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1. INTRODUCTION

MD Inspect Plus Inc. was engaged to undertake a Property Condition Assessment
(PCA) of a commercial property bearing civic address 123rkfEbeke, Montreal
Quebec. The study was conducted by MD Inspect Plus Inthe aequest of Mr. John
Doe of Big Company International. The inspection codete entire exterior and the
accessible interior sections of the buildings. Ondéag of the inspection, the weather
was sunny, with a temperature of approximately +25C.

The purpose of the PCA is to identify and report majorsieal deficiencies that cannot
be remedied by routine maintenance. It also provides @&gsiohal opinion based on
accessible and visible areas of the building. The regpoxtides a summary of immediate,
short term and unpredictable repairs, and also gives d bosh estimate for most items.

This assessment meets or exceeds the American SémieTesting Materials, ASTM
standard E-2018-01 for Property Condition Assessments. Tdmeadian Standards
Association (CSA) does not currently publish a comparstialedard.

All information obtained in regard to the subject propartg buildings were provided by
the buyer. The site inspection was carried out on JUfy 2008 by Dan Janidlo of MD
Inspect Plus Inc.. The inspection covered all of theer®@r and accessible interior
sections of the buildings.



2. SCOPE AND LIMITATIONS

A visual inspection of the subject property was performeddemtify the existing
conditions of the following building components:

Structure

Exterior coverings and Doors
Roofing

Electrical

Heating/Ventilation/Air Conditioning
Plumbing

Interior

Grounds

Insulation, and,

Miscellaneous Equipment

In regards to, specialty equipment, such as fire protectisnyell as fire suppression
equipment, specialists should be consulted to determintherhihe equipment meets the
particular needs of the potential new owners and ciguirements for the type of
occupancy. Smoke/fire detectors’ sufficiencies werdmatided in the inspection.

The building structure and building systems have been upgiadeel last 2 years during

a major renovation project. The original building wasstructed in the early 1900s.
The renovation was not completed at the time ofrtbeection. Replacement or a further
technical exhaustive inspection of the structure and thdilm systems by a specialist

may be required due to non visible wear and tear whichotdorendetermined in a visual

inspection such as this.

Subterranean conditions such as underground utilities, ggevesposal systems,
groundwater wells, etc., are not included in this inspecsione these items are not
exposed and accessible. Moreover, this inspection ddeselade an environmental
assessment, as this is a separate discipline.

This report is considered to be preliminary in nature. Beforg maintenance work,
repairs, or upgrades are undertaken, we recommend that gsultcor contract specific
specialists in respective disciplines and request a mminodi three separate cost
estimates.

This report provides an overview of the condition of thgomauilding components.
Only the items specifically addressed in this report vegeamined. The report is not to be
considered a building code or building bylaw compliance tfpeport. Comments with
regard to building code violations or fire code violationg aot included in this
inspection report.

The PCA is intended to qualify the condition of the d¢mij)s components and owned
equipment at the time of the inspection, as well #satepast usages of the buildings.

-4 -



Some recommendations may not be valid if the us@eobuilding were to change. The
PCA does not comment, therefore, on the building defsig future usage, occupants, or
requirements in regard to electrical, mechanical, @atgaind fire protection needs.

This report is not a guarantee or warranty of any kind ianabt an insurance policy
against past, present, and future repairs, maintenanicepr@mvements on this property.

The inspection was limited to components that werdilseaisible and accessible at the
time and condition of the inspection.

This report is intended for the exclusive use of our tlidise of the information
contained within the report by any other party is notndésl and we accept no
responsibility for such use.



3. GENERAL SUMMARY

3.1.

3.2

General Conditions

Overall the building structure appears to be in good sh&pe.products used to
finish the building are of good quality however the instaltais poorly done in

many cases. Some of the windows and doors, flashingtsseifid fascia,

engineered wood siding have minor issues and the edctind plumbing

installations need to be verified by qualified professienalhe HVAC systems
should be verified for balancing and placement of thetats.

Summary of Repairs by System

Structure:

The stone foundation wall needs to have stones addadftered behind the
electrical panel in the basement and there are somer rframing issues to

resolve; missing joist hangers, screws to secure solmmgs to the beams.

