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34,994
7

Sec. Physical Condition Summary Immediate 
Repairs

Replacement 
Reserves

1.2 Follow Up Recommendations $0 $0

3.1 Code Information, Flood Zone and Seismic 
Zone $0 $0

3.2 ADA Accessibility $305 $0
3.3 Mold And Moisture $0 $0

5.1 Utilities $0 $0
5.2 Parking, Paving and Sidewalks $0 $7,360
5.3 Drainage System and Erosion Control $0 $0
5.4 Topography and Landscaping $0 $0
5.5 General Site Improvements $0 $0

6.1 Foundations $0 $0
6.2 Superstructure $0 $0
6.3 Roofing $0 $0
6.4 Exterior Walls $0 $15,748
6.5 Exterior and Interior Stairs $0 $0
6.6 Windows and Doors $0 $0
6.7 Balconies $0 $0
6.8 Common Areas, Entrances and Corridors $0 $0

7.1 Building Heating, Ventilating and Air 
Conditioning (HVAC) $0 $84,500

7.2 Building Plumbing $0 $0
7.3 Building Gas Distribution $0 $0
7.4 Building Electrical $0 $0
7.5 Building Elevators and Conveying Systems $0 $0
7.6 Fire Protection Systems $0 $0

8.1 Interiors $0 $3,600
8.2 Kitchen Equipment $0 $0
8.3 HVAC $0 $0
8.4 Plumbing $0 $0
8.5 Electrical $0 $0

$305 $111,208

Today's 
Dollars $/SF

$305 $0.01

Total Dollars $/SF $/SF/Year

$111,208 $3.18 $0.26
$133,834 $3.82 $0.32

Immediate Repairs

Replacement Reserves, today's dollars
Replacement Reserves, w/12 Year, 2.5% escalation

Conditions noted in the Project At a Glance Table are representative of the overall conditions of the property.  There may be more detail on specific assessment components in the Report 
text, therefore the Project At a Glance Table should not be used as a as a stand alone document.

Building Mechanical and Electrical Systems

Tenant Spaces

Totals

Summary

Executive Summary

Code Information and Accessibility

Site Improvements

Building Architectural and Structural Systems

May 20, 2005 Square Footage: 
EMG Project No.76377.06R-129.054 Building Age:

Project At A Glance
Pamida - 3215
Hodgenville, Kentucky            

5/17/2006
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A S S E S S M E N T  
P R O P E R T Y  C O N D I T I O N  

11 ..   EE XX EE CC UU TT II VV EE   SS UU MM MM AA RR YY   

11..11..   SSUUMMMMAARRYY  OOFF   FF IINNDD IINNGGSS  

Project Description 

Item Description 

Executive Summary The Retail property has one, single story building, containing 
34,994 square feet and one tenant unit.  The site area is 
approximately 5.50 acres.  Construction of the property was 
completed in 1999.  The property is occupied. 

Pamida Hodgenville 

Item Description 

Is the property currently under 
construction? 

No 

Site Capital Improvements Re-striping of pavement 

Pamida 

Item Description 

Quantity of Buildings in this 
Group 

One 

Number of Tenant Units One 

Number of Stories One 

Year Built 1999 

Net Building Area (SF) 34,994 

11..22..   FFOOLLLLOOWW  UUPP   RREECCOOMMMMEENNDDAATT IIOONNSS  

No additional evaluation is necessary. 

11..33..   OOPP IINN IIOONNSS   OOFF   PPRROOBBAABBLLEE   CCOOSSTT   

These estimates are based on invoice or bid documents provided either by the Owner/facility and 
construction costs developed by construction resources such as R.S.  Means, EMG's experience with past 
costs for similar properties, and assumptions regarding future economic conditions.  Estimates for individual 
repair and replacements are attached to the front of this report, following the cover page. 
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A S S E S S M E N T  
P R O P E R T Y  C O N D I T I O N  

11..33..11..  MMeetthhooddoollooggyy  

Based upon site observations, research, and judgment, along with referencing Expected Useful Life (EUL) 
tables from various industry sources, EMG opines as to when a system or component will most probably 
necessitate replacement.  Accurate historical replacement records, if provided, are typically the best source of 
information.  Exposure to the elements, initial quality and installation, extent of use, the quality and amount 
of preventive maintenance exercised, etc., are all factors that impact the effective age of a system or 
component.  As a result, a system or component may have an effective age that is greater or less than its 
actual chronological age.  The Remaining Useful Life (RUL) of a component or system equals the EUL less its 
effective age. 
 
Where quantities could not be derived from an actual take-off, lump sum costs or allowances are used.  
Estimated costs are based on professional judgment and the probable or actual extent of the observed defect, 
inclusive of the cost to design, procure, construct and manage the corrections. 
 

11..33..22..  IImmmmeeddiiaattee  RReeppaaiirrss  CCoossttss  

Immediate repairs are opinions of probable costs that require immediate action as a result of:  (1) material 
existing or potential unsafe conditions, (2) material building or fire code violations, or (3) conditions that, if 
left unremedied, have the potential to result in or contribute to critical element or system failure within one 
year or will most probably result in a significant escalation of its remedial cost. 

11..33..33..  MMooddiiffiieedd  CCaappiittaall  RReesseerrvveess  

Modified Capital Reserves are for recurring probable expenditures that are not classified as operation or 
maintenance expenses.  The modified capital reserves should be budgeted for in advance on an annual basis.  
Capital reserves are reasonably predictable both in terms of frequency and cost.  However, capital reserves 
may also include components or systems that have an indeterminable life but nonetheless have a potential 
liability for failure within an estimated time period. 
 
Modified Capital Reserves exclude systems or components that are estimated to expire after the reserve term 
and that are not considered material to the structural and mechanical integrity of the subject property.  
Furthermore, systems and components that are not deemed to have a material effect on the use are also 
excluded.  Costs that are caused by acts of God, accidents, or other occurrences that are typically covered by 
insurance, rather than reserved for, are also excluded. 
 
Replacement costs are solicited from ownership/property management, EMG's discussions with service 
companies, manufacturers' representatives, and previous experience in preparing such schedules for other 
similar facilities.  Costs for work performed by the ownership's or property management's maintenance staff 
are also considered. 
 
