	Leaks
	Some current intermittent leaks was noted or reported in 564.

	Cracks/Ponding
	Portions of the flat roof at 564 are wrinkled or otherwise deteriorated. 

	Evidence of repairs
	The flat roof at 564 has been repaired and re-coated.  

	Other
	Missing slate shingles at the 564 mansard roofs are described in Section 5.2.3.

	Recommendations:
	Any active roof leaks should be repaired.  An estimated cost is included in the Immediate Needs Table.
Based on the age of the roof and a EUL of 20 to 25 years, replacement of the older roofs is likely to be required during the evaluation period.  Costs for the replacement have been included in the Modified Capital Reserve Table.

Also, costs for some periodic roof patching and maintenance are included in the Modified Capital Reserve Table.  Activities including, but not limited to, keeping drains clear and repairing leaks promptly, should be done as part of routine maintenance.



5.3 Mechanical, Electrical and Plumbing
5.3.1 Heating, Ventilation and Air Conditioning

	Heating and Cooling:
	Heating and cooling is provided by several different systems, as follows:

556 Franklin Street:

Primary heating is by a National-U.S. Series 309 gas-fired boiler in the basement.  The nominal heating capacity (output) is 544,000 BTU/hr.  The age of the boiler in not known, but management reports that some components were replaced within the past 5 years.  It appears to have been installed in the 1970s.  Cooling is by an air handler in the basement connected to a rooftop condenser reported to be 4 years old.  Supplemental heating and cooling is by a split-system furnace on the second floor, with a rooftop-mounted condenser.  The age of this furnace and condenser is 1 year.

560 Franklin Street:

Heating and cooling is by four split system gas furnaces manufactured variously by Goodman and Tempstar.  All were installed in either 2015 or 2016.  Condensers are by Goodman and Tempstar, also installed in 2015-2016, and appear to have cooling capacities of 4 tons each.

564 Franklin Street:

Heating and cooling is by a mix of systems.  Four rooftop packaged HVAC units (RTUs) are present.  These feed the vacant tenant spaces.  Three are currently not in use.  They were manufactured by Carrier/BDP in 1985 and appear to have a cooling capacity of 5 tons each.  A boiler in the basement of 560 feeds a new Trane/American Standard heat pump to provide heating.  The boiler was manufactured by Carrier/BDP and appears to date to the 1980s.  The heating capacity (input) is 225,000 BTU/hr.  A new Trane/American Standard split system furnace in the basement also supplies heating and cooling to 564.  The recording studio is equipped with a fairly new split system furnace-air conditioner.  


	Other: SEQ CHAPTER \h \r 1
	N/A


	General Condition:
	Good to fair.

	Age/Last Action:
	Units are serviced and repaired as part of routine maintenance and replaced as needed on an on-going basis.
The ages of the HVAC equipment vary widely, as described above.

	Concerns:
	

	Inoperable/Obsolete equipment
	Three of the four RTUs are not in use because the conditioned spaces are not occupied.  Their operating condition is not known.  Additionally, one old out-of-service boiler is located in the basement of 560.  

	Insufficient capacity
	No concerns regarding the HVAC capacity were noted or reported. The mechanical systems appeared to be adequately sized for the current demands of the property.

	Use of banned refrigerants.
	CO-2  The older cooling units are presumed to utilize R-22 refrigerant.  R-22 is a hydrochlorofluorocarbon (HCFC) refrigerant that cannot be intentionally vented to the atmosphere and is scheduled to be phased out of production by 2020.  R-22 has been mostly phased out in new equipment and has been replaced by other refrigerants.  Since January 1, 2015, it has been illegal to use any HCFCs to service air conditioning equipment.  Broken equipment that used HCFC refrigerants must be replaced with equipment that does not use them. 

	Other
	No other concerns relating to the HVAC system were noted or reported.

	Recommendations:
	The circa-1970 boiler in 556 will likely require refurbishing during the evaluation period and costs are included in the Modified Capital Reserve Table.
The circa-1980s boiler in 560 will likely require refurbishing during the evaluation period and costs are included in the Modified Capital Reserve Table.
The four circa-1985 rooftop HVAC units at 564 will require replacement during the evaluation period and costs are included in the Modified Capital Reserve Table.
Otherwise, much of the HVAC equipment has been replaced during the past 5 years and will require only routine maintenance during the evaluation period.




5.3.2 Electrical
	Level of Service:
	The total service capacity of 556 is not known, but appears to be a 400 amp 3-phase service. 

The total service capacity of 560-564 is an 800 amp 3-phase service. 

Each tenant is provided the level of service required by its operation.  The apartment is equipped with a 100-amp service panel.


	Branch Wiring:
	According to Wayne Kwiatkowski, copper wiring is present throughout the buildings.

	Overload Protection:
	Overload protection is provided by circuit breakers.

	Metering:
	The units are individually metered.

	Other: SEQ CHAPTER \h \r 1
	N/A


	General Condition:
	Good 

	Age/Last Action:
	The electrical system is handled as part of routine maintenance.

	Concerns:
	

	Inadequate capacity
	No evidence of inadequate electrical capacity was noted or reported.

	Aluminum branch wiring
	No evidence of aluminum branch wiring was observed or reported.

	Tenant complaints
	BBG did not receive any complaints from the tenants interviewed regarding the electrical service at the property.

	GFCI
	Ground fault current interrupter (GFCI) receptacles were not present in some lavatories.  In general, the code requirements for the installation of GFCI receptacles were instituted in 1986.  Given the pre-1986 construction, GFCI receptacles were not likely required at the Property when constructed.

