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Dear Mr. Manriquez:
As requested, Criterium – McWilliam Engineers, LLC, has completed a Property Condition Assessment (PCA) in support of Client’s purchase of the subject property. We submit our Property Condition Report (PCR) herewith for your review and use.

This PCA has been performed in general accordance with ASTM Standard Guide E 2018-08. In addition to making observations during an on-site walk-through on Date we have also reviewed available documentation and interviewed knowledgeable persons. The content of the attached PCR is organized as recommended by ASTM.

We have identified property conditions that will require significant short-term expense or long-term capital investments.

	· Immediate
	$
	$6,250

	· Long-term, Years 2 to 10
	$
	$67,700


See Section 6 for definitions of immediate, short-term and long-term cost criteria and detailed lists of the items. A summary Opinion of Probable Cost Table compiling all budgets items is located within the Executive Summary.
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1.0 EXECUTIVE SUMMARY

As requested by Client Company Name, Criterium - McWilliam Engineers, LLC, has completed a Property Condition Assessment (PCA) of the property located at Property Address in Las Vegas, Nevada
1.1 GENERAL DESCRIPTION

See more detailed descriptions of the various site features and building systems in Section 3.0.

Exhibit A, a summary table of property profile information can be found following this section.

According to Clark County Assessor the subject property is a 0.74 acre lot.

The surrounding land is retail and professional office center. There are retail building on the north, east and south sides of the building. The west side is the public right of way for US 95.  There is a multi-family community on the northeast corner of the property.
Principal access to the property is from Street Name along the east frontage.  There is also access from Street Name. 

The property was developed as an office at or near its current configuration in 2005.  

There is one building(s) on site:

· The building is a single-story wood frame built in 2005. 
According to Clark County Assessor the building has an overall footprint of 5833 square feet (SF).
The property appears to be included in a community association. The information on the management of the association should be provided by the property owner. It would be expected that the association would be responsible for landscaping, pavement and walkways and security lighting for the parking areas.
EXHIBIT A - PROPERTY PROFILE INFORMATION 
	COMPANY NAME – PROPERTY NAME – PROPERTY CITY, PROPERTY STATE

	PROPERTY INFORMATION

	Owner of Record
	Owner Name
Owner Address
 
	
	Parking Spaces, Overall
	30

	
	
	
	Parking Spaces, ADA
	2

	
	
	
	Parking Ratio
	Adequate

	
	
	
	Other Paved Area
	NA

	Tenants

	Suite # - Company Name
	
	Loading Docks
	NA

	
	
	
	Foundation
	Concrete footers and on grade concrete slab

	
	
	
	Structure
	Wood framing with central glu-lam beam supported by metal columns, engineered wood roof trusses.

	
	
	
	Exterior Walls
	Stucco

	
	
	
	Doors and Windows
	Aluminum Framed

	Land Area
	0.74 acres
	
	Roof Summary
	Rolled Asphalt

	Year Built
	2005
	
	Plumbing Summary
	Copper water lines PVC drain lines.

	Recent Renovation
	NA
	
	HVAC Summary
	10 packaged electric air conditioners and gas furnaces mounted on the roof

	Building Footprint Area
	5833 SF
	
	Electric Summary
	208Y/120 volt 800 Amperes

	Number of Stories
	One
	
	Fire Protection Summary
	Full Fire Sprinkler System

	Building Gross Floor Area
	5833 SF
	
	Flood Zone, FEMA
	Zone X, 0.2% Annual Chance

	Building Net Rentable Area
	5650 SF
	
	Seismic Zone, 1997 UBC
	Seismic zone 2B with 0.45% chance in 50 years

	Occupancy
	Occupied
	
	Wind Zone, FEMA
	Zone 1, 130 mph

	Number of Tenant Spaces
	Two
	
	Radon Zone, EPA
	Zone 3

	Zoning
	Town Center District (T-C)
	
	Zoning Compliance
	Good

	Original Building Code
	2005 IBC
	
	Code Compliance
	Good

	Current Building Code
	2014 IBC
	
	ADA Accessibility Compliance
	Compliant


1.2 GENERAL PHYSICAL CONDITION

Overall, site improvements are in good condition compared to other developments of similar age and use (see Section 3.2).

The building is in good condition compared to other structures of similar age and use (see Section 3.3).

Overall, mechanical electrical and plumbing systems are in good condition, and are sufficient for the support of the property's current use (see Section 3.4).

Interior fit-out and other building systems are generally in good condition, and are sufficient for their current use (see Sections 3.5 – 3.7).

In our opinion, property management and maintenance activity have been good.  As a result, the property is showing effects of wear and tear at an average rate compared with other similar facilities.

1.3 OPINIONS OF PROBABLE COSTS

Please see Section 6.0 for definitions of Immediate, Short-Term and Long-Term cost categories, excluded items, and cost estimating methodology.  
Exhibit B, a summary table of our Opinion of Probable Cost of all recommended Capital Repair/ Replacement Budgets is inserted following this section.

Immediate

We observed that some critical portions of the property that have failed or have conditions which may result in critical failures within the next year. 

Our opinion of the probable cost to implement suggested remedies for these items is $6,250. 

Short-term, Year 1 

We observed no portions of the property which have significant physical deficiencies. 

Long-term Years 2 to 10

We anticipate that some site improvements and/or building systems will require significant capital investments for repair or replacement over the specified time period. 

Our opinion of probable cost aggregated over years 2 to 10 is $67,700 (in current dollars).  When inflated at an annual interest rate of 3%, the out-year costs total to $81,543. 

EXHIBIT B – OPINION OF PROBABLE COST TABLE – CAPITAL REPAIR/REPLACEMENT BUDGETS TABLE

LEAVE THIS PAGE HERE UNTIL AFTER PRINTING (PAPER OR PDF) FOR TABLE OF CONTENTS.  REMOVE THIS PAGE AND REPLACE WITH OPINION OF PROBABLE COST TABLE AFTER PRINTING FOR SUBMISSION

1.4 DEVIATIONS FROM THE ASTM GUIDE

Client Requests

Client Name have not requested that we provide additional services beyond the ASTM scope.

Criterium Standard of Service

Our standard of service for PCA's incorporates the following work which is not set forth in the ASTM Guide:

· Opinion of Probable Cost of long-term capital budgets for repairs and replacements.  See table following Section 1.3.

· Confirmation of land and building areas, whenever possible.

· Determination of seismic and flood hazard zones.

· Description of current occupancy.

· Inquiries and observations for general compliance* regarding land use planning, building code, or life safety criteria are provided, we have made inquiries and reported observations and findings in these areas beyond ASTM requirements.

· Tier II Abbreviated Accessibility Survey for general compliance* with the Americans with Disabilities Act Accessibility Guidelines (ADAAG). 

· Observations of any security surveillance, access control or alarm systems.

