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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(s), 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 CLIENT NAME DELETED 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 Loveland Ohio, near the intersection of Columbia Road and Montgomery
Road. The building is set back from Montgomery Road with a parking lot in front, a dental/orthodontic
office to the East, and a bank to the West.

B. DATE OF CONSTRUCTION
Information provided by the Client indicates that the building was constructed in 1987, and is
therefore approximately 27 years old.

C. PROPERTY DESCRIPTION
The property is comprised of one building with a total of 5 units. There is metering for 6 units, but
some interior space is leased as a combination of 2 to 3 spaces. Starting at the East end of the
building, there is a Fitness facility, which occupies what appears to be 3 spaces combined into one.
Next is the office of a radiologist, which is a private office where no patients are seen. Adjacent to
that on the West is a vacant space that occupies 2 spaces. The next is an occupied space which is
occupied by a hair salon. The final space is another vacant space.

Exterior finishes are brick veneer, stone veneer, and block structure. The front of the building is
primarily storefront glass and aluminum framed entries and windows. Roofing is asphalt-fiberglass
composition shingles.

D. INSPECTION OBSERVATIONS

STRUCTURAL AND EXTERIORS:
The building structure is block and brick constructed upon slab on grade with block perimeter
foundation. The roof structure is all engineered wood truss, and appears to be self-supporting from
the front of the building to the rear. No columns or load bearing walls were observed within the
building. There are load bearing columns distributed along the front exterior of the building, and
these assist in support of the roof structure as well as some architectural barrel roofing and a tower
roof structure situated at the mid-point of the front of the building.
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Adjacent to the building and running along the front, rear and both ends are concrete walks. They are
wide along the front and provide covered public access to all of the storefronts. Along the ends of the
building and also along the rear, they are very narrow walks and do not appear to be intended for use
by the public.

Many of the concrete sections are damaged and settled unevenly. In some cases the uneven
settlement is extreme, and near the West end of the building the columns appear to have settled with
the walkway slabs. This indicates a potential problem with the footings that support the affected
columns. In addition, the floor slab inside the building in this corner has cracked and portions are
now pitched toward the exterior walls in the Southwest section of the building itself.

Insufficient compaction during construction, especially around the perimeter of the building
is the likely cause of the subsidence Past concrete section replacements have also settled
unevenly, so it is critical when replacing the broken concrete sections to re-compact the soil
prior to pouring of replacement concrete. In a very few locations mud-jacking might be an
alternate solution, but for the most part the re-compaction that will be needed precludes this
less invasive solution.
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Contributing to the conditions observed, the gutter downspouts that are discharging along
the exterior wall are discharging their flow onto concrete that is steeply pitched toward the
building’s foundation. These will need to be extended away from the building. If possible,
PVC extensions can be poured into the new concrete so as to serve this purpose while not
creating a potential trip and fall hazard.

Because of the extent of this uneven displacement, both within and outside of the building
structure, consultation with a structural and soils engineer is recommended. Consultation
with a concrete contractor is also recommended, once the structural engineer has made an
evaluation, to establish estimated costs to correct. Depending on the engineer’s findings,
the cost to correct the insufficient soil compaction and subsequent concrete replacement will
vary depending on the recommended scope of work.
There is a possibility that the issues noted are not due solely to insufficient compaction
during the original construction, but may instead be the result of some underlying condition
which cannot be observed during an initial inspection. This underlying condition could be as
simple as broken or crushed in-ground PVC downspout extensions. Or, there may be a
natural condition, such as a ground water spring that is contributing to the problem.
Whatever is found to be the cause of the concrete damage, when the scope of repairs is
considered, repair of the column base enclosures will need to be included. Due to being
saw cut to accommodate downspout passage, these column bases are spalled and cracked,
with corrosion evident on the embedded steel reinforcement.
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For the most part, the storefront glass and aluminum entry façade appears to be in
serviceable condition. On the West end of the building the windows were replaced and
appear to be in good condition.
The steel doors and frames located along the rear of the building are corroded along the
bottom, likely from snow melt salts used during the winter months. Rust removal and
repainting will be needed, and where they are in poor condition replacement may be
required.

The rear exterior wall has some minor step-cracking present with mortar gaps present.
Mortar tuck-pointing or caulking will be needed.