	Other
	No other electrical concerns were noted or reported.

	Recommendations:
	While likely not required at the time of construction, BBG recommends the installation of GFCI receptacles near sinks and in other potentially wet areas.  BBG has included the installation in the Immediate Needs Table.  An allowance for this work is included in the Immediate Needs Table.




5.3.3 Plumbing
	Supply Piping:
	The supply lines are primarily copper with some newer PEX piping.  

	Drainage/Ventilation Piping:
	The drainage and ventilation lines are polyvinyl chloride (PVC) and cast iron. 

	Hot Water Production:
	Each tenant space is provided with a unit-specific gas or electric water heater.

	Other: SEQ CHAPTER \h \r 1
	No other significant plumbing features were noted by or reported to BBG.


	General Condition:
	Good 

	Age/Last Action:
	The supply, sanitary and vent lines vary in age depending on when installed.
Individual water heaters are replaced as needed on an on-going basis.  The water heaters appear to range in age from 1 to 10 years. 

	Concerns:
	

	Inoperable equipment
	All of the systems and equipment were operational at the time of the inspection.  No evidence of significantly obsolete equipment was noted or reported.

	Problematic piping:
	No polybutylene (PB), acrylonitrile-butadiene-styrene (ABS) or galvanized piping was noted by or reported to BBG.

	Deterioration/Leaks
	No evidence of leaking, corroded or deteriorated piping was noted or reported.

	Sewage backup
	No evidence of sewage backup problems was noted or reported.

	Insufficient Pressure
	Pressure boosters were observed at the main water services at 556 and 564.  

	Inadequate hot water
	No evidence of inadequate hot water was noted or reported.

	Other
	No other concerns regarding the plumbing were noted or reported.

	Recommendations:
	No immediate repairs were identified.

Given a EUL of ten to 15 years for a water heater, it is anticipated that some of the units will require replacement during the evaluation period.  Costs for replacement are included in the Modified Capital Reserve Table.


5.3.4 Vertical Transportation 

	Elevators:
	Building 564 features one hydraulic elevator, currently not in service.  Management plans to refurbish the unit in the future.  The elevator cab could not be entered.  The manufacturer and capacity are not known.   

	Escalators:
	No escalators are present on the Property..

	Other: SEQ CHAPTER \h \r 1
	N/A


	General Condition:
	Poor

	Age/Last Action:
	The elevator is original.

	Concerns:
	

	Out of date inspection
	The inspection certificate  for the elevator was dated 2012.  

	Inoperable or Obsolete equipment
	The elevator was not in service, and has not been used for several years. 

	Other
	No other concerns regarding the elevator equipment were noted or reported.

	Recommendations:
	Because the elevator is not used, costs for refurbishing are not included.  




5.3.5 Life Safety/Fire Protection 
	Smoke/Heat Detectors:
	Hard-wired smoke detectors were present in each of the living units/tenant spaces.  

	Sprinkler System:
	No sprinkler system is present in 556.

Building 560-564 is sprinklered with a wet pipe system using city pressure.  Siamese fire department connections to the automatic sprinkler system are located along the facades of the building.   Management reports that the system was inspected within the past 6 months, but no current tag was observed.  

	Other:
	Lighted exit signs, emergency lighting, and fire extinguishers are present in 556.  

Emergency strobe lights, audible/visual alarms, pull stations, and  fire extinguishers are present in 560-564.  
Fire hydrants are located along public streets.


	General Condition:
	Good

	Age/Last Action:
	The systems are maintained under a service contract.

	Concerns:
	

	Out of date inspection
	The inspection certificates for the fire extinguishers were current and dated (June 2016).

	Inoperable equipment
	All of the systems were operable at the time of the inspection.  No evidence of significantly obsolete equipment was noted or reported.

	Other
	No other concerns regarding the life safety systems were noted or reported.

	Recommendations:
	No immediate repairs were identified.

The fire extinguishers and sprinkler system are maintained under an annual service contract that includes any overhauls and repairs required.  Therefore, no costs are included in the Modified Capital Reserve Table.


5.4 Interior Elements
5.4.1 Common and Support Areas
Common and support areas are limited to fire staircases and some unfinished basement areas.   Painting of stairwells can be handled as part of routine maintenance.  
5.4.2 Living Unit
	Finishes:
	The apartment was not observed, but is presumed to have carpet and vinyl flooring, and gypsum drywall walls and ceilings.  

	Furniture:
	Provided by tenants

	
	

	Appliances: 
	The apartment is presumed to be equipped with a refrigerator, range, dishwasher, and microwave.    The washer and dryer are provided by the tenant.  


	General Condition:
	Good

	Age/Last Action:
	The living unit finishes, fixtures, furniture and appliances are repaired or replaced as needed on an on-going basis.  The apartment is rented unfurnished.


	Concerns:
	

	Damaged/Obsolete Finishes
	No significant concerns relating to the unit finishes and fixtures were noted by or reported to BBG.

	Damaged/Obsolete Furniture
	The unit is rented unfurnished.

	Damaged/Obsolete Appliances
	No significant concerns relating to the unit appliances were noted by or reported to BBG.

	Recommendations:
	Apartment interior finishes such as the walls and ceilings can be repaired and painted as needed as part unit make-ready, between tenants.  Periodic replacement of carpeting and vinyl flooring is anticipated during the evaluation period and costs are included in the Modified Capital Reserve Table.


5.4.3 Tenant Spaces
	Finishes:
	The interiors of the tenant spaces are finished out to meet the needs of the individual tenant spaces needs and generally include commercial carpet, laminate and ceramic tile flooring, hardwood flooring, painted gypsum drywall walls, and drywall or grid ceilings.