*
Definitive determination of compliance of existing improvements or local enforcement policy requires very detailed investigation and/or consultation with local officials.  This cannot be accomplished within the PCA scope of services, and ASTM excludes it from the standard.

However, because clients are typically interested, we do share possible compliance issues we observed or discovered as preliminary opinions.  We cannot warrant any such comments as findings of fact.

· Provision of additional exhibits documenting cited information sources, when required or available.

1.5 RECOMMENDATIONS FOR FURTHER STUDY

We have identified no need for further study to ascertain information required under the ASTM Guide, or to confirm findings or opinions of cost herein.
2.0 PURPOSE AND SCOPE

2.1 PURPOSE

The purpose of this PCA is to describe the property; its site improvements, and building systems.

In addition, it is intended to develop opinions of probable cost for necessary short-term repairs and replacements, as well as a preliminary capital budgets for the future.

A Property Condition Report (PCR) is intended to be used in support of real estate transactions, and its content may vary depending on the client's business purpose. 
In this case, it is our understanding that Client Name are considering a purchase of the property.
2.2 METHODOLOGY

Our assessment is based on:

· A visual examination of the building and site. In particular; paved areas, utility services, building foundations, structural systems, exterior walls including doors and windows, the roof, and mechanical systems.

· Interviews of knowledgeable persons and local agencies.

· A review of available property documents and public records.

The report contains the following:

· A description of the overall condition of buildings components and systems and conditions that may limit the expected useful life of the buildings and their components.

· Information about significant physical or functional deficiencies, deferred maintenance items, and building code violations. 

· Opinions of probable cost.

2.3 DEFINITIONS

Please see the following items inserted in Exhibit E – Reference Documents:

· Definition of descriptive terms used in this report (excellent, good, fair, poor, adequate, inadequate).

· A glossary of common construction and architectural terms and acronyms.

· Definition of PCA terms from the ASTM Standard.

Additionally, definitions of cost categories and budget estimating methodology are included in Section 6.0.

3.0 SYSTEM DESCRIPTIONS AND OBSERVATIONS

3.1 OVERALL GENERAL DESCRIPTION

According to Clark County Assessor the subject property is a 0.74 acre lot.

The surrounding land is retail and professional office center. There are retail building on the north, east and south sides of the building. The west side is the public right of way for US 95. There is a multi-family community on the northeast corner of the property.
Principal access to the property is from Street Name along the east frontage. There is also access from Street Name. 
The property was developed as an office at or near its current configuration in 2005.  

There is one building(s) on site:

· The building is a single-story wood frame built in 2005. 
According to Clark County Assessor the building has an overall footprint of 5833 SF.

Exterior siding on the building is stucco.
Entrance doors are aluminum framed with dual pane glazing.
Exterior service and emergency egress doors are comprised of metal frames and metal doors.
Windows are constructed with aluminum frames comprised of fixed dual pane glazing.
The roofs is low slopped and surfaced with rolled asphalt.

The property is serviced by these public utilities: electric power, natural gas, municipal water and sewer.
Sanitary sewers are connected to the public sewer system.

The building is heated and cooled by 10 packaged electric air conditioners and gas furnaces mounted on the roof.
On-site drives and parking are constructed with asphalt pavement and concrete curbing.

There are 30 total vehicle parking spaces provided.  This total includes two spaces reserved for handicapped-accessible use.

Storm drains discharge to the public right of way for Street Name.

Occupancy and Use

The property is used for restaurant and retail purposes.

3.2 SITE    

In reaching the findings below regarding the site, our observations were augmented by our review of: 
· USGS topographic map

· UBC seismic zone map

· FEMA flood insurance rate map

· Aerial photographs

· Tax Assessor’s map and on-line data

Some of our findings regarding underground utilities, soils conditions, and other such concealed site features are assumptions based on our experience regarding typical conditions and details of construction.

3.2.1 Topography

Description

The topographical area is the relatively flat alluvial basin of southern Nevada.  The lot has been filled to create a nearly level building lot. 
Condition

Overall, the topography of the site is good for the support of the developed facility and is adequate for this use.

We observed or noted no adverse site topography conditions. 

3.2.2 Storm Water Drainage

Description

The site is sloped generally east and south. The run-off is directed to the east side of the property and then south to the public right of way on Street Name. The roof drains discharge on to the pavement or landscaped areas of the site. 
Condition

Overall, the drainage of the site is good for the support of the developed facility. It is adequate this use.

We observed or noted no adverse storm drainage conditions. 

3.2.3 Access and Egress

Description

The primary entrance to the site is from Street Name.  The entrance is easily accessed and there are no traffic issues in the vicinity. There is a secondary entrance from Street Name on the south side of the site.  
Condition

Overall, the site's driveways are good for vehicle access to and egress from the facility.  They are sufficient for this use. 

We observed or noted no adverse access and egress conditions. 
3.2.4 Paving, Curbing and Parking

Description

The driveways and parking areas are surfaced with asphalt pavement. The concrete curbing is poured in place and provides a positive gutter for run-off and defines the landscaped area of the property. 
	Vehicle parking, car spaces (based on site visit)

	On-site total within the expected boundaries of the property
	30

	Covered (included in total)
	0

	Accessibility (see Section 4.1) (included in total)
	2

	Off-site parking
	NA


Condition

Roadway and parking lot pavement and curbing are in good condition. They are sufficient for this use.

We observed or noted no adverse conditions. 

Deficiencies and Recommendations

We noted some deficiencies regarding roadway and parking lot pavement and curbing for which we recommend corrective action.  
· There are cracks in the pavement. These should be sealed before the pavement is next seal coated.

· There is a low area in the south driveway that holds run-off. This should be corrected to preserve the life of the pavement in this area.

· Generally, the surface of the pavement is worn. To insure the expected life of the pavement seal coating should be conducted every 5 years. We recommend that this be done within the next 2 years.

· The parking space lines should be repainted at that time.

· There are loose wheel stops.

Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.

3.2.5 Flatwork

Description

The concrete flatwork around the building is poured in place, slab on grade.  There are appropriate steps and pads for the exterior doors and on site equipment. 
Condition

Pedestrian walkways, steps, ramps, and entry platforms are in good condition.  They are sufficient for this use.

Equipment pads and other service slabs are also in good condition, and sufficient for this use.

We observed or noted no adverse conditions. 

3.2.6 Landscaping and Appurtenances

Description

The property includes desert landscaping.  There are automated irrigations systems which appeared to be operational. 
Condition

The site landscaping is in good condition. It is adequate for this use.

We observed or noted no adverse conditions.
 Deficiencies and Recommendations

We noted some deficiencies regarding site landscaping for which we recommend short-term corrective action. 
· The trees and shrubs are in contact with the sidewalls and roofs. 

We have not budgeted for the correction of this general maintenance item.
3.2.7 Recreation Facilities

Description

There are no recreation facilities on this property. 
3.2.8 Utilities

See table of systems and providers following below.

