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Property Condition Report

Subject Property

Subject Property: Ft. Lauderdale, FL 33309

Weather:

partly cloudy, 89º F

Client:

Current Owner

As a routine matter, and in order to avoid possible misunderstanding, nothing in this PCR should be construed directly, or
indirectly as guaranteed or warrantee for any portions of the Subject Property. To the best of my knowledge and ability,
this report represents an accurate appraisal of the present condition of the Subject Property, based on careful evaluation
of observed conditions, to the extent reasonably possible.

Inspector:

Craig Milliken, PE # 32779
CPM Real Estate Inspections, Inc.
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Scope of Inspection - A visual inspection of the subject property was performed on Thursday,
October 18th, 2018 at 10:00 AM. This Property Condition Report (PCR) addresses general items
of interest that were visible to the inspection attendees during this limited inspection.
Building and site system components are typically described as good, fair and poor. For the
purposes of this PCR, the definitions of these terms are as follows:
Good: Satisfactory as is, above average to average for this type and age of the building system.
Fair:

Satisfactory as is, in general; however, some conditions may demand prompt attention.

Poor: Requires prompt repair, replacement, or significant maintenance.
CPM Real Estate Inspections, Inc. (CPMREI) certifies that it has no undisclosed interest in the referenced property.
CPMREI’s relationship with the Client is at arm’s length, and CPMREI’s employment and compensation are not contingent
upon the findings or estimated costs to remedy any deficiencies due to deferred maintenance and any noted component
or system replacements.

Reasonable effort was made to view all safely accessible areas of the Subject Property.
Concealed items cannot normally be inspected without using invasive procedures or special
testing equipment that is beyond the scope of this type of general inspection. This Property
Condition Report may not address every problem that may exist with this property at the time of
this inspection. CPM Real Estate Inspections, Inc. makes no warranty that there are no
other defects with this property.
This inspection was performed by:
Craig Milliken, PE

Engineer, CPM Real Estate Inspections, Inc.

Subject Property Description – Information provided by the Broward County Property
Appraiser’s office indicates that the subject property:
•

consists of (1) two story commercial building containing 44,957 SF

•

the building was completed in 1987

The information contained in this report is based on our visual inspection.
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Foundation and Structure – The building shell is formed with concrete tilt-wall construction.
The shell walls bear on steel reinforced concrete footers below grade level under the building.
The footers were not exposed for a visual inspection since they are now hidden by backfill. The
1st floor is cast-in-place concrete at grade level. There is no crawl space under the building.
The 2nd floor is concrete cast over steel deck panels.
The roof is framed with open webbed steel trusses. The trusses are supported by the shell walls,
steel girders and steel intermediate columns.
There are no signs of stress or damage to the structure; however, some of the building’s
structural elements were not readily accessible during our visit since they were covered by
interior finishes. Therefore we cannot issue and opinion regarding the condition of these hidden
areas. The portions that were accessible and viewed during our visit were observed to be
professionally installed, stable and in good condition.
Roof – The building’s roof has two sections. Both sections are flat designs. The west section is a
two-story office area and the east section is over manufacturing and warehousing. The demising
wall between these two sections and the perimeter shell walls are formed with steel reinforced
concrete tilt-wall construction. The roof deck over the office area is pitched from an east/west
centerline towards internal drain openings and scupper openings in the north and south parapet
walls. The roof deck over the manufacturing and warehousing area is pitched to drain towards
internal drain openings and scupper openings in the south and north parapet walls. Both roof
deck sections are formed with corrugated metal panels with lightweight concrete supported by
open webbed steel trusses. Both roof decks are covered with a BUR water proofing assembly
with gravel ballast. The gravel ballast protects the water proofing materials from UV radiation
which deteriorates the water proofing materials.
We could not find a record of a permit to recover the roof deck. It appears to be the original roof
covering installed in 1987. The roofing industry expects roof coverings such as these to typically
remain reliable for 25 years with normal maintenance; however, both of these roof sections have
had some extensive repairs that have significantly extended their life. Recent repair work
included sealing along the flashing of the parapet walls and around internal roof drain openings.
•

The roof covering appears to be water tight and in good condition at this time because of
the recent repairs; however, its age indicates that a new roof covering should be
considered in 3 – 5 years to achieve and maintain a reliable roof covering.