EMG's reserve methodology involves identification and quantification of those systems or components 
requiring capital reserve funds within the evaluation period.  The evaluation period is defined as the effective 
age plus the reserve term.  Additional information concerning system's or component's respective 
replacement costs (in today's dollars), typical expected useful lives, and remaining useful lives were estimated 
so that a funding schedule could be prepared.  The Modified Capital Reserve Schedule presupposes that all 
required remedial work has been performed or that monies for remediation have been budgeted for items 
defined in the Immediate Repairs Cost Estimate. 
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A S S E S S M E N T  
P R O P E R T Y  C O N D I T I O N  

22 ..   PP UU RR PP OO SS EE   &&   SS CC OO PP EE   

22..11..   PPUURRPPOOSSEE   

The purpose of this report is to assist the Client in evaluating the physical aspects of this property and how its 
condition may affect the Client's financial decisions over time.  For this PCA, representative samples of the 
major independent building components were observed and their physical conditions were evaluated in 
accordance with ASTM E2018-01.  These components include the site and building exteriors and 
representative interior areas.  The estimated cost for repairs and/or capital reserve items is included in the 
enclosed cost tables.  All findings relating to these opinions of probable costs are included in the relevant 
narrative sections of this Report. 
 
The property management staff and code enforcement agencies were interviewed for specific information 
relating to the physical property, code compliance, available maintenance procedures, available drawings, 
and other documentation. 

22..22..   DDEEVV IIAATT IIOONNSS   FFRROOMM  GGUUIIDDEE   ((AASSTTMM  EE22001188--0011))   

ASTM E2018-01 requires that any deviations from the Guide be so stated within the report.  EMG's probable 
cost threshold limitation is reduced from the Guide's $3,000 to $1,000, thus allowing for a more 
comprehensive assessment on smaller scale properties.  Therefore, EMG's opinions of probable costs that are 
individually less than a threshold amount of $1,000 are typically omitted from this PCR.  However, 
comments and estimated costs regarding identified deficiencies relating to life, safety or accessibility items are 
included regardless of this cost threshold. 
 
In lieu of providing written record of communication forms, personnel interviewed from the facility and 
government agencies are identified in Section 2.5.  Relevant information based on these interviews is 
included in Sections 2.5, 3.1, and other applicable report sections. 

22..33..   AADDDD II TT IIOONNAALL   SSCCOOPPEE   CCOONNSS IIDDEERRAATT IIOONNSS  

Items required by ASTM E2018-01 are included within the Property Condition Assessment (PCA) and the 
associated Property Condition Report (PCR).  Additional 'non-scope' considerations were addressed as part of 
EMG's PCA/PCR.  These additional items are identified as follows: 
 
- PCA may be performed by a Professional Engineer and/or Registered Architect 
- PCR may be reviewed by a Professional Engineer and/or Registered Architect other than the Field Observer 
- Property disclosure information is obtained from EMG's Pre-survey Questionnaire in Section 2.7. 
- A limited visual assessment for ADA accessibility utilizing EMG's Abbreviated Accessibility Checklist (see 
Section 3.2).  
- A limited, visual assessment for the presence of visible mold growth, conditions conducive to mold growth, 
or evidence of moisture in readily accessible areas of the property.   
- Preparation of the Modified Capital Reserves Schedule based upon a reserve term provided by the Client 
- Provide a statement on the property's Remaining Useful Life 
- Provide cross-reference indexing between cost tables and report text 
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- Provide Project At a Glance summary table 
- Determination of Federal Emergency Management Agency (FEMA) Flood Plain Zone for single address 
- Determination of Federal Emergency Management Agency (FEMA) Wind Zone for single address 
- Determination of geographic Uniform Building Code Seismic Zone 

22..44..   PPRROOPPEERRTTYY''SS   RREEMMAAIINN IINNGG  UUSSEEFFUULL   LL II FFEE   EESSTT IIMMAATTEE   

Subject to the qualifications stated in this paragraph and elsewhere in this report, the Remaining Useful Life 
(RUL) of the property is not less than the following: 

 

Item Description 

Property Remaining Useful 
Life (RUL) (years) 

29 

 
The Remaining Useful Life estimate is an expression of a professional opinion and is not a guarantee or 
warranty, expressed or implied.  This estimate is based upon the observed physical condition of the property 
at the time of EMG's visit and is subject to the possible effect of concealed conditions or the occurrence of 
extraordinary events such as natural disasters or other 'acts of God' that may occur subsequent to the date of 
EMG's site visit. 
 
The Remaining Useful Life for the property is further based on the assumption that: (a) the immediate repairs 
and future repairs for which replacement reserve funds are recommended are completed in a timely and 
workman-like manner, and (b) a comprehensive program of preventive and remedial property maintenance is 
continuously implemented using an acceptable standard of care.  The Remaining Useful Life estimate is made 
only with regard to the expected physical or structural integrity of the improvements on the property, and no 
opinion regarding economic or market conditions, the present or future appraised value of the property, or its 
present or future economic utility, is expressed by EMG. 
 

22..55..   PPEERRSSOONNNNEELL   IINNTTEERRVV II EEWWEEDD  

Pre-survey Questionnaire 

Item Description 

Name Libby Purvis 

Company Pamida 

Phone number 270.358.0242 

Date Completed 5/19/05 

Relationship to Property Assistant Store manager 

Number of years with the 
company 

6 



 
 

 

7766337777 .. 0066RR-- 112299 .. 005544   
 

 DU E  D I L I G EN C E  F O R  T H E  L I F E  C Y C LE  O F  R E A L  E S T A T E.  
 800.733.0660 • www.emgcorp.com 

  5 
 
 

A S S E S S M E N T  
P R O P E R T Y  C O N D I T I O N  

City Hall 

Item Description 

Government Agency Website N/A 

Agency Contact Name Ms. Bonnie Clark 

Agency Contact Title City Clerk 

Agency Phone Number 270.358.3832 

22..66..   DDOOCCUUMMEENNTTAATT IIOONN  RREEVV II EEWWEEDD  

Prior to the PCA, relevant documentation was requested that could aid in the knowledge of the subject 
property's physical improvements, extent and type of use, and/or assist in identifying material discrepancies 
between reported information and observed conditions.  The review of submitted documents does not 
include comment on the accuracy of such documents or their preparation, methodology, or protocol.   

Documentation Available for Review 

Item Description 

Documents Reviewed Site plan 

Previous Report No 

 
No other documents were available for review.   