Please see findings on the condition of the utility services and any noted deficiencies under Section 3.4 Mechanical and Electrical Systems.
	SYSTEM
	PROVIDER
	TELEPHONE

	WATER
	Las Vegas Valley Water District
	702-870-4194

	ELECTRIC POWER
	NV Energy
	702-402-5555

	NATURAL GAS
	Southwest Gas
	877-860-6020

	SANITARY SEWER
	Clark County Water Reclamation
	702-668-8888

	WASTE DISPOSAL
	Republic Services
	702-735-5151


3.3 STRUCTURE AND BUILDING ENVELOPE

Some of our findings regarding underground or concealed building features are assumptions based on our experience regarding typical conditions and details of construction.

3.3.1 Foundations
Description
There are poured concrete footings at the parameter of the building and at the interior columns. The concrete slab-on- grade supports the interior walls.

Condition

The foundations appear to be in good condition.  They are sufficient for the imposed loads.

We observed or noted no adverse conditions. 

3.3.2 Building Frame or Super Structure
Description

The exterior walls are standard wood framing. The walls are reinforced with metal columns for the support of the central Glu-lam beam. The central beam and exterior walls support the engineered wood trusses that support the roof. The roof is decking is strand board. 

Condition

The building superstructure seems to be in good condition. It is sufficient for the imposed loads.

We observed or noted no adverse conditions. 

3.3.3 Facades or Curtainwall

3.3.3.1 Sidewall System

Description

The exterior walls are surfaced with thin coat stucco. The wall insulation is expected to include 1 inch of foam insulation and 3 and ½ inched of fiberglass batt insulation. The exterior seams at windows, doors and other different materials are sealed with caulking. We noted that portions of the exterior stucco surfaces are horizontal at the architectural details of the building.  

Condition

The exterior wall envelope appears to be in good condition.  It is adequate for the protection of the enclosed space.

We observed or noted no adverse conditions. 

Deficiencies and Recommendations

We noted some deficiencies regarding the exterior wall envelope for which we recommend short-term corrective action. 
· The horizontal stucco surfaces are worn.  They should be resealed.  The long-term solution would be the installation of metal cap flashings.

· There are unsealed penetrations at the exterior.

· The stucco is damaged in some areas.

We have not budgeted for the correction of these general maintenance items.

3.3.3.2 Fenestration - Doors

Description

The entrance doors are aluminum framed with dual pane glazing.  The service doors at the north and west sides of the building are solid metal doors with metal frames.
Condition

The building's exterior doors are in good condition and provide adequate protection of the enclosed space.

We observed or noted no adverse conditions. 
3.3.3.3 Fenestration - Windows

Description

The windows are aluminum framed with fixed dual pane glazing. 
Condition

The building's exterior windows are in good condition.  They are adequate protection of the enclosed space
We observed or noted no adverse conditions. 
3.3.3.4 Parapets and Rooftop Features

Description

There is a pitched roof area that is surfaced with light weight concrete tile. This is an architectural feature of the building.
Condition

The roof top feature is in good condition.  It is adequate protection of the enclosed space.
We observed or noted no adverse conditions. 
3.3.4 Roofing

Description

The low sloped roof is surfaced with rolled asphalt. The roof decking is strand board. There are interior roof drains. The roof drains discharge through the west exterior wall. There appears to be 6 to 8 inches of fiberglass batting installed against the roof decking. 
Condition

The building's roofing system appears to be in good to fair condition. It is sufficient for the protection of the enclosed space. 
We observed or noted no adverse conditions. 


Deficiencies and Recommendations

We noted some deficiencies regarding the building's roofing system for which we recommend immediate or short-term corrective action. 
· All damaged roof materials should be repaired.

· The low spots that hold water should be eliminated.

· The debris guards should be removed from the secondary roof drains.

· All debris should be removed from the roof.

· All roof metal and exposed plumbing vent lines should be painted.

· All roof flashings should be sealed.

· There is evidence of roof leaks that should be investigated further and repaired.

· All roof penetrations with improper or absent flashings should be repaired.

Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.

3.4 MECHANICAL AND ELECTRICAL SYSTEMS

The PCA scope of service does not include testing of all mechanical and electrical systems.  Our findings are based on observation at the time of our visit and general inquiries into operating condition.
Our findings regarding concealed features may be based on our experience regarding typical conditions and details of construction.
3.4.1 Plumbing 
	PLUMBING SYSTEM DESCRIPTION

	WATER SERVICE
	Domestic water is supplied by the public water system

	SUPPLY PIPING
	The plumbing in the building is copper piping.

	WASTE CONNECTION
	The sanitary drains are connected to the public sewer system.

	WASTE PIPING
	The drain lines are PVC pipe.

	DOMESTIC WATER HEATING
	Suite 110 has a 75 gallon gas water heater. Suite 120 has a 6 gallon electric water heater

	FIXTURES, TENANT
	In Suite 110 there are a men’s and women’s restroom, hand wash sinks and other sinks in the kitchen area. There is an oil and grease separator on the south side of the building.

In Suite 120 there is a men’s and women’s restroom, a drinking fountain and a mop sink.


Condition

The plumbing system appears to be in good condition.  It is sufficient for the support of the current use. 

We observed or noted no adverse conditions. 


Deficiencies and Recommendations

We noted one deficiency regarding the plumbing system for which we recommend immediate or short-term corrective action. 
· We recommend that the drain clean-out on the south side of the building have a screw type cap.

We have not budgeted for modifications or improvement of this condition.
3.4.2 Heating and Cooling

	HEATING SYSTEM DESCRIPTION

	EQUIPMENT
	Ten packaged electric air conditioners and gas furnaces on the roof. 

The two units for Suite 110 have a combined cooling capacity of 16 tons and 260,000 Btu’s of heating. The 6 units for suite 120 have a combined capacity of 22 tons of cooling and 630,000 Btu’s of heating. There are two units on the roof that are not in use. No distribution ducts connected. They have a cooling capacity of 7 tons and 210,000 Btu’s of heating.

There is an evaporative cooler for the kitchen of suite 110.

	FUEL SOURCE
	Electricity and Natural Gas

	DISTRIBUTION
	Flexible ducting above the ceiling

	CONTROLS
	There is a thermostat for each system. There are no controls for the two units that are not in use.


Condition

The heating and cooling system appears to be in good condition.  It is sufficient for the support of the current use. Air conditioner compressor/condenser systems typically have a 12 to 15 year life in Las Vegas.
We observed or noted no adverse conditions. 
Deficiencies and Recommendations

We noted the following deficiencies regarding the plumbing system for which we recommend immediate or short-term corrective action. 
· The condensate drains for the packaged units for Suite 110 are missing.  The drain should be directed to roof drains or connected to the condensate drain system.  This water damaged the roofing material.

· There is an extra packaged unit set on the roof. There was no label.  We recommend that it be removed.

· The water supply line for the evaporative cooler should be insulated.