	General Condition:
	Good to poor

	Age/Last Action:
	Interior finishes are replaced as part of tenant improvement (TI) allowances negotiated as part of the lease, or by the tenant during the term of the lease.

	Concerns:
	

	Un-leasable Spaces
	The vacant suites on the second and third floor of 564 are not ready to rent and will eventually be upgraded as part of a negotiated lease.  As such, immediate repairs to the water damaged surfaces in these areas are not required.

	Other
	No other concerns were noted by or reported to BBG.

	Recommendations:
	No immediate repairs were identified.
Interior finishes are the responsibility of the tenant and are either addressed as part of TI allowances at the beginning of the lease or are handled by the tenants during the lease; therefore, replacement costs for interior finishes are not addressed in the Modified Capital Reserve Table.



6.0 ASTM NON-SCOPE CONSIDERATIONS
6.1 Natural Hazards

	Seismic Zone:
	Zone 1

	Source:
	Uniform Building Code, Figure 16-2, Seismic Zone Map of the United States

	
	

	Flood Zone:
	Zone X Unshaded, defined as areas of minimal flood hazard.

	Source:
	Federal Emergency Management Agency (FEMA), Flood Insurance Rate Map (Firm), see Appendix 5

	
	

	Wind Zone:
	Wind Zone III (200 mph)

	Special Wind Region:
	No

	Hurricane Susceptible Region: 
	No

	Source:
	FEMA, Wind Zones in the United States

	
	

	Wetlands:
	There are no federally regulated wetlands located on or adjacent to the Property.

	Source:
	United States Fish & Wildlife Service National Wetlands Inventory, see Appendix 5


	Concerns:
	

	Seismic risk
	The Property is not located in a zone of elevated risk for seismic activity (Zone 3 or 4).

	Flood risk
	The Property is not located within a 100-year flood zone.

	Wetlands Risk
	No federally regulated wetlands are located on the Property.

	Wind/Hurricane Risk
	The Property is located within a high Wind Zone (III or IV).  The Property is not located in a Special Wind Region.  The Property is not located in a Hurricane Susceptible Region.

	Recommendations:
	It may be prudent to evaluate the need for wind insurance.


6.2 Termites, Pests and Vermin
BBG conducted a visual screening for signs of wood destroying insects, pests and vermin.  The screening was limited to observations in the areas walked and should not be considered a comprehensive survey of the Property.  No assessment or investigation behind walls or in any other generally inaccessible areas was performed.  Inquiries were made of the owner and/or property manager regarding any knowledge of termite, pest, or vermin activity or damage.  BBG is not a licensed termite firm and this report is not intended to be construed, perceived or substituted for a formal inspection.  

	TIP Zone:
	The Property is located in a Termite Infestation Probability (TIP) Zone of Slight to Moderate.

	Source:
	Termite Infestation Probability Map

	Pest Management
	According to Wayne Kwiatkowski, the Property currently does not have a contract with a state licensed termite and wood destroying insect inspection firm.

	Visual Observations:
	BBG did not observe signs of wood-damaging insects or others pests and vermin during the reconnaissance.  Based on our interview with on-site management no termite, pest, or vermin activity or damage was reported.  

	Recommendations:
	No additional actions or investigations are recommended at this time.


6.3 Microbial Growth

A visual screening for areas of water intrusion and microbial growth was conducted.  The screening was limited to observations in the areas walked and should not be considered a comprehensive survey of the Property.  No sampling was conducted.  No assessment or investigation behind walls or in any other generally inaccessible areas was performed.  Inquiries were made of the owner and/or property manager regarding any knowledge of past and current leaks, any known mold issues, and any tenant complaints regarding health problems, musty odors or water leaks.  When applicable, areas of reported or likely water leaks or water intrusion/penetration were inspected.
	Moisture Minimization Plan:
	According to Wayne Kwiatkowski, the Property does not currently have a Moisture Minimization Plan (MMP) in place.

	Water Intrusion/Damage:
	BBG observed signs of water intrusion and damage in the vacant suite on the third floor of 564.  According to Wayne Kwiatkowski, the water intrusion and damage was a result of roof leaks, which may not be fully addressed.


	Microbial Growth:
	Minor microbial growth mold was noted in the vacant suite on the third floor of 564. 

	Recommendations:
	Minor amounts of mold were identified at the Property.  Property management should promptly identify and repair or remediate the source of the moisture infiltration/buildup supporting the mold growth.  Subsequent to addressing the moisture issue, any water damaged or mold impacted material should be removed and the impacted areas should be properly cleaned and sanitized.  Given the limited amount of area involved, this can be addressed as part of the routine maintenance.