Exterior surfaces, Doors and Windows:

Caulking is required almost everywhere. Some of tilelows and doors need to
be adjusted and their trim improved to keep water outestructure.

Roofing:
There was no evidence of a membrane being present lmo€over the rear

entrance. The flashings and drip edge need to be fixede Mof vents could be
added to the upper roof to improve attic ventilation.

Electrical:

A qualified electrician should be engaged immediatelcheck the electrical
components as there are exposed wires and incomplet#aiisns (light fixtures
missing, improperly terminated wires, missing light switciied cover plates).

Heating/Ventilating/Air Conditioning:

The leaking oil tank needs to be fixed immediately to gagmil contamination.
The hot water heating system pipes are leaking irbdsement. The flue pipe
needs to be properly secured and a chimney sweep shoifydtkerchimney to
determine if a stainless steel liner is required due taléterioration of the clay
liner. Itis recommended to seal the air return énliasement as it is very close to
the oil fired boiler.



Plumbing:

The unsealed openings in the drain pipes need to be repainedfloor drains in
the washroom on the ground floor need to be fixed. The dock for the

washroom fans on the second floor need to be insulatkdhatalled properly so
that they vent outside instead of into the attic space.

Interior:

The renovations of the inside are not completed — & dmastruction punch list
should be created. There are missing floor coveringssimg electrical
components and there are some patches in the drywalhéed to be finished
properly. Railings are required on all staircases.

Grounds:

It is recommended to improve the slope of the grounds drth building to
better manage the flow of water around the building. aves-troughs are
recommended to be installed to help manage the drainagedattee building.
Insulation:

Insulation was not visible in the walls due to the fieis. The attic insulation and
ventilation could be improved. Washroom fan ducts neebet insulated and
vented outside.

Miscellaneous Equipment:

No miscellaneous equipment was noted.

Overall Comment:

Due to the fact that the renovation is not completedny of the building’s
components could not be tested properly. There is a@nedf historical clues
due to new the finishes being present.



3.3

3.4

3.5

3.6

The following are estimate numbers only and the appropriate antractors

should be contacted to get a proper quote.
Summary of Immediate Repairs or Actions
3.3.1 Repair Foundation

3.3.2 Mortar repairs/Re-pointing

3.3.3 Plumbing Repairs

3.3.4 Electrical Cleanup and Testing

3.3.5 Repair Oil Tank and Heating pipes
3.3.6 Caulking And Trim Repairs

TOTAL IMMEDIATE REPAIRS
Summary of Short Term Repairs

3.4.1 Door and Window Adjustments
3.4.2 Eaves-troughs and downspouts

TOTAL SHORT TERM REPAIRS

Summary of Medium Term Repairs

3.5.1 Improve Attic Insulation
3.5.2 Landscaping (driveway and grass)

TOTAL MEDIUM TERM REPAIRS

1,500% - 2,000%
1,500% - 3,000%
1,000$ - 3,000%
2,000$ - 3,000%
500% - 750%
1,500% - 2,500%

8,000% - 14,250%

1,000$ - 2,000$
5,000% - 7,000$

6,000$ - 9,000%

500% - 1,000%
4,000% - 7,000%

4,500% - 8,000%

Summary of Possible, Unpredictable Major Repair Costs

3.6.1 Replace Oil heating w/ baseboards

TOTAL LONG TERM REPAIRS

2,000% - 3,000%

2,000% — 3,000%



4. BUILDING DESCRIPTION

The building is located on a commercial area of Maitrd he front (South side)
of the building with its seven double hung windows is ledalirectly against the
city sidewalk and there is a small uni-stone terraceh¢oright of the building.

There is a small alcove on the left side fagade thiéhfront door which is metal
with a glass insert. The second floor balcony wagirmally closed in as office

space however the city did not approve the design sarda&ewas converted into
a balcony.

The building is covered with brick veneer and engineereddssiding. There are
aluminum clad windows and metal doors. The hydro eleetricance is in the
South East corner of the building and the oil tankdiles are located on the
Western side of the building.

There is a large parking lot to the western side obthigling.