· An overflow drain line should be installed on the evaporative cooler.  This drain line should be directed to the roof drains or to the condensate drain system.

Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.

3.4.3 Ventilation 
	VENTILATION SYSTEM

	EXHAUST EQUIPMENT
	Exhaust fans are installed in each restroom. There are three industrial exhaust fans installed on the exhaust hoods for the kitchen in suite 110.


Condition

The ventilating systems appear to be in good condition.  They are adequate for the support of the current use.

We observed or noted no adverse conditions. 
3.4.4 Electrical 
	ELECTRICAL SYSTEM DESCRIPTION

	SERVICE
	208Y/120 Volt, 800 Ampere, 3 phase, 4 wire

	DISTRIBUTION PANELS
	There are four 200 ampere sub-panels in each suite and a 100 ampere house sub-panel located in the electrical room.

	CIRCUIT PROTECTION
	The circuits are protected from over current conditions with standard circuit breakers. There are fused disconnects at the rooftop equipment.

	WIRING
	The wiring is copper.


Condition

The electrical system appears to be in good condition.  It is sufficient for the support of the current use.

We observed or noted no adverse conditions. 


Deficiencies and Recommendations

We noted some deficiencies regarding the electrical system for which we recommend immediate or short-term corrective action. 
· There are redundant GFCI outlets in the restrooms of Suite 120.

· There is an open junction box in the attic space at the front of Suite 110.

· The extension cord wiring through the main electric panel should be eliminated, after which the electric panel service cover should be re-installed.

· The extension cord wiring at the telephone/computer equipment in Suite 120 should be eliminated by the installation of additional outlets.

· There are missing outlet covers in Suite 120.

· The electric panels in Suite 110 are not readily accessible.

Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.

3.5 VERTICAL TRANSPORTATION
There is a roof ladder located in a separate exterior closet.

Conditions

The roof ladder was in good condition, it is sufficient for the support of the current use.

We observed or noted no adverse conditions.

3.6 LIFE SAFETY / FIRE PROTECTION / SECURITY SYSTEMS

3.6.1 Sprinklers and Standpipes
Description

The building has a fire sprinkler system installed.  The riser is located in an exterior closet on the north side of the building. The system was tested and re-certified in June 2015.  This system should be re-certified on an annual basis.
Condition

The automatic fire protection sprinkler systems appear to be in good condition, it appears to be adequate for the support of the current use.

We observed or noted no adverse conditions. 

Deficiencies and Recommendations

We noted one deficiency regarding the sprinkler system for which we recommend immediate or short-term corrective action. 
· The wet pipe connection on the south side of the building is not properly labeled and there is no locator beacon installed.

Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.

3.6.2 Alarm Systems

It appears that the fire alarm is incorporated with the sprinkler system. 

3.6.3 Other Fire Systems 
Where observed, fire-rated construction between occupancies and around vertical shafts or stairs appeared to be generally compliant with the Building Code and National Fire Protection Association guidelines.  (However, we cannot warrant fire-rating or life safety compliance from a walk-through visual survey.)

Description

There are hand held fire extinguishers in various places.  They were last certified in January and February 2015. They should be reviewed on an annual basis.  There is one fire hydrant in close proximity to the building in the parking lot. This fire hydrant is on private property.  We recommend that you determine when the hydrant was last flow tested and plan for this to be done on a regular basis.

There appear to be appropriate exits signs and pathway lighting.  Some pathway lighting is incorporated with the overhead lighting system. We recommend that secondary exit for Suite 110 be cleared.  Presently this exit is not accessible.

There is a Haledon-style fire suppression system installed in the kitchen exhaust hood.  This system was last certified in May 2015.

There appears to be a fire wall constructed between the suites. 
Condition

The fire systems appear to be in generally good condition, and are adequate for the support of the current use.

We observed or noted no adverse conditions.
We noted one deficiency regarding the sprinkler system for which we recommend immediate or short-term corrective action. 
· There are penetrations of the firewall that should be sealed.

Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.
3.6.4 Security Systems

Description

There are tenant installed security systems in each suite.
Condition

Security systems on this property are in good condition.

It appears that the overall security program at the facility is sufficient to protect employees and customers and to allow them to feel comfortable about their safety.

We observed or noted no adverse conditions.
3.7 INTERIOR ELEMENTS
3.7.1 Tenant Spaces
	COMMON SPACES – INTERIOR FIT – OUT AND FINISHES - DESCRIPTIONS

	WALLS
	The walls are painted drywall. The lower portions of the rest room walls are tiled.

	CEILINGS
	There are acoustic drop ceilings in the general areas. There are hard ceilings in the restrooms in suite 110, mechanical and electrical rooms

	FLOORING
	The floor is surfaced with ceramic tile, vinyl and carpet


Condition
Common space interior fit-out and finishes appear to be in good condition, and are sufficient for the support of the current use.
We observed or noted no adverse conditions.


Deficiencies and Recommendations

We noted some deficiencies regarding the common space interior fit-out and finishes for which we recommend short-term corrective action. 
· We recommend that the ceilings for the restrooms in suite 120 be converted to drywall.  It is not appropriate to have dropped ceiling with removable tiles in these areas.
Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.

4.0 ADDITIONAL CONSIDERATIONS BEYOND THE ASTM PCA STANDARDS
4.1 ACCESSIBILITY

We have conducted a Tier II Abbreviated Accessibility Survey for general compliance with the Americans with Disabilities Act (ADA) Accessibility Guidelines (ADAAG).

This was a limited survey as suggested by Appendix X2 of the ASTM Standard Guide for PCAs.  We inspected only a representative sample of architectural features of interest and made only spot checks of dimensions and clearances.

Description
There are two handicapped parking spaces at the front of the building. There are appropriate ramps for access to the building entrance. The men’s and women’s restrooms have proper grab bars and sink fixtures. All doorways are sized to accept wheel chairs.
Condition

Based on ADAAG and FHAA requirements, accessibility of the facility appears to be generally compliant
We observed or noted no adverse conditions.

Deficiencies and Recommendations

We noted some deficiencies regarding the accessibility for which we recommend short-term corrective action. 
· The proper signage is missing from one handicapped parking space.
Budgeted cost of capital repair items are shown in the Executive Summary after Section 1.3.
4.2 CODE COMPLIANCE

Definitive determination of building code compliance of existing improvements or local enforcement policy requires very detailed investigation and/or consultation with local officials.  This cannot be accomplished within the PCA scope of services, and the ASTM Standard Guide excludes it.

However, because clients are typically interested, we do share possible compliance issues we observed or discovered as preliminary opinions.  Since determination of compliance is nearly always a matter of discretion reserved to government officials, we cannot warrant any such comments as findings of fact.

The local agencies which have responsibility for code enforcement in this jurisdiction are:
· City of Las Vegas Developmental Services – Building and Safety Department

· City of Las Vegas Developmental Services – Fire Protection Engineering Department

· City of Las Vegas Developmental Services – Planning Department

· Southern Nevada Health District – Food Establishment Operations

In cases where records were not supplied or readily available, we have initiated compliance inquiries to these agencies under the Freedom of Information Act (FOIA). 