6.4 Americans With Disabilities Act (ADA)
Title III of the Americans with Disabilities Act of 1990 (ADA) prohibits discrimination on the basis of disability by public accommodations and requires places of public accommodation and commercial facilities to be designed, constructed and altered in compliance with the accessibility standards outlined in the regulations.  Places of public accommodation are facilities, or portions thereof, that are operated by a public entity, whose operations affect commerce and would be open to the public.  General categories include: 1) Hotels or other place of lodging; 2) Restaurants other establishments serving food or drink; 3) Theaters or other places of exhibition or entertainment; 4) Convention centers or other places of public gathering; 5) Grocery stores or other sales or rental establishments; 6) Banks or other service establishments; 7) Bus terminals or other transportation stations; 8) Museums or other places of public display; 9) Parks or other places of amusement; 10) Nurseries, schools or other places of education; 11) Day care centers or other social service centers; and, 12) Bowling alleys or other places of exercise or recreation.  Commercial facilities include facilities whose operations will affect commerce and are intended for non-residential use by a private entity such as manufacturing facilities and office buildings.  Private clubs and residences are not covered under the ADA.  A facility can be a mixture of any of these categories, for example a manufacturing facility that has an extensive customer service operation would be considered a public accommodation at the service area and a commercial facility for the remainder of the facility.
All places of public accommodation and commercial facilities constructed for first occupancy after January 26, 1993 must be constructed to be accessible.  Any alteration made to a place of public accommodation or commercial facility after January 26, 1992, must be made so as to ensure that, to the maximum extent feasible, the altered portions of the facility are readily accessible to and useable by individuals with disabilities.  Alterations include, but are not limited to, remodeling, renovations, rehabilitation, reconstruction, historic restoration, changes or rearrangement in the plan configuration of walls and full-height partitions.  Normal maintenance, reroofing, painting or wallpapering, asbestos removal, or changes to mechanical and electrical systems are not alterations unless they affect the usability of the building or facility. 
A public accommodation is required to remove architectural barriers in existing facilities, prior to the making of any alterations, where such removal is readily achievable, i.e., easily accomplished and able to be carried out without much difficulty or expense.  Examples include, but are not limited to, providing designated handicapped parking spaces, adding small ramps and curb cuts, widening doorways, rearranging furniture, adding raised markings on elevators, installing grab bars in toilet stalls and rearranging toilet partitions to increase maneuvering space.  If not readily achievable, alternative methods of providing service, such as access to the management office, must be offered.  Alternative methods include, but are not limited to, installing an intercom system between the leasing office and an accessible area, or relocating activities to accessible locations.  It is the property owner’s burden to prove that a modification is not readily achievable, or would pose an undue financial or administrative burden.

The scope of this limited visual survey is specifically limited to the following five areas: path-of-travel, parking, public toilet restrooms, and ADA compliant guestrooms and elevators.    The baseline ADA due diligence is a Visual Accessibility Survey consisting of a limited scope visual survey and completion of the checklist provided herein.  The baseline scope of work excludes limited measurement and counts.  Since the evaluation is limited in scope and is based on representative sampling, non-compliant conditions may exist which will not be identified as a result of the assessment. Some of the information may be obtained from the owner, such as the number of standard and accessible parking spaces, or the number of total and ADA-compliant guestrooms.  A detailed study of the conformance of properties with the requirements of ADA is beyond the scope of this assessment.
	UNIFORM ABBREVIATED SCREENING CHECKLIST

FOR THE 2010 AMERICANS WITH DISABILITIES ACT

	ITEM
	YES
	NO
	N/A
	UNK

	History

	Has an ADA survey previously been completed at the Property?
	
	X
	
	

	Have any ADA improvements been made to the Property since original construction?
	X
	
	
	

	Has building ownership/management reported any ADA complaints or litigation?
	
	X
	
	

	Comments:
	The property contact did not indicate any known concerns relating to compliance with the ADA.

	Parking

	Does the required number of standard ADA-designated spaces appear to be provided?
	X
	
	
	

	Does the required number of van-accessible designated spaces appear to be provided?
	
	X
	
	

	Are accessible spaces part of the shortest accessible route to an accessible building entrance?
	X
	
	
	

	Is a sign with the international Symbol of Accessibility at the head of each space?
	X
	
	
	

	Do the van-accessible spaces have vertical “van accessible” signage?
	
	
	X
	

	Does each accessible space have an adjacent access aisle?
	X
	
	
	

	Do parking spaces and access aisles appear to be relatively level and without obstruction?
	X
	
	
	

	Comments:
	The Property has a total of 55 parking spaces, including 3 standard ADA spaces and no van-accessible spaces.  The number of spaces meets the requirements of the ADAAG.  The signage appears to meet the ADAAG.  

	Exterior Accessible Routes

	Is an accessible route present from public transportation stops and municipal sidewalks on the Property?
	X
	
	
	

	Are curb cut ramps present at transitions through curbs on an accessible route?
	X
	
	
	

	Do the curb cut ramps appear to have the property slope for all components?
	X
	
	
	

	Do ramps on an accessible route appear to have compliant slope?
	X
	
	
	

	Do ramps on an accessible route appear to have compliant length and width?
	X
	
	
	

	Do ramps on an accessible route appear to have compliant end and intermediate landings?
	X
	
	
	

	Do ramps on an accessible route appear to have compliant handrails?
	X
	
	
	

	Comments
	Some tenant spaces appear to be accessible and some do not.  


	Building Entrances

	Do a sufficient number of accessible entrances appear to be provided?
	
	X
	
	

	If the main entrance is not accessible, is an alternative accessible entrance provided?
	
	
	X
	

	Is signage provided indicating the location of alternative accessible entrance?
	
	X
	
	

	Do doors at accessible entrances appear to have compliant clear floor area on each side?
	X
	
	
	

	Do doors at accessible entrances appear to have compliant hardware?
	X
	
	
	

	Do doors at accessible entrances appear to have compliant opening width?
	X
	
	
	

	Do pairs of accessible entrance doors in series appear to have the minimum clear space between them?
	X
	
	
	

	Do thresholds at accessible entrances appear to have a compliant height?
	X
	
	
	

	Comments:
	Some tenant spaces appear to be accessible and some do not.  


	Interior Accessible Routes and Amenities

	Does an accessible route appear to connect with all public areas inside the building?
	
	X
	
	

	Do accessible routes appear free of obstructions and/or protruding objects?
	