" Right Side (East) West Side (Left)



5.1

5.2

STRUCTURE
Description

The foundation is made of both poured concrete for éwe fnont extension and

stone and mortar in the original building. Some of shene walls have had
concrete knee walls poured to possibly lower the basefleemtand strengthen

the original stone walls. There is a concrete slkalihe basement and the
crawlspace. The floor framing in the extension is maflenanufactured joists

and beams and the original building floor framing is alwoation of tree trunks,

a steel beam and columns and dimensional lumber. &harfg of the exterior

walls and the second story floor was not visible. Bh#ding used to have a flat
roof however during the renovation, roof rafters wergalted to create a sloped
roof and the original flat roof structure is still visidle the attic. In the North

East corner (back right), there is an old balcony thatldeen closed in.

Observations and Discussions

The visible parts of the foundation walls appear to be odgmndition except for

one area behind the basement electrical panel whichdsheulxed. There was a
little bit of efflorescence on the western foundatieadl. The foundation wall in

the front extension has polyurethane foam insulatmreing the concrete wall
restricting inspection of the wall. The framing of thenfrextension is missing

some joist hangers and strapping. The framing in thénatiguilding has some

notched or cut joists to pass plumbing and electricaipoments however the
structure has been re-enforced in those areas. Some aftthand notches have
been there for a while. Some of the metal columosilshbe secured properly to
the beams.

As per the owner, there was a balcony in the back cofit@e building that was
closed in however the structure was not visible andotiste drawing did not
match the “as built”. There is an opening at ground lededre animals can enter
into the building which should be closed.

Front Extension Structure

-10 -



5.3

Recommendations and Priorities

The foundation wall behind the electrical panel and otleations that have loose
stones or missing mortar should be repaired. In tha #gtension, the missing
joist hangers should be installed.

The rear corner of the building should be opened to @eetle balcony has been
converted into a closed structure unless the previous oheerpictures or
architect drawing to show what was exactly done. The todler the back corner
of the building should be filed to stop animals from mgka home.

Wall Behind Electrical Panel Efflorescence Ontsne Wall

: o :
Notched beam North East Corner hole
To Fill In

11 -



6.1.

6.2.

EXTERIOR COVERINGS, DOORS, AND WINDOWS
Description

The outside of the building is covered with brick venee engineered wood
paneling. All of the windows except the basement windbasge been replaced
with either fixed, casement or double hung units withmatwm frames. All of
the windows on the walls with the brick veneer haament sills and either metal
or wood lintels.

The front door, side door and the door leading to therseéloor balcony are
metal with a glass insert. There is a set of Frenchsdeading to nowhere on the
first floor as there are no steps, deck or balcony ptes€here is a metal door
leading to a metal fire escape on the East side of titdirigu

There are glass panes on the second floor balcony atiee anain floor between
the existing building and the front extension which ardifégrent levels.

Brick Veneer, Engineered Wood Siding, Fascia And Steel Stairs

Observations and Discussions

The engineered wood siding installation is missing caulkimgnumerous
locations. The brick veneer is spalling and there istamonissing in numerous
locations.

The steel emergency stair case on the East sidetelraad needs painting. It
was not possible to inspect the floor on the front bgldbat was converted from
interior space to an outdoor space due to the wood deck&ing present. There
was a roll roofing product on the floor which had a googe! There is flashing
where the walls and floor intersect, with a shinglpetymaterial on the wall
behind the engineered siding. The floor drain piping comeadnside the
structure is not visible; all we can see is the pipieng the building from the
soffit on the West side of the building using a gutter cspomit.

The doors and windows operate but not smoothly as many ofitigews stick
and some doors and windows are hard to operate. Theutoiamd some of the

12 -



doors and windows is poorly installed and will allow watepenetrate into the
structure. The glass panels inside and outside where folredidose.

Wood Lintels

Front Door With Unpainted
Steel Lintel

Front Balcony Balcony Drain

-13-



6.3.

Drain For Balcony Support For Glass On Balcony

Missing Caulking Drip Edge and Fascia
Recommendations and Priorities

The caulking around the whole building should be improv@dck mortar needs
to be re-pointed in certain areas and the brick shailsebled as it's been power
washed and the brick is spalling in some locations. fffi¢ss fascia and drip
edge are poorly secured and should be fixed. The decking aed¢bead floor
balcony should be removed to verify the membrane.