Description

The original site development and building construction in 2005 was regulated by the following ordinances and codes:

· 2005 IBC as modified by the City of Las Vegas
Currently, site development and building construction are regulated by the following ordinances and codes:

· 2012 IBC as modified by the City of Las Vegas 

Condition

Based on observations during our walk-through survey, the facility appears to be compliant with current building codes. 

We observed or noted no adverse conditions.

4.3 AMENITIES & SPECIAL CONSTRUCTION
There were no amenities or special construction observed on the property. 
4.4 SPECIAL CLIENT REQUIRED INVESTIGATIONS 
There were no special client required investigations for this property.
5.0 DOCUMENT REVIEW AND INTERVIEWS

No documents were reviewed or interviews conducted to prepare this report.
6.0 OPINIONS OF PROBABLE COST (DEFINED)
Bullet lists of Immediate, Short-Term and Long-Term Repair/Replacement budget items are set forth in Section 1.3.  Exhibit B, a summary Opinion of Probable Cost Table compiling all these items is inserted after Section 1.3.
Cost Category Definitions

Opinions of probable costs are divided into three categories: Immediate Costs, Short-Term Costs, and Repair/Replacement Budgets.
Immediate Costs - Physical deficiencies that require immediate action as a result of existing or potentially unsafe conditions, building code violations, poor or deteriorated conditions of a critical element or system, or a condition that if left "as is" would result in a critical element or system failure.

Short-Term Costs (0-1 years) - Physical deficiencies including deferred maintenance that may not warrant immediate attention but require repairs or replacements that should be undertaken on a priority basis, taking precedence over routine preventive maintenance work within a zero to one-year time frame. Included are such physical deficiencies resulting from improper design, faulty installation, and/or substandard quality of original systems or materials. Components or systems that have exceeded their expected useful life that may require replacement to be implemented within a zero to one-year time frame are also included.

Repair/Replacement Budgets (2-10 years) - Non-routine maintenance items that will require significant expenditure during the 10 year study period.  Included are items that will reach the end of their estimated useful life during the 10 year term or in the opinion of the engineer will require attention during that time.
Exclusions
Although minor problems and suggested actions to address them may be noted within Section 3, de minimis issues and costs are not included in Exhibit B.  ASTM suggests a minimum threshold of $3,000 per item or $10,000 aggregated for more than four similar items.

Further, ASTM guidance is to exclude items which are:

I. Cosmetic or decorative

II. Improvements

A. Part of a building renovation program

B. Enhancements in the marketplace

III. Tenant-responsible improvements or finishes

IV. For warranty transfer purposes

V. Routine or normal preventative maintenance

Cost Estimating Methodology

· The repair/replacement recommendations included in this PCA are based on the observations and findings of Criterium – McWilliam Engineers, LLC.

· The repair/replacement budgets in this PCA have been developed from Criterium - McWilliam Engineers, LLC, general knowledge of building costs, local construction industry conditions, and published indexes such as RS Means Building Construction Cost Data and Marshall & Swift Valuation Service.

· These suggested budget costs are based on the collective experience of Criterium – Mc William Engineers, LLC, and have been recommended based on our understanding of the business purposes of our Client. 

· Unless specifically noted, line item budgets assume construction and repair work performed by third party contractors, including labor, materials, overhead and profit.

· Unless specifically excluded, line item budgets include allowances for required general conditions, selective demolition, and associated work by other construction trades.
· Unless specifically noted, Criterium – McWilliam, LLC, has performed no design as part of this study, nor have we solicited property-specific repair/replacement costs.

· Unless specifically cited, costs contained herein are not based on budget estimates, contract proposals or material quotations obtained by others.

· The opinions of cost are intended as preliminary budgets only.  Moving ahead, we recommend more reliable pricing be obtained through bidding by qualified contractors.

7.0 OUT OF SCOPE CONSIDERATIONS

We did not undertake to completely assess the stability of the buildings or the underlying soil and foundations since this effort would require excavation and destructive testing.  Likewise, this is not a seismic assessment. 

This study is not an exhaustive technical evaluation. Such an evaluation would entail a significantly greater scope of work than the level of effort associated with PCA requirements.

We did not perform any computations or other engineering analysis as part of this evaluation, nor did we conduct a comprehensive code compliance investigation.
8.0 QUALIFICATIONS

	All observations and investigations of the property, and all work to prepare and review this report have been performed by, or under the direction of, licensed professional engineers.

See resumes of our project team in Exhibit D.




9.0 LIMITING CONDITIONS

The information, observations, and conclusions in this PCR are valid on the date of the investigation and have been made under the terms, conditions, limitations, and constraints noted in the report.
Our observations were limited to visible evidence made during our site walk-through.  Our inspection was non-invasive.  We did not undertake any excavation, remove or probe surface materials, or displace any furnishings or equipment.

Accordingly, we cannot comment on the condition of systems that we could not see, such as buried structures and utilities, nor are we responsible for conditions that could not be seen or were not within the scope of our services at the time of inspection.
We took no material samples and performed no testing.
We have performed no design work, nor closely defined scopes of work for corrective actions, nor specified materials or methods.

If opinions of probable cost are presented, they should be used as preliminary budgets only.  When appropriate, we have relied on cost indexing references, such as RS Means Building Construction Cost Data and The Marshall Valuation Service, to estimate dollar values.  However, for some items there may be no published data, and opinions are based on our general knowledge of building systems, the construction industry, and contracting marketplace.
We have not solicited estimates or competitive quotations from contractors.  Actual prices to remedy deficiencies and deferred maintenance items obtained through competitive bidding by contractors may vary significantly from our suggested budgets.
We did not provide an environmental assessment or opinion on the presence of any environmental issues such as asbestos, hazardous wastes, toxic materials, the location and presence of designated wetlands, indoor air quality issues, etc.
This report is not to be considered a warranty of condition or compliance, and no warranty is implied. 
The photographs are an integral part of this report and must be included in any review.
Uninspected Items

We were unable to inspect or excluded the following items: 
· Underground utilities and drainage structures

· Underground portions of foundations
· Spaces concealed by finishes, furnishing & equipment
· Except for a representative sample, and as specifically noted, above all ceilings and in all attics.

· Within mechanical and electrical enclosures
· Equipment and systems that were not operating at the time of our inspection were not tested.
We do not render any opinion on uninspected portions of the facility.

Reliance

Criterium – Mc William Engineers, LLC, prepared the report for the exclusive use of Client Company Name. No other individual or party shall be entitled to rely upon the report without our express written consent.

Any use or reliance of the report by an individual or party other than shall constitute acceptance of these terms and conditions.