22..77..   PPRREE --SSUURRVVEEYY   QQUUEESSTT IIOONNNNAAIIRREE   

 

Item Description 

Name Libby Purvis 

Company Pamida 

Phone number 270.358.0242 

Date Completed 5/19/05 

Relationship to Property Assistant Store manager 

Number of years with the company 6 

Pre-survey Questionnaire Filled Out By Field Observer through an 
interview with Libby Purvis 

1. Are you familiar with the current use of the property? Yes 

2. Are you familiar with the past use of the property? Yes 

3. Are you familiar with the building systems at the property? Yes 
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Item Description 

4. Are you familiar with the capital expenditures over the past 
three (3) years? 

Yes 

5. Are you knowledgeable about the capital expenditures 
planned during the next year? 

No 

6. Does the property have full-time maintenance personnel on-
site? 

No 

7. Have there been any capital improvements in the last five 
years? 

No 

8. Are there any unresolved building, fire, or zoning code issues? No 

9. Are there any "down", unusable units? No 

10. Are there any problems or hazards at the property? No 

11. Is site drainage adequate? Yes 

12. Has a termite inspection occurred within the last year? No 

13. Are there any problems with foundations or structures? No 

14. Is there any water infiltration in basements or crawl spaces? NA 

15. Are there any wall or window leaks? No 

16. Are there any poorly insulated areas? No 

17. Are there any current roof leaks at the property? No 

18. Are any roof finishes more than ten years old? No 

19. Is the roofing covered by a warranty or bond? Unknown 

20. Is Fire Retardant Treated (FRT) plywood used at the property? No 

21. Does the property have an exterior insulation and finish 
system (EIFS) with a synthetic stucco finish? 

No 

22. Do the utilities (electric, gas, sewer, water) provide adequate 
service? 

Yes 

23. Is the property served by an on-site water system? No 

24. Is the property served by an on-site septic system? No 

25. If present, do irrigation systems function properly? NA 

26. Are HVAC systems at the property inspected and maintained, 
at a minimum, annually? 

Yes 

27. Is the HVAC equipment more than ten years old? No 

28. Do any of the HVAC systems use R-11, 12, or 22 
refrigerants? 

Yes 

29. Do tenants contract for their own HVAC work? Yes 
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Item Description 

30. Has any HVAC system, or any other part of the property, 
ever contained visible suspect mold growth? 

No 

31. Has the property ever been tested for indoor air quality or 
suspect mold? 

No 

32. Is there a response action plan in place to prevent mold 
growth or respond to its presence? 

Yes 

  a. Copy of response action plan available No 

  b. Plan description Immediate clean 

33. Are the water heaters/boilers more than ten years old? No 

34. Is polybutylene piping used at the property? No 

35. Are there any plumbing leaks or water pressure problems? No 

36. Are there any leaks or pressure problems with natural gas 
service? 

No 

37. Does any part of the electrical system use aluminum wiring? No 

38. Do Residential units have a min. of 60-Amp service or 
Commercial units have a min. 200-Amp service? 

Yes 

39. Has elevator equipment been replaced in the last ten years? NA 

40. Are the elevators maintained by a contractor on a regular 
basis? 

NA 

41. Is the elevator emergency communication equipment 
functional? 

NA 

42. Is the elevator emergency communication equipment ADA 
compliant? 

NA 

43. Have the fire/life safety systems been inspected within the 
last year? 

Yes 

44. Are there any smoke evacuation or pressurization systems? No 

45. Are there any recalled Omega or Central brand fire sprinkler 
heads that have not yet been replaced? 

No 

46. Are there any emergency electrical generators? No 

47. Are the generators maintained on a regular basis? NA 

48. Do tenants contract for their own improvement work? Yes 

49. Are tenants responsible for any roof, HVAC, or exterior wall 
maintenance, repair, or replacement? 

Yes 

  a. List of tenant responsibilities Tenants are Responsible for 
property. 
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Item Description 

50. Have there been previous due diligence, engineering, 
environmental, or geological studies done? 

Unknown 

51. Is there any pending litigation concerning the property? No 

52.  Is there anything else that EMG should know about when 
assessing this property? 

Unknown 

53. Has the management previously completed an ADA review? No 

54. Have any ADA improvements been made to the property? No 

55. Does a Barrier Removal Plan exist for the property? No 

56. Has the Barrier Removal Plan been reviewed/approved by an 
arms-length third party such as an engineering firm, architectural 
firm, building department, other agencies, etc.? 

NA 

57. Has building ownership or management received any ADA 
related complaints that have not been resolved? 

No 

58. Is any litigation pending related to ADA issues? No 

22..88..   WWEEAATTHHEERR   CCOONNDD II TT IIOONNSS  

 

Item Description 

Approximate Outdoor 
Temperature (degrees F) 

70s 

Weather Conditions Clear 

Wind Conditions Light 
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33 ..   CC OO DD EE   II NN FF OO RR MM AA TT II OO NN   AA NN DD   AA CC CC EE SS SS II BB II LL II TT YY   

33..11..   CCOODDEE   IINNFFOORRMMAATT IIOONN,,   FFLLOOOODD  ZZOONNEE   AANNDD  SSEE II SSMMIICC   ZZOONNEE   

Flood, Seismic, Wind 

Item Description 

Wind Zone Zone IV 

Hurricane Susceptible Region 
or a Special Wind Region 

Neither 

Flood Zone Zone X, defined as an area outside the 500-year flood plain with 
less than 0.2% annual probability of flooding.  Annual 
Probability of Flooding of Less than one percent. 

Seismic Zone Zone 1, defined as an area of low probability of damaging 
ground motion. 

City Hall 

Item Description 

Information Researched Building Inspection Frequency, Building Code Violations, Fire 
Department Inspection Frequency, Fire Code Violations, Zoning 
Designation, Zoning Conformance, Zoning Code Violations 

Method of obtaining building 
inspection frequency 

Telephone Conversation 

Frequency of building 
inspections 

Only inspect new construction, work that requires a building 
permit, or citizen complaints 

Method of obtaining building 
code violations 

Telephone Conversation 

Are there any building code 
violations? 

No 

Method of obtaining fire 
department inspection 
frequency 

Telephone Conversation 

Fire department inspection 
frequency 

None 

Method of obtaining fire code 
violations 

Telephone Conversation 

Are there fire code violations? No 
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Item Description 

Method of obtaining zoning 
designation 

Telephone Conversation 

Zoning Designation B-2  Neighborhood business 

Method of obtaining zoning 
code violations 

Telephone Conversation 

Are there zoning code 
violations? 