The doors and windows should be adjusted to facilitage thperation and the
trim repaired so that water can’'t penetrate into thectire. The front door is

improperly sealed at its base and should be fixed to prexster from rotting the
wood. The glass panels need to be properly secured.

Exposed Wood - Top of Door Improperly Sealed Door Sill
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Missing Trim Under Roof Caulking Over Window

Trim Missing
Missing Caulking Trim Missing At Top
Parging Missing Around Oil Pipes Cosmetic Parging To ki
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Missing Mortar Bricks Should Be Sealed

Exposed Shim of French Door Damaged Sill on French Door
Exposed Unpainted Lintel Poorly Installed Rshing
French Door Rear Entrance Roof
Soffit Vents Loose Missing Caulking Between

Wood And Brick

-16 -



7.1

7.2

ROOFING
Description

The original roof of the building was a flat roof, builp tar and gravel. The new
roof has been redesigned as a sloped roof with asphaltleshing/ith the
renovated addition, there are now three separate odse is one maxi vent and
one decorative vent. The chimney is made of masontly aviclay liner and a
metal cap; as well there are three plumbing stacks.

Front Asphalt Roof Decorative Roof Vent (Copula)
Observations and Discussions

The sloped roof is about two years old. There is anhddsinstalled on the two
upper roofs and none was found on the roof over the basematkout. The
flashing around the chimney is loose and needs to be caulladking is also
required on the flashing around the decorative roof vemtrerare heads of many
nails visible on the rooftop.

Maxi Vent With Exposed Nail Asphalt Roof Wi Vent Stacks,
Heads Maxi-Vent And The Chimney
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7.3

Chimney Flashing to Caulk Cricket With Flashing To kx

Recommendations and Priorities

The flashing around the chimney needs to be secured aricedaarbperly. All
of the exposed nail heads need to be caulked as wéieatashing around the
decorative vent. The soffit mesh/grills that are loosed to be repaired. The
counter flashing and the fascia around the roof above akentent walk out
needs to be repaired and caulked. The drip edge needs tharaiend the whole
building.

Drip Edge Poorly Installed Flashing Missing Caulking

Loose Soffit Vent Poorly Installed Counter Flashig
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8.1.

8.2.

ELECTRICAL
Description

The building is serviced by two overhead 240Volt, 200 Amp eogsand has an
electrical panel in the basement and one in the kitohethe second floor.

There was no generator back up for any part of the ielelcslystem.

Hydro Entrances Meters on East wall

System Grounds Unsecured Outlet

Observations and Discussions

There are numerous issues with the electrical setupnangt were due to the fact
that the building is still under construction. Thereravexposed wires in the
junction boxes for the lights, wires without marsedt tape in junction boxes for
future baseboard heaters, thermostats misplaced @eimtorrect location. It
was not possible to test all the plugs or lights.
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Light In Back Entrance With Incorrect Wire Installation

Outdoor Light Junction boxes

Light Junction Box on Wires for Baseboard Heaters
Upstairs Balcony

8.3. Recommendations and Priorities

A licensed electrician should be engaged to check andyvdre electrical
components of the building. There are too many ligkués (exposed wires,

poorly installed junction boxes, unnecessary thermqstiaés$ indicate all of the
work has not been done by a qualified electrician.

-20 -



9.1.

9.2.

HEATING / VENTILLATION / AIR CONDITIONING
Description

The building has an oil fired hot water heating systeocated in the basement
which is only used to heat the main floor. Each flo® & own new electric
forced air furnace with an air conditioning. The units different sizes with the
large unit for the main floor. On the second floomré¢hes wiring rough-ins for
baseboard heaters. There are two exhaust fan systesisd on the Eastern side
of the building.

Observations and Discussions

The 910 liter oil tank installed in the basement in 1996akiteg at the fill pile
connection and at the valve/filter location. Thermelaaks in the hot water piping
in the basement at shut off valves. There was comasiothe expansion tanks
and on many of the connections throughout the basementhere Twere 2
circulating pumps however only one loop of piping stiluse. The flue pipe was
not very secure and terracotta lining in the chimney ilisgpaand cracked at the
top.