If, in your opinion as our client or that of any third party granted reliance on Criterium – Mc William Engineers, LLC, reports or services, Criterium – McWilliam Engineers, LLC, was negligent or in breach of contract, you and/or the named third parties shall have one year from the date of our field visit to make such a claim.

This overall report, including attached exhibits, is intended to be reviewed together.  Portions of it should not be relied upon in isolation or out of context. Any electronic copies of this report that may be provided are for the convenience of the user, and are not to be construed as the original or final report. 

We trust this report contains all information required at this time.  Do not hesitate to contact us with questions or to request further services.  Thank you.
Criterium - McWilliam Engineers, LLC

_______________________





_______________________
David Taylor, E.I.






Kevin Greene, P.E. (NV)
Master Inspector






(Reviewing)

Criterium - McWilliam Engineers (Inspecting)
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REFERENCE DOCUMENTS
For your reference, the following definitions may be helpful:

Excellent: Component or system is in "as new" condition, requiring no rehabilitation and should perform in accordance with expected performance.

Good: Component or system is sound and performing its function, although it may show signs of normal wear and tear. Some minor rehabilitation work may be required.

Fair: Component or system falls into one or more of the following categories: a) Evidence of previous repairs not in compliance with commonly accepted practice, b) Workmanship not in compliance with commonly accepted standards, c) Component or system is obsolete, d) Component or system approaching end of expected performance. Repair or replacement is required to prevent further deterioration or to prolong expected life.

Poor: Component or system has either failed or cannot be relied upon to continue performing its original function as a result of having exceeded its expected performance, excessive deferred maintenance, or state of disrepair. Present condition could contribute to or cause the deterioration of other adjoining elements or systems. Repair or replacement is required.

Adequate: A component or system is of a capacity that is defined as enough for what is required, sufficient, suitable, and/or conforms to standard construction practices.

All ratings are determined by comparison to other buildings of similar age and construction type.

All directions (left, right, rear, etc.) are taken from the viewpoint of an observer standing in front of the building and facing it.

	BUILDING SYSTEMS AND COMPONENTS

COMMON ABBREVIATIONS AND ACRONYMS

	ACM
	Asbestos Containing Material
	HVAC
	Heating Ventilation and Air Conditioning

	ACT
	Acoustic Ceiling Tile
	HW
	Hot Water

	ADA
	Americans with Disabilities Act
	HWH
	Hot Water Heater (domestic)

	AHU
	Air Handling Unit
	IBC
	International Building Code

	ASHRAE
	American Society of Heating, Refrigeration and Air-Conditioning Engineers
	IRC
	International Residential Code

	ASTM
	American Society for Testing and Materials
	KVA
	Kilovolt-Ampere

	BOCA
	Building Officials Code Administrators International
	LF
	Lineal Foot

	BTU
	British Thermal Unit
	MSL
	Mean Sea Level

	BTUH
	British Thermal Unit /Hour
	NEC
	National Electric Code

	CFM
	Cubic Foot / Minute
	NFPA
	National Fire Protection Association

	CI
	Cast Iron (piping)
	MBH
	Thousand British Thermal Units / Hour

	CIP
	Cast In Place (concrete)
	MDP
	Main Distribution Panel (electric power)

	CMU
	Concrete Masonry Unit (block)
	OSB
	Oriented Strand Board (sheathing or decking)

	CPVC
	Chlorinated Poly Vinyl Chloride (piping)
	PCA
	Property Condition Assessment

	CW
	Cold Water
	PCR
	Property Condition Report

	DI
	Ductile Iron (piping)
	PE
	Licensed Professional Engineer

	EIFS
	Exterior Insulating and Finishing System
	PVC
	Poly Vinyl Chloride (piping and siding)

	EPDM
	Ethylene Propylene Diene Monomer
	PTAC
	Packaged Terminal Air Conditioning Unit

	EUL
	Expected Useful Life
	RUL
	Remaining Useful life

	FCU
	Fan Coil Unit
	RTU
	Roof Top Unit

	FEMA
	Federal Emergency Management Agency
	SF
	Square Foot

	FFE
	Furniture, Fixtures and Equipment
	SOG
	Slab On Grade (concrete basement or ground floor)

	FHA
	Forced Hot Air
	SQ
	100 Square Feet

	FHAA
	Fair Housing Act and Amendments
	SY
	Square Yard

	FHW
	Forced Hot Water
	UBC
	Uniform Building Code

	FIRM
	Flood Insurance Rate Map
	UL
	Underwriters Laboratories

	FOIA
	Freedom Of Information Act
	VAC
	Volts Alternating Current

	GFI
	Ground Fault Interruption (circuit breaker)
	VAV
	Variable Air Volume box

	GWB
	Gypsum Wall Board (drywall or sheetrock)
	VCT
	Vinyl Composition Tile

	HID
	High Intensity Discharge (lamp, lighting fixture)
	VWC
	Vinyl Wall Covering


	EXCERPT FROM ASTM E 2018-08

PCA TERMINOLOGY AND ABBREVIATIONS

	ASTM Designation: 2018-08

Standard Guide for Property Condition Assessments: 
Baseline Property Condition Assessment Process, Pages 3 - 6


2. Terminology

2.1 This section provides definitions, descriptions of terms, and a list of acronyms, where applicable, for the words used in this guide. The terms are an integral part of the guide and are critical to an understanding of this guide and its use.

2.2 Definitions:

2.2.1 architect, n—designation reserved by law for a person professionally qualified, examined, and registered by the appropriate governmental board having jurisdiction, to perform architectural services including, but not limited to, analysis of project requirements and conditions, development of project design, production of construction drawings and specifications, and administration of construction contracts.

2.2.2 building codes, n—rules and regulations adopted by the governmental authority having jurisdiction over the commercial real estate, which govern the design, construction, alteration, and repair of such commercial real estate. In some jurisdictions, trade or industry standards may have been incorporated into, and made a part of, such building codes by the governmental authority. Building codes are interpreted to include structural, HVAC, plumbing, electrical, life-safety, fire, health, and vertical transportation codes.

2.2.3 building department records, n—records maintained by or in possession of the local government authority with jurisdiction over the construction, alteration, use, or demolition of improvements on the subject property, and that are readily available for use by the consultant within the time frame required for production of the PCR and are practically reviewable by exercising appropriate inquiry. Building department records also may include building code violation notices. Often, building department records are located in the building department of a municipality or county, or available online. 

2.2.4 building systems, n—interacting or independent components or assemblies, which form single integrated units that comprise a building and its site work, such as, pavement and flatwork, structural frame, roofing, exterior walls, plumbing, HVAC, electrical, etc. 

2.2.5 component, n—a fully functional portion of a building system, piece of equipment, or building element. 