No 

Method of obtaining zoning 
conformance 

Telephone Conversation 

Zoning Conformance Conforming use 

33..22..   AADDAA  AACCCCEESSSS II BB II LL II TTYY  

Generally, Title III of the Americans with Disabilities Act (ADA) prohibits discrimination by entities to access 
and use of 'areas of public accommodations' and 'commercial facilities' on the basis of disability.  Regardless 
of its age, these areas and facilities must be maintained and operated to comply with the Americans with 
Disabilities Act Accessibility Guidelines (ADAAG). 
 
Buildings completed and occupied after January 26, 1992 are required to comply fully with the ADAAG.  
Existing facilities constructed prior to this date are held to the lesser standard of compliance to the extent 
allowed by structural feasibility and the financial resources available.  As an alternative, a reasonable 
accommodation pertaining to the deficiency must be made. 
 
During the PCA, a limited visual observation for ADA accessibility compliance was conducted.  The scope of 
the visual observation was limited to those areas set forth in EMG's Abbreviated Accessibility Checklist 
shown below.  Other ADA questions concerning building history were asked as part of the Pre-Survey 
Questionnaire as seen in Section 2.7.  It is understood by the Client that the limited observations described 
herein does not comprise a full ADA Compliance Survey, and that such a survey is beyond the scope of 
EMG's undertaking.  Only a representative sample of areas was observed and, other than as shown on the 
Abbreviated Accessibility Checklist, actual measurements were not taken to verify compliance.  ADA 
compliance issues inside tenant spaces are not within the scope of the survey. 
 
Any cost estimates listed below indicate repairs to items that appear not accessible as defined by Title III of 
the Americans with Disabilities Act.  A full ADA Compliance Survey may reveal aspects of the property that 
are not in compliance. 
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Americans with Disabilities Act 

Item Description 

Compliance At a retail property where there are no interior common areas, the areas 
considered as public accommodations are the site itself, parking, and 
access up to the tenant lease lines.  At a retail property where there are 
interior common areas, the interior accessible route up to the tenant 
lease lines, and the interior common areas, including the common area 
restrooms should also be accessible. 

Parking 

Item Description 

Are there sufficient parking spaces with respect to the total 
number of reported spaces? 

Yes 

Are there sufficient van-accessible parking spaces available (96" 
wide/96" aisle for van)? 

Yes 

Are accessible spaces marked with the International Symbol of 
Accessibility? 

Yes 

Are there signs reading "Van Accessible" at van spaces? No 

Is there at least one accessible route provided within the 
boundary of the site from public transportation stops, accessible 
parking spaces, passenger loading zones, if provided, and public 
streets and sidewalks? 

Yes 

Do curbs on the accessible route have depressed, ramped curb 
cuts at drives, paths, and drop-offs? 

NA 

Does signage exist directing you to accessible parking and an 
accessible building entrance? 

No 

Total Cost for ADA Parking Upgrades $165.00 

Total Cost for Follow-up Studies $0.00 

Follow-up Study 
-    None recommended. 

Immediate Repairs 

Item Description 

Repair Adequate number of designated parking stalls and 
signage for cars are not provided. 

Cost per Unit $165.00 

Quantity (EA) 1 

Total Repair Cost $165.00 
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Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Ramps 

Item Description 

If there is a ramp from parking to an accessible building 
entrance, does it meet slope requirements (1:12 max)? 

NA 

Are ramps longer than six (6) feet complete with railings on both 
sides? 

NA 

Is the width between railings at least 36 inches? NA 

Is there a level landing for every 30 feet horizontal length of 
ramp, at the top and at the bottom of ramps and switchbacks? 

NA 

Total Cost for ADA Ramps Upgrades $0.00 

Total Cost for Follow-up Studies $0.00 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Entrances/Exits 

Item Description 

Is the main accessible entrance doorway at least 32 inches wide? Yes 

If the main entrance is inaccessible, are there alternate accessible 
entrances? 

Yes 

Can the alternate accessible entrance be used independently? Yes 

Is the door hardware easy to operate (lever/push type hardware, 
no twisting required, and not higher than 48 inches above the 
floor)? 

Yes 

Are main entry doors other than revolving doors available? Yes 

If there are two main doors in series, is the minimum space 
between the doors 48 inches plus the width of any door 
swinging into the space? 

Yes 

Total Cost for ADA Entrances and Exits Upgrades $0.00 

Total Cost for Follow-up Studies $0.00 

Follow-up Study 
-    None recommended. 
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Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Paths of Travel 

Item Description 

Is the main path of travel free of obstruction and wide enough for 
a wheelchair (at least 36 inches wide)? 

Yes 

Does a visual scan of the main path reveal any obstacles 
(phones, fountains, etc.) that protrude more than 4 inches into 
walkways or corridors? 

No 

Are floor surfaces firm, stable, and slip resistant (carpets 
wheelchair friendly)? 

Yes 

Is at least one wheelchair-accessible public telephone available? Yes 

Are wheelchair-accessible facilities (toilet rooms, exits, etc.) 
identified with signage? 

Yes 

Is there a path of travel that does not require the use of stairs? Yes 

If audible fire alarms are present, are visual alarms (strobe light 
alarms) also installed in all common areas? 

NA 

Is the water fountain handicapped accessible? Yes 

Does the stair handrail extend at least 12 inches beyond the top 
riser and at 12 inches plus the width of one tread beyond the 
bottom riser? 

Yes 

Total Cost for ADA Paths of Travel Upgrades $0.00 

Total Cost for Follow-up Studies $0.00 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Restrooms 

Item Description 

Are common area public restrooms located on an accessible 
route? 

Yes 

Are pull handles push/pull or lever type? Yes 



 
 

 

7766337777 .. 0066RR-- 112299 .. 005544   
 

 DU E  D I L I G EN C E  F O R  T H E  L I F E  C Y C LE  O F  R E A L  E S T A T E.  
 800.733.0660 • www.emgcorp.com 

  14 
 
 

A S S E S S M E N T  
P R O P E R T Y  C O N D I T I O N  

Item Description 

Are there audible and visual fire alarm devices in the toilet 
rooms? 

No 

Are corridor access doors wheelchair accessible (at least 32 
inches wide)? 