The expansion joints installed vertically through the brick and the block construction were
filled with mortar, rather than a flexible and compressible caulking. Since this defeats the
purpose of the expansion joints, removal of the mortar and replacement with an elastomeric
polyurethane caulking is recommended.
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The windows and the sliding door located on the East end of the building are severely
deteriorated. Replacement with units similar to those installed in the West end of the
building is recommended.

Soffits and some of the trim are wood. Some areas are in need of repainting.

Other sections of soffit and trim are vinyl. These are in serviceable condition, but in some
areas they will need cleaning and adjustment/reattachment.
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ROOFING SYSTEMS:
The asphalt fiberglass composition shingle roof is reportedly 3-5 years old and
inspection confirms that it is a recent installation. It is in good condition with some
exceptions. At the top of the ridge on the West end of the roof there are shingles missing.
Repairs will be needed. Also, in several sections along the rear facing slope there are
buckle lines where the roofing is lifted slightly. Presumably this roof is still under warranty,
and it is recommended that the original installer be brought in to correct this problem.

On the tower cupola roof and on the two small barrel roofs there are spots of missing paint
and rust noted. The cupola has a raised rib powder finished surface, so matching the color
will be difficult. Nonetheless, rust removal and painting will be needed to prevent the
corrosion from spreading. It can either be touchup or a full repaint to ensure even color
match.

At the same time, portions of the wood trim on the roof gables and around the metal roof
sections will need sanding and repainting. So will some of the vent stacks. Further
evaluation of all paintable roof surfaces by a painting contractor to determine cost to correct
is recommended.
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The attic venting is via built-in ridge venting with vented soffits. In addition, there are gable
end vents on both the East and West ends of the building. The one on the East end is
damaged and needs repair or replacement, and the one on the West end has failed
completely. It will need to be replaced, and until it is it needs to be covered or boarded up to
keep rain and snow out of the attic.

The attic of the building varies from a standard truss space to a high profile truss that allows
for cathedral ceilings in the space below. According to information provided to the Buyer,
the cathedral ceiling section was installed when the fitness center took occupancy. The
existing trusses in that section were reportedly removed and the high profile ones were
installed. Then the entire roof was replaced. According to the Seller’s representative, this
all occurred approximately 3-4 years ago.

HIGH PROFILE TRUSS

STANDARD PROFILE TRUSS
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Insulation through most of the space is fiberglass batting. In the high ceiling areas, a blown
in fiberglass was used instead. In the unfinished spaces the gaps between the sections of
batting can be seen because there is no drywall ceiling. Once the drywall is in place;
however, these would still present thermal gaps where energy loss will occur on a constant
basis. Tighter fitting of the fiberglass batting, or addition of some blown in material to fill the
gaps is recommended.

As mentioned previously the downspouts for the gutters need extending, and some of the
existing in-ground extensions likely need to be scoped to ensure they haven’t been crushed.
The gutters themselves are in good condition, though there are a few drip leaks at the joints.
Where this is occurring, additional joint sealant will be needed. Also, where leaf debris has
collected, it needs to be cleaned out.
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MECHANICAL SYSTEMS:
The mechanical systems used in the property are all split system heat pumps. Three of
the condensers are missing from the rear of the building, and it appears that the furnace/air
handler units were removed from inside the spaces as well.

According to the Buyer, these were apparently removed during the demolition of the prior
tenants’ facilities, and were not stolen as might at first be assumed. These were likely older
units. The other units all appear to have been updated.
The first unit on the West end is vacant, and the condenser has been removed.
The unit for the salon, located as the 2nd unit in from the West end is a 4 ton condenser
manufacture in 2012. Access was limited due to a large dumpster positioned next to it, but
is appears to be a Carrier unit.

The next two units, which appear to have been leased as one space, are vacant and the condensers
have been removed. After that is the radiologist’s office, which has a Trane 4 ton condenser
manufactured in 2011. It is the foremost unit in the photo.
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The condenser installed next to it is also a Trane 4 ton unit manufactured in 2011. It is connected to
one of the three systems installed in the fitness center. The last two condensers, located at the East
end along the rear of the building are also Trane 4 ton units manufactured in 2011. They are
connected to the other two HVAC systems for the fitness center.