      2.2.6 dismantling, n—to take apart, move, or remove any component, device, or piece of equipment that is bolted, screwed, held in-place (mechanically or by gravity), secured, or fastened by other means.
      2.2.7 engineer, n—designation reserved by law for a person professionally qualified, examined, and licensed by the appropriate governmental board having jurisdiction, to perform engineering services. 
      2.2.8 engineering, n—analysis or design work requiring extensive formal education, preparation, and experience in the use of mathematics, chemistry, physics, and the engineering sciences.
     2.2.9 fire department records, n—records maintained by or in the possession of the local fire department in the area in which the subject property is located. These records should be practically reviewable and readily accessible for use by the consultant by exercising an appropriate inquiry within the time frame required for production of the PCR.
     2.2.10 guide, n—a series of options and instructions that do not recommend a specific course of action.
     2.2.11 interviews, n—discussions with those knowledgeable about the subject property.
     2.2.12 material, adj—having significant importance or great consequence to the subject property’s intended use or physical condition.
     2.2.13 practice, n—a definitive procedure for performing one or more specific operations or functions that does not produce a test result. 
     2.2.14 publicly available, adj—the source of the information allows access to the information by anyone upon request.
     2.2.15 recreational facilities, n—facilities for exercise, entertainment or athletics including, without limitation, swimming pools, spas, saunas, steam baths, tennis, volleyball, or basketball courts; jogging, walking, or bicycle paths; and playground equipment. 

     2.2.16 structural frame, n—the components or building system that supports the building’s non-variable forces or weights (dead loads) and variable forces or weights (live loads). 
                                                           Continued

2.2.17 standard, n—as used by ASTM, a document that has been developed and established within the consensus principles of the Society and that meets the approval of the ASTM procedures and regulations.


2.2.18 system, n—a combination of interacting or interdependent components assembled to carry out one or more functions.
2.3 Definitions of Terms Specific to This Standard:
2.3.1 actual knowledge, n—the knowledge possessed by an individual rather than an entity. Actual knowledge, as used in this guide, is to be distinguished from knowledge provided by others, or information contained on documents obtained during the course of conducting a PCA. 2.3.2 appropriate inquiry, n—a request for information conducted by Freedom of Information Letter (FOIL), verbal request, or by other written request made either by fax, electronic mail, overnight courier, or U.S. mail. 
2.3.2 appropriate inquiry includes a good-faith effort conducted by the consultant to obtain the information considering the time constraints to prepare and deliver the PCR.
2.3.3 base building, n—the core (common areas) and shell of the building and its systems that typically are not subject to improvements to suit tenant requirements.

2.3.4 baseline, n—the minimum level of observations, due diligence, inquiry/research, documentation review, and preparation of opinions of probable costs to remedy material physical deficiencies for conducting a PCA as described in this guide.

2.3.5 building envelope, n—the enclosure of the building that protects the building’s interior from outside elements, namely the exterior walls, roof and soffit areas.

2.3.6 commercial real estate, n—improved real property, except a dwelling or property with four or less dwelling units exclusively for residential use. This term includes, but is not limited to, improved real property used for industrial, retail, office, hospitality, agriculture, other commercial, medical, or educational purposes; property used for residential purposes that has more than four residential dwelling units; and property with four or less dwelling units for residential use when it has a commercial function, as in the operation of such dwellings for profit.

2.3.7 commercial real estate transaction, n—a transfer of title to or possession of improved real property or receipt of a security interest in improved real property, except that it does not include transfer of title to or possession of improved real property with respect to an individual dwelling or building containing four or less dwelling units.

2.3.8 consultant, n—the entity or individual that prepares the PCR and that is responsible for the observance of and reporting on the physical condition of commercial real estate in accordance with this guide. The consultant generally is an independent contractor; however, the consultant may be an employee of the user. The consultant may be an individual that is both the field observer and PCR reviewer as described in Section 6.
2.3.9 dangerous or adverse conditions, n—conditions that may pose a threat or possible injury to the field observer, and which may require the use of special protective clothing, safety equipment, access equipment, or any other precautionary measures.
2.3.10 de minimis condition—a description of deficiencies that are not material to the condition of the property or do not require significant costs to correct, but nevertheless may be noted in the PCR, in the opinion of the field observer or PCR reviewer.
2.3.11 deferred maintenance, n—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 subject property.
2.3.12 due diligence, n—the process of conducting a walkthrough survey and appropriate inquiries into the physical condition of a commercial real estate’s improvements, usually in connection with a commercial real estate transaction. The degree and type of such survey and inquiry may vary for different properties, different user purposes, and time allotted.
2.3.13 easily visible, adj—describes items, components, and systems that are conspicuous, patent, and which may be observed visually during the walk-through survey without: intrusion, relocation or removal of materials, exploratory probing, use of special protective clothing, or use of any equipment (hand tools, meters of any kind, telescope instruments, stools, ladders, lighting devices, etc.).
2.3.14 effective age, n—the estimated age of a building component that considers actual age as affected by maintenance history, location, weather conditions, and other factors. Effective age may be more or less than actual age.
2.3.15 expected useful life (EUL), n—the average amount of time in years that an item, component or system is estimated to function when installed new and assuming routine maintenance is practiced.
2.3.16 field observer, n—the individual that conducts the walk-through survey.
2.3.17 immediate costs, n—opinions of probable costs that require immediate action as a result of any of the following: (1) material existing or potential unsafe conditions, (2) material building or fire code violations, or (3) conditions that if left uncorrected, have the potential 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.
                                                           continued
2.3.18 observation, n—the visual survey of items, systems, conditions, or components that are readily accessible and easily visible during a walk-through survey of the subject property.
2.3.19 observe, v—to conduct an observation pursuant to this guide within the context of easily visible and readily accessible.
2.3.20 obvious, adj—plain, evident, and readily accessible; a condition easily visible or fact not likely to be ignored or overlooked by a field observer when conducting a walkthrough survey or that which is practically reviewable and would be understood easily by a person conducting the PCA.

2.3.21 opinions of probable costs, n—determination of a preliminary budget to remedy a physical deficiency

2.3.22 owner, n—the entity holding the title to the commercial real estate that is the subject of the PCA.

2.3.23 PCR reviewer, n—the individual that both exercises responsible control over the field observer and who reviews the PCR prior to delivery to the user.

2.3.24 physical deficiency, n—conspicuous defects or significant deferred maintenance of a subject property’s material systems, components, or equipment as observed as a result of the field observer’s walk-through survey. Included within this definition are material life-safety/building code violations and material systems, components, or equipment that are approaching, have reached, or have exceeded their typical EUL or whose RUL should not be relied upon in view of actual or effective age, abuse, excessive wear and tear, exposure to the elements, lack of proper or routine maintenance, etc. 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 subject property.

2.3.25 Point of Contact (POC)—owner, owner’s agent, or user-identified person or persons knowledgeable about the physical characteristics, maintenance, and repair of the subject property.

2.3.26 practically reviewable, adj—describes information that is provided by the source in a manner and form that, upon review, yields information relevant to the subject property without the need for significant analysis, measurements, or calculations. Records or information that feasibly cannot be retrieved by reference to the location of the subject property are not generally considered practically reviewable.