Yes 

Are public restrooms large enough to accommodate a 
wheelchair turnaround (60" turning diameter)? 

Yes 

In unisex toilet rooms, are there safety alarms with pull cords? NA 

Stall Door 32" Wide Yes 

Are grab bars provided in toilet stalls? Yes 

Are sinks provided with clearance for a wheelchair to roll under 
(29" clearance)? 

Yes 

Are sink handles operable with one hand without grasping, 
pinching, or twisting? 

Yes 

Are exposed pipes under sink sufficiently insulated against 
contact? 

No 

Are soap dispensers, towel, etc. reachable (48" from floor for 
frontal approach, 54" for side approach)? 

Yes 

Is the base of the mirror no more than 40" from the floor? Yes 

Total Cost for ADA Restroom Upgrades $140.00 

Total Cost for Follow-up Studies $0.00 

Follow-up Study 
-    None recommended. 

Immediate Repairs 

Item Description 

Repair Wrap drain pipes below lavatory with insulation; protect 
against contact with hot, sharp, or abrasive surfaces. 

Cost per Unit $35.00 

Quantity (EA) 4 

Total Repair Cost $140.00 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 
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33..33..   MMOOLLDD   AANNDD  MMOOIISSTTUURREE   

EMG interviewed property personnel concerning any known or suspected mold contamination, water 
infiltration, or mildew-like odor problems. This assessment does not constitute a comprehensive mold survey 
of the property.  EMG did not note obvious visual indications of the presence of mold, conditions conducive 
to mold, or evidence of moisture in readily accessible interior areas of the property.  No further action or 
investigation is recommended regarding mold at the property. Sampling was not conducted as part of the 
assessment. 
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44 ..   EE XX II SS TT II NN GG   BB UU II LL DD II NN GG   EE VV AA LL UU AA TT II OO NN   

44..11..   TTEENNAANNTT   UUNN II TT   TTYYPPEESS  

 Pamida Hodgenville 

Item Description 

Single or Multiple Tenants Single 

44..22..   TTEENNAANNTT   UUNN II TTSS   OOBBSSEERRVVEEDD  

Typical 

Item Description 

Observations All air vents require cleaning. 
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55 ..   SS II TT EE   II MM PP RR OO VV EE MM EE NN TT SS   

55..11..   UUTT II LL II TT II EESS  

Utilities 

Item Description 

Gas Company Louisville Gas and Electric company 

Electric Company Kentucky utilities 

Storm Sewer Company Hodgenville Water Works 

Sanitary Sewer Company Hodgenville Water Works 

Water Company Hodgenville Water Works 

Fuel Oil On Site No 

Natural or Propane Gas Natural 

Storm Water Lift Station No 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

55..22..   PPAARRKK IINNGG,,   PPAAVVIINNGG  AANNDD  SS IIDDEEWWAALLKKSS  

Pamida Hodgenville 

Item Description 

Main Ingress and Egress West Main Connector 

Roadways 

Item Description 

Paving or Surfacing Asphalt 

Curbs or Edging None 

Gutter None 

Guardrails or Barriers None 
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Item Description 

Other Roadway Elements None observed 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Parking Lot 

Item Description 

Paving or Surfacing Asphalt 

Curbs or Edging None 

Gutters None 

Guardrails or Barriers None 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 

Item Description 

Physical Deficiency 2 

Repair Seal Coat asphalt 

Expected Useful Life (EUL) 
in years 

7 

Effective Age (years) 4 

Percentage Replacement 200% 

Replacement Cost per 
Unit 

$0.08 

Quantity (SF) 46,000 

Cost per Instance $3,680.00 

Total Replacement Cost $7,360.00 

Cost in Year 3 $3,680.00 

Cost in Year 10 $3,680.00 
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Item Description 

Responsibility Tenant 

Parking Count 

Item Description 

Parking spaces located in Parking lot 

Total Number of Parking 
Spaces 

154 

Number of ADA Compliant 
Spaces 

6 

Number of ADA Compliant 
Spaces for Vans 

5 

Method of obtaining parking 
count 

Physically counted 

Parking Ratio (Parking 
Count/1,000 SF) 

4.40 

Sidewalks 

Item Description 

Paving or Surfacing Concrete 

Curb or Edging Concrete 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Loading Docks 

Item Description 

Paving or Surfacing Concrete 

Accessories Dock Bumpers, Levelers, Lifters 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 
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Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

55..33..   DDRRAAIINNAAGGEE   SSYYSSTTEEMM  AANNDD  EERROOSS IIOONN  CCOONNTTRROOLL   

Drainage 

Item Description 

Roadway Drainage To adjacent landscaped area 

Parking Lot Drainage To adjacent landscaped area 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Utilities 

Item Description 

Storm Water Discharge Ditch or culvert 

55..44..   TTOOPPOOGGRRAAPPHHYY   AANNDD  LLAANNDDSSCCAAPP IINNGG  

Landscaping 

Item Description 

Grasses and Plantings Grass, Trees, Bushes 

Planter Material No planters 

Type of Irrigation System None 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 
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Topography and Surrounding Properties 

Item Description 

Topography The property is relatively flat. 

Surrounding Properties Residential, Office, Vacant/Undeveloped 

55..55..   GGEENNEERRAALL   SS II TTEE   IIMMPPRROOVVEEMMEENNTTSS  

Signage 

Item Description 

Property Identification Sign Pylon sign 

Illuminated Sign Yes 

Location of Property ID Sign Main entrance drive 

Tenant or Street Address Signs Tenant, Street Address  

Location of Tenant Signage Front elevation of building 

Location of Street Address 
Sign 

Front elevation of building 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Dumpsters or Trash Compactors 

Item Description 

Dumpsters or Compactors Dumpster 

Dumpster Enclosure None 

Dumpster Responsibility Refuse Removal Contractor 

Location Dumpster is located at rear of building. 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 



 
 

 

7766337777 .. 0066RR-- 112299 .. 005544   
 

 DU E  D I L I G EN C E  F O R  T H E  L I F E  C Y C LE  O F  R E A L  E S T A T E.  
 800.733.0660 • www.emgcorp.com 

  22 
 
 