	
	X
	

	Do ramps on accessible routes appear to have a compliant slope?
	
	
	X
	

	Do ramps on accessible routes appear to have a compliant length and width?
	
	
	X
	

	Do ramps on an accessible route appear to have compliant end and intermediate landings?
	
	
	X
	

	Do ramps on an accessible route appear to have compliant handrails?
	
	
	X
	

	Are adjoining public areas and areas of egress identified with accessible signage?
	
	X
	
	

	Do public transaction areas have an accessible, lowered counter section?
	
	X
	
	

	Do public telephones appear mounted with an accessible height and location?
	
	
	X
	

	Are publically-accessible swimming pools equipped with an entrance lift?
	
	
	X
	

	Comments:
	Some tenant spaces appear to be accessible and some do not.  


	Interior Doors

	Do doors at interior accessible routes appear to have compliant clear floor area on each side?
	
	X
	
	

	Do doors at interior accessible routes appear to have compliant hardware?
	
	X
	
	

	Do doors at interior accessible routes appear to have compliant opening force?
	
	X
	
	

	Do doors at interior accessible routes appear to have a compliant clear opening width?
	
	X
	
	

	Comments:
	Some tenant spaces appear to be accessible and some do not.  


	Elevators

	Are hallway call buttons configured with the “UP” button above the “DOWN” button?
	
	
	X
	

	Is accessible floor identification signage present on the hoistway sidewalls?
	
	
	X
	

	Do the elevators have audible and visual arrival indicators at the entrances?
	
	
	X
	

	Do the elevator hoistway and car interior appear to have a minimum compliant clear floor area?
	
	
	X
	

	Do the elevator car doors have automatic re-opening devices to prevent closure on obstructions?
	
	
	X
	

	Do elevator car control buttons appear to be mounted at a compliant height?
	
	
	X
	

	Are tactile and Braille characters mounted to the left of each elevator control button?
	
	
	X
	

	Are audible and visual floor position indicators provided in the elevator car?
	
	
	X
	

	Is the emergency call system at the base of the control panel and not require voice communication?
	
	
	X
	

	Comments:
	No operating elevators are present on the Property

	Toilet Rooms

	Do publically-available toilet rooms appear to have a minimum compliant floor area?
	
	
	X
	

	Does the lavatory appear to be mounted at a compliant height and with compliant knee area?
	
	
	X
	

	Does the lavatory faucet have compliant handles?
	
	
	X
	

	Is the plumbing piping under the lavatories configured to protect against contact?
	
	
	X
	

	Are grab bars provided at compliant locations around the toilet?
	
	
	X
	

	Do toilet stall doors appear to provide the minimum compliant clear floor area?
	
	
	X
	

	Do urinals appear to be mounted at a compliant height and with compliant approach width?
	
	
	X
	

	Do accessories and mirrors appear to be mounted at a compliant height?
	
	
	X
	

	Comments:
	Most tenant lavatories do not appear to be accessible.

	Hospitality Guestrooms

	Does property management report the minimum number of accessible guestrooms?
	
	
	X
	

	Does property management report the minimum number of accessible guestrooms with roll-in showers?
	
	
	X
	

	Comments:
	N/A

	Recommendations:
	No further action is recommended at this time.


6.5 Fair Housing Act (FHA)
Title VIII of the Civil Rights Act of 1968 makes it unlawful to discriminate in any aspect relating to the sale, rental or financing of dwellings, or in the provision of brokerage services or facilities in connection with the sale or rental of a dwelling, because of race, color, religion, sex or national origin. The Fair Housing Act (FHA) of 1988 expanded coverage of Title VIII (42 U.S.C. 3601-3620) to prohibit discriminatory housing practices based on handicap and familial status. As amended, Section 804(f)(3)(C) of the Act provides that unlawful discrimination includes a failure to design and construct covered multifamily dwellings for first occupancy after March 13, 1991 (30 months after the date of enactment) in accordance with certain accessibility requirements. The Act defines "covered multifamily dwellings" as "(a) buildings consisting of 4 or more units if such buildings have one or more elevators; and (b) ground floor units in other buildings consisting of 4 or more units" (42 U.S.C. 3604).
The baseline ADA due diligence is a Visual Accessibility Survey consisting of limited scope visual survey.  The baseline scope of work excludes the taking of measurements or counts and is subject to representative sampling. Some of the information may be obtained from the owner, such as the number of standard and accessible parking spaces, or the number of FHA-compliant residences.
	ASTM E2018-15 UNIFORM ABBREVIATED SCREENING CHECKLIST

FAIR HOUSING ACT (FHA)

	
ITEM

	YES
	NO
	N/A
	UNK

	History

	Was first occupancy at the Property achieved after March 13, 1991?
	
	X
	
	

	Does the Property consist of four or more dwelling units?
	
	X
	
	

	Was property management or the owner aware of any areas of non-compliance resulting in litigation?
	
	X
	
	

	Requirement 1 – Accessible Routes; Site

	Do designated accessible parking spaces appear to be provided in sufficient number at appropriate locations?
	
	
	X
	

	Do appropriate transitions from paved areas to sidewalks appear to be provided?
	
	
	X
	

	Do walkway slopes/cross slopes appear to be adequate and not excessive?
	
	
	X
	

	Do walkways appear to be the correct width, and clear of obstructions, including overhanging vehicles?
	
	
	X
	

	Do ramps appear to have appropriate handrails and edge protection?
	
	
	X
	

	Do building entry point/access doors appear to be provided along an apparent accessible route?
	
	
	X
	

	Do the main entrances appear to be barrier free and readily accessible (that is, no steps, obstacles, or revolving doors)?
	