2.3.27 primary commercial real estate improvements, n—the site and building improvements that are of fundamental importance with respect to the commercial real estate. This definition specifically excludes ancillary structures that may have been constructed to provide support uses such as maintenance sheds, security booths, utility garages, pool filter and equipment buildings, etc.

2.3.28 property, n—the site improvements, which are inclusive of both site work and buildings.
2.3.29 property condition assessment (PCA), v—the process by which a person or entity observes a property, interviews sources, and reviews available documentation for the purpose of developing an opinion and preparing a PCR of a commercial real estate’s current physical condition. At the option of the user, a PCA may include a higher level of inquiry and due diligence than the baseline scope described within this guide or, at the user’s option, it may include a lower level of inquiry or due diligence than the baseline scope described in this guide. Such deviations from this guide’s scope should be disclosed in the PCR’s executive summary.
2.3.30 property condition report (PCR), n—a written report, prepared in accordance with the recommendations contained in this guide, that outlines the consultant’s observations, opinions as to the subject property’s condition, and opinions of probable costs to remedy the material physical deficiencies observed.
2.3.31 readily accessible, adj—describes areas of the subject property that are promptly made available for observation by the field observer at the time of the walk-through survey and do not require the removal or relocation of materials or personal property, such as furniture, floor, wall, or ceiling coverings; and that are safely accessible in the opinion of the field observer.
2.3.32 readily available, adj—describes information or records that are easily and promptly provided to the consultant upon making a request in compliance with an appropriate inquiry and without the need for the consultant to research archive files.
2.3.33 reasonably ascertainable, adj—describes information that is publicly available, as well as readily available, provided to the consultant’s offices from either its source or an information research/retrieval service within reasonable time, practically reviewable, and available at a nominal cost for either retrieval, reproduction or forwarding.
2.3.34 remaining useful life (RUL), n—a subjective estimate based upon observations, or average estimates of similar items, components, or systems, or a combination thereof, of the number of remaining years that an item, component, or system is estimated to be able to function in accordance with its intended purpose before warranting replacement. Such period of time is affected by the initial quality of an item, component, or system, the quality of the initial installation, the quality and amount of preventive maintenance exercised, climatic conditions, extent of use, etc.
                                                           continued            

2.3.35 representative observations, n—observations of a reasonable number of samples of repetitive systems, components, areas, etc., which are conducted by the field observer during the walk-through survey. The concept of representative observations extends to all conditions, areas, equipment, components, systems, buildings, etc., to the extent that they are similar and representative of one another. The extent of representative observations conducted by the field observers should be identified in the PCR. A user may increase the extent of representative observations conducted to enhance the due diligence conducted under the PCA or as required in the Annex.
2.3.36 routine maintenance, n—a repair that does not require specialized equipment, professional services, or contractors, but rather can be corrected within the budget and skill set of typical property maintenance staff.

2.3.37 short-term costs, n—opinions of probable 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. Such opinions of probing, and further analysis should this be deemed warranted by the consultant. The performance of such additional services is beyond this guide. Generally, the time frame for such repairs is within one to two years.

2.3.38 shutdown, n—equipment, components, or systems that are not operating at the time of the field observer’s walk-through survey. For instance, equipment, components, and systems that may be shutdown as a result of seasonal temperatures.

2.3.39 site visit, n—the visit to the subject property during which observations are made pursuant to the walk-through survey section of this guide.

2.3.40 specialty consultants, n—individuals or entities in the fields of life safety, security, engineering, or in any particular building component, equipment, or system that have acquired detailed, specialized knowledge and experience in the design, evaluation, operation, repair, or installation of same.

2.3.41 subject building, n—referring to the primary building or buildings on the subject property, and that are within the scope of PCA.

2.3.42 subject property, n—the commercial real estate consisting of the site and primary real estate improvements that are the subject of the PCA described by this guide.

2.3.43 suggested remedy, n—an opinion as to a course of action to remedy or repair a physical deficiency. Such an opinion may also be to conduct further research or testing for the purposes of discovery to gain a better understanding of the cause or extent of a physical deficiency (whether observed or highly probable) and the appropriate remedial or reparatory response. A suggested remedy may be preliminary and does not preclude alternate methods or schemes that may be more appropriate to remedy the physical deficiency or that may be more commensurate with the user’s requirements.

2.3.44 survey, n—observations made by the field observer during a walk-through survey to obtain information concerning the subject property’s readily accessible and easily visible components or systems.
2.3.45 technically exhaustive, adj—describes the use of measurements, instruments, testing, calculations, exploratory probing or discovery, or other means to discover, or a combination thereof, or troubleshoot physical deficiencies or develop architectural or engineering findings, conclusions, and recommendations, or combination thereof.
2.3.46 timely access, n—entry provided to the consultant at the time of the site visit.
2.3.47 user, n—the party that retains the consultant for the preparation of a baseline PCA of the subject property in accordance with this guide. A user may include, without limitation, a purchaser, potential tenant, owner, existing or potential mortgagee, lender, or property manager of the subject property.
2.3.48 walk-through survey, n—conducted during the field observer’s site visit of the subject property, that consists of nonintrusive visual observations, survey of readily accessible, easily visible components and systems of the subject property. This survey is described fully in Section 8. Concealed physical deficiencies are excluded. It is the intent of this guide that such a 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, etc. It is literally the field observer’s visual observations while walking through the subject property.
2.4 Abbreviations and Acronyms:
2.4.1 ADA, n—The Americans with Disabilities Act.
2.4.2 ASTM, n—ASTM International.
2.4.3 BOMA, n—Building Owners and Managers Association.
2.4.4 BUR, n—Built-up Roofing.
2.4.5 EIFS, n—Exterior Insulation and Finish System.
2.4.6 EMF, n—Electro Magnetic Fields.
2.4.7 EMS, n—Energy Management System.
2.4.8 EUL, n—Expected Useful Life.
2.4.9 FEMA, n—Federal Emergency Management Agency.
                                                           continued
2.4.10 FFHA, n—Federal Fair Housing Act.

2.4.11 FIRMS, n—Flood Insurance Rate Maps.

2.4.12 FOIA, n—U.S. Freedom of Information Act (5

USC 552 et seq.) and similar state statutes.

2.4.13 FOIL—Freedom of Information Letter.

2.4.14 FM—Factory Mutual.

2.4.15 HVAC—Heating, Ventilating and Air Conditioning.

2.4.16 IAQ—Indoor Air Quality.

2.4.17 NFPA—National Fire Protection Association.
2.4.18 PCA—Property Condition Assessment
2.4.19 PCR—Property Condition Report.

2.4.20 PML—Probable Maximum Loss.

2.4.21 RTU, n—Rooftop Unit.

2.4.22 RUL, n—Remaining Useful Life.

2.4.23 STC, n—Sound Transmission Class.
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