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The following confidential report is a documentation of the observations made at the above location
on the dates indicated, exclusively for the clients listed above. This inspection is designed to identify
the general attributes and deficiencies of this property as observed on the date and time during which
the inspection took place. It does not reflect any changes to the property, which may or may not
have taken place since then, either due to force of nature, or to acts of volition by the owners or
others.
The scope of the inspection is limited to items mentioned in this report, and as requested by the
client, which were readily accessible at the time of inspection. This inspection report is not intended
to be a technically exhaustive study of every component, but is instead intended only to reveal
obvious major deficiencies of this property.
Items not included are soils studies, detached structures, auxiliary equipment, private sewage
disposal systems, pest control, environmental hazards, security alarms, leakage detection, and
hidden or latent defects. Though some of the findings herein may relate to code or safety
requirements, this report is not intended, nor should it be considered to be, a review of code
compliance issues.
No disassembly or destructive testing was performed to the buildings on this property. No furniture
or personal belongings are relocated during the process of inspection. No warranty of any kind is
implied or intended with the issuance of this report.
Acceptance of this report by fax, mail, e-mail or by person constitutes agreement with the policies
included herein and on the written contract agreement, whether or not a signature has been obtained.
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WORK ORDER

This firm was contracted by XXXXXXXXXX to perform an inspection for the property described
above.
The following inspection lists various items and makes general statements as to the condition of this
property. Additional studies are available upon request for purposes of further investigation of items
reported herein, establishing extent of damages (if any), identifying scope of repair costs, as well as
to discover other potential problems not readily visible during the inspection.
Our services on the dates in question included visual inspection, as well as interviews with current onsite staff and tenants.

A. LOCATION
This property is located in Cincinnati Ohio, near the intersection of XXXXXXXXXXXXXXXX. The
building is located on the South side of XXXXXXXXXX, and it is situated on the lot such that there is a
narrow driveway to the parking in the rear.

B. DATE OF CONSTRUCTION
Information provided by the Client and by the County Auditor’s website indicates that the building is
approximately 63 years old.

C. PROPERTY DESCRIPTION
The property is comprised of one building with a total of 10 one bedroom rental units. Two units are
located on the lower level with the boiler room and laundry area. The other units are located on the
two floors above, with 4 units on each. There are 4 parking slots under the building, and an additional
4 parking slots in a detached garage structure at the rear of the lot.
Exteriors are brick. Roofing is asphalt composition rolled roofing. Lots and drives are asphalt and
concrete.
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D. INSPECTION OBSERVATIONS
EXTERIORS:
Exterior of the building is brick. The surface condition is good, though there are some cracks present.
The cracks appear to be related to window lintel corrosion lift. The cracking does not appear severe
at this point in time. Recommend filling cracks in the brick with mortar or with an elastomeric caulking
to prevent water entering and freezing, which would worsen the cracking.

The original windows have been replaced with vinyl insulated windows. Though the installation
appears to have been done in a professional manner, the installers sealed over the steel window
lintels with caulking. This condition will keep moisture trapped above the lintel, leading to accelerated
corrosion and in turn worsen the brick lift that is already present. All of the caulking above the
windows will need to be removed to allow the steel lintels to dry.
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There are two other issues noted on the windows. One is that there appears to be moisture within
the sealed glass units on some of the windows. If so, this would mean that the seals have failed on
those units, and the insulating value is lost. Recommend further evaluation of the windows to
determine how many have failed seals on the insulated units. The windows may still be under
warranty, and if so then the manufacturer may replace them. Recommend checking with current
owner.

The other concern is the fact that many of the sills are negatively pitched. As the caulking ages and
cracks, water will flow into the window opening, instead of being directed away from the building
interior. When the windows are evaluated for failed seals, sill pitch will need to be evaluated and
corrected where needed. Since this is an installer error, the contractor that installed the windows
would typically be responsible for the costs of repairs. If the windows are out of warranty; however,
the cost may need to be the current owner’s responsibility.

Some cracking was noted on the stone sills, and in the stone elements used by the door. Where
cracks are present, use an elastomeric caulk to seal them, so the freeze/thaw process does not
cause more damage.
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Trees and shrubs are overgrown, and there is ivy growing on the brick exterior of the building. Trim
trees and shrubs well away from the building to prevent wind and moisture damage, and remove all
ivy to prevent it from damaging the mortar. Since some trees are on neighboring property,
coordination with neighboring owners will be needed. In the front, over the driveway, there is a tree
limb about to fall which will need to be addressed immediately.