A S S E S S M E N T  
P R O P E R T Y  C O N D I T I O N  

Site Lighting 

Item Description 

Site Light Fixtures Pole lights 

Light Pole Metal 

Location of Site Lighting Throughout parking lot 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 
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66 ..   BB UU II LL DD II NN GG   AA RR CC HH II TT EE CC TT UU RR AA LL   AA NN DD   SS TT RR UU CC TT UU RR AA LL   
SS YY SS TT EE MM SS   

66..11..   FFOOUUNNDDAATT IIOONNSS  

Typical 

Item Description 

Structural Plans Reviewed No 

Source of Substructure 
Information 

Based on structures of similar size, configuration, and geographic 
location 

Foundation Type Slab on grade 

Previous Repairs None observed. 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

66..22..   SSUUPPEERRSSTTRRUUCCTTUURREE   

Superstructure 

Item Description 

Concealed or Exposed Exposed 

Superstructure Columns, Bearing Walls 

Bearing Wall Construction Described in the Exterior Walls section 

Column Type Steel 

Previous Repairs None observed. 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 
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Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

66..33..   RROOOOFF IINNGG  

Roof Construction 

Item Description 

Roof Access Yes 

Type of Roof Access Roof hatch 

Roof Hatch Location The root hatch is located in the rear warehouse area 

Roof Type Flat 

Roof Framing Type Steel joists/purlins and beams 

Roof Sheathing Metal 

Attic No 

Roof Insulation Rigid 

Base Flashing Type Sheet metal 

Roof Edge Flashing Sheet Metal 

Fascia Metal 

Soffit Metal 

Parapet Construction Same as exterior wall 

Parapet Coping Sheet metal 

Roof Drainage Gutter(s), Downspout(s), Scupper(s) 

Gutter Material Aluminum 

Downspout Material Aluminum 

Scupper In parapet 

Roof drains to To splash block at grade 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 
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Roof Construction -> Roof Finish 

Item Description 

Roof Finish Type Single Ply Membrane 

Single-ply Fastening and 
Finishing Method 

Mechanically fastened - no topping 

Roof Warranty Information not available 

Traffic Toppings or Paving 
Membranes 

No 

Previous Repairs None observed. 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

66..44..   EEXXTTEERR IIOORR   WWAALLLLSS   

Exterior Wall 

Item Description 

Wall Construction CMU 

Exterior Wall Finish CMU 

Exposed Structure or Veneer Exposed Structure 

Painted or Stained Painted 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 

Item Description 

Physical Deficiency CMU walls on both sides showing effloresence. This 
should be repaired as part of the Routine  maintenance 
program. 

Repair Paint exterior walls 
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Item Description 

Expected Useful Life (EUL) 
in years 

10 

Effective Age (years) 6 

Percentage Replacement 100% 

Replacement Cost per 
Unit 

$0.45 

Quantity (SF) 34,995 

Total Replacement Cost $15,747.75 

Cost in Year 4 $15,747.75 

Responsibility Tenant 

66..55..   EEXXTTEERR IIOORR   AANNDD  IINNTTEERR IIOORR   SSTTAAIIRRSS   

Typical Interior Stairs 

Item Description 

Stair Material Concrete 

Handrail Material Metal 

Balustrade Material None 

Stair Finish Rubber 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

66..66..   WWIINNDDOOWWSS  AANNDD  DDOOOORRSS  

Typical Storefront 

Item Description 

Construction Aluminum framed, single glazed 

Follow-up Study 
-    None recommended. 
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Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Typical Exterior Door 

Item Description 

Exterior Door Type Overhead, Solid 

Quantity of overhead doors One 

Overhead door construction Flush paneled metal 

Mechanical or automatic door 
opener 

Automatic 

Solid door use Service 

Solid doors manual or 
automatic 

Manual 

Solid door construction Steel 

Follow-up Study 
-    None recommended. 

Immediate Repairs 

Item Description 

Physical Deficiency Showing signs of water intrusion  

Repair Routine Maintenance - Re-caulk and repair drywall 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

66..77..   BBAALLCCOONN II EESS   

Not applicable.  There are no balconies on site. 

66..88..   CCOOMMMMOONN  AARREEAASS,,   EENNTTRRAANNCCEESS  AANNDD  CCOORRRR IIDDOORRSS  

Not applicable.  No interior common areas exist at the property.  See Section 8 for descriptions of the tenant 
spaces. 
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77 ..   BB UU II LL DD II NN GG   MM EE CC HH AA NN II CC AA LL   AA NN DD   EE LL EE CC TT RR II CC AA LL   SS YY SS TT EE MM SS   

77..11..   BBUU II LLDD IINNGG  HHEEAATT IINNGG,,   VVEENNTT II LLAATT IINNGG  AANNDD  AAIIRR   CCOONNDD II TT IIOONN IINNGG  ((HHVVAACC))   

Mechanical System 

Item Description 

Routine Maintenance 
Performed 

Annually 

Contractor or In-house Contractor 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Mechanical System -> Typical Packaged Unit 

Item Description 

Refrigerant R-22 

Heat Gas fired 

Capacity (tons) 2-4 

Quantity 13 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 

Item Description 

Repair Replace roof top units - 3 tons 

Expected Useful Life (EUL) 
in years 

15 

Effective Age (years) 7 

Percentage Replacement 100% 
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Item Description 

Replacement Cost per 
Unit 

$6,500.00 

Quantity (EA) 13 

Total Replacement Cost $84,500.00 

Cost in Year 8 $21,125.00 

Cost in Year 9 $21,125.00 

Cost in Year 10 $21,125.00 

Cost in Year 11 $21,125.00 

Mechanical System -> Warehouse 

Item Description 

List of other mechanical 
equipment 

Space heater 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

77..22..   BBUU II LLDD IINNGG  PPLLUUMMBB IINNGG  

Typical Plumbing Fixtures 

Item Description 

Plumbing Fixtures Water closet, Urinal, Lavatory 

Low Flow Water Closet Yes 

Vanity Material Laminated wood 

Vanity Top Laminated wood 

Commercial Grade Yes 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 
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Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Distribution System 

Item Description 

Water Distribution Pipe 
Material 

Copper 

Sanitary Waste and Vent Pipe 
Material 

PVC 

Storm Water Pipe Material PVC 

Water Meter Location Underground vault near street 

Other Distribution Equipment None 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Typical Domestic Water Heating 

Item Description 

Domestic hot water generated 
by 

Water heater 

Fuel Used Electric 

Electrical Input () Small capacity. 