All of the Trane condensers are connected to Trane evaporator cooling sections in the air handlers
located inside the spaces. The two East end condensers are connected to the air handler located in
a mechanical room next to the East end exit door. The third condenser for the fitness center is
connected to a air handler unit located in mechanical closet at the rear of the mezzanine in the fitness
center. In all cases, resistive strip heaters provide the backup heat when exterior temperatures are
too low for the heat pumps to function.
The system for the salon is a similar installation, but it was manufactured in 2012 by Carrier and not
Trane. Overall, this means that all of the currently installed mechanical systems are approximately 3
years old and in apparently good condition. (Cooling mode could not be tested due to winter
weather.)
Maintenance and filter change-out history is not known. Check with the current owner for these
records.
Buyer will need to plan for installation of new mechanical systems for the TI build-outs as the
vacant spaces are leased.

ELECTRICAL SYSTEMS:
Electrical service enters via the small utility room located at the Northwest corner of the building. The
electric meters for all of the rental spaces are located here. They are wired to 200 amp main
disconnects located adjacent to the meters. The 200 amp mains feed the distribution panels in each
tenant space. Three phase power is available to each space for the heat pumps and resistive heat
backup. For the most part all of the electrical systems appeared to be in good order. In the vacant
spaces there were remnants of electrical conduits and wiring left in place which need to be removed.
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Current tenants need to be advised against storing materials and supplies in the electrical and
mechanical spaces. Some of these areas are very cluttered. Access to electrical panels needs to be
maintained, and a 30 inch clearance in front of the panels is required.

When inspecting the roof, a cable lateral was observed that runs from this building to the “Township
Service Building” located approximately 100 feet to the North of this building. The cable terminates
along the West end eaves of this building and at the front of the Township Building. This is a very
unusual installation. Recommend that the Buyer consult with the current owner, as well as the
Township to determine why this installation is there and what purpose it serves.

PLUMBING SYSTEMS:
The plumbing systems in the building are of standard types and configurations. There are 6 separate
water meters located in the utility room at the Northwest corner of the building. Some of these have
the meters removed. Most likely those are for water lines to the vacant spaces. The main backflow
preventer is also located in this space.
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During the previous winter, there was a freeze related pipe break and flood in the building.
This was due to the lack of heat in the vacant spaces. Though the current owner installed new
windows in the West end of the building to improve insulation, it is unlikely that this will protect against
another freeze break this winter if extreme low temperatures occur again. Since all of the water
lines leading to the tenant spaces pass over the vacant space located on the West end, it is
inevitable that one of them will freeze and split again this winter unless temperatures are
controlled. Buyer is advised to install some type of temporary heating in the empty spaces to protect
against sub-freezing temperatures in the vacant spaces.

When the roof was inspected, it was noted that one of the plumbing vents had a test cap on the top.
This was likely put there when the space below was demo’d. When the space is rebuilt the cap must
be removed for the plumbing to drain properly.

There are water heaters located throughout the spaces, and for the most part they appear to be
newer units with the exception of the 150 gallon water heater that serves the fitness center
showers and sinks. This unit appears to have been manufactured in 1989, assuming the serial
number on the tag is correct. It is likely it was reused from elsewhere in the building when the space
was built out for the fitness center. Buyer is advised to have this unit checked by a qualified plumber
to determine if the electrodes need replacing and to get an estimate of remaining life.
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LOTS AND SIGNAGE:
The parking lot has a number of damaged areas. The worst is adjacent to the lot drain, where the
pavement and underlayment has washed out. There are also various other potholes and cracked
sections. Consult with an asphalt paving contractor to determine scope and cost of repairs. Include
the damaged concrete curbs in the discussions with the concrete contractor.

There is some question as to how much of the lot belongs to this property, and who is responsible for
maintaining the adjacent drives. Buyer is advised to investigate this further and determine precise lot
lines, since there is significant damage present on these potentially shared areas.

The main signage for the building is a tower sign located along the verge with Montgomery road. The
steel of the posts and framing is corroded, and there is damage along the top of the sign. Consult
with a sign company, as well as with the local municipality to determine both the cost to correct as
any limitations on modifications to signage in this area.
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E. CLOSING REMARKS
Overall, the building is in satisfactory condition for its age and type. Systems and installations not
noted in this report, such as restroom facilities, are understood to be in satisfactory condition.
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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