ROOFING SYSTEMS:
The roof on the building is rolled type asphalt composition roofing. At some point in the past, it
appears to have been slurry sealed with hot asphalt, presumably to stop leaks and extend the life of
the roof. Regardless, at this time the roof is at the end of its service life. There are bubbles under the
membrane, indicating entrapped moisture. The slurry coat is oxidized and cracking. Where the rolled
roof material laps up to the parapet caps, there are cracks and gaps that are likely allowing water to
leak through. Buyer is advised that the roof will need replacement in the near future.
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ROOFING CONTINUED: Roof failure along parapet – photos.

Though the parapet caps themselves are in serviceable condition, the joints between them have been
sealed with roofing mastic. This type of mastic is not able to handle the thermal expansion and
contraction of the parapet caps, and the result is that gaps are opening that will allow water to enter
the wall structure below. Scrape away the mastic, and seal these joints with a compound designed for
this purpose, that can handle thermal expansion/contraction.

Along the South edge of the roof deck, where the gutter is located, there was standing water present.
When the roof is replaced, care will need to be taken to ensure a continuous even pitch toward the
gutters to prevent this pooling.
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The gutter at the rear of the building has debris in it along with standing water. Remove all debris,
and realign the gutter so that it drains completely.

GARAGE ROOFING:
The roof on the detached garage has failed completely, and there is now a large hole in the roof deck.
Water coming through has begun to rot the roof deck below. Full removal of the existing roof and
repair of any damaged garage roof deck structure prior to installation of a new roof will be needed.

GARAGE AND GARAGE DOORS:
Though the detached garage is in serviceable condition (with the exception of the roof), the building
will need repairs and repainting. The tree at the rear needs to be removed, since it is too close to the
building and the overhanging limbs contributed to the roof failure.
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GARAGES CONT’D:
Extensive storage inside the garage obstructs observation of the structure. Removal of the materials
and further evaluation prior to repainting is recommended. The garage doors do not appear to be
functional, and show damage. Either repair or replacement of the doors will be needed.

Repairs will be needed on the garage doors for the tuck-under spaces beneath the building as well.
Only one of the two appears to be operational at this time.
ROADS AND GROUNDS:
The asphalt paving and concrete walks and steps are weathered and repairs are needed in most
locations. The asphalt driveway is cracked severely in some areas. The worst sections will likely
need to be cut out and patched and the rest will need a top coat with 1 to 2 inch asphalt.
Recommend evaluation of the asphalt drive and lot by a qualified paving contractor to determine
scope of repairs needed and estimated cost to correct. When the paving along the building is
repaired or replaced, care needs to be given to ensure the paving is pitched away from the building.
Currently, there is evidence that the paving is holding water along the building.
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Concrete paving, aprons and stairs are extensively cracked and damaged all around the building.
Recommend by a qualified paving contractor to determine scope of repairs needed and estimated
cost to correct.

PARKING APRON

WEST SIDE PATIO

WEST SIDE STAIRS

FRONT ENTRY BY STOOP

FENCING AND RAILINGS:
The chain link fence along the entry drive is severely damaged, likely due to a combination of
overgrown trees and car impacts over time, since the drive is very long and narrow. Repair or
replacement will be needed.
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The railing at the front entry is rusting and needs to be repainted.

MECHANICAL, ELECTRICAL AND PLUMBING SYSTEMS:
Heat in the building is provided by a boiler, with a circulation pump and distribution piping to radiators
throughout the building. Since it was summer at the time of this inspection, and the boiler was
therefore off, operation could not be verified. However, the physical condition was observed. The
boiler is older, and though exact age could not be confirmed, it would appear to be original. If so, it
would be approximately 60 years old. The burners and cast iron water chambers appear to be in
satisfactory condition, though a thorough cleaning is advised.

The pressure relief discharge pipe is leaking and appears to have been doing so for a long time.
Boiler loops are closed systems, designed to keep the same water circulating. When leaks occur, city
water is flows into the system, and the constant influx can lead to mineral scaling inside the water
chambers and loss of efficiency. Recommend evaluation by a qualified boiler service contractor, and
replacement of the pressure relief valve along with any cleaning and adjustment needed.
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BOILER CONT’D
Given the age of the boiler, and its likely lack of energy efficiency, the buyer may want to consider
budgeting for replacement. Since it is reported that the owner pays for the gas, winter heating cost
savings resulting from replacement with a new high efficiency boiler could result in significant cost
savings for the buyer over time.