•

The roof surface is estimated to be approximately 35,000 SF. Recovering costs are
estimated to be approximately $ 7 - $ 8 per square foot of surface.
Cost – 35,000 SF X ($ 7 - $ 8) = $ 245,000 - $ 280,000

•

PVC drain lines from package type air conditioning systems on the roof are not secure. All
of these should be re-anchored to the roof surface at this time to prevent damage to A/C
equipment during hurricane force winds. Cost - $ 1,000 - $ 1,500
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Building Exterior – The building’s shell walls are coated with sand textured paint. Windows
and the storefront entrance doors are single-glazed glass encased in aluminum frames. Exit
doors and utility room doors are metal sheathed assemblies in metal frames. There are two
manual steel roll-up service doors in the NE corner of the building.
The exterior surfaces and elements were observed to be in fair condition.
•

The paint on the building is beginning to chalk due to age related drying and ultraviolet
(UV) exposure. It is recommended that the building be pressure cleaned and painted
within the next one to two years. Cost - $ 12,000 - $ 15,000

Building Interior – The office area interior of the building consists of painted drywall partitions,
suspended acoustical tiled ceilings, tiled and carpeted floors, wood doors and trim.
Interior elements were observed to be in fair condition.
•

Walls and ceiling tiles are stained from roof leaks. The leaks have been recently repaired.
It is recommended that the stained walls be primed and painted to hide the stains and
the stained ceiling tiles replaced. This will help identify any new roof leaks.

Electrical System – There is one meter on the north side of the building. There is an electrical
vault in the north side of the building with underground service connections to Florida Power and
Light (FPL). There are (4) main-service disconnects in a caged area inside the building near the
FPL vault that feed distribution panels throughout the building for lighting, equipment and
convenience outlets. The main-service disconnects are rated as follows:
Panel
1
2
3
4

Amps
400
400
400
1200

Phase
three
three
three
single

Type
four wire - high-leg delta
four wire - high-leg delta
four wire - high-leg delta
three-wire

Voltage
240/120
240/120
240/120
240/120

VAC
VAC
VAC
VAC

All of the above main-service panels have fuse blocks and do not have circuit breakers. These
should require little or no maintenance over the next ten years.
Overall the entire electrical system was observed to be in good condition and should remain
reliable for 10 or more years with normal maintenance and no capital improvements.
Plumbing – The building has copper supply lines and PVC sanitary waste lines. There are men’s
and women’s restrooms on the first and second floors in the west side of the building. There are
also men’s and women’s restrooms in the warehouse area. All fixtures and exposed plumbing
connections were observed to be operational and in good condition.
•

There is a hot water tank located in a utility room on the first floor of the office area. It
was not functioning during our site visit.

CPM Real Estate Inspections, Inc., Boca Raton, FL

4

Plumbing - continued
•

There is a backflow prevention device in the potable water supply line to the building (as
required by building code) and another device to the irrigation sprinkler system. The
devices have current inspection tags. These devices are required to be inspected, tested
and recertified by a licensed plumber on an annual basis. Cost - $ 200 - $ 300 per year

Air Conditioning Systems – There are (5) split-type systems and (8) package-type systems
serving the building. The condensing units for the split-type systems are on concrete pads
against the north and south sides of the building. The package-type systems are mounted on
curbed openings on the roof sections over the office area and manufacturing and warehouse
sections of the building.
The systems were observed to be in fair to good condition due to their age.
System
1
2
3
4
5
6
7
8
9
10
11
12
13

Manufacturer
Rheem
Rheem
Carrier
Carrier
Carrier
unknown
Rheem
Rheem
Rheem
Rheem
Rheem
Rheem
Rheem

Age
2017
2015
2000*
2000*
2000*
2000*
2015
2016
2016
2012
2012
2012
2012

Type
split
split
split
split
split
package
package
package
package
package
package
package
package

Size
7.5-ton
7.5-ton
5-ton*
5-ton*
5-ton*
5-ton*
12.5-ton
12.5-ton
12.5-ton
12.5-ton
12.5-ton
12.5-ton
12.5-ton

Location
south of building
south of building
south of building
north of building
north of building
office area roof
office area roof
office area roof
office area roof
warehouse roof
warehouse roof
warehouse roof
warehouse roof