The forced air systems had inexpensive disposable arsfilistalled and the unit
on the second floor had no return air ducts instelastgrills in the door and in a
wall to allow return air into the furnace. The fifitor forced air furnace has a
return grill in the basement, in the floor and ondlwmwall near the ceiling. The
drain line for the % floor air conditioning unit terminates in the ceiling in the
basement and drips into the sump pump pit. One of thedair ducts is also not
connected properly and is sending heated/cooled air frenfutimace into the
attic.

There are thermostats and wiring on the second fl@trate no longer necessary
after the change in design/usage of the front balcorherelare two thermostats
on the upper main floor that we were not able to determimeg heaters or wires

they are connected to.

The two exhaust fans on the Eastern side of thalibgilare presently blocked
with insulation and controlled by a switch on the back afethe room.
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Electric Furnace

Wires for Baseboard Heaters

Oil Tank Seepage At
The Fill Pipe Location

=22 .

Outside Air Conditioning Coils

Oil Fired Blar

Seepage At Fil#end
Shut Off ¥lve



9.3.

Recommendations and Priorities

The seepage on top of the oil tank should be repaire@. flid pipe should be

secured and the hot water distribution piping that is tepkhould be repaired.
The cold air return in the basement should be blocketliagaking combustion

air away from the olil fired furnace. The thermostatsl wiring on the second
floor should either be removed or safely terminatddhe large floor vent used as
an air intake for the main floor furnace could be movétde exhaust fans could
be removed as they are blocked with insulation and@tenger used. The drain
line for the second floor air conditioning unit needs &términated properly.

The force air ducting n the attic should be terminatececty.

Corrosion/Leak On Heating Pipes Water Marks on Floor Fom Leaks

Return Air On First Floor Corroded Expansion Tanks

Exhaust Fans — Qutside Exhaust Fans - Inside

-23-



10.

10.1.

10.2

PLUMBING
Description

There is a 3/4” diameter copper entrance line providing bfetevater to the
building located in the basement next to the sump pumereTis a 60 gallon
electric hot water tank installed in 2001 located in thehaaical room in the
basement. The water supply piping is of copper and plasie sewage piping is
of cast iron and plastic. The buildings water is sigobby the city and is on a
meter. There are two ground wires attached below the shait off valve.

There are two washrooms on the main floor, two washso@mmd a kitchen on the
second floor. There was one outdoor faucet on thedtiesbf the building.

Second Floor Kitchen Second Floor Washroom
Observations and Discussions

There is one plumbing vent located in the attic thatoit vented outside. There is
a plastic drain pipe coming from the upstairs air comaldr in the furnace leading
to the basement just above the sump pump that’s lodksshaiild extend down
into the sump pump. The two washrooms in the new addititime front of the
building, both floor drains are not installed properly &wbe. Underneath the
new addition in the crawl space, there is a plasamdipe that is not properly
sealed off and could emit sewer gases. There is aipErn the attic that is not
connected to the vent stack that is going through the roof

Water Entrance and Drain line Hot Water Tank
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Washroom Floor Drain Sump Pump Without A Cover
10.3 Recommendations and Priorities

A qualified plumber should be hired to fix the plumbing ktac the attic, the

drain pipe in the crawl space in the new addition aeddthin pipe at the bottom
of the basement stairs. The floor drains in both weshs in the new addition
need to be repaired. Extend the drainage pipe from theirgpaitaconditioner in

the furnace into the sump pump and secure it properlye stimp pump could
have a cover installed that can be sealed and anaukildwv valve should be
installed on the discharge pipe.

Improperly Unsealed Drain in One Of the Tiree Drain Lines
Basement
Unsealed Drain in Crawlspace Vent Stack in At Not Connected

To The Roof Plumbing Stack
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111

11.2

INTERIOR
Description

The interior of the building is still under constructiovith unfinished floors,
plaster touchups on the second floor, electrical comgsenemssing and
unfinished stairs.