Electrical distribution is via a set of meters and panels located in the tuck-under garage area. There is
separate metering for each unit, and one for the House systems such as exterior lighting and
common hall lighting. There are no circuit breakers, all systems have fuses instead. This is an older
type of system, but it’s still functional. The concern with fuses is that tenants may replace them with
the wrong size, or jumper them using pennies or metal slugs when the fuses fail. Oversizing and
jumpering can lead to circuit overheating and fires, which was why circuit breakers were originally
introduced.
If the fuse panels remain in place, it is recommended that all fuses be checked for proper sizing, and
that the panels then be locked to prevent any kind of tampering.

The water service and water meter are located under the front entry in a storage closet area. No
leaks were observed and the time of the inspection. Water supply lines are copper and the drain
lines are cast iron.
The water heater is a 2 year old, 75 gallon, Kenmore gas water heater. It appeared to be functioning
properly at the time of the inspection. However, the discharge end of the pressure relief discharge
tube is jammed against the floor, preventing it from operating properly. Cut the tube so that it is 4 to 6
inches above the floor.
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APARTMENT UNITS:
There are ten units in the building. They are all one bedroom units with one bathroom and a full
kitchen in each. Condition overall was satisfactory. The appliances were mostly older and buyer may
want to budget for replacements over time. Since the tenants pay their own electricity, energy
efficiency may not be a huge concern for the buyer, but dealing with breakdowns and finding parts
may give incentive to replacement.

1970’s ERA “HARVEST GOLD” APPLIANCES IN UNIT 7

Smoke detectors are older and some were missing. Since the older ionization type detectors have
been shown to fail to alarm during fires, it is recommended that all smoke detectors be replaced with
the new photo-optical detectors. As well as an improvement in tenant safety, there may be a cost
benefit from the insurer as well for this upgrade.
Plumbing fixtures appear to be in serviceable condition throughout the units, though there were a few
deficiencies. (see following photo section.) No active leaks were observed in any of the units.
Window air conditioning units reported belong to the owner. They vary in age, size and shape, and
the units only have one in each. These are not sufficient for cooling the apartments, and given their
varying condition and age, buyer may want to budget for replacement. Alternatively, buyer might give
the AC units to the tenants, with the understanding that they are responsible for adding or replacing
them as needed. Since the tenants pay for their electricity, this might make more sense.
The following deficiencies were noted during the apartment unit inspections. Repairs will be needed:

UNIT 1
Ceiling light has exposed bulbs. This is a safety hazard. Install cover, or replace the fixture.
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UNIT 2
Smoke detector is missing.

Missing switch cover plate.

Tub spout installed incorrectly.

Toilet is loose to floor seal. Recommend replacing wax seal and retightening.
UNIT 3
Loose wires present under kitchen sink.

13

UNIT 3 (cont’d)
Toilet is loose to floor seal, which may cause leakage into the ceiling below. Recommend replacing
wax seal and retightening.

UNIT 4
Cracked surface of bathroom sink. Recommend replacement.

UNIT 5
Kitchen floor is damaged. Repair or replace it.

Non-standard plumbing repair in wall under sink.

Toilet is loose to floor seal, which may cause leakage into the ceiling below. Recommend replacing
wax seal and retightening.
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UNIT 6
Wall crack in kitchen. Seal and repaint and monitor for any further movement.

Toilet is loose to floor seal, which may cause leakage into the ceiling below. Recommend replacing
wax seal and retightening.
UNIT 7
Failed seal on refrigerator door.

Non-standard plumbing repair under sink.
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UNIT 8 - VACANT
Painted over outlets cannot be used.

Damaged bathroom door.

Crack in wall.

Unsafe A/C cord modification.
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UNIT 9
Damage to ceiling and wall.

UNIT 10
Damaged ceiling. Bathroom sink is the wrong size, leaving a gap behind it.

E. CLOSING REMARKS
Overall, the building is in serviceable condition for its age and type, with the exceptions as noted in
this report. There are extensive signs of deferred maintenance, and significant costs will be incurred
to bring the property up to an acceptable condition. The Client is advised to compile an estimate of
these costs prior to closing, since those costs may alter current value of the property.
Should you have any questions after reviewing this report, please do not hesitate to call. Thanks
again for using FH&A Inspections for your inspection needs. Let us know if we can be of service
again in the future.
Sincerely,
Philip Farnham RPA CREI
FH&A Inspections, LLC
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