	
	X
	

	Requirement 2 – Accessible Common Areas

	Does a continuous accessible route appear to be provided throughout the Property, including the site, parking areas and amenities?
	
	
	X
	

	Do common area/visitor restrooms appear to be barrier free and readily accessible?
	
	
	X
	

	Do the amenities appear to be barrier free and readily accessible?
	
	
	X
	

	Requirement 3 – Usable Doors

	Do appropriate doors/entries appear to be designed for accessibility?
	
	
	X
	

	Do interior doors appear to be designed for accessibility?
	
	
	X
	

	Requirement 4 – Accessible Routes; Covered Units

	Do the interiors of the covered units appear to provide adequate maneuverability?
	
	
	X
	

	Requirement 5 – Environmental Controls; Covered Units

	Do the environmental controls within the covered units appear to be at appropriate heights/locations?
	
	
	X
	

	Requirement 6 – Reinforced Walls; Covered Units

	Are reinforcements reportedly provided for future installation of grab bars at appropriate locations in the covered units?
	
	
	X
	

	Requirement 7 – Usable Kitchens/Bathrooms; Covered Units

	Do the interior kitchen areas of the covered units appear to provide adequate clearance for maneuverability?
	
	
	X
	

	Do the interiors of the covered units appear to provide adequate clearance in the bathrooms?
	
	
	X
	

	Comments:
	The Property was first occupied prior to March 13, 1991; therefore, the design and construction requirements of the FHA do not apply to the Property.

	Recommendations:
	No further actions are recommended at this time.


7.0 DETAILED SCOPE OF WORK
This PCA was conducted in accordance with ASTM Standard Guide for Property Condition Assessments: Baseline Property Condition Assessment Process E2018-15 and any additional requirements of the client.  The specific scope included the following:

Documentation Review and Interviews – The objective of the document review and interviews is to augment the walk-through survey and to assist BBG in its understanding of the Property and its identification of physical deficiencies.  BBG will review readily available records or documents to specifically identify, or assist in the identification of, physical deficiencies, as well as any preceding or ongoing efforts, or costs to investigate or remediate the physical deficiencies, or a combination thereof.  BBG will attempt to review information such as Certificates of Occupancy (COs), outstanding and recorded building and fire code violations, property-maintained maintenance records, inspection reports and warranties.  This assessment, however, is not to be considered a regulatory or code compliance audit of the facility.

A property questionnaire will be provided to the property owner and/or owner’s representative.  The questionnaire will ask about general property information as well as specific questions regarding known code violations and the condition of the substructure, superstructure and roofs of all improvements, interior finishes, mechanical, electrical and plumbing elements (MEP) and the surrounding grounds.

Accuracy and completeness of information varies among information sources. It is not BBG’s obligation to independently verify the information provided or to identify mistakes or insufficiencies in the information provided.  BBG will, however, make reasonable effort to compensate for mistakes or insufficiencies of information reviewed that are obvious in light of other information obtained in the process of conducting the PCA or otherwise known to the consultant.  

Walk-Through Survey – The objective of the walk-through survey is to visually observe the Property so as to obtain information on material systems and components.  The walk-through survey consists of nonintrusive visual observations of readily accessible, easily visible components and systems of the property.  Concealed physical deficiencies are excluded.  The walk-through survey should not be considered technically exhaustive.  It excludes the operation of equipment by the field observer and is to be conducted without the aid of special protective clothing, exploratory probing, removal or relocation of materials, testing, or the use of equipment, such as ladders, except as required for roof access, stools, scaffolding, metering/testing equipment, or devices of any kind.
A single visit will be made to the Property during which time BBG shall make a visual observation of material systems and components and identify physical deficiencies and any unusual features.  An attempt will be made to inspect the exterior of each major property improvement.  On the interior of structures on the property, accessible common areas, expected to be used by occupants or the public, such as lobbies, hallways and restrooms, maintenance and repair areas, and a representative sample of occupant spaces, will be visually and/or physically observed.  Observations of interior areas will generally be limited to 10% of occupiable spaces.  The investigation of the building façade will be conducted from street or balcony level.  The riding of scaffolding equipment is not part of the scope of work.
The walk-through will be conducted by a single assessor with a well-rounded knowledge of pertinent building systems and components.  The use of system subspecialists can frequently provide increased detail in reporting and insight into site conditions.  Unless specified in the proposal, no such specialists will be retained in the performance of this work.

The condition of the building structures and components evaluated will be broken down into one of three categories: 1) Poor – not in working condition or requires immediate or short-term repairs substantially above an agreed threshold; 2) Fair – in working condition, but may require immediate or short term repairs above an agreed threshold; and 3) Good – in working condition and does not require immediate of short term repair above an agreed threshold.
The walk-through survey will focus on the following areas:

· Property/Site Features – Observations will be made of the type, condition and adequacy of the general topography, storm water drainage, ingress and egress, paving, curbing and parking areas, flatwork, landscaping and appurtenances, recreation facilities, amenities and ancillary structures, and utilities.

· Structural Frame and Building Envelope – Observations will be made of the type, condition and adequacy of the foundation, building frame, façade and curtain walls, and the roofing systems.  Structural systems are frequently concealed and may be inaccessible during an assessment.  When this occurs, BBG’s assessment will be limited to the identification of readily visible indicators of common problems

· Mechanical, Electrical and Plumbing Systems - Observations will be made of the type, condition and adequacy of the heating, ventilation and air conditioning (HVAC) systems, electrical systems and plumbing systems.