Residential or Commercial Residential 

Capacity (gal) 30 

Quantity One 

Hot Water Storage Tanks No 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 
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77..33..   BBUU II LLDD IINNGG  GGAASS   DDIISSTTRR II BBUUTT IIOONN  

Typical Gas Distribution 

Item Description 

Gas Distribution Pipe Material Malleable steel / Black Iron 

Gas Meter Exterior mounted 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

77..44..   BBUU II LLDD IINNGG  EELLEECCTTRR IICCAALL   

Site Distribution and Exterior Building Lighting 

Item Description 

Main Electrical Distribution 
Lines 

Below ground 

Site Electrical Transformer 
Location 

Pole mounted 

Exterior Building Mounted 
Lights 

Wall mounted  

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Typical Building Electrical System 

Item Description 

Electrical Meter Exterior mounted 

Service Size (Amperage) 600 

Voltage 277/480V, Three phase, 4-wire 

Stepdown Transformers Yes 
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Item Description 

Transformer Location Step-down transformers are located  in the mechanical room. 

Electrical Distribution Panels Circuit breakers 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Typical Lighting and Branch Wiring 

Item Description 

Electrical Branch Wiring Copper 

Conduit Metallic conduit 

Interior Lighting Fluorescent 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

77..55..   BBUU II LLDD IINNGG  EELLEEVVAATTOORRSS   AANNDD  CCOONNVVEEYY IINNGG  SSYYSSTTEEMMSS  

Not applicable.  There are no elevators, lifts, or other conveying systems at the property. 

77..66..   FF II RREE   PPRROOTTEECCTT IIOONN  SSYYSSTTEEMMSS  

Fire and Life Safety System 

Item Description 

Fire Alarm System 
Components 

Smoke detectors, Audible alarms, Strobe lights, Central fire alarm 
panel 

Smoke Detectors Hardwired 
or Battery Operated 

Hardwired 

Central Fire Alarm Panel 
Location 

Front lobby 
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Item Description 

Fire Extinguishers Yes 

Fire Extinguisher Inspection 
Date 

Not tagged 

Distance to Nearest Fire 
Hydrant (ft) 

1000 

Fire Protection Specialties Battery back-up exit lights, Illuminated exit signs 

Kitchen Suppression Systems No 

Smoke Evacuation Systems No 

Fire-rated Stairwells No 

Fire-Rated Doors Observed No 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Fire and Life Safety System -> Typical Sprinkler System 

Item Description 

Sprinkler System Wet sprinkler 

Sprinkler Pipe Material Steel 

Omega or Central Brand 
Sprinkler Heads 

No 

Sprinkler Standpipes No 

Fire Pump No 

Siamese Connection Yes 

Check Valve Yes 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 
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88 ..   TT EE NN AA NN TT   SS PP AA CC EE SS   

88..11..   IINNTTEERR IIOORRSS  

Service door drywall Interior Finishes 

Item Description 

Wall Finish Drywall 

Painted Yes 

Applied Wall Coverings No 

Floor Finish Vinyl tile 

Ceiling Finish Suspended T-bar with acoustic tile 

Follow-up Study 
-    None recommended. 

Immediate Repairs 

Item Description 

Physical Deficiency drywall at exterior doors showing signs of water 
intrusion 

Repair Routine Maintenance - Recaulk and repsir drywall 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Sales area Interior Finishes 

Item Description 

Wall Finish Drywall 

Painted Yes 

Applied Wall Coverings No 

Floor Finish Carpet, Vinyl tile 

Ceiling Finish Suspended T-bar with acoustic tile 

Follow-up Study 
-    None recommended. 
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Immediate Repairs 

Item Description 

Physical Deficiency Ceiling tiles damaged from previously repaired HVAC 
condensate leakage. 

Repair Routine Maintenance - Replace all damaged ceiling 
tiles. 

Reserve Cost 

Item Description 

Repair Replace carpet 

Expected Useful Life (EUL) 
in years 

7 

Effective Age (years) 4 

Percentage Replacement 200% 

Replacement Cost per 
Unit 

$18.00 

Quantity (SY) 100 

Cost per Instance $1,800.00 

Total Replacement Cost $3,600.00 

Cost in Year 3 $1,800.00 

Cost in Year 10 $1,800.00 

Responsibility Tenant 

Office area Interior Finishes 

Item Description 

Wall Finish Drywall 

Painted Yes 

Applied Wall Coverings No 

Floor Finish Vinyl tile 

Ceiling Finish Suspended T-bar with acoustic tile 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 
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Restroom Interior Finishes 

Item Description 

Wall Finish Drywall 

Painted Yes 

Applied Wall Coverings No 

Floor Finish Vinyl tile 

Ceiling Finish Suspended T-bar with acoustic tile 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

Warehouse area Interior Finishes 

Item Description 

Wall Finish CMU block, Drywall 

Painted Yes 

Applied Wall Coverings No 

Floor Finish Unfinished 

Ceiling Finish Exposed (unfinished), Suspended T-bar with acoustic tile 

Follow-up Study 
-    None recommended. 

Immediate Repairs 
-    No physical deficiencies are identified. 

Reserve Cost 
-    No reserve costs are identified over the evaluation period. 

88..22..   KKIITTCCHHEENN   EEQQUU II PPMMEENNTT  

Not applicable.  There is no kitchen equipment on site. 

88..33..   HHVVAACC  

See Section 7.1 for a description of the HVAC systems. 
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88..44..   PPLLUUMMBB IINNGG  

See Section 7.2 for description of plumbing systems. 

88..55..   EELLEECCTTRR IICCAALL   

See Section 7.4 for description of the electrical systems. 
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99 ..   CC EE RR TT II FF II CC AA TT II OO NN   

EMG has completed a Property Condition Assessment (PCA) of the subject property listed on the cover page.  
The PCA was performed at the Client's request using methods and procedures consistent with good 
commercial and customary practice conforming with ASTM E2018-01, Standard Guide for Property 
Condition Assessments: Baseline Property Condition Assessment Process.  Within this Property Condition 
Report (PCR), EMG's reference to the Client follows the ASTM guide's definition of User, that is, the party that 
retains EMG for the preparation of a baseline PCA of the subject property.  A User may include, without 
limitation, a purchaser, potential tenant, owner, existing or potential mortgagee, lender, or property manager 
of the subject property. 
 