Systems of this type and size typically have a reliable service life expectancy of 12 - 15 years.
Replacement cost is typically $ 1,000/ton of cooling capacity
* indicates that the manufacturer’s data plate on these units was not legible and these entries
are estimated
Life Safety Issues – There appears to be a sufficient number of emergency light fixtures, fire
extinguishers and illuminated exit signs in the building. The building is protected by a fire
sprinkler system and a central fire alarm system. These systems are required in a building this
size and type of occupancy. The fire extinguishers have current inspection tags
The life safety equipment was observed to be in fair condition.
•

One emergency light fixture in the 1st floor south office hallway did not illuminate when
tested and likely needs a new battery. Batteries in emergency lighting fixtures need to be
replaced periodically. It is recommended that an electrician check all of them and put
them on a replacement plan.
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Parking, Drives and Flatwork – There are (108) asphalt paved parking spaces surrounding
building. All parking spaces are striped and have car stops. There is a concrete walkway with
steps and a ramp near the front entrance door to the building. One of the service doors in the
rear of the building has a concrete dock pit.
The drives and parking spaces were observed to be in fair condition.
•

The asphalt paved drives and parking spaces are showing signs of age related drying and
UV exposure. It is recommended that the asphalt be seal coated and new stripes be
painted within the next two years. Cost - $ 10,000 - $ 12,000

Topology – Drainage appears adequate around the building. There is no indication of past
flooding of the parking lot, drives or structure. Storm drains in the area appear clear of debris
and functional.
Environmental Concerns – There were no observable concerns with any environmental issues.
This inspection does not include a Phase I Environmental Assessment.
Mold – No mildew odor was noted inside the building. There were no visible defects noted
during this inspection that would contribute to mold growth.
Wood Destroying Organisms – There was no visible evidence of any termite activity in the
building
ADA Accessibility – ADA Accessibility requirements became part of the Florida Building Code in
1992. All existing and new buildings are required to comply with this portion of the code. The
following concerns were noted:
•

The restrooms do not meet minimum ADA accessibility requirements. Some of the issues
are as follows:
o
o
o
o
o

The dimensions of the water closet partitions are too small to allow minimum
required turning radius’s and clearances.
There needs to be open knee space under the sinks to allow personnel in wheel
chairs to approach and use the sinks
The piping under the sinks needs to have insulation wrapped around it to protect
the knees of personnel in wheelchairs.
Sink faucets should be replaced with ones that do not require twisting
Signage needs to be installed to indicate the toilet room is ADA accessible

•

There are only (2) ADA accessible parking spaces in front of the building. There should be
(5) accessible spaces out of the (108) total spaces.

•

Signs need to be installed indicating the ADA accessible path and ramp to the front
entrance.
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Summary – Overall the building appears to be well maintained and in good condition. Opinions
of Cost to remedy concerns identified in the report follow on page 8. Additional notes and photos
start on page 10.
The purpose of this Property Condition Assessment was to identify general items of concern to
the client. Information gathered during this limited visual inspection and presented in this report
may not address every problem that may exist with the property. CPM Real Estate
Inspections, Inc. makes no warranty that all problems have been addressed.
If there are any questions concerning this report please contact Craig Milliken, at (561) 866 9956
in Boca Raton, Florida. Thank you for choosing CPM Real Estate Inspections.

Craig Milliken, PE
CPM Real Estate Inspections, Inc.
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Opinions of Costs:
Opinions of costs are provided for resolution of material deficiencies observed during our site
visit. Under ASTM E 2018–15 guidelines for Property Condition Assessments, these exclude
cosmetic/decorative matters; enhancements for marketplace repositioning and routine and
normal maintenance.
CPMREI provides a table of recommended actions for remedy of physical deficiencies and for
certain other matters that may not fall within the ASTM guidelines. CPMREI classifies actions in
three categories:
•

Category 1: Code violations and/or life safety matters that require immediate action

•

Category 2: Deferred maintenance actions required to resolve material deficiencies in
building systems and components

•

Category 3: Enhancements

Under ASTM guidelines, a lower limit of $ 3,000 is set as a threshold to define actions that are
not minor or insignificant. ASTM excludes code and life safety items from this threshold. CPMREI
chooses to list some action items that are below the threshold value to assure that the Client has
a ready reference to all actions recommended by our findings and observations. Some of these
items are referred to as “Maintenance Item” in the cost column.
Opinions of Cost in the following table should be used for budgeting only. To determine the
actual cost, the Client should contact professional architects/engineers for the preparation of
documentation to be used in bidding by qualified contractors.
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Table of Action Items and Opinions of Cost – Five Year Outlook
Item