· Vertical Transportation – Observations will be made regarding the presence and condition of any elevators or escalators present on the property.

· Life Safety/Fire Protection - Observations will be made of the type, condition and adequacy of sprinkler systems, fire alarm systems or any other life safety and fire protection systems.

· Interior Elements - Observations will be made of the type, condition and adequacy of the interior finishes, fixtures, appliances and furnishings.

· Microbial Growth – The potential for microbial growth at the property was based on visual observations for signs of water intrusion, water damage, and suspect mold growth and interviews with property representatives.  These observations were limited to the areas walked and should not be considered a comprehensive survey of the Property.  A finding in this report that “mold is not a significant concern” or “no significant mold was identified” should not be interpreted as the building is free of mold. 

· Accessibility –A baseline evaluation will be made to determine if the Property is in general compliance with the Americans with Disabilities Act (ADA) and, if applicable, the Fair Housing Act (FHA).  The baseline evaluation will consist of a limited scope visual survey of the property.  The baseline scope of work excludes limited measurements and counts.  Since the evaluation is limited in scope and is based on representative sampling, non-compliant conditions may exist which will not be identified as a result of the assessment.
Opinions of Cost to Remedy Physical Deficiencies – Based on the documentation review, interviews and walk-through survey conducted, BBG will identify areas of physical deficiency and deferred maintenance.  

Physical deficiency is defined as a conspicuous defect or deferred maintenance of a Property’s material systems, components, or equipment as observed during completion of the PCA.  This definition specifically excludes deficiencies that may be remedied with routine maintenance, miscellaneous minor repairs, normal operating maintenance, etc., and excludes de minimis conditions that generally do not constitute a material physical deficiency of the Property.  Deferred maintenance is defined as physical deficiencies that could have been remedied with routine maintenance, normal operating maintenance, etc., excluding de minimis conditions that generally do not present a material physical deficiency to the Property.

BBG will provide opinions of the cost to address the suggested remedies of the material physical deficiencies and deferred maintenance identified.  Immediate Costs include (1) material existing or potentially unsafe conditions, (2) material building or fire code violations, or (3) physical deficiencies that if left uncorrected would be expected to result in or contribute to critical element or system failure within one year or will result most probably in a significant escalation of its remedial cost.  Short-Term Costs include costs to remedy physical deficiencies, such as deferred maintenance that may not warrant immediate attention, but require repairs or replacements that should be undertaken on a priority basis in addition to routine preventive maintenance.  Opinions of cost will not be segregated between immediate and short term costs unless specifically requested by Client.  

Opinions of cost will only be provided for material physical deficiencies and not for repairs or improvements that could be classified as: (1) cosmetic or decorative; (2) part or parcel of a building renovation program (3) tenant improvements/finishes; (4) enhancements to reposition the Property in the marketplace; (5) for warranty transfer purposes; or (6) routine or normal preventive maintenance, or a combination thereof.  Opinions of cost that are either individually or in the aggregate less than a threshold amount of $3,000 for like items are considered routine maintenance and are not included in this report.  If there are more than four separate like items that are below this threshold requirement, but collectively total over $10,000, such items may be grouped and included. 

These opinions are to assist the user of the report in developing a general understanding of the physical condition of the Property.  Opinions of costs should only be construed as preliminary, order of magnitude budgets.  Actual costs will likely vary from the consultant’s opinions of cost depending on such matters as type and design of suggested remedy, quality of materials and installation, manufacturer and type of equipment or system selected, field conditions, whether a physical deficiency is repaired or replaced in whole, phasing of the work (if applicable), quality of contractor, quality of project management exercised, market conditions, and whether competitive pricing is solicited.

It is not the intent of this assessment for BBG to prepare or provide exact quantities or identify the exact locations of items or systems as a basis for preparing the opinions of cost.  Extrapolation of representative observations, conditions deemed by BBG as highly probable, results from information received, or the commonly encountered expected useful lives (EULs) or RULs of the components or systems, or a combination thereof.  The source of cost information utilized by BBG may be from one or more of the following resources: (1) Client provided unit costs; (2) owner’s historical experience costs; (3) consultant’s cost database or cost files; (4) commercially available cost information such as published commercial data; (5) third party cost information from contractors, vendors, or suppliers; or (6) other qualified sources that the consultant determines appropriate.

BBG will also generate a Modified Capital Reserves Schedule.  Modified capital reserves are for recurring probable expenditures that are not classified as operation or maintenance expenses.  The modified capital reserves should be budgeted for in advance on an annual basis.  Capital reserves are reasonably predictable both in terms of frequency and cost; however, capital reserves may also include components or systems that have an indeterminable life but nonetheless have a potential liability for failure within an estimated time period.  Modified capital reserves exclude systems or components that are estimated to expire after the reserve term and that are not considered material to the structural and mechanical integrity of the Property.  Furthermore, systems and components that are not deemed to have a material effect on the use are also excluded.  Costs that are caused by acts of God, accidents, or other occurrences that are typically covered by insurance, rather than reserved for, are also excluded. Replacement costs are solicited from ownership/property management, BBG’s discussions with service companies, manufacturers' representatives, and previous experience in preparing such schedules for other similar facilities.  Costs for work performed by the ownership’s or property management’s maintenance staff are also considered.  It is understood that a prudent owner would likely invest more than these minimum amounts.

Useful life estimates of components are based on published sources including, but not limited to, Life Expectancy Guidelines published by Marshall & Swift, United States Department of Housing and Urban Development guidelines, industry standards and BBG’s professional experience in evaluating life and performance of elements, components and systems.  Expected remaining useful lives for the building and components assume the current level of maintenance and capital improvements are maintained and the recommendations in this report are implemented.