Observations and Discussions

The quality of the interior finishes is fair to poor tbe things that are completed.
Apart from the tiles in the washrooms and the floothie front extension, the
floors are patched with various materials and unleveérdhre patches in the
drywall in the ceiling on the second floor and the ownhaints it was the guys
installing the HVAC system that put their foot through ¢beding. There were no
signs of water infiltration in the attic. There aagings missing on the stairs
leading to the basement.

Due to all of the renovations, there are a lot of chdpgerooms with switches,
plugs, doors and windows in odd places. The unlevel floerga@ng to
complicate the installation of finished flooring esipég around the washrooms
and the staircases. The drain in one of the maim fl@shroom is improperly
installed and there are cracks in the joint betweefiadbe and wall tiles that
needs to be sealed.

Patched Ceiling French Doors
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Back Staircase Front Staircase

Crack in Tile Joint (Washroom) GlasRailing

Improperly Installed Floor Drain Sloped Floors
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11.3 Recommendations and Priorities

Before finalizing the interior finishes, the electricglumbing and heating
systems should be verified in case modifications egaired. The doors and
windows should all be verified to make sure they don’tehiavbe removed and
re-installed. Railings should be added to the stairs.

Second Floor Finishes Main Floor Extension

Emergency Exit On Second Floor Main Floor

-28-



12

12.1

12.2

12.3

GROUNDS
Description

The front of the building has uni-stone from the wadilltbe building to the
sidewalk. On the East side of the building there istaining wall built of uni-
stone blocks, about 3 feet tall and 6 feet long. Behinddtaning wall on the
East side, the ground is covered by crushed stone, witdsvand grass at the
back end of the property. The West side of the buildinthés driveway and
parking lot which is mostly asphalt, with some crusk&shes. The rear of the
building is also partly paved with crushed stones towdnel®uilding.

Observations and Discussions
The asphalt driveway and parking area has some broken gadwag with some
cracks. There are parts of the property that slope tsatée building. There are

no eavestroughs present except for the downspout usdaefioor drain on the
second floor balcony.

Rear Right Hand Corner Uni-Stone Walth$s And
(access to space under old balcony) Crushed Stone Landscaping

Recommendations and Priorities
The lot grading should be improved so that the surface veites not flow
towards the building. The asphalt parking area shouleered and/or repaved

as well as sealing all gaps at the building’s foundatioBaves-troughs are
recommended and the downspouts extended six feet fropuifdeng.

Side Parking Lot Missing Pavement Around Buildig
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13

13.1

13.2

INSULATION
Description

The insulation present in the wall space was not @silbhe basement has no
insulation, except for the crawl space in the new additiwhich has been
polyurethane foam. The attic has fiberglass insulatibim various depths ranging
from 6 to 14 inches. It is unknown if a vapour barriepresent. The attic is
vented by two roof vents and soffit vents.

Roof Vents

Observations and Discussions

Interior finishes limited any viewing of the insulatipresent or R-factors in the
walls. The attic has an R-factor varies between IB4hbecause the amount of
insulation is not consistent throughout. The polyurethaaenfinsulation in the
crawlspace is presently exposed. There are two washvents/ducts, that are
not insulated that vent into the attic.

Fiberglass Insulation in Attic Polyurethane Foanm Crawlspace
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13.3 Recommendations and Priorities

The washroom fan ducts need to be insulated and ventddeoutbe insulation
should be spread out more evenly and installed where @aheneoids. Additional
roof vents could be added if necessary to improve the watntilation. The
polyurethane foam insulation in the crawlspace shouldtdwered with a fire
resistant material. The hot water heating pipeserbdsement could be insulated
to reduce heat loss.

Un-insulated Washroom Vent Attic Access Trap In Cloat
Broken Ducts From Furnace Un-Insulated Washraa Vent Pipe
Hot Water Heating Pipes Radiators on First Floor
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14

14.1

14.2

14.3

MISCELLANEOUS EQUIPMENT
Description

None were observed.
Observations and Discussions
Not applicable.
Recommendations and Priorities

None at present.
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If you have any questions, please do not hesitate to cahéachdersigned.

MD Inspect Plus Inc.
July 20, 2008

Dan Janidlo
Tel: 514-318-8067
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