This report is addressed to Citigroup Global Markets Realty Corp., Barclays Capital Real Estate Inc. 
Corporation (“BCRE”), Spirit Finance Corporation, and their affiliates. Citigroup Global Markets Realty Corp., 
BCRE, Spirit Finance Corporation (a Maryland Corporation),  and their affiliates, their respective successors 
and assigns (including, without limitation, investors who purchase the mortgage loan or a participation 
interest in the mortgage loan and the trustee in a securitization that includes the mortgage loan), each servicer 
of the mortgage loan, and all rating agencies involved in any sale, securitization or syndication involving the 
mortgage loan may use and rely upon this Report, including, without limitation, utilizing selected information 
from the Report in the offering materials (either in electronic or hard copy format) relating to any sale, 
securitization or syndication involving the mortgage loan.  The Assessor agrees to cooperate in answering 
questions by any of the above parties in connection with the sale, securitization or syndication, as 
communicated by BCRE personnel.  In addition, this Report or a reference to this Report may be included or 
quoted in any offering circular, registration statement, prospectus or sales brochure (either in electronic or 
hard copy format) in connection with a sale, securitization or syndication, or transaction involving such debt 
and or debt securities. 
The purpose for which this report shall be used shall be limited to the use as stated in the contract between 
the client and EMG. 
 
This report is not for the use or benefit of, nor may it be relied upon by any other person or entity except 
Citigroup Global Markets Realty Corp, BCRE, Spirit Finance Corporation (a Maryland Corporation), and their 
affiliates, their respective successors and assigns, for any purpose without the advance written consent of 
EMG.  In expressing the opinions stated in this report, EMG has exercised the degree of skill and care 
ordinarily exercised by a reasonable prudent environmental professional in the same community and in the 
same time frame given the same or similar facts and circumstances.  Documentation and data provided by the 
Client, designated representatives of the Client or other interested third parties, or from the public domain, 
and referred to in the preparation of this assessment, have been used and referenced with the understanding 
that EMG assumes no responsibility or liability for their accuracy. 
 
The opinions EMG expresses in this report were formed utilizing the degree of skill and care ordinarily 
exercised by any prudent architect or engineer in the same community under similar circumstances.  EMG 
assumes no responsibility or liability for the accuracy of information contained within this report that has 
been obtained from the Client or the Client's representatives, from other interested parties, or from the public 
domain.  The conclusions presented represent EMG's professional judgment based on information obtained 
during the course of this assignment.  EMG's evaluations, analyses, and opinions are not representations 
regarding either the design integrity, structural soundness, or actual value of the property.  Factual 
information regarding operations, conditions, and test data provided by the Client or the Client's 
representative has been assumed to be correct and complete.  The conclusions presented within this report 
are based on the data provided, observations made, and conditions that existed specifically on the date of the 
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assessment. 
 
EMG certifies that EMG has no undisclosed interest in the subject property, that EMG's relationship with the 
Client is at arms-length, and that EMG's employment and compensation are not contingent upon the findings 
or estimated costs to remedy any noted deficiencies due to deferred maintenance and/or any noted 
component or system replacements.  
 
EMG's PCA cannot wholly eliminate the uncertainty regarding the presence of physical deficiencies and/or 
the performance of a subject property's building systems.  Preparation of a PCR in accordance with ASTM 
E2018-01 is intended to reduce, but not eliminate, the uncertainty regarding the potential for component or 
system failure and to reduce the potential that such component or system failure may not be initially 
observed.  This PCR was prepared recognizing the inherent subjective nature of EMG's opinions as to such 
issues as workmanship, quality of original installation, and estimating the remaining useful life of any given 
component or system.  It should be understood that EMG's suggested remedy may be determined under time 
constraints or may be formed without the aid of engineering calculations, testing, exploratory probing, the 
removal of materials, or design.  Furthermore, there may be other alternate or more appropriate schemes or 
methods to remedy the noted physical deficiencies.  EMG's opinions are generally formed without detailed 
knowledge from individuals familiar with the performance of noted components or systems. 
 
Any questions regarding this report should be directed to the Senior Engineering Consultant (SEC) listed on 
the cover page of this report. 
 
Prepared By:  David Horton, Field Observer 

Reviewed By:   
  Scott Brown 
  PCR Reviewer 
  Senior Engineering Consultant 
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Photo 
#1: 

Front elevation of building. Section 6.4  Photo 
#2: 

South elevation of building. Section 6.4 

 

 

 
Photo 
#3: 

North elevation of building. Section 6.4  Photo 
#4: 

Rear elevation of building. Section 6.4 

 

 

 
Photo 
#5: 

Roof overview. Section 6.3  Photo 
#6: 

Parking overview. Section 5.2 
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Photo 
#7: 

Water vault. Section 5.1  Photo 
#8: 

Gas meter and regulator. Section 5.1 

 

 

 
Photo 
#9: 

Electric meter. Section 5.1  Photo 
#10: 

Pole mounted transformers. Sectrion 5.1 

 

 

 
Photo 
#11: 

Circuit breaker panels. Section 5.1  Photo 
#12: 

Water heater. Section 7.2 
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Photo 
#13: 

Rooftop unit. Section 7.1  Photo 
#14: 

Sprinkler head. Section 7.6 

 

 

 
Photo 
#15: 

Fire hydrant. Section 7.6   Photo 
#16: 

Sprinkler riser. Section 7.6 

 

 

 
Photo 
#17: 

Emergency light and exit sign above drywall 
damaged door. Section 7.6 

 Photo 
#18: 

Storefront. Section 6.6 
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Photo 
#19: 

Tenant sales area. Section 8.1  Photo 
#20: 

Tenant sales area. Section 8.1 

 

 

 
Photo 
#21: 

Tenant sales area. Section 8.1  Photo 
#22: 

Tenant office area. Section 8.1 

 

 

 
Photo 
#23: 

Tenant restroom vanities. Section 8.1  Photo 
#24: 

Tenant water closet. Section 8.1 
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Photo 
#25: 

Warehouse area. Section 8.1  Photo 
#26: 

Dumpster. Section 5.5 

 

 

 
Photo 
#27: 

CMU wall efflorescence. Section 6.4  Photo 
#28: 

CMU wall efflorescence. Section 6.4 

 

 

 
Photo 
#29: 

Interior stair. Section 6.5  Photo 
#30: 

Damaged ceiling tiles. Section 8.1 
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Photo 
#31: 

Outdoor garden. Section 5.4    




