Quantity estimates are typically based on our field observations or information provided by property management.  Replacement costs are based on published sources including, but not limited to, the Means Facility Cost Data, and Means Repair and Remodeling Cost Data, historical costs provided by property management or ownership, BBG’s professional experience and contractor cost quotations, when available.

8.0 INSURABLE VALUE

Only include this section for clients that specifically request it in their scope of  work, such as Wells Fargo Bank.  If not required, please delete this section.
BBG has estimated the replacement cost for the Property, utilizing the Marshall Valuation Service (MVS) cost guide, published by Marshall and Swift, LLC.  The assumptions used in the estimation are detailed below.
8.1 Base Building Cost
A base building cost was obtained from the MVS after determining the building class and quality.  Based on BBG’s inspection of the Property, the construction type would be as follows:

	Class
	Frame
	Roof
	Walls

	C
	Masonry or reinforced concrete (including tilt-up) construction
	Supported on wood or steel bar or web joists or trusses.  Upper floors of roofs may be of concrete plank, steel deck, or wood
	Load-bearing, i.e., supporting roof and upper floor loads, or non-bearing with open concrete, steel, or wood columns, bents or arches supporting the load


Within the construction class, buildings are further broken down by quality.  Based on the interior and exterior finishes, the site improvements would be considered as follows:

	Type
	Ext. Walls
	Interior
	Electrical & Plumbing
	HVAC

	Average
	Brick, block, tilt-up, plain front, some ornamentation
	Drywall/plaster, exposed masonry, acoustic tile, vinyl composition
	Adequate lighting and outlets, small employees restroom
	Package A.C.


The MVS cost estimates include the following:

1. average architect’s and engineer’s fees for plans, plan check, building permits and survey(s) to establish building line;

2. normal interest in building funds during the period of construction plus a processing fee or service charge;

3. materials, sales taxes on materials, and labor costs;

4. normal site preparation including finish grading and excavation for foundation and backfill;

5. utilities from structure to lot line figured for typical setback;

6. contractor’s overhead and profit, including job supervision, workmen’s compensation, fire and liability insurance, unemployment insurance, equipment, temporary facilities, security, etc.;

7. site improvements (included as lump sum additions); and

8. initial tenant improvement costs are included in MVS cost estimate. However, additional lease-up costs such as advertising, marketing and leasing commissions are not included.

Base building costs (direct costs) are adjusted to reflect the physical characteristics of the subject. These adjustments included modifiers for the type of heating and cooling, presence of sprinklers, size of the building, location and age of the cost data.  
8.2 Additions
Items not included in the direct building cost estimate include parking and walks, signage, landscaping, and miscellaneous site improvements. The cost for these items is estimated separately using the segregated cost sections of the MVS cost guide.
8.3 Indirect Cost Items
Several indirect cost items are not included in the direct building cost figures derived through the MVS cost guide. These items include developer overhead (general and administrative costs), property taxes, legal and insurance costs, local development fees and contingencies, lease-up and marketing costs and miscellaneous costs. Research into these cost items indicates that an average property requires an allowance of about 5% to 15% of the total direct costs.

8.4 MVS Conclusion

The concluded direct and indirect building cost estimates obtained via the MVS cost guide are illustrated on the following table:
	MARSHALL VALUATION SERVICE COST SCHEDULE

	Primary Building Type:
	Multifamily
	Height per Story:
	10’

	Effective Age:
	11 YRS
	Number of Buildings:
	5

	Condition:
	Good
	Gross Building Area:
	19,271 SF

	Exterior Walls:
	Masonry
	Net Rentable Area:
	19,271 SF

	
	
	

	Quality/Bldg. Class
	
	Average/C

	
	
	

	Base SF Cost
	
	$68.44

	
	
	

	Square Foot Refinements
	
	

	  Heating and Cooling
	
	$0

	  Sprinklers
	
	$2.50

	  Subtotal
	
	$70.94

	
	
	

	Height and Size Refinements
	
	

	  Number of Stories Multiplier
	
	1.00

	  Height per Story Multiplier
	
	1.17

	  Floor Area Multiplier
	
	0.88

	  Subtotal
	
	$73.03

	
	
	

	Cost Multipliers
	
	

	  Current Cost Multiplier
	
	1.03

	  Local Multiplier
	
	0.93

	Final Square Foot Cost
	
	$69.96

	
	
	

	Base Building Cost
	
	$1,348,199

	
	
	

	Additions
	
	

	    Signage, Landscaping & Misc. Site Improvements
	$0

	    Parking/Walks
	
	$0

	
	
	

	Direct Building Costs
	
	$1,348,199

	
	
	

	Indirect Costs/ indestructible items
	10% of Cost
	($134,820)

	
	
	

	Total Cost
	
	$1,213,379


8.5 Insurable Value Disclaimer
The insurable value estimate presented herein is intended to reflect the value of the destructible portions of the subject, based on the replacement of physical items that are subject to loss from hazards (excluding indestructible items such as basement excavation, foundation, site work, land value and indirect costs).  In the case of the subject, this estimate is based upon the base building costs (direct costs) as obtained via the Marshall Valuation Service handbook, with appropriate deductions.

This analysis should not be relied upon to determine proper insurance coverage as only consultants considered experts in cost estimation and insurance underwriting are qualified to provide an insurable value. It is provided to aid the client/reader/user as part of their overall decision making process and no representations or warranties are made by BBG regarding the accuracy of this estimate and it is strongly recommended that other sources be utilized to develop any estimate of insurable value.
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