Year

Description of Action

Category

Opinion of Cost

1

2018

1

$ 1,000 - $ 1,500

2

2018

3*

$ 4,000* - $ 6,000*

2

2019

2

$ 12,000 - $ 15,000

3

2020

2

$ 12,000 - $ 15,000

4
5
6
7
8
9
10

2020
2021
2022
2022
2026
2027
2028

Secure PVC condensate drain lines from
A/C systems to the roof
Modify (2) 1st floor restrooms to meet
current ADA standards*
Pressure clean and paint exterior walls of
building
Repair curbs, seal coat and restripe
asphalt drives and parking spaces
(including (3) new ADA accessible
spaces)
Budget for replacing aging A/C system(s)
Budget for replacing aging A/C system(s)
Budget for replacing aging A/C system(s)
Remove and replace roof covering
Budget for replacing aging A/C system(s)
Budget for replacing aging A/C system(s)
Budget for replacing aging A/C system(s)

2
2
2
2
2
2
2

$ 5,000 - $ 8,000
$ 5,000 - $ 8,000
$ 8,000 - $ 12,000
$ 245,000 - $ 280,000
$ 12,000 - $ 18,000
$ 12,000 - $ 18,000
$ 12,000 - $ 18,000

*The building is not open to the public and relaxed standards are permitted for private buildings
when there are no ADA compliance complaints; however, any significant upgrades to the interior
of the building will likely evoke the building department to require upgrades to be made to
accommodate the newest ADA requirements
Additional notes and photos start on page 10.
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Photo # 1
Front (west) side of
building

Photo # 2
South side of building
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Photo # 3
Rear of building

Photo # 4
North side of building
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Photo # 5
Caulking between the tiltwall exterior wall panels is
pliable and in good
condition
The paint on the tilt-wall
panels is chalking
Pressure cleaning and new
paint is recommended in
the near ruture

Photo # 6
Steel columns, girders and
trusses are in good
condition
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Photo # 7
The 2nd floor is framed
with open webbed steel
trusses

Photo # 8
The roof had a significant
number of leaks prior to
recent repairs
Primer is needed to
completely hide the stains
prior to painting
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Photo # 9
The roof covering is 30
years old and is due for
replacement

Photo # 10
Sealant has recently been
applied along the interior
side of the parapet walls
and around internal roof
drain openings
No reported leaks after
this work was performed
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Photo # 11
It is recommended that
stained ceiling tiles be
replaced
New leaks are easier to
spot if all tiles are free of
stains

Photo # 12
Exterior doors and
windows are in good
condition
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Photo # 13
Office interior walls, floors,
doors and ceilings are in
fair condition
Stained tiles should be
replaced throughout the
office area

Photo # 14
Office lobby is in good
condition
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Photo # 15
Stairs are in good
condition

Photo # 16
Manufacturing and
warehouse areas are in
good condition

CPM Real Estate Inspections, Inc., Boca Raton, FL

17

Photo # 17
Older A/C systems are
thought to have been
manufactured circa 2000
They may need
replacement in the near
future

Photo # 18
One older system over the
office area is significantly
corroded
The corroded openings in
the sheet metal should be
sealed
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Photo # 19
Three other systems over
the office area were
replaced in 2015, 2016 &
2016

Photo # 20
Four systems over the
manufacturing and
warehouse areas were
replaced in 2012
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Photo # 21
PVC condensate drain lines
should be secured to the
roof covering with a
suitable adhesive

Photo # 22
The electrical system is in
good condition
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Photo # 23
Panel wiring and
components are in good
condition

Photo # 24
Plumbing fixtures are in
good working condition
The stall on the left is not
large enough to meet
current ADA accessibility
requirements
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Photo # 25
ADA accessible faucets
should not require twisting
Piping under the sink
needs to be wrapped in
insulation

Photo # 26
The city water connection
to the fire sprinkler system
has current inspection tags
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Photo # 27
The entire fire sprinkler
system recently passed a
5-year inspection

Photo # 28
The fire alarm system has
a current inspection sticker
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Photo # 29
Broken concrete curbs
should be repaired
Asphalt surfaces should be
seal coated

Photo # 30
There is not an adequate
number of ADA accessible
parking spaces in front of
the building and they are
not marked properly
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Photo # 31
The ADA accessible
pathway to the building
entrance should be marked
with paint and or signs

Photo # 32
Overall the building is in
good condition
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